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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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13. 306a, 300, 270a and 269 Lenah Valley Road and Adjacent Road 
Reserve, Lenah Valley - Subdivision (21 Lots) and Associated 
Works - Conciliation - PLN-18-82 

 File Ref: F19/133868 

Memorandum of the Manager Development Appraisal of 10 October 
2019 and attachments. 

Delegation: Council
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MEMORANDUM: CITY PLANNING COMMITTEE 
 

306a, 300, 270a and 269 Lenah Valley Road and Adjacent 
Road Reserve, Lenah Valley - Subdivision (21 Lots) and 

Associated Works - Conciliation - PLN-18-82 
 
 

1. Introduction 

1.1. This memorandum relates to planning application PLN-18-82 proposing 
Subdivision (21 Lots) and associated works at 306A, 300, 270A and 269 
Lenah Valley Road and adjacent road reserve, Lenah Valley. 

 
1.2. The application was considered by the Council’s City Planning Committee 

at their meeting of 12 March 2019, where the Committee resolved as 
follows: 

That the item be deferred to a subsequent City Planning Committee 
meeting to allow time for a conciliation session to be convened 
between the Applicant and Representors to see if a satisfactory 
solution can be reached in relation to the concerns raised by the 
Representors. 

1.3. Following that resolution, conciliation facilitated by an independent 
mediator and involving the proponent, representors, consultants 
representing the proponent and Council officers has been undertaken.  
This memorandum details that conciliation and presents the planning 
application back to the City Planning Committee and Council for 
determination. 

2. Background 

2.1. Planning application PLN-18-82 proposes a 21 lot subdivision, principally 
at 306A Lenah Valley Road, Lenah Valley.  A new road to service the lots 
is also proposed, as are ancillary works, some of which are on other 
properties and in the Lenah Valley Road road reservation to provide 
sufficient servicing for the proposed lots.  The application also includes the 
retention of the existing dwelling on 306A Lenah Valley Road and the 
removal of three small outbuildings from the parent property.  More detail 
of the proposal can be found in the officer report that forms Attachment A 
to this memorandum. 
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2.2. The proposal generates discretion under the Hobart Interim Planning 

Scheme 2015 in relation to the General Residential Zone Subdivision 
Standards (Lot Design, Roads, Ways and Public Open Space, and 
Services), Public and Fire Fighting Access, Design of Vehicular Access, 
Stormwater Drainage and Disposal, and Buildings and Works within a 
Waterway Protection Area. 

 

Figure 1: The location of the site where new lots are to be created is highlighted in 
yellow.  Other lots relied upon for servicing this proposed subdivision are not 
highlighted in the above. 

 
2.3. The proposal was publicly advertised between 4 and 19 February 2019. 

Thirty three (33) representations objecting to the proposal were received 
within the statutory advertising period, raising concerns broadly including 
traffic, roads, the number and size of proposed lots, vegetation and habitat 
removal, impact upon neighbourhood character, bushfire management, 
stormwater, noise, the possible precedent that approval of the proposal 
may set, privacy, public open space, impacts associated with excavation 
and construction, the previous change to the site’s zoning, deficiencies of 
and inconsistency with the planning scheme, notification of the application, 
heritage, and the unlikelihood of Council adequately enforcing compliance.  
More detail of the content within the submitted representations can be 
found in the officer report that forms Attachment A to this memorandum. 
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2.4. The report at Attachment A to this memorandum contains the officer 

assessment of the proposal against the Hobart Interim Planning Scheme 
2015 and recommends approval subject to conditions. 

3. Conciliation 

3.1. Following deferral by the City Planning Committee at its meeting on 
12 March 2019, the proponent was contacted and subsequently indicated 
a willingness to participate in conciliation.  An independent mediator was 
then engaged by the City of Hobart to facilitate conciliation between the 
proponent and representors. 

3.2. All 33 representors were then sent an email or letter advising that an 
independent mediator had been engaged, and asking whether they 
wished to be involved with conciliation in relation to the application. All 
representors were advised that irrespective of whether they chose to 
participate in conciliation or not, the Council would still be required to 
make a decision in relation to the application, and all representors would 
retain a right of appeal in relation to the application. 

3.3. Of the 33 representors, 16 indicated that they wanted to participate in 
conciliation, some via a proxy. 

3.4. While the proponent had previously indicated a willingness to participate in 
conciliation, they indicated a preference for the 16 representors to be 
represented at the conciliation meeting by a smaller number of 
representatives who could speak for the interests of those not attending. 

3.5. Prior to the conciliation meeting, a meeting was held to give the 
16 representors involved in conciliation an opportunity to meet the 
independent mediator and Council officers, and to ask questions about the 
conciliation process in the absence of the proponent.  Of the 16, 7 
representors and one proxy representing 2 other representors attended 
that meeting.  In addition to advice provided by the mediator and Council 
officers, the representors that attended were also advised that they could 
seek independent advice of their own if they wished, including potentially 
via the list of consultants willing to provide initial planning advice at no cost 
maintained by the Resource Management and Planning Appeal Tribunal. 

3.6. The conciliation meeting was then held on 28 May 2019 at the City of 
Hobart’s offices.  It was facilitated by the independent mediator, and 
attended by the proponent, the proponent’s planning consultant, surveyor 
and two engineers, four representors representing the 16 who chose to be 
involved in conciliation, three other representors who attended as silent 
observers, and three Council officers.  In broad terms, representors 
detailed their concerns with the proposed subdivision and discussed 
possible ways that those concerns could be addressed with the proponent. 
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3.7. Following the meeting, a summary of the meeting’s outcomes and the 
aspects of the proposal that the proponent agreed to consider amending 
was forwarded to the 16 representors involved in conciliation and the 
proponent. 

3.8. After considering those matters, the proponent provided an amended plan 
of subdivision (Figure 3 and Attachment B below) and a written response 
(Attachment C below).  Each of the matters and the proponent’s response 
is detailed below: 

3.8.1 Consolidating and relocating the proposed ‘battleaxe’ access strips 
to Lots 1, 2 and 3 into one central ‘laneway’ (that wouldn’t be public 
road) located away from shared boundaries with downhill lots; 

 

 
 

3.8.2 ‘Splitting’ Lot 1 into two to reduce its current size of 1837m2; 
 

 
 

3.8.3 Omitting Lot 12 and redistributing its area among other lots on the 
lower side of the proposed road; 

 

 
 

3.8.4 Relocating any larger lots so that they are located on the upper side 
of the parent title, away from downhill neighbouring lots; 
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3.8.5 Checking the location of the existing Eucalyptus tree in the parent 
lot’s access strip (between 316 and 318A Lenah Valley Road) to 
enable investigation of its potential retention, potentially with the 
assistance of tunnelling (rather than trenching) to lay services 
associated with the subdivision; 

 

 
 

3.8.6 Agreeing to Council imposing a condition on any planning permit 
issued requiring the submission of a Construction Management 
Plan that required the developer to adhere to practices that utilised 
construction methods that minimised damage to neighbouring land, 
vibration, dust, etc; 
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3.8.7 Preparing a Tree Retention Plan that identified existing trees that 

could be retained on site during and until the end of the 
subdivision’s civil construction period (where the road and services 
for any approved subdivision were constructed), so that any 
subsequent purchaser of any resultant lots could see those trees 
and at least have the choice of whether to retain them or not 
(recognising that Council has no ability under the provisions of the 
Hobart Interim Planning Scheme 2015 to require such trees to be 
retained if subsequent owners choose to remove them from private 
lots); 
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3.8.8 Preparing a Landscaping Plan detailing the planting of street trees 
and vegetation within the road reservation.  

 

 
 

3.8.9 Conclusions 
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Figure 2: Publicly advertised plan of subdivision proposed under PLN-18-82  

 

 
 

Figure 3:  Amended plan of subdivision showing possible alternate layout 
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3.9. The proponent’s written response and the amended plan of subdivision, 
landscaping and tree retention plan and amended plan of subdivision 
(civil) were then forwarded to the 16 representors involved in conciliation 
for their comment.  Those representors were invited to provide feedback in 
relation to those documents.  Ten responses were received, with the 
feedback provided in those responses detailed in the table below: 

 

Have the Proposed Amendments Addressed Concerns with the Proposal: 

The proposed amendments to this plan do little to improve the 
subdivision.  There are still absurdly high retaining walls which will 
tower over neighbours and the valley.  Trees and habitat will be lost.  
The presumption that the purchasers of the blocks will want to remove 
all the trees is fallacious.  Locals (including me) plant and retain trees 
in their gardens because they enjoy a natural landscape.  This 
development will destroy the valley completely. 

Some improvement in the layout has been achieved but the plan does 
not significantly address the concerns regarding the impact on habitat 
and landscape particular to this part of Lenah Valley. 

The revised plans submitted by the developer make no concessions 
addressing my previous concerns, and this entire episode originates 
from mismanaged rezoning of the site by the Council a decade ago. 

There is no doubt that the current plan is an improvement on the last 
one. I am disappointed that more of our suggestions (particularly in 
relation to green open space, density and the placement of the road) 
were not adopted.  I ask that the Hobart City Council ensures that 
significantly more trees are retained than have been identified on the 
plan. 

I think the research and response of the developer is quite thorough. I 
still have concerns relating to the storm water, and urge Council to 
further research the impacts of the proposed development. 

We accept that the revised layout is an improvement on the original 
proposal with reduced impacts on the neighbours and habitat. 

 

Impact on Character: 

I regret to say that from Central Europe, where cities have been 
planned, developed and following dreadful destruction of the Second 
World War, restored, I can only feel shame for the current destruction 
of Hobart’s natural and built heritage that seems now to be the policy of 
state and local government. 

I think this development is yet another nail in the coffin for Hobart and 
its unique landscape. It is clear that within the next few years there will 
be no skyline on which there are not crowded dwellings and more and 
more people living like ants in a city which cannot sustain them or their 
movement through it. 

As a long term resident of Lenah Valley Road, and previously Pottery 
Road where similar developments ruined the environment, I am deeply 
disappointed in this short term money grabbing perspective and 
sincerely wish that the planning committee consider what is best for 
Hobart now and forever, as the European planners have done. 
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Please give due consideration to the collective wisdom of the 
ratepayers and reject this subdivision. 

This site is not an open pasture area, but part of the bush area leading 
up the lower sections of the mountain.  Buyers to this area will value 
the bush setting and retention of the trees is vital and essential to 
retain these qualities. 

I implore the Council and the developer to review the plans and provide 
an application which is more in keeping with the local area. 

This new plan does nothing to address the severe impacts this 
proposal will have on the character or aesthetic values of Upper Lenah 
Valley. 

I could get behind a lower-density development of this block, but this 
proposal will permanently degrade the Upper Lenah Valley. 

It is 2019, and buyers seeking to live in upper Lenah Valley will value 
landscape and habitat over vacant open sites that have been 
destroyed like those in most poor quality subdivisions. 

I would also like it noted that this development is being anticipated by 
me with deep concern for physical and financial loss, and the relaxing 
sounds of the birds are about to be replaced with “silent spring” at 
sunrise and in the evening and the jackhammering and pile driving 
noises actually which last time were vibrating through the floor of my 
home and into my chest and created unwellness and extremely high 
blood pressure not able to be controlled with medication.  My dog has 
developed an anxiety condition since last year and has become fearful 
on walks (racing home if someone drops a plank of wood - this was 
worsened recently by someone dropping a skip on the concrete but 
began during the past development down the road) and I am thinking 
she may need to live elsewhere if medication does not work, which will 
be a sad loss. 

We implore Hobart Council’s planners and councillors to uphold their 
planning scheme and protect the landscape character of upper Lenah 
Valley.  This site is not a vacant farm plot in the midlands of Tasmania.  
It is a precedent for what Council allows to march up the hills in this 
beautiful valley that is home to people and significant wildlife. 

 

Flora and Fauna/Habitat: 

I wish to make a submission regarding birds in Australia report in 
relation to impacts of development. 

The cutting down of such a significant number of trees in a bush area 
will have a detrimental effect on the wildlife as well as the overall 
ecology of the area. 

The significant native tree at the base of the access will still be 
destroyed to facilitate this development. 

The Tree Retention Plan is extremely disappointing. It proposes the 
retention of only one tree out of every 33 currently on the site. This 
really does not look like a retention plan. Trees give this part of Lenah 
Valley its character.  They also provide habitat for our birds and 
wildlife; they retain water in the soil, sequester carbon and provide 
shade and protection from wind. Many of the trees on this plan which 
have been marked for destruction do not impact on the infrastructure 
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and are on the perimeter or outside the probable building areas for 
future residences.  The accompanying letter cites callistemons as a 
species which will be planted.  These are lovely, plants – but they are 
an understorey species. They complement the upper storey of 
eucalyptus and acacias rather than provide a substitute. 

In June 2019, Hobart and Sydney became the first capital cities in 
Australia to declare a climate emergency.  The simplest and most 
implementable climate mitigation strategy is the retention of mature 
trees (and the next is planting trees).  This proposed subdivision 
provides the Hobart City Council with an ideal opportunity to 
demonstrate that it is serious about this declaration and ensure that as 
many mature trees as possible are retained. 

I refer to the page Trees and Green Infrastructure on the Hobart City 

Council’s website: 

 More than just beauty, trees and green vegetation play an 

important role in the well-being of our community. 

The page lists the benefits of trees (which I have summarised): 

 Environmental benefits 

o cooling 

o reducing stormwater in the system 

o taking in carbon dioxide and producing oxygen 

o providing habitat 

 Economic benefits 

o Contributing to higher property values 

o reducing energy costs (shading) 

 Community benefits 

o Improves health and well being 

o reduces stress levels 

o improves mental health 

o provides a connection with nature, seasonality and sense of 

place 

This page also mentions that remnant native vegetation can be highly 
significant for biodiversity conservation.  The developers are at pains to 
emphasise that there is no significant biodiversity on the site – 
however, there can be no doubt that there will be more biodiversity with 
trees than without. 

From previous meetings, a collective concern centred around the loss 
of the magnificent trees on that development site and loss of the large 
eucalypt on the access road. This does not appear to have been 
remotely addressed. It is one of the biggest concerns for the residents 
in this beautiful part of Hobart. 
 

https://www.hobartcity.com.au/Community/Parks-reserves-and-sporting-facilities/Trees-and-Green-Infrastructure?BestBetMatch=trees#C2
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I personally feel it would be desirable to maintain the Eucalypt tree 
along the access road, as this is a beautiful landmark along Lenah 
Valley Road.  I fear this may not be possible due its future growth and 
Council planning restrictions referred to in the developers cover letter 
("investigation of the physical requirements for installation of required 
road and service infrastructure, the intervention required to install the 
road batter, sewer main and road formation with required clearances"). 
However, if at all possible, I hope the significant Eucalypt on the 
access road is retained.  

The tree retention plan is not consistent with the developer’s claim that 
they ‘do not want to cut down all the trees’.  It is not consistent with the 
habitat and landscape character of upper Lenah Valley and the 
expectations of the community.  We implore the developer and their 
consultants to improve on the tree retention plan. 

There is no need to destroy the 220 trees shown in the developers 
plan.  We implore the developer to let his buyers decide what trees 
they would like to keep or remove.  Trees offer important ecology, 
habitat, oxygen, sub protection, water retention, soil retention, privacy 
screening, landscape character, and decades of life and rural memory.  
They distinguish this valley from the treeless suburbs that fill other 
cities and parts of ours. 

Please refer to the attached drawings (Attachment F to this 
memorandum) that illustrate the terrible impact of the tree removal 
proposed, and include a revised tree retention plan that will reduce this 
impact and improve the habitat and liveability of the subdivision with no 
reduction in the developer’s profits. 

Can Council please confirm whether there are any environmental 
management policies that can be imposed to ensure the tree removal 
is done carefully without fire and smoke impacts on the neighbouring 
properties. Local residents have witnessed the developer using fires to 
remove trees he has cut down. 

We implore Council and the developer to retain this magnificent tree.  
The developer’s engineer admitted that they could work around this 
tree in the conciliation meeting.  Good arborist advice, sensitive 
engineering, and tunnelling rather than trenching for the small adjacent 
pipe could save this tree. 

We are concerned about vegetation habitat loss, including the 
macrocarpas. Whilst understanding a requirement by the developer to 
remove these trees, we are requesting a detailed tree removal plan, as 
custom and practise in the past has been to drop trees and burn them 
over several days. We believe this is no longer accepted practise. 

Could the developer provide evidence that potential buyers need a 
vegetation-cleared block. 
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Previous Rezoning of Site 

The proposal is a result of the Council’s rezoning of the land in 2009, 
which was not made public until nearly 5 years later (Lenah Valley 
Zoning Review 2013).  The report states, at the time this planning 
process occurred, only one representation was made against it.  This 
clearly indicates grossly inadequate public notification of that process 
proven by the contracting significant number of representations made 
to this current development application.  I reject the rezoning 
document’s statement ‘further subdivision of the lot will not 
compromise any natural values of the area’.  Clearly this process did 
not consider the aesthetic values of the area, nor the consistent 
character of one house off the street, and Low Density Residential 
beyond that (or the significant remnant native grassland on this parcel).  
This subdivision, built on a 24% gradient, will tower over the valley and 
harshly impact the aesthetic value and visual amenity of the entire 
area. 

 

Traffic/Roads/Access 

There are no concessions to address traffic impacts beyond the 
immediate boundary of the subdivision, especially in the event of an 
emergency. 

Currently the subject site has a small drive way for a couple of cars 
that occupy the sole property on the proposed development.  If this 
development goes ahead it is going to create a new junction and wider 
road with my property at the very intersection, with increased traffic 
volume, noise, and car lights, not to speak of the disruption that will 
inevitably occur during development.  

I have concerns about the increased traffic on Lenah Valley Road, as it 
is already a narrow access road when cars are parked on either side of 
the road. 

There is no mention of roadside protection to the fence and property at 
316 Lenah Valley Road. 

 

Stormwater 

There are ongoing concerns regarding the stormwater management 
and these have not been fully addressed. 

In relation to the Stormwater Code – Hobart Interim Planning Scheme 
2015 -we are requesting a more detailed Stormwater Assessment 
Report giving serious consideration to the following references giving 
consideration to holistic dissipation of surface water: 

1. Water Sensitive Urban Design- Principles- Southern Councils. 
2. Stormwater and crossings- Department of Primary Industries, 

Parks, Water and the Environment. 
3. Stormwater Management Plan- a model for Hobart Regional 

Councils- a focus on the New Town Rivulet Catchment. 
4. Environmental Best Practise Guidelines. 
5. Manual 1. Legislative and Policy Requirements for protecting 

Waterways and Wetlands when Undertaking Works. 
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Further reference was made by the proponent to either or both 
hydrology or geomorphology assessments in relation to sub surface 
water courses and springs on the property. We request copies of these 
reports. 

I remain deeply disappointed that the management of stormwater on 
this site has been approached as an engineering problem to direct and 
dump this water into the creek, rather than an opportunity to capture a 
valuable resource to use to support and enhance the natural values of 
this area and to retain as a safety precaution in the event of fire. 

What guarantees can the Planners/Developers give regarding the 
placement of the stormwater/run off drainage which will run directly 
towards my property down the new proposed access road?  I was 
witness to the intense weather event of May last year and within a very 
short period of time my garden and garage was inundated with large 
volumes of water (I have video footage). Large amounts of water came 
from directly down the driveway of 306A Lenah Valley Road, the gutter 
and drain and also along from the western end of Lenah Valley Road.  
The drain directly outside my property overflowed dramatically leading 
to water entering both my property and 313 Lenah Valley Road.  I am 
aware that this was described as a “once in a generation” event but 
with a new development above and to the south of my property with 
loss of soil/trees and increased catchment from new dwellings, I am 
not satisfied with the plan to run a storm drain straight at my property 
and around the west of my property.  Would the developers live in my 
house? 

The notion of water collection tanks originally to be placed on the 
corner of block 316 which might then overflow in times of rain, were 
decided to be turned into very specifically described large pipes to go 
down alongside 317 to the rivulet. 

As mentioned in several Council meetings and emails since, we are 
still waiting for the developers and Council to explain why a low internal 
stormwater catchment of 38% is considered adequate, and to explain 
the overflow design to protect 317 Lenah Valley Road.  Would the 
developer’s stormwater engineer want to live at 317 Lenah Valley 
Road after this development directs most of the site water towards this 
property.  Several community members have great concern about 
stormwater impacts of turning this site from trees to concrete and 
rooftops, and the resultant impacts on neighbouring properties and the 
rivulet. 

 

Potential for Damage to Adjacent Houses 

We think it is essential that the developer meets this promise to ensure 
that structural impacts on the neighbouring properties are minimised. 

The concern that the concrete block dwelling (home) at 316 (and a few 
of those buildings adjacent on this hill which had experienced structural 
damage (repaired at owners' cost) last time there was jackhammering 
would be cared for preventively in the following way: 
a) a structural engineer would be provided to inspect  just prior to 
jackhammering (I actually would like this person to be accompanied by 
one also employed by me, to ensure clear understanding of any 
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existing damage at the outset) 
b) given the evidence that due to rock formation there was seismic 
(transmigratory vibration travelling through rocks and given some of 
these homes are sitting on this joined rock) then a “soft:? form of more 
protected jackhammering and pile driving would be used. 
c) any water flow increase caused through homes on the lower side 
that was caused by the removal of the trees which are currently 
consuming a great deal of the water and which was flowing at deeper 
rock levels than the laid pipes would be considered a damage caused 
to neighbours from a neighbours activity. 
This is a legitimate request given the science of tree water absorption 
and  in regard to the historical knowledge and visual evidence that 
water seepage sometimes referred to as springs has been occurring 
since the time these homes were built in the 1950s and 1960s to 
minimal level of damage because the water was basically already 
being stopped from flowing by the huge water intake of these trees, 
which past neighbour stated clearly as a horrified witness of events, 
remained standing and the 60’s fire went round them and took the 
house out. 
d) a metal barrier along the footpath  will be provided adjacent to the 
corner of my lounge room (1.3m from the fence as house is offset on 
block). there was discussion that there will be a drop of quarter to half 
a metre to the road from the footpath which will stop impact but I have 
lived on a road which had a corner and then downward slope and have 
witnessed a car out of control and rolling and this could happen if 
someone came down from the top too fast in bad conditions.   
e) That my full grown hedge which acts as a wind block to winds 
coming from mount wellington, and the fence line along where a 
footpath and  road is now intended will not be damaged 
f) we particularly asked that a different contractor be used than the one 
on 270 Lenah Valley Road due to many complaints by neighbours of 
their behaviour. 

In relation to the question ‘Who will have to pay my repairs’, the 
response was I would have to return to the council. Therefore in next 
weeks I asked a number of people who will remain unnamed and I was 
told jokingly that "the poor home owner goes around and around 
burning legal costs and the responsibility is passed from one to the 
other and no one pays and the home owner finally runs out of money”. 
Therefore I spoke to my legal firm and was directed to someone in the 
field and was told that a lawyer would only become necessary at pre-
commencement stage, if the person requesting/funding the 
development in the first place or maybe it was the owner of the 
property (not necessarily the same by time of actions) denied future 
responsibility, or no one accepted taking responsibility for damage due 
to development.  Therefore I ask the very reasonable question, Does 
the developer accept that responsibility? and if not does the person 
employing all workers and directing the project accept responsibility.  
Any damage claims would depend on pre and post evaluations (which 
of course will be expensive for me as well and hopefully a post 
evaluation will never be needed because there will be no damage). 
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Use of Small Excavation Machinery 

The developer’s engineers mentioned that small excavation machinery 
could be used to minimise the structural impacts of rock breaking on 
neighbouring properties.  This is not yet mentioned in the construction 
management plan. 

 

Assurance That a Good Quality Contractor Will Be Used 

In the conciliation meeting, the community described many of the 
problems of damage, trespass and structural failures that have 
occurred on the Ancanthe subdivision.  The developer’s representative 
mentioned that ‘a quality construction company’ would be used for this 
development.  We would like an assurance in writing that it will not be 
the same construction company that has built the Ancanthe 
subdivision. 

 

Potential Effect on Health 

There are also a couple of points that need to be mentioned here about 
NBN that were not even considered by us or others.  We need to 
ensure that NBN which traverses under the entrance to the proposed 
road is not accidentally cut.  It enters 316 from close to the corner at 
front or near post box noted 316A (entrance road  to 270 actually) or 
closer to corner but will lay beneath the entrance of the new road.   
When it enters the 316 building it is converted into ethernet due to my 
blood pressure reactions to EMR (medically validated) which means in 
past I have had to work consistently in buildings that do not have 
radiated wifi router connection.  Therefore if the NBN company is in 
communication with the developers at the time of wires being laid and 
suggest a node junction to be positioned adjacent to 316 I would like 
the health concerns to be noted and to be part of the discussion of 
positioning of a node it that is the method to be used and planned for 
this new group of houses behind. 

 

General 

I would like to acknowledge the Hobart City Council for organising 
mediation and the developers for participating and making some 
changes to the plans. 

I appreciate the research and alterations the developer has made, and 
the effort of all my neighbours to together improve the proposed 
development and our neighbourhood! 

As a resident I urge you to study this plan closely relating to 
stormwater, possible retention of the significant tree on the access 
road, and access and road capacity. 

There was an undertaking to provide geotechnical reports and detailed 
design at the conciliation. 

We very much appreciate that the developer was willing to meet us to 
hear our concerns and improve the proposal.  We also appreciate that 
it takes a lot of thought and work and cost to produce every drawing on 
a project of this size. 
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I would like the council planning committee to think hard as they look at 
the other sites where they can cram houses up towards mount 
wellington.  This is in my opinion an ill-conceived and callous way to 
treat long term residents amenity and a new town close to airport and a 
fast rail to the city should have been considered for the growing 
population.  Also given the Acting Chief Fire Officer’s comments on 
television last week that "it’s not if but when there will be an even more 
catastrophic fire", that claims that adjacent roads and the purpose and 
capacity of those roads are not currently considered when developing 
new house subdivisions, (to which at this point in the meeting earlier in 
the year the committee had little laughs and said we had better 
consider it next time) seemed reckless. One neighbour afterwards said, 
"well we have already made our plan, and we know we cannot take the 
car, we will walk out!!!  I have since been told off the record that 
"nothing can be done force changes to enhance fire brigade access 
because there is a precedence, i.e. there are equally badly designed 
areas in Hobart like some roads around …Salvatore or Liverpool? St". 
However surely we should not be copying bad actions because they 
were done before. (The State Government needs to be told A happy 
community has lower medical and policing costs and insurance costs). 

 
4. Discussion 

 
4.1. The application as proposed is for a subdivision creating 21 Lots 

principally at 306A Lenah Valley Road.  The plan of subdivision for the 
application is shown in Figure 2 above.  The application was publicly 
advertised in February 2019 and received 33 objections.  The Council 
officer assessment of that proposal is contained within the report dated 28 
February 2019 (Attachment A to this memorandum).  It recommends 
conditional approval of the 21-lot proposal. 

 

4.2. As a result of conciliation, the proponent has put forward a revised plan of 
subdivision, shown in Figure 3 above.  Compared to the proposed plan of 
subdivision, the amended plan shows: 

 20 lots (rather than 21); 

 Lot 12 as shown on the proposed plan of subdivision (Figure 2) has 
been omitted and its area redistributed between the lots along the 
bottom (northern side) of the proposed road; 

 Lots 1-5 being rearranged with a centralised access strip and 
reciprocal right of way, locating the access away from the rear 
boundaries of properties to the north at 318A to 320 Lenah Valley 
Road; 

 The larger lot (Lot 1) previously located adjacent to the rear 
boundaries of properties to the north at 318A to 320 Lenah Valley 
Road has also been relocated away from those rear boundaries. 

 

4.3. While the officer recommendation is for approval of the publically 
advertised plan of subdivision that forms part of the application (shown at 
Figure 2), if Elected Members would prefer to approve the application on 
the basis of the amended plan of subdivision (shown at Figure 3), the 
following condition could be included into any approval issued: 
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PLN s2 
 
The Final Plan of Subdivision for both stages must be amended 
to incorporate the following: 
 

1. The total number of residential lots must be reduced from 
21 to 20; 

2. Lot 12 must be omitted from the Final Plan of Subdivision 
and its area redistributed between the lots along the 
bottom (northern side) of the proposed road; 

3. Lots 1-5 must be rearranged to be accessed via a 
centralised access strip with reciprocal rights of way, so 
that no vehicular accesses to those lots are located 
adjacent to the rear boundaries of properties to the north at 
318A to 320 Lenah Valley Road; 

4. Lot 1 must be relocated so that it is not located adjacent to 
the rear boundaries of properties to the north at 318A to 
320 Lenah Valley Road. 

 
The Final Plan of Subdivision for both stages must be amended 
to comply with this condition to the satisfaction of the Director 
City Planning prior to the sealing of the Final Plan of 
Subdivision for either stage. 
 
Reason for condition 
 
To provide a number and location of lots that better reflects the 
character of the area and minimises potential impacts from proposed 
accesses upon existing residential amenity 

 
4.4. The proponent has also provided a Landscaping and Tree Retention Plan 

(Attachment D to this memorandum).  The landscaping shown is 
supported by the Council’s Program Leader Arboriculture and Nursery 
subject to further detail being provided post any approval of the 
application. 

 
4.5. The Landscaping and Tree Retention Plan also shows (in red) trees to be 

removed as part of the construction phase of the subdivision to allow 
installation of the road, batters, accesses to lots and services.  It also 
shows the removal of trees considered to be incompatible with future 
development that would be problematic to remove once the land is 
subdivided into smaller lots, including the existing conifers. 

 
4.6. The trees shown in green would be retained by the developer until after 

completion of the subdivision construction phase, allowing future owners 
of subdivided lots to determine whether they would like to continue to 
retain those trees and design future development to incorporate them.  As 
the Hobart Interim Planning Scheme 2015 does not regulate the removal 
of trees/vegetation on the subject site, there is no ability to condition a 
planning permit issued for the subdivision to retain trees/vegetation. 
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4.7. If Elected Members would prefer to incorporate the Landscaping and Tree 

Retention Plan shown at Attachment D to this memorandum into any 
approval issued for this application, the wording of recommended 
condition OPS s3 could be amended to read as follows: 

 
OPS s3 
 
A Detailed Landscaping Plan detailing the planting of street 
trees and landscaping within the approved road reservation 
must be submitted and approved by the City of Hobart’s 
Director City Amenity prior to the commencement of work.  The 
Plan must be consistent with the General Landscaping Plan 
(Drawing No. 1707-SK010, titled ‘General Arrangement Plan 
Landscaping and Tree Retention’, submitted to the City of 
Hobart on 3 September 2019) to the satisfaction of the Director 
City Amenity. 
 
The Detailed Landscaping Plan must include: 
 

 Street trees and landscaping planted within the road 
reservation to the satisfaction of the Director City 
Amenity; 

 The species and size at planting of all vegetation to the 
satisfaction of the Director City Amenity; 

 The location of footpaths, crossovers, street lighting and 
any proposed or existing underground infrastructure. 

 
All trees and landscaping must be planted and installed in 
accordance with the approved Detailed Landscaping Plan to the 
satisfaction of the Director City Amenity prior to 
commencement of use. 
 
Upon completion of planting of all street trees and vegetation on 
the approved Detailed Landscaping Plan, the subdivider must 
arrange for an Installation Inspection by the City of Hobart. 
Once all vegetation shown on the approved Plan has been 
planted in accordance with the approved Plan to the satisfaction 
of the Director City Amenity, the City of Hobart will issue a 
statement confirming satisfactory planting of all vegetation. 
 
All street trees and vegetation must then be watered and 
maintained in a healthy state by the subdivider for a period of 2 
years from the date of that statement. 
 
Advice: For further information regarding satisfaction of this 
condition, and to arrange an Installation Inspection by the Council, 
please liaise with the Council's Program Leader Arboriculture and 
Nursery by phoning 6238 2807. 
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Reason for condition 
 
To ensure that the subdivision provides a high standard of residential 
amenity and provides road reservations with shade and optimal 
environmental performance 

 
4.8. The proponent has indicated that they support the imposition of a 

condition requiring the submission of a Construction and Environmental 
Management Plan for the approval of the City of Hobart’s Director City 
Planning prior to the commencement of work.  If Elected Members support 
the inclusion of such a condition into any approval of the application, the 
City’s Environmental Development Planner has suggested the following 
wording: 
 

ENVHE 4 
 

A Construction Environmental Management Plan must be 
implemented. 
  
A Construction Environmental Management Plan must be 
submitted and approved prior to the commencement of works 
and prior to the granting of building consent. 
  
The plan must include, but is not limited to, the following: 
  
1. Details of the proposed construction methodology 

(including site preparation and excavation) and expected 
likely timeframes; 

2. The proposed hours of work and proposed hours of 
activities likely to generate significant noise emissions 
(including volume and timing of heavy vehicles entering 
and leaving the site); 

3. Identification of potentially noisy construction phases, and 
proposed means to minimise impact on the amenity of 
neighbouring properties; 

4. A soil and water management plan including: 
1. measures to minimise erosion and the discharge of 

contaminated stormwater off-site; 
2. measures to minimise dust emissions from the site; 
3. measures to manage the disposal of surface and 

groundwater from excavations; and 
4. measures to prevent soil and debris being carried 

onto the street; 
5. Proposed screening of the site and vehicular access points 

during work. 
  
All work required by this condition must be undertaken in 
accordance with the approved plan. 
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Advice: Once the plan has been approved the Council will issue a 
condition endorsement (see general advice on how to obtain 
condition endorsement). 
  
A single demolition and construction management plan that covers 
more than one stage may be submitted, provided it clearly states 
which stages it covers and encompasses issues relating to all 
relevant stages. 
  
Reason for condition 
  
To ensure minimal impact on the amenity of adjoining properties and 
members of the public during the construction period. 
 

5. Conclusion 

5.1. The report at Attachment A to this memorandum contains the officer 
assessment of the application as formally submitted and publicly 
advertised against the Hobart Interim Planning Scheme 2015, and 
recommends approval subject to conditions. 

5.2. Although the application was scheduled to expire on 18 April 2019 when 
the application was previously considered by the City Planning Committee, 
the application is now due to expire on 14 November 2019 following 
extensions of time granted by the applicant. 

5.3. Due to the number of representations received, delegation to determine 
the application rests with full Council. 

5.4. As requested by the City Planning Committee’s deferral of the application 
on 12 March 2019, conciliation between the applicant and representors 
was undertaken.  Although there is considered to be appreciation from 
both representors and the proponent regarding the willingness of parties to 
participate in conciliation in relation to the proposal, and while the 
amendments put forward by the proponent are considered an 
improvement by at least some of the representors, many of the concerns 
raised by representors have been unable to be resolved. 

5.5. The application as formally submitted and publicly advertised in February 
2019 has been assessed against the provisions of the Hobart Interim 
Planning Scheme 2015 and is recommended for approval subject to 
conditions.  That recommendation is detailed below. 

5.6. If Elected Members would prefer to incorporate the amendments 
discussed in Section 4 above, appropriate conditions have been 
suggested.  If those amendments are preferred, it is also recommended 
that any approval of the application include that lot numbers and drawing 
numbers included in the recommendation below be updated to reflect the 
amended plans. 
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RECOMMENDATION 

That pursuant to the Hobart Interim Planning Scheme 2015, the Council approve 

planning application PLN-18-82 for subdivision (21 Lots) and associated works at 

306A, 300, 270A and 269 Lenah Valley Road and adjacent road reserve, Lenah 

Valley for the reasons outlined in the officer’s report (Attachment A to this 

memorandum) 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 PLN-18-82 - 269, 270A, 300, AND 306A 

LENAH VALLEY ROAD LENAH VALLEY TAS 7008, AND ADJACENT ROAD 

RESERVE - 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 2018/00228-HCC dated 20 Feb 2019 as attached to the permit.  

 

Reason for condition 
 

To clarify the scope of the permit. 

ENG sw1 
 

All stormwater runoff from the proposed development (including but not 

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

surfaces such as roads, footpaths, driveways and paved areas) must be 

drained to the Council’s stormwater infrastructure prior to sealing of the final 

plan of survey for each stage.  

 Advice: This condition permits the staging of the development into two stages, 
Stage 1 (Lot 1-6 & 21) and Stage 2 (Lot 7-20) 
 
Reason for condition 
 
To ensure that stormwater from the site will be discharged to a suitable Council 
approved outlet. 
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ENG sw2.1 
 

A pre-construction CCTV recording of the Council stormwater main in Lenah 

Valley Road adjacent to the proposed intersection, along with photos of any 

drainage structures to be connected to or modified, must be submitted to 

Council prior to the commencement of work. 

The post-construction CCTV will be relied upon to establish the extent of any 

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

event that the owner/developer fails to provide to the Council pre-construction 

CCTV video of the Council’s infrastructure, then any damage to the Council 

infrastructure identified in the post-construction CCTV will be deemed to be 

the responsibility of the owner. 

Reason for condition 
 

To ensure that any Council infrastructure and/or site-related service connections 

affected by the proposal will be altered and/or reinstated at the owner’s full cost. 

ENG sw2.2 
 

A post-construction CCTV recording of the Council stormwater main in Lenah 

Valley Road adjacent to the proposed intersection, along with photos of any 

existing drainage structures connected to or modified as part of the 

development, must be submitted to Council upon completion of all work. 

The post-construction CCTV & photos will be relied upon to establish the 

extent of any damage caused to the Council’s infrastructure during 

construction. In the event that the owner/developer fails to provide to Council 

the pre-construction CCTV, then any damage to Council's infrastructure 

identified in the post-construction CCTV will be deemed to be the 

responsibility of the owner. 

Reason for condition 
 

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

ENG sw3 
 

Construction of the proposed drainage must not adversely impact the 
Newtown Rivulet. 
 

A Construction Management Plan for works adjacent to the Rivulet must be 

submitted and approved prior to commencement of works.  The plan must:  

1. Be prepared by a suitably qualified and experienced engineer. 
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2. Detail the proposed construction methodology and identify all potential 

risks to the Rivulet during construction including but not limited to 
construction loading, traffic loading, excavation works, footing 
construction, vibrations, undermining, flood, and environmental harm. 

3. Provide treatment measures to eliminate or otherwise mitigate to as low 
as reasonably practicable all identified risks. 

4. Include a monitoring regime. 
  
All work required by this condition must be undertaken in accordance with the 
approved plan. 
  
Advice: 
 

This condition permits the staging of the development into two stages, Stage 1 (Lot 
1-6 & 21) and Stage 2 (Lot 7-20). A single Construction Management Plan may be 
submitted which covers both stages, or two plans submitted (one for each stage) 
which address issues relevant to each stage. 
 
Reason for condition 
 

To ensure the protection of the Council’s hydraulic infrastructure.  

ENG sw4 
 

The new storm water connections for each stage must be constructed, and all 

redundant existing infrastructure/connections sealed and/or removed as 

appropriate prior to sealing of the final plan of survey for the relevant stage. 
 

Detailed engineering drawings must be submitted and approved, prior to 

commencement of work of the relevant stage. The detailed engineering 

drawings must include: 

1. The location of the proposed connections. 

2. The size of the connections appropriate to satisfy the needs of the 

development. 

3. Include longitudinal section(s)/levels with pipe size, class and grade 

clearly labelled. 
 

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

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. 
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This condition permits the staging of the development into two stages, Stage 1 (Lot 

1-6 & 21) and Stage 2 (Lot 7-20) 

 
Reason for condition  
 

To ensure the site is drained adequately. 

ENG sw5 
 

The new stormwater infrastructure must be designed and constructed for each 
stage prior to sealing of the final plan of survey for the relevant stage.  
 

Engineering drawings must be submitted and approved, prior to 
commencement of work for the relevant stage. The engineering drawings 
must: 

1. Be certified by a qualified and experienced civil engineer. 

2. Include layout plans and longitudinal sections of the proposed 

stormwater mains and associated infrastructure.  These should include, 

but not be limited to: connections, flows, velocities, clearances, cover, 

gradients, sizing, material, pipe class, easements and inspection 

openings. 

3. Include all relevant calculations and catchment area plans.  The 

stormwater system (including defined overland flow paths) must cater for 

all 1% AEP flows as at 2100 (i.e including climate change loading) from a 

fully developed catchment.  The main itself must be sized to 

accommodate at least the 5% AEP flows from a fully-developed 

catchment. 

4. Include provision for future development within the catchment to be 

adequately and efficiently serviced, i.e via appropriate easements. 

5. Include clear, notated delineations between public and private 

infrastructure. 

6. Be substantially in accordance with the LGAT drawings. 

7. Include a construction management plan. 
 

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

approved engineering drawings. 
 

Advice:  

Once the engineered drawings have been approved the Council will issue a 
condition endorsement (see general advice on how to obtain condition 
endorsement).  Please note that once the condition endorsement has been issued 
you will need to contact Council’s City Infrastructure Division to obtain a Permit to 
Construct Public Infrastructure. 
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Please note that any stormwater main proposed as part of the 270A Lenah Valley 
Road subdivision which is relied upon for this planning permit will need to (a) have 
been handed over to Council as their asset prior to detailed design of proposed 
stormwater mains associated with this planning permit being approved, or (b) be 
included in the detailed design of proposed stormwater mains associated with this 
planning permit. 
 
This condition permits the staging of the development into two stages, Stage 1 (Lot 
1-6 & 21) and Stage 2 (Lot 7-20) 

  
Reason for condition  
 

To ensure Council’s hydraulic infrastructure meets acceptable standards. 

ENG sw6 
 

Overland flow paths for the 1% AEP as at 2100 (including climate change 

loading) storm event must be maintained through the site such that flows are 

wholly contained within the proposed road reserve and/or drainage 

easements.  Plans certified by a suitably qualified and experienced engineer 

must be submitted and approved prior to commencement of work.  The plans 

must: 

1. Show the location and extent of overland flow paths including supporting 

cross sections and flow calculations. 

2. Be designed to accommodate a storm with a 1% AEP plus climate change 

loading. 

3. Demonstrate no diversion of the overland flows onto third-party property 

unless wholly contained within an appropriately sized easement. 

 

All work required by this condition must be undertaken and maintained in 

accordance with the approved design drawings.  
 

Reason for condition 
 

To ensure that the risks associated with inundation are adequately managed. 

ENG sw7 
 

Stormwater pre-treatment for stormwater discharges from the development 

must be installed prior to sealing of the final plan of survey for Stage 1.  The 

stormwater treatment system must be designed to achieve the “Best Practice 

Environmental Guidelines” stormwater quality (Victorian Stormwater 

Committee, 1999) and be constructed in accordance with plans 

and specifications to the satisfaction of the Council.  
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A stormwater management plan and design must be submitted and approved, 

prior to commencement of work on the site for Stage 1. The stormwater 

management plan and design must: 

1. Be prepared by a suitably qualified person. 

2. Be sized to accommodate ultimate construction of the subdivision. 

3. Include detailed design of the proposed treatment train, including final 

estimations of contaminant removal. 

4. Include a Stormwater Management Summary Plan that outlines the 

obligations for future property owners to stormwater management. 

5. Include a Maintenance Plan which describes the operational and 

maintenance requirements to ensure the ongoing effective operation of 

all systems, such as: inspection frequency; clean-out 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 in accordance with the 

approved plans. 

 

Advice:  

 

Once the design and plan has been approved 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 possible pollution of drainage systems and natural watercourses, and to 
comply with relevant State legislation. 

ENG tr1 
 

Traffic management within the proposed roadway must be installed prior to 

the commencement of the use.  
 

Traffic management design drawing(s) (including signage and line marking 

plan), must be submitted and approved, prior to commencement of work for 

each stage. The design drawing(s) must be in accordance with AS1742.2 2009, 

AS1742.11 1999, IPWEA LGAT Tasmanian Standard Drawings and Subdivision 

Guildelines 2013, or any other relevant standard. 
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All work required by this condition must be undertaken in accordance with the 

approved traffic management design drawings. 
 

Advice:  
 

Once the traffic management design drawings have been approved 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. 
 

This condition permits the staging of the development into two stages, Stage 1 (Lot 

1-6 & 21) and Stage 2 (Lot 7-20). 

  
Reason for condition  
 

In the interests of user safety and the amenity of the occupiers of the development. 

ENG tr2 
 

A construction traffic and parking management plan must be implemented 

prior to the commencement of work on the site (including demolition) for each 

stage. 
 

The construction traffic (including cars, public transport vehicles, service 

vehicles, pedestrians and cyclists) and parking management plan must be 

submitted and approved, prior to commencement work or any approval under 

the Building Act 2016 (including demolition) for each stage. 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. 
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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). 
 

This condition permits the staging of the development into two stages, Stage 1 (Lot 

1-6 & 21) and Stage 2 (Lot 7-20). A construction traffic management plan may be 

submitted that covers both stages, or a separate plan for each stage as required. 
 

 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 2a 
 

Prior to sealing of the final plan of subdivision, vehicular barriers compliant 

with the Australian Standard AS/NZS1170.1:2002 must be installed to prevent 

vehicles running off the edge of an access driveway or parking module 

(parking spaces, aisles and manoeuvring area) where the drop from the edge 

of the trafficable area to a lower level is 600mm or greater, and wheel stops 

(kerb) must be installed for drops between 150mm and 600mm. Barriers must 

not limit the width of the driveway access or parking and turning areas 

approved under the permit.  

 
Advice: 
 

The Council does not consider a slope greater than 1 in 4 to constitute a lower level 
as described in AS/NZS 2890.1:2004 Section 2.4.5.3. Slopes greater than 1 in 4 will 
require a vehicular barrier or wheel stop. 
 

Designers are advised to consult the National Construction Code 2016 to determine 
if pedestrian handrails or safety barriers compliant with the NCC2016 are also 
required in the parking module this area may be considered as a path of access to a 
building. 

http://www.abcb.gov.au/Resources/NCC
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Please note that any vehicular barriers, retaining walls or other building works 
(private or public) are likely to require approval under the Building Act 2016. This is 
an entirely separate process to any endorsement by Council for the proposed works. 

  
Reason for condition 
 

To ensure the safety of users of the access driveway and parking module and 
compliance with the standard. 

ENG 2b 
 

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

commencement of works on site (whichever occurs first) for the relevant 

stage, a certified vehicle barrier design (including site plan with proposed 

location(s) of installation for each lot access) prepared by a suitably qualified 

engineer, compliant with Australian Standard AS/NZS1170.1:2002, must be 

submitted to Council. 

 

Advice: 

 

If the development's building approval includes the need for a Building Permit from 

Council, the applicant is advised to submit detailed design of vehicular barrier as part 

of the Building Application. 
 

If the development's building approval is covered under Notifiable Work the applicant 

is advised to submit detailed design of vehicular barrier as a condition endorsement 

of the planning permit condition. Once the certification has been accepted, the 

Council will issue a condition endorsement (see general advice on how to obtain 

condition endorsement). 
 

Please note that any vehicular barriers, retaining walls or other building works 

(private or public) are likely to require approval under the Building Act 2016. This is 

an entirely separate process to any endorsement by Council for the proposed works. 

  
Reason for condition 
 

To ensure the safety of users of the access driveway and parking module and 
compliance with the standard. 

ENG 2c 
 

Prior to the sealing of the final plan of subdivision for each stage, vehicular 

barriers must be inspected by a qualified engineer and certification submitted 

to the Council confirming that the installed vehicular barriers comply with the 

certified design and Australian Standard AS/NZS1170.1:2002.  
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Advice:  

 

Certification may be submitted to the Council as part of the Building Act 2016 

approval process or via condition endorsement (see general advice on how to obtain 

condition endorsement). 
 

Please note that any vehicular barriers, retaining walls or other building works 

(private or public) are likely to require approval under the Building Act 2016. This is 

an entirely separate process to any endorsement by Council for the proposed works. 
 

This condition permits the staging of the development into two stages, Stage 1 (Lot 

1-6 & 21) and Stage 2 (Lot 7-20). 

  

Reason for condition 
 

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

compliance with the relevant standards. 

ENG 3a 
 

Prior to the sealing of the final plan of subdivision for each Stage, the access 

and circulation roadways for Lot 1, 2 and 4, and Lot 3 and 5, and the access, 

driveway and parking module for Lot 17 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 following 

exception: 

1. Gradients within the highway reservation must comply with IPWEA LGAT 

Tasmanian Standard Drawing TSD-R09. 
 

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. 

 

Please note that any private plumbing works associated with the circulation roadway, 

driveway or parking module will require plumbing approvals under the Building Act 

2016. This is separate to any endorsement of planning conditions. 

 

Please note that any vehicular barriers, retaining walls or other building works 

(private or public) are likely to require approval under the Building Act 2016. This is 

an entirely separate process to any endorsement by Council for the proposed works. 
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The circulation roadway (driveway) must be constructed along the Right of Way 

(access strip) to the lot proper as part of this condition. 
 

This condition permits the staging of the development into two stages, Stage 1 (Lot 

1-6 & 21) and Stage 2 (Lot 7-20). 

 
Reason for condition 
 

To ensure the safety of users of the access and parking module, and compliance 
with the relevant Australian Standard. 

ENG 3b 
 

The access and circulation roadways design for Lot 1, 2 and 4, and Lot 3 and 

5, and the access, driveway and parking module design for Lot 17 must be 

submitted and approved, prior to the commencement of work on the relevant 

stage. 
 

The access driveway, circulation roadways, ramps and parking module 

(parking spaces, aisles and manoeuvring area) design must: 

1. Be prepared and certified by a suitably qualified engineer. 

2. Be in accordance with the Australian Standard AS/NZS2890.1:2004 

(except where permitted by Condition ENG 3a). 

3. Where the access design deviates from AS/NZS2890.1:2004 the designer 

must demonstrate that the design will comply with IPWEA LGAT TSD-09-

v1. 

4. Show dimensions, levels, gradients, transitions, and other details as 

Council deems necessary to satisfy the above requirement. 

  

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. 

 

Once the design has been approved, the Council will issue a condition endorsement 

(see general advice on how to obtain condition endorsement). 

 

This condition permits the staging of the development into two stages, Stage 1 (Lot 

1-6 & 21) and Stage 2 (Lot 7-20). 
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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 / circulation roadway 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.  

 

Advice: 

 

This condition permits the staging of the development into two stages, Stage 1 (Lot 

1-6 & 21) and Stage 2 (Lot 7-20). 
 

Please note that any private plumbing works associated with private driveway and/or 

parking module will require plumbing approvals under the Building Act 2016. This is 

separate to any endorsement of planning conditions. 

  

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 11 
 

Prior to the sealing of the final plan of subdivision for the relevant Stage, the 

proposed access to Lot 1, 2 and 4, Lot 3 and 5, and Lots 14 to 21 inclusive 

must be designed and constructed in accordance with: 

1. LGAT Standard Drawing - Urban - TSD-R09-v1 – Urban Roads Driveways 

and TSD R14-v1 Type KC vehicular crossing. 

2. LGAT Standard Drawing -  Footpath - Urban Roads Footpaths TSD-R11-

v1. 

3. Or a Council City Infrastructure Division approved alternate design. 

 

Advice: 

Local Government Association (LGAT) Tasmanian Standard Drawings (TSD) can be 

viewed electronically via the LGAT Website. 

http://www.lgat.tas.gov.au/page.aspx?u=658
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This condition permits the staging of the development into two stages, Stage 1 (Lot 

1-6 & 21) and Stage 2 (Lot 7-20). 

 

Reason for condition 
 

In the interests of vehicle user safety and the amenity of the development. 

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, pre-existing 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 site-related service 

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

full cost. 

ENG R1 
 

The subdivision must provide adequate services to meet future development. 
 

Engineering drawings must be submitted and approved prior to 

commencement of work on the site (for any stage). The engineering drawings 

must: 

1. Be prepared and certified by a suitable qualified person and experienced 

engineer. 
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2. Be in accordance with LGAT -Tasmanian Standard Drawings and 

Subdivision Guidelines 2013 and include the following: 
 

Road Infrastructure: 

1. Design driveway access onto the lots with gradients that comply with 

AS2890 and LGAT drawings. 

2. Long and cross sections of the road, footpaths, walkways and driveways 

onto each lot and concept landscaping plan. 

3. Clearly show that there is 2m behind the retaining wall either by road 

reservation or embankment easement. 

4. Include designs of any excavation and/or any earth-retaining structures 

(e.g. embankments, cuttings, retaining walls) and associated structural 

certificates for any structures.   
 

The design must: 

1. Be in accordance with AS4678, with a design life in accordance with table 

3.1 typical application major public infrastructure works. 

2. Take into account any additional surcharge loadings as required by 

relevant Australian Standards. 

3. Take into account and reference accordingly any Geotechnical findings. 

4. Detail any mitigation measures required. 

5. The structure certificated and/or design should note accordingly the 

above. 

6. Include design and certification of pedestrian and vehicle barriers in 

accordance with the Department of State Growth Specifications 

Guidelines and procedures, Australian/New Zealand Standard AS / NZS 

1170.1 and/or  the (IPWEA) LGAT –Tasmanian Standard Drawings.  Upon 

completion the barriers must be inspected by a qualified engineer and a 

certification submitted to the Council, confirming that the installed 

barriers comply with the above requirement. 

7. Be in accordance with the Department of State Growth Specifications and 

all other relevant Standards, Guidelines and procedures. 

8. Include a safe design of structures assessment in accordance with the 

Safe Design of Structures Code of Practice (as adopted under section 274 

of the Work Health and Safety Act 2012) and supply to the Council any 

documentation from the norm for the ongoing maintenance and 

replacement of any structures within the Highway Reservation. 
 

All work required by this condition must be constructed undertaken in 

accordance with the approved engineering drawings.  
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Advice:  

 

Once the engineering construction drawings have been approved the Council will 

issue a condition endorsement. 
 

A minimum of 2m needs to be maintained behind the retaining wall for the City to 

undertake maintenance of the wall.  Thus where the road reservation distance 

between the wall and property boundary is less than 2m then an embankment is 

required.  The other option is to adjust the road reservation to align with the wall with 

a consistent 2m embankment easement behind it or extend the road reservation to 

2m behind the wall. 

 

Please note that any vehicular barriers, retaining walls or other building works 

(private or public) are likely to require approval under the Building Act 2016. This is 

an entirely separate process to any endorsement by the Council for the proposed 

works. 
 

Please note that Council road engineers are supportive of a staged development, but 
that the detailed design for the entire proposed road is required prior to 
commencement of stage 1 works. If staged, the applicant is required to demonstrate 
how temporary turning area will operate once Stage 1 has had the final plan of 
subdivision sealed. 
 

Construction joints for the retaining wall must be positioned to facilitate the cutout of 
accesses to Lot 8-12. This will require the ability for a four (4) metre section of wall to 
be removed in order to construct accesses to these lots (including sight distance). 
The applicant is required to indicate the likely location for the accesses and ensure 
construction joints marry up with the accesses. As future purchasers may wish to 
construct accesses in alternate locations the applicant is required to indicate how the 
retaining wall can be cut and demonstrate how small sections of the wall will remain 
structurally adequate as a vehicular barrier. 
 

LGAT  guidelines and standards are available here. 
  

Reason for condition 
 

To ensure that the subdivision of land provides adequate services to meet the 
projected needs of future development. 

ENG R3 
 

Residential underground power and fibre ready facilities (pit and pipe that can 

hold optical telecommunication fibre line) to each lot and street lighting must 

be installed prior to the sealing of the final plan. 

 

http://www.hobartcity.com.au/Development/Engineering_Standards_and_Guidelines
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A street lighting design for all roads and footways must be submitted and 

approved, prior to sealing of the final plan. The street lighting design must be: 

1. In accordance with AS/NZS 1158 series to the requirements of Tas 

Network and Council. 

2. Include Tas Networks standard supplied poles and energy-efficient road 

light fittings. 

3. Be certified by a suitably qualified person. 
 

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

approved street lighting design. 

 

Advice: 
 

Once the street lighting design has been approved the Council will issue a condition 

endorsement (see general advice on how to obtain condition endorsement). 
 

Engineering approvals and inspections fees will apply and are required to be paid 

prior to the issue of condition endorsement. Please refer to the general advice for a 

link to the fees and charges. 

 

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 that the subdivision of land provides adequate services to meet the 

projected needs of future development. 

ENG R4 
 

Vehicle crash barriers with the proposed highway reservation compliant with 

the Australian/New Zealand Standard AS / NZS 1170.1 and/or the (IPWEA) 

LGAT – Tasmanian Standard Drawings must be installed prior to the sealing of 

the final plan of subdivision for each stage. 
 

A certified design/report prepared by a suitably qualified engineer, to satisfy 

the above requirements, must be provided to the Council prior to the 

commencement of work. 
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All works, required by this condition must be undertaken in accordance with 

certified design/report. Upon completion the barriers must be inspected by a 

qualified engineer and a certification submitted to the Council, confirming that 

the installed barriers comply with the above requirement. 

 

Advice:  
 

Once the engineering construction drawings have been approved the Council will 

issue a condition endorsement. 
 

Separate to Council public infrastructure approval, approvals under the Building Act 

2016 will be required and completion documentation required prior to Council taking 

ownership of this infrastructure. 
 

This condition permits the staging of the development into two stages, Stage 1 (Lot 

1-6 & 21) and Stage 2 (Lot 7-20). Vehicular barriers will be required for the relevant 

stages. 

  

Reason for condition 
 

To ensure that the safety of users of the driveway/parking and compliance with the 

standard. 

ENG s1 
 

Prior to the sealing of the final plan for Stage 2, private sewer, stormwater and 

water services/connections are to be entirely separate to each lot and 

contained entirely within the lots served. 
 

The developer must verify compliance of the separation of services by 

supplying the Council with an as-built services plan, clearly indicating the 

location and details of all relevant services, prior to the sealing of the final plan 

for Stage 2. 
 

The services plan must be accompanied by certification from a suitably 

qualified person that any engineering work required by this permit has been 

completed. 

 

Advice:   

 

Any final plan submitted for sealing will not be processed unless it is accompanied 

by documentation by a qualified person that clearly certifies that this condition has 

been satisfied and that any work required by this condition has been completed. 
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A “qualified person” must be a professional engineer or professional surveyor or 

other persons acceptable to Council. 

 

Council's main concern are the existing services for the existing house and how 

these will be abandoned or re-purposed for use by Lot 17. 

 

Reason for condition 
 

To ensure that each lot is serviced separately. 

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, addressing all areas of ground disturbance other than that within 

Council's New Town Rivulet linear park, 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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ENV 3 
 

The public road, private accesses and firefighting water supply system must 

be designed and constructed in accordance with the prescriptions of the 

bushfire report by Lark & Creese P/L dated December 2018 (document number 

16631-05) and the bushfire hazard management plan by Lark & Creese P/L 

dated 12 December 2018 (document number 16331-05), including: 

1. The cul-de-sac carriageway must have a minimum outer radius of 9m; 

2. The cul-de-sac must have a mountable kerb and 1.8m wide (minimum) 

footpath with a minimum load rating of 20 tonnes; 

3. No signage or other road furniture is to be installed within the trafficable 

turning area or within 1m of the back of the footpath; and 

4. No standing line markings must be installed within the cul-de-sac. 

 

Reason for condition 
 

To reduce the risk to life and property, and the cost to the community, caused by 

bushfires 

ENV 4 
 

Prior to sealing of the final plan, certification from a suitably qualified person 

must be submitted confirming that the public road, constructed private 

accesses and the firefighting water supply system have been designed and 

constructed in accordance with the prescriptions of the bushfire report by 

Lark & Creese P/L dated December 2018 (document number 16631-05) and the 

bushfire hazard management plan by Lark & Creese P/L dated 12 December 

2018 (document number 16331-05). 

 

Reason for condition 
 

To reduce the risk to life and property, and the cost to the community, caused by 

bushfires 

ENV 5 
 

Compliance with the the prescriptions of the bushfire report by Lark & Creese 

P/L dated December 2018 (document number 16631-05) and the bushfire 

hazard management plan by Lark & Creese P/L dated 12 December 2018 

(document number 16331-05) must be required via a Part 5 Agreement 

pursuant to section 71 of the Land Use Planning and Approvals Act 1993. The 

Agreement must be registered on the Titles of lots 1 to 21 at the time of issue. 
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The Agreement must require the BHMP to be implemented prior to occupation 

of the first new habitable building on the lots, and to be maintained for the life 

of all habitable buildings on the lots.  
 

The Council will have its solicitors prepare the Agreement for signing by 

property owner(s). The Council will then lodge the Agreement with the Lands 

Titles Office. The cost of preparing the Agreement and registration with the 

Land Titles Office is to be met by the developer.   
 

Advice: Please contact Council’s Environmental Development Planner (6238 2715) 

to initiate preparation of the Agreement when required. 

Reason for condition 
 

To reduce the risk to life and property, and the cost to the community, caused by 

bushfires 

OPS s1 
 

The owner must pay a cash contribution to the Council for contribution to 

public open space, prior to sealing of the final plan.  
 

The open space contribution is equal to 5% of the undeveloped value of Lots 1 

to 21, excluding Lot 17, comprised in the Subdivision Proposal Plan: Proposed 

Lot Layout: Ref 9446 Rev F, Dated 24/5/2018, in lieu of the provision of public 

open space within the subdivision.  
 

Advice: The value is to be determined by a registered valuer commissioned by the 

Council at the developer's cost. To initiate the valuation process please contact the 

Council's Development Appraisal Planner (6238 2715).  

 

Reason for condition 
 

Approval of the subdivision will create further demand upon Hobart's public open 

space system. The funds obtained will be used for future expenditure on the 

purchase or improvement of land for public open space in Hobart. 

OPS s2 
 

All works within New Town Rivulet Linear Park must be undertaken in 

accordance with an Environmental Management and Communications Plan, 

prepared by the developer to the satisfaction of the Director Parks and City 

Amenity. This plan must be in accordance with the Recommendations in the 

Lark & Creese Flora Assessment Proposed Stormwater Outlet - New Town 

Rivulet Linear Park, Lenah Valley dated 6th December 2018. 
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Advice:  
 

A template for the Environmental Management and Communications Plan can be 

provided by the Open Space Planning Team (6238 2488). This plan must be made 

specific for the stormwater outfall works that will occur within the reserve. 

 

Reason for condition 
 

The new stormwater outfall will be located in a public reserve in a sensitive 

environment. Works must be planned so that environmental impacts can be 

minimised, public safety is ensured and the site is rehabilitated on completion of 

works. 

OPS s3 
 

A landscaping plan detailing the planting of street trees within the approved 

road reservation must be submitted and approved by the Council’s Director 

City Amenity prior to the sealing of the final plan of subdivision for Stage 1. 
 

The Landscaping Plan must include: 
 

 Street trees planted within the road reservation on a 1 tree per new lot 

basis; 

 The species and size at planting of each tree to the satisfaction of the 

Council's Director City Amenity; 

 The location of footpaths, crossovers, street lighting and any proposed or 

existing underground infrastructure. 
 

All trees and landscaping must be planted and installed in accordance with the 

approved Landscaping Plan to the satisfaction of the Council's Director City 

Amenity prior to commencement of use.   
 

Upon completion of planting of all street trees on the approved Landscaping 

Plan, the subdivider must arrange for an Installation Inspection by the 

Council.  Once all trees shown on the approved landscaping plan have been 

planted in accordance with the approved plan to the satisfaction of the 

Council's Director City Amenity, the Council will issue a statement confirming 

satisfactory planting of all street trees.   
 

All street trees must then be watered and maintained in a healthy state by the 

subdivider for a period of 2 years from the date of that statement. 
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Advice:  

For further information regarding satisfaction of this condition, and to arrange an 

Installation Inspection by the Council, please liaise with the Council's Program 

Leader Arboriculture and Nursery by phoning 6238 2807. 

 

Reason for condition 
 

To ensure that the subdivision provides a high standard of residential amenity and 

provides road reservations with shade and optimal environmental performance 

OPS s4 
 

Prior to the sealing of the final plan of subdivision for Stage 1, a bond to the 

amount of $400 for every street tree on the Landscaping Plan approved in 

accordance with condition OPS s3 must be paid to the Council.   
 

The bond will be released following a Final Inspection by the Council that 

confirms to the satisfaction of the Council's Director City Amenity that all 

street trees have been watered and maintained in a healthy state by the 

subdivider.  The Final Inspection will be conducted by the Council's Director 

City Amenity or their delegate, and must be conducted a minimum of 2 years 

from the date the Council issued a statement confirming satisfactory planting 

of all street trees in accordance with condition OPS s3.  

  

Advice:  
 

For further information regarding satisfaction of this condition, and to arrange a Final 

Inspection by the Council, please liaise with the Council's Program Leader 

Arboriculture and Nursery by phoning 6238 2807. 

 

Reason for condition 
 

To ensure that the subdivision provides a high standard of residential amenity and 

provides road reservations with shade and optimal environmental performance 

 

SURV 1 
 

The applicant must submit to the Council a copy of the surveyor’s survey 

notes at the time of lodging the final plan. 
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Reason for condition 
 

To enable the Council to accurately update cadastral layers on the corporate 

Geographic Information System. 

SURV 3 
 

The final plan and schedule of easements must be submitted and approved 

under section 89 of the Local Government (Building & Miscellaneous 

Provisions) Act 1993.  
 

The final plan and schedule of easements must provide easements to the 

satisfaction of the Council: 

1. Over any proposed or existing storm water, water or sewer mains passing 

through the lots on the final plan, in favour of the Hobart City Council 

and/orTasWater (minimum width of 2m, or 3m if they cover two pipes). 

2. Over any existing or proposed private rights of way, drainage and/or 

service easements in favour of the lots they are required to serve. 

3. Over any existing, proposed or required road embankments or road 

batters in favour of the Hobart City Council. 

 

Reason for condition 
 

To ensure that there are no impediments to the provision of public and private 

services and access to the lots. 

SURV 5 
 

The proposed Road lot is to be transferred in fee simple to the Council at 

nominal consideration.  

Prior to the sealing of the final plan an executed and stamp duty assessed 

Land Titles Office transfer instrument, Partial Discharge of Mortgage 

and completed Notice of Sale for the Road lot is to be forwarded to the Council 

together with a cheque made payable to the Land Titles Office for the 

associated Land Titles Office registration fees. 

 

Reason for condition 
 

To ensure that title to the proposed Road lot issues in the Council. 
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SUB s1 
 

The proposed stormwater main passing through Lot 1 on SP 175675 (No. 7 

Ancanthe Road) must be located within the 2.00 wide Drainage Easement 

adjacent to the western boundary of this property. Alternatively a wider 

Drainage Easement containing the stormwater main over Lot 1 on SP 175675 is 

to be created on the final plan of survey to the satisfaction of the Council. 

 

Reason for condition 
 

To ensure that the stormwater main is contained within a drainage easement that is 

to the favour of Hobart City Council. 

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, by-laws, 

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.  

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

It is strongly advised that the developer discuss plumbing and building approval 

requirements for the proposed works under the Building Act 2016 with a building 

surveyor, as these are separate approvals to planning condition endorsement.  

BUILDING PERMIT 
 

You may need building approval in accordance with the Building Act 

2016. Click here for more information. 

Building approvals are separate to any condition endorsement of engineering 

planning conditions. 
 

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. 
 

Plumbing approvals are separate to any condition endorsement of engineering 

planning conditions. 

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). 
 

Obtaining a permit to construct public infrastructure does not preclude/negate the 

need for plumbing or building approvals under the Building Act 2016. It is strongly 

advised to consult an building surveyor to determine what approvals under the 

Building Act 2016 will be required. 

https://apply.hobartcity.com.au/Common/Common/terms.aspx
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
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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.  

ACCESS 
 

Designed in accordance with LGAT- IPWEA – Tasmanian standard drawings. 

Click here for more information.  

 

CROSS OVER CONSTRUCTION 
 

The construction of the crossover can be undertaken by the Council or by a private 

contractor, subject to Council approval of the design. Click here for more 

information.  

STORMWATER / ROADS / ACCESS 
 

Services to be designed and constructed in accordance with the (IPWEA) LGAT – 

standard drawings. Click here for more information.  

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. 

PROTECTING THE ENVIRONMENT 
 

In accordance with the Environmental Management and Pollution Control Act 1994, 

local government has an obligation to "use its best endeavours to prevent or control 

acts or omissions which cause or are capable of causing pollution." Click here for 

more information.  

 

 

https://www.hobartcity.com.au/City-services/Environment/Stormwater-and-waterways
http://www.hobartcity.com.au/Council/Legislation
https://www.lgat.tas.gov.au/page.aspx?u=658
https://www.hobartcity.com.au/City-services/Road-and-footpath-assets/New-vehicle-crossings
https://www.hobartcity.com.au/Development/Planning/Engineering-standards-and-guidelines/Standard-drawings
http://dpipwe.tas.gov.au/
https://www.hobartcity.com.au/City-services/Environment/Pollution-control
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LEVEL 1 ACTIVITIES 
 

The activity conducted at the property is an environmentally relevant activity and a 

Level 1 Activity as defined under s.3 of the Environmental Management and 

Pollution Control Act 1994. For further information on what your responsibilities are, 

click here.  

NOISE REGULATIONS 
 

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

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.  

COUNCIL RESERVES 
 

This permit does not authorise any works on nearby Council land. Any act that 

causes, or is likely to cause, damage to Council’s land may be in breach of Council’s 

Public Spaces By-law and penalties may apply. A permit under this by-law will be 

required for the new stormwater outfall within New Town Rivulet Linear Park. You 

can apply here for a permit.  

SUBDIVISION ADVICE 
 

For information regarding standards and guidelines for subdivision works click here.  
 

All conditions imposed by this permit are in accordance with the Local Government 

Building & Miscellaneous Provisions) Act 1993 and the Conveyancing and Law of 

Property Act 1884. 
 

https://www.hobartcity.com.au/City-services/Environment/Pollution-control/Management-of-environmentally-relevant-activities
https://www.hobartcity.com.au/Residents/Noise
http://www.hobartcity.com.au/Environment/Recycling_and_Waste
https://www.hobartcity.com.au/Council/Fees-and-charges
https://www.1100.com.au/
https://www.hobartcity.com.au/Community/Parks-reserves-and-sporting-facilities/Apply-for-a-permit
http://www.hobartcity.com.au/Development/Engineering_Standards_and_Guidelines
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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 

 

  
Date: 10 October 2019 
File Reference: F19/133868  
 
 

Attachment A: Officer Report dated 28 February 2019 for PLN-18-82 ⇩   

Attachment B: Amended Plan of Subdivision Showing Possible Alternate 
Layout (Drawing 9446 dated 29/5/19) ⇩   

Attachment C: Letter dated 29 July 2019 from the Proponents Planning 
Consultant Responding to the Matters Raised at the 
Conciliation Meeting ⇩   

Attachment D: Landscaping and Tree Retention Plan  ⇩   

Attachment E: Amended Plan of Subdivision (Civil)  ⇩   

Attachment F: Revised Tree Retention Plan Suggested by One Representor  
⇩   

Attachment G: CPC Agenda Documents  ⇩   

Attachment H: DA-19-9026  PLN-18-82 - 269, 270a, 300, and 306a Lenah 
Valley Road Lenah Valley Tas 7008, and Adjacent Road 
Reserve - CPC Supporting Documents (Supporting information)    
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14. Climate Youth Support Conference of Parties No. 25, Santiago, 
Chile, 29 November to 13 December 2019 

 File Ref: F19/133347 

Memorandum of the Senior Climate Change Officer and the Director City 
Innovation of 10 October 2019. 

Delegation: Council
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MEMORANDUM: CITY PLANNING COMMITTEE 
 

Climate Youth Support Conference of Parties No. 25, 
Santiago, Chile, 29 November to 13 December 2019 

 
The City of Hobart has received a request for a financial contribution towards the 
attendance of climate youth leaders to the United Nations Conference of Youth 
(COY) and Conference of Parties climate negotiations meeting 25, (COP 25), 
Santiago, Chile from 29 November to 13 December 2019. 
 
The Tasmanian youth delegation will consist of up to four students and 
accompanying 2 adults, depending on funds raised.  The total costs are estimated to 
be $35,000.  An Inspiring Australia grant for $20,000 has been applied for, the 
outcome will be known in late October.  In addition to the grant, fund raising efforts 
are underway to raise the additional $15,000 which includes a reception hosted by 
the Lord Mayor at which the students will coordinate an auction to raise funds.   
 
Currently the delegation is led by Toby Thorpe, Huonville High School and Bryher 
McKeown, Hobart College, accompanied by two adults.  If the Inspiring Grant is 
successful then an additional two students will be invited to participate. 
 
In 2018 the City provided a funding contribution of $15,000 for Tasmanian youth 
delegation to attend COY and COP 24 held in Katowice, Poland.  This aligned with 
the City’s participation in the European Union’s World Cities program with the City of 
Katowice and its subsequent invitation to participate in the Katowice international 
delegation and Marrakesh Partnership program that formed part of the COP 24.  The 
City of Hobart and Katowice also coordinated peer to peer visits between the 
Tasmanian youth delegation and the Katowice high school students.   
 
The City is not participating in the current COP 25 to be held in Chile and there is no 
funding allocation in the current Annual budget. 
 
The Tasmanian youth delegations participation in COP 25 provides a networking 
platform for the students, as representatives of Tasmania and Australia, and provides 
an opportunity to promote Tasmania as a renewable energy state and our students 
as forward and innovative thinkers who are taking action for the future.  
 
It is recommended that consideration be given to the request for funding towards the 
Tasmanian youth delegation participating in COP 25. 
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RECOMMENDATION 

That: 

1. The Council give consideration to the request for funding from the 
Tasmanian youth delegation to attend the United Nations 
Conference of Youth and Conference of Parties climate 
negotiations meeting number 25, to be held in Santiago Chile from 
29 November to 13 December 2019. 

2. Due to no allocation of funds, any approval of funds to support this 
request be attributed to the Smart and Sustainable City budget 
function in the 2019-20 financial year, noting that this would result 
in an overspend. 

3. Should funding be granted, the amount be recorded in the ‘Grants, 
Assistance and Benefits provided’ section of the City of Hobart’s 
Annual Report. 

 
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. 
 

 
Katrina Graham 
SENIOR CLIMATE CHANGE OFFICER 

 
Peter Carr 
DIRECTOR CITY INNOVATION 

  
Date: 10 October 2019 
File Reference: F19/133347  
 
 

     


	Order of Business
	Committee Acting as Planning Authority
	13. 306a, 300, 270a and 269 Lenah Valley Road and Adjacent Road Reserve, Lenah Valley - Subdivision (21 Lots) and Associated Works - Conciliation - PLN-18-82 
	Recommendation
	Attachments [originals available in file attachments]
	A - Officer Report dated 28 February 2019 for PLN-18-82
	B - Amended Plan of Subdivision Showing Possible Alternate Layout (Drawing 9446 dated 29/5/19)
	C - Letter dated 29 July 2019 from the Proponents Planning Consultant Responding to the Matters Raised at the Conciliation Meeting
	D - Landscaping and Tree Retention Plan 
	E - Amended Plan of Subdivision (Civil) 
	F - Revised Tree Retention Plan Suggested by One Representor 
	G - CPC Agenda Documents 
	DA-19-9026  PLN-18-82 - 269, 270A, 300, AND 306A LENAH VALLEY ROAD LENAH VALLEY TAS 7008, AND ADJACENT ROAD RESERVE - CPC Supporting Documents [published separately]


	14. Climate Youth Support Conference of Parties No. 25, Santiago, Chile, 29 November to 13 December 2019
	Recommendation






APPLICATION UNDER HOBART INTERIM PLANNING SCHEME 2015


Type of Report: Committee


Council: 18 March 2019


Expiry Date: 18 April 2019


Application No: PLN1882


Address: 306 A LENAH VALLEY ROAD , LENAH VALLEY
300 LENAH VALLEY ROAD , LENAH VALLEY
270 A LENAH VALLEY ROAD , LENAH VALLEY
269 LENAH VALLEY ROAD , LENAH VALLEY
ADJACENT ROAD RESERVE 


Applicant: LEARY & COX PTY LTD
4/40 MOLLE STREET


Proposal: Subdivision (21 Lots) and Associated Works


Representations: Thirty three (33)


Performance criteria: General Residential Zone Subdivision Standards; Bushfire Prone Areas
Code; Road and Railway Assets Code; Parking and Access
Code; Stormwater Management Code; and Inundation Prone Areas Code


1.  Executive Summary


1.1 Planning approval is sought for subdivision (21 lots) and associated works,
primarily on 306A Lenah Valley Road. 


   
1.2 More specifically the proposal includes: 


Removal of three small outbuildings on the parent property.
Retention of the existing dwelling on the site.
Creation of 21 new residential lots, and one new road.
Ancillary works on 270A and 269 Lenah Valley Road, and in the Lenah Valley
Road road reservation, to provide sufficient servicing for the proposed
residential lots. 


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


   
  1.3.1 General Residential Zone Development Standards for Subdivision  Lot


Design, Roads, Ways and Public Open Space, and Services
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  1.3.2 BushfireProne Areas Code  Public and Fire Fighting Access
  1.3.3 Parking and Access Code  Design of Vehicular Access
  1.3.4 Stormwater Management Code  Stormwater Drainage and Disposal
  1.3.5 Waterway and Coastal Protection Code  Buildings and Works within a


Waterway and Coastal Protection Area


1.4 Thirty three (33) representations objecting to the proposal were received within the
statutory advertising period between 4 and 19 February 2019.


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 2.306ha internal lot on the southern side of Lenah Valley
Road.  The lot is to the rear of properties between 298 and 320 Lenah Valley
Road.  There are two access points to the property, the first being a narrow access
strip of approximately 3m between 306 and 308 Lenah Valley Road, and the
second being approximately 15m wide between 316 and 318A Lenah Valley
Road, which is currently used to access the existing dwelling on site. 


The land has a northfacing aspect, with an average slope of approximately one in
five (20%).  There are scattered trees and shrubs throughout much of the site, an
existing dwelling located in the south eastern portion of the site, and several small
outbuildings scattered around the property.


   
 


  Figure 1: The location of the site where new lots are to be created is highlighted in
yellow.  Other lots relied upon for servicing this proposed subdivision are not
highlighted in the above.


3.  Proposal
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3.1 Planning approval   is  sought  for  subdivision (21 lots) and associated
works, primarily on 306A Lenah Valley Road. 


 
3.2 More specifically the proposal is for:


Removal of three small outbuildings on the parent property.
Retention of the existing dwelling on the site.
Creation of 21 new residential lots, and one new road.
The residential lots will range in size from 750m2 to 1837m2.  
Ancillary works to provide servicing for the proposed residential lots.  This will
include services running through adjacent and nearby properties to the main
application site on which the new lots will be created, namely on 270A and 269
Lenah Valley Road, and in the Lenah Valley Road road reservation. 


   
 


  Figure 2: Proposal plan showing proposed lot configuration and staging.


4.  Background


4.1 The Council's General Manager provided consent to lodge the planning application
on 25 July 2018, because the proposal included the following works on Council
owned land: stormwater infrastructure and intersection works.  The Council owned
land in question is 269 Lenah Valley Road (New Town Rivulet Linear Park) and the
Lenah Valley Road road reservation.  


5.  Concerns raised by representors
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5.1 Thirty three (33) representations objecting to the proposal were received within the
statutory advertising period between 4 and 19 February 2019.


   
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.


   
Traffic:


One representor is concerned that the subdivision will result in
an unreasonable increase of traffic accessing Lenah Valley
Road from between 316 and 318A Lenah Valley Road.
Representors are concerned that there will be an increase in
traffic along Lenah Valley Road, and some question whether the
road has capacity for these extra vehicles.
Representors are concerned that there will not be sufficient road
width for safe passing of vehicles, or for service vehicles. 
Several representors are concerned that the increased traffic
from the subdivision will result in decreased pedestrian and
bicycle safety along Lenah Valley Road. 


 
Roads:


Several representors are concerned that the proposed road
width is not sufficient to provide for onstreet car parking for
visitors to the lots.
One representor has requested traffic calming measures to be
installed in Lenah Valley Road to protect vulnerable road users
and to provide opportunities for them to cross the road.
One representor has requested that a bike / walking track be
installed along Lenah Valley Road to enable a safe passage for
cyclists and pedestrians commuting along the road.
One representor has requested that street trees be included in
the new road to offset those removed for the development, and
to assist in passive cooling and aesthetics for the subdivision.
One representor has requested a hold line, and stop sign at the
junction of the new road and Lenah Valley Road, as well as
mirrors to assist drivers to see oncoming traffic. 
One representor is not happy with the location of the proposed
road, and has requested that access be granted through
Ancanthe Drive instead.
One representor has indicated that the height of the retaining
walls necessary to enable the culdesac construction are
excessive and will have a negative impact on the amenity of the
created and surrounding existing properties.
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One representor has requested that the speed limit of Lenah
Valley Road be reduced to improve the safety and amenity for
users other than those in cars.  They have suggested that this
will make the road safer for walkers, riders and native animals.
Several representors have requested that changes, such as
removing car parking, and decreasing the speed limit, be made
to Lenah Valley Road to improve the safety for pedestrians and
cyclists.


 
Number / Size of Lots:


Representors are concerned that there are too many lots
proposed, given the location and topography of the site.
A number of representors are concerned that the size of the
proposed lots will result in multiple dwellings on the lots.  Given
the number of lots, they are unhappy with the potential number of
dwellings that can be created in the subdivision, and have
asked that the number of dwellings per lot be restricted to only
one. 
Representors are concerned that the gradients of the proposed
lots will result in poor designs for future dwellings. 


 
Vegetation / Habitat Removal:


Representors are disappointed by the vegetation removal
required to facilitate this subdivision and future lot
development.  
Representors are concerned that there will be a loss of habitat
for birds that live in the area, such as the cockatoos, rosellas,
pardalotes, eagles, and magpies. 
Representors are concerned that there will be a loss of habitat
for the native animals that live in the area, such as wallabies,
pademelons, potoroos, bettongs, bandicoots, quolls, echidnas,
wombats and Tasmanian devils.
One representor is concerned that the increased vehicles on the
road will result in an increase in wildlife deaths on Lenah Valley
Road.
One representor has asked why the trees are being allowed to
be removed from the site, and the road be created too narrow to
retain the existing trees or plant replacements when Council is
in the process of seeking suggestions for locations for the
planting of new trees in public spaces, such as road reserves.
Several representors are disappointed that a large eucalypt tree
will be removed to allow for the road access between 316 and
318 Lenah Valley Road.
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Neighbourhood Character:
Representors are concerned that the area is characterised by
'houses in bushland setting' and the proposed subdivision will
detract from this.
Representors are concerned that the natural ambience of the
area will be lost as a result of the proposed additional lots and
their subsequent future development.
Representors are concerned that the density of the subdivision
is out of character with the surrounding lots.
Several representors have commented that the largely vacant 
bush land directly behind the strip of houses along Lenah Valley
Road is a significant component of the character of the
neighbourhood, and will be lost through the creation of the
proposed lots.
One representor is concerned that the change from a vegetated
hillside to one with additional housing will have a negative
impact on the character and amenity of the area for both
residents and visitors.
One representor has indicated a long standing pattern of
development around Hobart whereby ridgelines are not built
upon to preserve the skylines of areas.  The representor has
indicated the belief that the proposal will result in construction of
new dwelling on the ridgeline, altering the character and amenity
of the area for existing residents and visitors.
Several representors have indicated that the lack of a character
statement for the area in the planning scheme does not negate
the character of the area. As such, the representors feel that the
proposal is out of character with the area, and as such should
not be supported. 


 
Bushfire Management:


Several representors are concerned that the water pressure to
the site is not sufficient for bushfire fighting purposes, as per the
bushfire hazard management plan.
Representors are concerned that there is not an appropriate
means of evacuation from the site in the event of a bushfire.


 
Stormwater:


Representors are concerned that the extent of hardstand
resulting from the proposal will cause harm to the New Town
Rivulet.
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Several representors are concerned that there is no water
sensitive urban design proposed for the proposed road.
Several representors are concerned that the increase in
overland flow from the new hardstand areas will cause water to
flow through their property and into their house, causing
damage.
Several representors are concerned that the proposed increase
in stormwater disposal into the New Town Rivulet will cause
harm to the ecosystem within the rivulet.


Noise:
Representors are concerned that the topography of the area (in
a valley) will result in an unreasonable increase in noise for
existing residents, both during construction and from the
increased density of dwellings in the created lots.
One representor has requested advanced warning of any noisy
works that will occur during the construction of the subdivision to
assist surrounding residents in planning their time around
disturbance.
One representor has complained that the state government,
through the Environmental Management and Pollution Control
Act 1993, fails to adequately consider the impacts of noise on
neighbourhoods by allowing for extensive noise Monday to
Friday through the day.


Precedent:
A number of representors are concerned that the proposal will
set a precedent for more high density residential development
in the area.


Privacy:
Representors are concerned that the increased dwelling density
in that location will result in a loss of privacy for existing
dwellings.


 
Public Open Space:


Representors are concerned that there is no provision of
communal / park spaces for residents.  They have indicated that
this will result in a loss of community spirit.


 
Excavation / Construction:
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Several representors are concerned that the excavation
necessary for the road and future dwelling development of the
lot will cause damage to existing dwellings in the area due to the
material to be excavated.
Representors are concerned that the subdivision, and then the
subsequent development of the lots, will result in them living in a
construction site, with associated noise, dust and vibration for
many years into the future.
Several representors have requested that the developer
undertake pre and post subdivision development assessments
of the nearby dwellings to ensure that there is no damage to
their structural integrity, and if there is, that the subdivider
repairs the damage, not the individual home owner.
One representor has asked that Council impose conditions in
any approval to require the use of only electric powered
machinery during the construction phase, rather than petrol or
diesel powered machinery.  They have also requested that
conditions be placed on the created lots allowing only for pre
fabricated dwellings, so as to reduce the construction time for
each future dwelling and therefore, the noise impost on the
surrounding properties.


 
Zoning:


One representor has indicated that they bought their property
with the understanding that the application site was rural zoned. 
They have asked when this was changed and why they were not
consulted.
One representor has expressed disappointment at the process
undertaken to zone the application site General Residential. 
They have suggested that the officer was unduly hasty in
changing the zone of the site, and in so doing, failed to consider
the character of the area.


 
Planning Scheme:


Representors have questioned why there is no character
statement in the planning scheme for this area of Lenah Valley.
One representor has indicated that the proposal does not meet
Planning Scheme requirements for subdivision.


 
Developer:
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One representor is concerned that the developer for this
development is the same as a developer for a nearby site.  The
representor has indicated dissatisfaction with their interactions
with the developer in the past and is concerned that future
interactions will not be any different.


 
Notification:


One representor has indicated that the site notices were not
adequate, and that a site notice was observed on the ground at
the entrance to the application site.
One representor has suggested procedural bias in the
notification process.  The representor has suggested that 14
days is not sufficient time to respond to a large subdivision,
particularly given the time the applicant has likely put into
preparing the application.
One representor has suggested that the notification process
should extend to all people who might have an interest in the
proposal, rather than following the statutory process of notifying
only owners and occupants of adjoining properties.


 
Heritage:


Several representors are concerned that this proposal is not in
keeping with the vision Lady Jane Franklin had for the area, and
does not respect the heritage values of Ancanthe Park.


 
Application Documentation:


One represenor is aggrieved that the application documentation
is so detailed and does not include an executive summary for
any interested parties to rely upon to better understand the
proposal.


 
Public Interest:


One representor is concerned that they have been unable to
identify a public interest test in the assessment of the proposal,
and feels that the onus of proof is therefore resting with
representors should they feel that the proposal is inappropriate.
One representor is concerned that Council will not enforce its
policies, and where they are breached, will not follow due
compliance processes requiring the developer to correct their
breach of the regulations.   As compliance with permits cannot
be guaranteed, the representor has indicated that Council
should refuse the application.
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Alternate Design:


One representor has provided a potential alternate design for
the proposed subdivision, which reduces the number of lots to
eighteen.  The representor has suggested that their amended
proposal will result in less vegetation loss, provision of some
public open space, and less cut, fill, and retaining walls for the
proposed road.


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 General Residential Zone of the Hobart Interim


Planning Scheme 2015. (The new stormwater main proposed between 306A
Lenah Valley Road and New Town Rivulet is on land in the Open Space Zone.)


   
6.3 The existing use is a single dwelling on a large lot, which is a no permit required


use in the zone. The use is not proposed to change, and the lots are for residential
use. 


6.4 The proposal has been assessed against: 
   
  6.4.1 Part D  10 General Residential Zone
     
  6.4.2 Part D  19 Open Space Zone
     
  6.4.3 Part E  E1.0 Bushfire Prone Areas Code
     
  6.4.4 Part E  E5.0 Road and Railway Assets Code
     
  6.4.5 Part E  E6.0 Parking and Access Code
     
  6.4.6 Part E  E7.0 Stormwater Management Code
     
  6.4.7 Part E  E11.0 Waterway and Coastal Protection Code
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  6.4.8 Part E  E15.0 Inundation Prone Areas Code


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


   
  6.5.1 General Residential Zone Development Standards for Subdivision:


Lot Design  Clauses 10.6.1 P2, P4 and P5
Roads  Clause 10.6.2 P1
Ways and Public Open Space  Clause 10.6.3 P1
Services  Clauses 10.6.4 P4 and P5


     
  6.5.2 BushfireProne Areas Code:


Subdivision: Public and Fire Fighting Access  Clause E1.6.2 P1
     
  6.5.3 Parking and Access Code: 


Sight Distances at Accesses, Junctions and Level Crossings  clause
E5.6.4 P1
Design of Vehicular Access  Clause E6.7.2 P1


     
  6.5.4 Stormwater Management Code:  


Stormwater Drainage and Disposal  clause E7.7.1 P2
     
  6.5.5 Waterway and Coastal Protection Code: 


Buildings and Works  Clause E11.7.1 P1
     
6.6 Each performance criterion is assessed below. 


6.7 Lot Design  Part D 10.6.1 P2
   
  6.7.1 The acceptable solution at clause 10.6.1 A2 requires the average slope of


created lots to be no more than 1 in 5, and requires subdivision proposals
not to include land that is covered by Codes.


     
6.7.2 The proposal includes lots 112 and 1721 with an average slope greater


than 1 in 5. The proposal also includes land that is affected by the Bushfire
Prone Areas Code, the Road and Railway Assets Code, the Parking and
Access Code, the Stormwater Management Code, the Waterways and
Coastal Protection Code and the Inundation Prone Areas Code.
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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 10.6.1 P2 provides as follows:
     
    The design of each lot must contain a building area able to satisfy


all of the following:


(a) be reasonably capable of accommodating residential use and
development;


(b) meets any applicable standards in codes in this planning
scheme;


(c) enables future development to achieve maximum solar
access, given the slope and aspect of the land;


(d) minimises the need for earth works, retaining walls, and fill and
excavation associated with future development;


(e) provides for sufficient useable area on the lot for both of the
following;
(i) onsite parking and manoeuvring;
(ii) adequate private open space.


     
6.7.5 All lots are of a size that it is reasonably possible to design a dwelling to


provide for residential use and development.
     
  6.7.6 All lots are capable of satisfying the relevant standards of the Codes


applicable to the parent title. Where the proposal relies on performance
criteria to satisfy a Code, the assessment is provided below at
paragraphs 6.14 to 6.17. 


     
  6.7.7 The application site is generally a north facing slope, and all lots have


been demonstrated to provide a 10m by 15m building envelope with the
long side facing in a northerly direction.  As such the lots are all capable of
achieving maximum solar access.


     
  6.7.8 The lots are of sufficient size, ranging from 750m2 to 1837m2, to enable


the construction of dwellings with minimal earthworks, retaining walls and
the like, beyond those proposed for the construction of the road. 
Driveway and car parking access can be achieved with minimal
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disturbance on most of the lots, noting that individual designs of future
developments on the lots will vary.  


     
  6.7.9 The land area for all lots is sufficient to enable onsite parking, as well as


adequate private open space for the use of the future occupants.
     


6.7.10 The proposal complies with the performance criterion.


6.8 Lot Design  Part D 10.6.1 P4
   
  6.8.1 The acceptable solution at clause 10.6.1 A4 requires no proposed lot to


be an internal lot.
     


6.8.2 The proposal includes three internal lots. 
     


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 10.6.1 P4 provides as follows:
     
    An internal lot must satisfy all of the following:


(a) the lot gains access from a road existing prior to the planning
scheme coming into effect, unless site constraints make an
internal lot configuration the only reasonable option to efficiently
utilise land;


(b) it is not reasonably possible to provide a new road to create a
standard frontage lot;


(c) the lot constitutes the only reasonable way to subdivide the rear
of an existing lot;


(d) the lot will contribute to the more efficient utilisation of
residential land and infrastructure;


(e) the amenity of neighbouring land is unlikely to be
unreasonably affected by subsequent development and use;


(f) the lot has access to a road via an access strip, which is part of
the lot, or a rightofway, with a width of no less than 3.6m;


(g) passing bays are provided at appropriate distances to service
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the likely future use of the lot;


(h) the access strip is adjacent to or combined with no more than
three other internal lot access strips and it is not appropriate to
provide access via a public road;


(i) a sealed driveway is provided on the access strip prior to the
sealing of the final plan.


(j) the lot addresses and provides for passive surveillance of
public open space and public rights of way if it fronts such public
spaces.


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


who has advised that: 
     
    It is not reasonably possible to provide a new road to service this


land without being internal lots and it is the only reasonable way to
subdivide the rear of an existing lot, and this will result in the more
efficient utilisation of residential land. 
The lots have access via an access strip of at least 3.6m in width
which has passing bays and is proposed to be sealed.


     
  6.8.6 The three internal lots, lots 1, 2 and 3, are not considered likely to have an


unacceptable impact on neighbouring residential land. Lot 2 will be
setback from its northern neighbours which front Lenah Valley Road. Lot 3
is set behind lot 2 and backs onto a large piece of land (332 Lenah Valley
Road), which has an existing dwelling sited well away from the proposed
lot. Lot 1 is relatively large, and the indicative building area is sited away
from its northern and western neighbours. 


     
6.8.7 The proposal complies with the performance criterion.


6.9 Lot Design  Part D 10.6.1 P5
   
  6.9.1 The acceptable solution at clause 10.6.1 A5 requires subdivisions to be


no greater than three lots.
     


6.9.2 The proposal includes a subdivision resulting in 21 lots. 
     


6.9.3 The proposal does not comply with the acceptable solution; therefore
assessment against the performance criterion is relied on. 
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  6.9.4 The performance criterion at clause 10.6.1 P5 provides as follows:
     
    Arrangement and provision of lots must satisfy all of the following;


(a) have regard to providing a higher net density of dwellings
along;
(i) public transport corridors;
(ii) adjoining or opposite public open space, except where the
public open space presents a hazard risk such as bushfire;
(iii) within 200m of business zones and local shops;


(b) will not compromise the future subdivision of the entirety of the
parent lot to the densities envisaged for the zone;


(c) staging, if any, provides for the efficient and ordered provision
of new infrastructure;


(d) opportunity is optimised for passive surveillance between
future residential development on the lots and public spaces;


(e) is consistent with any applicable Local Area Objectives or
Desired Future.


     
6.9.5 The junction of the proposed new road with Lenah Valley Road is


approximately 470m from the nearest bus stop, at the eastern entrance to
Ancanthe Park.  It is almost directly opposite the access to the New Town
Rivulet between 313 and 317 Lenah Valley Road, and it is approximately
150m from the western entrance to Ancanthe Park.  As such, it is
considered that the proposed new subdivision has reasonable proximity
to recreational and public transport facilities to support the resultant
increase in density. It is noted that the nearest local shops are some
distance away at the corner of Creek and Augusta Roads.  


     
  6.9.6 The proposal represents complete subdivision of the parent title, and as


such does not fetter the future development of the land. The size of the lots
proposed meet the permitted lot sizes, and as such it is reasonable to
conclude that the density of the subdivision accords with the density
envisaged by the planning scheme for the site. 


     
  6.9.7 The proposed staging will include all servicing and infrastructure


necessary for each of the two stages at the appropriate time.  It will also
enable adjacent properties to connect into the new infrastructure, should
this prove more efficient for their use and development.


Page: 16 of 57







     
  6.9.8 There are no public spaces provided in, or directly adjacent to the


application site and as such this clause is not applicable.
     
  6.9.9 There are no Local Area Objectives or Desired Future Character


Statements for the General Residential Zone.
     


6.9.10 The proposal complies with the performance criterion.


6.10 Roads  Part D 10.6.2 P1
   
  6.10.1 The acceptable solution at clause 10.6.2 A1 requires subdivision not to


include the creation of new roads.
     


6.10.2 The proposal includes a new road. 
     


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 10.6.2 P1 provides as follows:
     
    The arrangement and construction of roads within a subdivision


must satisfy all of the following:


(a) the route and standard of roads accords with any relevant road
network plan adopted by the Planning Authority;


(b) the appropriate and reasonable future subdivision of the
entirety of any balance lot is not compromised;


(c) the future subdivision of any neighbouring or nearby land with
subdivision potential is facilitated through the provision of
connector roads and pedestrian paths, where appropriate, to
common boundaries;


(d) an acceptable level of access, safety, convenience and
legibility is provided through a consistent road function hierarchy;


(e) culdesac and other terminated roads are not created, or their
use in road layout design is kept to an absolute minimum;


(f) connectivity with the neighbourhood road network is maximised;
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(g) the travel distance between key destinations such as shops
and services is minimised;


(h) walking, cycling and the efficient movement of public transport
is facilitated;


(i) provision is made for bicycle infrastructure on new arterial and
collector roads in accordance with Austroads Guide to Road
Design Part 6A;


(j) any adjacent existing grid pattern of streets is extended, where
there are no significant topographical constraints.


     
6.10.5 The proposal has been assessed by Council's Senior Development


Engineer, who has advised that a culdesac is the only feasible way to
subdivide the application site, and as this is what is proposed, the
proposal is supported.  Although zoned Environmental Living under
the Hobart Interim Planning Scheme 2015, potential future road access
to the land to the south is also facilitated by the proposed road design.


     
6.10.6 The proposal complies with with the performance criterion.


6.11 Ways and Public Open Space  Part D 10.6.3 P1
   
  6.11.1 There is no acceptable solution at clause 10.6.3 A1.
     


6.11.2 The proposal includes no public open space provision. 
     


6.11.3 There is no acceptable solution; therefore assessment against the
performance criterion is relied on. 


     
  6.11.4 The performance criterion at clause 10.6.3 P1 provides as follows:
     
    The arrangement of ways and public open space within a


subdivision must satisfy all of the following:


(a) connections with any adjoining ways are provided through the
provision of ways to the common boundary, as appropriate;


(b) connections with any neighbouring land with subdivision
potential is provided through the provision of ways to the common
boundary, as appropriate;
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(c) connections with the neighbourhood road network are provided
through the provision of ways to those roads, as appropriate;


(d) convenient access to local shops, community facilities, public
open space and public transport routes is provided;


(e) new ways are designed so that adequate passive surveillance
will be provided from development on neighbouring land and
public roads as appropriate;


(f) provides for a legible movement network;


(g) the route of new ways has regard to any pedestrian & cycle way
or public open space plan adopted by the Planning Authority;


(h) Public Open Space must be provided as land or cash in lieu, in
accordance with the relevant Council policy.


(i) new ways or extensions to existing ways must be designed to
minimise opportunities for entrapment or other criminal behaviour
including, but not limited to, having regard to the following:
(i) the width of the way;
(ii) the length of the way;
(iii) landscaping within the way;
(iv) lighting;
(v) provision of opportunities for 'loitering';
(vi) the shape of the way (avoiding bends, corners or other
opportunities for concealment).


     
6.11.5 The proposal has been assessed by Council's Parks Planner, who has


advised that there is no requirement for a land contribution for public open
space in this subdivision, but that a cash contribution in lieu of land would
be more beneficial to Council to enable improvements to the public open
space networks in the area.


     
6.11.6 The proposal complies with the performance criterion.


6.12 Services  Part D 10.6.4 P4
   
  6.12.1 The acceptable solution at clause 10.6.4 A4 requires subdivisions not to


include new roads.
     


6.12.2 The proposal includes a new road. 
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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 10.6.4 P4 provides as follows:
     
    The subdivision provides for the installation of fibre ready facilities


(pit and pipe that can hold optical fibre line) and the underground
provision of electricity supply.


     
6.12.5 The proposal has been assessed by Council's Senior Development


Engineer, who has advised that there is adequate road reservation width
to enable the services to be located below ground, and as such a
condition has been included in the recommendation requiring this.


     
6.12.6 The proposal complies with the performance criterion.


6.13 Services  Part D 10.6.4 P5
   
  6.13.1 The acceptable solution at clause 10.6.4 A5 requires each lot to have a


frontage to a road with a minimum width of 15m.
     


6.13.2 The proposal includes lots fronting a road with a reservation width ranging
between 12m and 15m. 


     
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 10.6.4 P5 provides as follows:
     
    Each lot must front a road which has adequate width to provide


access for refuse vehicles, emergency services vehicles and the
future construction and maintenance of streets and to facilitate the
construction and maintenance of public and private service
infrastructure.


     
6.13.5 The proposal has been assessed by Council's Senior Development


Engineer who has advised that:


The applicant wishes to construct a subdivision on a large rear lot off of
Lenah Valley Road which is quite steep and gains access from Lenah
Valley Road via a narrow access strip which is slightly substandard for
today's requirements for a highway reservation. It is noted that this width
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met the highway reservation width required at the time that three lots were
subdivided from it a number of years ago and on this basis Council Road
Engineers are supportive of a slightly narrower highway reservation than
normally allowed.


     
  Further, the proposal is supported under performance criteria on the


provision that no car parking will be allowed in the narrow section of the
road to ensure that there is adequate access for emergency and service
vehicles to access the lots within the subdivision, and that future
maintenance and servicing of infrastructure can be accommodated within
the 12m reservation width in this circumstance.


     
  6.13.6 The Senior Development Engineer also advises:


Representors were concerned that the narrow road width proposed will
not provide for visitor parking on the proposed road. The design has been
reviewed with this in mind, and it is not recommended that parking is
provided on the initial part of the proposed road due to the gradient, and
this will be conditioned to be no parking. As such, the width is not a
concern for onstreet parking. Onstreet parking can be achieved further
into the culdesac where there is (1) greater width and (2) flatter road
profile conducive for parking.


     
6.13.7 The proposal complies with the performance criterion.


6.14 Subdivision: Public and Fire Fighting Access  Part E E1.6.2 P1 
   
  6.14.1 The acceptable solution at clause E1.6.2 A1 requires subdivision design


to be either in accordance with specified standards or approved by the
Tasmanian Fire Service, or a suitably qualified and accredited person.


     
6.14.2 The proposal includes a design that fails to meet the standards for culde


sac radius. 
     


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 E1.6.2 P1 provides as follows:
     
    A proposed plan of subdivision shows access and egress for


residents, firefighting vehicles and emergency service personnel
to enable protection from bushfires, having regard to:
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(a) appropriate design measures, including:
(i) two way traffic;
(ii) all weather surfaces;
(iii) height and width of any vegetation clearances;
(iv) load capacity;
(v) provision of passing bays;
(vi) traffic control devices;
(vii) geometry, alignment and slope of roads, tracks and trails;
(viii) use of through roads to provide for connectivity;
(ix) limits on the length of culdesacs and deadend roads;
(x) provision of turning areas;
(xi) provision for parking areas;
(xii) perimeter access; and
(xiii) fire trails;


(b) the provision of access to:
(i) bushfireprone vegetation to permit the undertaking of hazard
management works; and
(ii) fire fighting water supplies; and


(c) any advice from the TFS.
     


6.14.5 The proposal has been assessed by Council's Environmental
Development Planner, who has provided the following comment:


     
    With regard to E1.6.2 (public and fire fighting access), the


proposal does not comply with acceptable solution A1 because
the proposed road culdesac would not have the minimum outer
radius of 12m as specified in Table E1 of the Code. Instead, a 9m
radius carriageway together with mountable kerb and a trafficable
1.8m wide footpath is proposed to allow turning for fire trucks. The
Bushfire Hazard Management Plan (BHMP) also specifies that 'no
standing' markings be applied to the culdesac and traffic signs
and road furniture are at least 1m behind the footpath. All other
aspects of the proposed public road design comply with the
specifications in Table E1.


The related performance criterion, P1, states the following:


A proposed plan of subdivision shows access and egress for
residents, firefighting vehicles and emergency service personnel
to enable protection from bushfires, having regard to:
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(a) appropriate design measures, including:
(i) two way traffic;
(ii) all weather surfaces;
(iii) height and width of any vegetation clearances;
(iv) load capacity;
(v) provision of passing bays;
(vi) traffic control devices;
(vii) geometry, alignment and slope of roads, tracks and trails;
(viii) use of through roads to provide for connectivity;
(ix) limits on the length of culdesacs and deadend roads;
(x) provision of turning areas;
(xi) provision for parking areas;
(xii) perimeter access; and
(xiii) fire trails;


(b) the provision of access to:
(i) bushfireprone vegetation to permit the undertaking of hazard
management works; and
(ii) fire fighting water supplies; and


(c) any advice from the TFS.


The proposed public road and private accesses comply with all of
the specifications of Tables E1 and E2 (as per the acceptable
solution) except for the culdesac. Given the general compliance
with Tables E1 and E2, and the fact that the BHMP has been
certified by the TFS, the proposed public and private access
arrangements are deemed acceptable and compliant with the
performance criterion.


     
6.14.6 The proposal complies with the performance criterion.


6.15 Design of Vehicular Access  Part E E6.7.2 P1
   
  6.15.1 The acceptable solution at clause E6.7.2 A1 requires that the location,


sight distance, width and gradient of an access must be designed and
constructed to comply with section 3 – “Access Facilities to Offstreet
Parking Areas and Queuing Areas” of AS/NZS 2890.1:2004 Parking
Facilities Part 1: Offstreet car parking.


     
6.15.2 The proposal includes a range of access designs, as detailed below. 


     
6.15.3 The proposal does not comply with the acceptable solution; therefore
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assessment against the performance criterion is relied on. 
     
  6.15.4 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.
     


6.15.5 The proposal has been assessed by Council's Senior Development
Engineer, who has provided the following comments:


     
    The applicant has proposed different access arrangements for


different lots.


Lot 1, 2 & 4, and Lot 3 & 5:
Shared Access gradient does not comply with AS2890.1 across the
property boundary, but complies with Council adopted LGAT
Tasmanian Standard Drawings so supported under Performance
Criteria.
Likely to require vehicular barriers so condition for detailed design of
these.
Location and vehicular sight distances meet AS2890.1.
The pedestrian sight distances to the north of Lot 1, 2 & 4 Access do
not meet the Acceptable Solution due to the proximity of the access
to the boundary with 318A Lenah Valley Road. Given no footpath is
proposed on this side of the proposed ROAD1, sight distances are
not necessary and as such Council Senior Development Engineer
(SDE) supports approval without sight distance.
Pedestrian sight distances for Lot 3&5 access meet AS2890.1
The width of the accesses are proposed to be 6m wide. AS2890.1
stipulates 5.5m wide max for that class of access. Council SDE
supports a slightly wider access as it will mitigate conflict between
users even further.
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Lot 6, 7 & 13: 
Individual accesses have a gradient does not comply with AS2890.1
across the property boundary, but complies with Council adopted
LGAT Tasmanian Standard Drawings so supported under
Performance Criteria.
Likely to require vehicular barriers so condition for detailed design of
these.
Location, pedestrian and vehicular sight distances meet AS2890.1.


Lot 8, 9, 10, 11, 12: 
Does not propose access on to the lot and has demonstrated that a
slab on ground driveway is not feasible due to the gradient of the lot
and the presence of highway reservation retaining walls.
Applicant has demonstrated that a suspended parking area is
feasible but does not propose to construct this as part of the
development.
As no access is proposed, this does not meet the Acceptable
Solution for design, but is supported by Council SDE and Council
Roads Engineers on the basis that the design of the retaining wall /
vehicle barrier within the highway reservation provides a cutout
sections of retaining wall such that purchasers of the lots are able to
construct accesses off of the retaining wall in the future.
Pedestrian sight distances are a challenge when cutouts of retaining
walls are proposed. Council SDE supports the proposal for no
access subject to the cutouts being wide enough to support some
sight distances. Advice has been added to ENG R1 condition to this
effect.


Lot 14, 15, 16,, 17, 18, 19, 20 and 21:
Shared Access gradient does not comply with AS2890.1 across the
property boundary, but complies with Council adopted LGAT
Tasmanian Standard Drawings so supported under Performance
Criteria.
Location, pedestrian sight distances and vehicular sight distances
meet AS2890.1.


     
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 the design for


stormwater disposal from new development to include water sensitive
urban design principles for the treatment and disposal of stormwater.
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6.16.2 The proposal does not incorporate any water sensitive urban design


principals. 
     


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 E7.7.1 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 Council's Senior Development


Engineer, who has advised that the "Applicant proposes a mechanical
means of meeting the Performance Criteria P1, and have provided a
MUSIC model output that demonstrates the stormwater treatment
targets can be met".


     
6.16.6 The proposal complies with the performance criterion.


6.17 Buildings and Works within a Waterway and Coastal Protection Area  Part E
E11.7.1 P1


   
  6.17.1 The acceptable solution at clause E11.7.1 A1 requires all works to be


within a building area as designated on the certificate of title for lots
approved under the current planning scheme.


     
6.17.2 The proposal includes works on a lot that predates the current planning


scheme. 
     


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


     
  6.17.4 The performance criterion at clause E11.7.1 P1 provides as follows:
     
    Building and works within a Waterway and Coastal Protection Area


must satisfy all of the following:


(a) avoid or mitigate impact on natural values;
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(b) mitigate and manage adverse erosion, sedimentation and
runoff impacts on natural values;


(c) avoid or mitigate impacts on riparian or littoral vegetation;


(d) maintain natural streambank and streambed condition, (where
it exists);


(e) maintain instream natural habitat, such as fallen logs, bank
overhangs, rocks and trailing vegetation;


(f) avoid significantly impeding natural flow and drainage;


(g) maintain fish passage (where applicable);


(h) avoid landfilling of wetlands;


(i) works are undertaken generally in accordance with 'Wetlands
and Waterways Works Manual' (DPIWE, 2003) and “Tasmanian
Coastal Works Manual” (DPIPWE, Page and Thorp, 2010), and
the unnecessary use of machinery within watercourses or wetlands
is avoided.


     
6.17.5 The proposal has been assessed by Council's Environmental


Development Planner, who has provided the following comment:
     
    The proposed works within the Rivulet park are considered exempt


from the Code standards pursuant to exemption clause E11.4.1(c)
(ii), being within a public garden or park. However, approximately
10m of the proposed new stormwater main within the waterway
protection area would be located within the reserved road off
Lenah Valley Road where the exemption does not apply.


For the nonexempt works, the standards under clause E11.7.1
'Buildings and Works' apply. The proposal does not comply with
acceptable solution A1 as the works would not be within a building
area on a plan of subdivision approved under the Hobart Interim
Planning Scheme 2015. The related performance criterion, P1,
states the following:


Building and works within a Waterway and Coastal Protection Area
must satisfy all of the following:
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(a) avoid or mitigate impact on natural values;


(b) mitigate and manage adverse erosion, sedimentation and
runoff impacts on natural values;


(c) avoid or mitigate impacts on riparian or littoral vegetation;


(d) maintain natural streambank and streambed condition, (where
it exists);


(e) maintain instream natural habitat, such as fallen logs, bank
overhangs, rocks and trailing vegetation;


(f) avoid significantly impeding natural flow and drainage;


(g) maintain fish passage (where applicable);


(h) avoid landfilling of wetlands;


(i) works are undertaken generally in accordance with 'Wetlands
and Waterways Works Manual' (DPIWE, 2003) and “Tasmanian
Coastal Works Manual” (DPIPWE, Page and Thorp, 2010), and
the unnecessary use of machinery within watercourses or wetlands
is avoided.


The nonexempt works would be set back approximately 30m from
New Town Rivulet in a location that supports a gravel road and
pasture, with minimal natural values. Given the separation
distance from the Rivulet, erosion, sedimentation and runoff are
not expected to impact the natural values closer to the Rivulet.
There would be no impact upon riparian vegetation, streambank or
streambed condition, instream habitat, natural flow and drainage,
fish passage or wetlands. The works would comply with the
Wetlands and Waterways Works Manual which is more concerned
with instream and riparian works.


The proposal is considered compliant with the performance
criterion.


     
6.17.6 The proposal complies with the performance criterion.


7.  Discussion
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7.1 Planning approval  is sought for subdivision (21 lots) and associated
works, primarily on 306A Lenah Valley Road. 


   
7.2 The application was advertised and received thirty three (33) representations. The


representations raised concerns including Traffic, Number / Size of Lots,
Vegetation / Habitat Removal, Neighbourhood Character, Stormwater, Roads,
Bushfire Management, Noise, Precedent, Privacy, Public Open Space, Excavation
/ Construction, Zoning, Planning Scheme, Developer Behaviour, Notification,
Heritage, Application Documentation, Public Interest, Alternate Design.


   
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, Environmental Development Planner, Open Space
Planner, Cadastral Surveyor, Civil Engineer, and Manager Traffic Engineering. The
officers have raised no objection to the proposal, subject to conditions. 


   
7.5 The proposal is recommended for approval.


8.  Conclusion


8.1 The proposed subdivision (21 lots) and associated works at 269, 270A, 300 and
306A Lenah Valley Road, Lenah Valley, and adjacent road reservation 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 subdivision (21 lots) and associated works at 269, 270A, 300 and
306A Lenah Valley Road, Lenah Valley, and adjacent road reservation 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 PLN1882  269, 270A, 300, AND 306A
LENAH VALLEY ROAD LENAH VALLEY TAS 7008, AND ADJACENT ROAD
RESERVE  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 2018/00228HCC dated 20 Feb 2019 as attached to the permit. 


Reason for condition


To clarify the scope of the permit.


ENG sw1


All stormwater runoff from the proposed development (including but not
limited to: roofed areas, ag drains, retaining wall ag drains and impervious
surfaces such as roads, footpaths, driveways and paved areas) must be
drained to the Council’s stormwater infrastructure prior to sealing of the final
plan of survey for each stage. 
 
Advice: This condition permits the staging of the development into two stages, Stage
1 (Lot 16 & 21) and Stage 2 (Lot 720)


Reason for condition
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To ensure that stormwater from the site will be discharged to a suitable Council
approved outlet.


ENG sw2.1


A preconstruction CCTV recording of the Council stormwater main in Lenah
Valley Road adjacent to the proposed intersection, along with photos of any
drainage structures to be connected to or modified, must be submitted to
Council prior to the commencement of work.


The postconstruction CCTV will be relied upon to establish the extent of any
damage caused to the Council’s infrastructure during construction. In the
event that the owner/developer fails to provide to the Council preconstruction
CCTV video of the Council’s infrastructure, then any damage to the Council
infrastructure identified in the postconstruction CCTV will be deemed to be
the responsibility of the owner.


Reason for condition


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


ENG sw2.2


A postconstruction CCTV recording of the Council stormwater main in Lenah
Valley Road adjacent to the proposed intersection, along with photos of any
existing drainage structures connected to or modified as part of the
development, must be submitted to Council upon completion of all work.
 
The postconstruction CCTV & photos will be relied upon to establish the
extent of any damage caused to the Council’s infrastructure during
construction. In the event that the owner/developer fails to provide to Council
the preconstruction CCTV, then any damage to Council's infrastructure
identified in the postconstruction CCTV will be deemed to be the
responsibility of the owner.


Reason for condition


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


ENG sw3
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Construction of the proposed drainage must not adversely impact the
Newtown Rivulet.


A Construction Management Plan for works adjacent to the Rivulet must be
submitted and approved prior to commencement of works.  The plan must:
 


1.  Be prepared by a suitably qualified and experienced engineer.
2.  Detail the proposed construction methodology and identify all potential


risks to the Rivulet during construction including but not limited to
construction loading, traffic loading, excavation works, footing
construction, vibrations, undermining, flood, and environmental harm.


3.  Provide treatment measures to eliminate or otherwise mitigate to as low
as reasonably practicable all identified risks.


4.  Include a monitoring regime.
 
All work required by this condition must be undertaken in accordance with the
approved plan.
 
Advice:


This condition permits the staging of the development into two stages, Stage
1 (Lot 16 & 21) and Stage 2 (Lot 720). A single Construction Management
Plan may be submitted which covers both stages, or two plans submitted (one
for each stage) which address issues relevant to each stage.


Reason for condition


To ensure the protection of the Council’s hydraulic infrastructure. 


ENG sw4


The new storm water connections for each stage must be constructed, and all
redundant existing infrastructure/connections sealed and/or removed as
appropriate prior to sealing of the final plan of survey for the relevant stage.


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


1.  The location of the proposed connections.
2.  The size of the connections appropriate to satisfy the needs of the


development.
3.  Include longitudinal section(s)/levels with pipe size, class and grade


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


Advice: 
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.
This condition permits the staging of the development into two stages, Stage
1 (Lot 16 & 21) and Stage 2 (Lot 720)


Reason for condition 


To ensure the site is drained adequately.


ENG sw5


The new stormwater infrastructure must be designed and constructed for
each stage prior to sealing of the final plan of survey for the relevant stage. 


Engineering drawings must be submitted and approved, prior to
commencement of work for the relevant stage. The engineering drawings
must:


1.  Be certified by a qualified and experienced civil engineer.
2.  Include layout plans and longitudinal sections of the proposed


stormwater mains and associated infrastructure.  These should include,
but not be limited to: connections, flows, velocities, clearances, cover,
gradients, sizing, material, pipe class, easements and inspection
openings.


3.  Include all relevant calculations and catchment area plans.  The
stormwater system (including defined overland flow paths) must cater
for all 1% AEP flows as at 2100 (i.e including climate change loading)
from a fully developed catchment.  The main itself must be sized to
accommodate at least the 5% AEP flows from a fullydeveloped
catchment.


4.  Include provision for future development within the catchment to be
adequately and efficiently serviced, i.e via appropriate easements.


5.  Include clear, notated delineations between public and private
infrastructure.


6.  Be substantially in accordance with the LGAT drawings.
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7.  Include a construction management plan.


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


Advice: 
Once the engineered drawings have been approved the Council will issue a
condition endorsement (see general advice on how to obtain condition
endorsement).  Please note that once the condition endorsement has been
issued you will need to contact Council’s City Infrastructure Division to obtain
a Permit to Construct Public Infrastructure.
Please note that any stormwater main proposed as part of the 270A Lenah
Valley Road subdivision which is relied upon for this planning permit will need
to (a) have been handed over to Council as their asset prior to detailed design
of proposed stormwater mains associated with this planning permit being
approved, or (b) be included in the detailed design of proposed stormwater
mains associated with this planning permit.
This condition permits the staging of the development into two stages, Stage
1 (Lot 16 & 21) and Stage 2 (Lot 720)
 


Reason for condition 


To ensure Council’s hydraulic infrastructure meets acceptable standards.


ENG sw6


Overland flow paths for the 1% AEP as at 2100 (including climate change
loading) storm event must be maintained through the site such that flows are
wholly contained within the proposed road reserve and/or drainage
easements.  Plans certified by a suitably qualified and experienced engineer
must be submitted and approved prior to commencement of work.  The plans
must:


1.  Show the location and extent of overland flow paths including
supporting cross sections and flow calculations.


2.  Be designed to accommodate a storm with a 1% AEP plus climate
change loading.


3.  Demonstrate no diversion of the overland flows onto thirdparty
property unless wholly contained within an appropriately sized
easement.


All work required by this condition must be undertaken and maintained in
accordance with the approved design drawings. 
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Reason for condition


To ensure that the risks associated with inundation are adequately managed.


ENG sw7


Stormwater pretreatment for stormwater discharges from the development
must be installed prior to sealing of the final plan of survey for Stage 1.  The
stormwater treatment system must be designed to achieve the “Best Practice
Environmental Guidelines” stormwater quality (Victorian Stormwater
Committee, 1999) and be constructed in accordance with plans
and specifications to the satisfaction of the Council. 


A stormwater management plan and design must be submitted and approved,
prior to commencement of work on the site for Stage 1. The stormwater
management plan and design must:


1.  Be prepared by a suitably qualified person.
2.  Be sized to accommodate ultimate construction of the subdivision.
3.  Include detailed design of the proposed treatment train, including final


estimations of contaminant removal.
4.  Include a Stormwater Management Summary Plan that outlines the


obligations for future property owners to stormwater management.
5.  Include a Maintenance Plan which describes the operational and


maintenance requirements to 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 in accordance with the
approved plans.


Advice: 
Once the design and plan has been approved 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 
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To avoid the possible pollution of drainage systems and natural watercourses, and to
comply with relevant State legislation.


ENG tr1


Traffic management within the proposed roadway must be installed prior to
the commencement of the use. 


Traffic management design drawing(s) (including signage and line marking
plan), must be submitted and approved, prior to commencement of work for
each stage. The design drawing(s) must be in accordance with AS1742.2 2009,
AS1742.11 1999, IPWEA LGAT Tasmanian Standard Drawings and Subdivision
Guildelines 2013, or any other relevant standard.


All work required by this condition must be undertaken in accordance with the
approved traffic management design drawings.


Advice: 
Once the traffic management design drawings have been approved 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.
This condition permits the staging of the development into two stages, Stage
1 (Lot 16 & 21) and Stage 2 (Lot 720).
 


Reason for condition 


In the interests of user safety and the amenity of the occupiers of the development.


ENG tr2


A construction traffic and parking management plan must be implemented
prior to the commencement of work on the site (including demolition) for each
stage.


The construction traffic (including cars, public transport vehicles, service
vehicles, pedestrians and cyclists) and parking management plan must be
submitted and approved, prior to commencement work or any approval under
the Building Act 2016 (including demolition) for each stage. The construction
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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).
This condition permits the staging of the development into two stages, Stage
1 (Lot 16 & 21) and Stage 2 (Lot 720). A construction traffic management
plan may be submitted that covers both stages, or a separate plan for each
stage as required.
 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 2a


Prior to sealing of the final plan of subdivision, vehicular barriers compliant
with the Australian Standard AS/NZS1170.1:2002 must be installed to prevent
vehicles running off the edge of an access driveway or parking module
(parking spaces, aisles and manoeuvring area) where the drop from the edge
of the trafficable area to a lower level is 600mm or greater, and wheel stops
(kerb) must be installed for drops between 150mm and 600mm. Barriers must
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not limit the width of the driveway access or parking and turning areas
approved under the permit. 


Advice:
The Council does not consider a slope greater than 1 in 4 to constitute a lower
level as described in AS/NZS 2890.1:2004 Section 2.4.5.3. Slopes greater
than 1 in 4 will require a vehicular barrier or wheel stop.
Designers are advised to consult the National Construction Code 2016 to determine
if pedestrian handrails or safety barriers compliant with the NCC2016 are also
required in the parking module this area may be considered as a path of
access to a building.
Please note that any vehicular barriers, retaining walls or other building works
(private or public) are likely to require approval under the Building Act 2016.
This is an entirely separate process to any endorsement by Council for the
proposed works.
 


Reason for condition


To ensure the safety of users of the access driveway and parking module and
compliance with the standard.


ENG 2b


Prior to the issue of any approval under the Building Act 2016 or the
commencement of works on site (whichever occurs first) for the relevant
stage, a certified vehicle barrier design (including site plan with proposed
location(s) of installation for each lot access) prepared by a suitably qualified
engineer, compliant with Australian Standard AS/NZS1170.1:2002, must be
submitted to Council.


Advice:
If the development's building approval includes the need for a Building Permit
from Council, the applicant is advised to submit detailed design of vehicular
barrier as part of the Building Application.
If the development's building approval is covered under Notifiable Work the
applicant is advised to submit detailed design of vehicular barrier as a
condition endorsement of the planning permit condition. Once the certification
has been accepted, the Council will issue a condition endorsement (see
general advice on how to obtain condition endorsement).
Please note that any vehicular barriers, retaining walls or other building works
(private or public) are likely to require approval under the Building Act 2016.
This is an entirely separate process to any endorsement by Council for the
proposed works.
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Reason for condition


To ensure the safety of users of the access driveway and parking module and
compliance with the standard.


ENG 2c


Prior to the sealing of the final plan of subdivision for each stage, vehicular
barriers must be inspected by a qualified engineer and certification submitted
to the Council confirming that the installed vehicular barriers comply with the
certified design and Australian Standard AS/NZS1170.1:2002. 


Advice: 
Certification may be submitted to the Council as part of the Building Act 2016
approval process or via condition endorsement (see general advice on how to
obtain condition endorsement).
Please note that any vehicular barriers, retaining walls or other building works
(private or public) are likely to require approval under the Building Act 2016.
This is an entirely separate process to any endorsement by Council for the
proposed works.
This condition permits the staging of the development into two stages, Stage
1 (Lot 16 & 21) and Stage 2 (Lot 720).
 


Reason for condition


To ensure the safety of users of the access driveway and parking module and
compliance with the relevant standards.


ENG 3a


Prior to the sealing of the final plan of subdivision for each Stage, the access
and circulation roadways for Lot 1, 2 and 4, and Lot 3 and 5, and the access,
driveway and parking module for Lot 17 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 following
exception:


1.  Gradients within the highway reservation must comply with IPWEA
LGAT Tasmanian Standard Drawing TSDR09.


Advice: 
It is advised that designers consider the detailed design of the access and
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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.
Please note that any private plumbing works associated with the circulation
roadway, driveway or parking module will require plumbing approvals under
the Building Act 2016. This is separate to any endorsement of planning
conditions.
Please note that any vehicular barriers, retaining walls or other building works
(private or public) are likely to require approval under the Building Act 2016.
This is an entirely separate process to any endorsement by Council for the
proposed works.
The circulation roadway (driveway) must be constructed along the Right of
Way (access strip) to the lot proper as part of this condition.
This condition permits the staging of the development into two stages, Stage
1 (Lot 16 & 21) and Stage 2 (Lot 720).


Reason for condition


To ensure the safety of users of the access and parking module, and compliance with
the relevant Australian Standard.


ENG 3b


The access and circulation roadways design for Lot 1, 2 and 4, and Lot 3 and
5, and the access, driveway and parking module design for Lot 17 must be
submitted and approved, prior to the commencement of work on the relevant
stage.


The access driveway, circulation roadways, ramps and parking module
(parking spaces, aisles and manoeuvring area) design must:


1.  Be prepared and certified by a suitably qualified engineer.
2.  Be in accordance with the Australian Standard AS/NZS2890.1:2004


(except where permitted by Condition ENG 3a).
3.  Where the access design deviates from AS/NZS2890.1:2004 the


designer must demonstrate that the design will comply with IPWEA
LGAT TSD09v1.


4.  Show dimensions, levels, gradients, transitions, and other details as
Council deems necessary to satisfy the above requirement.


 
Advice: 


It is advised that designers consider the detailed design of the access and
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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.
Once the design has been approved, the Council will issue a condition
endorsement (see general advice on how to obtain condition endorsement).
This condition permits the staging of the development into two stages, Stage
1 (Lot 16 & 21) and Stage 2 (Lot 720).


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 / circulation roadway 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. 


Advice:
This condition permits the staging of the development into two stages, Stage
1 (Lot 16 & 21) and Stage 2 (Lot 720).
Please note that any private plumbing works associated with private driveway
and/or parking module will require plumbing approvals under the Building Act
2016. This is separate to any endorsement of planning conditions.
 


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 11


Prior to the sealing of the final plan of subdivision for the relevant Stage, the
proposed access to Lot 1, 2 and 4, Lot 3 and 5, and Lots 14 to 21 inclusive
must be designed and constructed in accordance with:


1.  LGAT Standard Drawing  Urban  TSDR09v1 – Urban Roads
Driveways and TSD R14v1 Type KC vehicular crossing.
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2.  LGAT Standard Drawing   Footpath  Urban Roads Footpaths TSDR11
v1.


3.  Or a Council City Infrastructure Division approved alternate design.


Advice:
Local Government Association (LGAT) Tasmanian Standard Drawings (TSD)
can be viewed electronically via the LGAT Website.
This condition permits the staging of the development into two stages, Stage
1 (Lot 16 & 21) and Stage 2 (Lot 720).


Reason for condition


In the interests of vehicle user safety and the amenity of the development.


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.


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.


ENG R1
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The subdivision must provide adequate services to meet future development.


Engineering drawings must be submitted and approved prior to
commencement of work on the site (for any stage). The engineering drawings
must:


1.  Be prepared and certified by a suitable qualified person and
experienced engineer.


2.  Be in accordance with LGAT Tasmanian Standard Drawings and
Subdivision Guidelines 2013 and include the following:


Road Infrastructure:


1.  Design driveway access onto the lots with gradients that comply with
AS2890 and LGAT drawings.


2.  Long and cross sections of the road, footpaths, walkways and
driveways onto each lot and concept landscaping plan.


3.  Clearly show that there is 2m behind the retaining wall either by road
reservation or embankment easement.


4.  Include designs of any excavation and/or any earthretaining structures
(e.g. embankments, cuttings, retaining walls) and associated structural
certificates for any structures.  


The design must:


1.  Be in accordance with AS4678, with a design life in accordance with
table 3.1 typical application major public infrastructure works.


2.  Take into account any additional surcharge loadings as required by
relevant Australian Standards.


3.  Take into account and reference accordingly any Geotechnical findings.
4.  Detail any mitigation measures required.
5.  The structure certificated and/or design should note accordingly the


above.
6.  Include design and certification of pedestrian and vehicle barriers in


accordance with the Department of State Growth Specifications
Guidelines and procedures, Australian/New Zealand Standard AS / NZS
1170.1 and/or  the (IPWEA) LGAT –Tasmanian Standard Drawings. 
Upon completion the barriers must be inspected by a qualified engineer
and a certification submitted to the Council, confirming that the installed
barriers comply with the above requirement.


7.  Be in accordance with the Department of State Growth Specifications
and all other relevant Standards, Guidelines and procedures.
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8.  Include a safe design of structures assessment in accordance with the
Safe Design of Structures Code of Practice (as adopted under section
274 of the Work Health and Safety Act 2012) and supply to the Council
any documentation from the norm for the ongoing maintenance and
replacement of any structures within the Highway Reservation.


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


Advice: 
Once the engineering construction drawings have been approved the Council
will issue a condition endorsement.
A minimum of 2m needs to be maintained behind the retaining wall for the
City to undertake maintenance of the wall.  Thus where the road reservation
distance between the wall and property boundary is less than 2m then an
embankment is required.  The other option is to adjust the road reservation to
align with the wall with a consistent 2m embankment easement behind it or
extend the road reservation to 2m behind the wall.
Please note that any vehicular barriers, retaining walls or other building works
(private or public) are likely to require approval under the Building Act 2016.
This is an entirely separate process to any endorsement by Council for the
proposed works.
Please note that Council Road Engineers are supportive of a staged
development, but that the detailed design for the entire proposed road is
required prior to commencement of stage 1 works. If staged, the applicant is
required to demonstrate how temporary turning area will operate once Stage 1
has had the final plan of subdivision sealed.
Construction joints for the retaining wall must be positioned to facilitate the
cutout of accesses to Lot 812. This will require the ability for a four (4) metre
section of wall to be removed in order to construct accesses to these lots
(including sight distance). The applicant is required to indicate the likely
location for the accesses and ensure construction joints marry up with the
accesses. As future purchasers may wish to construct accesses in alternate
locations the applicant is required to indicate how the retaining wall can be cut
and demonstrate how small sections of the wall will remain structurally
adequate as a vehicular barrier.
LGAT  guidelines and standards are available here.
 


Reason for condition


To ensure that the subdivision of land provides adequate services to meet the
projected needs of future development.
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ENG R3


Residential underground power and fibre ready facilities (pit and pipe that can
hold optical telecommunication fibre line) to each lot and street lighting must
be installed prior to the sealing of the final plan.


A street lighting design for all roads and footways must be submitted and
approved, prior to sealing of the final plan. The street lighting design must be:


1.  In accordance with AS/NZS 1158 series to the requirements of Tas
Network and Council.


2.  Include Tas Networks standard supplied poles and energyefficient road
light fittings.


3.  Be certified by a suitably qualified person.


All work required by this condition must be undertaken in accordance with the
approved street lighting design.


Advice:
Once the street lighting design has been approved the Council will issue a
condition endorsement (see general advice on how to obtain condition
endorsement).
Engineering approvals and inspections fees will apply and are required to be
paid prior to the issue of condition endorsement. Please refer to the general
advice for a link to the fees and charges.
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 that the subdivision of land provides adequate services to meet the
projected needs of future development.


ENG R4


Vehicle crash barriers with the proposed highway reservation compliant with
the Australian/New Zealand Standard AS / NZS 1170.1 and/or the (IPWEA)
LGAT – Tasmanian Standard Drawings must be installed prior to the sealing of
the final plan of subdivision for each stage.
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A certified design/report prepared by a suitably qualified engineer, to satisfy
the above requirements, must be provided to the Council prior to the
commencement of work.


All works, required by this condition must be undertaken in accordance with
certified design/report. Upon completion the barriers must be inspected by a
qualified engineer and a certification submitted to the Council, confirming that
the installed barriers comply with the above requirement.


Advice: 
Once the engineering construction drawings have been approved the Council
will issue a condition endorsement.
Separate to Council public infrastructure approval, approvals under the
Building Act 2016 will be required and completion documentation required
prior to Council taking ownership of this infrastructure.
This condition permits the staging of the development into two stages, Stage
1 (Lot 16 & 21) and Stage 2 (Lot 720). Vehicular barriers will be required for
the relevant stages.
 


Reason for condition


To ensure that the safety of users of the driveway/parking and compliance with the
standard.


ENG s1


Prior to the sealing of the final plan for Stage 2, private sewer, stormwater and
water services/connections are to be entirely separate to each lot and
contained entirely within the lots served.


The Developer must verify compliance of the separation of services by
supplying the Council with an asbuilt services plan, clearly indicating the
location and details of all relevant services, prior to the sealing of the final plan
for Stage 2.


The services plan must be accompanied by certification from a suitably
qualified person that any engineering work required by this permit has been
completed.


Advice:  
Any final plan submitted for sealing will not be processed unless it is
accompanied by documentation by a qualified person that clearly certifies
that this condition has been satisfied and that any work required by this
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condition has been completed.
A “qualified person” must be a Professional Engineer or Professional
Surveyor or other persons acceptable to Council.
Council's main concern are the existing services for the existing house and
how these will be abandoned or repurposed for use by Lot 17.


Reason for condition


To ensure that each lot is serviced separately.


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, addressing all areas of ground disturbance other than that within
Council's New Town Rivulet linear park, 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.


ENV 3
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The public road, private accesses and firefighting water supply system must
be designed and constructed in accordance with the prescriptions of the
bushfire report by Lark & Creese P/L dated December 2018 (document number
1663105) and the bushfire hazard management plan by Lark & Creese P/L
dated 12 December 2018 (document number 1633105), including:


1.  The culdesac carriageway must have a minimum outer radius of 9m;
2.  The culdesac must have a mountable kerb and 1.8m wide (minimum)


footpath with a minimum load rating of 20 tonnes;
3.  No signage or other road furniture is to be installed within the trafficable


turning area or within 1m of the back of the footpath; and
4.  No standing line markings must be installed within the culdesac.


Reason for condition


To reduce the risk to life and property, and the cost to the community, caused by
bushfires


ENV 4


Prior to sealing of the final plan, certification from a suitably qualified person
must be submitted confirming that the public road, constructed private
accesses and the firefighting water supply system have been designed and
constructed in accordance with the prescriptions of the bushfire report by
Lark & Creese P/L dated December 2018 (document number 1663105) and the
bushfire hazard management plan by Lark & Creese P/L dated 12 December
2018 (document number 1633105).


Reason for condition


To reduce the risk to life and property, and the cost to the community, caused by
bushfires


ENV 5


Compliance with the the prescriptions of the bushfire report by Lark & Creese
P/L dated December 2018 (document number 1663105) and the bushfire
hazard management plan by Lark & Creese P/L dated 12 December 2018
(document number 1633105) must be required via a Part 5 Agreement
pursuant to section 71 of the Land Use Planning and Approvals Act 1993. The
Agreement must be registered on the Titles of lots 1 to 21 at the time of issue.
The Agreement must require the BHMP to be implemented prior to occupation
of the first new habitable building on the lots, and to be maintained for the life
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of all habitable buildings on the lots. 


The Council will have its solicitors prepare the Agreement for signing by
property owner(s). The Council will then lodge the Agreement with the Lands
Titles Office. The cost of preparing the Agreement and registration with the
Land Titles Office is to be met by the Developer.  


Advice: Please contact Council’s Environmental Development Planner (6238 2715)
to initiate preparation of the Agreement when required.


Reason for condition


To reduce the risk to life and property, and the cost to the community, caused by
bushfires


OPS s1


The owner must pay a cash contribution to the Council for contribution to
public open space, prior to sealing of the final plan. 


The open space contribution is equal to 5% of the undeveloped value of Lots
1 to 21, excluding Lot 17, comprised in the Subdivision Proposal Plan:
Proposed Lot Layout: Ref 9446 Rev F, Dated 24/5/2018, in lieu of the provision
of public open space within the subdivision. 


Advice: The value is to be determined by a registered valuer commissioned by the
Council at the developer's cost.To initiate the valuation process please contact the
Council's Development Appraisal Planner (6238 2715). 


Reason for condition


Approval of the subdivision will create further demand upon Hobart's public open
space system. The funds obtained will be used for future expenditure on the purchase
or improvement of land for public open space in Hobart.


OPS s2


All works within New Town Rivulet Linear Park must be undertaken in
accordance with an Environmental Management and Communications Plan,
prepared by the developer to the satisfaction of the Director Parks and City
Amenity. This plan must be in accordance with the Recommendations in the
Lark & Creese Flora Assessment Proposed Stormwater Outlet  New Town
Rivulet Linear Park, Lenah Valley dated 6th December 2018.
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Advice: a template for the Environmental Management and Communications Plan
can be provided by the Open Space Planning Team (6238 2488). This plan must be
made specific for the stormwater outfall works that will occur within the reserve.


Reason for condition


The new stormwater outfall will be located in a public reserve in a sensitive
environment. Works must be planned so that environmental impacts can be minimised,
public safety is ensured and the site is rehabilitated on completion of works.


OPS s3


A landscaping plan detailing the planting of street trees within the approved
road reservation must be submitted and approved by the Council’s Director
City Amenity prior to the sealing of the final plan of subdivision for Stage 1.


The Landscaping Plan must include:
Street trees planted within the road reservation on a 1 tree per new lot
basis;
The species and size at planting of each tree to the satisfaction of the
Council's Director City Amenity;
The location of footpaths, crossovers, street lighting and any proposed
or existing underground infrastructure.


All trees and landscaping must be planted and installed in accordance with the
approved Landscaping Plan to the satisfaction of the Council's Director City
Amenity prior to commencement of use.  


Upon completion of planting of all street trees on the approved Landscaping
Plan, the subdivider must arrange for an Installation Inspection by the
Council.  Once all trees shown on the approved landscaping plan have been
planted in accordance with the approved plan to the satisfaction of the
Council's Director City Amenity, the Council will issue a statement confirming
satisfactory planting of all street trees.  


All street trees must then be watered and maintained in a healthy state by the
subdivider for a period of 2 years from the date of that statement.


Advice: For further information regarding satisfaction of this condition, and to
arrange an Installation Inspection by the Council, please liaise with the Council's
Program Leader Arboriculture and Nursery by phoning 6238 2807.


Reason for condition
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To ensure that the subdivision provides a high standard of residential amenity and
provides road reservations with shade and optimal environmental performance


OPS s4


Prior to the sealing of the final plan of subdivision for Stage 1, a bond to the
amount of $400.00 for every street tree on the Landscaping Plan approved in
accordance with condition OPS s3 must be paid to the Council.  


The bond will be released following a Final Inspection by the Council that
confirms to the satisfaction of the Council's Director City Amenity that all street
trees have been watered and maintained in a healthy state by the subdivider. 
The Final Inspection will be conducted by the Council's Director City Amenity
or their delegate, and must be conducted a minimum of 2 years from the
date the Council issued a statement confirming satisfactory planting of all
street trees in accordance with condition OPS s3. 
 
Advice: For further information regarding satisfaction of this condition, and to
arrange a Final Inspection by the Council, please liaise with the Council's Program
Leader Arboriculture and Nursery by phoning 6238 2807.


To ensure that the subdivision provides a high standard of residential amenity and
provides road reservations with shade and optimal environmental performance


SURV 1


The applicant must submit to the Council a copy of the surveyor’s survey
notes at the time of lodging the final plan.


Reason for Condition


To enable the Council to accurately update cadastral layers on the corporate
Geographic Information System.


SURV 3


The final plan and schedule of easements must be submitted and approved
under section 89 of the Local Government (Building & Miscellaneous
Provisions) Act 1993. 


The final plan and schedule of easements must provide easements to the
satisfaction of the Council:
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1.  Over any proposed or existing storm water, water or sewer mains
passing through the lots on the final plan, in favour of the Hobart City
Council and/orTasWater (minimum width of 2m, or 3m if they cover two
pipes).


2.  Over any existing or proposed private rights of way, drainage and/or
service easements in favour of the lots they are required to serve.


3.  Over any existing, proposed or required road embankments or road
batters in favour of the Hobart City Council.


Reason for Condition


To ensure that there are no impediments to the provision of public and private services
and access to the lots.


SURV 5


The proposed Road lot is to be transferred in fee simple to the Council at
nominal consideration. 


Prior to the sealing of the final plan an executed and stamp duty assessed
Land Titles Office transfer instrument, Partial Discharge of Mortgage
and completed Notice of Sale for the Road lot is to be forwarded to the Council
together with a cheque made payable to the Land Titles Office for the
associated Land Titles Office registration fees.


Reason for Condition


To ensure that title to the proposed Road lot issues in the Council.


SUB s1


The proposed stormwater main passing through Lot 1 on SP 175675 (No. 7
Ancanthe Road) must be located within the 2.00 wide Drainage Easement
adjacent to the western boundary of this property. Alternatively a wider
Drainage Easement containing the stormwater main over Lot 1 on SP 175675
is to be created on the final plan of survey to the satisfaction of the Council.


Reason for condition


To ensure that the stormwater main is contained within a drainage easement that is to
the favour of Hobart City Council.
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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.


It is strongly advised that the developer discuss plumbing and building approval
requirements for the proposed works under the Building Act 2016 with a building
surveyor, as these are separate approvals to planning condition endorsement. 
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BUILDING PERMIT


You may need building approval in accordance with the Building Act 2016. Click
here for more information.
Building approvals are separate to any condition endorsement of engineering planning
conditions.


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.


Plumbing approvals are separate to any condition endorsement of engineering
planning conditions.


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).


Obtaining a permit to construct public infrastructure does not preclude/negate the need
for plumbing or building approvals under the Building Act 2016. It is strongly advised to
consult an building surveyor to determine what approvals under the Building Act 2016
will be required.


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. 


ACCESS
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Designed in accordance with LGAT IPWEA – Tasmanian standard drawings. Click
here for more information. 


CROSS OVER CONSTRUCTION


The construction of the crossover can be undertaken by the Council or by a private
contractor, subject to Council approval of the design. Click here for more information. 


STORM WATER / ROADS / ACCESS


Services to be designed and constructed in accordance with the (IPWEA) LGAT –
standard drawings. Click here for more information. 


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.


PROTECTING THE ENVIRONMENT


In accordance with the Environmental Management and Pollution Control Act 1994,
local government has an obligation to "use its best endeavours to prevent or control
acts or omissions which cause or are capable of causing pollution." Click here for
more information. 


LEVEL 1 ACTIVITIES


The activity conducted at the property is an environmentally relevant activity and a
Level 1 Activity as defined under s.3 of the Environmental Management and Pollution
Control Act 1994. For further information on what your responsibilities are, click here. 


NOISE REGULATIONS


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


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. 
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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. 


COUNCIL RESERVES


This permit does not authorise any works on nearby Council land. Any act that causes,
or is likely to cause, damage to Council’s land may be in breach of Council’s Public
Spaces Bylaw and penalties may apply. A permit under this bylaw will be required for
the new stormwater outfall within New Town Rivulet Linear Park.You can apply here for
a permit. 


SUBDIVISION ADVICE


For information regarding standards and guidelines for subdivision works click here. 


All conditions imposed by this permit are in accordance with the Local Government
Building & Miscellaneous Provisions) Act 1993 and the Conveyancing and Law of
Property Act 1884.
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(Helen Ayers)
Development Appraisal 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.


 
(Ben Ikin) 
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.


Date of Report: 28 February 2019


Attachment(s):
 
Attachment B  CPC Agenda Documents
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29 July 2019       


 


Debbie Dunn 
C/- Rohan Probert 
Hobart City Council 
 


Dear Debbie 


Without Prejudice 


306A Lenah Valley Road: Response to Conciliation matters 28 May 2019 


I refer to our conciliation session in relation to the application for subdivision and respond to each 
of the matters that arose.  


 After careful consideration, unfortunately it has not been possible to accommodate all matters 
requested.  However, it is hoped that the parties will appreciate the genuine efforts and 
modifications that have now been included. 


Many of the changes go beyond matters relevant under the planning scheme and are offered in 
the spirit of conciliation. 


1. Consolidating and relocating the proposed ‘battleaxe’ access strips to Lots 1, 2 and 3 into 
one central ‘laneway’ (that wouldn’t be public road) located away from shared boundaries 
with downhill lots; 


Response 


The amended subdivision plan has rearranged lots 1 to 5 with a centralised access strip and 
reciprocal right of way.  This achieves the objective to locate the access away from the rear 
boundaries of properties to the north at 318A to 320 Lenah Valley Road. 


2. ‘Splitting’ Lot 1 into two to reduce its current size of 1837m2; 
 


Response 


The applicant did not agree as part of the conciliation session to spilt Lot 1 but rather investigate 
whether it was practical to relocate this larger multi-unit lot away from the common boundary 
with the neighbours.   


Under the amended subdivision plan attached, Lot 1 has been relocated away from the boundary 
with neighbouring residential lots at 318A to 320 Lenah Valley Road.   


3. Omitting Lot 12 and redistributing its area among other lots on the lower side of the 
proposed road; 
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Response 
The amended subdivision plan has deleted the former lot 12 and redistributed that area between 
the lots along the bottom side of the road at the eastern end of the subdivision.  This has 
increased the size of lots as follows: 
 


 Proposed Amended  
Lot 6 750m2 851m2 
Lot 7 804m2 887m2 
Lot 8 851m2 971m2 
Lot 9 851m2 963m2 
Lot 10 778m2 951m2 
Lot 11 757m2 974m2 


 
4. Relocating any larger lots so that they are located on the upper side of the parent title, away 


from downhill neighbouring lots; 


Response 


The amended subdivision plan relocates the two larger lots (Lot 1 of 1800m2 and Lot 16 of 1520m2 
that is to accommodate the existing dwelling).   


5. Checking the location of the existing Eucalyptus tree in the parent lot’s access strip (between 
316 and 318A Lenah Valley Road) to enable investigation of its potential retention, 
potentially with the assistance of tunnelling (rather than trenching) to lay services associated 
with the subdivision; 


Response 


The accompanying tree retention plan has been prepared following investigation of the physical 
requirements for installation of required road and service infrastructure.  Unfortunately, it is not 
possible to retain the requested tree in this location due the intervention required to install the 
road batter, sewer main and road formation with required clearances. 


6. Agreeing to Council imposing a condition on any planning permit issued requiring the 
submission of a Construction Management Plan that required the developer to adhere to 
practices that utilised construction methods that minimised damage to neighbouring land, 
vibration, dust, etc. 


Response 


The proponent agrees to an additional condition to be applied to the planning permit requiring 
submission of a construction and environmental management plan for the approval of Council’s 
Director City Planning prior to commencement of work.  It is suggested that the condition could 
be along the lines of the following: 


A construction management plan must be implemented throughout the construction works.  
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A construction management plan must be submitted and approved prior to the 
commencement of works. The plan must include but is not limited to the following: 


(a) Proposed hours of work (including volume and timing of heavy vehicles entering 
and leaving the site, and works undertaken on site); 
(b) Proposed hours of construction; 
(c) Identification of potentially noisy construction phases, such as operation of rock- 
breakers, or explosives and proposed means to minimise impact on the amenity of 
neighbouring buildings; 
(d) Control of dust and emissions during working hours; and 
(e) Procedures for washing down vehicles, to prevent soil and debris being carried onto 
the street. 
 
All work required by this condition must be undertaken in accordance with the approved 
plan.  
Advice: Once the plan has been approved the Council will issue a condition endorsement 
(see general advice on how to obtain condition endorsement).  
 
Reason for condition  
To ensure minimal impact on the amenity of adjoining properties during the construction 
period. 


 


7. Preparing a Tree Retention Plan that identified existing trees that could be retained on site 
during and until the end of the subdivision’s civil construction period (where the road and 
services for any approved subdivision were constructed), so that any subsequent purchaser 
of any resultant lots could see those trees and at least have the choice of whether to retain 
them or not (recognising that Council has no ability under the provisions of the Hobart 
Interim Planning Scheme 2015 to require such trees to be retained if subsequent owners 
choose to remove them from private lots); 


Response 


As the parties are aware, the trees are not subject to a Biodiversity or Scenic Protection Overlay 
under the Planning Scheme.  Nevertheless, the applicant understands that the parties were keen 
for tree removal to be minimised and therefore that trees that do not have to be removed to 
facilitate the construction of roads and services would ideally be retained.  The idea discussed at 
conciliation was that a future owner of each lot could then determine whether they would like to 
retain and work around the respective trees on their lots.   


The accompanying tree retention plan shows the trees to be removed at the construction phase 
for installation of the road formation, batters, accesses to lots and services.  The plan also 
includes removal of trees that are considered incompatible with future development and would 
be problematic to remove once the land is subdivided to smaller lots. 


On close consideration, the majority of the radiata pines are very large and incompatible with 
likely future development of the lots in terms of safety, overshadowing, and their physical size.  







 


4 
 


They would be significantly more difficult and expensive to remove once the lots are created and 
in separate ownership. 


Unfortunately, retention of these very large trees on a residential sized lot would be impractical 
to retain and will need to be removed. 


Native trees have been retained where practical. 


Further detail on proposed landscaping with the road reserve is discussed below under item 8. 


 


8. Preparing a Landscaping Plan detailing the planting of street trees and vegetation within the 
road reservation. 


Response 


The accompanying tree retention plan also shows areas within the road reservation that are 
considered suitable for low vegetation planting and other potential vegetation areas that would 
be suited to larger plantings.  It is considered that a detailed landscaping plan will be developed 
for the landscaped areas of the road reservation shown on the plan as a condition of approval 
prior to commencement of works.  The landscaping plan would have regard to the following 
advice provided by Council’s Roads and Parks sections: 


Council’s Roads section advice is that tree planting is: 


- preferred to be 1m clear distance from the back of kerb or footpath to facilitates less risk 
with future replacement of public infrastructure; 


- to be clear of street lighting to ensure mature canopy coverage does not impact adequate 
illumination of the footpath / pavement; 


- to be a min of 3m clear of driveway aprons to ensure no line of sight and potential root 
intrusion issues; 


- given the significantly sized retaining wall at the cul-de-sac and the higher volume of 
driveway aprons, only low level planting if any would be practical in this area.  


- There is also the issue of underground services in the southern naturestrip which would need 
to be considered in relation to the placement of any landscaping 


Council’s Parks section advice is that ideally a grass verge would be provided on the top side of 
the road and dense planting of shrubs on the lower side of the roads. 


Council’s arborist’s advice is that tree planting should be small native trees such as Callistemons 
or small growing eucalypts with care taken in the landscaping plan to detail the soil conditions. 


Conclusions 


The applicant appreciates the parties’ cooperative approach to the conciliation session and thanks 
Ms Debbie Dunn and Council for facilitating.  Although time consuming we consider that the 
process has been worthwhile particularly if the parties feel that their concerns have been heard 
and accommodated where possible. 
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Subject to the parties acceptance of this offer, the applicant would be willing on a without 
prejudice basis, to accept additional/ modified conditions on the permit to reflect the above 
amended subdivision proposal plan and the commitments in relation to preparation of a 
construction management plan and landscaping plan for the road reserve as outlined above. 


Yours sincerely 


 
Frazer Read 
Principal 
All Urban Planning Pty Ltd 
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This plan was prepared as a proposed subdivision to
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While all reasonable effort has been made to locate all visible above


ground services, there may be other services which were not located


during the field survey.


The title boundaries as shown on this plan were not marked at the time


of the survey and have been determined by existing title dimensions and


occupation (where available) only and not by field survey, and as a


result are considered approximate only. This plan should not be used for


building to boundary. or to prescribed set-backs, without further survey.
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site, a full site inspection should be completed by the relevant engineers.
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interrogated with a suitable CAD package. Spot heights of all features,
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layers, and can be displayed as required.
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NOTES:


The purpose of this plan is to depict the position of the existing house
and how it relates to the building envelope set out in the Hobart Interim
Planning Scheme 2015.  The model and dimensions are based on
accurately surveyed data, but the depiction is not to scale.  This plan
must not be used for any purpose other than as confirmation that the
existing building is situated inside the building envelope.
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SEARCH DATE : 15-Feb-2018
SEARCH TIME : 04.37 PM
 
 


DESCRIPTION OF LAND
 
  City of HOBART
  Lot 1 on Plan 162978
  Being the land described in Assent No. 51/6261
  Excepting thereout Lot 7 on S.P. No. 19955; Conv No. 53/5780 
  P617 D.O. & Lots 1-4 (SP162923) 2822m2
  Derivation : Part of 34A-0R-17Ps. Granted. to John Mezger.
  Prior CT 20169/1
 
 


SCHEDULE 1
 
  B934424  TRANSFER to STEVEN GREGORY GATH and PATRICIA MAY GORE 
           Registered 10-Apr-1996 at noon
 
 


SCHEDULE 2
 
  Reservations and conditions in the Crown Grant if any
  BURDENING EASEMENT: such Rights of Carriageway as has been 
           created by the respective conveyances of the lots on 
           Deeds Registry Plan No. 617 (also being shown as Plan 
           No. 15597 on the Diagram No. 20169) over the Roadways 
           shown on the said diagram and over  the Roads marked 
           A.B.C.D.E.F. and G.H.J.K. on Plan No. 162978
  B934421  MORTGAGE to Trust Bank   Registered 10-Apr-1996 at 12.
           01 PM
 
 


UNREGISTERED DEALINGS AND NOTATIONS 
 
  No unregistered dealings or other notations


SEARCH OF TORRENS TITLE


VOLUME


162978
FOLIO


1


EDITION


1
DATE OF ISSUE


03-Nov-2011


RESULT OF SEARCH
RECORDER OF TITLES


Issued Pursuant to the Land Titles Act 1980


Department of Primary Industries, Parks, Water and Environment www.thelist.tas.gov.au
Page 1 of 1







FOLIO PLAN
RECORDER OF TITLES


Issued Pursuant to the Land Titles Act 1980


Search Date: 15 Feb 2018 Search Time: 04:37 PM Volume Number: 162978 Revision Number: 01


Department of Primary Industries, Parks, Water and Environment www.thelist.tas.gov.au
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SEARCH DATE : 05-Oct-2018
SEARCH TIME : 05.56 PM
 
 


DESCRIPTION OF LAND
 
  City of HOBART
  Lot 28 on Plan 15597
  Being the land described in Conveyance No. 53/5780
  Derivation : Part of 34A-0R-17Ps. Gtd. to John Mezgar
  Prior CT 4652/75
 
 


SCHEDULE 1
 
  HOBART CITY COUNCIL
 
 


SCHEDULE 2
 
  Reservations and conditions in the Crown Grant if any
 
 


UNREGISTERED DEALINGS AND NOTATIONS 
 
  No unregistered dealings or other notations


SEARCH OF TORRENS TITLE


VOLUME


15597
FOLIO


28


EDITION


2
DATE OF ISSUE


30-Jun-2015


RESULT OF SEARCH
RECORDER OF TITLES


Issued Pursuant to the Land Titles Act 1980


Department of Primary Industries, Parks, Water and Environment www.thelist.tas.gov.au
Page 1 of 1
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Issued Pursuant to the Land Titles Act 1980


Search Date: 05 Oct 2018 Search Time: 05:57 PM Volume Number: 15597 Revision Number: 01
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SEARCH DATE : 05-Oct-2018
SEARCH TIME : 06.02 PM
 
 


DESCRIPTION OF LAND
 
  City of HOBART
  Lot 1 on Sealed Plan 175675
  Derivation : Part of 34A-0R-17P Granted to John Mezger
  Prior CT 172457/1
 
 


SCHEDULE 1
 
  E2189    TRANSFER to REDLANDS TRADING PTY LTD   Registered 
           06-Jan-2017 at noon
 
 


SCHEDULE 2
 
  Reservations and conditions in the Crown Grant if any
  SP175675 EASEMENTS in Schedule of Easements
  SP175675 COVENANTS in Schedule of Easements
  SP175675 FENCING PROVISION in Schedule of Easements
  SP175675 WATER SUPPLY RESTRICTION
  SP165008 & SP172457 COVENANTS in Schedule of Easements
  SP144655, SP153196, SP165008 & SP172457 FENCING PROVISION in 
           Schedule of Easements
  SP172457 SEWERAGE AND/OR DRAINAGE RESTRICTION
  SP144655 COUNCIL NOTIFICATION under Section 83(5) of the Local 
           Government (Building and Miscellaneous Provisions) 
           Act 1993.
  C663527  INSTRUMENT Creating Restrictive Covenants   
           Registered 07-Oct-2005 at noon
  E105522  MORTGAGE to National Australia Bank Limited   
           Registered 03-Nov-2017 at 12.01 PM
  E149830  AGREEMENT pursuant to Section 71 of the Land Use 
           Planning and Approvals Act 1993  Registered 
           10-Sep-2018 at noon
 
 


UNREGISTERED DEALINGS AND NOTATIONS 
 
  No unregistered dealings or other notations


SEARCH OF TORRENS TITLE


VOLUME
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FOLIO


1


EDITION


1
DATE OF ISSUE


10-Sep-2018


RESULT OF SEARCH
RECORDER OF TITLES


Issued Pursuant to the Land Titles Act 1980


Department of Primary Industries, Parks, Water and Environment www.thelist.tas.gov.au
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SEARCH DATE : 05-Oct-2018
SEARCH TIME : 06.03 PM
 
 


DESCRIPTION OF LAND
 
  City of HOBART
  Lot 100 on Sealed Plan 175675
  Derivation : Part of 34A-0R-17P Granted to John Mezger
  Prior CT 172457/1
 
 


SCHEDULE 1
 
  M692203  TRANSFER to HOBART CITY COUNCIL   Registered 
           10-Sep-2018 at 12.03 PM
 
 


SCHEDULE 2
 
  Reservations and conditions in the Crown Grant if any
  SP175675 EASEMENTS in Schedule of Easements
  SP175675 COVENANTS in Schedule of Easements
  SP175675 FENCING PROVISION in Schedule of Easements
  SP175675 WATER SUPPLY RESTRICTION
  SP165008 & SP172457 COVENANTS in Schedule of Easements
  SP144655, SP153196, SP165008 & SP172457 FENCING PROVISION in 
           Schedule of Easements
  SP172457 SEWERAGE AND/OR DRAINAGE RESTRICTION
  SP144655 COUNCIL NOTIFICATION under Section 83(5) of the Local 
           Government (Building and Miscellaneous Provisions) 
           Act 1993.
  C663527  INSTRUMENT Creating Restrictive Covenants   
           Registered 07-Oct-2005 at noon
 
 


UNREGISTERED DEALINGS AND NOTATIONS 
 
  No unregistered dealings or other notations


SEARCH OF TORRENS TITLE
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EDITION
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10-Sep-2018
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Issued Pursuant to the Land Titles Act 1980
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Cityo/HOBART


25 July 2018


Via Email:


Dear Tim


Site Address:


Enquiries to: Jill Hickie and Emily Burch
®: (03)62382887/2108


coh hobartcit -corn .au


5506975R; 620
DA-18-34755


EBJAH


tim@learyandcox. com


NOTICE OF LAND OWNER CONSENT TO
LODGE A PLANNING APPLICATION


269 Lenah Valley Road, Lenah Valley (New Town
Rivulet Linear Park) and Lenah Valley Road
Highway Reservation at 306A Lenah Valley Road


Description of Proposal:


Applicant Name:


PLN:


Stormwater infrastructure for 306A Lenah Valley
Road 21 Lot Subdivision within 269 Lenah Valley
Road and Lenah Valley Road Highway Reservation


Intersection work on Lenah Valley Road Highway
Reservation to the new subdivision road


Tim Cox (Leary and Cox)


PLN-18-82


I write to advise that pursuant to Section 52 of the Land Use Planning and Approvals
Act 1993, 1 grant my consent on behalf of the Hobart City Council as the
owner/administrator of the above land for you to make application to the City for a
planning permit for the development described above and as per the attached
documents.


Please note that the granting of the consent is only for the making of the application
and in no way should such consent be seen as prejudicing any decision the Council
is required to make as the statutory planning authority or as the owner/administrator
of the land.


Yours faithfully


(N D Heath)
GENERAL MANAGER


Attachment: Land Owner Consent


Hobart Town Hall


50 Macquarie Street
Hobart TAS 7000


Hobart Council Centre


16 Elizabeth Street


Hobart TAS 7000


City of Hobart
GPO Box 503
HobartTAS7001


T 0362382711
F 0362347109
E coh@hobartcity. com. au
W hobartdty. com. au


[f| CityofHobartOfficial


ABN 39 055 343 428
hobart City Council







-1-
-FT


CityofHOBART


5506975R;620
DA-18-34755


EBJAH


LAND OWNER CONSENT TO
LODGE A PLANNING APPLICATION


Site Address:


Description of Proposal:


Applicant Name:


PLN:


269 Lenah Valley Road, Lenah Valley (New Town
Rivulet Linear Park) and Lenah Valley Road
Highway Reservation at 306A Lenah Valley Road


Stormwater infrastructure for 306A Lenah Valley
Road 21 Lot Subdivision within 269 Lenah Valley
Road and Lenah Valley Road Highway Reservation


Intersection work on Lenah Valley Road Highway
Reservation to the new subdivision road


Tim Cox (Leary and Cox)


PLN-18-82


The land indicated above is owned or is administered by the Hobart City Council.


The applicant proposes to lodge an application for a permit, pursuant to the Land
Use Planning and Approvals Act 1993, in respect to the proposal described above.


Part or all of the application proposes use and/or development on land owned or
administered by the City located at 269 Lenah Valley Road, Lenah Valley (New Town
Rivulet Linear Park) and Lenah Valley Road Highway Reservation at 306A Lenah
Valley Road (as shown on the attached plans).
Being and as General Manager of the Hobart City Council, I provide written
permission to the making of the application pursuant to Section 52(1 B)(b) of the Land
Use Planning and Approvals Act 1993.


^
(N D Heath)
GENERAL MANAGER


Date: ^,4$


This consent is for the making of a planning application only, and does not
constitute landlord consent for the development to occur.


Attachments/Plans: 306A Lenah Valley Road PLN-18-82 request for LLC for
stormwater infrastructure developer letter and plans







Engineering • Renewable Energy . Project Management AD Dasign B
Consulting


9/07/2018


City of Hobart
Roads and Park Unit


coh@hobartcity. com. au


Attention: General Manager City of Hobart


Dear Sir,


RE: APPLICATION NO. PLN1882 - 21 LOT SUBDIVISION - 306A LENAH VALLEY ROAD, LENAH VALLEY
GENERAL MANAGER'S CONSENT FOR WORKS WITHIN LENAH VALLEY ROAD RESRVE AND NEW
TOWN RIVULET LINEAR PARK.


I would like to request the consent from the General Manager of the Hobart City Council, to undertake works within
Lenah Valley Road Reserve and New Town Rivulet Linear Park.


Works within Lenah Valley Road Reserve:


It is proposed to construct a new intersection onto Lenah Valley Road to provide access to service the development.
The location of the intersection is consistent with the positioning of the current access into 306A Lenah Valley Road
(between lot 318A and 314). Please refer to AD Design and Consulting drawing C030 for further details.


Works to facilitate a new stormwater culvert under Lenah Valley Road is also required. This stormwater main is
necessary to drain flows from the development into New Town Rivulet. The works are located at the proposed
intersection for the development. The main crosses Lenah Valley Road and continues within council land between lot
313 and 317, discharging at New Town Rivulet. Please refer to AD Design and Consulting drawings C030 and C032 for
further details.


Works within New Town Rivulet Linear Park:


It is proposed that a new stormwater main is constructed from the development to New Town Rivulet to facilitate
stormwater drainage from the site. Part of this works requires the installation of a new main and headwall within the
New Town Rivulet Liner Park. The headwall will be positioned adjacent to the rivulet's embankment between lot 317
and 313. The alignment for the proposed stormwater main utilizes the available council land between lot 317 and 313


Lenah Valley Road and is the most direct path to the Rivulet. The existing infrastructure was not able to be utilized in
this case due to the capacity of the existing infrastructure. The existing DN300 stormwater main within the same
corridor will be abandoned and it's flows diverted to the new main. Please refer to AD Design and Consulting's drawings
C030 and C032 for further details.


Should you have any further queries, please contact me on the telephone number or email noted below.


AD Design St Consulting Pty Ltd
ABN 55 169 899 683


Davey Street
Habart, Tasmania 7000


admin(5)addconsulling. com. au


addconsulting.com.au







Engineering • Renewable Energy Project Management AD Design &
Consulting


Yours sincerely,


^


^'


Tom Norman


Civil Engineer


AD Design & Consulting Pty Ltd
torn addconsultin . com. au


0402 592 454


AD Design & Consulting Pty Ltd


ABN 55169 899 b33


Rear s'rudio, 132 D.wey Street


4obart, Tdimania7000


ddmin@addconsulting. on-i.au


addc'msulting.com.au
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Cutoff drain to be installed to divert the external catchment.
See detail 1 on plan C050 for details
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STEPHEN GATH


B 08-05-18 CHANGESTOGENERALARRANGEMENT


A 03-01-18 FOR PUNNING APPROVAL


Rev No Date Revision Note


CP


CP


Dm


AD


AC


Ver.


Engineering | Renewable Energy | Project Management


21 LOT RESIDENTIAL SUBDIVISION


306A LENAH VALLEY RD


LENAH VALLEY TAS 7008


Drawn Signed Date


Designed Signed Date


Checked Signed Date


Approved Signed Date


APP.


sc^ooAs PRELIMINARY
SUBJECT TO FINAL VERIFICATION AND APPROVAL NOT FOR CONSTRUCTION


Drawing Title Project No.


ROAD WORKS AND SERVICES PLAN 17°7
SHEET 1 sc"c_ 5h""lz'i


1:500 A3


Drawing No. Rev


1707-C030 B
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16 February 2018       Ref No 9446 
 
The General Manager 
Hobart City Council 
Via Planning Application Portal 
https://apply.hobartcity.com.au/ 
  
Dear Sir 
 
APPLICATION FOR PLANNING PERMIT: SUBDIVSION OF 306A LENAH VALLEY 


ROAD 


 
Lodged herewith in the HCC planning application portal, please find the following 
documents: 
 


• Existing Title and Title Plans 


• Subdivision Proposal Plan 


• Concept Servicing Plan 


• Traffic Impact Assessment 


• Bushfire Management Plan 
 
Appended to this letter are the following emails for your reference: 
 


• Email from Andrew Welling (Enviro-dynamics) advising that a Natural Values 
Assessment should not be required 


• Email from Wei Ting (HCC) providing pre-application engineering advice 
 


Lot Design and Planning Scheme Compliance 
 
Lots  6-16 and 18-21 all meet the acceptable solutions of Hobart Interim Planning Scheme 
10.6.1 A1-A4 with the exception of the frontage of lots 11-15.  These frontages are 
constrained by the cul-de-sac in length, but meet the performance criteria 10.6.1 P3.  
 
I note that the grade of the site requires a minimum lot size of 750m² 
 
Lot 17 has an area greater than the acceptable solution set out in 10.6.1 A1 but meets the 
performance criteria P1 as follows: 
 


a) The site is constrained by the existence of an established house and associated 
landscaping and infrastructure.  The lot has been designed to encompass existing 
earthworks associated with the residence. 


b) There are no Local Area Objectives or Desired Future Character Statements for this 
zone 
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Lots 1-5 meet the acceptable solutions of Hobart Interim Planning Scheme 10.6.1 A1-A4 
with the exception of lots 1-3.  Lots 1-3 are internal lots and do not meet the acceptable 
solution 10.6.1 A4. 


Lots 1-3 meet the performance criteria 10.6.1 P4 as follows: 


a) The narrow shape of the western end of the existing parcel, CT.162978, creates a 
situation whereby a full width road reserve and cul-de-sac would be unfeasible.  Site 
constraints therefore make an internal lot configuration the only reasonable option to 
efficiently utilise this portion of the land. 


b) See (a) above 


c) See (a) above 


d) See (a) above 


e) The amenity of neighbouring land will not be impacted by internal lots 1-3.   


f) All fee simple access strips comply as they are 3.6m wide 


g) A 5.5m wide sealed driveway access will be provided in accordance with the Concept 
Servicing Plan submitted with this application.  This negates the need for passing 
bays. 


h) There are a total of 3 combined access strips, less than the allowable maximum of 4. 


i) See (g) above 


j) The width of the combined access maximises passive surveillance of the proposed 
public roadway. 


 
 
Yours faithfully 
LEARY & COX 


 
 
 
TIM COX 


 
 
 







Tim Cox <tim@learyandcox.com>


RFQ 306a Lenah Valley Road


Andy Welling <andy.welling@enviro-dynamics.com.au> 21 March 2017 at 12:34


To: Tim Cox <tim@learyandcox.com>


Hi Tim,


Thanks for the email.  


I had a look at the subdivision proposal and the relevant zoning and overlays from the Planning Scheme.


It is my understanding that for a property zoned as General Residen!al with no biodiversity protec!on overlay


a natural values assessment is not required. I looked at a similar subdivision proposal  in Dynnyrne which was


zoned GR with no BPA and council did not require an assessment. 


I’ll make a call to one of the planners to check this if you like.


Regards


Andrew


Andrew Welling


Director


Enviro-dynamics Pty. Ltd.


0400 151 205


andy.welling@enviro-dynamics.com.au


From: Tim Cox [mailto:tim@learyandcox.com]


Sent: Tuesday, March 21, 2017 11:41 AM


To: andrew@wellingconsulting.com.au


Subject: RFQ 306a Lenah Valley Road
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Hi Andrew,


Alan Darwin provided this referral.


I would like a quotation for a flora/fauna assessment to support a subdivision application.


A draft plan is attached for your reference.


Kind Regards,


Tim Cox


B.Geom (UTAS)


Registered Land Surveyor


tim@learyandcox.com


Unit G04 40 Molle Street


HOBART TAS 7000


PH 6220 0299


FX 6220 0290


MOB 0408 400 854
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Tim Cox <tim@learyandcox.com>


RE: 306A Lenah Valley Road - proposed subdivision


Ting, Wei <tingw@hobartcity.com.au> 27 September 2017 at 08:54


To: Tim Cox <tim@learyandcox.com>, "Alan Darwin (ADDC)" <alan@addconsulting.com.au>


Cc: "Holmes, John" <holmesj@hobartcity.com.au>, "Montes, Sergio" <montess@hobartcity.com.au>, "Cooper, Robin"


<cooperro@hobartcity.com.au>, "Burch, Emily" <burche@hobartcity.com.au>


Hi Tim,


In response your enquiry regarding the width of the Council reserva�on, I advise that Council is prepared to


accept a 15m highway reserva�on width for the proposed subdivision.


However, the width of the constructed road from CH 0 to CH 70 will need be 8.1m (F.O.K to F.O.k), and 7.2m


(F.O.K to F.O.K) from CH70 to the end of the proposed cul-de-sac.


As previously advised, Council will also require an access link from your subdivision to the property


immediately south (332 Lenah Valley Rd).  This link will be dedicated as roadway in between lots 5 and 21. 


This access will provide for a future pedestrian and cycleway link (as well as fire vehicle emergency access) to


Brushy Creek Rd and other poten�al sub-division developments further up Lenah Valley Rd.   It’s unlikely we


will require any construc�on of the access as part of your sub-division development.


The proposed layout for lots 1,2,3,4 and 5 is of concern.  The layout as proposed, provides poor amenity for


on-street parking and less than desirable access for garbage collec�on etc.  We’d recommend you to show the


propose share driveway on the plan for our assessing.


Regards,


Wei TING


Road Services Engineer | City Infrastructure


16 Elizabeth Street, Hobart, Tasmania, Australia, 7000 | hobartcity.com.au


Telephone (03) 6238 2108


From: Tim Cox [mailto:tim@learyandcox.com]


Sent: Friday, 1 September 2017 12:16 PM


To: Ting, Wei <tingw@hobartcity.com.au>; Alan Darwin (ADDC) <alan@addconsulting.com.au>


[Quoted text hidden]


[Quoted text hidden]


[Quoted text hidden]
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9/05/2018 
 
City of Hobart 
GPO Box 503, Hobart 
Tasmania 7000 
 
Attention: Manager of Development Services 


Dear Sir/ Madam, 


REQUEST FOR FURTHER INFORMATION – APPLICATION NO. PLN1882 
21 LOT SUBDIVISION - 306A LENAH VALLEY ROAD, LENAH VALLEY 
 


In reference to your request for further information dated 5th March 2018 regarding the above-mentioned subdivision 
application, please refer to the attached table following to view our response to the matters raised. 
 
Should you have any further queries, please contact me on the telephone number or email noted below. 
 
Yours sincerely,  


 
Alan Darwin – Managing Director 
AD Design & Consulting Pty Ltd 
 
alan@addconsulting.com.au 
0419 391 743 


 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



mailto:alan@addconsulting.com.au





 


ITEM QUESTION RESPONSE  


Fi 1. 1 Request for scaled and dimensioned site plan with elevations showing location 
of existing buildings in relation to proposed lot boundaries and confirmation of 
buildings being retained or removed 
 


Refer to Leary & Cox supporting documentation 


Fi 1. 2 Elevation and floor plans of retained buildings for assessment against Planning 
Scheme provisions 


Refer to Leary & Cox supporting documentation 


Fi 2 Statement indication proposed total volume of excavated rock and gravel 
associated with the subdivision works in any 12-month period 


We can confirm that the total bulk excavation for both Stage 1 and 
2 are as following: 
 
Total Cut: -1, 933m3 
Total Fill: + 1, 123m3 
 
The road pavement will be approximately 300mm thick, average 
7.5m wide, length 220m = 495m3 of road gravel. 
 
The services are approximately 1500m combined, average 0.6m 
wide trench by 0.7m deep = 588m3 
 
Total quantities combined total 4, 139m3 or 4, 552.9m3 with a 10% 
contingency.  
 
This demonstrates given the staging requirements for this project 
being two stages of 10 lots we can confirm that we will not exceed 
the 5000m3 per a year limit and therefore will not required an EPA 
assessment for Level 2 activities. 
 


TW Provision of concept servicing plan for water supply and sewerage infrastructure Drawings provided indicate water and sewer layout. 
 


TW Assessment report acceptable to Southern Water for all water supply and 
sewerage infrastructure including infrastructure external to the development 
that would be impacted upon by the development 
 


The water and sewer design and connection points together with 
flows are provided. Taswater will assess downstream infrastructure 
and advise. 


TW 3. To allow TasWater to determine potential hydraulic service capacity 
limitations, please provide the following: 
a) Calculations of the number of Equivalent Tenements. 
b) Average dry weather sewage flow 
c) Peak dry weather sewage flow  
d) Total sewage flow  


Equivalent Tenements = 21 dwellings 
ADWF = 0.132L/s 
PDWF = 0.464L/s 
Total sewerage flow – as above 
 







TW A preliminary hydraulic network analysis for water supply in EPANET format is 
required as follows: 
a) Two scenarios to be submitted, one for peak flow day and one for fire flow 
superimposed on peak flow day. Both scenarios must be extended period 
analysis using appropriate TasWater diurnal demand patterns; 


These TasWater items have been resolved with Greg Claussen on 
the 14th of April. 
 
Reponses from TasWater: There will be no works 
external.  Subdivision water supply boundary head will be 
185m.  From what I can see, subdivision road is about 155m, 
meaning there is 30m residual. 
 
Note: the rear boundary along this development runs along RL 
161m resulting in 24m residual. 


b) The model should be carried out using a constant-head reservoir set to the 
total head at the boundary. 


c) The boundary conditions that are be used will be provided by TasWater on 
request; Note that: 
i) The demands calculation within the proposed subdivision must comply with 
TasWater criteria and be allocated across all junctions within the subdivision; and 
ii) The Hazen-Williams coefficient value should be as adopted by TasWater. 
 


D.1 Plan of subdivision, incl lot numbers, existing and proposed title boundaries, 
dimension and balance lot 


Refer to Leary & Cox supporting documentation 


D.2 New title boundaries to be clearly differentiated from existing, i.e new shown as 
a heavy outline with existing shown as lighter outline ; 


Refer to Leary & Cox supporting documentation 


D.3 General levels and contours at maximum 1m intervals and datum for the same 
(State datum should be used) ; 


Refer to Leary & Cox supporting documentation 


D.4 Location of roads, streets and ways, both public and private, indicating whether 
they are existing or proposed; 


Refer to Leary & Cox supporting documentation 


D.5 Location of any easements, building envelopes, restrictive covenants or other 
encumbrance on the land indicating whether they are existing or propose. 


Refer to Leary & Cox supporting documentation 


D.6 Location of telephone, NBN or electric power lines and easements. All NBN and power services will be provided in the road reserve and 
will not require easements. 
 


D.7 Location of buildings on adjacent lots within 3 metres of the boundaries. The closest dwelling on 306 Lenah Valley road is some 4.5m off the 
mutual boundary. 
 


D.8 Location of adjoining land in the same ownership. Refer to Leary & Cox supporting documentation  


D.9 Location of embankment easements on all lots that will have fill on private 
property that will be supporting the road and footpath on the road reserve the 
embankment easement must be clear of the proposed building envelopes. 


Please refer to Earthworks Plan (1707-C020), Typical Cross Section 
(1707-C050 and C051) and which indicate the extent of earthworks 
for this development. 
 


D.10 A concept servicing plan clearly distinguishing  
existing and proposed infrastructure for proposed lots,  
private and public infrastructure for all lots 


All infrastructure will be public installed as part of the subdivision 
works; 
 







location of existing and proposed hydraulic service connections, water, sewer 
and stormwater and how lots connect to TasWater and/or council infrastructure 
Area of lots unable to drain to stormwater connection 
Lots to drain through neighboring 270a Lenah Valley Road easement 


Plans 1707- C030, C031 and C032 set out location of proposed 
services and connect to TasWater and Council infrastructure.   
 
All proposed lots are serviceable via gravity mains. Lots 7-14 are 
proposed to drain through the adjacent property 270A Lenah Valley 
Rd. 
 
 


R.1 Shows existing and proposed vehicle access, crossovers and parking areas for 
proposed lots 


There is no existing access to be retained. All lots will be provided 
with access as shown on plans 1707- C030, C031 to Council 
standard.  
 


R.2 Provide indicative long sections along proposed driveways for Lots 6-13 and 15-
21 demonstrating compliance with AS2890 


Please refer to plans 1707- C100 which provides typical long sections 
for driveways above and below the proposed road.  Given the 
relatively constant slope across the lots, it is considered unnecessary 
to provide individual lot long sections at the DA stage. 
 


R.3 Where a proposed driveway will cut into the embankment easement, show on 
the site plan the approximate likely extent of retaining structure that will be 
required to support the easement, and provide driveway cross section(s) 
showing the location of typical retaining structures 


Please refer to Plan 1707-C030 and C031. The retaining wall along 
the boundary on previous plans has been removed. 


R.4 Clarify the existing/proposed location of parking for the existing house at lot 17. 
Will this house require a new driveway and new parking area (as existing appears 
to end up in Lot 18)? Will any existing sheds be retained in lot 18 or any other 
lots other than lot 17? 


Please refer to Plan 1707-C031. New driveway and parking area will 
be provided. Existing sheds (outbuildings) shown on lots 18 and 19 
to be removed. 


T.1 The estimate of traffic generation from the proposed subdivision assumes only 1 
dwelling per lot for each of the 21 lots. 
The planning scheme only requires 325 m2 per dwelling. 
It is possible that up to 47 dwellings could be built on the 21 proposed lots. 
The TIA needs to be revised to take into account the possibility that many of the 
proposed lots could have multiple dwellings. 
Will the conclusions of the TIA remain unchanged if as many as 47 dwellings were 
to be built in this subdivision? 


Refer to response from Midson Traffic. 
 


SW.1 Provide an updated servicing plan demonstrating how stormwater from the 
proposed development will be disposed of via gravity to public stormwater 
infrastructure, including: 
a) clearly differentiating between public and private infrastructure (in particular 
the servicing of Lot 3 and cut off drains). 


a) Stormwater drainage is provided in plans 1707-C030 and C031. 
The proposed cut off drain will be privately owned unless 
included in an easement. 


b) Subsoil drainage is indicated cross section plans and will be 
directed to pits at intervals as indicated on plans 1707-C050 and 
C050 







b) show subsoil drainage of the road and any road retaining walls, clarifying how 
they will connect to the public system. 
c) define the drainage of the private shared driveways and accesses. 
d) locations of the Lot connections such that all the Lot (including driveways) can 
be serviced by gravity, particularly Lot 17 & 20. 
e) provide a cross section for the cul de sac and associated kerb long section, 
which clearly demonstrate the location of the sag point and that minimal 
ponding would not send water down driveways/ over embankment. 
f) Private drainage must be contained within the property boundaries and only 
service that lot  


c) The driveways and kerb are private and the drainage will be 
collected in a public pit/manhole where it meets the road. 


d) Refer to 1707-C030 and C031 
e) The road has been regraded to ensure the sag point in the 


culdesac has been removed and free drains. A Kerb profile has 
been provided 1707 – C091 and typical section on 1707 – C051. 


f) Amended. 
 


SW.2 Public Main - Provide prelim engineering plans for the proposed public 
stormwater main(s), which include the following: 
a) indicative long sections which demonstrate appropriate cover and grade can 
be achieved. Include indicative sizing. 
b) indicative cross sections which define clearances of any works proposed over 
or within one metre of the proposed stormwater mains, such as stairs, 
embankments and retaining works. 
 
Please note there is a proposed easement along the boundary of 270A Lenah 
Valley Rd, which may help in the provision for stormwater and sewer 
infrastructure. 


 
a) Refer to Drawing 1707-C080, C081, C082 and C083  
 
b) Refer to Drawing 1707-C050 and C051 


SW.3 Treatment 
Provide a report and amended plans, including supporting calculations by a 
suitably qualified and experienced engineer, which demonstrate how the 
proposed stormwater system for the developed catchment will achieve the State 
Stormwater Strategy targets. If this treatment cannot be achieved, demonstrate 
why it is not feasible.  


Refer to SWMP 


SW.4 Receiving Infrastructure Upgrade / Detention 
Provide plans and supporting calculations demonstrating that the relevant 
existing public infrastructure has sufficient receiving capacity to service the 
development, and clearly identify any works required by the subdivision that 
involves third party land, such as upgrades to existing infrastructure and erosion 
protection. The piped stormwater system must be sized to handle at least the 
20yr ARI event based on a possible future fully developed catchment, with the 
overall drainage system (including suitable overland flow paths) catering for the 
100yr ARI events (including 30% loading for climate change). 


Refer to SWMP and drawing 1707-C011, C030, C031, C032, C080, 
C081, C082 and C083  


SW.5 Overland Flow Refer to SWMP and drawings 1707-C011, C030, C032 







Provide plans and supporting calculations which demonstrate how the 1% AEP 
overland flow (with allowance for climate change) will reach Council’s major 
stormwater drainage system with sufficient receiving capacity. 
 


 Bushfire Prone Area Code By Others 


 To ensure protection of Council's public infrastructure, please provide  
a) Detail of the proposed type A kerb ramps near main road and show on plan 
how the new footpath will connect to match the exiting footpath in accordance 
with the TSDR11v1 
b) Show on plan the dimension of proposed driveways and vehicle crossover in 
accordance with TSDR09v1 
c) Show indicative driveway design onto each lot, ensuring that access can be 
achieved  
d) Provide long and cross sections of the driveway onto each lot and show the 
boundary line on long section plan 
e) Show any associated infrastructure such as retaining walls supporting the 
proposed road, footpath or driveway within the new highway reservation 
f) Notate on plan the proposed batter slopes to be designed and constructed in 
accordance with TSDR06v1 
g) Show and label that kerb & channel 'type KC' to be constructed at both sides 
of the road from CH86.00 to CH 234.439 include cul de sac 
h) The proposed type A kerb ramps near cul de sac is not required 
i) Demonstrate swept path of vehicle at proposed driveway access from lot 15 
into proposed road in accordance with AS/NZ 2890.1 


a) Kerb ramps will comply with the standard. 
b) Refer Plan 1707C030 and C031 provided driveway locations 
c)  Refer Plans 1707- C100 provides a typical long section for lot 
driveways 
d) Refer Plans 1707- C100   
e) Refer Plans 1707-C051 
f) Refer Plans 1707-C050 
g) Refer Plans 1707-C050 and C051 
h) Design changes culdesac has mountable kerb and channel refer 
Plan 1707-C051 
i) A driveway will be constructed to allow access to the lot given the 
restricted frontage, the practical location for a house is towards the 
rear of the lot when the boundary opens. This will be addressed 
during detailed design. 
 
 
 
 


 Please provide an amended Plan of Subdivision and an amended Concept 
Servicing Plan with a revised layout for Lots 1 to 5. Each of lots 1 to 5 could 
potentially have multiple dwellings in future and Lot 1 on the Plan of Subdivision 
is designated on the plan as being for multiple dwellings.  


Refer to Leary & Cox supporting documentation 
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29th May 2018       Ref No 9446 
 
The General Manager 
Hobart City Council 
Via Planning Application Portal 
https://apply.hobartcity.com.au/ 
  
Dear Sir 
 
RESPONSE TO REQUEST FOR INFORMATION: SUBDIVSION OF 306A LENAH 


VALLEY ROAD 


 
I refer to Hobart City Council’s RFI dated 5/3/2018. 
 
Lodged herewith in the HCC planning application portal, please find the following 
documents: 
 


• Subdivision Proposal Plan Rev F 


• Lot 17 Setback Analysis 


• Letter and table of items addressed from AD Design and Consulting 


• Revised Engineering Concept Plan from AD Design and Consulting 


• Stormwater Management Plan Document from AD Design and Consulting 


• Updated Bushfire Risk Assessment, Bushfire Hazard Management Plan and 
Planning Certificate by Lark and Creese. 


• Letter of Response from Midson Traffic 
 
The table by AD Design and consulting clearly lists each item addressed, with the exception 
of the following: 
 
Fi 1.1:  Refer to Subdivision Proposal Plan Rev F 
Fi 1.2:  Refer to Lot 17 Setback Analysis 
D.1 –D.5 Refer to Subdivision Proposal Plan Rev F 
D.8  There is no adjoining land in common ownership 
SURVFi1 Refer to Subdivision Proposal Plan Rev F 
 
 
 
Yours faithfully 
LEARY & COX 


 
 
 
TIM COX 
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15th August 2018        Ref No 9446   
 
The General Manager 
Hobart City Council 
Via Planning Application Portal 
https://apply.hobartcity.com.au/ 
 
Dear Sir 
 
RESPONSE TO COUNCIL’S LETTER REQUESTING MANAGER CONSENT AND 


FORESHADOWING A FURTHER REQUEST FOR INFORMATION  


 
I refer to Hobart City Council’s RFI dated 12/6/2018. 
 
Lodged herewith in the HCC planning application portal, please find the following 
documents: 
 


• Letter of General Manager’s Consent 


• Subdivision Proposal Plan Rev G (Supersedes previous versions) 


• Lot 17 Elevations and Building Envelopes  


• Letter and table of items addressed from AD Design and Consulting 


• Revised Engineering Concept Plan from AD Design and Consulting (Rev C 27/6/18) 


• Updated Bushfire Risk Assessment, Bushfire Hazard Management Plan and 
Planning Certificate by Lark and Creese. (Dated 13/7/18) 


 
The table by AD Design and consulting clearly lists each item addressed, with the exception 
of the following: 
 
Fi 1.1: Refer to Subdivision Proposal Plan Rev G 


Fi 1.2: Refer to Lot 17 Setback Analysis (already submitted) and “Lot 17 Elevations and 
Building Envelope” submitted in the planning portal 15/8/18. 


BPAC2 Refer to Bushfire Risk Assessment Sheet 21 


BC1 Obtaining General management consent in accordance with Councils request 
required a note on the Engineering Plan (See C032) “Final location of headwall 
and energy dissipation structure to be confirmed on site with the Senior Parks 
Planner (or delegate).”  For this reason, the precise route is to be determined 
and a vegetation assessment will be of no value until the route is determined.  
When the final route is determined on site, the Senior Parks Planner, on 
inspection, may indeed deem that a vegetation assessment is not necessary. 


Engr Fi3.9 Refer to Subdivision Proposal Plan Rev G.  The walkway has been allocated to 
lot 9.  No easement is necessary through this strip of land as there is no 
proposed stormwater or sewer infrastructure. 


 
Yours faithfully 
LEARY & COX 


 


 


 


TIM COX 







 


27/06/2018 
 
City of Hobart 
GPO Box 503, Hobart 
Tasmania 7000 
 
Attention: Manager of Development Services 


Dear Sir/ Madam, 


RE: REQUEST FOR FURTHER INFORMATION – APPLICATION NO. PLN1882 
21 LOT SUBDIVISION - 306A LENAH VALLEY ROAD, LENAH VALLEY 


 


In reference to your request for further information dated 12th June 2018 regarding the above-mentioned subdivision 
application, please refer to the attached table following to view our response to the matters raised. 
 
Should you have any further queries, please contact me on the telephone number or email noted below. 
 
Yours sincerely,  


 
Tom Norman – Civil Engineer 
AD Design & Consulting Pty Ltd 
 
tom@addconsulting.com.au 
0402 592 454 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 







 


ITEM QUESTION RESPONSE  
Fi 1. 1 The location of all existing buildings on site in relation to the proposed lot 


boundaries, and confirmation of whether the buildings are to be removed or 
retained.  It is noted that there are a number of outbuildings located around the 
property, the intentions for which remain unclear on the proposal plans. 


Refer to Leary & Cox supporting documentation 


Fi 1. 2 Where buildings are to be retained, please provide sufficient plans, including 
elevations and floor plans, and setbacks to proposed boundaries to enable 
assessment against Planning Scheme provisions. 


Refer to Leary & Cox supporting documentation 


BPAC1 To enable the Council to assess the application against the relevant provisions of 
the Bushfire Prone Areas Code of the Hobart Interim Planning Scheme 2015 please 
provide either:  
(a) amended engineering drawings showing: 
 -The cul-de-sac having a minimum outer radius of at least 12m; 
 -Property accesses for Lots 1 and 3 of at least 4m in carriageway width;  
 -0.5m horizontal clearance areas on either side of the proposed property 
 access  carriageway for Lot 3;  
or 
 
(b)  An amended Bushfire Report, Bushfire Hazard Management Plan and 
 Certificate of Compliance consistent with the submitted engineering 
 drawings. 
 
Advice:  
The submitted Bushfire Hazard Management plan requires roads to be 
constructed in accordance with Table E1 of the Code and property accesses to be 
constructed in accordance with Table E2 of the Code. 


Lot 1 and 3 access have been amended to 4.0m. Right of 
way easement has been proposed over lot 2,4 and 5 to 
accommodate the increased width. 
 
Refer to Leary & Cox supporting documentation and AD 
Design and Consulting Drawing C030 for Lot 1 and 3 
access amendments. 
 
 


BPAC2 Confirmation from a hydraulic engineer that the proposed fire hydrant system will 
comply with all relevant requirements of the TasWater Supplement to Water 
Supply Code of Australia WSA 03 - 2011-3.1 MRWA Edition V2.0. 


Refer to Leary & Cox supporting documentation 


BC1 Details (including the total area) of any native vegetation (including ground 
covers) proposed to be removed within the Council land associated with the 
proposed new stormwater main. 


Refer to Leary & Cox supporting documentation 


SURVFi1 Detailed proposal plans showing any access crossovers for Lots 4 and 8 to 14 on 
any of the plans. The proposed means of providing access to these lots should be 
shown on the Road Works and Services Plan. 


Refer to ENGr Fi3 for response 


 Sw 1 Provide an updated servicing plan demonstrating how stormwater from the 
proposed development will be disposed of via gravity to public stormwater 
infrastructure, including: 
 


a) Completed in previous RFI. 
b) This is beyond planning and will not be provided. 


Subsoil drainage to be considering during 
detailed design. 







a)  clearly differentiating between public and private infrastructure (in 
 particular the servicing of Lot 3 and cut-off drains). 
b)  show subsoil drainage of the road and any road retaining walls, clarifying 
 how they will connect to the public system. 
c) define the drainage of the private shared driveways and accesses. 
d)  locations of the Lot connections such that all the Lot (including 
 driveways) can be serviced by gravity, particularly Lot 17 & 20. 
e)  provide a cross-section for the cul-de-sac and associated kerb 
 long-section, which clearly demonstrate the location of the sag point and 
 that minimal ponding would not send water down driveways/ 
 over embankment. 
  
f) Private drainage must be contained within the property boundaries and 
 service  only that Lot. The proposed cut-off drains crossing lot 
 boundaries will not be approved. 
 
Advice for plans submitted 29 May:   
 
g) Please show public connections for Lot 2 and 5 to their frontages.   


c) Private driveways will be drained to the road 
reserve. 


d) Completed in previous RFI. 
e) Completed in previous RFI. 
f) Completed in previous RFI. 
g) Please refer to amended drawing C030 for 


amended stormwater connections for lot 2 and 5. 
 
 
 


Sw 2 Public Main 
Provide preliminary engineering plans for the proposed public stormwater 
main(s), which include the following: 
a)  indicative long-sections which demonstrate appropriate cover and grade 
 can be achieved. Include indicative sizing.  
b)  indicative cross-sections which define clearances of any works proposed 
 over or  within one metre of the proposed stormwater mains, such as 
 stairs, embankments and retaining works. 
            
Please note there is a proposed easement along the boundary of 270A Lenah 
Valley Rd, which may help in the provision for stormwater and sewer 
infrastructure. 
 
Advice for plans submitted 29 May:   
c) The pit and downstream stormwater infrastructure within 270A Lenah 
 Valley has not yet been picked up by Council.  Please show how the 
 proposed infrastructure  connects to existing public infrastructure (ie 
 the installed drainage from SW10.1 to the existing road crossing).   


a) Provided in previous RFI 
b) Please see drawing C050 and C051 for details 
c) Please see amended drawing C032 for details. An 


extensive note has been added to the drawing to 
clarify the issue. 


d) Please see amended drawing C032 for details. As per 
discussion with Sarah Zehmeister on the 19/06/18, 
no further information will be shown on the long 
section as this is now considered a detailed design 
issue and beyond planning scope. The clearance 
between services has been checked against 270A 
Lenah Valley design drawing and it sufficient. 


e) Please refer to amended drawing C032 for details. 
f) Flows from the existing DN300 pipe are now diverted 


to the proposed DN525 main. Please refer to 
amended drawing C030 and C032 for details.  







d) Show on the long-sections any other infrastructure which may clash with 
 the proposed main, especially that potentially between SW 10.1 and SW 
 10.2 
e) The proposed DN525 pipe to New Town Rivulet must extend to the bank 
 of the  Rivulet and have adequate scour control.  Please show this on 
 the plan and long- section.   
f) Council will not accept parallel public pipes and outfalls - please show the 
 existingDN300 main as to be abandoned, and the drainage consolidated 
 into the  new main. 


Sw 3 Treatment 
Provide a report and amended plans, including supporting calculations by a 
suitably qualified and experienced engineer, which demonstrate how the 
proposed stormwater system for the developed catchment will achieve the State 
Stormwater Strategy targets. If this treatment cannot be achieved, demonstrate 
why it is not feasible. The report and plans must: 
 
a)  provide preliminary drawings which sufficiently detail the proposed 
 public system  and accompanying vehicular access for 
 maintenance/installation purposes. 
b)  demonstrate that the treatment installed at subdivision stage is 
 maximised to a practical extent. 
c)  provide indicative life-cycle costs and maintenance burden of any 
 proposed infrastructure. 
 
Please note it may be possible to take a cost contribution instead – please contact 
Council’s Stormwater and Waterways Engineer to discuss. However please be 
aware that the preliminary information outlined above will still be required to 
form the basis of the cost contribution. 
 
Advice for plans submitted 29 May:   
d) Please show an indicative location for the treatment (with adequate 
 access) on the engineering plans.  Council’s preference would be for the 
 treatment to be located 
 in the land between 313 and 317 Lenah Valley Rd (such that road 
 drainage could also be treated at Council’s cost). 


a) Developer wishes to pay contribution in lieu of 
installing stormwater treatment. See stormwater 
management plan for equivalent water treatment 
device details. Please see drawing C032 for 
treatment device location. 


b) Developer wishes to pay contribution in lieu of 
installing stormwater treatment. See stormwater 
management plan for equivalent water treatment 
device details.  


c) Developer wishes to pay contribution in lieu of 
installing stormwater treatment. See stormwater 
management plan for equivalent water treatment 
device details. 


d) Developer wishes to pay contribution in lieu of 
installing stormwater treatment. See stormwater 
management plan for equivalent water treatment 
device details. Please see drawing C032 for 
treatment device location. 


 


Sw 4 Receiving Infrastructure Upgrade / Detention 
Provide plans and supporting calculations demonstrating that the relevant 
existing public infrastructure has sufficient receiving capacity to service the 
development, and clearly identify any works required by the subdivision that 


a) Detention is not proposed. Please refer to 
stormwater management plan 


b) Detention is not proposed. Please refer to 
stormwater management plan 







involves third-party land, such as upgrades to existing infrastructure and erosion 
protection. The piped stormwater system must be sized to handle at least the 20yr 
ARI event based on a possible future fully- developed catchment, with the overall 
drainage system (including suitable overland flow paths) catering for the 100yr 
ARI events (including 30% loading for climate change). 
 
a)  demonstrate that the upgrade and detention works to be carried out at 
 subdivision stage is maximised. 
b)  any proposed private detention demonstrated to be unavoidable, must 
 include an indicative tank sizing, discharge rate and installation costs. 
c)  show the location of any proposed public detention infrastructure on the 
 plan, demonstrating adequate vehicular access will be provided for 
 maintenance. 
d)  provide an indicative life-cycle costs and maintenance burden 
 concerning any  proposed public detention infrastructure. Council 
 notes the future fully developed lots should be taken as the maximum 
 non-discretionary impervious cover allowed under the Planning Scheme. 
 
Note that should any works be required outside the property boundaries, the 
third party land must form part of the application. All proposed works must be 
shown on the concept engineering drawings. 
 
Advice for plans submitted 29 May:   
e) Please clarify the actual spare receiving capacity of the road crossing 
 utilised by 270A Lenah Valley in a 20yr ARI event versus the proposed 
 flows.  
f) Please clarify the catchment used to determine the capacity calculations 
 does this rely upon the existing private channel on third-party land? 


c) Detention is not proposed. Please refer to 
stormwater management plan 


d) Detention is not proposed. Please refer to 
stormwater management plan 


e) An assessment of total discharge into the existing 
DSN300 culvert has been undertaken. This includes 
270 Lenah Valley Road and Lot 7 to 14 of the 
proposed development. Total discharge into the 
existing DN300 culvert is 178 L/s for a 5% AEP storm 
event. The capacity of the existing DN300 culvert is 
138L/s before surcharging onto Lenah Valley Road. It 
is therefore proposed to upgrade the existing culvert 
with a new DN375 culvert with a capacity of 227L/s. 
See workings below. 


f) Please refer to drawing C120 for catchment 


Sw 5 Overland Flow 
Provide plans and supporting calculations by a suitably qualified and experienced 
engineer, which demonstrate how the 1% AEP overland flow (with allowance for 
climate change) will reach Council’s major stormwater drainage system with 
sufficient receiving capacity. 
 
a)  provide a site plan which define the overland flow paths and volumes 
 prior to  development of the site, including any defined paths/channels 
 entering from  neighbouring land. 
b)  provide a plan which shows all overland flow paths and volumes for the 
 developed  site, demonstrating that they avoid private property as 


a) Please see drawing C011 for existing case 
overland flow paths and Stormwater 
management plan for discharge volumes.  


b) Please see drawing C011 for developed case 
overland flow paths Stormwater management 
plan for discharge volumes. 


c) There are no anticipated maintenance burdens  







 far as practicable, and how  they will be contained within 
 appropriate easements. Include preliminary detail  (including a 
 cross-section) for any associated works required to safely convey the 
 flows, discussing any potential obstacles and hazards (including 
 geotechnical risks). 
c)  provide comment concerning any maintenance burdens of any proposed 
 works. 
  
Please note Council will not accept public cut-off drains except for in the road 
reserve between Lots 5 and 21. Council will not accept an above ground overland 
flow path through private Lots- the piped infrastructure will need to be sized to 
capture the full 1% AEP flows. 
 
Please note Council will not allow private cut-off drains which are not contained 
fully within the Lot boundaries. Should any works be required outside the 
property boundaries, the third party land must form part of the application. 
 
Advice for plans submitted 29 May:   
d) Please clarify the capacity for the overland flow within the road given the 
 flat gradient and one-way crossfall.  
e) Please clarify what is proposed for the existing cut-off drain through 
 Lots 16-14 
 f) Council will not accept the reliance upon the existing private channel on 
 third-party land, given there is no ability to obtain easements over this 
 and no guarantee of it remaining. Please account for all overland flow 
 into the site for  both 20yr and 100yr ARI (including climate change) 
 events.  
g) Please clarify the  capacity of the proposed private bund within Lot 5, 
 noting the requirements of Planning and Building Acts to provide 
 300mm freeboard. 


d) Road crossfall as been amended to 3% to increase 
capacity and to aid in vehicle movements on 
steeper slopes. The road capacity has been 
calculated using Manning’s equation to be 
397L/s. The Road catchment’s discharge has been 
calculated to be 274L/s. See workings below 


e) Cut-off drain has been assumed to be removed in 
the future due to building works and had not 
been relied upon for the stormwater 
management strategy 


f) Catchments have been calculated based on the 
assumption that upstream external cut off drains 
have been filled/remove. See stormwater 
management plan for details. 


g) Capacity of the bund within lot 5 has been 
calculated by the manning’s equation. The 
capacity of the bund has been found to be 206 L/s 
with 300mm freeboard to top of bund. The 
bund’s catchment discharges 201L/s to the lot 5 
boundary. See workings below 


ENGr Fi3 To ensure protection of Council's public infrastructure, please provide:  
1. Provide detail of the proposed type A kerb ramps near main road and how on plan 


how the new footpath will connect to match the exiting footpath in accordance 
with the TSD-R11-v1. Please note that the current location of the kerb ramps 
would not meet sight line requirements and need to be placed at the intersection, 
in accordance with TSD-R18-v1. 


Kerb ramps have been moved to the intersection 
of Road 1 and Lenah Valley Rd. Please see 
drawing 1701-C030 for amendment. All kerb 
ramps are to be designed in accordance with 
TSD-R18-v1. 







2. a) Show on plan the dimension of proposed driveways and vehicle 
 crossover in accordance with TSD-R09-v1.  
b) Lots 8 to 13 have no driveway access shown as (we assume) it is 
 envisaged that suspended decks will be utilised with access via the KMC2 
 (mountable) kerb as per TSD-R14-v1 outside the properties and in the 
 cul-de-sac. For this to be approved, we need to be shown the likely 
 location of the driveways and a long section. Alternatively, the developer 
 can explain and/or justify not providing access onto  the lots. Driveway 
 access to lot 4 and 14 is not shown on the plans and needs to be shown. 


a) Indicative property access locations have been 
shown on drawing 1707 – C030 and C031. These 
property accesses have been shown to indicate 
where future access may be located only. They do 
not form part of the development permit and will 
not be constructed with the development. It will 
be the responsibility of future property owners to 
provide their own access based on their design 
requirements. 


b) A worst case typical section of the suspended 
garage and drive has been shown on drawing 
1707-C032. This arrangement will be required for 
lots 6 to 12 and has been indicated on drawing 
C030 and C031. 


c) Property access has not been provided for lots 6-
12. It has been shown on plan indicative location 
of the access. As these properties are on the low 
side of the road, it will be necessary that the 
driveway and garage for these properties be 
suspended. Due to the nature of suspended 
driveways and garage the location of these is 
highly dependent of the Architectural design of 
the homes and is best to construct these later. 


d) Driveways have been notes to be in accordance 
with TSD-R09-v1. Please refer to amended 
drawings C030 and C031. 
 


3. Show indicative driveway design onto each lot (with the possible exception of 
some lots on the lower side of the road, see item 2 above), ensuring that access 
can be achieved. 


a) Driveway access for lot 19 has been shown in 
drawing C033. Lot 19 was determined to be the 
worst-case access scenario. It has been 
demonstrated that access to lot 19 cab be 
achieved and subsequently all other properties 
can be access.  


b) It has been noted that driveways are to be 
designed and constructed to standard drawings 
TSD-R09-v1 







4. Provide long and cross sections of the driveway onto each lot and show the 
boundary line on long section plan. A “typical” driveway long section is not 
sufficient. 


a) Driveway access for lot 19 has been shown in 
drawing C033. Lot 19 was determined to be the 
worst-case access scenario. It has been 
demonstrated that access to lot 19 cab be 
achieved and subsequently all other properties 
can be access. 


b) It has been noted that driveways are to be 
designed and constructed to standard drawings 
TSD-R09-v1 


 
5. Show any associated infrastructure such as retaining walls supporting the 


proposed road, footpath or driveway within the new highway reservation. This 
refers driveways as cross sections are still yet to be provided. 


a) Please see amended drawings C030 and C031. 
 


6. Demonstrate swept path of vehicle at proposed driveway access from lot 1-5 into 
proposed road in accordance with AS/NZ 2890.1. Due to the changes this now 
relates to access to lot 3 and 5. 


a) Swept paths have been shown for lot 2 and 5 
access please see drawing C034 for details. 
 


 
7. The slope of the road from chainage 0 to 86 from kerb to kerb is 5%. Due to the 


gradient of the road in this section being 20% and the curvature of the road, this 
is not acceptable and needs to be in accordance with the TSD-R06-v1. 


a) Road 1 has been amended to 3% crossfall  
 
 


8. Retaining wall and associated hand rail is noted as being undertaken “by others”. 
This needs to be removed as the developer is responsible for its construction. 
Detailed design not required at this stage. 


a) Please see amended drawing C031, C050 and 
C051 


9. The laneway between number 308 and 306 Lenah Valley Rd needs to be an 
easement (stormwater and sewage, etc) and the area between lots 8 & 9 adjoined 
to one of the lots. Council does not want this area. 


Please refer to Leary & Cox supporting documentation 


10. Location of embankment easement is not shown - please add or clarify. a) Please refer to amdended drawing C030 and 
C031 for details. 


11. The developer must justify and explain the proposed new alignment at the 
intersection of “road 1” and the road lot between lots 5 & 21. Council may prefer 
the previous alignment where the new road goes straight “up the hill” with the 
road ending in the culdesac being a t-junction. This may be preferable in the long 
term to suit a larger number of future lots further up the hillside. The latest design 
for the road alignment has the road lot between lots 5 & 21 (and possible future 
road to extend further up the hill) as a “t-junction” to the culdesac – which in the 
future may end up as a minor side road. Discussion with Council’s Road Engineer 
is required before the road re-alignment is acceptable. 


a) As discussed with Emily B. on the 18/06/18. The 
alignment of road is satisfactory. An indicative 
future road connection has been shown on 
drawing C033 which demonstrated that with 
minor works the culdesac branch can be changed 
to the minor road. This future road is not part of 
the development permit. It has been shown for 
information only. 


 
 


 







Calculations 
 


 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 


Road Capacity 3%  
n 0.013 
A 0.406 
P 5.317 
S 0.005 
Q 397 


  
Catchment Areas  
Road Catchment 2.75 
External Catchment 1 6.20 
External Catchment 2 2.00 


  
Flow  
External Catchment 1 596 
External Catchment 2 222 
Flow in Road 1 274 
 
Note  
1. Road flow is calculated as proportional 
flow based on flows obtained from SWMP 


Colebrook - White Culvert Capacity 
 Culvert ID Existing Proposed 
Pipe Dia 0.300 0.375 
Length 6.760 6.76 
US HGL 126.800 126.8 
DS HGL 126.540 126.54 
Gross Head 0.260 0.260 
Friction Loss 0.105 0.087 
MH Loss 0.156 0.216 
Velocity 1.950 2.057 
Flow 138 227 


Bund Capacity  
n 0.035 
A 0.193 
P 2.000 
S 0.032 
Q 206 


  
Catchment Area  
Bund Catchment 2.10 
External Catchment 1 6.20 


  
Flow  
External Catchment 1 596 
Bund Flow  202 
 
Note  
1. Bund flow is calculated as proportional 
flow based on flows obtained from SWMP 







Culvert FLows         


Catchment 
Area 
(ha) 


Tc 
(min) 


Int. 
(mm/hr) Coeff. Q (L/s) 


Lot 7 (Roof) 0.02 5 103 0.95 5.436111 
Lot 8 (Roof) 0.02 5 103 0.95 5.436111 
Lot 9 (Roof) 0.02 5 103 0.95 5.436111 
Lot 10 (Roof) 0.02 5 103 0.95 5.436111 
Lot 11 (Roof) 0.02 5 103 0.95 5.436111 
Lot 12 (Roof) 0.02 5 103 0.95 5.436111 
Lot 13 (Roof) 0.02 5 103 0.95 5.436111 
Lot 14 (Roof) 0.02 5 103 0.95 5.436111 
270 Lenah Valley       134.303 
Total Flow         177.7919 


      
Note:      


1. Average roof size taken as 200m2   
2. 270 Lenah Valley flow taken from design drawings  
3. Overland flow from lot 7 - 1 4 does not enter the pipe system 


 
 
 
 







3/10/2018


City of Hobart
GPO Box 503, Hobart
Tasmania 7000


Attention: Manager of Development Services


Dear Sir/ Madam,


RE: REQUEST FOR FURTHER INFORMATION – APPLICATION NO. PLN1882
21 LOT SUBDIVISION - 306A LENAH VALLEY ROAD, LENAH VALLEY


In reference to your request for further information dated 4th September 2018 regarding the above-mentioned
subdivision application, please refer to the attached table following to view our response to the matters raised.


Should you have any further queries, please contact me on the telephone number or email noted below.


Yours sincerely,


Tom Norman – Civil Engineer
AD Design & Consulting Pty Ltd


tom@addconsulting.com.au
0402 592 454







Item Request for Information Response
BPAC1 Either:


(a) amended engineering drawings showing: the culdesac having a
minimum outer radius of at least 12m property accesses for Lots 1 and 3
of at least 4m in carriageway width and 0.5m horizontal clearance areas
on either side of the proposed property access carriageway for Lot 3 or
(b) an amended Bushfire Report, Bushfire Hazard Management Plan and
Certificate of Compliance consistent with the submitted engineering
drawings.
Advice: The Certificate of Compliance must certify compliance with
E1.6.2 P1 of the Bushfire Code rather than E1.6.2 A1(b)


Please refer to Leary and Cox Documentation


BPAC2 Confirmation from a hydraulic engineer that the proposed fire hydrant
system will comply with all relevant requirements of the TasWater
Supplement to Water Supply Code of Australia WSA 03  20113.1 MRWA
Edition V2.0.
Advice: The submitted Bushfire Hazard Management plan requires fire
hydrants to comply with Table E4 of the Code, however it has not been
demonstrated that the proposed hydrants can comply with these
requirements.


TasWater have indicated that the available head at the
subdivision boundary along Lenah Valley Rd is 185m AHD. The
highest property RL at the boundary is 156m AHD. This gives an
available pressure head of 29m before losses. An analysis using
Hazen-Williams indicates loses to be around 2m at 10L/s. As such,
it is estimated that 27m of residual head will be available at the
property boundary for firefighting requirements. This is in line
with TasWater Specifications.


In addition to the above, hydrant spacing and location will comply
with Table E4 of the bushfire management code. All building will
be within 120m of a fire hydrant, measured by hose lay.


OSU1 A vegetation assessment of the area for the stormwater outfall in New
Town Rivulet Linear Park is outstanding to cover the general area for
outfall (even though the applicant has conveyed that at this point it is his
view is that it is not needed). This needs to identity the species the
overstorey and understorey the quality and health of vegetation and
make recommendations on the preferred location of outfall to minimize
impact on the identified values


Please refer to Leary and Cox Documentation


SURVFi1 The additional information provided on 15/08/18 still doesn't show any
access crossover for Lot 4 on any of the plans.
Drawing 1707  C033 Rev A shows a worst case typical section illustrating
how a suspended garage and deck could provide access for Lots 6 to 12
at the time of construction of dwellings on these lots and it is noted that
no access crossovers will be provided during the subdivision civil works
for these lots. The Road Works and Services plan should show on which
lot the worst case section is located.


Lot 4 crossover has been shown.


The worst case suspended garage is lot 10. The section has been
shown on drawing C031 (rev D) for clarity.







SW1 Servicing Provide an updated servicing plan demonstrating how
stormwater from the proposed development will be disposed of via
gravity to public stormwater infrastructure, including:
a) clearly differentiating between public and private infrastructure (in
particular the servicing of Lot 3 and cutoff drains).
b) show subsoil drainage of the road and any road retaining walls,
clarifying how they will connect to the public system.
c) define the drainage of the private shared driveways and accesses.
d) locations of the Lot connections such that all the Lot (including
driveways) can be serviced by gravity, particularly Lot 17 & 20.
e) provide a crosssection for the culdesac and associated kerb
longsection, which clearly demonstrate the location of the sag point and
that minimal ponding would not send water down driveways/ over
embankment.   Private drainage must be contained within the property
boundaries and service only that Lot. The proposed cutoff drains
crossing lot boundaries will not be approved.


Advice for plans submitted 16 August:   Please confirm the road retaining
walls will be able to drain to the proposed public stormwater system via
gravity.


Please refer to updated drawing C031 (rev D) showing retaining
wall subsoil drainage connection to public stormwater main. The
road retaining wall can be drained to the proposes stormwater
system.


SW2 Public Main Provide preliminary engineering plans for the proposed
public stormwater main(s), which include the following:
a) indicative longsections which demonstrate appropriate cover and
grade can be achieved. Include indicative sizing.
b) indicative crosssections which define clearances of any works
proposed over or within one metre of the proposed stormwater mains,
such as stairs, embankments and retaining works. Please note there is a
proposed easement along the boundary of 270A Lenah Valley Rd, which
may help in the provision for stormwater and sewer infrastructure.


Advice for plans submitted 16 August:   The longsections of the
proposed main through 270A Lenah Valley appear to show inadequate
vertical clearance from the proposed sewer main and inadequate grade,
with limited flexibility to dodge any other clashing infrastructure.
Surface level has not been shown  cover over the proposed mains is
required at this stage.  Please provide amended indicative longsections
for these works.  Also please provide an indicative longsection for the


The stormwater main from pit 10.4 to 10.1 has been updated to
agree with 270A Lenah Valley Road’s stormwater design. The
invert level of the connection at pit 10.1 has been taken from
the ‘For Construction’ drawings of 270A Lenah Valley Road.


At this time, we don’t have survey of the surface levels between
pit 10.4 and 10.1. However due to the steep grade of the site,
we do not expect any issues with providing the adequate cover
or grade for the proposed stormwater main.


The existing cover of the culvert running under Lenah Valley
Road is approximately 300mm. Due to the existing downstream
infrastructure lowering this culvert is not possible without
extensive work to the public stormwater main within 299 Lenah
Valley Road.


As it is required to increase the capacity of this culvert, it is
proposed that the existing culvert be upgraded to a







culvert upgrade under Lenah Valley Rd, demonstrating adequate cover
can be achieved.


300mm (H) x 450mm (W) box culvert. The new invert levels and
cover will be close to the current culvert’s IL and cover. Box
culverts are designed for loadings specified by AS5100 and can
be safely trafficked at zero cover.


SW4 Receiving Infrastructure Upgrade / Detention Provide plans and
supporting calculations demonstrating that the relevant existing public
infrastructure has sufficient receiving capacity to service the
development, and clearly identify any works required by the subdivision
that involves thirdparty land, such as upgrades to existing infrastructure
and erosion protection. The piped stormwater system must be sized to
handle at least the 20yr ARI event based on a possible future
fullydeveloped catchment, with the overall drainage system (including
suitable overland flow paths) catering for the 100yr ARI events (including
30% loading for climate change).
a) demonstrate that the upgrade and detention works to be carried out
at subdivision stage is maximised.
b) any proposed private detention demonstrated to be unavoidable,
must include an indicative tank sizing, discharge rate and installation
costs.
c) show the location of any proposed public detention infrastructure on
the plan, demonstrating adequate vehicular access will be provided for
maintenance.
d) provide an indicative lifecycle costs and maintenance burden
concerning any proposed public detention infrastructure. Council notes
the future fully developed lots should be taken as the maximum
nondiscretionary impervious cover allowed under the Planning Scheme.
Note that should any works be required outside the property boundaries,
the third party land must form part of the application. All proposed works
must be shown on the concept engineering drawings.


Advice for plans submitted 16 August:   Please clarify the actual spare
receiving capacity of the road crossing utilized by 270A Lenah Valley in a
20yr ARI event versus the proposed flows.   The submitted calculations
do not appear to reflect the existing flows to the culvert as reported by
270A Lenah Valley, apply appropriate impervious areas to the future Lots
or agree with culvert capacity.


It is unclear what further information is required for this RFI. Mark
Smith was unable to expand on the requirements to satisfy this
RFI either.


To reiterate, the ‘For Construction’ drawings of 270A Lenah Valley
show that with their development, 134L/s will be flowing within
the existing culvert under Lenah Valley Road. This flow rate was
taken directly from the ‘For Constructions’ drawings which a been
approved by HCC.


Given an acceptable freeboard of 150mm and the flows from
270A Lenah Valley Rd taken into consideration, the existing
culvert is already over capacity. This however has been approved
by council.


A further 44L/s of runoff is required to be drained via this culvert
under Lenah Valley Rd due to the development at 306A Lenah
Valley Rd. An upgrade to this culvert it is therefore required. The
proposed upgrade is a 300mm (H) x 450mm (W) box culvert with
a capacity of 252L/s. This is well above the 178L/s required.







ENGr Fi3 Item 2a
Driveway access to lot 4 is not shown on plans C030.


Item 2b
A suspended deck is likely to be feasible for lots 9 to 12 where the
retaining wall is location along all the frontage of the property. A
dimensioned long section (as outlined in plan C033) needs to show the
variable height of the wall, the variable distance of the wall to the
property boundary and the slope of the land. The City needs to ensure
that a suspended deck is the most likely form of access and that a garage
can be reasonable built within the property without undue expense to
the owner. To reduce the distance the owner has to span a deck the City
may require an embankment easement behind the wall instead of road
reservation in which the owner can place a carport in an embankment
easement. To make this determination we require the above information.
Lots 6, 7 and 8 require more justification on why this should be a
suspended deck arrangement and not a standard driveway. Plan C100
shows lots 6 and 7 as being achievable as a standard driveway and I
envisage lot 8 to be similar. Cross and long sections of a standard
driveways compared to a long section of a suspended deck is required.


Item 4
On plan C100 the long sections need to show the boundary lines,
chainage and existing and new surface levels as a minimum (refer to long
section for road). Long sections are not shown for lots 8, 13, 14, 15, 16
and 18. This is required. Cross sections and long sections along the
centreline of the driveway onto each lot are required, or the worst case
for similar driveways. Please note that the driveway to the property
boundary is required to be constructed by the developer apart from
where a suspended deck (with mountable kerb) is the most feasible
option. If there is substantial works required within the property to gain
driveway access onto the lot then we can require that the developer to
undertake this, thus it is important for cross section to be provided for
driveway access so we can assess this.


Item 8
Retaining wall and associated handrail noted as by others needs to be
removed on plan C091.


Lot 4 driveway has been shown. Please refer to amended plan
C030 (rev D) for details.


Lot 6 and 7 have been changed to slab on ground driveways,
please refer to amended drawing C030 (rev D) for details.


Our investigation show that it is unfeasible for Lot 8 to be a slab
on ground driveway. This is due to the extensive fill it would
require to support the pavement, impacting on the useable area
of the property. Construction of a slab on ground driveway for
Lot 8 would consume 32% of the property’s area rendering it
unusable. The acceptable solution is therefore to allow Lot 8 to
be access via a suspend driveway and garage, location to be
determined at time of building design. Drawing SK01 (enclosed
within response) has been produced outlining the above points.


All driveway long sections have been shown on drawings C0100
(rev B) to C0106 (rev A). These clearly show which lot accesses
are to be suspended and which are to be slab on ground.


Retaining Wall Layout Plan C035 (rev A) has been produced
showing the retaining wall offset from the property boundary
and variable height of the wall. The 2.0m offset from the wall
face has also been shown indicating the proposed embankment
easement for retaining wall maintenance.


‘By Others’ note on drawing C091 has been removed.


Embankment easements on the high side have been removed,
please refer to amended drawing C030 (rev D) and C031(rev D)
for details.







Item 10
A minimum of 2m needs to be maintained behind the retaining wall for
the City to undertake maintenance of the wall. Thus where the road
reservation distance between the wall and property boundary is less than
2m then an embankment easement is required. The other option is to
adjust the road reservation to align with the wall with a consistent 2m
embankment easement behind it or extend the road reservation to 2m
behind the wall. The determination of this will depend on item 2b.  Please
clearly show on plan C031 that there is 2m behind the retaining wall
either by road reservation or embankment easement.


There is an embankment easement on the high side of the road
reservation outside properties 16 and 18 to 21. Please explain the reason
for this or amend.











UNIT G04, 40 MOLLE STREET, HOBART 


PHONE:  03 6118 2030 EMAIL:  admin@learyandcox.com ABN:  23 164 511 620  


 


 
 
 
5th October 2018        Ref No 9446   
 
The General Manager 
Hobart City Council 
Via Planning Application Portal 
https://apply.hobartcity.com.au/ 
 
 
Dear Sir 
 
RESPONSE TO COUNCIL’S LETTER REQUESTING ADDITIONAL CERTIFICATES OF 


TITLE AND FORESHADOWING A FURTHER REQUEST FOR INFORMATION  


 
I refer to Hobart City Council’s RFI dated 4/9/2018. 
 
Lodged herewith in the HCC planning application portal, please find the following 
documents: 
 


• Certificate of titles and plans for New Town Rivulet Linear Park and 270A Lenah 
Valley Road 


• Subdivision Proposal Plan Rev H (Supersedes previous version and contains 
updated batter easements to reflect engineering revisions) 


• Letter and Table of items addressed from AD Design and Consulting 


• Revised Engineering Concept Plan from AD Design and Consulting (Rev D 27/9/18) 


• Updated Bushfire Documentation by Lark and Creese.  


• Flora Assessment by Lark and Creese 
 
The table by AD Design and consulting clearly lists each item addressed, with the exception 
of the following: 
 
BPAC1: Refer to amended Bushfire Documentation (Typographical error now fixed). 


OSU1: Refer to the Flora Assessment now provided. 


 
Yours faithfully 
 
LEARY & COX 


 


 


 


TIM COX 







UNIT G04, 40 MOLLE STREET, HOBART 


PHONE:  03 6118 2030 EMAIL:  admin@learyandcox.com ABN:  23 164 511 620  


 


 
 
 
 
31th October 2018        Ref No 9446   
 
The General Manager 
Hobart City Council 
Via Planning Application Portal 
https://apply.hobartcity.com.au/ 
 
 
Dear Sir 
 
RESPONSE TO COUNCIL’S LETTER REQUESTING ADDITIONAL CERTIFICATES OF 


TITLE AND FORESHADOWING A FURTHER REQUEST FOR INFORMATION  


 
I refer to Hobart City Council’s notice of Invalid Application and RFI dated 4/9/2018. 
 
Lodged herewith in the HCC planning application portal, please find the following 
documents: 
 


• PDF containing Schedules of easements for SP165008, SP172457, SP144655, 
SP153196 and dealing number C66527 


 
A response to the issues that the letter dated 29/10/18 foreshadows will require further 
information is currently being prepared by the team of consultants and will be submitted in 
due course. 


 
Yours faithfully 
 
LEARY & COX 


 


 


 


TIM COX 







UNIT G04, 40 MOLLE STREET, HOBART 


PHONE:  03 6118 2030 EMAIL:  admin@learyandcox.com ABN:  23 164 511 620  


 


 
 
 
4th December 2018        Ref No 9446   
 
The General Manager 
Hobart City Council 
Via Planning Application Portal 
https://apply.hobartcity.com.au/ 
 
 
Dear Sir 
 
RESPONSE TO COUNCIL’S REQUEST FOR INFORMATION  


 
I refer to Hobart City Council’s RFI dated 1/11/2018. 
 
Lodged herewith in the HCC planning application portal, please find the following 
documents: 
 


• Subdivision Proposal Plan Rev I (Supersedes previous version and contains updated 
batter easements to reflect engineering revisions) 


• Letter and Table of items addressed from AD Design and Consulting 


• Revised Engineering Concept Plan from AD Design and Consulting (Rev E 15/11/18) 


• Updated Bushfire Documentation by Lark and Creese.  


• Flora Assessment by Lark and Creese, addressing the new proposed alignment of 
the stormwater discharge to the New Town Rivulet.  


 
The table by AD Design and consulting clearly lists each item addressed, with the exception 
of the following: 
 
BPAC1: Refer to amended Bushfire Documentation 


 
Yours faithfully 
 
LEARY & COX 


 


 


 


TIM COX 







UNIT G04, 40 MOLLE STREET, HOBART 


PHONE:  03 6118 2030 EMAIL:  admin@learyandcox.com ABN:  23 164 511 620  


 


 
 
 
 
 
7th December 2018        Ref No 9446   
 
The General Manager 
Hobart City Council 
Via Planning Application Portal 
https://apply.hobartcity.com.au/ 
 
 
 
 
Dear Sir 
 


 


RESPONSE TO COUNCIL’S REQUEST FOR INFORMATION  


PLN-18-82 - 306A LENAH VALLEY ROAD 


 
I refer to Christine Corbett’s recent correspondence with Doug Summers, Environmental 
Officer. 
 
As per Christine’s request, the Flora Assessmnet has been updated and is included with this 
portal lodgement. 


 
Yours faithfully 
 
LEARY & COX 


 


 


 


TIM COX 







UNIT G04, 40 MOLLE STREET, HOBART 


PHONE:  03 6118 2030 EMAIL:  admin@learyandcox.com ABN:  23 164 511 620  


 


 
 
 
 
 
24th January 2019        Ref No 9446   
 
The General Manager 
Hobart City Council 
Via Planning Application Portal 
https://apply.hobartcity.com.au/ 
 
 
 
 
Dear Sir 
 


 


RESPONSE TO COUNCIL’S REQUEST FOR INFORMATION 12/12/18 


PLN-18-82 - 306A LENAH VALLEY ROAD 


 
I refer to Council’s RFI dated 12/12/18 
 
The following are included with this portal lodgement. 


• Busfire Hazard Management Plan- lot layout amended 


• Bushfire Risk Assessement – various updates 


• Bushfire Planning Certificate – amended references to documents relied upon 
 
Yours faithfully 
 
LEARY & COX 


 


 


 


TIM COX 







 
 
 
 
 
 


 
Issue Date: August 2015  Page 1 of 3 
   Uncontrolled when printed  Version No: 0.1 
 


Submission to Planning Authority Notice 


Council Planning 
Permit No. 


PLN-18-82 
Council notice 
date 


18/06/2018 


TasWater details 


TasWater 
Reference No. 


TWDA 2018/00228-HCC Date of response 20 Feb 2019 


TasWater 
Contact 


Greg Clausen Phone No. (03) 6237 8242 


Response issued to 


Council name HOBART CITY COUNCIL 


Contact details coh@hobartcity.com.au  


Development details 


Address 306A LENAH VALLEY RD, LENAH VALLEY Property ID (PID) 3142231 


Description of 
development 


21 lot subdivision 


Schedule of drawings/documents 


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


AD Design & Consulting Road Works and Services Plan Sheet 1 E 15/11/18 


AD Design & Consulting Road Works and Services Plan Sheet 2 E 15/11/18 


AD Design & Consulting Road Works and Services Plan Sheet 3 F 15/11/18 


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 connections / sewerage system and connections to each 
lot of the development must be designed and constructed to TasWater’s satisfaction and be in 
accordance with any other conditions in this permit. 


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


ASSET CREATION & INFRASTRUCTURE WORKS 


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 infrastructure the developer must obtain from 
TasWater Engineering Design Approval for new TasWater infrastructure. The application for 
Engineering Design Approval must include engineering design plans prepared by a suitably qualified 
person showing the hydraulic servicing requirements for water and sewerage 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 Consent to Register a Legal Document, all additions, extensions, alterations or 
upgrades to TasWater’s water and sewerage infrastructure required to service the development, 
generally as shown on the schedule of drawings are to be constructed at the expense of the 
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developer to the satisfaction of TasWater, with live connections performed by TasWater. 


8. After testing/disinfection, 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. 


9. At practical completion of the water and sewerage works and prior to TasWater issuing a Consent 
to a Register Legal Document, 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. 


13. A construction management plan must be submitted with the application for TasWater Engineering 
Design Approval.  The construction management plan must detail how the new TasWater 
infrastructure will be constructed while maintaining current levels of services provided by TasWater 
to the community.  The construction plan must also include a risk assessment and contingency plans 
covering major risks to TasWater during any works.  The construction plan must be to the 
satisfaction of TasWater prior to TasWater’s Engineering Design Approval being issued. 


FINAL PLANS, EASEMENTS & ENDORSEMENTS 


14. Prior to the Sealing of the Final Plan of Survey,  a Consent to Register a Legal Document must be 
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 any existing or proposed 
TasWater infrastructure and be in accordance with TasWater’s standard pipeline easement 
conditions.   
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DEVELOPMENT ASSESSMENT FEES 


16. The applicant or landowner as the case may be, must pay a development assessment and Consent 
to Register a Legal Document fee to TasWater, as approved by the Economic Regulator and the fees 
will be indexed, until the date they are paid to TasWater, as follows: 


a. $675.71, for development assessment; and 


b. $149.20 for Consent to Register a Legal Document 


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


17. In the event Council approves a staging plan, a Consent to Register a Legal Document fee for each 
stage, must be paid commensurate with the number of Equivalent Tenements in each stage, as 
approved by Council. 


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.   
A copy of the GIS is included in email with this notice and should aid in updating of the documentation. 
The location of this infrastructure as shown on the GIS is indicative only. 


 A permit is required to work within TasWater’s easements or in the vicinity of its infrastructure. 


Further information can be obtained from TasWater 


 TasWater has listed a number of service providers who can provide asset detection and location 


services should you require it. Visit www.taswater.com.au/Development/Service-location for a list 


of companies 


 TasWater will locate residential water stop taps free of charge 


 Sewer drainage plans or Inspection Openings (IO) for residential properties are available from 


your local council. 


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
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Disclaimer: 


AS 3959-2009 cannot guarantee that a dwelling will survive a bushfire attack, however the 
implementation of the measures contained within AS 3959-2009, this report and accompanying plan will 
improve the likelihood of survival of the structure. This report and accompanying plan are based on the 
conditions prevailing at the time of assessment. No responsibility can be accepted to actions by the 
land owner, governmental or other agencies or other persons that compromise the effectiveness of this 
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plan. The contents of this plan are based on the requirements of the legislation prevailing at the time of 
report. 


 
1. SUMMARY: 


 


This Bushfire Hazard Report has been prepared to support the development of a new 21 lot 


residential subdivision at 306a Lenah Valley Road, Lenah Valley. The site is subject to a 


bushfire prone areas overlay under the applicable planning scheme and is considered to be 


bushfire prone to due to its proximity to the areas of bushfire prone vegetation surrounding the 


site. 


 


This report identifies the protective features and controls that must be incorporated into the 


design and construction works to ensure compliance with the standards. Fire management 


solutions are as defined in AS 3959-2009 Construction of Buildings in Bushfire-Prone Areas 


and  E1.0 Bushfire Prone Areas Code, Hobart Interim Planning Scheme 2015. 


 


All lots have been designed to achieve a bushfire attack level of BAL-19 (or lower) of AS 


3959-2009 in accordance with E1.6.1, Bushfire Prone Areas Code. New dwellings on these 


lots are to be constructed to the assessed BAL specified for each lot with the establishment 


and maintenance of the specified Hazard Management Areas to ensure ongoing protection 


from the risk from bushfire attack. 


 


Public road networks and private access is to be constructed in accordance with E1.6.2, 


Bushfire Prone Areas Code. A variation on the minimum turning radius of the turning head at 


the termination of the new road specified under Table E1(j) is permitted to no less than 18 


metres diameter kerb to kerb with the installation of a mountable kerb and 1.8m wide 


trafficable footpath and load rating of 20 tonnes with an effective radius of 10.8 metres.  Fire 


Hydrants are to be installed in accordance with E1.6.3 and Table E4.  


 


Where staging of the development occurs, it is the responsibility of the developer to maintain 


sufficient area within the balance area in a reduced fuel condition to achieve the BAL 


applicable for each lot within a stage until such time as the development extends to its outer 


boundary.  


 


The effectiveness of the measures and recommendations detailed in this report and AS 3959-


2009 are dependent on their implementation and maintenance for the life of the development 


or until the site characteristics that this assessment has been measured from alter from those 


identified. No liability can be accepted for actions by lot owners, Council or governmental 


agencies which compromise the effectiveness of this report. 


 


This report has been prepared by Nick Creese, principal of Lark & Creese surveyors. Nick is a 


registered surveyor in Tasmania and is accredited by the Tasmania Fire Service to prepare 


bushfire hazard management plans. 


 


Site survey was carried out on 6th October 2016. 
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2. LOCATION: 


 


Property address: 306A Lenah Valley Road, Lenah Valley 


 


Title owner: S G Gath & P M Gore 


 


Title reference: C.T.162978-1 


 


PID N°: 3142231 


 


Title area: 2.3 ha approx. 


 


Municipal area: 


 


Zone: 


Hobart 


 


General Residential (Hobart Interim Planning Scheme 2015) 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


  


Image 1: Site Location (Source: The LIST) 







  


 


     16331-05 


5 


LARK & CREESE 


62 Channel Highway, Kingston 7050 Ph 6229 6563 info@larkandcreese.com.au 


3. SITE CHARACTERISTICS: 


 


The site is located off Lenah Valley Road, approximately 450 metres south west of the 


intersection of Brushy Creek Road and Lenah Valley Road, Lenah Valley. The site is situated 


at an elevation of approximately 150 AHD, with grades typically 15° to the north. A concrete 


driveway access services the property from Lenah Valley Road. 


 


At the time of assessment, the site consisted of a mix of pasture area, pine trees, eucalypts, 


wattle and other native and non-native vegetation. A brick house and several sheds are 


positioned near the southern boundary .  


 


Residential properties border the site to the north with dwellings, established garden and 


hardstand areas. To the north west, adjacent to proposed Lots 1, 2 & 4, vacant residential 


allotments are vegetated with grasses and regrowth shrubs. A new residential development is 


undergoing construction to the east, with new services and road alignments being installed. 


Pasture areas adjoin the site to the south, with an extensive area of native eucalypt bushland 


beyond. Properties to the west include larger residential sites with pasture and garden areas.  


 


Reticulated water supply is available to the site with domestic water supply requirements  


reliant on TASWater mains.  


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


Image 2: Aerial Image of site and surrounds (Source: TheLIST) 
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Image 3: Typical site photo. (Looking west from eastern boundary) 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


Image 4: Typical site photo. (Looking east from western boundary) 
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Planning Controls:  


 


Planning controls are administered by the Hobart City Council under the Hobart Interim 


Planning Scheme 2015. The site is subject to a Bushfire Prone Areas overlay under E1.0, 


Bushfire Prone Areas Code and is zoned General Residential under Clause 10.0.  


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


Image 5: Council zoning (General Residential in red, Environmental Living in green) 
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Fire History: 


 


From the Fire History overlay detailed within The LIST map imagery, a number of vegetation 


fires have occurred in this vicinity in the past 50 years. The most recent uncontrolled bushfires 


fires occurred to the north in 1980 (within 200 metres of the site) and 1984 (within 400 metres 


of the site). A number of controlled hazard reduction burns have been carried out in the same 


area over the last 30 years. Although not mapped as such, it is known that the site was 


impacted on by the 1967 bushfires, with the original house on the property being destroyed at 


that time. 


 


 


Image 6: Bushfire History (Source: TheLIST) 
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4. PROPOSED DEVELOPMENT: 
 


A new 21 lot residential subdivision in two stages is proposed for the site, with a new road 


network extending from Lenah Valley Road to the north. Normal residential servicing is to be 


provided, with sealed roads and footpaths, sewer, stormwater and water, power and phone 


connections. Road corridors are typically 15 metres wide with a 3 metre wide footway to be 


provided from the new subdivision road to Lenah Valley Road between Lots 8 & 9. It is 


anticipated that the allotments will typically support a single dwelling although some sites may 


support multiple dwellings subject to Council approval. Provision has been made for a road 


network connection to the properties to the south to allow for future development. 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


Image 7: Subdivision layout. 
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5. BUSHFIRE HAZARD ASSESSMENT: 


 


Fire Danger Index (FDI): The Fire Index Rating for Tasmania is adopted as 50. 


 


Vegetation Classification:  


From inspection of the site and consideration of the vegetation type, the current risk 


associated with, and future impacts of this vegetation, the predominant vegetation has been 


determined as Classification G(i):Grassland and Classification B:Woodland (both located to 


the south) as shown in Appendix 1 and described in the notes below. 


 


Gradient under predominant vegetation:  


Gradients under the predominant vegetation have been assessed from site inspection and 


analysis of existing topographical mapping and range from 9-13° down slope to the north, 0-


18° to the east, 8-13° to the south and level to the west, and are as shown in Appendix 1. 


Gradients are averaged over 100 metres and does not necessarily represent the steepest 


gradient across the assessment area. 


 


Notes on classification of predominant vegetation: 


The properties to the north are well managed residential sites extending over a wide area. The 


nearest potential bushfire prone vegetation to the north is in excess of 100 metres from the 


site and has not been considered as being a measurable risk for the purpose of this 


assessment. The land to the east, is in the processing of being cleared and developed for 


residential purposes with the bulk of the vegetation now removed and roads and services 


being installed, and is expected to be completed prior to this site being developed. The land to 


the north and east has been assessed as Managed Land in accordance with Part 2.2.3.2(e) & 


(f), AS 3959-2009. To the south, an area of short cropped pasture extends for 40 metres or 


more southwards to extensive areas of nature eucalypt bushland. The pasture areas are short 


cropped, apparently having recently been grazed. It is apparent however from historical aerial 


imagery that grass heights have exceeded 100mm in height at times, creating a potential 


increased risk from bushfire attack. These areas are assessed as Classification 


G(i):Grassland. The native bushland beyond this area is sparse, with eucalypts and other 


native trees less than 10 metres high. Minimal understory vegetation exists within this area 


and has been assessed as Classification B:Woodland. Although the vegetation classified as 


B:Woodland may be considered to be a greater bushfire threat in general, its increased 


separation from the lots, and the proximity of the vegetation classified as G(i):Grassland to the 


site dictates that this is considered the greatest bushfire threat to the lots. To the west, 


residential properties include a pasture area extending to developed residential allotments. It 


is understood that the pasture area is permanently grazed, with sheep apparent on site at the 


time of assessment with minimal ground cover. It is considered reasonable to expect that this 


area will be continually maintained in this manner and has been assessed as Managed Land 


in accordance with Part 2.2.3.2 (e) & (f), AS 3959-2009. 
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Image 8: Predominant vegetation surrounding the site 
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Image 9: Predominant vegetation to north - Managed Land 


 


Image 10: Predominant vegetation to east - Managed Land 


 


 


 







  


 


     16331-05 


13 


LARK & CREESE 


62 Channel Highway, Kingston 7050 Ph 6229 6563 info@larkandcreese.com.au 


 


Image 11: Predominant vegetation to south:  


Classification G(i):Grassland/Classification B:Woodland 


Image 12: Predominant vegetation to west: Managed Land 
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Bushfire Attack Level (BAL):  


 


Based on the predominant vegetation and the separation distances available between the 


predominant vegetation and the building areas as shown in Appendix 1, the BAL applicable for 


each lot has been determined from Table 2.4.4, AS 3959-2009 as follows:  


 


LOT No. BAL Dist. to vegetation Predominant 


Vegetation 


1, 3, 5, 15, 16, 17, 18, 19, 


20, 21  


BAL-FZ 0 m G(i):Grassland 


2, 4, 6, 7 & 14 BAL-12.5 14-<50 m G(i):Grassland 


8, 9, 10, 11, 12 & 13 BAL-12.5 > 50 m G(i):Grassland 


 


With the establishment of appropriate hazard management areas, the BAL for lots determined 


to be BAL-FZ can be assessed as BAL-12.5 or BAL-19, subject to the creation of building 


areas providing for the minimum separation necessary as details in Table 2.4.4 as follows: 


 


LOT No. BAL Min HMA required 


 to vegetation 


Predominant 


Vegetation 


1, 3, 5, 15, 16, 17, 18, 19, 


20, 21  


BAL-19 10 metres G(i):Grassland 


1, 15, 16, 17, 18, 19 & 20 


(8) 


BAL-12.5 14 metres 


(>100m) 


G(i):Grassland 


(B:Woodland) 


9, 10, 11, 12 & 13 BAL-LOW > 50 metres G(i):Grassland 


 


Table 1: Assessed Bushfire Attack Level for each lot 


 


Note that the separation distance between Lots 8, 9, 10, 11, 12 & 13 and the vegetation 


assessed as G(i)): Grassland to the south exceeds the outer limit for BAL-12.5 (50m) and may 


be considered to be BAL-LOW. The proximity of the vegetation assessed as Classification 


B:Woodland to Lots 8 & 9 is less than 100 metres attracting a bushfire attack level of BAL-


12.5 although its encroachment into Lot 9 is minimal (<5m). It may then be considered 


appropriate permit construction on Lots 9, 10, 11, 12 and 13 to BAL-LOW and hence no 


specific construction standards are warranted.  
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Image 14: Applicable bushfire attack levels  
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Qualification on assessed bushfire attack level: 


 


The property to the east is currently undergoing development with new residential subdivision 


lots being created, vegetation cleared and associated road networks and servicing being 


installed. Although titles are yet to issue, it is understood that all lots within this subdivision are 


sold and issue of titles will occur in the near future. It is anticipated this will occur in advance of 


completion of this development with the continued management of the vegetation on these 


lots occurring. 


 


The land to the south is zoned Environmental Living under the Hobart Interim Planning 


Scheme 2015 and is subject to a Biodiversity Overlay, providing controls and protection on 


natural values across the site. The land incorporates areas of native vegetation and pasture 


grasses, with apparent management of the pasture areas occurring through grazing. It is 


expected that the extent of the pasture areas will remain in a form similar to their current 


condition, and that minimal intrusion of the bushland areas into this area will occur. 


Notwithstanding this risk, sufficient separation is currently available between the bushland 


areas and the development site to limit any increased risk resulting from an encroachment of 


the vegetation assessed as Classification B:Woodland towards the site. 


 


Several lots have been assessed as BAL-LOW due to their separation from the classified 


vegetation to the south. Lots 10, 11, 12 & 13, and portions of Lots 8 and 9 exceed 100 metres 


from the vegetation assessed as Classification B:Woodland, and are in excess of 50 metres 


from the vegetation assessed as Classification G(i):Grassland and hence are outside the outer 


limits prescribed for hazard management areas for BAL-12.5. Lot 9 is only partially within 100 


metres of the vegetation classified as B:Woodland (<5 metres) and is not considered to be 


impacted by the bushfire risk associated with the vegetation and is assessed as BAL-LOW. 


Lot 8 is more significantly impacted on by this vegetation and is assessed as BAL-12.5 . 
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6. COMPLIANCE: 


 


The site has been assessed as being within 100 metres of bushfire prone vegetation and 


compliance is assessed against the provisions of E1.6, Bushfire Prone Areas Code, Hobart 


Interim Planning Scheme 2015 in the following manner: 


 


E1.6.1 Provision of Hazard Management Areas: 


 


This provision seeks to: 


- facilitate an integrated approach between subdivision and subsequent building on a 


lot;  


- provide for sufficient separation of building areas from bushfire-prone vegetation 


to reduce the radiant heat levels, direct flame attack and ember attack at the 


building area; and  


- provide protection for lots at any stage of a staged subdivision. 


 


In accordance with Acceptable Solution A1(b), all lots are assessed as being within a bushfire 


prone area and must comply with the provisions of this part as follows: 


 


A1(b) i) The attached Bushfire Hazard Management Plan details all lots which are in, 


  or partly within a bushfire-prone area. 


 


A1(b) ii) Each lot contains a building area compliant with this part. 


 


A1(b) iii) Each lot assessed as being subject the bushfire risk is provided with a  


  hazard management area with a dimension equal to, or greater than that for 


  BAL-19. 


 


A1(b) iv) The attached Bushfire Hazard Management Plan details the location and  


  extent of the Hazard Management Areas with a dimension equal to, or greater 


  than that for BAL-19. 


 


Several lots are assessed as BAL-LOW due to their separation from the classified vegetation  


to the south exceeding 50 metres (Classification (Gi):Grassland) and 100 metres 


(Classification B:Woodland).  


 


Lots assessed as BAL-LOW are:  


LOTS: 9, 10, 11, 12 & 13 
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A number of the lots within the bushfire prone area have been identified as being capable of 


compliance with the construction standards for BAL-12.5, due to their increased separation 


from the bushfire prone vegetation, and may be constructed to that level. No defined building 


area is necessary on these lots due to the separation provided by the neighbouring lots to the 


south. 


 


Lots assessed as BAL-12.5 are:  


LOTS: 2, 4, 6, 7, 8 & 14. 


 


A number of lots are capable of compliance with a bushfire attack level of BAL-12.5, provided 


a separation distance of no less then 14 metres from the southern boundary is achieved: 


 


Lots assessed as BAL-12.5  boundary are:  


LOTS: 1, 15, 16, 17, 18, 19 & 20 


(mandatory 14m setback to southern) 


 


NOTE: Should the separation distance of 14 metres not be achieved, any new habitable 


building on these lots must be constructed to a bushfire attack level of BAL-19, with a reduced 


boundary setback of 10 metres to the southern boundary. 


 


The remaining lots are assessed as BAL-19, and any new habitable building on these lots 


must be constructed to this standard: 


 


Lots assessed as BAL-19 are:  


LOTS: 3, 5 & 21 


(mandatory 10m setback to southern) 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 







  


 


     16331-05 


19 


LARK & CREESE 


62 Channel Highway, Kingston 7050 Ph 6229 6563 info@larkandcreese.com.au 


Individual Lot Management: 


 


Each lot subject to this assessment, and considered to be exposed to a risk of attack from 


bushfire is to be maintained in a manner to ensure the risk to any building on the lot, or to 


adjoining lots is minimised. This may be achieved, but is not necessarily limited to the following: 


 Establishing non-flammable areas around the dwelling such as paths, patios, driveways, 


lawns etc. 


 Locating dams, orchards, vegetable gardens, effluent disposal areas etc on the bushfire prone 


side of the building. 


 Providing heat shields and ember traps on the bushfire prone side of the dwelling such as 


non-flammable fencing, hedges, separated garden shrubs and small trees. Avoid the use of 


highly flammable plants. 


 Ensure flammable materials such as wood piles, fuels and rubbish heaps are stored away 


from the dwelling. 


 Replace highly flammable plants with low flammability species. 


 Provide horizontal separation between tree crowns and vertical separation between ground 


fuels and overhead branches. 


 Regular slashing or mowing of grass to a height of less than 100mm.  


 Removal of ground fuels such as leaves, bark, fallen branches etc on a regular basis. 


 Ensuring no trees overhang the dwelling so that vegetation falls onto the roof. 


 No non-habitable structures are to be constructed within the hazard management areas on 


Lots 1, 3, 5, 15, 16, 17, 18, 19, 20 & 21 that lie within 6 metres of the habitable building on the 


lot. 


 


Temporary Bushfire Management in balance area: Due to the likely staging of the development, 


any undeveloped portions of the site must be maintained in a reduced fuel condition to ensure no 


increased risk occurs prior to the completion of all stages. Where this is to occur the following 


management practices apply: 


 Slash grasses regularly to less than 100mm. 


 Remove dead and fallen branches, leaves and bark. 


 store flammable materials such as fuels, fire wood and piles of vegetation away from the new lots. 


 Remove selected trees to ensure separation between canopies and bushfire prone vegetation to 


the south.  


 Trim lower braches of retained trees to provide minimum separation of 2 metres from ground level. 


 


Should building works occur on the  lots to the north of the site  (including Lots 2, 4 and 9-14) 


which rely on the management of the lots to the south, and those lots to the south remain 


undeveloped and result in an unreasonable bushfire risk, due to lack of management, an 


abatement notice should be served on those lot owners to require removal of that risk in line 


with the expectations of the surrounding lot owners and in line with BHAN-01-2014. 
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1.6.2 Public and fire fighting access: 


 


This provision seeks to: 


- allow safe access and egress for residents, firefighters and emergency service 


personnel;  


- provide access to the bushfire-prone vegetation that enables both property to be 


defended when under bushfire attack and for hazard management works to be 


undertaken; - 


- are designed and constructed to allow for fire appliances to be maneuvered;  


- provide access to water supplies for fire appliances; and  


- are designed to allow connectivity, and where needed, offering multiple evacuation 


points. 


 


The development requires the construction of new public road networks and private access to 


the site to provide safe access and egress for residents, fire fighters and emergency service 


personnel. These roads and private accesses are to comply with the requirements of 


Acceptable Solution A1(b)(i), Table E1 and Table E2. 


 


A variation on the turning radius of the cul-de-sac at the end of the road is proposed to reduce 


excavation and visual impact of the new road formation in accordance with Performance 


Criteria P1. Table E1(j) requires a turning radius of 12 metres, with the design proposing 9 


metres. In order to provide practical turning, a mountable kerb and 1.8 metre wide trafficable 


footpath are to be installed at the turning head with an effective turning radius of 10.8 metres 


and minimum load rating of 20 tonnes. Engineering design confirms this arrangement as being 


capable of providing a compliant turning area for a medium rigid vehicle. No signage or other 


road furniture is to be installed within the turning area or within 1 metre of the back of the 


footpath and no standing road markings are to be provided. 


 


It is not considered necessary to provide alternative means of egress from the site due to the 


proximity of the lots to non-bushfire prone areas to the north, east and west, and the location 


of the new access road extending away from the bushfire prone vegetation towards Lenah 


Valley Road. 


 


Private access is to be provided to each lot in accordance with Table E2 where appropriate. 


Most lots will require an access of less than 30 metres in length and as such, no specific 


construction standards apply in accordance with Element A, Table E3. Lots 1 & 3 will require 


an access in excess of 30 metres in length and must be provided in accordance with Element 


B, Table 4.3. The proposed access to Lot 3 is 3.60 metres wide, with a separate Right of Way 


1.4m Wide being provided across Lot 2 to provide a combined access width of 5 metres to 


facilitate this access standard. A combined access width of 7.2 metres is available to Lot 1 by 


virtue of a reciprocal Right of Way arrangement with the access to Lot 2. 
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1.6.3 Provision of Water Supply for Firefighting purposes: 


 


This provision seeks to provide: 


Adequate, accessible and reliable water supply for the purposes of fire fighting can be 


demonstrated at the subdivision stage and allow for the protection of life and property 


associated with the subsequent use and development of bushfire-prone areas. 


 


The site is to be connected to reticulated water supply, including fire hydrants for a fire fighting 


supply of water. In accordance with A1 (c), the location of fire hydrants, and building areas 


detailed in the Bushfire Hazard Management Plan are compliant with Table E4. 


 


Fire Hydrants are to be located at sufficient spacing to ensure compliance with E4 A above. 


The location of the fire hydrants located on the Bushfire Hazard Management Plan are 


indicative only to identify capacity for compliant with this provision only. Full engineering 


design of the reticulated water supply and location of fire hydrants may vary from the plan. 


 


 


 


 


 


 


 


 







  


 


     16331-05 


23 


LARK & CREESE 


62 Channel Highway, Kingston 7050 Ph 6229 6563 info@larkandcreese.com.au 


7. CONCLUSIONS & RECOMMENDATIONS: 


 


This Bushfire Hazard Report and Bushfire Hazard Management Plan have been prepared to 


support design and construction of a new residential subdivision at 306A Lenah Valley Road, 


Lenah Valley. The report has reviewed the bushfire risks associated with the site, and 


determined the fire management strategies that must be carried out to ensure the 


development on the site is at reduced risk from bushfire attack.  


 


Provided the elements detailed in this report are implemented, the development on the site is 


capable of compliance with AS 3959-2009 and E1.6 Bushfire Prone Areas Code and any 


potential bushfire risk to the site is reduced. 


 


The proposed lots have been assessed as compliant with bushfire attack levels (BAL) detailed 


in Table 3. The Council approval issued for the development should contain conditions 


requiring that the protective elements defined in this report and E1.6, Bushfire Prone Areas 


Code be implemented during the construction phase. Any new building required to comply 


with this assessment must be constructed to the bushfire attack level described in Table 3, 


within the prescribed building areas noted on the Bushfire Hazard Management Plan. Should 


the extent or classification of the bushfire prone vegetation surrounding the site alter from that 


assessed by this report, buildings on the lots affected by this variation may be constructed to a 


lower level subject to the preparation of a revised assessment. 


 


Lot No. Compliant BAL 


9, 10, 11, 12 & 13 BAL-LOW 


2, 4, 6, 7, 8, 14 BAL-12.5 


1, 15, 16, 17, 18, 19 & 20 BAL-12.5  


(14m setback from southern boundary) 


1, 3, 5, 15, 16, 17, 18, 19, 20 & 21 BAL-19 


(10m setback from southern boundary) 


 


Table 3: Compliant BAL for each lot 


 


Note that should a boundary setback of 14 metres from the southern  boundary not be 


achieved or be possible, those lots subject to that limitation (Lots 1, 15, 16, 17, 18, 19 & 20)  


must be constructed to BAL-19, subject to a setback from the southern boundary of no less 


than 10 metres. 


 


New road networks and private access, where necessary are to be constructed in accordance 


with E1.6.2 P1, Bushfire Prone Areas Code. The reduction of the radius of the turning head is 


permitted to no less than 9 metres, provided a mountable kerb and trafficable 1.8 metre wide 


footpath are installed. Private access is to be provided to the lots in accordance with Table E2. 
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Lots 1 & 3 are to be provided with access in compliance with Element B, Table E2. No 


standards apply to the access for the remaining lots in accordance with Element A, Table E2. 


Fire hydrants are to be installed in compliance with Table E4, E1.6.3, Bushfire Prone Areas 


Code. 


 


To ensure protection of lots developed under an individual stage, or multiple stages, the 


developer must ensure the undeveloped portions of the site are maintained in a reduced fuel 


condition until such time as the site is fully developed.  


 


Although not mandatory, any increase in the construction standards above the assessed 


Bushfire Attack Level will afford improved protection from bushfire and this should be 


considered by the owner, designer and/or builder prior to construction commencing. 


Hazard Management Areas must be established and maintained in a minimal fuel condition in 


accordance with this plan and the TFS guidelines. It is the owner’s responsibility to ensure the 


long term maintenance of the hazard management areas in accordance with the requirements 


of this report. 


 


This report does not recommend or endorse the removal of any vegetation within, or adjoining 


the site for the purpose of bushfire protection without the explicit approval of the local 


authority. 


 


 


 


N M Creese 


Bushfire Management Practitioner BFP-118 
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8. REFERENCES: 


 


 AS 3959-2009 - Construction of Buildings in Bushfire Prone Areas. 


 


 Hobart Interim Planning Scheme 2015. 


 


 Planning Directive 5.1, Bushfire Prone Areas Code - Minister for Planning and Local 


Government 


 


 The LIST - Department of Primary Industry Parks Water & Environment. 


 


 Bushfire Prone Areas Advisory Note BHAN 01-2014 - Tasmania Fire Service 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 







  


 


     16331-05 


26 


LARK & CREESE 


62 Channel Highway, Kingston 7050 Ph 6229 6563 info@larkandcreese.com.au 


9. GLOSSARY 


AS 3959-2009 
Australian Standards AS 3959-2009 Construction of buildings in bushfire-prone areas. 
 


BAL (Bushfire Attack Level) 
A means of measuring the severity of a building's potential exposure to ember attack, radiant 
heat and direct flame contact, using increments of radiant heat expressed in kilowatts per metre 
squared, and the basis for establishing the requirements for construction to improve protection 
of building elements from attack by bushfire. The following BAL levels, based on heat flux 
exposure threshold are used within AS3959-2009; BAL-LOW, BAL-12.5, BAL-19, BAL-29, BAL-
40, BAL-FZ. 
 


Bushfire 
An unplanned fire burning vegetation. 
 


Bushfire Hazard Management 
Plan 


A plan showing means of protection from bushfire in a form approved in writing by the Chief 
Officer. 
 


Bushfire-Prone Area 
An area that is subject to, or likely to be subject to, bushfire attack. Land that has been 
designated under legislation; or 
Has been identified under environmental planning instrument, development control plan or in the 
course of processing and determining a development application. 
 


Carriageway (also vehicular 
access) 


The section of the road formation which is used by traffic, and includes all the area of the traffic 
lane pavement together with the formed shoulder. 
 


Classified vegetation 
Vegetation that has been classified in accordance with Clause 2.2.3 of AS3959-2009. 
 


FDI (Fire Danger Index) 
The chance of a fire starting, its rate of spread, its intensity and the difficulty of its suppression, 
according to various combinations of air temperature, relative humidity, wind speed and both 
long- and short-term drought effects. 
 


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


Hose lay 
The distance between two points established by a fire hose laid out on the ground, inclusive of 
obstructions. 
 


Predominate vegetation 
The vegetation that poses the greatest bushfire threat to the development site. 
 


Gradient under 
The slope of the ground under the classified vegetation. 
 


Distance to 
The distance between the building, or building area to the classified vegetation. 
 


Fire Fighting Water Point 
The point where a fire appliance is able to connect to a water supply for fire fighting purposes. 
This includes a coupling in the case of a fire hydrant, offtake or outlet, or the minimum water 
level in the case of a static water body. 
 


Water supply - Reticulated (Fire 
hydrant) 


An assembly installed on a branch from a water pipeline, which provides a valved outlet to 
permit a supply of water to be taken from the pipeline for fire fighting. 
 


Water supply - Static 
Water stored on a tank, swimming pool, dam, or lake, that is available for fire fighting purposes 
at all times. 
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APPENDIX 1: VEGETATION ASSESSMENT 


LOT 1 NORTH EAST SOUTH WEST 


VEGETATION 0-100m  


Low Threat - 


residential 


development, 


gardens, roads 


0-100m  


Low threat - 


(Development site) 


short cropped 


grasses, trees, 


residential 


development  


0-100m Grassland 0-100 m 


Low threat - short 


cropped grasses, 


residential 


development, gardens 


SLOPE 12° down Level 13° up Level 


BAL LOW LOW FZ LOW 


 


LOT 2 NORTH EAST SOUTH WEST 


VEGETATION 0-100m 


Low Threat 


residential 


development, 


gardens, roads 


0-100m  


Low threat 


(Development site) 


short cropped 


grasses, trees, 


residential 


development  


0-22 m 


Low threat 


(Development site) 


22-100 m Grassland  


0-30m  


Low threat 


(Development site)  


30-100m 


Low threat 


Short cropped 


grasses, residential 


development, gardens 


SLOPE 12° down Level 13° up Level 


BAL LOW LOW 12.5 LOW 


 


LOT 3 NORTH EAST SOUTH WEST 


VEGETATION 0-30 m 


Low threat 


(Development Site)  


30-100m 


Low Threat - 


residential 


development, 


gardens, roads 


0-100m  


Low threat 


(Development site) 


short cropped 


grasses, trees, 


residential 


development  


0-100 m Grassland 0-30m  


Low threat 


(Development site)  


30-100m 


Low threat 


Short cropped 


grasses, residential 


development, gardens 


SLOPE 12° down Level 13° up Level 


BAL LOW LOW FZ LOW 


 


LOT 4 NORTH EAST SOUTH WEST 


VEGETATION 0-100m 


Low Threat 


residential 


development, 


gardens, roads 


0-100m  


Low threat 


(Development site) 


short cropped 


grasses, trees, 


residential 


development  


0-22 m 


Low threat 


(Development site) 


22-100 m Grassland  


0-60m  


Low threat 


(Development site)  


60-100m 


Low threat 


Short cropped 


grasses, residential 


development, gardens 


SLOPE 12° down Level 13° up Level 


BAL LOW LOW 12.5 LOW 
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LOT 5 NORTH EAST SOUTH WEST 


VEGETATION 0-30 m 


Low threat 


(Development Site)  


30-100m 


Low Threat - 


residential 


development, 


gardens, roads 


0-100m  


Low threat 


(Development site) 


short cropped 


grasses, trees, 


residential 


development  


0-100 m Grassland 0-60m  


Low threat 


(Development site)  


60-100m 


Low threat 


Short cropped 


grasses, residential 


development, gardens 


SLOPE 12° down Level 13° up Level 


BAL LOW LOW FZ LOW 


 


LOT 6 NORTH EAST SOUTH WEST 


VEGETATION 0-100m 


Low Threat 


residential 


development, 


gardens, roads 


0-100m  


Low threat 


(Development site) 


short cropped 


grasses, trees & 


shrubs 


0-40 m 


Low threat 


(Development site) 


40-80 m Grassland 


80-100 Woodland  


0-100m  


Low threat 


(Development site)  


 


SLOPE 10° down Level 12° up Level 


BAL LOW LOW 12.5 Grassland 


12.5 Woodland 


LOW 


 


LOT 7 NORTH EAST SOUTH WEST 


VEGETATION 0-100m 


Low Threat 


residential 


development, 


gardens, roads 


0-100m  


Low threat 


(Development site) 


short cropped 


grasses, trees & 


shrubs 


0-45 m 


Low threat 


(Development site) 


45-85 m Grassland 


85-100 Woodland  


0-100m  


Low threat 


(Development site)  


 


SLOPE 10° down Level 12° up Level 


BAL LOW LOW 12.5 Grassland 


12.5 Woodland 


LOW 


 


LOT 8 NORTH EAST SOUTH WEST 


VEGETATION 0-100m 


Low Threat 


residential 


development, 


gardens, roads 


0-90m  


Low threat 


(Development site) 


short cropped 


grasses, trees & 


shrubs 


90-100m 


New neighbouring 


residential 


development. 


0-50 m 


Low threat 


(Development site) 


50-90 m Grassland 


90-100 Woodland 


0-100m  


Low threat 


(Development site)  


 


SLOPE 9° down Level 13° up Level 


BAL LOW LOW 12.5 Grassland 


12.5 Woodland 


LOW 
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LOT 9 NORTH EAST SOUTH WEST 


VEGETATION 0-100m 


Low Threat 


residential 


development, 


gardens, roads 


0-65m  


Low threat 


(Development site) 


short cropped 


grasses, trees & 


shrubs 


65-100m 


New neighbouring 


residential 


development. 


0-60 m 


Low threat 


(Development site) 


Residential 


development and 


gardens  


60-100 m Grassland 


0-100m  


Low threat 


(Development site)  


short cropped 


grasses, trees & 


shrubs 


 


 


SLOPE 9° down Level 10° up Level 


BAL LOW LOW 12.5  LOW 


 


LOT 10 NORTH EAST SOUTH WEST 


VEGETATION 0-100m 


Low Threat 


residential 


development, 


gardens, roads 


0-45m  


Low threat 


(Development site) 


short cropped 


grasses, trees & 


shrubs 


45-100m 


New neighbouring 


residential 


development. 


0-65 m 


Low threat 


(Development site) 


Residential 


development, gardens 


and short cropped 


grass. 


65-100 m Grassland 


0-100m  


Low threat 


(Development site)  


short cropped 


grasses, trees & 


shrubs 


 


 


SLOPE 9° down Level (0-45m) 


5° down (45-100m) 


9° up Level 


BAL LOW LOW 12.5 LOW 


 


LOT 11 NORTH EAST SOUTH WEST 


VEGETATION 0-100m 


Low Threat 


residential 


development, 


gardens, roads 


0-25m  


Low threat 


(Development site) 


short cropped 


grasses, trees & 


shrubs 


25-100m 


New neighbouring 


residential 


development. 


0-70 m 


Low threat 


(Development site) 


Residential 


development, gardens 


and short cropped 


grass. 


70-100 m Grassland 


0-100m  


Low threat 


(Development site)  


short cropped 


grasses, trees & 


shrubs 


 


 


SLOPE 10° down Level (0-25m) 


5° down (25-100m) 


9° up Level 


BAL LOW LOW 12.5  LOW 
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LOT 12 NORTH EAST SOUTH WEST 


VEGETATION 0-100m 


Low Threat 


residential 


development, 


gardens, roads 


0-100m 


Low threat 


New neighbouring 


residential 


development. 


0-70 m 


Low threat 


(Development site) 


Residential 


development, gardens 


and short cropped 


grass. 


70-100 m Grassland 


0-100m  


Low threat 


(Development site)  


short cropped 


grasses, trees & 


shrubs 


 


 


SLOPE 10° down 10° down 8° up Level 


BAL LOW LOW 12.5  LOW 


 


LOT 13 NORTH EAST SOUTH WEST 


VEGETATION 0-20m 


Low threat 


(Development Site) 


20-100m 


Low Threat 


residential 


development, 


gardens, roads 


0-100m 


Low threat 


New neighbouring 


residential 


development. 


0-60 m 


Low threat 


(Development site) 


Residential 


development, gardens 


and short cropped 


grass. 


60-100 m Grassland 


0-100m  


Low threat 


(Development site)  


short cropped 


grasses, trees & 


shrubs 


 


 


SLOPE 10° down 10° down 8° up Level 


BAL LOW LOW 12.5  LOW 


 


LOT 14 NORTH EAST SOUTH WEST 


VEGETATION 0-50m 


Low threat 


(Development Site) 


50-100m 


Low Threat 


residential 


development, 


gardens, roads 


0-100m 


Low threat 


New neighbouring 


residential 


development. 


0-15 m 


Low threat 


(Development site) 


Residential 


development, gardens 


and short cropped 


grass. 


15-100 m Grassland 


0-100m  


Low threat 


(Development site)  


Residential 


development, short 


cropped grasses, 


trees & shrubs 


 


SLOPE 12° down 10° down 8° up Level 


BAL LOW LOW 12.5  LOW 


 


LOT 15 NORTH EAST SOUTH WEST 


VEGETATION 0-60m 


Low threat 


(Development Site) 


60-100m 


Low Threat 


residential 


development, 


gardens, roads 


0-100m 


Low threat 


New neighbouring 


residential 


development. 


0-100 m Grassland 0-100m  


Low threat 


(Development site)  


Residential 


development, short 


cropped grasses, 


trees & shrubs 


 


SLOPE 12° down 18° down 8° up Level 


BAL LOW LOW FZ  LOW 
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LOT 16 NORTH EAST SOUTH WEST 


VEGETATION 0-60m 


Low threat 


(Development Site) 


60-100m 


Low Threat 


residential 


development, 


gardens, roads 


0-25m 


Low threat 


(Development site) 


25-100m 


Low threat 


New neighbouring 


residential 


development. 


0-90 m Grassland 


90-100 Woodland 


0-100m  


Low threat 


(Development site)  


Residential 


development, short 


cropped grasses, 


trees & shrubs 


 


SLOPE 12° down 17° down 8° up Level 


BAL LOW LOW FZ (Grassland) 


12.5 (Woodland) 


LOW 


 


LOT 17 NORTH EAST SOUTH WEST 


VEGETATION 0-55m 


Low threat 


(Development Site) 


55-100m 


Low Threat 


residential 


development, 


gardens, roads 


0-45m 


Low threat 


(Development site) 


45-100m 


New neighbouring 


residential 


development. 


0-50 m Grassland 


50-100m Woodland 


0-100m  


Low threat 


(Development site)  


short cropped 


grasses, trees & 


shrubs 


 


SLOPE 12° down 17° down 8° up Level 


BAL LOW LOW FZ (Grassland) 


12.5 (Woodland) 


LOW 


 


LOT 18 NORTH EAST SOUTH WEST 


VEGETATION 0-45m 


Low threat 


(Development Site) 


45-100m 


Low Threat 


residential 


development, 


gardens, roads 


0-80m 


Low threat 


(Development site) 


Residential 


development, short 


cropped grasses, 


trees & shrubs 


25-100m 


New neighbouring 


residential 


development. 


0-35m Grassland 


35-100m Woodland 


0-100m  


Low threat 


(Development site)  


short cropped 


grasses, trees & 


shrubs 


 


SLOPE 13° down 10° down 9° up Level 


BAL LOW LOW FZ  LOW 
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LOT 19 NORTH EAST SOUTH WEST 


VEGETATION 0-40m 


Low threat 


(Development Site) 


40-100m 


Low Threat 


residential 


development, 


gardens, roads 


0-100m 


Low threat 


(Development site) 


Residential 


development, short 


cropped grasses, 


trees & shrubs 


 


0-35m Grassland 


35-100m Woodland 


0-100m  


Low threat 


(Development site)  


short cropped 


grasses, trees & 


shrubs 


 


SLOPE 13° down 10° down 9° up Level 


BAL LOW LOW FZ  LOW 


 


LOT 20 NORTH EAST SOUTH WEST 


VEGETATION 0-35m 


Low threat 


(Development Site) 


35-100m 


Low Threat 


residential 


development, 


gardens, roads 


0-100m 


Low threat 


(Development site) 


Residential 


development, short 


cropped grasses, 


trees & shrubs 


 


0-35m Grassland 


35-100m Woodland 


0-100m  


Low threat 


(Development site)  


short cropped 


grasses, trees & 


shrubs 


 


SLOPE 13° down Level 9° up Level 


BAL LOW LOW FZ  LOW 


 


LOT 21 NORTH EAST SOUTH WEST 


VEGETATION 0-35m 


Low threat 


(Development Site) 


35-100m 


Low Threat 


residential 


development, 


gardens, roads 


0-100m 


Low threat 


(Development site) 


Residential 


development, short 


cropped grasses, 


trees & shrubs 


 


0-35m Grassland 


35-100m Woodland 


0-100m  


Low threat 


(Development site)  


short cropped 


grasses, trees & 


shrubs 


 


SLOPE 13° down Level 9° up Level 


BAL LOW LOW FZ  LOW 
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BUSHFIRE-PRONE AREAS CODE 
 
CERTIFICATE1 UNDER S51(2)(d) LAND USE PLANNING AND 
APPROVALS ACT 1993 


 


 


1. Land to which certificate applies2 
 


Land that is the Use or Development Site that is relied upon for bushfire hazard 
management or protection. 
 


Name of planning scheme or instrument: HOBART INTERIM PLANNING SCHEME 2015 


 


Street address: 306A LENAH VALLEY ROAD, LENAH VALLEY 


 


Certificate of Title / PID: C.T.162978/1  3142231 


 
Land that is not the Use or Development Site that is relied upon for bushfire hazard 
management or protection. 
 


Street address:   


  


Certificate of Title / PID:  


 


2. Proposed Use or Development 
 


Description of Use or Development: 
 
 
SUBDIVISION OF 21 RESIDENTIAL LOTS OF 750-1837 m² WITH NEW ROAD ACCESS TO BE 
CONSTRUCTED FROM LENAH VALLEY ROAD 
 
 
 


 
 
Code Clauses: 
 


 
 
 


q E1.4 Exempt Development   q E1.5.1 Vulnerable Use  
 


q E1.5.2 Hazardous Use  X 
  
E1.6.1 Subdivision 
 


                                              
1 This document is the approved form of certification for this purpose, and must not be altered from its original form.  
 
2 If the certificate relates to bushfire management or protection measures that rely on land that is not in the same lot as the site 
for the use or development described, the details of all of the applicable land must be provided. 
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3. Documents relied upon 
 


Documents, Plans and/or Specifications 
 


Title:  SUBDIVISION PROPOSAL PLAN 


 


Author: LEARY COX 


 


Date: 19/4/18  Version: 9446 


 
 
 
 


Bushfire Hazard Report 
 


Title:   BUSHFIRE HAZARD REPORT 


 


Author: N M CREESE 


 


Date: 12/12/18  Version: 16331-05 


 
 
 
 


Bushfire Hazard Management Plan 
 


Title:   BUSHFIRE HAZARD MANAGEMENT PLAN 


 


Author: N M CREESE 


 


Date: 13/7/18  Version: 16331-05 


 
 
 
 


Other Documents 
 


Title:   21 LOT RESIDENTIAL SUBDIVISION 


 


Author: A D DESIGN & CONSULTING 


 


Date:   Version: 1707  


 


  


5/10/18
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4. Nature of Certificate 
 


q E1.4 – Use or development exempt from this code 


 
Assessment 
Criteria 


Compliance Requirement 
Reference to Applicable 
Document(s) 


q E1.4 (a)  Insufficient increase in risk  


 


q E1.5.1 – Vulnerable Uses 


 
Assessment 
Criteria 


Compliance Requirement 
Reference to Applicable 
Document(s) 


q E1.5.1 P1 Residual risk is tolerable  


q E1.5.1 A2 Emergency management strategy  


q E1.5.1 A3  
Bushfire hazard management 
plan 


 


 


q E1.5.2 – Hazardous Uses 


 
Assessment 
Criteria 


Compliance Requirement 
Reference to Applicable 
Document(s) 


q E1.5.2 P1  Residual risk is tolerable  


q E1.5.2 A2 Emergency management strategy  


q E1.5.2 A3 
Bushfire hazard management 
plan 


 


 


q E1.6 – Development standards for subdivision 


 


E1.6.1 Subdivision: Provision of hazard management areas 


Assessment 
Criteria 


Compliance Requirement 
Reference to Applicable 
Document(s) 


q E1.6.1 P1 
Hazard Management Areas are 
sufficient to achieve tolerable risk 


 


q E1.6.1 A1 (a) Insufficient increase in risk  


X E1.6.1 A1 (b) Provides BAL 19 for all lots 


BUSHFIRE HAZARD REPORT 
16331-05 
BUSHFIRE HAZARD 
MANAGEMENT PLAN 16331-05 


q E1.6.1 A1 (c) Consent for Part 5 Agreement   
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E1.6.2 Subdivision: Public and fire fighting access 


Assessment 
Criteria 


Compliance Requirement 
Reference to Applicable 
Document(s) 


q E1.6.2 P1 
Access is sufficient to mitigate 
risk 


 


q E1.6.2 A1 (a) Insufficient increase in risk  


X E1.6.2 A1 (b) 
Access complies with Tables E1, 
E2 & E3 


BUSHFIRE HAZARD REPORT 
16331-05 
BUSHFIRE HAZARD 
MANAGEMENT PLAN 16331-05 


 


 


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


Assessment 
Criteria 


Compliance Requirement 
Reference to Applicable 
Document(s) 


q E1.6.3 A1 (a) Insufficient increase in risk  


X E1.6.3 A1 (b) 


 
Reticulated water supply complies 
with Table E4 
 


BUSHFIRE HAZARD REPORT 
16331-05 
BUSHFIRE HAZARD 
MANAGEMENT PLAN 16331-05 


q E1.6.3 A1 (c) 
Water supply consistent with the 
objective 


 


q E1.6.3 A2 (a) Insufficient increase in risk  


q E1.6.3 A2 (b) 


 
Static water supply complies with 
Table E5 
 


 


q E1.6.3 A2 (c) 
Static water supply is consistent 
with the objective 
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5. Bushfire Hazard Practitioner3 
 


Name: NICHOLAS MARK CREESE Phone No: 6229 6563 
 


Address: 62 CHANNEL HIGHWAY Fax No:  


 


  Email   nick@larkandcreese.com.au 


 Address: 


 KINGSTON TAS  7050   


 


Accreditation No: BFP –  118 Scope:  1, 2, 3A, 3B 
 
 


6. Certification 
 


I, certify that in accordance with the authority given under Part 4A of the Fire Service Act 1979 – 
 


 
The use or development described in this certificate is exempt from application of Code E1 – 
Bushfire-Prone Areas in accordance with Clause E1.4 (a) because there is an insufficient 
increase in risk to the use or development from bushfire to warrant any specific bushfire 
protection measure in order to be consistent with the objectives for all the applicable 
standards identified in Section 4 of this Certificate. 


 


q 


 


or 
 


 


 
There is an insufficient increase in risk from bushfire to warrant the provision of specific 
measures for bushfire hazard management and/or bushfire protection in order for the use or 
development described to be consistent with the objective for each of the applicable 
standards identified in Section 4 of this Certificate. 


 


q 


 


and/or 
 


 


 
The Bushfire Hazard Management Plan/s identified in Section 3 of this certificate is/are in 
accordance with the Chief Officer’s requirements and can deliver an outcome for the use or 
development described that is consistent with the objective and the relevant compliance test 
for each of the applicable standards identified in Section 4 of this Certificate.  


 


X 


 
 
 


Signed: 
certifier 


 
 
 
 


 


 


Date:  Certificate No: 16331-05  


  
Mark Chladil, Fire Management Planning Officer, On behalf of the Chief Officer Tasmania Fire Service, January 12 2019 


                                              
3 A Bushfire Hazard Practitioner is a person accredited by the Chief Officer of the Tasmania Fire Service under Part IVA of Fire 
Service Act 1979. The list of practitioners and scope of work is found at www.fire.tas.gov.au. 
 


12/1/2019
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BUSHFIRE HAZARD MANAGEMENT PLAN


C.T. 162978-1Title Reference:


Date:Scale: 1:1000 12th Dec 2018


306A Lenah Valley Road, Lenah Valley


S Gath & P Gore


Land & Engineering Surveyors


Location:


Owner:


16331-05


Note: This plan has been prepared for the purpose of compliance with
AS3959-2009 and Tasmania Fire Service Guidelines . This plan is not to
be used for any other purpose without the express permission of Lark &
Creese Pty Ltd.
The details depicted on this plan have been obtained from a combination
of field survey, aerial photography and mapping and as such may not
represent the precise nature of the site.


62 Channel Highway, Kingston 7050
Ph. 62296563   Mobile: 0427 879 023
Email: info@larkandcreese.com.au
Web: www.larkandcreese.com.au


Assessed bushfire attack level:


BAL-LOW: Lots 9, 10, 11, 12 & 13


BAL-12.5 : Lots 2, 4, 6, 7, 8 & 14


BAL-12.5 (14m setback): Lots 1, 15, 16, 17, 18, 19, & 20


BAL-19 :  (10m setback): Lots 1, 3, 5, 15, 16, 17, 18, 19, 20 & 21


PID: 3142231


Surveyors Ref


LARK & CREESE Pty Ltd


CLASSIFICATION


B:WOODLAND


CLASSIFICATION


G(i):GRASSLANDCLASSIFICATION


G(i):GRASSLAND


PUBLIC ROADS


BAL-12.5


BAL-19


FIRE HYDRANT LOCATIONS


(INDICATIVE ONLY)


NOTES:


· ONGOING MANAGEMENT OF EACH LOT IS TO BE CARRIED OUT BY THE  LOT OWNER TO THE


EXTENT NECESSARY TO MINIMISE BUSHFIRE RISK THROUGH THE REMOVAL OF GROUND


FUELS AND DEAD AND FALLEN VEGETATION, MOW GRASSED AREAS REGULARLY AND ENSURE


ANY FLAMMABLE MATERIALS (SUCH AS FIRE WOOD) ARE STORED ON THE NON-BUSHFIRE


PRONE SIDE OF THE BUILDING.


· ANY UNDEVELOPED PORTION OF THE SITE SUBSEQUENT TO ANY STAGE IS TO BE MAINTAINED


IN A  REDUCED FUEL CONDITION BY THE DEVELOPER  THROUGH SLASHING OF GRASSED


AREAS AND REMOVAL OF DEAD AND FALLEN VEGETATION. UNTIL SUCH TIME AS THE SITE IS


FULLY DEVELOPED.


· PUBLIC ROADS TO BE CONSTRUCTED IN ACCORDANCE WITH E1.6.2 AND TABLE E1, BUSHFIRE


PRONE AREAS CODE. NOTE REDUCTION IN TURNING HEAD PERMITTED TO 9m RADIUS


SUBJECT TO MOUNTABLE KERB AND TRAFFICABLE FOOTPATH 1.8m WIDE


· ANY PRIVATE ACCESS EXCEEDING 30 METRES IN LENGTH TO BE CONSTRUCTED  IN


ACCORDANCE WITH E1.6.2 AND TABLE E2, BUSHFIRE PRONE AREAS CODE.


· FIRE HYDRANTS AND HARDSTAND AREAS TO BE INSTALLED IN ACCORDANCE WITH E1.6.3 AND


TABLE E4, BUSHFIRE PRONE AREAS CODE.


> BAL-19


MANAGED LAND


(NEW RESIDENTIAL


DEVELOPMENT)


MANAGED LAND


MANAGED LAND


MANAGED LAND


MANAGED LAND


FIRE HYDRANT


(EXISTING)


3010


14


10


14


10


CLASSIFICATION


B:WOODLAND


LENAH VALLEY ROAD


FIRE HYDRANT


(EXISTING)


FIRE HYDRANT


(EXISTING)


BUILDINGS CONSTRUCTED WITHIN


THE GREEN AREAS ARE CAPABLE


OF COMPLIANCE WITH BAL-12.5


BUILDINGS CONSTRUCTED WITHIN


THE ORANGE AREAS ARE CAPABLE


OF COMPLIANCE WITH BAL-19


NO HABITABLE BUILDINGS TO BE


CONSTRUCTED WITHIN THE RED


AREAS (EXCEEDS BAL-19)


9M RADIUS TURNING HEAD. MOUNTABLE KERB


AND TRAFFICABLE 1.8M WIDE FOOTPATH WITH


LOAD RATING OF 20 TONNES. INSTALL NO


STANDING MARKINGS WITHIN TURNING AREA.


KEEP TRAFFIC SIGNS AND ROAD FURNITURE


CLEAR AND MIN. 1 METRE BEHIND FOOTPATH.


FIRE HYDRANTS TO


COMPLY WITH TABLE E4


NO NON-HABITABLE BUILDINGS TO


BE CONSTRUCTED WITHIN THE RED


OR ORANGE AREAS THAT LIE


WITHIN 6 m OF A HABITABLE


BUILDING.


LOTS 9, 10, 11, 12 & 13 ARE


ASSESSED AS BAL-LOW AND


NO SPECIFIC CONSTRUCTION


STANDARDS APPLY.
ACCESS TO LOTS 1 & 3 TO


COMPLY WITH ELEMENT B,


TABLE 4.2, E1.6.2, BUSHFIRE


PRONE AREAS CODE.


Mark Chladil, Fire Management Planning Officer On behalf of the Chief Officer Tasmania Fire Service January 12 2019
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Summary 
 


The following report contains information to support a development application to the City of Hobart 


for a new storm water outlet attached to an approved subdivision. Currently the proposed location of 


the outlet is within public Open Space that forms part of the New Town Rivulet Linear Park under the 


Hobart Interim Planning Scheme 2015 (HIPS2015). This report assesses the existing flora and 


potential impacts as a result of the development.  


  


Flora 


 Field surveys indicate the proposed site has been significantly modified and lacks native 


species consistent with dry/wet sclerophyll riparian vegetation communities surrounding the 


site 


 Assessment indicates the proposed site is not consistent with TASVEG 3.0 classification 


threatened dry Eucalyptus globulus shrubby forest (DGL) (Vulnerable under Schedule 3A 


Tasmania’s Nature Conservation Act 2002)  


 No threatened flora species listed in Commonwealths’ Environment Protection and Biodiversity 


Conservation Act 1999 or Tasmania’s Threatened Species Act has previously been recorded on 


site and none were recorded at time of recent survey.  


 The proposed development site is within HIPS2015 Biodiversity Protection Area and Class 2 


Waterways Protection Areas 


 


 


 


Discussion 
 


Assessment indicates the proposed location of the new storm water outlet will not require removal of 


important riparian and instream vegetation adjacent to the site. However the location and construction 


will impact the integrity of the stream bank and verge. Given the gradients from the source it is 


understood the outlet will have a flow suppressant or ‘riffle’ mechanism at the outlet to mitigate 


potential residual erosion issues. Providing protection mechanisms in accordance with Best Practice 


Guidelines set out in ‘Wetlands and Waterways Works Manual’ are implemented prior to construction 


it is anticipated the small scale impact should be limited to disturbance only. 


 


General recommendations include: 


 Prior to commencement of works implement protection mechanisms for retained Eucalypts within 


construction areas in accordance with AS4970-2009: Protection of trees in development sites, 


 Prior to commencement of works implement best practice hygiene management prescriptions to 


mitigate the accidental importation and exportation of weed seeds and plant material during the 


construction phase. 


 Prior to commencement of works implement an appropriate Soil, Water and Erosion Management 


Plan in accordance with Best Practice Guidelines set out in DPIPWE ‘Wetlands and Waterways 


Works Manual’, 


 Plan works to avoid unnecessary disturbance of substrate and limit movement of machinery to 


within the proposal footprint,  


 Where appropriate remedial works including revegetation could be attached to the proposal to 


improve capacity for natural recruitment and overall biodiversity.  
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Proposal and Site Description 
 


This report has been undertaken as part of a development application primarily to assist City of 


Hobart, and where applicable State and Commonwealth agencies in the approval process to establish a 


new stormwater outlet from a proposed subdivision to the south (see Figure 1). The survey specifically 


focuses on flora, and where applicable fauna values assessing potential impacts, including remedial 


measures, on ecological functions of both the development site and surrounding vegetation 


communities. Survey methodology based on ‘Site Examination for Threatened and Endangered Plant 


Species’ 
1
 supported by methodology outlined in “Manual for Assessing Vegetation Condition in 


Tasmania” 
2
. 


 


The proposed development site is currently zoned Open Space within Parks and City Amenity division 
3
. Soils are derived from bedrock of Dolerite (tholeiitic) with locally developed granophyre 


4
.   A 


survey found no geomorphic conservation features or geoconservation sites within the property 
4
 nor 


any Aboriginal or cultural heritage sites have been documented within the study site 
4
. Research also 


indicted no documented cases of Phytophthora cinnamomi (Pc) were found within the property
 4


. 


 


 


 
Figure 1 - Locality map of proposed subdivision 306A Lenah Valley Road, Lenah Valley. Study site 


and proposed storm water outlet located on the southern bank of New Town Rivulet (red) within New 


Town Rivulet Liner Park. 


 


 


 


_____________________ 
 


1 Dawson & Rochow, 1982 


2 DPIPWE, 2009 


3 KPS2000 


4 Natural Values Atlas 3.0 
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Figure 2 – Engineers site plan of proposed location and design details of storm water outlet including 


remedial works on the southern streambank of New Town Rivulet.  


  


 
Figure 3 – Aerial image showing approximate location of proposed stormwater outlet clear of 


important native riparian and in-stream vegetation.  
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Native Vegetation 
 


The study site has been subject to varying land use and management practices. The site could be 


divided into two distinct zones: Landscaped garden areas including grassed areas (planted natives) and 


natural areas (limited to watercourse riparian vegetation, colonisation by natural recruitment).  


 
Figure 4 - Image showing the proposed development site in relation to New Town Rivulet Class 2 


Waterways Protection Area (green). 


 


TASVEG 3.0 classify the area as dry Eucalyptus globulus
5
 vegetation community however field 


surveys indicate this classification should be limited to vegetation on the northern side of New Town 


Rivulet. As mentioned the southern stream bank approximately delineates the altered landscaped 


environs from native vegetation community to the north.  


 


 
Figure 5 - TASVEG 3.0 distribution and classification of vegetation communities surrounding the 


proposed development site (red), DAM – dry Eucalyptus amygdalina,  DOB – dry Eucalyptus obliqua, 


FUR – Urban land use, DGL – dry Eucalyptus globulus, (Ref – LISTMAP, DPIPWE).  
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Assessment appears to indicate the study site is in a depositional location of the river with historical 


evidence indicating the main stream channel has changed position over the years. Whilst unsure of the 


history of the site it appears the southern stream bank has been altered through landscaping, 


infrastructure works but also shaped by natural events. Native vegetation such as Pomaderris apetela, 


Acacia verticillata, Anodopetalum biglandulosum and Leptospermum lanigerum occupies the in-


stream island between the main channel and the southern flood channel. Blechnum patersonii was 


found occupying the ephemeral southern flood channel but appeared impacted by recent flood events. 


 


Surveys found the riparian vegetation was not  of the vegetation and health of the overall riparian 


community zone is assessed as poor primarily due to the absence of native riparian vegetation, 


proliferation of weed species and previous significant alteration to the southern bank. Given the 


dynamic environment and recent flood event vegetation within the watercourse had been significantly 


impacted and difficult to determine level of recruitment. However surveys found no evidence of 


woody species recruitment within the proposed development site.  


 


 


Flora assessment identified the proposed outlet site is not consistent with DGL TASVEG 3.0 as 


described by Kitchener & Harris in From Forest to Fjaeldmark: Descriptions of Tasmania’s 


Vegetation. No vascular plant species listed under Schedule 3, 4 or 5 of the Tasmanian Threatened 


Species Protection Act 1995 or Commonwealth’s Environment Protection & Biodiversity Conservation 


Act 1999 was recorded on site 
6
.  


 


 


 
Figure 6 – Image of proposed stormwater pipeline route and outlet (approx.) (red) showing significant 


disturbance resulting in lack of continuity of important riparian vegetation adjacent to the proposed 


outlet. This degraded area area is occupied by weeds Myosotis scorpioides (forget-me-nots), 


Cardamine hirsute (Flick weed), Cirsium vulgare (Thistles), Galium aparine (Cleavers) and Poa 


annua.  
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Figure 7 - Image looking west at extents of exotic grass coverage and proliferation of Forget-me-nots, 


Cleavers, Thistles and flick weed. The browned off vegetation on the right is Blechnum patersonii 


located in the ephemeral southern flood channel impacted by recent floods. 


 


 
Figure 8 – Image looking north at proposed stormwater pipeline route and outlet showing significant 


disturbance resulting in lack of continuity of important riparian vegetation 
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Introduced Plants 
 


Assessment found a number of common garden weeds and some environmental weed species 


including Cleavers, Flick weed, Blackberry, Thistles, Canary broom and Forget-me-nots. Within the 


study area these weed species occupied a variety of habitat and have colonised the landscaped areas as 


well as the verges close to the flood channel.  


 


Phytophthora cinnamomi (Pc) 


Vegetation communities present within the study site are not considered susceptible to Phytophthora 


cinnamomi, however individual species present such as Pultenaea spp are susceptible to Pc. Recent 


survey of the Natural Values Database indicated no Pc infestation within the EMZ or elsewhere on the 


property 
7
. 


 


 


Table 4 – Weed species present on site. (Excludes exotic grass and Plantago species). 


SWMS – Southern Weed Management Strategy – 2013 - 2018 


 


Weed Species 


 


Status 
11


 Distribution / Comment 


Canary broom 


Genista 


monspessulana 


Declared Weed (Tas) 


SWMS – Priority 4 


Zone B - containment 


Distribution mainly restricted to the disturbed eastern 


margin of the cleared area within degraded native 


vegetation. Management required.  Eradication should be 


the objective preventing spread into high priority areas. 


 


Flick weed 


(Cardomine 


hirsuta) 


 


No formal status. 


Identified as invasive. 


Widespread distribution. Found occupying grassed area, 


landscaped garden beds and previously disturbed areas. 


Infestation ranges from seedlings to mature flowering 


plants. Management required.  Containment should be the 


objective preventing proliferation within waterways 


protection areas. 


Cleavers 


(Galium sp) 


No formal status. 


Identified as invasive. 


Widespread distribution. Found occupying grassed area, 


landscaped garden beds and previously disturbed areas. 


Infestation ranges from seedlings to mature flowering 


plants. Management required.  Containment should be the 


objective preventing proliferation within waterways 


protection areas. 


Spear thistle 


Cirsium 


vulgare 


Environmental Weed. 


Identified as invasive. 


 


Distribution limited to disturbed areas and grassed area. 


Limited to rosettes, not mature plants recorded. 


Management required.  Containment should be the objective 


preventing proliferation within waterways protection areas. 


Forget-me-nots 


(Myosotis 


scorpioides) 


No formal status. 


Identified as invasive. 


Widespread distribution. Found occupying grassed area, 


landscaped garden beds and stream verges. Management 


required. Containment should be the objective preventing 


proliferation within waterways protection areas. 


Blackberry 


(Rubus 


fruticosus) 


Weed of National 


Significance  


Declared Weed (Tas) 


SWMS – Priority 4 


Zone B - containment 


Only one immature plant was found in the landscaped 


garden bed adjacent to the proposed pipeline route. 


Eradication should be the objective preventing spread into 


high priority areas. Management required. 







 62 Channel Hwy Kingston TAS 7050 


PO Box 136, Kingston Tas 7051 


 (03) 6229 6563 


info@larkandcreese.com.au 


www.larkandcreese.com.au 


 


10 
 


Weeds of National Significance and Declared weed under the Tasmanian Weed Management Act 1999 


have individual Weed Management Plan.  These plans state intent to ensure all infestations of weeds 


are contained within existing infestations with the intention to control the spread of infestations, or into 


areas that support threatened species/communities
8
 It is recommended implementing hygiene 


management prescriptions to ensure contractors vehicles and machinery are cleaning all machinery and 


equipment off-site prior to commencement of works in accordance with Tasmanian Washdown 


Guidelines for Weed and Disease Control: Machinery, Vehicles and Equipment (Edition 1, 2004)
9
. It is 


recommended a long term integrated weed management strategy post construction (3-5 years) with a 


revegetation plan be implemented to improve stream bank stability and improve the biodiversity of the 


important riparian community.    


 


 
Figure 8 - Image showing typical infestation of Forget-me-nots infestation within the grassed area of 


New Town Rivulet Liner Parklands. 


 


 
Figure 9 - Image of Spear thistle rosette located within the grassed area of New Town Rivulet Liner 


Parklands.  


 


 


 


 


____________________ 
 


7 Kingborough Weed Management Strategy 2013-2018 


8 Southern Tasmanian Weed Management Strategy 2005 


9 Natural Values Atlas Database 3.0, DPIPWE 
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Potential for Contributing to Conservation 


 


As previously mention majority of the study site within of New Town Rivulet Liner Parkland is 


significantly modified with surveys indicating the floristic community structure varies from TASVEG 


3.0 classification of DGL
10


.  Eucalyptus globulus is absent from the gallery including understory 


species generally associated with structure and composition of DGL
11


. Eucalyptus globulus dominated 


vegetation communities north of the study site potentially represent potential core foraging habitat for 


the critically endangered Swift parrot
12


.  A single E. viminalis located clear of the development site to 


the east potentially represents critical foraging and breeding habitat for the endangered Forty-spotted 


Pardalote. However desk top assessment indicates the study is more than 3 kilometres from 


documented populations and therefor only represents marginal habitat
12


.    In accordance Biodiversity 


Values under TableE10.1 and E10.1A – Priority Biodiversity Values within HIPS2015 it appears the 


site represents Moderate Priority
13


. 


 


The site represents potential habitat for plant species listed under Tasmania’s Threatened Species 


Protection Act 1995 previously been recorded within 5 km
13


 but not found within the study site. No 


Species under the Commonwealth’s Environment Protection and Biodiversity Conservation Act 1999 


have been recorded 
13


. In addition the study site represents potential but marginal habitat for a number 


of threatened plant species found within 500 metres 
14


 (see Table 1). 


 


Table 1: Significant Plant species previously recorded within 500 radius of the study area 
14


. 


Conservation Status 


Species TSPA EPBC Comment 


Threatened Species Observed within 500 metres 


Rytidosperma 


indutum 


Tall Wallaby grass 
rare - 


Not recorded. Development site provides potential habitat. 


Not optimum survey period. Extent of proposed works unlikely 


to result in significant impact to important habitat. 


Scleranthus brockiei 


Mountain knawel rare - 


Not recorded. Development site and remainder of property 


does not represent suitable habitat. Extent of proposed works 


unlikely to result in significant impact to important habitat. 


Scleranthus 


fasciculatus 


Spreading knawel 
vulnerable - 


Not recorded. Development site and remainder of property 


does not represent suitable habitat. Extent of proposed works 


unlikely to result in significant impact to important habitat. 


Vittadinia muelleri 


Narrow leafed new 


Holland daisy 
rare - 


Found 250 metres to the south in open dry sclerophyll 


woodland. Not recorded within study site. Development site 


considered possible habitat. Extent of proposed works unlikely 


to result in significant impact to important habitat. 


 


The site is in potential range for a number of threatened flora and fauna species that have been 


observed within 5 km but not found within the study however when the ecology of these species is 


considered the study site does not represent core habitat. Give the scale of the proposed development 


potential direct impacts on flora and fauna species are most likely limited to disturbance only.  


__________________________ 
 


10 Natural Values Atlas, DPIPWE 


11TASVEG 3.0,  Kitchener & Harris 


12 Fauna Tech Note No. 8 


13 HIPS2015 


14 Natural Values Atlas, DPIPWE 
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Legislative Implications 


 


Commonwealths’ Environmental Protection & Biodiversity Conservation Act 1999 (EPBCA). 


There are no potential issues of national significance or Threatening Process relating to nationally 


endangered and vulnerable fauna and flora listed under the EPBCA 
15


. On this it appears a referral to 


the PCAB will not be required 
21


. 


 


Tasmanian Threatened Species Protection Act 1995 (TSPA) 


Any impacts to threatened species listed under the TSPA will require a permit from the Policy and 


Conservation Assessment Branch (PCAB) DPIPWE 
16


. No threatened species were recorded within the 


study site previously or during recent surveys. Listed plants in Table 1 have been observed within 500 


metres however when the ecology of these species is taken into account it is anticipated the 


development proposal will not impact their survival. Therefore, on this basis it appears a referral under 


the PCAB will not be required. 


 


Tasmanian Nature Conservation Act 2002 and Land Use Planning and Approvals Act 1993 


Modified riparian vegetation within the study site does not constitute threatened DGL vegetation 


community as classified by TASVEG 3.0 and therefore works does not trigger provisions within 


Tasmania’s Nature Conservation Act 2002
17


. Approval for proposed works could be subject to 


approval from City of Hobart under by-laws for works in watercourses.   


 


Tasmanian Environmental Management & Pollution Control Act 1994 & Regulations 1996 


This legislation provides mechanisms to the protection of wetlands and waterways form environmental 


harm. Local government authorities are responsible for any necessary environmental regulation of 


smaller scale activities. Therefore, on this basis it appears approval from HCC is required and no 


referral under the EMPCA required 
18


. 


 


State Policy on Water Quality Management 1997 


Local councils are responsible under the RMPS for the prevention or control of pollution in surface 


water by activities within their local boundaries that are not Level 2 or Level 3 activities. Regulatory 


authorities (HCC) are required to provide guidelines in accordance best practice environmental 


management
19


. 


 


 


 


 


 


 


 


 


 


 


 


 


__________________________ 
 


16 Commonwealths’ Environmental Protection and Biodiversity Conservation Act 1999 


17 Tasmanian Threatened Species Protection Act 1995 


18 Tasmanian Nature Conservation Act 1999 & Land Use Planning and Approvals Act 1993 


19 Tasmanian Environmental Management & Pollution Control Act 1996 


19 State Policy on Water Quality Management 1997  
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Tasmanian Weed Management Act 1999 (WMA) 


Declared weeds are subject to management plans under the WMA. Some of the species have 


widespread infestations in the Hobart municipality and are listed as Declared weeds under Tasmania’s 


Weed Management Act 1999 
20


. Given the potential impacts containment should be the objective which 


includes prevention of spread from the core site 
20


. Hygiene measures at a minimum must include a 


wash down of earth moving machinery prior to commencement of works. Providing contractors can 


demonstrate equipment and machinery has not recently operated in a Phytophthora cinnamomi (Pc) 


Management Area it is anticipated inclusion of mechanisms to address potential Pc is not required.  


Given the potential for a large seed bank it is recommended machinery and vehicles are appropriately 


washed down at an approved facility immediately following works.  


 


Local Government Act 1993 


The propose works within of New Town Rivulet Liner Parklands requires a permit from City of Hobart 


under Public Spaces By-law No. 4 2018 
21


.  


 


 


 


 


 
 


 
 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


__________________________ 
 


20 Southern Tasmanian Weed Management Strategy 2005-2010  


21 Local Government Act 1993 


 







 62 Channel Hwy Kingston TAS 7050 


PO Box 136, Kingston Tas 7051 


 (03) 6229 6563 


info@larkandcreese.com.au 


www.larkandcreese.com.au 


 


14 
 


Discussion 
 


Flora 


 The proposed stormwater pipeline route is entirely within a previously modified area and will not 


require the removal nor impact on important existing riparian vegetation adjacent to the site, 


 The proposed location is not consistent with TASVEG 3.0 classification dry Eucalyptus globulus 


forest (DGL) (Harris & Kitchener, 2005), 


 No plant species listed under Schedules of the Commonwealth’s Environmental Protection and 


Biodiversity Conservation Act 1999 or Tasmania’s Threatened Species Protection Act 1995 has 


been previously documented on site. No threatened species were recorded on site and therefore 


referral under this Act will not be required.  


 


Fauna 


 No faunal species listed under Schedules of the Commonwealth’s Environmental Protection and 


Biodiversity Conservation Act 1999 or Tasmania’s Threatened Species Protection Act 1995 has 


been previously documented on site. No threatened species were recorded on site. No threatened 


species were recorded on site and therefore referral under this Act will not be required.   


 The site is within potential range of a number of threatened species however it is anticipated the 


level of disturbance will not impact on core or critical habitat for identified species. 


 


Providing best practice and appropriate mechanisms are implemented prior to and during construction 


phase it is anticipated the proposed works will not result in significant environmental impact. Site 


plans indicate the development footprint will be limited and will not impact riparian vegetation 


including the tree protection zone of adjacent eucalyptus.  


 


Plans and on-site discussions indicate works and construction techniques will result in small-scale 


disturbance to the profile and integrity of the streambank. However with appropriate protection 


mechanisms in place pre and post construction I do not anticipate works will result in significant 


mobilisation of sediment or impact water quality downstream. Designs indicate the level of the outlet 


will be similar to existing streambed levels and include a ‘riffle’ and a hard surface apron to mitigate 


high-flow rates and potential residual impacts such as scouring of the substrate.   


 


In keeping with best practice the approval should be subject to rehabilitation post construction. This 


could include revegetation using local provenance species particularly to retain and improve stream 


bank stability around the disturbed site, provide important riparian vegetation connectivity and 


improve overall biodiversity values of the rivulet.  


 


Given the potential for a large weed seed bank post construction weed management activities should 


be part of the remedial strategy to ensure the disturbed site does not contribute to environmental 


management issues within the New Town Rivulet Liner Park.  


 


 


Recommendations include: 


 Prior to commencement of works install protection barrier for retained Eucalypt west of the 


proposed construction areas. Barrier fence is to be installed 4.4 metres from the base of the trunk 


in accordance with AS4970-2009 - Protection of trees in development sites, 


 Prior to commencement of works implement best practice hygiene management prescriptions to 


mitigate the accidental importation, and exportation, of additional weed seeds and plant material 


during the construction phase. 


 Prior to commencement of works under directive of the engineer implement a Soil, Water and 
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Erosion Management Plan in accordance with Best Practice Guidelines set out in DPIPWE 


‘Wetlands and Waterways Works Manual’, 


 Plan works to avoid unnecessary disturbance of substrate and limit movement of machinery to 


within the proposal footprint,  


 Remedial works including revegetation could be attached to the approval process including CoH 


undertaking weed management activities to strengthen natural recruitment, consolidate the 


streambank and improve overall biodiversity.  
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APPENDIX A: VASCULAR PLANT SPECIES LIST 


NEW TOWN RIVULET 


 


DICOTYLEDONAE 


 


FAMILY NAME 


 


ASTERACEAE 


Cassina aculeate         


Bedfordia salicina 


Olearia ramulosa 


Senecio quadridentatus        


 


BLECHNACEAE 
Blechnum patersonii 


 


CUNONIACEAE 
Andopetalum biglandulosum 


 


DROSERACEAE 
Drosera peltata 


 


ERICACEAE 
Astroloma humifusum       


Leptecophylla divaricata 


 


EUPHORBIACEAE 
Beyeria viscosa 


 


FABACEAE 
Pultenaea juniperina        


 


GERANIACEAE 
Geranium sp 


 


GOODENEACEAE 
Goodenia ovata     


 


HEMEROCALLIDACEAE 


Dianella tasmanica / revoluta       


 


HALORAGACEAE 


Gonocarpus teucrioides       


  


MIMOSACEA 
Acacia dealbata         


Acacia melanoxylon 


Acacia verticillata  
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MYRTACEAE 
Eucalyptus obliqua 


Eucalyptus viminalis 


Leptospermum scoparium    


 


PITTOSPORACEAE 


Bursaria spinosa 


 


RHAMNACEAE 
Pomaderris apetala 


 


 


ROSEACEAE 
Acaena novae-zelandiae 


 


RUBIACEAE 
Coprosma quadrifida 


 


SANTALACEAE 
Exocarpos cupressiformis        


 


SAPINDACEAE 
Dodonaea viscosa spatulata 


 


 


MONOCOTYLEDONAE 


 


FAMILY NAME 


 


CYPERACEAE 
Lepidosperma laterale        


 


LOMANDRACEAE 


Lomandra longifolia     


 


LILIACEAE 


Dianella sp 


 


POACEAE 
Austrodanthonia spp        


Poa spp.          


 


 


INTRODUCED PLANT SPECIES 


 


ASTERACEAE 


Cirsium vulgare 


 


BORAGINACEAE 
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Myosotis scorpioides 


 


BRASSICACEAE 
Cardamine hirsuta 


 


 


FABACEAE 


Genista monspessulana          


 


GENTIANACEAE 


Centaurium erythraea 


 


ROSACEAE 


Rubus fruticosus           


 


PITTOSPORACEAE 
Pittosporum undulatum 


 


POACEAE 


Dactylis glomerata 


Poa annua 


Festuca arundinacea 


 


 


 


 


 


 


 


 


 


 







UNIT G04, 40 MOLLE STREET, HOBART 


PHONE:  03 6118 2030 EMAIL:  admin@learyandcox.com ABN:  23 164 511 620  


 


 
 
 
4th December 2018        Ref No 9446   
 
The General Manager 
Hobart City Council 
Via Planning Application Portal 
https://apply.hobartcity.com.au/ 
 
 
Dear Sir 
 
RESPONSE TO COUNCIL’S REQUEST FOR INFORMATION  


 
I refer to Hobart City Council’s RFI dated 1/11/2018. 
 
Lodged herewith in the HCC planning application portal, please find the following 
documents: 
 


• Subdivision Proposal Plan Rev I (Supersedes previous version and contains updated 
batter easements to reflect engineering revisions) 


• Letter and Table of items addressed from AD Design and Consulting 


• Revised Engineering Concept Plan from AD Design and Consulting (Rev E 15/11/18) 


• Updated Bushfire Documentation by Lark and Creese.  


• Flora Assessment by Lark and Creese, addressing the new proposed alignment of 
the stormwater discharge to the New Town Rivulet.  


 
The table by AD Design and consulting clearly lists each item addressed, with the exception 
of the following: 
 
BPAC1: Refer to amended Bushfire Documentation 


 
Yours faithfully 
 
LEARY & COX 


 


 


 


TIM COX 







 


21/11/2018 
 
City of Hobart 
GPO Box 503, Hobart 
Tasmania 7000 
 
Attention: Manager of Development Services 


Dear Sir/ Madam, 


RE: REQUEST FOR FURTHER INFORMATION – APPLICATION NO. PLN1882 
21 LOT SUBDIVISION - 306A LENAH VALLEY ROAD, LENAH VALLEY 


 


In reference to your request for further information dated 1st November 2018 to the above-mentioned application, 
please refer to the enclosed table addressing the matters raised. 
 
Should you have any further queries, please contact me on the below. 
 
Yours sincerely,  


 
Tom Norman 
Civil Engineer | AD Design & Consulting Pty Ltd 
tom@addconsulting.com.au 
0402 592 454 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 







 


Item Request for Information Response 
SW1 Please provide the following: 


1. An amended drainage design noting: 
 Minimum pipe size & type within the road reserve is 300 RCP CL 4 
 Minimum pipe grade 1 in 150 
 CSFCR backfill for all pipes beneath the road pavement 
 In accordance with Austroads design guide, drainage structures to be located 


outside of road pavement areas 
 Overland flow paths through private property require an easement. Catch drains


are not an acceptable. 
 Drainage alignment must accommodate future road works 
 Drainage computations must incorporate discharge from entire lots (not just 


roofs) 
 
2. Show all relevant service easements 
 
3. Court bowl lip longitudinal section to be amended to show the design string 
 
Advice: Please telephone Council’s Road and Environmental Engineer, Cameron 
Cecil, on 6238 2912 if you have any queries regarding the above. 


1. 
 Minimum pipe size to be conditioned. Pipe class to be 


removed as this is to be determined upon engineering 
assessment.  


 Minimum pipe grade of 1 in 150 to be removed. Hydraulic 
design will be in accordance with LGAT standards, ARR 
2016 and other relevant guidelines. These do not state a 
single minim grade but note its dependency on pipe size. 


 Backfill requirements are to be removed. Backfill 
specification will be based on a number of factors 
determined upon an engineering assessment.    


 Pipe work is required under the pavement due to space 
restriction within the road reserve. During detailed design 
pipe work will be moved to under kerb were feasible to do 
so. Pipe class and cover will be appropriately spec’d for 
the traffic loading.  


 A diversion drain has been provided within lot 5 to 
manage overland flow from the upper catchment. There 
is no clause within the Hobart City Council Interim 
planning scheme, State Stormwater Strategy of HCC 
specification which prevent diversion drains being 
provided to manage overland flow.  
 
ARR 2016, specified by HCC as the authority on 
stormwater design, outlines the standards to use 
diversion drains in stormwater management systems to 
protect developments. The purpose of this diversion drain 
is to divert upstream flows into the proposed dn525 
culvert which conveys 1% AEP flow past the development 
safely. 
 
Furthermore, we question the necessity of an easement 
for a private diversion drain which doesn’t transvers any 
other property. What would be the granted rights and to 
whom? 







 Given that there is no proposed or approved future road 
infrastructure outlined, other than what is being prosed for 
this development, this RFI cannot be satisfied. 
Reasonable consideration has been taken for future 
development, and as such no aspects of the proposed 
development limits it.   


 An assessment of the entire area for Lot 7 to Lot 14 as 
been undertaken, see enclosed. It is shown that the 
proposed 300x450 culvert has sufficient capacity. 


 
2. Shown refer to Leary & Cox documentation 
3. Lip of kerb has been shown. Refer to drawing C091. 


BPAC1 Either:  
(a) amended engineering drawings showing: 
the cul-de-sac having a minimum outer radius of at least 12m; 
property accesses for Lots 1 and 3 of at least 4m in carriageway width; and 
0.5m horizontal clearance areas on either side of the proposed property access 
carriageway for Lot 3; or 
 
(b) an amended Bushfire Report, Bushfire Hazard Management Plan and Certific
ate of Compliance consistent with the submitted engineering drawings. 
 
Advice: The submitted bushfire Certificate of Compliance references previous 
versions of the relevant documents (e.g. bushfire report). Please provide an 
amended Certificate of Compliance referencing the current versions.  
 
Advice: Please telephone Council’s Environmental Development Planner, Rowan 
Moore, on 6238 2168 if you have any queries regarding the above.  


Refer to Leary and Cox documentation 


OSU The vegetation assessment has been provided by the applicant to determine the 
extent of impact from the proposed upgrade to stormwater infrastructure to 
service the subdivision of 306A Lenah Valley Road, with the outfall proposed to be 
located in New Town Rivulet Linear Park. The report provides limited detail on the 
exact location and species of vegetation to be impacted. The vegetation needs to 
be mapped and shown on proposal plans as existing vegetation to be removed. 
The report should also provide commentary on the suitability of the proposed 
alignment and location of the pipeline and outlet, citing if there are any possible 
alternative alignments/locations and reasons why these options may or may not 
be suitable. 
 


Location of proposed outfall as been revised base on site 
visit and discussion with HCC on the 13th November. 
Additional survey has been completed and is shown on our 
plans. Please refer to amended drawing C032. 







Advice: Please telephone Council’s Park Planner, Jill Hickie, on 6238 2887 if you 
have any queries regarding the above. 


ENGr Fi 3 To ensure protection of Council's public infrastructure, please provide: 
 
Item 2a 
Driveway access to lot 4 is not shown on plans C030.  
 
Item 2b 
A suspended deck is likely to be feasible for lots 9 to 12 where the retaining wall 
is location along all the frontage of the property. A dimensioned long section (as 
outlined in plan C033) needs to show the variable height of the wall, the variable 
distance of the wall to the property boundary and the slope of the land. The City 
needs to ensure that a suspended deck is the most likely form of access and 
that a garage can be reasonable built within the property without undue expense 
to the owner. To reduce the distance the owner has to span a deck the City may 
require an embankment easement behind the wall instead of road reservation in 
which the owner can place a carport in an embankment easement. To make this 
determination we require the above information.  
Lots 6, 7 and 8 require more justification on why this should be a suspended 
deck arrangement and not a standard driveway. Plan C100 shows lots 6 and 7 
as being achievable as a standard driveway and I envisage lot 8 to be similar. 
Cross and long sections of a standard driveways compared to a long section of 
a suspended deck is required.  
 
Item 4 
On plan C100 the long sections need to show the boundary lines, chainage and 
existing and new surface levels as a minimum (refer to long section for road). 
Long sections are not shown for lots 8, 13 and 14. This is required. 
Cross sections of the driveway onto each lot is required or the worst case for 
similar driveways. Please note that the driveway to the property boundary is 
required to be constructed by the developer apart from where a suspended 
deck (with mountable kerb) is the most feasible option. If there is substantial 
works required within the property to gain driveway access onto the lot then we 
can require that the developer to undertake this, thus it is important for cross 
section to be provided for driveway access so we can assess this. 
 
Item 8 
Retaining wall and associated handrail noted as by other needs to be removed on 
plan C091. 


As discussed with HCC on the 19th November parts of this RFI 
are no longer relevant. 
 
Item 2a: completed previously 
 
Item 2b: All driveway long sections and indicative location 
on plan have now been shown. All lots can be accessed by 
either slab on ground or suspended driveways, this is shown 
on plan.  
 
Item 4: completed previously 
 
Item 8: completed previously 
 
Item 10: 
A 2.0m wide embankment easement from the highway 
reserve has been shown. This easement extends the full 
length of the retaining wall and is measured from the 
highway reserve (not the back of retaining wall) as 
requested. 
 
Justification for the embankment easement over an increase 
in highway reserve width is as follows. Due to steep slope of 
the site it is favorable to keep the buildings as close to the 
road as possible, high up on the lot, rather than pushing 
them further down the hill. Council voiced concerns over 
unfavorable constraints on building effecting the sales of 
lots and having a negative impact on the neighborhood. By 
allowing homes to be built further up the slope, we believe 
will help the issue. 
 
Further to the above: It was discussed that ‘practical access’ 
to each lot was to be conditioned. We would request that 
what constitutes ‘practical access’ be defined within the 
condition.  







 
Item 10 
A minimum of 2m needs to be maintained behind the retaining wall for the City 
to undertake maintenance of the wall. Thus where the road reservation distance 
between the wall and property boundary is less than 2m then an embankment 
easement is required. The other option is to adjust the road reservation to align 
with the wall with a consistent 2m embankment easement behind it or extend the 
road reservation to 2m behind the wall. The determination of this will depend on 
item 2b.  
 
Please clearly show on plan C031 that there is 2m behind the retaining wall 
either by road reservation or embankment easement.  
 
There is an embankment easement on the high side of the road reservation 
outside properties 16 and 18 to 21. Please explain the reason for this or amend. 
 
Advice: Please telephone Council’s Road and Environmental Engineer, Cameron 
Cecil, on 6238 2912 if you have any queries regarding the above.  


SURVFi1 The Road Works and Services Plan shows a proposed 300 mm diameter public 
SW main and 150 mm diameter sewer main through Lot 1 on SP 175675 that is 
part of the recently completed subdivision at 270A Lenah Valley Road. There is an 
existing 2.00 m wide Drainage Easement in favor of Hobart City Council through 
Lot 1 adjacent to the western boundary, however the proposed SW main appears 
to be located partly outside the easement and there is no easement in favor of 
TasWater over Lot 1. 
 
Additional information is required to satisfy Council that the drainage both of 
roads and lots in the subdivision can be satisfactorily carried off or disposed of 
through this property owned by a third party, i.e. what legal agreement is in place 
for the proposed SW and sewer through Lot 1 and how it is proposed to create 
easements in favor of Hobart City Council and TasWater for the proposed public 
infrastructure through Lot 1 on SP 175675. 
 
It is noted that Lot 1 on SP 175675 is in the process of being sold by its current 
owner Redlands Trading Pty Ltd to C and M Roden and mortgaged to MyState 
Bank. 
 
Advice: Please telephone Council’s Registered Land Surveyor, Mark Anderson, on 
6238 2120 if you have any queries regarding the above. 


Sewer alignment has been revised due to the service 
easement not being included in 270 Lenah Valley Road’s title 
as originally approved.  
 
Please refer to drawing C030 and C031. 







 


 


  







 
Lot 7 to 14 flows through proposed culvert 


 


 


Lenah Valley Culvert Existing and Proposed Capacity 
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B 08-05-18 CHANGES TO GENERAL ARRANGEMENT CP AD


1. Contractor to install all signage.


2. Contractor to install "end of road" barricade/sign at end of works in
           accordance with staging plans.


4.       All footpaths to be 100 thick,N25 concrete in accordance with  TSD-R11-v1.
thickening at vehicle crossovers in accordance with TSD-R09-v1.


5. All kerb and channel, kerb only, edge strips, and concrete inverts to be
constructed in accordance with TSD-R14-v1. All concrete to be 25MPa and
have a minimum cement content to be 280 kg/m3.


6. For all filling and backfilling requirements, refer to Earthworks section.


Signage


Services
1. All conduit trenches under road pavement and kerb and channel shall be


backfilled with 20 mm class 4 FCR.


2. Connections to existing stormwater and sewer to Council & Taswater
standards and approvals.


3. Telstra  conduits and cable ducts will be laid in trenches excavated and
backfilled by the Contractor. The Contractor shall give Telstra Area Engineer
7 days notice prior to  commencing work.


4. 100 mm diameter agricultural drains to be constructed behind or under
kerb and channel, kerb only and edge strips where directed by the
Superintendent or as shown on the plans and to be connected to
underground SW drains.


5. The reinstatement and compaction of public authority service trenches
shall be the Contractors responsibility, and to the satisfaction of of the
manager, technical services of HCC.


1. All works to be carried out in accordance with Council Municipal Standards,
LGAT standard drawings, AS3500 and project specification where required and
to the satisfactory of Councils Municipal Engineer.


2. All fill material is to be placed and compacted prior to excavation of  trenches.


3. All trench excavations over 1.5m in depth must be carried out in accordance
with workplace standard code of practice for excavation works. Contractor to
notify Superintendent 48 hours prior to commencing excavations.


4. All stormwater drains shall be as specified on drawings, if not specified all pipes
are to be Iplex Blackmax or approved equivalent.


5. All stormwater pits in allotments shall be 1.0m offset from building lines unless
otherwise  shown.


6. All pits constructed on steep terrain, the finished surface profile of the
structure is to match the existing or finished  slope of the ground.


7. All house drains for allotments shall be at a sufficient depth to control drainage
at a minimum of 1 in 100 fall from all points within the building area, and shall
be connected to underground drains in road reserves  where  possible, with
600mm. Minimum cover at building line. house drains to be placed 2.0m from
the low corner of the lot unless otherwise shown.


8. All pipes, located beneath existing or proposed road pavement, driveways,
footpaths and drains must be completely backfilled with 20mm, class 4 FCR,
watered, compacted & tested to the satisfaction of HCC.


9. All pipe work in stormwater drainage pits are to be well aligned ensuring
incoming flows are jetted directly to the outlet pipe, that is, the centre line of
the inlet pipe is to intersect the centre line of the outlet pipe at the  outlet pit
wall.


10. All stormwater pits unless otherwise specified are to be constructed with a
minimum concrete strength of 25MPa provide 2No. 65 dia weep holes for
stormwater side entry pits and manholes.


11. All stormwater lot connections to be 150 dia class SN8, pipes under roads to be
class SN8. seal off all unused connections.


12. All anchor blocks (concrete bulkheads) are to be keyed into undisturbed,
competent material to ensure movement of bedding and backfill material is
reduced and the integrity of the pipe is maintained.


Drainage


Earthworks
1. All general earthworks, material and workmanship shall comply with the


current edition of the S.A.A code for earthworks, AS3798 where applicable.


2. The Contractor is to engage an approved Geotechnical Engineer to carry
out Level 1 testing of all earthworks to AS3798, including:


2.1.   Subgrade;
2.2.   Fills;
2.3.   Pavements; and
2.4.   Backfilling of service trenches.


Certification of these elements are to be provided prior to practical
           completion.


3. All earthwork filling is to be constructed in accordance with section 6 of
AS3798. Minimum 95% standard dry density (SMDD).


4. The contractor shall erect and maintain all shoring, planking and strutting,
dewatering devices, barricades, signs, lights etc necessary to keep works in
a safe and stable condition and for the protection of the public.


5. The Contractor must take the utmost care to protect all existing vegetation,
unless identified on the civil works plans for removal. Should any tree be
removed without the Council - open space teams written authority, or
damaged due to negligence by the Contractor, then the Contractor shall
pay compensation for the tree.


6. All areas shown on the drawings to be cut or  filled are to be stripped of
topsoil to a depth  of 100mm. upon completion of the bulk earthworks, the
topsoil is to be spread to a depth of 100mm, over the area and graded to
finished levels shown on the drawings with a minimum slope of 1 in 150.


7. The disposal site for soil removal and surplus cut shall be on site as directed
by the Superintendent.


1. These notes have been prepared as a guide to relevant codes, regulations
and standards for use by the contractor during the construction process.


2. Hobart City Council (HCC) current specifications and drawings are to be
read in conjunction with these drawings. works to be carried out to the
satisfaction of the manager, engineering services of HCC and in
accordance with HCC permit xxxx.


3. The Council and all service authorities shall be notified, in writing, seven
days prior to commencement of the works. all existing services in the
vicinity of the works are to be located prior to commencement.


3. Workmanship and materials to comply with requirements of S.A.A codes,
building code of Australia and by-laws and ordinances of relevant building
authorities. all codes referred to are those current (as amended) at
commencement of contract.


4. Prior to commencement of the works, the contractor shall provide the
superintendent the following information.
(a)  Source of quarry material.
(b)  Optimum moisture content and maximum modified dry density of the
fine crushed rock (FCR), to be used from NATA approved laboratory.
(c)  If the source of the quarry material is changed during the course of
the works, new test results shall be provided.


5. On completion, the contractor is responsible for the removal of all rubbish
and spoil from the site.


6. Implement soil and water management procedures to avoid erosion,
contamination and sedimentation of site, surrounding areas and drainage
systems. refer to council permit xxxx, condition 9 for minimum
requirements.


7. All services are to be located prior to commencement of works.


8. All levels are to be confirmed prior to commencement of works.


9. All levels are to Australian height datum (A.H.D).


General


Water


Sewerage


1. All live connections water and sewer infrastructure are to be performed by
Taswater at the Developers cost.


Schedule of works by TasWater


1. All sewerage works are to be in accordance with WSAA Sewerage Code of
Australia (MRWA) WSA 02-2002-2.3 MRWA VER 1.0 and Taswater's
supplement to the code.


2. All maintenance structures are to be in accordance with SEW-1300 series.


3. Provide 150mm inspection shafts in accordance with SEW 1351-M type a.


4. All lot connections must 100mm UPVC SN10 and be in accordance with
SEW-1106. i.o's must be raised to surface and protected with a poly cover to
Taswater approval.


5. All sewer pipes must be DN150 UPVC minimum SN8 solvent weld joint.


6. All pipework under trafficable areas, including driveways are to be backfilled
with 20mm, Class 4 FCR.


7. All sewer works must be tested and inspected by taswater prior to backfill.


8. All steep sewers over 15% are to be provided with trench stops and
bulkheads as per WSA TABLE 8.1.


9. Fall through manholes to be 150mm max 30mm min


6. All dual service road crossings are to be DN63 PE100 PN16 pipe.  


7. All single service road crossings are to be DN25 PE100 PN16 pipe.


8. All hydrant road marking indicators shall be in accordance with section 8 of the
Institute of Municipal Engineering Australia's Tasmanian Division document
titled 'Fire Hydrant Guidelines' and Taswater's supplement to WSA 03-2011-3.1
MRWA. 


9. All water works must be tested and inspected by Taswater prior to backfill. 


10. The allowable deflections  shall be in  accordance with MRWA-W-212.


1. The Contractor is responsible for ensuring that start work notices are in
placed for all works.


2. The Contractor shall not commence construction within a road reserve
until the following requirements are met:


2.1.   The 'Permit to carry out works within a council road reservation' has
  been issued by Council; and


2.2.   All traffic management has been prepared in accordance with DSG
  traffic control code of practice.


3. Refer to Council permit for full disclosure of permit conditions.


Approvals


1. Implement soil and water management procedures to avoid erosion,
contamination and sedimentation of site, surrounding areas and drainage
systems. refer to Council permit xxxx, condition 9 for minimum
requirements.


2. All works are to be carried out in accordance with 'Soil and Water
Management on building and construction site. All guidelines are
available from the Derwent Estuary Program website.


www.derwentestuary.org.au/stormwater-factsheets


Soil and Water Management


PROJECT NOTES


Where the location of water or sewer requiring fill or construction in an
embankment, along the route of the type shown in the design drawings. Note
that all earthworks are to be constructed in accordance with AS3798.


Proceed as follows:


1. Prepare the foundation for the fill by cleaning away all debris, vegetation,
organic material and topsoil for the full width of the fill area.


2. compact the cleared soil surface to not less than 95% of it's standard
maximum dry density (AS3798).


3. Place the fill in layers not exceeding 200mm thickness and compact each
layer to not less than 95% of it's standard maximum dry density (AS3798).
Bring the compacted fill level up to a height of at least 300mm above the
design level of the top of the pipe.


4. Place the remainder of the fill in layers not exceeding 300mm thickness
and compact each layer to not less than 95% of it"s standard maximum dry
density (AS3798).


Services Constructed in Embankment Fill


1. All works are to be carried out in accordance with Local Council and DSG
standards. Any departures from the standards requires the prior approval
of the Superintendent and Council Municipal Engineer.


2. The Contractor must supply to the Superintendent a schedule and plan of
testing to be carried out on pavement & backfill material and this is to be
approved by the Superintendent before any works can commence.


3. All batters shall be 1 in 4 unless otherwise stated.


Roads


1. All water works are to be constructed in accordance with WSAA water code of
Australia (MRWA) - WSA 03-2011 VER 3.1 and Taswater's supplement to the
code. 


2. All property connections are to be DN25 PE100 PN16 and in accordance with
TW-SD-W-20 with meter with integral dual check valve, gate valve and PVC box
as specified by Taswater.


3. All thrust blocks to be in accordance with WSA03-2011-3.1 MRWA VER 2.0 
MRWA-W-204 AND 205.


4. Detector tape is to be installed over all non-metallic water mains. 


5. All conduits for poly water road crossings are to be uPVC SN8 100mm. 
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APPROXIMATE ONLY AND THE EXACT POSITION SHOULD BE


PROVEN ON SITE. NO GUARANTEE IS GIVEN THAT ALL
SERVICES ARE SHOWN.


24.0


Note:
1. Cut and FIll hatch shown is between existing


natural surface and proposed subgrade level.
2. Quantities are in-situ and do not account for


bulking factors.


-3.5   to -3.25 m


-3.25   to -3 m


-3   to -2.75 m


-2.75   to -2.5 m


-2.5   to -2.25 m


-2.25   to -2 m


-2   to -1.75 m


-1.75   to -1.5 m


-1.5   to -1.25 m


-1.25   to -1 m


-1   to -.75 m


-.75   to -.5 m


-.5   to -.25 m


-.25   to 0 m


0   to .25 m


.25   to .5 m


.5   to .75 m


.75   to 1 m


1   to 1.25 m


1.25   to 1.5 m


1.5   to 1.75 m


1.75   to 2 m


2   to 2.25 m


2.25   to 2.5 m


2.5   to 2.75 m


2.75   to 3 m


3   to 3.25 m


3.25   to 3.5 m


3.5   to 5 m


CUT/FILL DEPTH RANGE
Lower Value to Upper Value


LEGEND


EARTHWORK QUANTITIES


Surface from Surface to Cut m³ Fill m³ Balance m³


Existing stripped
150mm


Earthworks
(subgrade) -1933 1123 -810.000
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WARNING
BEWARE OF UNDERGROUND SERVICES


THE LOCATION OF UNDERGROUND SERVICES ARE
APPROXIMATE ONLY AND THE EXACT POSITION SHOULD BE


PROVEN ON SITE. NO GUARANTEE IS GIVEN THAT ALL
SERVICES ARE SHOWN.
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Stormwater Line, Manhole & Pit


Existing Sewer Line, Manhole & HCB


S Sewer Line & Manhole


W Water Main, Valve & Fire Plug


Stormwater Property Connection
Sewer Property Connection


SW Existing Stormwater


W Existing Water


Unserviceable Area


Driveway in accordance with TSD-R09-v1


\ Existing Fence Line


T Existing Telecomms Line


OF Existing Optical Fibre


Existing driveway
access to be removed


Replace existing SEP with
new 1050Ø manhole


Connect Sewer network to existing
with new MH


F:\01 Sync\Sync\Jobs\04 ADDC\ADDC CAD Library Source Folder\Templates\logo-dbyd.png


Connect to existing DN100 water main.


Construct 6.0m wide shared
driveway crossover


Cutoff drain to be installed to divert the external catchment.
See detail 1 on plan C050 for details


Joins Inset 'A' Dwg C032


525Ø Headwall to be installed as
per LGAT STD DWG TSD-SW17-v1


Construct 6.0m wide shared
driveway to service lots 1 & 2
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concrete driveway to lot 3


Services are private works


Road Centreline
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Footpath
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Kerb ramps in accordance
with  TSD-R18-v1


Services are private works


Indicative property access
Not part of development


Driveway and crossover to TSD-R09-v1 (Typ.)


1.4m Right of way in
favor of lot 3


Variable Right of way in favor of lot 1 and 2.
Refer Leary & Cox documentation
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driveway to service lots 1


Embankment Easement
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SCALE 1:500 A3


201510 25m


WARNING
BEWARE OF UNDERGROUND SERVICES


THE LOCATION OF UNDERGROUND SERVICES ARE
APPROXIMATE ONLY AND THE EXACT POSITION SHOULD BE


PROVEN ON SITE. NO GUARANTEE IS GIVEN THAT ALL
SERVICES ARE SHOWN.
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Joins Inset 'B' Dwg C032


KCM2 Type kerb and
channel to be installed


Retaining wall is to be installed from CH160
to the lot boundary of 13/14.  Refer typical
section on dwg C051
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Stormwater Line, Manhole & Pit


Existing Sewer Line, Manhole & HCB


S Sewer Line & Manhole


W Water Main, Valve & Fire Plug


Stormwater Property Connection
Sewer Property Connection
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Unserviceable Area
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Existing driveway
access to be removed


New parking and driveway
for existing house


Indicative property access
Not part of development


Indicative property access  and
suspended garage (Typ.).
Not part of development


Refer to C033 for lot 19
driveway alignment


Cut-off drain has been assumed to be
removed in the future due to building
works and has not been relied upon for
the stormwater management strategy


Embankment Easement


Refer to drawing C034 for bushfire requirements


1C033


Subsoil drainage to connect to
public stormwater main


For driveway long sections refer
to drawings C0100 to C0106


Embankment easement for
retaining wall maintenance. 2.0m
offset from highway reserve.


connect sewer main to existing


service easement
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SCALE 1:500 A3


201510 25m


WARNING
BEWARE OF UNDERGROUND SERVICES


THE LOCATION OF UNDERGROUND SERVICES ARE
APPROXIMATE ONLY AND THE EXACT POSITION SHOULD BE


PROVEN ON SITE. NO GUARANTEE IS GIVEN THAT ALL
SERVICES ARE SHOWN.


INSET B
1:500


Connect  into existing SEP


Connect into existing MH


INSET A
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313 Lenah Valley Road317 Lenah Valley Road
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New 1050Ø SW Manhole
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Stormwater Line, Manhole & Pit


Existing Sewer Line, Manhole & HCB
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W Water Main, Valve & Fire Plug


Stormwater Property Connection
Sewer Property Connection


SW Existing Stormwater
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Unserviceable Area
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\ Existing Fence Line
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OF Existing Optical Fibre
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Footpath
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Lenah Valley Road


New 525Ø SW Pipe to be installed.
Existing access to be reinstated as
per LGAT STD DWG TSD-G01.v1
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SCALE 1:50 A3


2.01.51.0 2.5m


New Town Rivulet channel


New Town Rivulet bank


JOINS RIGHT


JOINS LEFT


Vegetation to be protected. No vegetation
to be removed without written consent


from HCC parks department


Confirm clearance at detailed design


Future council stormwater main. Main is currently in the
ground and waiting completion of 270 Lenah Valley Road
construction before it is able to obtain 'On Maintenance'
and be considered a public main.  If this main does not
(for some unknown reason) get 'On Maintenance'
approval by HCC, developer is to construct a new main or
complete this main and connect to the culvert under
Lenah Valley Road.


Existing DN300 culvert to be upgraded to
300x450 Box Culvert to accommodate
development flows


Stormwater treatment device.
See SWMP for details.


Existing main to be abandoned


Flows to be diverted to
proposed main


New headwall to be designed, constructed and re-vegetated in accordance
with City of Hobart requirements, submitted to and approved by the
Director, Parks & City Amenity. Design will be appropriate for this bushland
public space. Final location of headwall and energy dissipation structure to
be confirmed on site with the Senior Parks Planner (or delegate).


Rivulet Boundary
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B 27/09/18 RESPONSE TO RFI DATED 04/09/18 TN AD AD


C 20/11/18 DRIVEWAYS ADDED TN AD AD


WARNING
BEWARE OF UNDERGROUND SERVICES


THE LOCATION OF UNDERGROUND SERVICES ARE
APPROXIMATE ONLY AND THE EXACT POSITION SHOULD BE


PROVEN ON SITE. NO GUARANTEE IS GIVEN THAT ALL
SERVICES ARE SHOWN.
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Driveway grades to TSD-R09-v1
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Lot 20


Lot 18
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Indicative alignment of lot 19 driveway.
Lot 19 is the worst case lot and access to this lot
demonstrates that access to all lots is achievable


SECTION 1 -  TYPICAL SUSPENDED GARAGE
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Note:
Suspended driveway and garage is shown for
proof of concept only. This does not form part of
the development permit. Limit of works is up to
and including the retaining wall.


KCM2 Type kerb and channel


Fill


retaining wall Existing surface


Design surface


Suspended garage and driveway.
(indicative only)


INDICATIVE FUTURE ROAD CONNECTION
1:250


Minor intersection works to change
culdesac branch to minor road.


Indicative future road. Not part of this
development permit.


BN
DY







/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


150


B


99


STANDARDS 2004 (AU_NZ)


(c) 2018 Transoft Solutions, Inc. All rights reserved.


B


9


9


S


T


A


N


D


A


R


D


S


 


2


0


0


4


 


(


A


U


_


N


Z


)


(c) 2018 Transoft Solutions, Inc. All rights reserved.


B


9


9


S


T


A


N


D


A


R


D


S


 


2


0


0


4


 


(


A


U


_


N


Z


)


(c


) 


2


0


1


8


 


T


ra


n


s


o


ft 


S


o


lu


tio


n


s


, 


In


c


. 


A


ll 


rig


h


ts


 


re


s


e


rv


e


d


.


B


9


9


S


TA


N


D


A


R


D


S


 2


0


0


4


 (A


U


_


N


Z


)


(c) 2018 Transoft Solutions, Inc. All rights reserved.


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


/


PL
O


TT
ED


:


Ver.Drn App.Rev No Revision Note


Drawing No.


Drawing TitleDrawn


Designed


Approved
Rev


PL
O


TT
ED


:


Checked


Date


Date


Date


Date


Scale


A3


Date


Project


c:
\u


se
rs


\t
om


an
\a


pp
da


ta
\lo


ca
l\t


em
p\


br
ic


sc
ad


\b
p_


0\
c0


30
.d


w
g


10
/4


/2
01


8 
9:


20
:0


1 
AM


Sheet Size


Signed


Signed


Signed


Signed


Project No.
SUBJECT TO FINAL VERIFICATION AND APPROVAL


STEPHEN GATH 21 LOT RESIDENTIAL SUBDIVISION
306A LENAH VALLEY RD
LENAH VALLEY TAS 7008


1707
Client


A person using AD DESIGN & CONSULTING (ADDC) drawings and other data accepts the risk of:
1. Using the drawings and cad files in electronic form without requesting and checking them for accuracy against the original hard copy versions;
2. Using the drawings or other data for any purpose not agreed to in writing by ADDC.


COPYRIGHT ©


AD Design  &
Consulting


Engineering | Renewable Energy | Project Management


PRELIMINARY
NOT FOR CONSTRUCTION


ROAD WORKS AND SERVICES PLAN
SWEPTH PATH & CULDESAC DETAILS


1:250


1707 - C034 B
A 27-06-18 RESPONSE TO RFI DATED 12-06-18 TN AD AD


B 23-07-18 UPDATED IN ACCORDANCE WITH BUSH FIRE REPORT TN AD AD


0 2.5


SCALE 1:250 A3


107.55 12.5m


WARNING
BEWARE OF UNDERGROUND SERVICES


THE LOCATION OF UNDERGROUND SERVICES ARE
APPROXIMATE ONLY AND THE EXACT POSITION SHOULD BE


PROVEN ON SITE. NO GUARANTEE IS GIVEN THAT ALL
SERVICES ARE SHOWN.


SWEPT PATH -  LOT 2 and 5
1:250


CUL-DE-SAC DETAIL
1:250


Retaining wall. design to withstand
20t vehicle loading


'No standing' line marking to comply
with bush fire risk assessment


Concrete footpath (shown hatched) to be
designed to withstand 20t vehicle loading


Type KCM Kerb


R 9.00m


1.8m


1.0m clear zone behind footpath.
No road furniture to be installed
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1707 - C035 B
A 27/09/18 RESPONSE TO RFI DATED 04/09/18 TN AD AD


B 20/11/18 EMBANKMENT EASEMENT REVISED TN AD AD


0 2.5


SCALE 1:250 A3


107.55 12.5m


WARNING
BEWARE OF UNDERGROUND SERVICES


THE LOCATION OF UNDERGROUND SERVICES ARE
APPROXIMATE ONLY AND THE EXACT POSITION SHOULD BE


PROVEN ON SITE. NO GUARANTEE IS GIVEN THAT ALL
SERVICES ARE SHOWN.


RETAINING WALL DETAILS
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Indicative suspended driveway and
garage location (typ.)
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details refer to drawing C033. For
driveway long sections, refer to
drawings C0100 to C0106
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Base A. bedding. refer LGAT TSD-R11-v1


Subsoil drain Type CR is to be installed under all
Type KC and in accordance with LGAT TSD-R12-v1


Subsoil drain Type CR is to be installed
under all Type KC and in accordance
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0.50m


N.T.S.


Select Fill


Kerb & Channel 'Type KC.
Refer LGAT TSD-R14-v1


Footpath 100mm concrete,100mm thick
Base A. bedding. refer LGAT TSD-R11-v1


Subsoil drain Type CR is to be installed under all
Type KC and in accordance with LGAT TSD-R12-v1


Asphalt Seal


Subsoil drain Type CR is to be installed
under all Type KC and in accordance
with LGAT TSD-R12-v1


Kerb & Channel 'Type KC. Refer LGAT TSD-R14-v1
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Slab on ground driveway profile.
Profile shows that slab on ground is unfeasible
for lot 9. Maximum driveway grade does not
intersect with existing surface.
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Suspended garage (typ.)
(not part of development application)


Slab on ground driveway profile.
Profile shows that slab on ground is
unfeasible for lot 8 due to the long distance
and fill depths required to construct. See
drawing SK01 for more details.
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Slab on ground driveway profile.
Profile shows that slab on ground is unfeasible
for lot 11. Maximum driveway grade does not
intersect with existing surface.BN
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2.48


retaining wall
1.46 Slab on ground driveway profile.


Profile shows that slab on ground is unfeasible
for lot 10. Maximum driveway grade does not
intersect with existing surface.
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Slab on ground driveway profile.
Profile shows that slab on ground is unfeasible
for lot 12. Maximum driveway grade does not
intersect with existing surface.
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1. Introduction 


1.1 Background  


Stephen Garth has engaged AD Design & Consulting for preliminary civil design and documentation for a 21-lot 


residential subdivision development at 306 A, Lenah Valley Road, Lenah Valley, Tasmania.   


An assessment of the stormwater quantity and quality for the site has been prepared to demonstrate compliance with 


both the Hobart City Council Planning Scheme 2015 and State guidelines to support a residential development planning 


application under the Land Use Planning and Approvals Act 1993 and Building Application.  This Stormwater 


Management Plan (SWMP) discusses the impacts associated with stormwater and any proposed infrastructure and 


mitigation options. 


The aim of this SWMP is, 


• To calculate the peak discharges from the pre-development and post-development site conditions and to 
assess any mitigation (detention) options that may be required to avoid overloading stormwater infrastructure, 
flooding, erosion and worsening of downstream conditions. 


• To apply stormwater quality treatment measures to ensure the water quality objectives for the development 
are achieved. 


1.2 Legislative Context  


The Tasmanian State Stormwater Strategy provides a method to address recommendations of the Tasmanian State 


Policy on Water Quality Management 1997 (SPWQM).  This emphasises management of stormwater at the source and 


highlights the importance of managing stormwater in new developments at the design, construction and operational 


stages.  Best practice guidance on stormwater treatment options to achieve these targets are provided in the document 


Water Sensitive Urban Design - Engineering Procedures: Stormwater for Tasmania (2012). 


The Hobart City Council Interim Planning Scheme 2015 (HCCIPS) further addresses the objectives of the State 


Stormwater Strategy.  The HCCIPS Stormwater Management Code E7.0 applies to developments requiring management 


of stormwater.  Applicants may be required to provide a report from a suitably qualified person advising of the suitability 


of: private and public stormwater systems for a proposed development or use; or a site for an on-site stormwater 


disposal system.  Code E7.0 outlines acceptable stormwater quality and quantity targets. 


1.3 Council Meeting 


A meeting was held with Council stormwater hydraulics and hydrology engineers on the 23rd April to address Council’s 


Request For Information (RFI) particularly concerns of stormwater drainage design, detention and treatment 


requirements. 


 


 
 
 



http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=huoips
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2. Site Overview 


Land Owner  S Gath 


Location 306 A Lenah Valley Road, Lenah Valley, Tas 


Municipality Hobart City Council 


Title Reference  158907/2 


Planning Controls Hobart City Council Interim Planning Scheme 2015 


Zoning General Residence  


Property Area 2.3 ha 


 
Table 1: Site Details. Source: LIST © State of Tasmania 


 


 


Figure 1: Location Plan. Source: annotated map and aerial from the LIST © State of Tasmania 


2.1 Site Observations 


The site is located approximately 130 m south of the New Town Rivulet with frontage onto Lenah Valley Road and is 


referred to as 306 A Lenah Valley Road, Lenah Valley, Tasmania. The total area is approximately 2.3 ha and typically 


grades south to north. This site has an existing dwelling, outbuildings, internal driveway and associated drainage which 


are to be removed with the existing dwelling to remain (Lot 17). The remainder of the site is semi-rural at the frontage 


(northern property boundary) becoming low density shrubbery and eventually bushland at the southern boundary of 


the property.  This is a typically steep site with slopes greater than 20 % in some sections. 


 


306 A LENAH VALLEY ROAD 







 


 


3. Catchment Hydrology 


3.1 Methodology   


This assessment has been undertaken in accordance with Australian Rainfall and Runoff 2016 (ARR’16) and uses the 


new 2016 rainfall intensity, frequency and duration (IFD) data, which match the recently released temporal pattern 


ensembles for ARR’16.  Design rainfall events are derived from these and applied within the XPSTORM model. 


Rainfall assessment was completed using a lumped catchment approach to a location upstream of the existing internal 


road.  The lumped catchment approach is endorsed by ARR’16 as a suitable method of deriving critical duration design 


storm events and is described by Figure 2. 


 


Figure 2: Catchment Modelling Options 


Landuse information, including surface roughness and infiltration capacity, were derived from an assessment of the 


aerial photography available via LISTmap, historical aerial photography within the Google Maps environment and from 


the Australian Rainfall & Runoff (ARR) Data Hub. 


3.2 External and Internal Catchments  


The study area is a generally grassed bushland at the upper catchment changing to semi-urban area with a steep change 


in elevation.  The ultimate catchment discharge location is the New Town Rivulet to the north with the internal drainage 


as described in the previous sections.  The internal catchment area is approximately 2.3 ha with an 8.2 ha external 


catchment, which have been included in the catchment analysis. 


An XPSTORM model was developed to assess the local hydrology, applying Laurenson’s Method for hydrologic routing 


for the design storm temporal patterns.  The existing land use is semi-urban shrubbery, existing concrete internal access, 


an existing dwelling and outbuildings.  For modelling purposes, the fraction impervious for the internal catchment area 


was set to 5 % for existing and 38 % post development. 


The contributing catchment area used to determine the critical duration storm and as such the peak flows for all 


associated sub-catchment areas was interpolated from contour data obtained from the LIST Map data sets and lidar 


data. The catchment area defined for the project is shown on Figure 3. Uniform areal distribution of ‘point’ design 


storms has been assumed in the hydrological analysis due to the relatively small area of the catchment.   


 







 


 


 


Figure 3: Catchment Extents  


The following table outlines the existing catchment details. 


Table 2: Pre-Development Site Catchment Details 


Location Area 


 (ha) 


Slope  


(%) 


Fraction 


Impervious (%) 


Pervious Area  


(ha) 


Impervious Area 


(ha) 


Internal 2.3 20-22 5 0.12 2.18 


External 8.2 22-28 0 0 8.2 


 


The proposed development introduces an increase in impervious areas from new paved road areas, drives access, roofs 
and other typical structures. The changed catchment characteristics are outlined in Table 3. 
 
  







 


 


Table 3: Post-Developed Site Catchment Details 


Location Area  


(ha) 


Slope  


(%) 


Fraction 


Impervious (%) 


Pervious Area  


(ha) 


Impervious Area 


(ha) 


Internal 2.3 20-22 38 0.87 1.43 


3.3 Rainfall Losses 


Methods for modelling the proportion of rainfall that is “lost” to infiltration are outlined in both ARR1987 and ARR2016.  


The methods are of varying complexity, with the more complex options only suitable if sufficient data are available. The 


method most typically used for design flood estimation is to apply an initial and continuing loss to the rainfall.  The initial 


loss represents the wetting of the catchment prior to runoff starting to occur, and the continuing loss represents the 


ongoing infiltration of water into the saturated soils while rainfall continues. 


Initial losses of 0 mm and 0 mm and continuing loss rates of 3.8 mm/h and 0 mm/h were adopted for pervious and 


impervious areas within the internal area of the catchment, respectively. An initial loss of 0 mm and continuing loss rate 


of 3.8 mm/h was adopted for pervious areas of the bushland external catchment.   


3.4 Design Rainfall 


The rainfall Intensity-Frequency-Duration (IFD) curve and the storm temporal patterns used for the hydrological analysis 


were obtained from the Bureau of Meteorology for the ARR’16 data.  The assessment was completed for the 5 % and 1 


% AEP design storm events. 


3.4.1 Critical Duration and Peak Flows 


The critical rainfall durations have been calculated by applying the ARR’16 ensemble temporal patterns to the lumped 


catchment which allowed the identification of the critical duration for each AEP.  The results of each of the ensembles 


and with the mean design storm identified for each ensemble are compared to determine the critical storm duration. 


This critical storm forms the basis and is the design rainfall applied to each smaller catchment (pre-development 


internal, post development internal, external catchment) to determine their respective peak flows. Figure 4 and Figure 


5 show the mean design storm events with the critical storm duration identified for the 5 %, and 1 % AEP respectively. 







 


 


 


Figure 4: 5 % AEP Mean Design Storm for a Range of Durations for lumped catchment  


 


Figure 5: 1 % AEP Mean Design Storm for a Range of Durations for lumped catchment 


The above figures indicate that the critical duration for the 5 % AEP ensemble is the 45-minute design storm event with 


the 1 % AEP ensemble being controlled by the 45-minute duration design storm event.  







 


 


3.5 Detention Requirements 


Only stormwater runoff generated from the site development is to be detained and treated.  The aim is to ensure post-


development flows do not exceed pre-development flows by detaining the excess run off volume due to creation of 


impervious surfaces and releasing gradually into the stormwater network as to not detrimentally effect and overload 


downstream infrastructure and receiving environments.   


Table 4: Pre- & Post Development Conditions 


Site  Catchment 


Area (ha) 


Fraction 


Impervious (%) 


Pervious Area  


(ha) 


Impervious Area 


(ha) 


Q20  


(m3/s) 


Pre-Development  2.3 5 2.18 0.12 0.203 


Post-Development  2.3 38 1.43 0.87 0.249 


 


For the purposes of this report we have calculated the required 5 % AEP critical storm detention volume to be 146 m3. 


This has been calculated in XPSTORM using a surface area of 100 m2 and flow limited to pre-development peak flow of 


0.203 m3/s. See Appendix A for Hydrographs.  


For this development we are proposing not to detain the post-development flow increase from the site based on the 


following reasons:  


• When considering the overall catchment area and the site location being only 150 m from the ultimate 


discharge point, the New Town Rivulet, it is sensible to convey the runoff generated within the development 


into the rivulet and downstream before runoff from the greater external catchment reaches the same point. 


• It is estimated the time to peak flow for this external catchment that drains into the New Town Rivulet at this 


point is 8 hours (based on meeting with council) and so the internally generated run off must be detained for 


a significantly long period and then released. This would be impractical and so it may be better practice to drain 


the internally generated stormwater into the rivulet immediately.  


• The site is in the lower third of the catchment and discharges into a channelised watercourse as do other 


surrounding properties. As per Hobart City Council website on storm surge and flood prone land any properties 


typically at elevation 3 m Australian Height Datum (Tasmania AHD83) are at risk in a 1 % AEP event. Using the 


Council’s flood modelling data of the 1 % AEP event indicates the properties with frontage onto the rivulet at 


this location are not at risk and so additional stormwater runoff from proposed development will not cause or 


exacerbate any existing flooding issues.  


  







 


 


3.6 1% AEP Runoff 


 


Figure 6: Two contributing external sub-catchments 


There is a substantial external catchment approximately 8.2 ha upstream of the development which can be divided into 


two sub catchments (1) and (2) generating peak flows of 0.596 m3/s and 0.222 m3/s for the 1 % AEP events which will 


pass through the site. Sub-catchment 2 will be sheet flow with an existing cut off drain before the site directing overland 


flow north-east, east away from the site.  


Sub-catchment 1 is the larger of the two, with a natural depression forming just before the southern boundary of the 


site concentrating the overland sheet flow. This flow path will follow the internal road and will continue down towards 


Lenah Valley Road. It is proposed that this concentrated runoff be attenuated using energy dissipaters to control flow 


velocities, ensure collection by a headwall configuration and mitigate flow bypass.  The receiving downstream internal 


drainage network is to be sized to convey the 1 % AEP design event to the site’s legal discharge point at the access from 


Lenah Valley Road. 


At the previously mentioned meeting It has been noted by Council that the current drainage network in the immediate 


area upstream and downstream of the site is undersized and potentially unable to service the increased runoff 


generated by the development. 


A proposed option is to implement a new, independent line from the site’s legal discharge point (northern boundary) 


to the rivulet instead of connecting into the existing stormwater infrastructure. This would only service the site and its 


upstream external catchment and not detrimentally impact the existing system. It would be sized to service the 1 % AEP 


flows from sub-catchment 1 and run off from the internal site itself. 


1 
2 







 


 


The internal catchment will utilise accesses and driveways to convey the runoff to the internal road which will attenuate 


and convey the runoff generated within the catchment for 1 % AEP event.  The internal road grading slopes at 0.5 % 


east to west from the cul-de-sac towards the 90-degree bend and services most of the site except lots 7 to 13. 


Table 5: 1 % AEP Design Storm Parameters 


Catchment Catchment 


Area (ha) 


Fraction 


Impervious (%) 


Pervious Area  


(ha) 


Impervious Area 


(ha) 


Q100 


 (l/s) 


 1 6.2 0 6.2 0 596 


 2 2.0 0 2.0 0 222 


3.6.1 Climate Change Factors 


 


In the RFI Council requested 30 % loading onto existing 1 % AEP peak flow values to account for climate change factors. 


ARR recommends applying the RCP 4.5 values in addressing changes due to climate change as such the Q100 flow is 


estimated to increase by 7.6 % by 2090. Table 6 illustrates the peak flow value increases to account for climate change 


using both recommendations. 


Table 6: Climate change effects 


Catchment Q100 (l/s) Q100 (l/s) [RCP 4.5] Q100 (l/s) [30 %] 


 1 596 642 775 


 2 222 239 289 


Internal 418 450 544 


 


 


 


 







 


 


4. Hydraulics 


To illustrate feasibility of options outlined preliminary hydraulics calculations are conducted below to illustrate the pipe 


sizes required to service 1 % AEP design events.  


4.1 Legal point discharge 1 (northern boundary) 


The line that would service the external catchment in the 1 % AEP event was sized based on the flattest grade in the 


line approximately 5 % (cross road culvert) as if this section had capacity then the system can convey the runoff captured 


at the southern boundary of the catchment to the New Town Rivulet. See Table 7 


A 525 mm is proposed to service this external sub-catchment 1 up to the 1 % AEP design event and runoff generated by 


the development (excluding lots 7-13) to 5 % AEP event. This will discharge at the northern boundary of the site at the 


access from Lenah Valley Road and is a legal point of discharge for the development. 


Note, as highlighted above the internal road itself will act as an overland flow path for the internal site (excluding lots 


7-13) for the 1 % AEP event.  


 


Figure 7: Proposed drainage network to New Town Rivulet 


 
 
 
 







 


 


Table 7: Preliminary calculations for point of discharge at northern boundary for 1 % AEP 


Network Pipe diameter  


(mm) 


Grade  


(1 in X) 


Capacity  


(l/s) 


Input 


[Development] (l/s)  


Capacity 


Remaining 


(l/s)  


Cross Road Culvert 525 20 1250 642+239 369 


Outlet 525 10 1768 642+239 887 


The Table 7 results are conservative by assuming all external sub-catchment 2 (239 l/s) runoff are to be serviced by the 


525 mm pipe. However, a portion of sub-catchment 2 will be diverted east away from the site by an existing cut off 


drain before the development.   


Table 8: Preliminary calculations for point of discharge at northern boundary for 5 % AEP 


Network Pipe diameter  


(mm) 


Grade  


(1 in X) 


Capacity  


(l/s) 


Input 


[Development] (l/s)  


Capacity 


Remaining 


(l/s)  


Cross Road Culvert 525 20 1250 419+159+268 404 


Outlet 525 10 1768 419+159+268 922 


For completeness, Table 8 shows peak flows for the 5 % AEP event for the external sub catchment 1, 2 and the internal 


post development flow (climate change factors applied). This illustrates there is sufficient capacity available. 


4.2 Legal point discharge 2 (eastern boundary) 


Runoff generated within lots 7 to 13 will be captured and conveyed through a piped network using the proposed 


easement along the eastern boundary of 306 A and western boundary of 270A Lenah Valley Road and connecting to 


this downstream network. Design is based on site topography and lot layout which enables more of the area of lots 7 


to 13 to be effectively drained. This is the second legal point of this charge for the development. 


Preliminary hydraulic calculations were conducted to illustrate the receiving network has capacity as observed in Table 


9 and illustrated below, 







 


 


 


Figure 8: Downstream Network referenced in table below 


Table 9: Capacity checks for downstream networks 


Network Pipe diameter 


(mm) 


Grade  


(1 in X) 


Capacity  


(l/s) 


Input [lots 7-13] 


(l/s)  


Capacity 


Remaining 


(l/s)  


 270A  300 10 398 58 340  


 Cross Road Culvert 300 100 126 58 67  


Outlet 300 8 445 58 387 


 


 Table 9 indicates the input from lots 7-13 remove 14.5 % and 13 % from the 270 A and Outlet drainage networks 


respectively. The only concern is the cross-road culvert where the input is 46 % of the pipe’s capacity which has been 


identified as an issue by Council previously.  However, if surcharging occurs it would be onto Lenah Valley road and into 


the existing kerb and channel system (a defined flow path). Figure 8 shows five side entry pits with RCP 300 mm pipes 


able to capture and convey the runoff into the rivulet. 


 


 







 


 


4.3 External cut off drain 


A bund infrastructure is proposed to convey runoff generated from external sub-catchment 1 at the southern boundary 
of lots 3 and 5 to prevent flood risk. Flows will be directed into the headwall configuration mentioned earlier. Preliminary 
calculations are shown in Table 10. 


Table 10: Bund parameters and capacities 


AEP  


(%) 


Depth  


(m) 


Side Slope 


(1 in x) 


Natural Grade  


(1 in x) 


Longitudinal 


Grade (1 in x) 


Capacity  


(l/s) 


Required 


Capacity  


(l/s) 


Capacity 


Remaining  


(l/s) 


5 0.5  2.00 3.57 200 535 264 271 


1 0.5  2.00 3.57 200 535 406 129 


 







 


 


5. Stormwater Quality  


The stormwater quality and treatment are to be achieved using the propriety products from AKS SPEL Environmental 


Integrated Water Solutions.  Refer Appendix B for stormwater quality report. 


The treatment train has been designed in MUSIC to ensure compliance with the planning scheme water quality 


objectives and will provide a cost-effective option for the development in the long term. The proposed treatment system 


will comprise of the following items: 


• 1 x SPEL Ecoceptor (1000) – Primary Treatment;  


• 1 x SPEL Hydrosystem (HS.800) – Tertiary Treatment. 


 


Figure 9:  Treatment train to achieve water quality objectives 


An alternative option as discussed with Council at the meeting mentioned previously is to pay a contribution to Council, 


this is to be assessed in detailed design.  


 







 


 


6. Conclusion 


This Stormwater Management Plan details the methodology and results of the stormwater quantity and quality aspects 


for the proposed residential development at 306 A Lenah Valley Road, Lenah Valley, Tasmania.  The quantity modelling 


has been completed using XPSTORM in accordance with the requirements of Hobart City Council and Australian Rainfall 


and Runoff 2016 – where appropriate. 


The results of the quantity analysis indicated that the proposed closed detention basins can mitigate the peak discharges 


that will occur in response to the increase of fraction impervious area within the catchment.  The preliminary detention 


basin design indicates an area of 146 m3 is required to mitigate the peak discharge for events up to the 5 % AEP design 


storm event.  


However, due to the site’s location, general topography and considering the greater external catchment it was 


determined that best management practice was to implement drainage infrastructure to capture and convey the runoff 


from the upstream external catchment and generated within the site into a piped network and discharged into the New 


Town Rivulet. 


 The water quality assessment has been completed in MUSIC in accordance with the requirements of Hobart City Council 


and Melbourne Water guidelines.  It is proposed that the site treated using the specified proprietary products from SPEL 


Environmental Integrated Water Solutions.  This system will be able to treat the catchment run off and achieve the 


required water quality objectives. The option to pay a contribution to Council has also been considered and to be 


assessed in detailed design. 


In conclusion, this stormwater management plan has: 


• Provided legal discharge points for the development, 


• Provided 1 % AEP overland flow paths to prevent inundation,  


• Outlined a feasible stormwater system for the development, 


• Mitigated the effects of the development on downstream infrastructure both in terms of peak flows and 


water quality as required by the HCCIPS Stormwater Management Code E7.0 


 


 


 







 


 


 


Figure 10: 5 % AEP hydrograph for pre-development site conditions 
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Figure 11: 5 % AEP hydrograph for post development site conditions 
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1 Confidentiality  
 
 
 


1.1 Conferee 
 


This entire document has been presented to AD Design 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 AD Design to prepare a Conceptual Stormwater Management Plan (CSMP) for 


the proposed precinct development located at 306A Lenah Valley Rd, Lenah Valley.  


 


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) 6.44 6.44 0 0 


Total Suspended Solids 922 106 88.9 80 


Total Phosphorus 2.02 0.939 53.6 45 


Total Nitrogen 15.2 7.56 50.2 45 


Gross Pollutants 208 0 100 70 


 
 
 


Stormwater management for the site is achieved using the following devices: 


 One (1) x SPEL Ecoceptor 1000 


 One (1) x SPEL Hydrosystem HS.800 


 SPEL Stormchamber Detention 114m3 


 
 
  







 


9 
 


 
 
 
 
 
 
 
 
 
 


Overview 
 


Section 3 
 


 







 


10 
 


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 306A Lenah Valley Rd, Lenah Valley. The site is located within the catchment of the 


City of Hobart. 
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3.3 Site Locality 
 


The subject site is bounded by Lenah Valley Rd to the North. Situated in the City of Hobart the site has a total area of 23.0ha (see 


Figure 3.1). 


 


 


Figure 3.1 Site Location 


 


Subject Site 
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3.4 Site Layout 
 


The proposed development is presented on Figure 3.2. 


 


 


Figure 3.2 Proposed Site Layout 
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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. 
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Roof Area 


Size: 5250m2 


Imperviousness: 100% 


Legal Point of 


Discharge 


SPEL Hydrosystem (HS.800) 


Figure 4.1 Treatment Train Schematic 


 


Pavement Area 


Size: 3489m2 


Imperviousness: 100% 


Landscaping Area 


Size: 14261m2 


Imperviousness: 10% 


SPEL Ecoceptor (1000) 
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4.2.1 SPEL Ecoceptor – General Information 
 


The SPEL Ecoceptor™ is vertically configured, single chamber fibreglass Stormwater Quality Improvement Device (SQID) designed 


for use in stormwater drains (see Appendix 1). The Ecoceptor separates and captures gross pollutants, sediments and silt including 


light liquids (petroleum hydrocarbons). These, in turn, rise to the top of the chamber (below invert) and are secured in the separation 


zone till the system is maintained. 


 


 Vortex separation - The SPEL Ecoceptor™ has a hydraulic force on incoming flows which produce a vortex cleaning 


action preventing captured pollutants, including fine TSS, from resuspending and discharging. 


 Ease of maintenance – The cylindrical shape of the SQID with its tapered base (there are no square corners) affords 


efficient, effective and thorough cleaning of accumulated pollutants; this process if always done without the need of 


jetting and hosing the accrued mass of pollutants in the base of the system, a process which is common to all 


concrete systems. 


 


SPEL engages ongoing site tests for water quality of the Ecoceptor devices continually across a wide spectrum of catchments on 


Australia`s east coast.  We have pleasure in submitting the following independently analysed NATA test results: 


 TSS - Lab, site testing in conjunction with flow modelling reveals reductions of >80% of TSS.  


 


 


 


 


 


 


 


 


 


 


 


 


Figure 4.2: Flow in the SPEL Ecoceptor 
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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 086071 


Time step 6 minute 


Modelling period 1959 


Mean annual rainfall (mm) 655 mm 


Evapotranspiration 1050 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 Ecoceptor Parameters 
 


SPEL engages ongoing site tests for water quality of the Stormceptor devices continually across a wide spectrum of catchments 


on Australia`s east coast. The SPEL Stormceptor parameters utilised within MUSIC are summarised in Table 5.4: 


Table 5.4 SPEL Ecoceptor Treatment Node Parameters 


Catchment ID SPEL Ecoceptor 


Are the proposed pollutant reduction efficiencies independently verified 
using a method suited to local conditions? 


Yes 


Does the data provided include performance results under dry weather 
flows (to account for potential pollutant leeching?) 


Yes 


It the assumed high-glow bypass rate consistent with manufacturer 
specifications? 


Yes 


High Flow by-pass (m3/s) 0.024 


Low Flow 0.000 


TSS Input (mg/L)  
Output (mg/L) 


100 
31 


TN Input (mg/L)  
Output (mg/L) 


100 
79 


TP Input (mg/L)  
Output (mg/L) 


100 
6.7 


Gross Pollutants Input (mg/L)  
Output (mg/L) 


15 
0 
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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. 


These test results and papers are available upon request from SPEL Environmental. The SPEL Hydrosystem parameters utilised 


within MUSIC are summarised in Table 7.5. 


 


Table 7.5: 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) 0.005 


Low Flow 0.000 


TSS Input (mg/L)  
Output (mg/L) 


1000 
90 


TN Input (mg/L)  
Output (mg/L) 


50 
26.5 


TP Input (mg/L)  
Output (mg/L) 


5 
2.95 


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 7.6: Treatment Train Effectiveness 


Pollutant Inflows (kg/yr) 
Outflows 
(kg/yr) 


Reduction Achieved (%) Reduction Target (%) 


Flow (ML/yr) 6.44 6.44 0 0 


Total Suspended Solids 922 106 88.9 80 


Total Phosphorus 2.02 0.939 53.6 45 


Total Nitrogen 15.2 7.56 50.2 45 


Gross Pollutants 208 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 Ecoceptor (1000) 1 


SPEL Hydrosystem (HS. 800) 1 


SPEL Stormchamber Detention 114m3 


 


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) 6.44 6.44 0 0 


Total Suspended Solids 922 106 88.9 80 


Total Phosphorus 2.02 0.939 53.6 45 


Total Nitrogen 15.2 7.56 50.2 45 


Gross Pollutants 208 0 100 70 
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The SPEL Ecoceptor is a hydrodynamic stormwater 
quality improvement device (SQID) that has a unique 
treatment action producing low velocity conditions 
producing discharge water quality outcomes complying 
to statutory guidelines across Australia. It has been 
independently tested in Australia and is suitable for all 
types of conditions and soil-type loadings.


It separates and captures sediments, silt, total suspended 
solids, nutrients and total petroleum hydrocarbons (TPH)
and oil and grease. TPH and oil & grease rise to the 
"oil-capture" zone of the treatment chamber and are 
contained in all flow events. Captured pollutants cannot 
resuspend or scour from the treatment chamber in all 
flow events.


Areas with a high fraction of impervious surfaces,including 
car parks, ports, streeetscapes, roads, subdivisions and 
industrial estates that require stormwater treatment are 
ideal for the SPEL Ecoceptor. MUSIC node is available  
on request.


The one-piece, self-contained fibreglass construction , 
is lightweight and yet robust in strength making it simple 
and cost-effective when performing installations.


Introduction
No site assemblage is required as is the case with  the 
heavier concrete devices. The SPEL Ecoceptor fibreglass 
SQID can be installed in all types of trafficable zones, 
including vehicular truck (Class D) and aircraft loadings 
(Class G).


The cyclinderical shape of the SPEL Ecoceptor with its 
sloped cone-configured base ensures sediment accretes 
at the centre of the SQID`s base affording  easy and 
simple cleaning.


The fibreglass gel coat  ensures that oil and grease are 
removed without sticking to the sides of the internal walls.


Flow rates on standard units of up to 1400 LPS and 
can fit pipe sizes from 225mm to 1200mm (other sizes 
available on request.)
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INSPECTION AND CLEANING
The regularity of inspections of the SPEL Ecoceptor  
is contingent on the features and properties of the 
catchment area.


SPEL recommends an inspections of the Ecoceptor  at 
the end of the first month after installation to determine 
the volume of trapped silt and pollutants.


Information sourced can be useful in factoring the 
frequency of on-going inspections or cleaning operations.


In the event of excessive rain or an oil spill, an inspection 
is recommended immediately upon such an event.


Ascertain silt depth and if build-up is evident, then a 
vacuum-loader truck should be engaged for the cleaning 
of the tank.


SPEL Ecoceptor cleaning procedure is simple, by simply 
lifting the external lid (two persons may be required), 
resting it securely in a safe manner and then inserting 
suction hose into the chamber.


Ensure that the chamber is thoroughly cleaned of all 
refuse and debris before accessing the chamber - if 
required.


The chamber is cleaned by inserting the suction hose 
through the manhole at ground level.


Always commence cleaning from the inlet side of the 
chamber and ensure on completion of the cleaning 
operation that the lid is secured to its normal position 
(and locked if necessary) before departing the site.


Maintenance
IMPORTANT
In the unlikely event of the chamber having to be entered 
ensure absolutely that all Workplace Health and Safety 
directives and Confined Space Regulations are strictly 
adhered to, including wearing long-arm rubber gloves 
and the appropriate footwear in the event of coming into 
contact with sharp objects.
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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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Storm Chamber
The low impact, modular, stormwater storage solution 


for retention, detention, infiltration and reuse.







Significantly less cost, quicker, easier than 
pipe for conveyance.


A septic drainfield for 
storm water


Benefits over other storage methods
•	 	Helps	counter	drought	conditions	by	maintaining	 


groundwater base flow to streams. 


•	 	Superior	load	ratings	for	trafficable	areas.


•		Maximised	volume	for	efficient	storage	void	ratio.


•		The	least	cost	underground	alternative.


•	 	The	lowest	installed	cost	of	any	modular	 
storage technology.


•	Burial	depths	up	to	over	9m.


•	 	Layered	installations	possible	for	restricted	 
surface area sites.


•		Superior	design	eliminates	costly	and	complicated	header	
manifold systems.


•	 	Can	be	utilized	for	conveyance	in	remote	locations.


•			Recycled	HDPE	construction	allows	smaller	excavation	and	
decreased footprint.
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Benefits over similiar technologies


Storm 
Chamber


Other 
Technology


Header	pipe	manifold	in	
flow/out flow No Yes


AASHTO	H-20	wheel	
load rating


Exceeds	by	
4X Meets


End	plates	to	purchase	
& install No Yes


Need	for	pre-treatment	
devices No Yes


Maximum	height	of	fill 9.14m 2.44m


Require	compacting	
stone base No Yes


Two & three layered 
installation Yes No


Number chambers 
required


40-45%	
fewer


40-45%	 
more


Installed cost & time Significantly 
less


Significantly 
more


Footprint Significantly 
less


Significantly 
more


Excavation,	stone,	
backfill


Significantly 
less


Significantly 
more


Compaction, grading & 
filter fabric


Significantly 
morev


*Source: Brown, Whitney, Schueler, Thomas. National Pollutant  
Removal Performance Database for Stormwater BMPs,  
August 1997, Center for Watershed Protection, Ellicott City, Maryland.


FOR PAVED AREAS FOR UNPAVED AREAS


PAVEMENT
PAVEMENT BASE


90% COMPACTED 
CLEAN FILL OR 
3/4" - 2" (1.9cm - 
5.08cm)
CRUSHED 
WASHED STONE


8", 10" (20.32cm - 25.4cm)
PVC TYP


3/4" - 2"
(1.9cm - 5.08cm)
CRUSHED 
WASHED STONE


CONNECTING 
PVC


CONNECTING 
PVC INFLOW PIPE


6" MIN (15.2cm)
18" MIN (45.72cm)


SIDE PORTAL INFLOW 
OPTION (8", 10" PVC) 
(20.32cm - 25.4cm PVC)


4OZ. (113.4g) 
NON-WOVEN
FILTER FABRIC
AGAINST TRENCH 
WALL


12" MIN
(30.48cm)


12" MIN
(30.48cm)


LIGHT WEIGHT STABLIZATION
NETTING (SUPPLIED)
UNDER ALL STORMCHAMBER®


END WALL IN FLOW OPTION
(UP TO 30" 0.D. PIPE)
(UP  TO 76.2cm PIPE)


6.7' X 10' (2.04m x 3.05m)
HEAVYWEIGHT
STABLIZATION NETTING
(SUPPLIED) UNDER 
FLOW RECEIVING 
STORMCHAMBERS®


4OZ. (113.4g) NON-WOVEN 
FILTER FABRIC AT
STONE/SOIL INTERFACE


90% COMPACTED CLEAN FILL OR
CONTINUE CRUSHED WASHED STONE TO 
SURFACE


RECOMMENDED INSTALLATION OF STORMCHAMBER®


FOR PAVED AREAS FOR UNPAVED AREAS
4OZ.(113.4g) NON-WOVEN FILTER FABRIC AT
STONE/SOIL INTERFACE


90% COMPACTED CLEAN FILL OR
CONTINUE CRUSHED WASHED STONE TO 
SURFACE


PAVEMENT
PAVEMENT BASE


90% COMPACTED CLEAN 
FILL OR 3/4" - 2" (1.9cm 
- 5.08cm) CRUSHED 
WASHED STONE


8", 10" PVC TYP
(20.32cm, 25.4cm)


CONNECTING 
PVC


CONNECTING 
PVC INFLOW PIPE


6" MIN (15.2cm)


18" MIN (45.72cm)


SIDE PORTAL 
INFLOW OPTION 
(8", 10" PVC)
(2.44m, 3.05m PVC)


4 OZ. (113.4g) NON-WOVEN
FILTER FABRIC
AGAINST TRENCH WALL


6.7' X 10' (2.04m x 3.05m)
HEAVYWEIGHT
STABLIZATION NETTING
(SUPPLIED) UNDER 
FLOW RECEIVING 
STORMCHAMBER®


LIGHT WEIGHT STABLIZATION
NETTING (SUPPLIED)
UNDER ALL STORMCHAMBER®


OPTIONAL IN FLOW LOCATION
(UP TO 30" 0.D. PIPE)
UP TO 76.2cm O.D. PIPE


3/4" - 2" (1.9cm - 5.08cm)
CRUSHED WASHED 
STONE


CAST IRON
FRAME WITH COVER


3' X3' (0.91m x 0.91m)
REINFORCED
CONCRETE PAD


INSPECTION COVER


90% COMPACTED CLEAN FILL OR 
3/4" - 2" (1.9cm - 5.08cm) CRUSHED 
WASHED STONE


PAVEMENT


18" MIN (45.72cm)


6" MIN (15.2cm)


6" MIN (15.2cm)


12" (30.48cm)
PVC PIPE 
RISER SCH40 OR DL35


12" (30.48cm)
 PVC PIPE 
RISER SCH40 
OR DL35 
INSERTED TO 
STORMCHAMBER


LIGHT WEIGHT STABLIZATION
NETTING (SUPPLIED)
UNDER ALL STORMCHAMBERS®


3/4" - 2" (1.9cm - 
5.08cm)
CRUSHED
WASHED STONE


STORMCHAMBER®


SEDIMENTRAP
TM


DETAIL A


SEDIMENTRAPTM  AT BEGINNING AND END OF ROW(S) RECEIVING INFLOW


8" (20.32cm)


EXAMPLE "STANDARD" CONFIGURATION


8" OR 10" 
(2.44m, 3.05m) 
PVC AS
SPECIFIED


STORMCHAMBER®


HEAVY WEIGHT
NETTING (SUPPLIED)


CATCH BASIN
START CHAMBER


12" (30.48cm) PVC CLEAN 
OUT RISER & UNDERLYING 
SEDIMENTRAP


TM


ALTERNATE FOR 8" OR 10" 
(2.44m, 3.05m) PVC PIPE SIDE 
IN FLOW


OPTIONAL IN FLOW 
LOCATION UP TO 
30" (76.2cm) O.D. 
PIPE, AS SPECIFIED


ALTERNATE FOR >10" (3.05m PVC)
SIDE IN FLOW, (UP TO 30" 0.D. PIPE)
UP TO 76.2cm O.D. PIPE


12" (30.48cm)
PVC CLEAN 
OUT RISER AND
UNDERLYING 
SEDIMENTRAP


TM


NOTE:
PLACE LIGHTWEIGHT
STABLIZATION NETTING 
(SUPPLIED) UNDER ALL 
STORMCHAMBER®


9" (22.86cm)
SEPARATION 
BETWEEN 
ROWS


OPTIONAL
OUTFALL


END CHAMBER


Typical Applications/Uses


SPEL StormChamber 
Specifications
Storm	Chamber	storage	=	2.12m3 
Design	storage	capacity	=	3.26	to	4.56m3 


Length	=	2.59m 
Width	=	1.52m 
Height	=	86.36cm	
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Appendix 2 – Draft Treatment Train Maintenance Contract 
 







 


 
 
 
 
 
 
 


SPEL STORMWATER QUALITY TREATMENT DEVICE MAINTENANCE AGREEMENT 
 


FOR 
 


306A Lenah Valley Rd, Lenah Valley 
 


 
 
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 maintenance of the SPEL Ecoceptor, the SPEL 
Stormchambers and the SPEL Hydrosystem 


Located at 306A Lenah Valley Rd, Lenah Valley 
 


 
 
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: 
 
The standard warranty on the SPEL Ecoceptor and 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. 
AKS also holds a 25 Years on the fibreglass construction (as per our warranty certificate). 
 
2. MAINTENANCE CALLS: 
 
Service Provider agrees to provide maintenance services of maintenance calls 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 treatment systems will be inspected in accordance with the respective Maintenance Manual procedures. 
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 Stormceptor and the 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 Ecoceptor - Visual inspection for 
hydrocarbon and silt depth. 
SPEL Hydrosystem - Visual inspection 
for sediment accumulation 
SPEL Stormchamber –  Visual 
inspection for sediment accumulation 


Year 1 & 2 - Every six months 
Year 3 - 10 - Annually 


$375.00+GST per site visit for this 
project. 
The ten (10) year total for 
inspections is $4,500.00+GST 


Silt Removal 
When required the SPEL Ecoceptor 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 
$625.00+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 $6,250.00+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 $6,365.00 
per SPEL Hydrosystem inclusive of 
the labour, management and labour 
for the day  


SUMMARY 


Based on the selection above the, annual rate is $1,711.50+GSTp.a. This comprises of the above inspection 
schedule, maintenance, filter replacement 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 2 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 
 


 


 


 


 


 


 
 
 
 


 


 







  


   


 


Steven Gath 
 


306A Lenah Valley Road Subdivision 
Traffic Impact Assessment 


 


August 2017 
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306A Lenah Valley Road Subdivision - Traffic Impact Assessment 


1. Introduction 


1.1 Background 


Midson Traffic were engaged by Mr Steven Gath to prepare a traffic impact assessment for a proposed 


residential subdivision at 306A Lenah Valley Road, Lenah Valley. 


1.2 Traffic Impact Assessment (TIA) 


A traffic impact assessment (TIA) is a process of compiling and analysing information on the impacts 


that a specific development proposal is likely to have on the operation of roads and transport networks.  


A TIA should not only include general impacts relating to traffic management, but should also consider 


specific impacts on all road users, including on-road public transport, pedestrians, cyclists and heavy 


vehicles. 


This TIA has been prepared in accordance with the Department of State Growth (DSG) publication, A 


Framework for Undertaking Traffic Impact Assessments, September 2007.  This TIA has also been 


prepared with reference to the Austroads publication, Guide to Traffic Management, Part 12: Traffic 


Impacts of Developments, 2009. 


Land use developments generate traffic movements as people move to, from and within a development.  


Without a clear understanding of the type of traffic movements (including cars, pedestrians, trucks, etc), 


the scale of their movements, timing, duration and location, there is a risk that this traffic movement 


may contribute to safety issues, unforeseen congestion or other problems where the development 


connects to the road system or elsewhere on the road network.  A TIA attempts to forecast these 


movements and their impact on the surrounding transport network. 


A TIA is not a promotional exercise undertaken on behalf of a developer; a TIA must provide an 


impartial and objective description of the impacts and traffic effects of a proposed development.  A full 


and detailed assessment of how vehicle and person movements to and from a development site might 


affect existing road and pedestrian networks is required.  An objective consideration of the traffic impact 


of a proposal is vital to enable planning decisions to be based upon the principles of sustainable 


development. 


This TIA also addresses E5.0 Road and Railway Assets Code, and E6.0 Parking and Access Code of the 


Hobart Interim Planning Scheme, 2015. 


1.3 Statement of Qualification and Experience 


This TIA has been prepared by an experienced and qualified traffic engineer in accordance with the 


requirements of Council’s Planning Scheme and The Department of State Growth’s, A Framework for 


Undertaking Traffic Impact Assessments, September 2007, as well as Council’s requirements. 


The TIA was prepared by Keith Midson.  Keith’s experience and qualifications are briefly outlined as 


follows: 
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306A Lenah Valley Road Subdivision - Traffic Impact Assessment 


 21 years professional experience in traffic engineering and transport planning. 


 Master of Transport, Monash University, 2006 


 Master of Traffic, Monash University, 2004 


 Bachelor of Civil Engineering, University of Tasmania, 1995 


 Engineers Australia: Fellow (FIEAust); Chartered Professional Engineer (CPEng); Engineering 


Executive (EngExec); National Engineers Register (NER) 


1.4 Project Scope 


The project scope of this TIA is outlined as follows: 


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


the road network. 


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


activity. 


 Identification of the traffic generation potential of the proposal with respect to the surrounding 


road network in terms of road network capacity. 


 Review of the parking requirements of the proposed development.  Assessment of this parking 


supply with Planning Scheme requirements. 


 Traffic implications of the proposal with respect to the external road network in terms of traffic 


efficiency and road safety. 


1.5 Subject Site 


The subject site is located at 306A Lenah Valley Road, Lenah Valley.  The subject site and surrounding 


road network is shown in Figure 1.  The existing site access driveway is shown in Figure 2. 
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306A Lenah Valley Road Subdivision - Traffic Impact Assessment 


Figure 1 Subject Site & Surrounding Road Network 


 


Source: LIST Map, DPIPWE 
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306A Lenah Valley Road Subdivision - Traffic Impact Assessment 


Figure 2 Existing Site Access 


 


1.6 Reference Resources 


The following references were used in the preparation of this TIA: 


 Hobart Interim Planning Scheme, 2015 (Planning Scheme) 


 Austroads, Guide to Traffic Management, Part 12: Traffic Impacts of Developments, 2009 


 Austroads, Guide to Road Design, Part 4A: Unsignalised and Signalised Intersections, 2009 


 DSG, A Framework for Undertaking Traffic Impact Assessments, 2007 


 Roads and Maritime Services NSW, Guide to Traffic Generating Developments, 2002 (RTA Guide) 


 Roads and Maritime Services NSW, Updated Traffic Surveys, 2013 (Updated RTA Guide) 


 Australian Standards, AS2890.1, Off-Street Parking, 2004 (AS2890.1:2004) 
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306A Lenah Valley Road Subdivision - Traffic Impact Assessment 


2. Existing Conditions 


2.1 Transport Network 


For the purpose of this report, the transport network consists only of Lenah Valley Road.  Lenah Valley is 


approximately 3.3 kilometres long and Road connects between Augusta Road at its eastern end to a 


dead-end to the west (approximately 2.6 kilometres west of the Girrabong Road intersection).  It 


provides access to a predominantly residential catchment in Lenah Valley, and also provides access to 


the recreational trail, the New Town Rivulet Track. 


The general urban speed limit of 50-km/h applies to Lenah Valley Road.  Traffic volumes are estimated 


to be in the order of 1,200 vehicles per day near the subject site.  The road width is typically 7 metres. 


Lenah Valley Road at the site’s access is shown in Figure 3. 


Figure 3 Lenah Valley Road at Site Access 


  


 


2.2 Road Safety Performance 


Crash data can provide valuable information on the road safety performance of a road network.  Existing 


road safety deficiencies can be highlighted through the examination of crash data, which can assist in 


determining whether traffic generation from the proposed development may exacerbate any identified 


issues. 


Crash data was obtained from the Department of State Growth for a 5½  year period (1st January 2012 


to 30 June 2017) for Lenah Valley Road west of Brushy Creek Road.   


The findings of the crash data is summarised as follows: 


 A total of 7 crashes were reported during this time. 
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306A Lenah Valley Road Subdivision - Traffic Impact Assessment 


 Of these crashes, 2 involved minor injury, 1 involved first aid at the scene, and 4 involved 


property damage only. 


 Vulnerable road users: 1 crash involved a motorcycle; no crashes involved pedestrians; and no 


crashes involved cyclists. 


 Crash location: No crashes were reported east of the subject site; 5 crashes were reported 


immediately west of the site; and 2 were reported towards the western end of Lenah Valley 


Road.  The crash locations are shown in Figure 4. 


 Crash types: no clear crash trends were evident.  The majority of crashes involved single vehicle 


collisions where the vehicle has lost control and left the carriageway.  No crashes involved 


vehicles emerging from driveways. 


 


The crash history is considered to be relatively low and typical of a low volume residential network. 


Figure 4 Crash Locations 
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306A Lenah Valley Road Subdivision - Traffic Impact Assessment 


3. Proposed Development 


3.1 Development Proposal 


The proposed development involves a 21 lot subdivision.  Access to the subdivision is via a new road 


connecting to Lenah Valley Road, with the road forming a cul-de-sac that is approximately 230 metres 


long. 


The proposed development is shown in Figure 5. 


Figure 5 Proposed Subdivision Plans 
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4. Traffic Impacts 


4.1 Traffic Generation 


Traffic generation rates were sourced from the RMS Guide.  The RMS Guide (updated surveys) states the 


following traffic generation rates for residential developments: 


 Daily vehicle trips   7.4 per dwelling 


 Weekday peak hour vehicle trips 0.78 per dwelling 


 


Based on these rates, the traffic generation from the subdivision is likely to be in the order of 155 trips 


per day, and 16 trips per hour during peak periods. 


4.2 Trip Distribution 


It is likely that the majority of traffic will enter and leave the subdivision from/to the east (connecting 


with the external road network such as Girrabong Road, Augusta Road, etc). 


4.3 Access Impacts 


The proposed subdivision will create a new road junction located at the existing driveway to the site (as 


shown in Figure 2).  The road junction should be designed in accordance with Tasmanian Municipal 


Standards. 


The new road junction was assessed against the requirements of the Planning Scheme: E5.0, ‘Road and 


Railway Assets Code’. 


4.3.1 Road Junction Planning Scheme Requirements 


Acceptable Solution A3 of Clause E5.5.1 of the Planning Scheme states “The annual average daily traffic 


(AADT) of vehicle movements, to and from a site, using an existing access or junction, in an area subject 


to a speed limit of 60km/h or less, must not increase by more than 20% or 40 vehicle movements per 


day, whichever is the greater”. 


The proposed development will generate more than 20% of the existing site traffic volume and more 


than 20 vehicles per day.  The development was therefore assessed against the requirements of 


Performance Criteria P3, which states:  


“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; 
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(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; 


(g) the need for the use; 


(h) any traffic impact assessment; and 


(i) any written advice received from the road authority.” 


 


The following is relevant with respect to the proposed subdivision: 


a. The increased traffic generated by the proposed development is likely to be 155 vehicles per day 


when all lots are fully developed and occupied with dwellings.   


b. All traffic generated by the proposed development will be residential in nature.  This is 


compatible with the existing traffic utilising Lenah Valley Road near the subject site. 


c. The proposed road junction servicing the site will operate at a high level of service based on the 


relatively low traffic volumes on all approaches. 


d. Lenah Valley Road is a minor collector road that has no through road function near the site.  It 


provides access to the residential catchment west of Brushy Creek Road, as well as the New 


Town Rivulet Track. 


e. The general urban speed limit of 50-km/h applies to Lenah Valley Road. 


f. No alternative access is possible for the proposed development.  The site is located behind 


existing residential lots. 


g. Not assessed in this report. 


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


i. No written advice has been received by the road authority (Council) relating to the access.  


 


Based on the above assessment, the proposed access meets the requirements of Performance Criteria 


P3 of Clause E5.5.1 of the Planning Scheme. 


4.3.2 Road Junction Sight Distance 


Acceptable Solution A1 of Clause E5.6.4 of the Planning Scheme states that sight distances at “an access 


or junction must comply with the Safe Intersection Sight Distance shown in Table E5.1”. The 


requirements of Table E5.1 are reproduced in Table 1. 
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Table 1 Planning Scheme SISD Requirements 


 


 


In this case, the required SISD is 80 metres, noting that the vehicle speed has been assumed to be 


equal to the legal speed limit. 


The available sight distance from the site’s access is shown in Figure 2.  The available sight distance is 


measured to be 130 metres to the east and 115 metres to the west (noting that on-street parking can 


reduce available sight distance in both directions).  The available sight distance therefore complies with 


the Acceptable Solution, A1, of E5.6.4 of the Planning Scheme.  


4.4 Internal Road Design 


Council relies on the design criteria of LGAT Tasmanian Standard Drawings and Subdivision Guidelines, 


2013.  The requirements for residential subdivision roads are reproduced in Table 2.  Clause E.2.4 of the 


Planning Scheme states that “All access, parking and traffic management works shall be constructed to 


the Council’s current standards and in accordance with plans approved by the Council”.  According to 


Council’s development engineering guidelines1 the following standards are applicable: 


 Road design should be in accordance with Austroads Guidelines.   


 LGAT Standard Drawings and Tasmanian Subdivision Guidelines. 


 


                                                
1 http://www.hobartcity.com.au/Development/Engineering_Standards_and_Guidelines  



http://www.hobartcity.com.au/Development/Engineering_Standards_and_Guidelines
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Table 2 LGAT Standard Drawings – Road Requirements, Residential 


 


 


In this case, the proposed subdivision is a cul-de-sac that is greater than 150 metres in length and the 


number of lots accessed by the road is greater than 15.  Normally this would trigger the requirement for 


minimum reservation width of 18 metres with a sealed road width of 8.9 metres.  The general theory 


behind the provision of a wider road for a longer length of road is that the longer the road and the more 


properties connect to the road, the more traffic utilises the road (by traffic generation of connecting land 


use along its length). 


The available land width for the initial 42 metres of the subdivision is restricted to 15 metres boundary to 


boundary.  It is therefore not possible to provide an 18 metre reservation without land acquisition. 


The site is narrow and has a relatively steep cross-fall of approximately 1:3.  This creates design issues 


for an 18 metre reservation and road width of 8.9 metres.  The provision of a wider road reservation 


results in reduced sizes of lots fronting the road, and creates cross-fall issues for lot access from the 


road.  The road design has therefore been designed for a reservation width of 15.0 metres and a road 


width of 6.9 metres.  This design standard would normally be acceptable if the cul-de-sac were shorter 


by only a small amount. 


The narrower road design is considered acceptable for the following reasons: 


 The provision of a road width of 6.9 metres (which equates to 6.9m face of kerb to face of kerb, 


resulting in a sealed road width of 6.0m excluding kerbs) will be generally consistent with the 


design of Lenah Valley Road.  The existing width of Lenah Valley Road is 7 metres.  Providing a 


wider pavement on the subdivision road would result in the cul-de-sac having a wider road width 


than Lenah Valley Road, which would be inconsistent with the road hierarchy. 


 As noted above, the available land reservation width at the connection with Lenah Valley Road is 


15 metres (for approximately 42 metres into the subject site), thus preventing a wider road 


reservation due to the existing property boundary constraints. 


 Extending the cul-de-sac component of the subdivision is not possible due to the new subdivision 


to the east of the site (ie. the proposed subdivision size is constrained and cannot grow over 


time).  The proposed development will therefore not have any future connectivity beyond the 
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subdivision.  The traffic generation associated with the adjacent lots will therefore not change 


over time, providing a consistent traffic generation that will not increase. 


 The LGAT/IPWEA standard drawings are a guide only.  There are recent examples of roads 


approved in the Hobart area with road widths less than 6.9 metres (such as 22 Cuthbertson 


Place subdivision, Lenah Valley, which has a road width of 6.0 metres over a similar distance of 


road). 


 The road width of 6.9 metres will provide a lower speed environment compared to 8.9 metres.  


The subdivision cul-de-sac has a 90-degree bend and is located on land with a relatively steep 


grade.  A lower speed environment (resulting from a narrower carriageway) is therefore more 


appropriate for the road design. 


 The road width is acceptable for the intended road function.  With no through traffic, the 


pavement width enables vehicles to pass in opposite directions, as well as on-street parking 


(noting that two-way traffic would usually require a vehicle to give way to oncoming traffic in 


sections with cars parked on-street – this situation currently exists in Lenah Valley Road). 


 The provision of a wider road reservation is likely to create issues of steep driveway grades into 


adjacent lots. 


4.5 Pedestrian Impacts 


The proposed development is likely to generate a relatively low amount of pedestrian movements in the 


surrounding road network.  There are few pedestrian generators such as schools and shops to generate 


moderate pedestrian trips.  The New Town Rivulet Track will attract some recreational pedestrian trips. 


4.6 Road Safety Impacts 


No significant adverse road safety impacts are foreseen for the proposed development.  This is based on 


the following: 


 There is sufficient spare capacity in Lenah Valley Road to absorb the relatively low peak hour 


traffic generated from the proposed development (16 trips per hour). 


 The access will be consistent with other nearby road junctions.  It would not be seen as 


‘unusual’ or unexpected for motorists on Lenah Valley Road to observe vehicles entering or 


exiting the subject site. 


 The existing road safety performance of the road network near the subject site does not indicate 


that there are any specific road safety deficiencies that might be exaggerated by the small 


increase in traffic volume.   


 There is adequate sight distance from the access for the prevailing vehicle speeds on Lenah 


Valley Road in accordance Planning Scheme requirements. 
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5. Conclusions 


This traffic impact assessment (TIA) investigated the traffic and parking impacts of a proposed 21 lot 


subdivision at 306A Lenah Valley Road, Lenah Valley. 


The key findings of the TIA are summarised as follows: 


 The road width and road corridor width does not strictly comply with the requirements of 


LGAT/IPWEA Standard Drawings.  The provision of 6.0m sealed pavement width and 15.0m 


corridor width is considered acceptable for the cul-de-sac which will have a low volume traffic 


volume.   


 The pavement width is consistent with the existing pavement width of Lenah Valley Road. 


 The road width is restricted by various site constraints.  The land is situated on relatively steep 


terrain and the subject site is also relatively narrow. The provision of a wider road corridor 


presents a number of design challenges and reduces the viability of the subdivision. 


 


Based on the findings of this report and subject to the recommendations above, the proposed 


development is supported on traffic grounds. 
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