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The Acting 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), | report that:

(@) 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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11 45 ELIZABETH STREET, HOBART AND ADJACENT ROAD RESERVE -
PARTIAL DEMOLITION, ALTERATIONS, EXTENSION AND CHANGE OF
USE TO GENERAL RETAIL HIRE AND FIVE MULTIPLE DWELLINGS
PLN-20-524 - FILE REF: F20/116130

Address: 45 Elizabeth Street, Hobart and Adjacent Road Reserve

Proposal: Partial Demolition, Alterations, Extension and Change
of Use to General Retail Hire and Five Multiple
Dwellings

Expiry Date: 11 November 2020

Extension of Time: Not applicable

Author: Victoria Maxwell

RECOMMENDATION

That pursuant to the Hobart Interim Planning Scheme 2015, the Council refuse the
application for partial demolition, alterations, extension and change of use to general
retail and hire and five multiple dwellings at 45 ELIZABETH STREET HOBART TAS
7000 for the following reasons:

1 The proposal does not meet the acceptable solution or the performance
criterion with respect to clause E13.7.1 P1 (a) and (b) of the Historic Heritage
Code of the Hobart Interim Planning Scheme 2015 because the proposed
demolition will result in the loss of early significant fabric and items (signage
and architectural details) that contribute to the historic heritage significance of a
heritage listed place.

2 The proposal does not meet the acceptable solution or the performance
criterion with respect to clause E17.7.2 P1 (a) to (i) of Signs Code of the Hobart
Interim Planning Scheme 2015 because the proposed demolition will result in
the loss of early significant fabric and items (signage) that contribute to the
historic heritage significance of a heritage listed place.

Attachment A: PLN-20-524 - 45 ELIZABETH STREET HOBART TAS 7000 -
Planning Committee or Delegated Report §

Attachment B: PLN-20-524 45 ELIZABETH STREET HOBART TAS 7000 -
CPC Agenda Documents

Attachment C: PLN-20-524 45 ELIZABETH STREET HOBART TAS 7000 _

Consultant Heritage Officer Report - Final 20201029 {


CPC_02112020_AGN_1320_AT_SUP_files/CPC_02112020_AGN_1320_AT_SUP_Attachment_7814_1.PDF
CPC_02112020_AGN_1320_AT_SUP_files/CPC_02112020_AGN_1320_AT_SUP_Attachment_7814_2.PDF
CPC_02112020_AGN_1320_AT_SUP_files/CPC_02112020_AGN_1320_AT_SUP_Attachment_7814_3.PDF
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Attachment D: PLN-20-524 45 ELIZABETH STREET HOBART TAS 7000 -
CPC Supporting Documents 4


CPC_02112020_AGN_1320_AT_SUP_files/CPC_02112020_AGN_1320_AT_SUP_Attachment_7814_4.PDF
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APPLICATION UNDER HOBART INTERIM PLANNING SCHEME 2015

Cityof HOBART
Type of Report:
Council:

Expiry Date:
Application No:
Address:

Applicant:

Proposal:

Representations:

Performance criteria:

Committee

9 November 2020
11 November 2020
PLN-20-524

45 ELIZABETH STREET , HOBART
ADJACENT ROAD RESERVE

(Giameos Constructions & Developments Pty Ltd)
C/- All Urban Planning Pty Lid
19 Mawhera Avenue

Partial Demolition, Alterations, Extension and Change of Use to General
Retail and Hire and Five Multiple Dwellings

2 Representations

Historic Heritage Code - Heritage Place - demolition and works other than
demolition

Central Business zone - Building Height
Signs Code - Sign on heritage property

1. Executive Summary

1.1 Planning approval is sought for Partial Demolition, Alterations, Extension and
Change of Use to General Retail and Hire and Five Multiple Dwellings at 45
ELIZABETH STREET HOBART TAS 7000.

Page: 1 of 33
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More specifically the proposal includes:

e partial change of use from General Retail and Hire (previous photographic shop

and laboratories) to five (5) apartments on the existing first to fifth floors with an
extension to create a sixth floor,

* the basement fronting Kempt Street will be converted to storage compartments

for the five apartments, bike and rubbish storage, as well as the main lobby and
entrance to lift and stair well,

+ the ground floor (Elizabeth Street side) retains a commercial tenancy,
e the apariments on levels 1 to 3 will be three (3) bedroom and two (2) bathroom,

with one (1) apartment per floor, extending the length of the building and
wrapping around the new lift shaft and stair well,

* on level 4, through the demolition of a portion of the concrete floor and roof, the

two storey apartment 4 will be created with two (2) bedrooms and two (2)
bathrooms within the height of that floor (creating levels 4 and 5),

s apartment 5 spans the rear of Levels 4, 5 and 6 with the construction of the

additional sixth floor,

e with Level 4 access stairs to apartment 5, the two storey living space will be

canter-levered out over the Kemp Street road reserve,

* the existing lift and internal stairs will be removed and relocated to comply with

contemporary building standards,

* installation of new windows on Kemp Street facade for each floor,
¢ new side windows on levels 1 to 4 north west elevation,
» demolition and replacement of the rear steel external fire stairs located in the

Kemp Street road reserve,

e decorative steel cladding attached to the new external fire stair,
s demolition of internal walls,
* two storey void to create a deck behind the Kodak sign on the Elizabeth Street

frontage,

* new side openings on levels 4 and 5 North East and North West elevations,

requiring removal of previous painted wall signs and illuminated Kodak signs,

* demolition of the Kodak House masonry sign on level 4,
+ installation of a steel replica Kodak House sign,
¢ removal of lift roof plant structure and replacement with mechanical plant above

sixth floor extension and excavation in the basement for lift infrastructure,

* removal and relocation of stormwater pit in Kemp Street road reserve.

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

1.3.1 Zone Development Standards - Height

1.3.2 Historic Heritage Code - Heritage Place
1.3.3 Signs code

Page: 2 of 33
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Two (2) representations objecting to the proposal were received within the statutory
advertising period between 22nd September and 6th October 2020.

The proposal is recommended for refusal.

The final decision is delegated to the Council, because the application is
recommended for refusal.

Page: 3 of 33
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Site Detail

2.1

2.2

The subject site is located on the north eastern side of the Elizabeth Street Mall,
between the same and Kemp Street in the central city. Directly adjacent
development are predominantly two to three storey commercial buildings, with taller
buildings of similar or greater number of floors located within the surrounding city
block. The building was constructed for Kodak as an unusual tall and narrow
building in the 1920s and is notable for its bright yellow paint finish and unusual
proportions.

19 Aerial

Figure 1: Site Plan (Geo Cortex, 2020)

The primary facade in Elizabeth Street contains what appear to be original
windows and associated hardware. The facade itself is a traditional and
ornamented design. In 1929 the Kodak company extended the building adding the
current 4th floor. The construction methodology and details of the upper level are
thus slightly different from the lower floors. This 1929 extension has a substantial
masonry Kodak House identifying sign. In the latter part of the 20th century the
Kodak company added illuminated neon signs and also painted signs to the
exterior of the building.

Page: 4 of 33
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2.3 The unusual proportions, the yellow tone and the various signs of Kodak house
make it distinctive in Central Hobart and identifiable with other historic Kodak
buildings around Australia.

Figure 2: Elizabeth Street (mall) elevation (Officer photo, 2020_

Page: 5 of 33
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2.4 The rear elevation contains an external fire stair which extends into the Kemp
Street road reserve. The difference in height between Elizabeth Street and Kemp
Streets is such that street level at Elizabeth Street is actually a floor above ground
at the Kemp Street frontage, making the basement for the building street level for
that rear street. Reference throughout this report will be ground level at Elizabeth
Street. Part of the reason for the significant difference in floor levels is the
depression in which the property sits in Kemp Street. The site is subject to flooding
from the nearby subterranean Hobart Rivulet, which flows under Wellington Court to
the north. In previous flood events, the basement area has been known to be
subject to inundation and Council responsible for replacement cost for damaged
stock. Because the basement level is only to be used for storage and lobby, this
inundation concern has not proved fatal to future development.

Figure 3: Kemp Street elevation (officer photo, 2020)

Page: 6 of 33
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The interior layout reflect previous office uses in the first and second floors, with
photographic laboratories located on the upper floors. A disused elevator is
located towards the rear of the building and the internal staircase wraps around the
lift shaft. North facing windows sit centally in the middle floors, providing light to the
the building, whilst large bay windows at the front of the building provide virtually
floor to ceiling western light. Internal dividing walls and lowered false ceiling divide
the main area on each floor between the lift and Elizabeth Street. There is an east
facing room with external access on the fire stairs with a window fronting Kemp
Street on each floor.
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Figure 4: Internal views of level 1 and basement (officer photo, 2020)
Level 4, which is located behind the Kedak house masonary sign, does not have

west facing windows and relies on skylights for light. The front portion still retains
remnants of the dark rooms and processing laboratory equipment.

Page: 7 of 33
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Figure 5: Level 4 (floor to be lowered and roof t be removed (Officer photo, 2020)
3. Proposal
3.1 Planning approval is sought for Partial Demolition, Alterations, Extension and

Change of Use to General Retail and Hire and Five Multiple Dwellings at 45
ELIZABETH STREET HOBART TAS 7000.

Page: 8 of 33
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More specifically the proposal includes:

partial change of use from General Retail and Hire (previous photographic shop
and laboratories) to five (5) apartments on the existing first to fifth floors with an
extension to create a sixth floor,

the basement fronting Kempt Street will be converted to storage compartments
for the five apartments, bike and rubbish storage, as well as the main lobby and
entrance to lift and stair well,

the ground floor (Elizabeth Street side) retains a commercial tenancy,

the apartments on levels 1 to 3 will be three (3) bedroom and two (2) bathroom,
with one (1) apartment per floor, extending the length of the building and
wrapping around the new lift shaft and stair well,

on level 4, through the demolition of a portion of the concrete floor and roof, the
two storey apartment 4 will be created with two (2) bedrooms and two (2)
bathrooms within the height of that floor (creating levels 4 and 5),

apartment 5 spans the rear of Levels 4, 5 and 6 with the construction of the
additional sixth floor,

with Level 4 access stairs to apartment 5, the two storey living space will be
canter-levered out over the Kemp Street road reserve,

the existing lift and internal stairs will be removed and relocated to comply with
contemporary building standards,

installation of new windows on Kemp Street facade for each floor,

new side windows on levels 1 to 4 north west elevation,

demolition and replacement of the rear steel external fire stairs located in the
Kemp Street road reserve,

decorative steel cladding attached to the new external fire stair,

demolition of internal walls,

two storey void to create a deck behind the Kodak sign on the Elizabeth Street
frontage,

new side openings on levels 4 and 5 North East and North West elevations,
requiring removal of previous painted wall signs and illuminated Kodak signs,
demolition of the Kodak House masonry sign on level 4,

installation of a steel replica Kodak House sign,

removal of lift roof plant structure and replacement with mechanical plant above
sixth floor extension and excavation in the basement for lift infrastructure,
removal and relocation of stormwater pit in Kemp Street road reserve.

Page: 9 of 33
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ELIZABETH ST MALL
L

Figure 6: Section plan (annotated) showing proposed uses and demolition (Jaws,

2020)

AFASTMENT

ADCKASE AL STCRES ™| ’““"‘—I |

A A A O O A /Y\'\(E" L
| "

S
s 77777 |

A5 WAT umcma oy
VERTICALLY ALt

A MAANPAIAAAIANANAARIIA S AN NI IRANNIA_IA IS _,)\J J\

Flgure 7: Basement floor plan (note this is ground level on Kemp St) (JAWS 2020)
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Figure 8: Ground Floor plan (Elizabeth St Ievel) (JAWS 2020)
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Figure 9: Levels 1 to 3 Floor plan (JAWS, 2020)
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Figure 10: Annotated plan of Level 4 alterations to create 2 floors within and
addition of level 6 for Apartments 4 and 6 (JAWS, 2020)

Background

4.1

The building was initially constructed in the early 1920 as a photographic laboratory
and shop. The Kodak sign has been prominent in the facades since construction.
The Elizabeth St facade was raised in the following decade to create the turret
fenestrations and Kodak masonry sign visible today. Later in the 20th century
illuminated signs were installed on the side elevations, which have since fallen into
disrepair.

Page: 11 of 33
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PLN-901024 - Shop alterations
PLN-971144 - llluminated vertically projecting wall signs
PLN-991055 - Shop Front

PLN-03-1726-01 - Offices and Demolition of Stair on Kemp St - Expired

ATTACHMENT A

PLN-05-00149 - 01 internally illuminated signs and painting of Vodafone logo -
exempt but required Kodak plaster lettering and crest to be retained - Expired
PLN-10-00711-01 - Minor internal works and upgrade of existing shop signage

PAE-20-140 - pre-lodgment advice for the current proposal.

The site has been subject to flood inundation from the Hobart Rivulet in the past.
Correspondence from 1996 was found where Council reimbursed the land owner

for damaged stock stored in the basement.

5. Concerns raised by representors

5.1

5.2

Two (2) representations objecting to the proposal were received within the statutory

advertising period between 22nd September and 6th October 2020.

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.

IThe application should have been accompanied by a Conservation
Plan, Heritage Impact Statement or at least a Statement of
Significance as required by E 13.5 of the planning scheme, to assess
the cultural significance of the existing place and outline measures for
the retention and protection. This would have been more useful than
the Archaeological report, avoiding the fatal flaw in the current design.

Supports the adaptation of an existing building to residential units, but
lonly where minimal impact on the cultural significance occurs as
dictated by the Burra Charter Article 21.1.

The current design introduces unacceptable loss of heritage fabric.

IThe planning report articulates the iconic Kodak signage,
representing the cultural heritage and story of the building. In any
assessment of heritage significance, the importance of the "Kodak
House" building name would be paramount. The lettering,
arrangement, materials and placement all relate to the period of its
construction and provide a "voice" in the lettering.

IThe current proposal underestimates the integral importance of the
building signage. It is not acceptable to cut a new opening into the

building facade.

Page: 12 of 33
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IThe Desired Future Character Statement 22.1.3.1 (d) of the Central
Business zone requires historic cultural heritage values of places to
be protected. Building height is addressed in Clause 22.4.1 P1.2(f),
which requires assessment against the degree of consistency with the
desired future character statements. The degree of consistency is
inadequate, given the significance, configuration and heritage value of
the building name. The currently proposed increase in height will have
a direct negative impact on the protection of heritage values - failing
to comply with clause 22.4.1 P1.2 (f)

IThe proposal fails to comply with E 13.7.1 P1 and E 13.7.2 P1, P2,
P3 and P4 in that the demolition must not result in the loss of historic
cultural heritage values unless there are exceptional circumstance.
IThere are no exceptional circumstances to warrant the destruction of
the facade panel with the Kodak House lettering.

In response to E 13.7.1 P1 the proposal will result in the loss of the
building sign and masonary substrate, failing E 13.7.1 P1.

IThe proposal is not undertaken in sympathetic manner, causing a loss
lof historic cultural heritage significance, simply to enhance the
iconvenience and amenity of an additional upper level unit, which is
icontrary to E 13.7.2 P1, due to the loss of historic cultural heritage
lsignificance - namely the upper level facade panel with its integral
building name signage.

IThe heritage values need to take priority, and the proposed
development modified to accommodate the limitations of the existing
fabric, rather than the other way around.

IThe proposal fails to comply with E13.7.2 P2 as the development has
not been designed to be subservient and complementary to the place,
lespecially in relation to materials and fenestration.

IThe proposed cladding will be an unattractive addition when viewed
from areas such as Collins Street and Elizabeth Street Mall.

IThe proposal fails to comply with E13.7.2 P3 as the materials and
fenestration do not respond in a positive manner to the dominant
heritage characteristics of the place.

The proposal fails to comply with E13.7.2 P4, as the proposed
lextension has resulted in an architectural solution that has a directly
land irreversibly negative impact upon the historic cultural heritage
isignificance of the place, through loss of building fabric and elements
which contribute to that significance.

IThe proposed new replacement sign, to supposedly perpetuate the
‘'memory’ of Kodak is located in a manner that has a severe negative
impact upon the significance of the building, and does not minimise
that impact as required by E17.7.2 (a).
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IThe proposed replacement sign will invalve the creation of a new void
in the upper level fagcade and the destruction of the existing building
name — the new sign will not be placed so as to allow the architectural
details of the building to remain prominent, as required by E17.7.2

(b).

IThe existing historic building name signage is to be removed. This
lettering is an integral part of the building’s architectural detailing and
cultural heritage value. The proposal involves the complete loss of this
lelement and associated building fabric. E17.7.2 (e) requires that new
igns not dominate or obscure historic signs. This proposal goes one
tep further — it demolishes it completely and replaces it with a so-
called ‘memory’.

IAny approval of the proposal should be subject to the retention of the
lexisting Kodak House building name, or the proposal be amended. If
this is not possible, the application must then be refused.

IComments in the planning report regarding a previous approval 15
lyears ago, prior to the bulilding's heritage listing are irrelevant.

Assessment

6.1

6.2

6.3

6.4

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.

The site is located within the Central Business zone of the Hobart Interim Planning

Scheme 2015.

The existing use is General Retail and Hire. The proposed use is General Retail
and Hire and Five Multiple Dwellings. The existing use is a Permitted use in the

zone. The proposed uses are both Permitted uses in the zone.
The proposal has been assessed against:

6.4.1 Part D - 22.0 Central Business Zone

6.4.2 E6.0 Parking and Access Code

6.4.3 E7.0 Stormwater Management Code
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E13.0 Historic Heritage Code

E 17.0 Signs Code

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

6.5.1

6.5.2

6.5.3

Central Business Zone Development Standards:-

Height - clauses 22.4.1 P1.2 and P5

Historic Heritage Code:

Heritage Place - Demolition E 13.7.1 P1.

Heritage Place - Works other than demolition E 13.7.2 P1, P2, P3 and
P4.

Signage Code:-

Standards for signs on Heritage places - E 17.7.2 P1

Each performance criterion is assessed below.

Central Business zone - Height D 22.4.1 P1

6.7.1

6.7.2

6.7.3

6.7.4

The acceptable solution at clause 22.4.1 requires building height in the
Central Business Core Area to be no more than 15m if on or within 15m
of a south west or south east facing frontage or 20m if on or within 15m of
a north west or north east frontage.

The proposal includes a zero setback on both frontages, with no change
to the Elizabeth Street frontage (south west) existing height 18.9m and the
rear Kemp Street frontage (north east) proposed height of 25m. The
existing Kemp Street frontage height already exceeds the height limit,

being 22.9m.

The propesal does not comply with the acceptable solution; therefore
assessment against the performance criterion is relied upon.

The performance criteria at clause 22.4.1 P1 provide as follows:

P1.1 - Development contained within the Amenity Building Envelope in

Page: 15 of 33
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Figure 22.3 must make a positive contribution to the streetscape and
townscape, having regard to:

(a) the height, bulk and design of existing and proposed buildings;

(b) the need to minimise unreasonable impacts on the view lines and
view cones in Figure 22.6 and on the landform horizons to kunanyi/ Mt
Wellington and the Wellington Range from public spaces within the
Central Business Zone and the Cove Floor;

(c) the need to minimise unreasonable impacts on pedestrian amenity
from overshadowing of the public footpath for city blocks with frontage to
a Solar Penetration Priority Street in Figure 22.2; and

(d) the need to minimise unreasonable impacts on the amenity of public
open space from overshadowing.

P1.2 - Development outside the Amenity Building Envelope in Figure
22.3 must provide significant benefits for civic amenities such as public
space, pedestrian links, public art or public toilets, unless a minor
extension to an existing building that already exceeds the Amenity
Building Envelope, and must make a positive contribution to the
streetscape and townscape, having regard to:

(a) the height, bulk and design of existing and proposed buildings;

(b) the need to minimise unreasonable impacts on the view lines and
view cones in Figure 22.6 and on the landform horizons to kunanyi/Mt
Wellington and the Wellington Range from public spaces within the
Central Business Zone and the Cove Floor;

(c) the need to minimise unreasonable impacts on pedestrian amenity
from overshadowing of the public footpath for city blocks with frontage to

a Solar Penetration Priority Street see Figure 22.2;

(d) the need to minimise unreasonable impacts on the amenity of public
open space from overshadowing;

(e) the need to minimise unreasonable impacts on pedestrian amenity
from adverse wind conditions; and

(f) the degree of consistency with the Desired Future Character
Statements in clause 22.1.3.
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Desired Future Character Statements - Townscape and Streetscape
Character -

22.1.3.1 Objectives:

(a) That the Central Business Zone provides a compact built focus to
the region, reflecting an appropriate intensity in its rofe as the heart of
seftlement.

(b) That the Central Business Zone develops in a way that reinforces the
layered landform rise back from the watetfront, having regard to the
distinct layers of the landform, respecting the urban amphitheatre,
including the amphitheatre to the Cove, while providing a reduction in
scale to the Queens Domain, the Domain and Battery Point headlands
and the natural rise to Barracks Hill (see Figures 22.7 and 22.8).

(c) That the Central Business Zone consolidates within, and provides a
transition in scale from, its intense focus in the basin, acknowledging
also the change in contour along the Macquarie Ridge, including both
its rising and diminishing grades, including to the low point of the
amphitheatre to the Cove (see Figures 22.7, 22.8 and 22.9).

(d) That the historic cultural heritage values of places and precincts in
the Central Business Zone be protected and enhanced in recognition of
the significant benefits they bring to the economic, social and cultural
value of the City as a whole.

22.1.3.2 Building Siting, Bulk and Design

The siting, bulk and design of a building above the street wall and
beyond the Amenity Building Envelope (see Figure 22.3) must be
consistent with the objectives in clause 22.1.3.1, having regard to:

(a) the consolidation of the Central Business Zone in a manner which
provides separate building forms and a layered visual effect rather than
the appearance of a contiguous wall of towers;

(b) maintaining a level of permeability through city blocks by reductions
in bulk as height increases allowing for sunlight into streets and public

spaces;

(c) the building proportion and detail reflecting and reinforcing the
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streetscape pattern;

(d) the building not being an individually prominent building by virtue of
its height or bulk, thus reinforcing a cohesive built form and the
containment provided by the urban amphitheatre;

(e) reinforcing consistent building edges and height at the street wall
allowing for solar penetration where possible;

(f) the provision of weather protection for footpaths to enhance
pedestrian amenity and encourage, where appropriate, interior activity
beyond the building entrance; and

(g) the provision of permeability in support of the open space network.

There is no height increase proposed to the frontage onto Elizabeth
Street (south west facade). However, the north east facade fronting Kemp
Street is increasing from 22.9m to 25m and as it extends into Kemp
Street road reserve, it does not fit within the Amenity Building Envelope.
The height of the existing building is 22.9m at the highest point of the lift
machinery.

Because the proposal extends outside the Amenity Building Envelope,
22.4.1 P1.1 does not apply. The second Performance Criteria P1.2
relates to development outside the Amenity Building Envelope and
requires such development to be considered for the provision of
significant civic amenity benefits, in lieu of such extension. Because the
height increase is a minor extension to an existing building that already
exceeds the Amenity Building Envelope the need for civic amenities
benefit assessment is not applicable in this instance. The question arises
as to the degree of "minor extension".
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Figure 15: Annotated plan showing the extension in relation to the
Amenity Building Envelope and existing building mass (Jaws, 2020)

The applicant indicates that the extension is less than 2m (less than 10%)
above the existing maximum height, however, this figure relates to the top
of the lift mechanism. The actual extension above the roof line is 4.3m.
This is 16.8% of the existing height of the building. The floor area of the
extension outside the existing building mass is approximately 45m2,
which is also less than 10% of the 748m2 total floor area. Interpretation of
this performance criteria was sought and advised that there is a
difference between minor extension and minor protrusion under the
scheme. The latter relates to aerials, eaves, vents, water tanks,
heating/cooling equipment, etc and these can extend no more than 0.6m
from the Amenity Building Envelope. Advice is that the meaning of "minor
extension" is specifically targeted to circumstances such as the proposal,
where the extension is minor in relation to the maximum height or floor
area. Being less than 10%, the extension is therefore considered
acceptable, even though the building extension actually involves the
addition of a another storey on the bulk of the building. Therefore the
contribution of civic amenities is not required in this instance.

Notwithstanding the civic amenities provision, the proposal must still be
assessed under (a) to (f) of this performance criteria.

The height, bulk and design of the proposed building in relation to
existing, is designed to protect the main facade, retaining all extensions
outside view lines from the mall and main public visual corridors. The
extension will be highly visible from Wellington Court, however it is
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considered to be fit within the skyline, being lower than the NAB building,
Drysdale house and the Movenpick hotel in the Elizabeth Street bus mall.
Given the tall narrow dimensions of the overall Kodak House building, the
extension is considered to fit into the streetscape acceptably when
considered against the surrounding tall buildings.

There are no view lines either from Macquarie Street or the Cenotaph that
incorporate the subject site. It is significantly screened by the Royal
Hobart Hospital, University of Tasmania and NAB building.

Shadow diagrams were provided, indicating that the main public areas of
Wellington Court will not be significantly overshadowed or shaded by the
proposed building extension beyond that of the existing building.

Given the existing design of the building, the increase of 4m from the
roofline will not significantly alter wind conditions in public spaces. The
canter levered portion of the building is not considered likely to cause any
significant change to wind patterns, given the difference in height from the
Wellington Court plaza area to any significant degree greater than
currently exists.

The relevant Desired Future Character Statements are 22.1.3.1
facilitating high density residential development within the activity centre
above ground floor are met through this proposal.

As previously mentioned, the tall narrow design of Kodak House is
emblematic of that brand and company's architecture in other capital
cities around Australia. Maintenance of this unique character building is
an important feature in the capital's cultural and heritage significance.
Retaining the architectural proportions and characteristic signage is
essential in projecting the unigue associate with the capital city status.
The loss of the Kodak signage is not considered to pursue 22.1.3.1 (d) of
this objective.

The proposal is considered to meet all of the Building, siting, bulk and
design Desired Future Character Statements by retaining the
characteristic architectural style of the building and its presence in the
streetscape, whilst enabling the layered visual effect. The shadow
diagrams have shown how the design still permits a level of permeability
of sunlight into public spaces. The building has always been designed to
be an individually prominent building in the streetscape, but is effectively
contained within the urban amphitheatre through other larger building in
the vicinity.
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It is highlighted that the proposal generally meets the Desired Future
Character Statements, other than the Heritage concerns relating to the
loss of the historic cultural value of the building through the proposed
removal of the emblematic signage. This is significant in relation to
22.1.3.1 (d), however Tribunal decision 67/19P (Hexa Pacific Pty Ltd vs
Hobart City Council and Ors) indicated that in assessing compliance with
this clause, weight should be given to the "degree of consistency" with

the Desired Future Character Statements as a whole, not individually.
Clearly the majority of Desired Future Character Statement Objectives are
acceptably met.

A representation ground raised non compliance with the Heritage Desired
Future Character Statement consideration. However, given the above-
mentioned Tribunal decision, the fact that the proposal meets the majority
of the Desired Future Character Statements this representation ground is
not supported.

The proposal complies with the performance criteria.

Central Business zone - Building height adjacent to a Heritage Place - Part D
22.4.1A5

6.8.1

6.8.2

6.8.3

6.8.4

The acceptable solution at clause 22.4.1 A5 requires building height of
development not separated from a Heritage place by another building to
not exceed 1 storey or 4 metres higher than the facade building height of
a heritage building on the same street frontage, or if between two heritage
buildings, not exceed the facade building height of the Heritage Places, or
comply with the building height clauses 22.4.1 A1 and A2.

The proposal includes an extension beyond the building height and
increases the maximum height on a lot next to heritage places.

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

The performance criterion at clause 22.4.1 P5 provides as follows:
Building height within 15m of a frontage and not separated from a place
listed in the Historic Heritage Code by another building, full lot

(excluding right of ways and lots less than 5m width) or road (refer figure
22.5}), must:
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(a) not unreasonably dominate existing buildings of cultural heritage
significance; and

(b) not have a materially adverse impact on the historic cultural heritage
significance of the heritage place;

(©)

for city blocks with frontage to a Solar Penetration Priority Street in
Figure 22.2, not exceed the Amenity Building Envelope illustrated in
Figure 22.3, unless it can be demonstrated that the overshadowing of
the public footpath on the opposite side of the Solar Penetration Priority
Street does not unreasonably impact on pedestrian amenity.

The application was referred to the Consultant Heritage Officer who
provided the following advice;

The proposal does not comply with the acceptable solution. The new
extension to Kemp Street adjoins 47 Elizabeth Street, which is listed on
Table E13.1 as a heritage place (Ref No. 992). The subject place
exceeds the height of 47 Elizabeth Street by more than 1 storey.

The proposal should therefore be assessed against 22.4.1 P5.

The existing form and proportions of 45 and 47 Elizabeth Street are
complementary to one another. The proposed upper level extension does
not alter this relationship when viewed from Kemp Street and will not be
visible from Elizabeth Street. The increase in building height will not
dominate 47 Elizabeth Street and as such the proposal will not adversely
impact on the historic cultural heritage significance of the place at 47
Elizabeth Street.

The proposal complies with the performance criterion.

Historic Heritage code - E 13.7.1 - Heritage Place - Demolition

6.9.1

6.9.2

6.9.3

There is no acceptable solution for 13.7.1.

The proposal includes internal demolition, removal of the external fire
stairs and demolition of the Kodak House signage.

There is no acceptable solution; therefore assessment against the
performance criterion is relied on.
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The performance criterion at clause 13.7.1 P1 provides as follows:

Demolition must not result in the loss of significant fabric, form, items,
outbuildings or landscape elements that contribute to the historic
cultural heritage significance of the place unless all of the following are
satisfied;

(a) there are, environmental, social, economic or safety reasons of
greater value to the community than the historic cultural heritage values
of the place;

(b) there are no prudent and feasible alternatives;

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

(d) significant fabric is documented before demoaolition.

The application was referred to the Consultant Heritage Officer, who
provided the following advice;

The following historical overview is taken from the Central Area Heritage
Review Reference C9:

The building stands on land that was originally granted to John McDougall.
There were buildings occupying this allotment by the 1840s. By the early
1900s, there was a co-joined shop occupying the site. This shop was one
of two conjoined shops owned by Mr A Spencer Brownell, who was
presumably connected with Brownell Brothers Ltd, a large department
store located in Liverpool Street (now Myers). Brownell owned the
property until the early 1920s, when the shop was purchased by the
Kodak Company, and replaced by Kodak House in ¢1924. The new
building was connected to the City's sewerage system in 1924. Two years
later, plans were submitted to the HCC for the addition of a fifth floor to the
building. The architect for the project was G Stanley Crisp of 137
Macguarie Street. The new fifth floor was planned to be used as a
processing room. The facade was transformed with the words 'Kodak
House' being added in large lettering to the new top section with a
definitive castle-like form. Kodak (Australasia) Pty Ltd continued to own
and occupy the property up until 2002, when it was sold.

There were several other Kodak House buildings constructed in
Australian Capitals :

- Kodak House, George Street Sydney ¢.1930, demolished and replaced
with a ¢.1960s building

- Kodak House, 250-252 Queen Street Brisbane, ¢.1914, now
demolished
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- Kodak House, 252 Collins Street Melbourne, 1935, extant.

Archival images and site photographs

Figure 16: Elizabeth Street Hobart 1937 (Source: Libraries Tasﬁ‘nania

NS3304-1-1_96-104)
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Figure 17: Hobart skyline, undated (Source: Libraries Tasmania PH30-1-
6130)
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Figure 18: Hobart skyline, ¢.1976 (Source: Libraries Tasmania NS3373-
1-262)
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Figure 19: Koda ous (ource: Purcell October 2020)

This assessment has been drafted with reference to the two (2)
representations made during the statutory period between 22nd
September and 6th October 2020, as summarised within Section 5 of the
Draft Council Planning report.

The proposal seeks approval for the demolition of the following features to
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the building interiors:

- non-original lightweight partition walls across all levels

- original masonry walls

- toilets to levels 2 and 3

- the central stair and lift shaft

- concrete floor to level 4 and partial floors for the creation of a lightwell

Externally the proposal seeks approval for the demoalition of:

- The rear fire exit stair widows and walls to the rear elevation for a new
fire stair

- Partial demolition of the roof and roof members

- Isolated demolition of south east and north west elevations for the
creation of openings

- Rendered ‘Kodak House' signage to the south west elevation

The rendered ‘Kodak House’ signage is significant fabric which
contributes to the cultural heritage significance of the place. lts demolition
would diminish its cultural heritage values.

The proposed demolition of the signage and partial demolition of the
boundary walls does not substantiate exceptional circumstances as
outlined in E13.7.1 (a) and (b), which might warrant the proposed
demolition.

The remaining scope of proposed demolition has been carefully
considered in design development and could be otherwise supported. It

does not result in a loss of historic cultural heritage values of the place.

The proposal does not comply with the performance criterion.

Historic Heritage code - E 13.7.2 - Heritage Place - Works other than Demoalition

6.10.1

6.10.2

6.10.3

6.10.4

There is no acceptable solution for E 13.7.2.
The proposal includes internal alterations to create the five apartments,
installation of new lift and internal stairs, external fire stairs and screening,

new north and south facing windows.

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

The performance criterion at clause E 13.7.2 P1, P2, P3 and P4 provides
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as follows:

P1 Development must not result in any of the following:

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

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

P2 Development must be designed to be subservient and
complementary to the place through characteristics including:
(a) scale and bulk, materials, built form and fenestration;

(b) setback from frontage;

(c) siting with respect to buildings, structures and listed elements;
(d) using less dominant materials and colours.

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

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

The application was referred to the Consultant Heritage Officer, who
advised the following;

The proposed additions are limited to a minor rooftop extension and
upgrade to the rear fire exit. The design of these elements is sympathetic
to the place and does not detract from its cultural heritage significance. It
enhances the presentation of Kemp Street through the removal of the
existing unsympathetic exit stair and replacement with an element
sympathetic in its form, material, colour and finish. The proposed
fenestration will break perceptions of bulk through visual relief. This
element integrates with the rooftop extension in proportions which do not
detract from the characteristic form of the existing Kemp Street elevation.

The proposed additions are sufficiently setback from the Elizabeth Street
frontage such that the dominant characteristics of this elevation will be
retained.

The proposal does not impact on significant streetscape elements and
will not result in a loss of historic cultural heritage significance.
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The proposal complies with the performance criterion E13.7.2 P1.

The proposal is sufficiently set back from the Elizabeth Street facade and
will not impact the dominant characteristics of this elevation. The addition
to Kemp Street is of a scale and bulk which does not dominate or detract
from the existing. As per E13.7.2 materials, colour and fenestration are
complementary to the place.

The proposal complies with the performance criterion E13.7.2 P2.

The proposed materials, built form and fenestration are complementary to
the place while being readily identifiable as new additions.
The proposal complies with the performance criterion E13.7.2 P3.

The proposed replacement exit stair is of a form and scale consistent with
that of the existing. The roof top addition is considered a minor extension
and one which does not detract form the historic cultural heritage
significance of the place.

The proposal complies with the performance criterion E13.7.2 P4.

The proposal complies with the performance criteria.

Signs Code - E 17.7.2 - Sign on Heritage Place

6.11.1

6.11.2

6.11.3

6.11.4

There is no acceptable solution for E 17.7.2.

The proposal includes the replacement of the masonry Kodak house sign
with a steel plate sign.

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

The performance criterion at clause E 17.7.2 P1 provides as follows:

A sign on a Heritage Place listed in the Historic Hertitage Code or within
a Heritage Precinct or Culftural Landscape Precinct must satisfy all of
the folfowing:

(a) be located in a manner that minimises impact on cultural heritage
significance of the place or precinct;

(b) be placed so as to allow the architectural details of the building to
remain prominent;
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(c) be of a size and design that will not substantially diminish the cultural
heritage significance of the place or precinct;

(d) be placed in a location on the building that would traditionally have
been used as an advertising area if possible;

(e) not dominate or obscure any historic signs forming an integral part of
a building’s architectural detailing or cultural heritage values;

(f) have fixtures that do not damage historic building fabric, including but
not restricted to attachments to masonry and wood, such as to using
non-corrosive fixings insetted in mortar joints;

(g) not project above an historic parapet or roof line if such a projection
impacts on the cultural heritage significance of the building;

(h) be of a graphic design that minimises modermn trademark or
proprietary logos not sympathelic to heritage character;

(i) not use internal illumination in a sign on a Heritage Place unless it is
demonstrated that such illumination will not detract from the character
and cultural heritage values of the building.

6.11.5 The application was referred to the Consultant Heritage Officer, who
advised the following;

The interpretative signage proposed to replace that of the significant
rendered ‘Kodak House’ will diminish the cultural heritage significance of
the place by virtue of the demolition of the existing signage. Further it
does not allow for the retention of significant architectural details.

6.11.6 The proposal does not comply with the performance criterion.

7. Discussion

7.1

7.2

Planning approval is sought for Partial Demolition, Alterations, Extension and
Change of Use to General Retail and Hire and Five Multiple Dwellings at 45
ELIZABETH STREET HOBART TAS 7000.

The application was advertised and received two (2) representations. The
representations raised concerns including inappropriate loss of heritage fabric and
cultural heritage for the site, concerns over increased height, design and
inappropriate sign proposed and non compliance with scheme standards.
Pertinent comments from the representations are as follows;

"The planning report articulates the iconic Kodak signage, representing the cultural

heritage and story of the building. In any assessment of heritage significance, the
importance of the "Kodak House" building name would be paramount. The
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lettering, arrangement, materials and placement all relate to the period of its
construction and provide a "voice" in the lettering".

"The current proposal underestimates the integral importance of the building
signage. It is not acceptable to cut a new opening into the building facade".

"There are no excepticnal circumstances to warrant the destruction of the facade
panel with the Kodak House lettering ... simply to enhance the convenience and
amenity of an additional upper level unit".

"The proposed new replacement sign, to supposedly perpetuate the ‘memory’ of
Kodak, is located in a manner that has a severe negative impact upon the
significance of the building".

"The proposed replacement sign will involve the creation of a new void in the upper
level fagcade and the destruction of the existing building name — the new sign will not
be placed so as to allow the architectural details of the building to remain
prominent".

"The existing historic building name signage is to be removed. This lettering is an
integral part of the building's architectural detailing and cultural heritage value. ...
and replaces it with a so-called ‘memory™.

"Any approval of the proposal should be subject to the retention of the existing
Kodak House building name..".

The above comments made in the representations are reflected and generally
supported in the assessment by the Consultant Heritage Officer and the
recommendation.

The Consultant Heritage Officer provided the following concluding comments;

The streetscape contribution of the place is recognised within Datasheet C9 of the
Central Heritage Review. The painted signage to the party walls has a long history
and association with the Hobart skyline (see archival images) and contributes to
the historic character of the Elizabeth Street Mall and to the landmark qualities of
the building.

The proposal will directly impact architectural features which contribute to the
principal characteristics of this Inter-\WWar commercial building (Criterion d).

The proposal to remove the painted and rendered signage from Kodak House will
diminish its historic cultural heritage values, and exceptional circumstances as
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defined by E13.7.1 P1 have not been sufficiently demonstrated against P1a and b.
It is considered that a prudent and feasible alternative would be for the retention of
the rendered and painted signage with a reconfiguration of the internal room
functions and configuration for Apartment 4 with private outdoor space provided
through an enlarged light well over levels 4 and 5. It is recognised that this would
impact on the existing roof form, however this is considered an acceptable and a
preferable alternative to the current proposal.

The proposal has been assessed against the relevant provisions of the planning
scheme and is considered to not perform well.

The proposal has been assessed by other Council officers, including the Council's
Development Engineer, Cultural Heritage Officer, Stormwater Technical Officer,
Cadastral Surveyor and Consultant Heritage Officer. The officers have raised
objection to the proposal.

The proposal is recommended for refusal.

Conclusion

8.1

The proposed Partial Demolition, Alterations, Extension and Change of Use to
General Retail and Hire and Five Multiple Dwellings at 45 ELIZABETH STREET
HOBART TAS 7000 does not satisfy the relevant provisions of the Hobart Interim
Planning Scheme 2015, and as such is recommended for refusal.
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9. Recommendations

That:

Pursuant to the Hobart Interim Planning Scheme 2015, the Council refuse the
application for Partial Demolition, Alterations, Extension and Change of Use to

General Retail and Hire and Five Multiple Dwellings at 45 ELIZABETH STREET
HOBART TAS 7000 for the following reasons:

1 The proposal does not meet the acceptable solution or the performance
criterion with respect to clause E13.7.1 P1 (a) and (b) of the Historic
Heritage Code of the Hobart Interim Planning Scheme 2015 because the
proposed demolition will result in the loss of early significant fabric and
items (signage and architectural details) that contribute to the historic
heritage significance of a heritage listed place.

2 The proposal does not meet the acceptable solution or the performance
criterion with respect to clause E17.7.2 P1 (a) to (i) of Signs Code of the
Hobart Interim Planning Scheme 2015 because the proposed demolition
will result in the loss of early significant fabric and items (signage) that
contribute to the historic heritage significance of a heritage listed place.
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(Victoria Maxwell)
As signatory to this report, | certify that, pursuant to Section 55(1) of the Local Government Act

1993, | hold no interest, as referred to in Section 49 of the Local Government Act 1993, in matters
contained in this report.

(Karen Abey)
Manager Development Appraisal

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

Date of Report: 29 October 2020

Attachment(s):

Attachment A - CPC Agenda Documents

Attachment B - Referral Officer Reports

Attachment C - CPC Supporting Documents
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Planning: #211278
Property

45 ELIZABETH STREET HOBART TAS 7000

People

Applicant
*
Giameos Constructions &amp; Developments Pty Lid

C/- All Urban Planning Pty Lid
19 Mawhera Avenue

SANDY BAY TAS 7005
0400109582
frazer(@allurbanplanning.com.au

Owner

£l

Giameous Holdings Pty Ltd

Level 2, 100 Melville Street

HOBART TAS 7000

62343366
george.giameos@gedeonstruetions.com.au

Entered By

FRAZER ERIC READ

0400 109 582
frazer{@allurbanplanning.com.au

Use

Multiple dwellings

Details

Have you obtained pre application advice?
* Yes

If YES please provide the pre application advice number eg PAE-17-xx

Are you applying for permitted visitor accommodation as defined by the State Government Visitor
Accommodation Standards? Click on help information button for definition. If you are not the owner of the
property you MUST include signed confirmation from the owner that they are aware of this application.

*

* No

Is the application for SIGNAGE ONLY? If yes, please enter $0 in the cost of development, and you must enter the
number of signs under Other Details below.
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*+ No

If this application is related to an enforcement action please enter Enforcement Number

Details
What is the current approved use of the land / building(s)?

commercial
Please provide a full description of the proposed use or development (i.e. demolition and new dwelling,

swimming pool and garage)
-

alterations, extensions and change of use of upper levels to residential

Estimated cost of development
*

1000000.00
Existing floor area (m2) Proposed floor area (m2) Site area (m2)

Carparking on Site
N/A

[l Other (no selection
Total parking spaces Existing parking spaces chosen)

Other Details

Does the application include signage?

Yes

* Please be advised that you are required to lodge plans of the sign. The plans should
show: dimensions, location, colours, wording, method of illumination, does it flash,
method of fixing to wall, etc.

How many signs, please enter 0 if there are none

involved in this application?

*

Tasmania Heritage Register
Is this property on the Tasmanian Heritage
Register? s No

Documents

Required Documents

Title (Folio text and Plan and Schedule of Easements)
*

Certificates of Title 45 Elizabeth St and Purdys Mart.pdf
Plans (proposed, existing)
*

20035_45 Elizabeth St DEVELOPMENT APPLICATION REV02.pdf

Supporting Documents

Archaeological Report

Advice - re archaeology 45 Elizabeth Street pdf
Planning Report

Planning Report - 45 Elizabeth Street 15082020.pdf’



Item No. 11 Supplementary Agenda (Open Portion) Page 42
City Planning Committee Meeting - 2/11/2020 ATTACHMENT B

] /—\ 2
Taswarer

Submission to Planning Authority Notice

Ccuum.:n Planning PLN-20-524 Council notice 20/08/2020
Permit No. date
TasWater details
TasWat
astvarer TWDA 2020/01266-HCC Date of response | 18/09/2020
Reference No.
TasWater Anthony Cengia Phone No. | 0474 933 293
Contact

Response issued to
Council name HOBART CITY COUNCIL

Contact details coh@hobartcity.com.au
Development details

Address 45 ELIZABETH ST, HOBART Property 1D (PID) 5661393
Description of partial demolition, alterations, extension and change of use to general retail and hire
development and five multiple dwellings
Prepared by Drawing/document No. Revision No. Date of Issue

Jaws Architects éioo‘j’: ;i%‘;t‘ gig;' DAD3, 02 12/08/2020
Jaws Architects 20035 Sheets DADS & DAD6 03 28/08/2020
laws Architects 20035 Sheet DAD4 03 14/09/2020
Gandy & Roberts 20.0371 Sheet HO10 2 14/09/2020

SUBMISSION TO PLANNING AUTHORITY NOTICE OF PLANNING APPLICATION REFERRAL

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 and sewerage system and connection to the
development must be designed and constructed to TasWater’s satisfaction and be in accordance
with any other conditions in this permit.

Advice: TasWater will not accept direct fire boosting from the network unless it can be
demonstrated that the periodic testing of the system will not have a significant negative effect on
our network and the minimum service requirements of other customers serviced by the network. To
this end break tanks may be required with the rate of flow into the break tank controlled so that
peak flows to fill the tank do not also cause negative effect on the network.

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

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

DEVELOPMENT ASSESSMENT FEES

4. The applicant or landowner as the case may be, must pay a development assessment fee of $351.28
to TasWater, as approved by the Economic Regulator and the fee will be indexed, until the date paid

Issue Date: August 2015 Page 1 of 2
Uncentrelled when printed ‘ersion No: 0.1
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to TasWater.
The payment is required within 30 days of the issue of an invoice by TasWater.
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

Boundary Trap Area

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

Declaration

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

Page 43
ENT B

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
Issue Date: August 2015 Page 2 of 2

Uncontrolled when printed Version No: 0.1
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1. Introduction

All Urban Planning Pty Ltd has been engaged by Giameos Constructions & Developments Pty Ltd to prepare
the following planning assessment for adaptive reuse and extension of the Kodak building at 45 Elizabeth
Street under the provisions of the Hobart Interim Planning Scheme 2015 (planning scheme).

The proposal, retaining ground floor commercial use, is to upgrade the building and convert the upper levels
from vacant commercial tenancies to residential including new internal and external access stairs, light well
and internal lift. A top floor apartment extension is also proposed at the north east, Purdy’s Mart end of the
building.

Architect’s Project Description

Kodak House was constructed in 1920 to capitalise on the growing recreational photography market, with the
top floor added in 1929. Overlooking the Elizabeth Street Mall, the building is memorable for its slender
appearance, yellow colouring and its iconic KODAK signage.

Framed by two existing party walls, five new apartments are proposed to fill the space previously occupied by
the printing and developing facilities on the upper levels of the store.

The site falls one level for the length of the building, allowing access to the apartments from Purdy’s Mart at
the rear, whilst retaining a retail tenancy with a frontage onto the Mall.

Every effort has been made to maintain the existing form and presence of the building, with an additional
part-floor set to the rear without compromising the memorable streetscape image.

A new lift and light well are inserted into the existing structure, allowing equitable access and a high level of
amenity to be provided for the apartments. An escape stair and upper level apartment sit within the footprint
of the addition, but outside the original shell, encompassed by a lattice of steel members to screen its
presence. Mechanical plant is also incorporated into the addition, hidden within the new roofscape to
maintain a refined presence from the rear.

A new opening is proposed to be carefully cut into the masonry facade of the street frontage, the existing
embossed building signage replaced with painted steel replica lettering to maintain the memory of the original
tenant.

1.1Site & Surrounds

The proposal relates to the Kodak building at 45 Elizabeth Street including building overhangs on Kemp Street,
owned by Hobart City Council adjacent to the north east (rear) of the site. The proposal includes the following

titles:
Address cT Owner
45 Elizabeth Street 231481/1 Giameos Holdings Pty Itd
Kemp Street No title Hobart City Council
Purdy’ Mart 113200/2 Hobart City Council
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A request for General Manager’s consent to lodge the application pursuant to Section 52 of the Act has been
made and will be necessary to accompany the application.

Figure 1 — the site (Source: JAWS)

2. Proposal

The proposal is for redevelopment of the site to convert the upper levels for 5 multiple dwellings including a
replacement new rear fire escape and penthouse extension overhanging Kemp Street.

The proposal includes:

Demolition

The proposed extent of demolition is shown on the accompanying demolition plans and includes:
* Concrete Floors on Level 5.

e Partial floors to form light well

* existing non-compliant lift and access stair

* service bathrooms originally designed to support commercial use

e existing non-compliant steel Fire Stair

e Partial roof to add new residential levels

e Kemp Street windows and walls to allow new fire stair access and windows to apartment bedrooms
* openings for natural ventilation and light

Use & Development

Basement (Ground floor Kemp Street)
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* Garbage, store and bike parking
* New entry lift and internal stair access from Kemp Street
Level 1 - (Ground floor Elizabeth Street Mall)
¢ Commercial tenancy fronting Elizabeth Street Mall (including access WC)
e Lift, stair and void over entry lobby
Level 2/3/4
* Apartments 1, 2 and 3 (each 3 bedroom)
Level 5
s Apartment 4 (3 bedroom)
* Entry Apartment 5
Level 6
* Upper floor Apartment 4
e Living Apartment 5 (2 bedroom)
Level 7
¢ Top floor bedrooms Apartment 5
Waste Storage and Collection (22.4.10)
Residential Waste:

Calculations below are based on a weekly residential waste generation rate for each 3 bedroom apartment of
120L of General Waste & 120L of Recycling per apartment per week.

It is proposed that residential waste will be managed as follows:
e 2x660 L Bins will be located in the Lower Ground Basement.
o These will be accessed by residents off the Lift Lobby.
o 1x660LBin for General Waste & 1 x 660 L Bin for General Recycling

e The Body Corporate nominated Caretaker will be responsible for moving the bins using the low level
platform lift and manually pushing to the kerbside, Kemp Street Location nominated on the Lower
Ground Basement Plan. The private collection service is proposed to come weekly for servicing in early
morning periods, with bins being moved back to the Lower Ground Level following collection via prior
arrangement. The bin collection location on Kemp Street is constrained due to the width of existing
building and site.

Commercial Waste:

Calculations below are based on a weekly commercial waste generation rate for Retail (non-Food) of 50L /
100m? per day.

It is proposed that commercial waste will be managed as follows:

e 2% 240 L bins to be located in the storeroom at the rear of the tenancy.
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¢ The Tenant will move bins to Elizabeth Street Mall for weekly Council collection service.

3. The Planning Scheme

Under Clause 8.10.1 of the planning scheme the planning authority must, in addition to the matters required
by ss51(2) of the Act, take into consideration:

(a) all applicable standards and requirements in this planning scheme; and
(b) any representations received pursuant to and in conformity with ss57(5) of the Act,

but in the case of the exercise of discretion, only insofar as each such matter is relevant to the particular
discretion being exercised.

Relevantly, a standard is applicable if the site is within the relevant zone and the standard deals with a matter
that could affect or be affected by the proposed development; cl.7.5.2.

A standard is defined to mean the objective for a particular planning issue and the means for satisfying that
objective through either an acceptable solution or corresponding performance criterion.

Compliance with a standard is achieved by complying with either the acceptable solution or corresponding
performance criterion; cl.7.5.3.

The objective of the standard may be considered to help determine whether the proposed use or
development complies with the performance criterion of that standard; cl.7.5.4. The acceptable solution is
not relevant to the assessment of the corresponding performance criteria.

3.1 Central Business Zone

The site is zoned Central Business.

Figure 2 - Zoning plan (Source: iplan)
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The Zone Purpose Statements under Clause 22.1.1 are as follows:

22.1.1.1

22.1.1.2

22.1.1.3

22.1.1.4

22.1.1.5

To provide for business, civic and cultural, community, food, hotel, professional, retail and tourist
functions within a major centre serving the region or sub-region.

To maintain and strengthen Hobart’s Central Business District and immediate surrounds including,
the waterfront, as the primary activity centre for Tasmania, the Southern Region and the Greater
Hobart metropolitan area with a comprehensive range of and highest order of retail, commercial,
administrative, community, cultural, employment areas and nodes, and entertainment activities
provided.

To provide a safe, comfortable and pleasant environment for workers, residents and visitors
through the provision of high-quality urban spaces and urban design.

To facilitate high density residential development and visitor accommodation within the activity
centre above ground floor level and surrounding the core commercial activity centre.

To ensure development is accessible by public transport, walking and cycling.

22.1.1.6 To encourage intense activity at pedestrian levels with shop windows offering interest and

activity to pedestrians.

22.1.1.7 To encourage a network of arcades and through-site links characterised by bright shop

windows, displays and activities and maintain and enhance Elizabeth Street Mall and links to it
as the major pedestrian hub of the CBD.

22.1.1.8 To respect the unique character of the Hobart CBD and maintain the streetscape and townscape

22.1.1.9

contribution of places of historic cultural heritage significance.

To provide a safe, comfortable and enjoyable environment for workers, residents and visitors
through the provision of high-quality spaces and urban design®.

The proposal is considered consistent with these Purpose Statements in that:

The proposal for conversion of vacant upper levels of the building for residential is consistent with
Clause 22.1.1.4.

The existing building with its exposed steel fire escape stair turns its back to Kemp Street. The
proposed building upgrades will provide a new building face to that frontage with a new double height
lobby entry and screened escape stair. It will provide activity, interest and an improved public face to
this aspect of the site. The proposal will complement and contribute to planned upgrades to Kemp
Street associated with the new Vibe hotel. In this respect it is considered to further Clauses 22.1.1.3
and 22.1.1.9 with high quality public spaces and urban design.

The proposal is located adjacent to the bus mall and includes provision for secure bike parking in the
existing basement of the building. The proposal will support Clause 22.1.1.5 encouraging development
accessible by public transport, walking and cycling.

The proposed upgrades will maintain an active frontage to Elizabeth Street consistent with Clause
22.1.1.6.

The constraints of the narrow site do not allow a retail frontage to Kemp Street also however the
proposed new lobby and architectural upgrades on this frontage will enhance activation of the site to

! Note- this statement is a repeat of 22 1.1 3 other than the word “pleasant” 1s replaced by “enjoyable”
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this aspect. In this respect the proposal furthers Clause 22.1.1.7 and will support Kemp Street and
Purdy’s Mart as part of the network of pedestrian arcades, links that support the Elizabeth Street Mall
and pedestrianisation of the CBD.

e The proposed upgrades and adaptive reuse of the iconic Kodak building support Clause 22.1.1.8 in that
they will respect and enhance the unique character of Hobart and the historic cultural heritage
significance of the place.

3.2 Desired Future Character Statements
Townscape and Streetscape Character

22.1.3.1 Objectives:

(a) That the Central Business Zone provides a compact built focus to the region, reflecting an
appropriate intensity in its role as the heart of settlement.

Comment:
The proposal will support a compact built focus for the region and is consistent with this Statement.

(b) That the Central Business Zone develops in a way that reinforces the layered landform rise back
from the waterfront, having regard to the distinct layers of the landform, respecting the urban
amphitheatre, including the amphitheatre to the Cove, while providing a reduction in scale to the Queens
Domain, the Domain and Battery Point headlands and the natural rise to Barracks Hill (see Figures 22.7 and
22.8).

Comment:

The proposed extension will remain well below the height of buildings in the vicinity that dominate the
townscape including the NAB building, RHH, Vibe hotel, 22 Elizabeth Street, the Trafalgar building and the
Hyatt Hotel. It will not conflict with the objective to reinforce the layered land form rising from the
waterfront to the enclosing ridges of the city. The proposal supports this desired future character.

(c) That the Central Business Zone consolidates within, and provides a transition in scale from, its
intense focus in the basin, acknowledging also the change in contour along the Macquarie Ridge, including
both its rising and diminishing grades, including to the low point of the amphitheatre to the Cove (see
Figures 22.7, 22.8 and 22.9).

Comment:

The proposal for intensification of built form on this site within the city basin is consistent with this
statement.

(d) That the historic cultural heritage values of places and precincts in the Central Business Zone be
protected and enhanced in recognition of the significant benefits they bring to the economic, social and
cultural value of the City as a whole.

Comment:

As discussed further below the proposed alterations, additions and conversion have been designed to
respect the unique qualities of the site and the inner areas of Hobart.
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Building Siting, Bulk and Design
22.1.3.2 Building Siting, Bulk and Design

The siting, bulk and design of a building above the street wall and beyond the Amenity Building Envelope (see
Figure 22.3) must be consistent with the objectives in clause 22.1.3.1, having regard to:

(a) the consolidation of the Central Business Zone in a manner which provides separate building forms and
a layered visual effect rather than the appearance of a contiguous wall of towers;

Comment

The proposal will accentuate the tall slender form of the Kodak building and will support the desired
layered visual effect of the central areas of the city.

(b) maintaining a level of permeability through city blocks by reductions in bulk as height increases
allowing for sunlight into streets and public spaces;

Comment

The proposed modest extension to the slender building will not have a tangible shadowing impact on the
publicly accessible areas of the city and is therefore consistent with this objective.

(c) the building proportion and detail reflecting and reinforcing the streetscape pattern;
Comment:

The proposal will support the pattern of terraced shops aligned to the Elizabeth Street spine and furthers
this objective.

(d) the building not being an individually prominent building by virtue of its height or bulk, thus reinforcing
a cohesive built form and the containment provided by the urban amphitheatre;

Comment:

The proposed extension is sited to the rear of the building and will not be viewed in the context of the
primary Elizabeth Street Mall frontage. On Kemp Street/Purdy’s Mart the building will remain subservient
to the dominant scale of the Vibe Hotel and NAB towers and the Argyle Street carpark. It will not be
individually prominent by virtue of its height or bulk. The treatment of the replacement stair and top floor
extension will present as a contemporary and subservient addition.

(e) reinforcing consistent building edges and height at the street wall allowing for solar penetration where
possible;

Comment

The proposal is well setback from Elizabeth Street and will maintain solar access to the street. The
extension to the rear will be sited at the southern end of Kemp Street and hence will not overshadow that
space.

(f) the provision of weather protection for footpaths to enhance pedestrian amenity and encourage, where
appropriate, interior activity beyond the building entrance; and

Comment:
Kemp Street is not characterised by pedestrian awnings due to its narrow dimensions.

(g) the provision of permeability in support of the open space network.
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These Statements are relevant to the assessment of the Development Standards as discussed below.

3.3 Use Table

The proposed apartments fall with the Residential Use Class. The apartments above ground level are
Permitted under the Use Table 22.2. The proposal does not involve any residential use at ground floor level to
either Kemp Street or Elizabeth Street other than for access to the upper level dwellings.

The proposed ground level commercial tenancy is also permitted under Table 22.2.

The proposed uses are therefore Permitted.

3.4  Use Standards

Hours of Operation (22.3.1)

Use Standard

Assessment

Al

Hours of operation of a use within 50 m of a
residential zone must be within:

(a) 6.00 am to 10.00 pm Mondays to Saturdays
inclusive;

(b) 7.00 am to 9.00 pm Sundays and Public Holidays.

except for office and administrative tasks.

The site is not within 50m of a Residential Zone.
This Standard therefore does not apply.

Noise (22.3.2)

Use Standard

Assessment

Al

Noise emissions measured at the boundary of a
residential zone must not exceed the following:

(a) 55dB(A) (LAeq) between the hours of 7.00
am to 7.00 pm;

(b) 5dB(A) above the background (LAS0) level or
40dB(A) (LAeq), whichever is the lower, between the
hours of 7.00 pm to 7.00 am;

{c)

Measurement of noise levels must be in accordance
with the methods in the Tasmanian Noise
Measurement Procedures Manual, issued by the
Director of Environmental Management, including

65dB(A) (LAmax) at any time.

Complies.

The proposal will not involve noise emissions that
would exceed these limits at the boundary of a
residential zone.

The closest boundary with a residential zone is over
500m away on Goulburn Street.

The proposal therefore will comfortably comply with
22.3.2A1.

Page 53
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adjustment of noise levels for tonality and
impulsiveness.

Noise levels are to be averaged over a 15 minute
time interval.

External Lighting (22.3.3)

Use Standard

Assessment

Al

External lighting within 50 m of a residential zone
must comply with all of the following:

(a) be turned off between 11:00 pm and 6:00
am, except for security lighting;

(b) security lighting must be baffled to ensure

they do not cause emission of light outside the zone.

The site is not within 50m of a Residential Zone.
This Standard therefore does not apply.

Commercial Vehicle Movements (22.3.4)

Use Standard

Assessment

Al

Commercial vehicle movements, (including loading
and unloading and garbage removal) to or from a
site within 50 m of a residential zone must be within
the hours of:

(a) 6.00 am to 10.00 pm Mondays to Saturdays
inclusive;

(b) 7.00 am to 9.00 pm Sundays and Public
Holidays.

The site is not within 50m of a Residential Zone. This
Standard therefore does not apply.

Take Away Food Premises (22.3.6)

Use Standard

Assessment

Al

Hours of operation must be within 7.00am to
12.00am.

The specific use of the ground floor tenancy is
unknown at this stage. However, if it were to
include a takeaway food premises it would operate
within the permitted hours of 7am to 12am and
would therefore comply with Al.

10
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Hotel Industries (22.3.7)
Use Standard Assessment
Al Not applicable. The proposal does not include a

Hours of operation must be within 7.00am to Hotel Industry.

12.00am.

The proposal does not involve a Manufacturing or Processing Use or an Adult Entertainment Venue. The Use
Standards under 22.3.5 and 22.3.8 therefore do not apply.
3.5 Development Standards for Buildings and Works

The Development Standards for the Central Business Zone apply differently depending on whether a site is
within the Core or Fringe Area, on a Solar Penetration Priority Street or within the Active Frontage Overlay.

In this case the site is:
e |ocated within the Central Business Core Area
e |ocated on a Solar Penetration Priority Street
e located within the Active Frontage Overlay
e |ocated adjacent to a heritage place
Having regard to these overlays the following Development Standards apply to height and setback on the land.
22.4.1 Building Height
Objective

To ensure that building height contributes positively to the streetscape and does not result in unreasonable
impact on residential amenity of land in a residential zone.

Acceptable Solutions Performance Criteria

Al This standard applies a 15m height within 15m of
Elizabeth Street (a SW facing frontage) and 20m

within 15m of Kemp Street (a NE frontage). Given
the site is approximately 28m deep the 20m from

Building height within the Central Business Core
Area in Figure 22.2 must be no more than:

(a) 15m if on, or within 15m of, a south-west | Kemp Street applies for approximately 13m from
or south-east facing frontage; that frontage and 15m for the remaining part of
(b) 20m if on, or within 15m of, a north-west | the site to Elizabeth Street.

or north-east facing frontage; The proposed upper floor extension to Kemp

(c) 30m if set back more than 15m from a Street exceeds the 20m permitted standard under
frontage; Alb) with a height of approximately 25.2m above

NGL and is therefore to be assessed under P1.
unless an extension to an existing building that:
The upper level extension is sethack

approximately 20m from the Elizabeth Street
frontage and complies in that the proposal does

(i) is necessary solely to provide access,
toilets, or other facilities for people with
disabilities;

11
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(ii) is necessary to provide facilities required
by other legislation or regulation.

not increase the height of the building within this
envelope.

P1.2

Development outside the Amenity Building
Envelope in Figure 22.3 must provide significant
benefits for civic amenities such as public space,
pedestrian links, public art or public toilets,
unless a minor extension to an existing building
that already exceeds the Amenity Building
Envelope, and must make a positive contribution
to the streetscape and townscape, having regard
to:

(a) the height, bulk and design of existing
and proposed buildings;
(b) the need to minimise unreasonable

impacts on the view lines and view cones in
Figure 22.6 and on the landform horizons to
kunanyi/Mt Wellington and the Wellington
Range from public spaces within the Central
Business Zone and the Cove Floor;

(c) the need to minimise unreasonable
impacts on pedestrian amenity from
overshadowing of the public footpath for city
blocks with frontage to a Solar Penetration
Priority Street see Figure 22.2;

(d) the need to minimise unreasonable
impacts on the amenity of public open space
from overshadowing;

(e)
impacts on pedestrian amenity from adverse
wind conditions; and

the need to minimise unreasonable

(f) the degree of consistency with the
Desired Future Character Statements in clause
22.1.3.

The existing building with fire stairs overhanging
the Kemp Street frontage is 22.7m high (measured
to the top of the lift overrun) and 20.2m to the
gutter line. It already exceeds the Amenity
Building envelope under Figure 22.3. The proposal
with a height of 25.5m to Kemp Street is also not
contained within the Amenity Building Envelope
and is therefore to be assessed under P1.2.

The existing and proposed elevations accompany
the application.

The proposal is considered a minor extension to
the existing building in that:

e jtinvolves a modest increase in height of
the building of 1.8m from 22.7m to
25.5m.

o The Level 7 floor area increase of
approximately 45m? to the existing 748m?
building. This represents only a 6%
increase to the exiting building.

As a minor extension the proposal is not required
to meet the significant civic amenity benefit test
of P1.2.

The proposal is considered to make a positive
contribution to the streetscape and townscape
and therefore satisfy P1.2 in that:

e The height and bulk of the proposed
minor extension is modest in comparison
to the nearby Vibe Hotel, NAB building,
RHH, Wellington Centre, Argyle Street
Carpark and Hyatt hotel buildings in
particular.

¢ The design is considered a sensitive and
well resolved contemporary adaptation of
the heritage building to support the reuse
of underutilised upper floor commercial
areas.

¢ The proposed modest extension will not
impact on view lines and view cones on
Figure 22.6 and views from public spaces

12
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within the CBD to kunanyi/Mt Wellington
to the enclosing ranges of the city. The
building sits behind the NAB tower in this
only relevant view shown as View B1 on
Figure 22.6

The accompanying shadow diagrams
show that the proposal will have no
impact on Elizabeth Street (a pedestrian
priority street as shown below by the
dotted line).

The shadow diagrams also show no
overshadowing impacts to nearby public
open space including Kemp Street, Purdy’s
Mart and Collins Street.

The proposed modest extension will not
have tangible impacts upon the wind
environment at pedestrian level.

the proposed extension to the existing
building is considered consistent with the
DFCSs as discussed above.

13
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A4

Building height of development on the same title
as a place listed in the Historic Heritage Code,
where the specific extent of the heritage place is
specified in Table E13.1, and directly behind that
place must:

(a) not exceed 2 storeys or 7.5m higher
(whichever is the lesser) than the building height
of any heritage building within the place, and be
set back between 5m and 10m from the place
(refer figures 22.4 i and 22.4 ii); and

(b) not exceed 4 storeys or 15m higher
(whichever is the lesser) than the building height
of any heritage building within the place, and be
set back more than 10m from the place (refer
figures 22.4 i and 22.4 ii);

or

(c) comply with the building height in
clauses 22.4.1 A1 and A2;

whichever is the lesser.

The whole of the title forms the listed place and
A4/P4 do not apply.

P4

Development on the same site as a place listed in
the Historic Heritage Code and directly behind
that place must:

(a) be designed, sited, arranged, finished,
constructed or carried out so as to not
unreasonably detract from those characteristics
of the place which contribute to its historic
cultural heritage significance; and

(b) for city blocks with frontage to a Solar
Penetration Priority Street in Figure 22.2, not
exceed the Amenity Building Envelope illustrated
in Figure 22.3, unless it can be demaonstrated
that the overshadowing of the public footpath on
the opposite side of the Solar Penetration Priority
Street does not unreasonably impact on
pedestrian amenity.

The whole of the title forms the listed place and
A4/P4 do not apply.

A5

Building height of development within 15m of a
frontage and not separated from a place listed in

The proposal does not comply with AS a) in that
the new extension on the Kemp Street frontage
adjoins another listed place at 47 Elizabeth Street

14
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the Historic Heritage Code by another building,
full lot (excluding right of ways and lots less than
5m width) or road (refer figure 22.5 i), must:

(a) not exceed 1 storey or 4m (whichever is
the lesser) higher than the facade building height
of a heritage building on the same street
frontage (refer figure 22.5 ii); and

(b) not exceed the facade building height of
the higher heritage building on the same street
frontage if the development is between two
heritage places (refer figure 22.5 ii);

or

(c) comply with the building height in
Clauses 22.4.1 A1 and A2;

whichever is the lesser.

and will exceed the height of that building by
more than 1 storey.

The proposal is therefore to be assessed under P5.

P5

Building height within 15m of a frontage and not
separated from a place listed in the Historic
Heritage Code by another building, full lot
(excluding right of ways and lots less than 5m
width) or road (refer figure 22.5 i), must:

(a) not unreasenably dominate existing
buildings of cultural heritage significance; and

(b) not have a materially adverse impact on
the historic cultural heritage significance of the
heritage place;

(c) for city blocks with frontage to a Solar
Penetration Priority Street in Figure 22.2, not
exceed the Amenity Building Envelope illustrated
in Figure 22.3, unless it can be demonstrated
that the overshadowing of the public footpath on
the opposite side of the Solar Penetration Priority
Street does not unreasonably impact on
pedestrian amenity.

The proposal is considered to satisfy P5 in that:

It will not unreasonably dominate particularly
from the primary Elizabeth Street aspect and will
therefore not have a material adverse impact on
the adjacent heritage place at 47 Elizabeth Street.

The proposal does not exceed the amenity
building envelope to the solar priority Elizabeth
Street and will therefore not unreasonably impact
on pedestrian amenity. There will be no impact
on solar access as demonstrated through the
shadow diagrams.
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To ensure that building setback contributes positively to the streetscape and does not result in unreasonable
impact on residential amenity of land in a residential zone.

Acceptable Solutions

Performance Criteria

Al

Building setback from frontage must be parallel
to the frontage and must be no more than:

Om

Complies.

Design (22.4.3)

Objective

To ensure that building design contributes positively to the streetscape, the amenity and safety of the public

and adjoining land in a residential zone.

Development Standard

Assessment

Al

Building design must comply with all of the
following:

(a) provide the main pedestrian entrance to the
building so that it is clearly visible from the road or
publicly accessible areas on the site;

(b) for new building or alterations to an existing
fagade provide windows and door openings at
ground floor level in the front facade no less than
40% of the surface area of the ground floor level
fagade;

(c) for new building or alterations to an existing
facade ensure any single expanse of blank wall in the
ground level front fagade and facades facing other
public spaces is not greater than 30% of the length of
the facade;

(d) screen mechanical plant and miscellaneous
equipment such as heat pumps, air conditioning
units, switchboards, hot water units or similar from
view from the street and other public spaces;

(e) incarporate roof-top service infrastructure,
including service plants and lift structures, within the
design of the roof;

The proposal complies with Al as follows:

a) the main pedestrian entrances will be
provided to Elizabeth and Kemp Streets;

b) and c¢) windows and door openings will be
provided to both frontages in excess of 40%;

d) mechanical plant will be screened from public
view; and

e) no significant rooftop infrastructure is
proposed;

f) does not include security shutters.
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(f) not include security shutters over windows or

doors with a frontage to a street or public place;

A2

Walls of a building facing a residential zone must be
coloured using colours with a light reflectance value
not greater than 40 percent.

Not applicable. The proposal does not face a
residential zone.

A3

The facade of buildings constructed within 15m of a
frontage and not separated from a place listed in the
Historic Heritage Code by another building, full lot
(excluding right of ways and lots less than 5m width)
or road (refer figure 22.5 i), must:

{a) include building articulation to avoid a flat
facade appearance through evident horizontal and
vertical lines achieved by setbacks, fenestration
alignment, design elements, or the outward
expression of floor levels; and

(b) have any proposed awnings the same height
from street level as any awnings of the adjacent
heritage building.

Complies.

The proposed treatment of the narrow NE facade
adjoining another listed place at 47 Elizabeth
Street will be articulated with a simple ribbed
vertical screen in front of the zig zag of the fire
stair and upper level apartments.

There are no awnings on the Kemp Street
frontage of properties.

A4

For new buildings or alterations to existing facades
within the Active Frontage Overlay (Figure 22.1)
provide windows with clear glazing and door
openings at ground floor level in the front fagade and
facades facing other public space boundaries no less
than 80% of the surface area;

The proposal maintains the ground floor shop
front on Elizabeth Street and will provide new
clear glazing and doors to Kemp Street and
complies with A4.

A5

For new buildings or alterations to existing facades
within the Active Frontage Overlay (Figure 22.1)
awnings must be provided over public footpaths.

The existing pedestrian awning to the Mall will be
maintained. Kemp Street however is also within
the Active Frontage Overlay under Figure 22.1
and will not include a pedestrian awning as such
but will achieve an overhang of similar utility.
The proposal arguably satisfies A5.

P5

Awnings may not be provided over the public
footpath only if there is no benefit to the streetscape
or pedestrian amenity.

In the event that Council considers that A5 is not
met, the proposal is considered to satisfy P5 in
that there are no existing awnings in this part of
Kemp Street and no benefit to the streetscape or
pedestrian amenity is considered likely to be
achieved.
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Passive Surveillance (22.4.4)
Objective:

To ensure that building design provides for the safety of the public.

Development Standard Assessment

Al The proposal satisfies Al in that:

Building design must comply with all of the a) the main pedestrian entrances to the site will be
following: clearly visible from the street;

(a) provide the main pedestrian entrance to the | b) complies

building so that it is clearly visible from the road or .

. ) i c) complies
publicly accessible areas on the site;
d) the proposed design avoids the creation of

(b) for new buildings or alterations to an
concealed spaces

existing facade provide windows and door openings
at ground floor level in the front facade which e) Not applicable
amount to no less than 40 % of the surface area of

f) the proposal does not include an external carpark.
the ground floor level facade;

Not applicable.
(c) for new buildings or alterations to an
existing facade provide windows and door openings
at ground floor level in the facade of any wall which
faces a public space or a car park which amount to
no less than 30 % of the surface area of the ground
floor level facade;

(d) avoid creating entrapment spaces around
the building site, such as concealed alcoves near
public spaces;

(e) provide external lighting to illuminate car
parking areas and pathways;

{f) provide well-lit public access at the ground
floor level from any external car park.

Landscaping (22.4.5)

Clause 22.4.5 confirms that landscaping is not regulated in this zone in this planning scheme. It is not
considered necessary in the Hobart context.

Outdoor Storage Areas (22.4.6)
Objective:

To ensure that building design provides for the safety of the public.

Development Standard Assessment

Al Not applicable. The proposal does not include any
outdoor storage areas.
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Qutdoor storage areas for non-residential uses must
comply with all of the following:

{a) be located behind the building line;

(b) all goods and materials stored must be
screened from public view;

(c) not encroach upon car parking areas,
driveways or landscaped areas.

Fencing (22.4.7)
No fences are proposed and this Standard therefore does not apply.
Pedestrian Links (22.4.8)

This standard relates to the preservation of existing through site links. It does not apply to this site that does
not have existing through site links.

Residential Amenity (Draft 22.4.9)

The proposal is considered against these draft provisions below.

4. Planning Scheme Codes

The site is not within any specific mapped planning scheme overlays. The proposal is considered in relation to
the relevant codes below.

4.1 Potentially Contaminated land Code

Preliminary discussions with Council have confirmed that the site is not identified as likely to be contaminated
or adjacent to a site that is likely to be contaminated. This Code therefore does not apply.

4.2  Road and Railway Assets Code

On the basis that the proposal does not involve a new access or onsite parking it will not result in increased
traffic movements to and from the site. The proposal therefore does not trigger the application of this Code
(Clause E5.2).

4.3 Parking and Access Code

This code applies to all use and development.

Use Standards

Number of Car Parking Spaces - Central Business Zone (E6.6.5)

The proposal complies with Ala) in that no on-site parking is provided as part of the proposal.

. S E anagement Code
4.4 Stormwater Management Code

The existing site has 100% site coverage. The proposal therefore does not increase impervious surfaces and
will connect to existing stormwater.

19



Item No. 11 Supplementary Agenda (Open Portion) Page 64
City Planning Committee Meeting - 2/11/2020 ATTACHMENT B

AllUrbanPlanning

4.5 Historic Heritage Code

Heritage Places

The site is listed as Heritage Places under Table E13.1 of the Code.
The land is not within a Heritage Precinct.

The entirety of the CBD area including the subject land is within an Area of Archaeological Potential.

—x POTENTIAL Figure E13.4.1

Figure 3 — Place of Archaeological Potential (Figure E13.4.1 of the Historic Heritage Code)
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Supplementary Agenda (Open Portion)
City Planning Committee Meeting - 2/11/2020

heritage values unless there are exceptional circumstances.

Development Standard

Assessment

P1

Demolition must not result in the loss of
significant fabric, form, items, outbuildings or
landscape elements that contribute to the
historic cultural heritage significance of the place
unless all of the following are satisfied;

(a) there are, environmental, social,
economic or safety reasons of greater value to
the community than the historic cultural heritage
values of the place;

(b) there are no prudent and feasible
alternatives;
(c) important structural or facade elements

that can feasibly be retained and reused in a new
structure, are to be retained;

{d) significant fabric is documented before
demolition.

The proposed demolition of existing non
compliant or deteriorated structural elements is
considered to satisfy P1 as follows:

a) There are a number of environmental ,
social, economic and safety reasons of greater
value to the community including;

« environmental benefits of ‘adaptive re-use’
of older building fabric. Bringing to life
existing building fabric with minor
demolition.

* that the alterations are necessary to
facilitate environmental benefits attributed
to living in the CBD with less reliance on
public transport.

¢ environmental benefits of cutting Light and
additional openings into the boundary walls
- allowing cross ventilation and light to
apartment rooms per floor.

e environmental benefits of removing a
portion of the roof structure on Elizabeth
Street Mall end of building by providing
outdoor living amenity for the Level 4
Apartment.

*  social benefits of bringing apartments into
the centre of the CBD. Mixed use, passive
surveillance, supporting 24 hour use of
facilities, reduces congestion and travel
times, establishment of inner urban
communities to support local infrastructure.

e economic benefits of turning the unused
floors into apartments. The unusual
proportion of the tenancies per plate have
meant the floors have not been leased since
Kodak folded.
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b)

C

Much of the demolition if for safety reasons
and to bring services up to compliance
levels currently expected in the NCC. In this
case the lift, stair, bathrooms, ventilation,
room sizes, escape stair compliance, fire
rating and sprinkler system require upgrade
as do disability access requirements.

There are safety benefits for Kemp Street
with improved passive surveillance and
lighting associated with the change to
residential.

There are no prudent and feasible
alternatives;

The building has not been successfully
leased or tenanted for many years. Existing
Fabric is falling into disrepair and being
damaged due to non-use. This points to no
feasible alternative than to change use and
upgrade accordingly. The consequential
minor demolition cannot be avoided.

Important Structural and facade elements
are being retained;

The main and important Elizabeth Street
Mall facade will be retained with only a
small portion of demolition affecting this
facade proposed. There is a nominally 3 x 3
metre rendered and painted masonry panel
holding a Kodak sign. This sign is culturally
significant in the history of the building. Itis
in slight relief, painted on a raised masonry
base. The removal of the wall panel
currently supporting the sign is proposed for
the increased amenity of the residence
behind. The additional light and deck and
views from the apartment looking over this
wall will add significantly to the future
residence. The proposal looks to reinterpret
and reinstate the sign over a clear opening.
The Sign would be traced and made in equal
font and size in a Powdercoated material in
the same colour. The proposal is to rehang
the new sign in the same location over the
opening. The new sign is to be supported by
a discrete steel frame in the opening. Of
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note a similar approach was approved by a
previous DA in 2001 for the sign to be
placed over a new glass window.

* The existing cancrete frame portal structure
through the building will be retained and
celebrated in the new apartment layouts.

¢ The steel escape stair to the Kemp Street
Facade needs to be removed and upgraded
to meet NCC requiremenits for safe
movement and access. The proposed
design interprets this design feature in a
contemporary and safe manner using similar
materials etc.

d)  Significant fabric is documented before
demoalition;

+  Existing Drawings are provided as part of
the application.

e |tisintended that a photographic record
of the building including all fabric to be
demolished will be provided to Council as
a condition on the permit prior to
commencement of warks.

E13.7.2 Buildings and Works other than Demolition

Objective

To ensure that development at a heritage place is:

(a) undertaken in a sympathetic manner which does not cause loss of historic cultural heritage significance;

and

(b) designed to be subservient to the historic cultural heritage values of the place and responsive to its

dominant characteristics.

Development Standard

Assessment

Pl

Development must not result in any of the
following:

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

The proposal is considered to satisfy P1 in that:

a) The building works are designed to assist in
revitalising the existing building by bringing
life and constructional compliance upgrades
to the unused and degraded building fabric.

The main works are transforming the
existing floor plates from un-tenanted
commercial plates to residential
apartments. These works have been
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(b) substantial diminution of the historic
cultural heritage significance of the place
through loss of significant streetscape elements
including plants, trees, fences, walls, paths,
outbuildings and other items that contribute to
the significance of the place.

designed with minimal change to the
external building fabric and the new
apartments are located, in the most part,
within the external walls of the building.

The proposed new Apartment 5 and Fire
New Escape Stair, are the new building
elements visible from the public domain.

These have been intentionally located at the
Kemp Street end of this extremely long and
narrow site to minimise visibility from the
principal viewpoint in Elizabeth Street. The
dominant Heritage characteristics of the
Elizabeth Street frontage will remain
unchanged as the new bulk of the
apartment is located approximately 20m
back from the Mall. The location of the new
apartment at the Kemp Street end is also
driven by a construction overlay, simplifying
the construction methodology and logistic
of an onsite build with regards to crane lift
and access over neighbouring properties.

The new material and colour palette of the
fire stair and the apartment have been
designed in a contemporary manner using
steel and aluminum screening and glazing
elements in a dark and recessive colour.
This element has been designed to achieve a
clear contrast between the lighter painted
masonry form of the older concrete
rendered original building.

The form of the new apartment at the upper
level has been combined with the design of
the fire stair to read as one single new
addition, with a simple strong shape
complimenting the long slender proportion
of the existing building. The vertical
expression of the cladding and screening,
using steel and aluminum in this fagade, has
taken cues from the light steel lines of the
existing fire stair. The careful screening of
the mechanical plant zone and lift overrun
within this simple form, and the parapet
detailing of the roof form has intentionally
been kept minimal and simple. The strong

24

Page 68

ATTACHMENT B



Item No. 11

Supplementary Agenda (Open Portion)

City Planning Committee Meeting - 2/11/2020

clear parapet lines of the existing
construction have been retained and
provide a cue for the new forms.

The cultural heritage significance of this
memorable building will be rejuvenated and
complimented by its new use and the new
building elements being added.

b) The proposal will not involve the loss of
streetscape elements.

P2

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

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

(b) setback from frontage;

The proposal is considered to satisfy P2 in that:
a) Asnoted above in P1.

b) The location of significant new works has
been pushed some 20m back from the
Elizabeth Street Mall Frontage.

c) The building siting Is not affected

d) Use of less dominant materials as noted

(c) siting with respect to buildings, above in P1.

structures and listed elements;

(d) using less dominant materials and

colours.

P3 As discussed in relation to P1 above, the new

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

fabric, material, form, texture and colour clearly
identify the new works and satisfy this criteria.

P4

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

As discussed in relation to P1 above, the cultural
heritage significance of this memaorable building
will be rejuvenated and complimented by the
new building elements and P4 is considered
satisfied.
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E13.10 Development Standards for Places of Archaeological Potential

Objective

To ensure that building, works and demolition at a place of archaeological potential is planned and

implemented in @ manner that seeks to understand, retain, protect, preserve and otherwise appropriately

manage significant archaeological evidence.

Development Standard

Assessment

P1

Buildings, works and demolition must not
unnecessarily impact on archaeological
resources at places of archaeological potential,
having regard ta:

(a) the nature of the archaeological
evidence, either known or predicted;

(b) measures proposed to investigate the
archaeological evidence to confirm predictive
statements of potential;

(c) strategies to avoid, minimise and/or
control impacts arising from building, works and
demolition;

(d) where it is demonstrated there is no
prudent and feasible alternative to impacts
arising from building, works and demolition,
measures proposed to realise both the research
potential in the archaeological evidence and a
meaningful public benefit from any
archaeological investigation;

(e) measures proposed to preserve
significant archaeological evidence ‘in situ’.

An archaeological assessment prepared by Praxis
accompanies the application and demonstrates
that the site has been substantially disturbed
and is not considered to have a high
archaeological potential.

4.6 Inundation Prone Areas Code

Preliminary advice from Council has confirmed that there is no need to undertake a full inundation report.

4.7  Signage

The proposed alterations to the existing Kodak sign on the Elizabeth Street facade have been designed to

minimise impacts on the significance of the place and are therefore considered to satisfy the Signs Code to the

extent that it complies including E17.7.2.
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Draft Amendment PSA-19-1 is before the Tasmanian Planning Commission and may come into effect before
this application is determined. The following considers the proposal against the draft modified amendment in

Council's submission to the TPC 19 May 2020.

Residential and Visitor Accommodation Amenity (22.4.9)

Objective:

To ensure that buildings for residential or visitor accommodation uses provide reasonable levels of amenity
and safety in terms of noise, access to daylight and natural ventilation, open space and storage

Development Standard

Assessment

Al

Residential or visitor accommodation development
must demonstrate that design elements are able to
achieve internal noise levels in accordance with
relevant Australian Standards for acoustics control
(A53671:1989 — Road Traffic Noise Intrusion
(Building Siting and Construction) and AS2107: 2016
— Acoustics (Recommended Design Sound Levels and
Reverberation Times for Building Interiors)).

In the case of this proposal there are many design
elements used to ameliorate Traffic Noise Intrusion
and will ensure that internal noise levels under
AS2107: 2016 and Al can be met including:

General Location of the site:

The apartments straddle between Elizabeth Street
Pedestrian Mall and Kemp Street. Both are very low
level traffic streets, The most significant low level
traffic noise issues would be from infrequent
vehicles for servicing. The closest busy traffic street
is Collins, located approximately 40m away. Traffic
here is moving under 50Km hour with frequent
stopping for intersection traffic lights. The distance
is a great advantage in reducing the noise source
feature.

Location of Apartments:

The apartments are on Levels 1 - 6. The elevated
apartment Levels, above the commercial tenancy
and lobby at ground level, allow noise protection
from any passing pedestrian or vehicular traffic.

Location of Bedrooms:

Main Bedrooms are located off the light well . The
bedrooms are protected by two layers of windows,
the bedroom light-well window and a further
window in the external boundary. This will
significantly reduce low level frequency (traffic
Noise) when sleeping.

Location of Living Rooms:

The heritage listed facade onto Elizabeth Street Mall
has a single glazed, timber framed bay window for
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apartments 1-3. These glazed sections are not
proposed to be reworked due to their heritage
significance. The proportion of glazing in the wall
opening of the room is relatively small. The wall
elements will be internally insulated and lined. This
will increase the acoustic isolation of these rooms to
some degree.

New External Windows and Doors:

All new windows and doaor suites will be aluminium
framed, laminated double glazed units. This type of
glazing will assist in reducing the noise transmission
from any external factors. In addition, the new
external windows within the elevation of Kemp
street are required to be Fire-rated so as not to act
as a fire source feature to the escape stair. There can
be no openings in this window suite. These factors
will significantly reduce noise transmission from
external sources.

A2

Residential or serviced apartment components of a
new building (including external elements such as a
balcony, roof garden, terrace or deck) must:

{a) if the building includes any single aspect
dwellings or single aspect serviced apartments, be
set back at least 5m from all side or rear boundaries
and other buildings on the same site (refer Diagram
22.4.9A); or

(b) if the building includes no single aspect dwellings
and no single aspect serviced apartments, have at
least two elevations of the building, and all habitable
room windows, that are either:

(i) set back at least 5m from a side or rear boundary
or other building on the same site; or

(ii)facing a frontage (refer Diagram 22.4.98); or

(c) be designed around an open courtyard or void
with a minimum horizontal dimension of 5m in all
directions, where:

(i) the height is no greater than 4 12m; and

(ii)at least two elevations of the building face a
frontage.

Not applicable — the proposal is for adaptive reuse of
an existing building rather than a new building.
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P2

Residential or serviced apartment components of a
new building must be designed to allow for
reasonable access to daylight into habitable rooms
and private open space, and reasonable opportunity
for air circulation and natural ventilation, having
regard to:

(a) proximity to side and rear boundaries;
(b) proximity to other buildings on the same site;

(c) the height and bulk of other buildings on the
same site;

(d) the size of any internal courtyard or void;
(e) the use of light wells or air shafts;

(f) development potential on adjacent sites,
considering the zones and codes that apply to those
sites; and

(g) any assessment by a suitably qualified person.

Not applicable see A2 above.

A3
Every habitable room in a dwelling:
(a) must have at least one external window;

(b) must have at least one external window visible
from all points of the room if a living room;

(c) where the only external window in the room is
located within a recess, that recess must be:

(i) @ minimum width of 1.2m; and

(ii} a maximum depth of 1.5 times the width,
measured from the external surface of the external
window; and

(d) must have a room depth from an external
window of:

(i) not more than 2.5 times the ceiling height; or

(ii) if an open plan layouts (where the living, dining
and kitchen are combined), not more than 8m.

Complies.

a) All habitable rooms will have a window or
light well

b) All living rooms will have at least one
external window visible from all points of
the room

c¢) Not applicable — external windows are not
located in a recess

d) The proposal complies in that the depth of
open plan living/dining rooms are less than
8m including apartment 4 that has a window
to both Elizabeth Street and the light well

P3

A3 is satisfied.
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Every habitable room in a dwelling must have
reasonable access to natural daylight and ventilation
from an external window, having regard to:

(a) the orientation of the room;

(b) the size and location of windows;

(c) the size of the room;

(d) the ceiling height;

(e) the opportunity for cross-ventilation;
(f) the proposed use of the room;

(g) overshadowing of the site from existing
development;

(h) existing site constraints; and

(i) any assessment by a suitably qualified person.

A4

Private open space must be provided for at least
100% of dwellings or serviced apartments on a site.

The characteristics of the existing building and
heritage site are such that private open space cannot
be provided for all dwellings. Apartment 4 has a
small deck on the Elizabeth Street frontage. The
proposal is therefore assessed under P4.

P4

Private open space may be provided to less than
100% of dwellings or serviced apartments on a site
if:

(a) communal open space is provided on site that
exceeds size requirements under 22.4.9 A6 by 10m2
for each dwelling unit or serviced apartment without
private open space and is of high quality in terms of
location, access to sunlight, outlook, facilities,
landscaping and accessibility;

(b) environmental conditions such as high winds or
high levels of noise would significantly diminish the
amenity of the private open space and this is unable
to be mitigated by screening that does not
unreasonably reduce access to daylight, as
demonstrated by a suitably qualified person; or

(c) the dwelling or serviced apartment is in an
existing building that cannot reasonably
accommodate private open space due to site
constraints, or impacts on historic cultural heritage

Pac) applies and is satisfied given the existing
characteristics of the heritage place cannot
reasonably accommodate private open space for all
dwellings.

Apartment 5 includes juliet balconies on Levels 6 and
7 that will allow the whole living area to convert to
an outdoor space.
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values of a place or precinct listed in the Historic
Heritage Code.

A5

Private open space for dwellings or serviced
apartments must:

(a) have an area not less than:

(i) 8m2 for 1 bedroom dwellings or serviced
apartments;

(i) 10m2 for 2 bedroom dwellings or serviced
apartments;

(1ii)12m2 for 3 or more bedroom dwellings or
serviced apartments;

(b) not include plant and equipment such as outdoor
components of an air conditioning unit.

(c) unless drying facilities are provided elsewhere on
the site, include a clothes drying area of at least 2m2
in addition to the minimum area in (a) above, that
may be in a separate location, and is screened from
public view;

(d) have a minimum horizontal dimension of 2m, or
1.5m for a 1 bedroom dwelling or serviced
apartment;

(e) where above ground floor level, not be located
within 5m of private open space of any other
dwelling or serviced apartment in another building
(excluding between conjoined terrace-style dwellings
or serviced apartments); and

(f) be screened visually and acoustically from
mechanical plant and equipment, service structures
and lift motor rooms

The proposal is assessed under P5.

P5

Private open space for dwellings or serviced
apartments must provide reasonable amenity and be
capable of meeting the projected outdoor recreation
requirements of occupants, having regard to:

(a) the size and minimum dimensions of the space,
excluding space occupied by plant and
equipment such as outdoor components of an air
conditioning unit;

The POS for apartment 4 overlooking Elizabeth
Street Mall and directly accessible from the living
area will provide interest and reasonable amenity
having regard to these considerations.
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(b) the amount of space available for furniture or
plantings;

(c) the potential for significant noise intrusion;

(d) proximity and overlooking to the private open
space of existing adjacent residential and
serviced apartment developments;

(e) screening where necessary for privacy that does
not unreasonably restrict access to daylight;

(f) screening where necessary for noise and wind
protection that does not unreasonably restrict
access to daylight;

(g) screening from public view for clothes drying
areas; and

(h) any advice from a suitably qualified person.

A6

Sites with 10 or more dwellings or serviced
apartments must provide communal open space on
the site that:

(a) is at least 70m2 , with an additional 2m2 for
every dwelling or serviced apartment over 10;

(b) if provided in multiple locations, at least one
single area must be a minimum of 40m2 ;

(c) has a minimum horizontal dimension of 3m;

(d) includes at least 20% of the total area for
plantings (including food growing), being deep soil
planting if at ground level;

(e) is directly accessible from common entries and
pathways;

(f) screens any communal clothes drying facilities
from public view;

{g) may be above ground floor level, including
rooftops;

(h) is screened visually and acoustically from
mechanical plant and equipment, service structures
and lift motor rooms;

(i) does not include vehicle driveways, manoeuvring
or hardstand areas; and

This standard does not apply to the proposal for 5
dwellings.
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(i) includes no more than 20% of the total area
located between 30 degrees East of South and 30
degrees West of South of:

(i) a building on the site with a height more than
3m; or

(i) a side or rear boundary within 5m

P6

Sites with 10 or more dwellings or serviced
apartments must provide communal open space on
the site that provides reasonable amenity and
outdoor recreation opportunities for occupants,
having regard to:

(a) the area and dimensions of the space;

(b) the total number of dwellings or serviced
apartments on the site;

(c) the accessibility of the space;

(d) the flexibility of the space and opportunities for
various forms of recreation;

(e) the availability and location of common facilities
within the space;

(f) landscaping;

(g) the pravision of gardens, trees and plantings
(including food gardens) appropriate in area to the
size of the communal open space;

(h) accessibility to daylight, taking into account the
development potential of adjacent sites;

(i) the outlook from the space;

(j) the level of noise intrusion from external noise
sources; and

(k) any advice from a suitably qualified person;
unless:

(i) the dwellings or serviced apartments are
located in an existing building where communal
open space cannot be reasonably achieved due
to site constraints, or impacts on historic
cultural heritage values of a place or precinct
listed in the Historic Heritage Code;

See A6 above.
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(ii) public open space that is of high quality in
terms of location, access to sunlight, outlook,
facilities, landscaping and accessibility and that
can adequately accommodate the

A7

Each multiple dwelling must be provided with a
dedicated and secure storage space of no less than
6m3, located externally to the dwelling.

The proposal includes secure storage in the
basement for each dwelling that satisfies this
requirement.

P7

Each multiple dwelling must be provided with
adequate storage space.

See A7 above.

Waste Storage and Collection (22.4.10)

Objective:

To ensure the storage and collection of waste provides for a reasonable level of amenity and safety for
surrounding occupants and for traffic, cyclists, pedestrians and other road and footpath users.

Development Standard

Assessment

Al

Bulk waste bins that are commercially serviced must
be provided for sites:

(a) with more than one commercial tenancy;

(b) with one commercial tenancy that is greater than
100m2;

(c) with more than 4 dwellings or visitor
accommodation units (or 3 if a mixed use site); and
(d) with more than 2 dwellings or visitor
accommodation units (or 1 if a mixed use site) if
fronting a pedestrian priority street (Figure £6.7.12);

unless:

(i) there are no more than 4 individual bins for
kerbside collection at any one time per
commercial site or any site fronting a pedestrian
priority street (Figure £6.7.12);

(i) There are no more than 8 individual bins for

kerbside collection at any one time per

residential or mixed use site not fronting a

pedestrian priority street (Figure E6.7.12); or

The waste management approach is detailed in
Section 2 above and relies on commercial service
from eth Kemp Street kerbside. The proposal is
therefore assessed under P1.
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(iii) Individual bins are commercially serviced
without being placed on the kerbside for
collection.
P1 The waste management approach is outlined in

Bulk waste bins that are commercially serviced must
be provided unless kerbside collection would not
unreasonably compromise the amenity of the
surrounding area or the flow and safety of vehicles,
cyclists and pedestrians, and:

(a)  the frontage of the site has a width equivalent
to 5m for each dwelling, accommodation unit

or tenancy with individual bins; or

(b)  bulk waste bin storage and collection cannot

reascnably be provided on site due to:
(i) impacts on historic cultural heritage
values of a place or precinct listed in the
Historic Heritage Code; or

(i)  site constraints, if for an existing
building.

Section 2 above and satisfies the requirements of
P1.

A2

An on-site storage area, with an impervious surface
{unless for compostables), must be provided for bins
that:

(a) if for separate bins per dwelling, visitor
accommodation or commercial tenancy:

(i) provides an area for the exclusive use of
each dwelling, accommodation unit or
tenancy, and is not located between the
building and a frontage;

(ii) is set back not less than 4.5m from a
frontage unless within a fully enclosed
building;

(iii) is not less than 5.5m horizontally from any
dwelling or accommodation unit unless for bins
associated with that dwelling, or within a fully
enclosed building; and

(iv) is screened from the frontage and any
dwelling or accommodation unit by a wall to a

The basement level plan and waste management
plan outlined in Section 2 above demonstrate that
A2 is satisfied.
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height not less than 1.2m above the finished
surface level of the storage area.

(b) If for bulk waste bins:
(i) is located on common property;

(ii)includes dedicated areas for storage and
management of recycling and compostables;

(iii) is not less than 5.5m from any dwelling or
accommodation unit unless within a fully
enclosed building;

(iv) is set back not less than 4.5m from a
frontage if fronting a pedestrian priority street
(Figure E6.7.12);

(v) is screened from any public road, dwelling
or accommodation unit by a wall to a height
not less than 1.8m above the finished surface
level of the storage area;

(vi) is accessible to each dwelling,
accommodation unit or tenancy without the
requirement to travel off-site; and

(vii)where the development is mixed use, have
separate storage spaces for commercial and
residential bins with separate access to each.

P2

A storage area for waste and recycling bins must be
provided that is:

(a) capable of storing the number of bins required for
the site;

(b) of sufficient size to enable convenient and safe
access and manoeuvrability for occupants, and waste
collection vehicles where relevant;

(c) in a location on-site that is conveniently and safely
accessible to occupants, without compromising the
amenity and flow of public spaces;

(d) screened from view from public spaces and
dwellings or accommodation units; and

(e) if the storage area is for common use, separated
from dwellings or units on the site to minimise
impacts caused by odours and noise.

See A2 above.
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A3

Bulk waste bins must be collected on site by private
commercial vehicles, and access to storage areas
must:

(a)in terms of the location, sight distance, geometry
and gradient of an access, as well as off-street
parking, manceuvring and service area, be
designed and constructed to comply with
AS2890.2:2018: Parking Facilities: - Off-Street
Commercial Vehicle Facilities;

(b) ensure the vehicle is located entirely within the
site when collecting bins; and

(c) include a dedicated pedestrian walkway,
alongside or independent of vehicle access ways.

The proposed kerbside pick up is to be assessed
under P3.

P3

A waste collection plan demonstrates the
arrangements for collecting waste do not
compromise the safety, amenity and convenience of
surrounding occupants, vehicular traffic, cyclists,
pedestrians and other road and footpath users,
having regard to:

(a) the number of bins;

(b) the method of collection;

(c) the time of day of collection;
(d) the frequency of collection;

(e) access for vehicles to bin storage areas, including
consideration of gradient, site lines, manoeuvring,

direction of vehicle movement and pedestrian access;

(f) distance from vehicle stopping point to bins if not
collected on site;

(g) the traffic volume, geometry and gradient of the
street; and

(h) the volume of pedestrians using the street and
whether it is a pedestrian priority street (Figure
£6.7.12).

The proposed waste management plan shown on
the basement plan and described in Section 2
above are considered to satisfy P3.
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5. Conclusion

Kodak House was constructed in 1920 to capitalise on the growing recreational photography market, with the
top floor added in 1929. Overlooking the Elizabeth Street Mall, the building is memorable for its slender
appearance, yellow colouring and its iconic KODAK signage.

The proposal, retaining ground floor commercial use, is to upgrade the building and convert the upper levels
from vacant commercial tenancies to residential including new internal and external access stairs, light well
and internal lift. A top floor apartment extension is also proposed at the north east, Purdy’s Mart end of the
building.

The design is considered a sensitive and well resolved contemporary adaptation of the heritage building to
support the reuse of underutilised upper floors. It is considered to demonstrate a high degree of compliance
with the planning scheme including the height and siting standards for the Central Business Zone and the
Historic Heritage Code. The cultural heritage significance of this memorable building will be rejuvenated and
complimented by its new use and additions.

The proposal has also been assessed to satisfy Council’s proposed residential amenity standards for the
Central Business Zone that are currently before the Tasmanian Planning Commission.

The proposal is assessed to comply with the planning scheme and a permit should be issued following public
advertisement.

Frazer Read

Principal
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From: Frazer Read
To: \ictoria Maxwell
Cec: Frazer Read
Subject: FW: 45 Elizabeth Street | Kodzak | PLN-20-524
Date: Tuesday, 15 September 2020 6:20:50 AM
Attachments: imaged02.png

image003.png

20.0371 20200914 H.pdf
20035 45 Elizabeth St DAO4 REV2.pdf

Dear Victoria,

Please see email below confirming new garbage layout OK from Cam Cecil.

Please find attached the updated DAO4_ Rev 02 showing the basement changes for garbage and access
to meters - and updated Concept Services plan showing the response to the TAS WATER RFI portion,

including better access and clearway to the stacked meters.

I'will lodge the information through the Portal.

Regards

Frazer Read
Principal

0400 109 582 frazer@allurbanplanning.com.au
19 Mawhera Ave, Sandy Bay Tasmania 7005

AllUrbanPlanning

Planning
Institup_e

From: Cameron Cecil [mailto:cecilc@hobartcity.com.au]
Sent: Monday, 14 September 2020 4:37 PM
To: Catherine Williams <Catherine. Willlams@jawsarchitects.com>; Victoria Maxwell

<maxwellv@hobartcity.com.au>

Cc: Karen Abey <abevk@hobartcity.com.au>; Ben lkin <ikinb@hobartcity.com.au>
Subject: RE: 45 Elizabeth Street | Kodak | PLN-20-524

Hi Catherine,

Per discussion 4x330L bins is acceptable, and it would be better if the ramp was done in two 150mm
lifts. For future projects | would encourage you to make use of the sustainability Victoria guide to
waste management for multi-unit developments as the Council have no problem supporting waste
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plans not completed by a specialist providing they meet the recommendations in this guide, Similarly, |
note that the online calculator has a print function, and inclusion of the output from the calculator
would be recognised and supported {and would save me from having to do it when completing my

assessmentl),

Regards,

Cameron Cecil B Eng (civil
Development Engineer | City Planning

L1,
"
Cityof HOBART

16 Elizabeth Street, Hobart, Tasmania, Australia, 7000 | hobartcity. com.au
Telephone (03) 6238 2188

From: Catherine Williams [mailto:Catherine. Williams@jawsarchitects.com]

Sent: Friday, 11 September 2020 12:44 PM

To: Victoria Maxwell <maxwellv@hobartcity.com.au>; Cameron Cecil <cecilc@hobartcity.com.au>
Subject: FW: 45 Elizabeth Street | Kodak | PLN-20-524

Importance: High

CAUTION: This email originated from outside of the organisation. Do not click links or open
attachments unless you recognise the sender and know the content is safe.

Hi Cameron
We just received an RFI about Garbage. Victoria gave me your name.

| have attached a slightly altered version . This looks to using 4 x 330L bins and pushing up a short 1:8
ramp directly accessing the door,

It's a tricky site and unfortunately we don’t have too many options down here.

Hoping this reconfiguration may address your concerns about manoeuvring the larger 660 bins in such
a contorted manner.

| am hoping to speak with you before we resubmit formally to try and shart cut the process.

Kind regards
Cath

CATHERINE

MILLIAME  ASSOCIATE

DIRECT LINE: 03 6218 2105 | www.jawsarchitects.com
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This communication and any files transmitted with it are intended for the named
addressee, are confidential in nature and may contain legally privileged
information.

The copyving or distribution of this communication or any information it
contains, by anycne other than the addressee or the persecn respogs%ble for
delivering this communication to the intended addressee, is prohibited.

If you receive this communication in error, please advise us by reply email or
telephone on +61 3 6238 2711, then delete the communication. You will be
reimbursed for reascnable costs incurred in notifying us.

Please consider the environment - Do you really need to print this email?

This email was processed through Xeams to
filter junk messages. If you feel this message has been tagged incorrectly, you can change its

category by clicking the link below. Click here to mark email as junk.
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AllUrbanPlanning

31 August 2020

Victoria Maxwell
Development Appraisal Planner
Hobart City Council

Dear Victoria
Further Information — PLN - 20-524

45 Elizabeth Street — Partial Demolition, Alterations, Extension and change of use General Retail
and Hire and Five Multiple Dwellings.

I refer to your request for information 27 August 2020 regarding the above and respond to each
of the matters as follows:

Tas Water
Please see attached Concept Services Report addressing TasWater's request.
Heritage Code

HER Fil — It is intended that the exterior of the building will be repainted in a similar ‘Kodak’
yellow.

HER Fi2 — it is intended that the existing window frames and hardware on the upper levels on the
Elizabeth Street facade will be retained. Glazing will be replaced within these frames.

HER Fi3 — Please see attached photos of the existing internal arrangements of the building. As
explained on site, the existing lift is not operational or accessible at present and additional
photographs are not possible at this stage. It is intended that a photographic record of all parts of
the building to be demolished will be provided to Council as a condition of approval prior to
commencement of work on site.

Waste Management

PA13 — As discussed in Section 2 of the Planning Report the ground floor basement area will
include provision for domestic waste and recycling in 2 x 660! bins. The Body Corporate
nominated Caretaker will be responsible for moving the bins using the low level platform lift and
manually pushing to the kerbside, Kemp Street Location nominated on the Lower Ground
Basement Plan. The private collection service is proposed to come weekly for servicing in early
maorning periods, with bins being moved back to the Lower Ground Level following collection via
prior arrangement. The bin collection location on Kemp Street is constrained due to the width of
existing building and site.

Waste for the commercial tenancy will be managed by 2x 240L bins located in the rear storeroom
of that tenancy. The tenant will move bins to Elizabeth Street Mall for weekly Council collection.

19 Mawhera Ave, Sandy Bay Tasmania 7005 Call 0400 109 582 Email frazer@allurbanplanning.com.au  allurbanplanning.com.au

1
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The above information as already provided with the application is considered sufficient for
Council to determine the application under the planning scheme. In this regard it is noted that
the existing planning scheme provisions (as opposed to the draft residential amenity provisions)
do not include specific provisions that deal with waste management and disposal.

Stormwater Code
Please see attached Concept Services Report.
Inundation Prone Areas Code

As discussed with Mohsen, the Inundation Prone Areas Code does not apply to this proposal that
does not involve:

e Change of use to new use for a habitable room at the Lower Ground Level on Kemp
Street Purdy’'s Mart (E15.2.1(b) or at Ground Level on Elizabeth Street in that the
Elizabeth Street level is already used as a shop and that the proposed Lower Level
alterations do not create a habitable room. | note that the definition of a habitable room
under the planning scheme excludes a corridor, stair lobby etc that is not occupied
frequently or for extended periods.

any room of a dwelling other than a bathroom, laundry, toilet, pantry, walk-in
wardrobe, corridor, stair, hallway, lobby, clothes drying room and other space of a
specialised nature occupied neither frequently nor for extended periods.

e development at ground level (E15.2.1(c))
75CA Agreement — Overhand of Kemp Street/Purdy’s Mart

This matter has now been resolved. Please see attached advice from HCC Manager Surveying
Services.

Response to Other Queries
The following additional responses are provided by JAWS architects to clarify design matters
discussed on site:

Bay Window | Floor Details

All existing steel framed bay window details, hardware and surrounds will be retained. The existing
junctions of concrete floor slabs to masonry bay window framing will be maintained for levels 1, 2
and 3. Where new ceilings are added below the existing concrete floors, to satisfy National Building
Code requirements for Fire Separation and Sound isolation between the individual apartments, this
will be done in a sensitive manner that will not visually effect the frame or surround details.

The removal of the existing concrete floor at Level 4 and the new lower concrete floor will be
sensitively detailed to step behind the existing feature Bay window, allowing the external fabric to
visually remain unchanged.
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If required, further construction details can be conditioned for endorsement prior to Building Permit,
when sufficient building fabric knowledge and construction consultant team has worked through all
the related issues that will contribute to this detail.

Elizabeth Street Mall - New Opening

Creating the opening in the Elizabeth Street facade at the end of Apartment 4 is integral to the
amenity of that apartment. It provides the only outlook and views for the apartment. Due to facade
detailing the signage panel of masonry is cleanly framed. This is the portion of the elevation
proposed to be opened up.

We understand the Kodak sign represents the cultural heritage and story of the building and we are
hopeful that the new life of the building and its amenity requirements can add an interesting layer
to the story, particularly to this element of the facade.

The existing sign is thought to be rendered masonry of approximately 15mm relief integral with the
rendered finish of the existing blockwork wall. It has been highlighted by careful paint-work over
the relief.

We are seeking permission to replicate the signage element and sensitively suspend the sign back in
its original location. Directly behind the opening is the proposed external deck to Apartment 4. The
view through the suspended signage element to the sky from the mall will be dynamic. Conversely
the view through the sign from the Apartment will also give a unique quality and story to the
apartment.

There are a number of ways this may be done. We initially propose taking a Lidar Survey of the
signage element on the fagade. This would give electronic information at a highly detailed level of
0.015/mm accuracy. With this accuracy and detailed level of information of location, font,
thickness and size, 3D cad/cam modelling can be used to form synthetic polymer cast of the
individual letters. These letters can in turn can be rendered and painted. Another aption is to use
the survey information to produce a powder coated steel plate version of the letters, finished in a
matt Black paint for durability. These could be given the same thickness as the relief. If it were to
be a metal signage replica this would refer to the elegant steel framing of the existing bay windows
below.

We propose 3 very slender steel flat supports spanning horizontally with each letter accurately
located and mechanically fixed to the rear of the letters. The mid span of the horizontal flats would
require a slender single vertical rod to allow all the members to be fine, elegant and simple. The
framing would be in light recessive metal finish

We believe this interpretation of the sign will not detract from, or detrimentally affect the Cultural
Heritage of the whole facade, but instead allow the new life of the building to become a visible
layer, contributing to an ongoing story of the building.
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I trust the above and attached information stratifies Council and TasWater’s queries.
I'would be pleased to discuss as necessary.

Yours sincerely
T2

Frazer Read
Principal
All Urban Planning Pty Ltd
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thel & RESULT OF SEARCH "‘
I RECORDER OF TITLES el
Tasmanian
] Issued Pursuant to the Land Titles Act 1980 Government
SEARCH OF TORRENS TITLE
VOLUME FOLIO
231481 1
EDITION DATE OF ISSUE
6 03-Apr-2008

SEARCH DATE : 15-Aug-2020
SEARCH TIME : 08.38 AM

DESCRIPTION OF LAND

City of HOBART
Lot 1 on Plan 231481
Derivation : Part of 21.1/2 Perches Sec. K. Gtd. to W. Bunster

Prior CT 3170/77
SCHEDULE 1
C558944 TEREANSFER to GIAMEOS HOLDINGS PTY LTD Registered
24-Feb-2005 at 12.01 PM
SCHEDULE 2

Reservations and conditions in the Crown Grant if any
C430786 MORTGAGE to Commonwealth Bank of Australia
Registered 03-Apr-2008 at noon

UNREGISTERED DEALINGS AND NOTATIONS

No unregistered dealings or other notations

Page 1 of 1

Department of Primary Industries, Parks, \Water and Environment www.thelist.tas.gov.au
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Search Date: 15 Aug 2020

thel , FOLIO PLAN
I RECORDER OF TITLES
200 Issued Pursuant to the Land Titles Act 1980

=

A

Tasmanian
Government

ORIGINAL —NOT TO BE REMOVED FROM TITLES OFFICE
CERTIFICATE OF TITLE

Register Book
Vol. Fol.

5173077

P 1468

TASMANIA

REAL PROPERTY ACT, 1862, as amended
NOTE- - REGISTERRED Fuli OFFICE
CONVENIENCE T LEPLACE

H

Cert. of Title Vol. 257. Fol. 102.

I certify that the person described in the First Schedule is the registered proprietor of an estate
in fee simple in the land within described together with such interests and subject to such encum-
brances and interests as are shown in the Second Schedule. In witmess whereof 1 have hereunto
signed my name and affixed my seal.

: (VWA

Recorder of Titles.

DESCRIPTION OF LAND

CITY OF HOBART '
FIVE PERCHES on the Plan hereon

FIRST SCHEDULE (Continued overleaf)

KCDAK (AUSTRALASIA) LIMITED

3 ARE NO LONGER SUBSISTING.

SECOND SCHEDULE (Continued overleaf)
NIL.

Lot 1 of this plan consists of all the
land comprised In the above-mentioned
cancelled folio of the Register,

231481

REGISTERED

CANCELLED

\&(",ﬁq' —1

o

13 FEB 1995
oA
RECCRCER CF 1T
NEW TELE 155

Sec.K. - i -
Part of 21.1/2 Perches/Gtd.to W. Bunster Meas.in Links 18/21 Hob.
‘

o1 e Ldition, Registered
LR b
Derived from C.T, Vol.257. Fol.102. Transfer ULE1G A. S. Brownell

Search Time: 08:38 AM Volume Number: 231481 Revision Number: 01

Page 1 of 1

Department of Primary Industries, Parks, Water and Environment

www.thelist.tas.gov.au
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thel & RESULT OF SEARCH "‘
I RECORDER OF TITLES —~
Tasmanian
] Issued Pursuant to the Land Titles Act 1980 Government
SEARCH OF TORRENS TITLE
VOLUME FOLIO
113200 2
EDITION DATE OF ISSUE
1 28-Nov-1996

SEARCH DATE : 15-Aug-2020
SEARCH TIME : 08.38 AM

DESCRIPTION OF LAND

City of HOBART

Lot 2 on Sealed Plan 113200

Derivation : For grantees see plan

Prior CTs 40361/1, 40361/2, 40365/1, 210533/1 and 207810/1

SCHEDULE 1
B989230 TRANSFER to HOBART CITY COUNCIL Registered
28-Nov-199€ at noon
SCHEDULE 2
Reservations and conditions in the Crown Grant if any

SP 113200 EASEMENTS in Schedule of Easements
B989230 FENCING PROVISION in Transfer

UNREGISTERED DEALINGS AND NOTATIONS

No unregistered dealings or other notations

Page 1 of 1

Department of Primary Industries, Parks, \Water and Environment www.thelist.tas.gov.au
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thel . FOLIO PLAN -
I RECORDER OF TITLES
oo

—~
Tasmanian
Issued Pursuant to the Land Titles Act 1980 Government
owNER Habart Cily Council, The Crown PLAN O F SURVEY
H-M-The Guees-
C.T. Z0TBIO~| ,c.fr LOBGI-1l+ 2
FOLIO REFERENCE -CT-4601-100,C T 46014

REGISTERED NUMBER
'p <
e Y SURVEYOR  prasary Dhce “" Indoe of
-6F-2408-64 £ LT 246292 CT.4036571
C-T. 2105331

¥ & RNDERSON PTY.LTD, SP11 3200
LOCATION 26 sy STREET- KNGSTON

GRANTEE Pa{l of Locn 1 SecR to John Manby,

part of 1808 i Sec.R. Gid. to Anthomy Ferm

APPROVED
CITY OF HOBART EFFECTIVE FRop 48 Nov ﬁ%
sz & part of G- 1€ in Sex. R.Gid.to David 1;2
ey

SCALE 1 250 LENGTHS IN METRES Recorder of Titles
MAPSHEET MUNICIPAL LAST UPI No, 207060, 2100008, LAST PLAN DAG3G, ALL EXISTING SURVEY NUMBERS 10 BE
CODE Mo Bt W (572542 2100007, 2100687 No. DAG36S, 599 40,5 CROSS REFERENCED ON THIS PLAN

alo-t, C.T. 210533
LOT 115 COMPILED FROM WW
& THIS SURVEY. . _o\oaciy

A
LOT 2 16 COMPILED FROM CTAG&!—AGG-(. THIS SURVEY. v

(15/28")

(6/30™")

(599/10°)

(D100813}

(D 40368)

(D48338) (o 113201 BAL)

Search Date: 15 Aug 2020 Search Time: 08:38 AM Volume Number: 113200 Revision Number: 01
Department of Primary Industries, Parks, Water and Environment

Page 1 of 1
www.thelist.tas.gov.au
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thel SCHEDULE OF EASEMENTS =
N
RECORDER OF TITLES -
) ] Tasmanian
00 Issued Pursuant to the Land Titles Act 1980 Government
Registered Number
SCHEDULE OF EASEMENTS J
NOTE: THE SCHEDULE MUST BE SIGNED BY THE OWNERS SP 0
& MORTGAGEES OF THE LAND AFFECTED.
SIGNATURES MUST BE ATTESTED.
EASEMENTS AND PROFITS PAGE 1 OF 1 PAGES
Each lot on the plan is together with:-
(1) such rights of drainage over the drainage easements shown on the plan (if any) as may
be nectessary to drain the stormwater and other surplus water from such lot; and
(2) any easements or profits a prendre described hereunder.
Each lot on the plan is subject to:-
(1) such rights of drainage over the drainage easements shown on the plan (if any) as
passing through such lot as may be necessary to drain the stormwater and ofther surplus
water from any other lot on fthe plan; and
(2) any easements or profits a prendre described hereunder.
The direction of the flow of water through the drainage easements shown on the plan
is indicated by arrows.
No covenants or profits a prendre are intended to be created.
That portion of lots 1 and 2 which formerly comprised the land in Certificate of Title
Volume 4601 Folio 100 is subject to a right of way created by Conveyance No.
38/2762 (appurtenant to adjoining land) so far as the same is valid subsisting and
capable of taking effect.
Signed by the Honourable Thomas John Cleary ) }
the Minister for the time being administer- ) ’]L_ Fo
ing the Crown Lands Act 1976 for and on ) L S VY X G
behalf of the Crown in the presence of:- )
T T
: S
. PLAN
SUBDIVIDER : SEALED BY :
FOLID REF : DATE :
SOLICITOR
& REFEREN(E : asrssamimrennnn L T T T
REF Mo. General Manager
NOTE: THE COUNCIL GENERAL MANAGER MUST SIGN THE CERTIFICATE FOR THE PURPOSE
OF IDENTIFICATION.
Search Date: 15 Aug 2020 Search Time: 08:38 AM Volume Number: 113200 Revision Number: 01 Page 1 of 1

Department of Primary Industries, Parks, Water and Environment

www.thelist.tas.gov.au
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HERITAGE REFERRAL ASSESSMENT

Application Number: | PLN-20-524

Address: 45 ELIZABETH STREET HOBART TAS 7000

Description: Partial Demolition, Alterations, Extension and Change of
Use to General Retail and Hire and Five Multiple Dwellings

Planner: Victoria Maxwell

Assessment Officer: | Lucy Burke-Smith, Associate, Purcell Asia Pacific Limited

Recommendation: not acceptable

Historical Overview

The following historical overview is taken from the Central Area Heritage Review
Reference C9:

There were several other Kodak House buildings constructed in Australian
Capitals’:

- Kodak House, George Street Sydney ¢.1930, demolished and replaced with a
¢.1960s building, now too demoished

- Kodak House, 250-252 Queen Street Brisbane, ¢.1914, now demolished

- Kodak House, 252 Collins Street Melbourne, 1935, extant.

The building stands on land that was originally granted to John McDougall.
There were buildings occupying this allofment by the 1840s. By the early 1900s,
there was a cojoined shop occupying the site. This shop was one of two
conjoined shops owned by Mr A Spencer Brownell, who was presumably
connected with Brownell Brothers Ltd, a large department store located in
Liverpool Street (now Myers). Brownell owned the property until the early 1920s,
when the shop was purchased by the Kodak Company, and replaced by Kodak
House in ¢1924. The new building was connected to the City's sewerage system
in 1924. Two years later, plans were submitted fo the HCC for the addition of a
fifth floor to the building. The architect for the project was G Stanley Crisp of 137
Macquarie Sireet. The new fifth floor was planned to be used as a processing
room. The facade was transformed with the words 'Kodak House' being added
in large lettering to the new top section with a definitive castle-like form. Kodak
(Australasia) Pry Itd continued to own and occupy the property up until 2002,
when it was sold.

! Hobart City Council Central Area Heritage Review Reference C9

https://purcellukcom-my sharepoimnt com/personal/ lucyburkesmith_purcelluk_com/documents/tas’kodak honse/heritage referral - final
20201029 docx
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Archival images and site photographs

VY i

(— -‘—..’,/E‘/A.._

7
(S

Elizabeth Street Hobart 1937 (Source: Libraries Tasmania NS3304-1-1_96-1 04) |

Te ALD %

https://purcellukcom-my sharepomt.com/personal/Tucyburkesmith_purcelluk_com/documents/tas’kodak house heritage referral - final
20201029.docx
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y
y

Kodak ouse (Sore: Purcell October 2020)

This assessment has been drafted with reference to the two (2) representations
made during the statutory period between 22" September and 6™ October 2020, as
summarised within Section 5 of the Draft Council Planning report.

https://purcellukcom-my sharepomt.com/personal/lucyburkesmith_purcelluk_com/documents/tas’kodak house/heritage referral - final
20201029.docx
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HIPS 2015 Applicable Specific clauses
Discretions yes/no
E13.0 Heritage yes E13.7.1 P1 (a), (b), (c) and (d)
Place E13.7.2 P1
E13.7.2P2
E13.7.2P3
E13.7.2 P4
E17.0 Signs yes E17.7.2 P1 (a) to (i)
Code
22.4.1 yes A5/P5
22.4.3 yes A3/P3

Historic Heritage Code

E13.7.1 Demolition

Objective:

To ensure that demolition in whole or part of a heritage place does not result in the
loss of historic cultural heritage values unless there are exceptional circumstances.

E13.7.1 P1

Demolition must not result in the loss of significant fabric, form, items, outbuildings
or landscape elements that contribute to the historic cultural heritage significance
of the place unless all of the following are satisfied;

(a) there are, environmental, social, economic or safety reasons of greater
value to the community than the historic cultural heritage values of the place;

(b)  there are no prudent and feasible alternatives;

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

(d)  significant fabric is documented before demolition.

The proposal seeks approval for the demolition of the following features to the
building interiors:
- non-criginal lightweight partition walls across all levels
- original masonry walls
- toilets to levels 2 and 3
- the central stair and lift shaft
- concrete floor to level 4 and partial floors for the creation of a lightwell
Externally the proposal seeks approval for the demolition of:
- The rear fire exit stair widows and walls to the rear elevation for a new fire
stair
- Partial demolition of the roof and roof members
- Isolated demolition of south east and north west elevations for the creation
of openings
- Rendered ‘Kodak House' signage to the south west elevation

The rendered ‘Kodak House’ signage is significant fabric which contributes to the
cultural heritage significance of the place. Its demolition would diminish its cultural
heritage values.

The proposed demolition of the signage and partial demolition of the boundary
walls does not substantiate exceptional circumstances as outlined in E13.7.1 (a)
and (b), which might warrant the proposed demolition.

The remaining scope of proposed demolition has been carefully considered in
design development and could be otherwise supported. It is not result in a loss of

historic cultural heritage values of the place.

https://purcellukcom-my sharepoimnt com/personal/ lucyburkesmith_purcelluk_com/documents/tas’kodak honse/heritage referral - final
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The proposal does not comply with the performance criterion.

E13.7.2 Buildings and Works other than Demolition

Objective:

To ensure that development at a heritage place is:

(a) undertaken in a sympathetic manner which does not cause loss of historic
cultural heritage significance; and

(b) designed to be subservient to the historic cultural heritage values of the
place and responsive to its dominant characteristics.

E13.7.2 P1

Development must not result in any of the following:

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

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

The proposed additions are limited to a minor rooftop extension and upgrade to the
rear fire exit. The design of these elements is sympathetic to the place and does
not detract form its cultural heritage significance. It enhances the presentation of
Kemp Street through the removal of the existing unsympathetic exit stair and
replacement with an element sympathetic in its form, material, colour and finish.
The proposed fenestration will break perceptions of bulk through visual relief. This
element integrates with the rooftop extension in proportions which do not detract
from the characteristic form of the existing Kemp Street elevation.

The proposed additions are sufficiently setback from the Elizabeth Street frontage
such that the dominant characteristics of this elevation will be retained.

The proposal does not impact on significant streetscape elements and will not
result in a loss of historic cultural heritage significance.

The proposal complies with the performance criterion.

E13.7.2P2

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

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

(b) setback from frontage;

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

(d) using less dominant matetials and colours.

The proposal is sufficiently set back from the Elizabeth Street facade and will not
impact the dominant characteristics of this elevation. The addition to Kemp Street
is of a scale and bulk which does not dominate or detract from the existing. As per
E13.7.2 materials, colour and fenestration are complementary to the place.

The proposal complies with the performance criterion.

https://purcellukcom-my sharepoimnt com/personal/ lucyburkesmith_purcelluk_com/documents/tas’kodak honse/heritage referral - final
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E13.7.2 P3

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

The proposed materials, built form and fenestration are complementary to the
place while being readily identifiable as new additions.

The proposal complies with the performance criterion.

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

The proposed replacement exit stair is of a form and scale consistent with that of
the existing. The roof top addition is considered a minor extension and one which
does not detract form the historic cultural heritage significance of the place.

The proposal complies with the performance criterion.

Signs Code

Objective:

To ensure the size, design and siting of signs complements and does not impact
on the cuitural heritage significance of places or precincts listed in the Historic
Heritage Code. r1

E17.7.2 P1

A sign on a Heritage Place listed in the Historic Heritage Code or within a Heritage
Precinct or Cultural Landscape Precinct must satisfy all of the following:

(a) be located in a manner that minimises impact on cultural heritage
significance of the place or precinct;

(b) be placed so as to allow the architectural details of the building to remain
prominent;

(c) be of a size and design that will not substantially diminish the cultural
heritage significance of the place or precinct;

(d) be placed in a location on the building that would traditionally have been
used as an advertising area if possible;

(e) not dominate or obscure any historic signs forming an integral part of a
building’s architectural detailing or cultural heritage values;

(f have fixtures that do not damage historic building fabric, including but not
restricted to attachments to masonry and wood, such as to using non-corrosive
fixings inserted in mortar joints;

(9) not project above an historic parapet or roof line if such a projection impacts
on the cultural heritage significance of the building;

(h) be of a graphic design that minimises modern trademark or proprietary logos
not sympathetic to heritage character;

(i not use internal iflumination in a sign on a Heritage Flace unless it is
demonstrated that such illumination will not detract from the character and cultural
heritage values of the building.

The interpretative signage proposed to replace that of the significant rendered
‘Kodak House' will diminish the cultural heritage significance of the place by virtue
of the demolition of the existing signage. Further it does not allow for the retention
of significant architectural details.

The proposal does not comply with the performance criterion.

https://purcellukcom-my sharepoimnt com/personal/ lucyburkesmith_purcelluk_com/documents/tas’kodak honse/heritage referral - final
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Central Business Zone

22.4.1 Building Height

Objective

That building height:

(a) contributes positively to the streetscape and townscape;

(b) does not unreasonably impact on historic heritage character;

(c) does not unreasonably impact on important views within the urban
amphitheatre;

(d) does not unreasonably impact on residential amenity of land in a residential
zone; and

(e) provides significant community benefits if outside the Amenity Building
Envelope.

22.4.1 A5

Building height of development within 15m of a frontage and not separated from a
place listed in the Historic Heritage Code by another building, full lot (excluding
right of ways and lots less than 5m width) or road (refer figure 22.5 j), must:

(a) not exceed 1 storey or 4m (whichever is the lesser) higher than the facade
building height of a heritage building on the same street frontage (refer figure 22.5
if); and

(b) not exceed the facade building height of the higher heritage building on the
same street frontage if the development is between two heritage places (refer
figure 22.5 ii);

or
(c) comply with the building height in Clauses 22.4.1 A1 and A2;
whichever is the lesser.

The proposal does not comply with the acceptable solution. The new extension to
Kemp Street adjoins 47 Elizabeth Street, which is listed on Table E13.1 as a
heritage place (Ref No. 992). The subject place exceeds the height of 47 Elizabeth
Street by more than 1 storey.

The proposal should therefore be assessed against 22.4.1 P5.

22.4.1P5

Building height within 15m of a frontage and not separated from a place listed in
the Historic Heritage Code by another building, full lot (excluding right of ways and
lots less than 5m width) or road (refer figure 22.5 i), must:

(a) not unreasonably dominate existing buildings of cultural heritage
significance; and

(b) not have a materially adverse impact on the historic cultural heritage
significance of the heritage place;

(c) for city blocks with frontage to a Solar Penetration Priority Street in Figure 22.2,
not exceed the Amenity Building Envelope illustrated in Figure 22.3, unless it can
be demonstrated that the overshadowing of the public footpath on the opposite
side of the Solar Penetration Priority Street does not unreasonably impact on
pedestrian amenity.

The existing form and proportions of 45 and 47 Elizabeth Street are
complementary to one another. The proposed upper level extension does not alter
this relationship when viewed from Kemp Street and will not be visible from
Elizabeth Street. The increase in building height will not dominate 47 Elizabeth
Street and as such the proposal will not adversely impact on the historic cultural
heritage significance of the place at 47 Elizabeth Street.

https://purcellukcom-my sharepoimnt com/personal/ lucyburkesmith_purcelluk_com/documents/tas’kodak honse/heritage referral - final
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| The proposal complies with the performance criterion.

22.4.3 Design

Objective

That building height:

(a) contributes positively to the streetscape and townscape;

(b) does not unreasonably impact on historic heritage character;

(c) does not unreasonably impact on important views within the urban
amphitheatre;

(d) does not unreasonably impact on residential amenity of land in a residential
zone; and

(e)  provides significant community benefits if outside the Amenity Building
Envelope.

22.4.3A3

The facade of buildings constructed within 15m of a frontage and not separated
from a place listed in the Historic Heritage Code by another building, full lot
(excluding right of ways and lots less than 5m width) or road (refer figure 22.5 ),
must:

(a) include building articufation to avoid a flat facade appearance through
evident horizontal and vertical lines achieved by setbacks, fenestration alignment,
design elements, or the outward expression of floor levels; and

(b) have any proposed awnings the same height from street level as any
awnings of the adjacent heritage building.

Perceptions of flat facades will be mitigated by the cladding material nominated for
the Kemp Street exit stair. The material selection will break perceptions of bulk
through visual relief.

It is considered that the proposed fagade will make a greater contribution to the
streetscape than that of the existing. It is not considered to present impact to the
historic heritage character of Kemp Street, nor will it impact on important views or
residential amenity.

There is no change proposed to the awning to Elizabeth Street and no awnings to
Kemp Street.

The proposal complies with this acceptable solution.

22.4.3 P3

The facade of buildings constructed within 15m of a frontage and not separated
from a place listed in the Historic Hetitage Code by another building, full lot
(excluding right of ways and lots less than 5m width) or road (refer figure 22.5 ),
must:

(a)  be of a design sympathetic to the elevational treatment and materials of the
existing heritage building; and

(b)  not unreasonably detract from the historic cultural heritage significance of
the existing heritage place.

Not applicable see 22.4.3 A3

https://purcellukcom-my sharepoimnt com/personal/ lucyburkesmith_purcelluk_com/documents/tas’kodak honse/heritage referral - final
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Summary

The streetscape contribution of the place is recognised within Datasheet C9 of the
Central Heritage Review. The painted signage to the party walls has a long history
and association with the Hobart skyline (see archival images) and contributes to
the historic character of the Elizabeth Street Mall and to the landmark qualities of
the building.

The proposal will directly impact architectural features which contribute to the
principal characteristics of this Inter-War commercial building (Criterion d).

The proposal to remove the painted and rendered signage from Kodak House will
dimmish its historic cultural heritage values, and exceptional circumstances as
defined by E13.7.1 P1 have not been sufficiently demonstrated against P1a and b.
It is considered that a prudent and feasible alternative would be for the retention of
the rendered and painted signage with a reconfiguration of the internal room
functions and configuration for Apartment 4 with private outdoor space provided
through an enlarged light well over levels 4 and 5. It is recognised that this would
impact on the existing roof form, however this is considered an acceptable and
preferrable alternative to the current proposal.

https://purcellukcom-my sharepoimnt com/personal/ lucyburkesmith_purcelluk_com/documents/tas’kodak honse/heritage referral - final
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. 0418 303184
heritage | planning | archaeology | info@prax.com.au

raxisenvironment| .

Ms. Cath Williams
JAWS Architects

21 Castray Esplanade
HOBART TAS 7000

24" July 2020

Re - Archaeological Assessment, 45 Elizabeth Street, Hobart.

Dear Cath

Thank you for your instruction to provide a commentary around the possible archaeological potential of 45

Elizabeth Street, Hobart (the study area, as defined by Figure 1 below).

Figure 1 — The subject site (adapted from www thelist.tas.gov.au

The subject site is included in Table E.13.4 of the Hobart Interim Planning Scheme 2015 (Places of
Archaeological Potential), as defined by Figure E.13.4.1 of the scheme, therefore Clause E.13.10.1 of the

scheme applies.
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Acceptable Solution Performance Criteria
Al Building and works do not involve excavation or ground P1. Buildings, works ond demolition must not unnecessarily impact
disturbance, on archaeological resources at places of archaeological potential,

having regard to:

a)  the nature of the archaeological evidence, either known
or predicted;

b)  measures proposed to investigate the archaeological
evidence to confirm predictive statements of potential;

c) strategies to avoid, minimise and/or control impacts
arising from building, works and demolition;

d]  where it is demonstrated there is no prudent and feasible
alternative to impacts arising from building, works and
demolition, measures proposed to realise both the
research potential in the archoeological evidence and o

meaningful public benefit from any archaeological

£.13.10.1 - Building and Works other than Demolition

investigation;
(a) measures proposed to preserve significant

archaeological evidence “in situ’.

Further to Clause E13.5.1 of the Scheme, the Planning Authority may require the following to accompany any application

for use or development of a place which is affected by the provisions of the Historic Heritage Code:

{f) a statement of archaeological potential;
(g) an archaeological impact assessment;
(h) an archaeological method statement;

Under the definitions of the scheme:
{f) means:
a report prepared by a suitably qualified person that includes all of the following:

a. awritten and illustrated site history;

b. overlay plans depicting the main historical phases of site development and
land use on a modern base layer;

c. adisturbance history.

d. a written statement of archaeological significance and potential
accompanied by an archaeological sensitivity overlay plan depicting the
likely surviving extent of important archaeological evidence (taking into
consideration key significant phases of site development and land use, and
the impacts of disturbance).

(g) means:
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a report prepared by a suitably qualified person that includes a design review and

describes the impact of proposed works upon archaeological sensitivity (as defined

in a statement of archaeological potential).

{h) means:

a report prepared by a suitably gualified person that includes the following where

relevant to the matter under consideration:

a.

strategies to identify, protect and/or mitigate impacts to known and/or
potential archaeological values (typically as described in a Statement of
Archaeological Potential);

collections management specifications including proposed storage ond
curatorial arrangements;

identification of measures aimed at achieving a public benefit;

details of methods and procedures to be followed in implementing and
achieving (a), {b) and (c) above

expertise to be employed in achieving (d) above;

reporting standards including format/s and content, Instructions for

dissemination and archiving protocols.

Brief background history of the site and building

In order to gain a cursory understanding of the possibility of archaeological remains in the study area, it is necessary to

understand the development history. | present the following figures to provide that brief understanding. Whilst this

does not necessarily negate the need for a detailed statement of archaeological potential for the site/wider environs,

given the limited excavation involved in the current proposal, | propose that this suffices for the current purposes.

ATTACHMENT D
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The subject site appears to have been developed prior to 1827 with a large building in the centre of the site — the site

itself was then part of a much larger allotment with that building straddling the centre portion of the current site.

Figure 2— Excerpt from an undated (c1820s) survey plan of Hobart (Tasmanian Archive and Heritage Office, PH-30-1-693-1).
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Figure 3 — Excerpt from Lee-Archer’s 1828 plan of the Hobart waterfront and central area (Department of Primary Industry, Water and Environment
90411).
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A similar arrangement of main building is shown on the c1832 survey of Hobart, with additional timber buildings in the
backyard, one of which is depicted partially on the subject site, however the accuracy of this survey is dubious — it is

known to show the general presence and location of buildings, but with little precision.

Figure 4 — A c1832 depiction of the study area. Lands Tasmania Hobart H5.



Item No. 11 Supplementary Agenda (Open Portion) Page 125
City Planning Committee Meeting - 2/11/2020 ATTACHMENT D

Sprent’s c1845 survey (Figure 5) of Hobart shows either an extension or replacement of that earlier building, with a
large L-shaped masonry building on the Elizabeth Street frontage. The purpose of that building is unknown however it

was possibly of an industrial nature given the laneway running from the rear to the rivulet.

Figure 5 —a c1845 survey showing the study area with a larger masonry building present. Tasmanian Archive and Heritage Office AF393 series.

A c1880 panorama of Hobart includes a distant view of the backyard area of the building, showing it as open space with

the buildings fronting Elizabeth Street and a notable drop in topography rearward on the site (Figure 6).
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Figure 6 — Excerpt from a c1880 panorama of Hobart, the arrow denoting the backyard area of the subject site. Tasmanian Archive and Heritage
Office NS2960.2.3.

The 1908 Metropolitan Drainage Board survey of Hobart shows that the front portion of the ‘Kodak’ building had been

constructed, the rear yard as open space with a toilet at the far rear (Figure 7).
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Figure 7 —a 1908 survey of the study area shows the development of the front portion of the ‘Kodak’ building. Metropolitan Drainage Board Hobart,
1908. Libraries Tasmania SD_IL5:553788.

Figure 8 — A 1925 photograph of the Kedak building (from the south). Author's collection.
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The 1946 aerial photograph of Hobart shows the building in its current form with the rear extension completed prior to

the 1920s). AN additional storey was added around 1926.

Figure 9 - the 1946 aerial run of Hobart, showing an adapted rear wing. Lands Tasmania Hobart 1946 Run 5, 10893,

The subject site therefore has a simple developmental history which can be summarised as:

- The central portion of the site was developed as early as the 1820s with a larger building straddling that and
adjacent sites.

- That earlier building was either replaced or extended with a larger building towards Elizabeth Street by c1843.

- The front portion of the current building was constructed around 1900 and extended rearward prior to the

1920s.
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Current conditions that may influence archaeoclogical potential

The development of the site in the first quarter of the twentieth century are likely to have resulted in substantial
excavation across the site. Figure 10 depicts a section through the building, which show the basement space of the
existing building. Moting the presumed natural topography of the land (as depicted by the hatched line through the
basement space, it appears that the Elizabeth Street frontage of the site has been excavated a full storey, with that

diminishing to minimal excavation at the rear of the site.
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Figure 10 — Section through the building {with proposal marked-up) — showing the existing form of the basement. From JAWS Architects Drawing
20035_DDO05.

Commentary on archaeological potential

Nineteenth century development was apparently limited to the central and Elizabeth Street frontage of the site. No
early depictions indicate any major development on the rear (i.e. Kemp Street) portion of the site. Given the apparent
excavations undertaken for the basement of the current building, this has largely impacted the central and Elizabeth
Street portions of the site. This means a low likelihood of survival of any substantial remains of the c19th development
— the area of that development being the area most impacted by those excavations. Given that disturbance histary,

overall, it is not considered that the site has high archaeological potential.
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The proposed development

The proposed development does not require substantial excavation. That excavation is generally limited to the base of
a new lift shaft in the central-rear portion of the site. Whilst this location is near to where c19th development was
located, it is also in an area likely to have been subject to [(at least) moderate prior disturbance. The model above
predicts a low likelihood of archaeological potential in that area. Whilst the current document does not constitute a full
and detailed statement of archaeological potential, | conclude that it is unlikely that the proposed works will have any

substantial impact given the low likelihood of archaeological potential resulting from the likelihood of prior disturbance.

Accordingly, as a precautionary approach | recommend:

- That once the basement slab has been lifted, that an archaeologist monitor the excavations for the base of the
lift shaft.

- That if any archaeological remains are encountered (e.g. early foundations, artifacts etc.) that these are
managed in accordance with the Tasmanian Heritage Council's Practice Note 2 (Managing Historical
Archaeological Significance in the Works Application Process). At most, this would invelve the archaeological
investigation of any structural remains and their photographic documentation prior to removal (if necessary).

- Any significant artifacts, or items of historical interest are to be retrieved and catalogued as part of any
archaeological report and vested with the site owner.

- A report on these works, even in the event of negative results, be lodged with Hobart City Council to

demonstrate compliance with these undertakings.

Please contact me if you have any further queries or require any clarification.

Regards

Brad Williams BA. (Hons.) Archaeology, MA Cultural Heritage Management, G.Dip. Environmental Planning.
Director — Praxis Environment

A division of Praxis Synergy Pty. Ltd.
PO Box 338 NORTH HOBART 7002
PO Box 5228 50UTH MELBOURNE 3205

0418303 184 info@prax.com.au  WWW.prax.com.au
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20.0371 - Conce|

pt Services Report — 3

Version control

Revision  Description Issue date Issued by
1 Planning Approval 31/08/2020 Adam Kohl

PROJECT NUMBER 20.0371
REPORT AUTHOR Adam Kohl
CHECKED BY Andrew Cupit

Gandy and Roberts Consulting Engineers
STRUCTURAL CIVIL HYDRAULICS

ph (03) 6223 8877

fx (03) 6223 7183
mail@gandyandroberts.com.au

159 Davey Street Hobart, Tasmania 7000
www.gandyandroberts.com.au
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20.0371 - Concept 3ervices Report — 31/08/2020
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20.0371 - Concept 3ervices Report — 31/08/2020

1 Background

45 Elizabeth St Hobart is currently proposed to be redeveloped. Gandy and Roberts have been
engaged to provide a concept services report in support of the development application.

2 Existing Site Services

2.1 Existing Infrastructure

2.1.1 Sewer
A Taswater asset search has verified a DN150 sewer gravity main runs along the rear of the building

in Purdys Mart, with an existing connection (assumed DN100) to the site. Refer Drawing 20.0371
Ho10.

2.1.2 Stormwater

A Hobart City Council asset search has verified a DN300 stormwater main is located at the rear of the
building, in Purdys Mart, with an existing connection (assumed DN100) to the site. A DN300
stormwater main also runs past the building in Elizabeth street. Additional investigation would be
required to confirm if the building currently has a connection to the stormwater main in Elizabeth St.
Refer Drawing 20.0371 HO10

2.1.3 Water services

A Taswater asset search has verified an existing DN100 water main runs along the rear of the building
in Purdys Mart, with an existing DN25 domestic connection and water meter located in the basement
garage. An existing fire plug is located in Purdys Mart close to the rear of the building.

Elizabeth Street has Zno. DN150 water mains, one on the near side and one on the far side of the
street, with a DN100 fire connection from each main. It appears that the current fire services are
connected directly to the property without boundary backflow and low flow bypass metering. An
existing fire plug is located in front of the building on the far side of Elizabeth Street. Refer Drawing
20.0371 HO10.

2.2 Existing Building Services

2.2.1 Sewer

The amenities at the rear of the building are serviced by sanitary stack located externally on the rear
wall of the building. Additional sanitary pipework is located inside the building with long pipe runs to
isolated fixtures in the middle and front portions of the building.

Gandy and Roberts Consulting Engineers 4
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20.0371 - Concept Services Report — 31

2.2.2 Stormwater

The roof at the rear of the building is drained via downpipes on the external rear wall. The western
side of the main roof is drained via a shared downpipe with building #47. This downpipe runs from
the front of the building externally on the side wall and picks up some of the roof drainage on #47
before entering a downpipe located on the rear of #47.

Additional investigation would be required to determine how the eastern side of the main roof is
serviced.

2.2.3 Water

The domestic water supply enters the rear of the building via a DN25 connection and manifolds into
2no. DN32 copper pipes that reticulate around the building. Domestic water also reticulates to
fixtures at the rear of the building via the external wall.

The sprinkler control valve is located within the basement, with the sprinkler riser located in the
central stairwell with branches on each level servicing the sprinklers. A branch from the fire sprinkler

service located in the basement, reticulates throughout the building servicing the fire hose reels.

A fire hydrant system does not exist in the building.

2.3 Conclusion

2.3.1 Sewer

The proposed development will have a sewer design flow of approx. 140 fixture units in accordance
with AS3500.2 and can be adequately serviced by the existing DN100 sewer connection.

It would be recommended to install new DN100 uPVC pipework to the property connection with a
new boundary trap and low-level vent.

2.3.2 Stormwater

The stormwater design flow for the development effectively remains unchanged at 5.6 L/s and the
site can be adequately serviced by the existing DN100 connection.

It would be recommended to install new DN100 uPVC pipework to the property connection and
separating from the shared downpipe with building #47.

2.3.3 Water Services

The proposed development will have a domestic water demand including fire hose reels of approx.
1.4 Lfs and will require an upgraded DN40 connection in accordance with Taswater current
standards.

The proposed development will have a fire service demand of 10 L/s for the fire hydrant system and
12 /s for the sprinkler system. Connections are of adequate size, however the connections will
require upgrading to current Taswater standards. It is proposed to install a new fire and domestic
water connection in the basement with 24 hour unrestricted access via the lobby. The existing DN25

Gandy and Roberts Consulting Engineers 5
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200371 - Concept Services Report — 31/08/2020

domestic water connection in Purdys Mart is proposed to be capped and sealed to Taswater
approval.

3 Drawings

3.1 Drawing 20.0371 Rev 1- HO10 CONCEPT SERVICES PLAN

4 Calculations

Gandy and Roberts Consulting Engineears B
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Level Basins Bath DWM Water Closet Sink CWM FHR TRO Shower ET's Area Type
Basement 0 0 ] 0 0 0 0 0 1] 1] Lobby / Storage
Ground / Levell 1 0 o 1 0 0 (1] 0 0 0.24 Commercial Tenancy BEO1
Level 2 2 0 1 2 1 1 0 1 1 Apartment RAO3
Level 3 2 1] 1 2 1 1 ] 1 1 1 Apartments RAD3
Level 4 2 1] 1 2 1 1 V] 1 1 1 Apartments RAD3
Level 5-7 2 0 2 3 2 2 0 2 2 1.5 Apartments RADZ2
Totals 9 o 5 10 5 5 0 5 5 4.74
Fixture Units 9 1] 40 15 25 25 10
Loading Units 9 0 15 20 15 15 0 15 10
Total Fixture Units 139
Total Loading Units 99
Fixture Unit Flow (Sewer) 1.03]L/s Extrapolated from AS3500.3
Loading Unit Flow [Water) El;’s
Average Dry Weather Flow 0.025596)L/s
d' From WSAO2 Figure C1 [

Peak Dry Weather Flow

Water Demands

Domestic Flow 14 L/s 750kPa
Fire Hydrant Flow 10 Lfs 750kPa
Fire Sprinkler Flow 12 Lfs 750kPa

Total Site Area 0.012 HA
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20.0371 - Concept Services Report — 31/08/2020

5 Appendix.

5.1 Site Photos

Shared downpipe on external side wall.

Gandy and Roberts Consulting Engineers 7
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20.0371 - Concept Services Report — 31/08/2020

DN25 domestic water connection at rear of building.

Gandy and Roberts Consulting Engineers 8
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20.0371 - Concept Services Report — 31/08/2020

DN25 water meter located in basement.

Gandy and Roberts Consulting Engineers 9
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20.0371 - Concept Services Report — 31/08/2020

Services running on external wall.

Gandy and Roberts Consulting Engineers 10
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D’f__ Enquiries to: City Planning
o Phone: (03) 6238 2715
) Email: coh@haobartcity.com.au

Cityof HOBART

19 August 2020

Frazer Read (All Urban Planning) mailto: frazer@allurbanplanning.com.au
19 Mawhera Avenue

SANDY BAY TAS 7005

Dear Sir/Madam

45 ELIZABETH STREET, HOBART - WORKS OVERHANGING COUNCIL LAND NOTICE
OF LAND OWNER CONSENT TO LODGE A PLANNING APPLICATION - GMC-20-55

Site Address:
46 Elizabeth Street, Hobart
Description of Proposal:

Replacement of Fire Stair and Alterations and Extensions overhanging Kemp Street and
Purdy's Mart

Applicant Name:

Frazer Read
All Urban Planning

PLN (if applicable):
n/a

| write to advise that pursuant to Section 52 of the Land Use Planning and Approvals Act
1993, | 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.

Hobart Town Hall Hobart Council Centre ity of Hobart T 0362382711 [F] CityofHobartOfficial
50 Macquarie Street 16 Elizabeth Street GPO Box 503 F 03 6234 7109
Hobart TAS 7000 Hobart TAS 7000 Hobart TAS 7001 E coh@hobartcity.com.au ABN 39 055 343 428

W hobartcity.com.au Hobart City Council
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This consent does not constitute an approval to undertake any works and does not authorise
the owner, developer or their agents any right to enter or conduct works on any Council
managed land whether subject to this consent or not.

If planning approval is granted by the planning authority, you will be required to seek approvals
and permits from the City as both landlord, land manager, or under other statutory powers
(such as other legislation or City By-Laws) that are not granted with the issue of a planning
permit under a planning scheme. This includes the requirement for you to reapply for a permit
to occupy a public space under the City's Public Spaces By-law if the proposal relates to such
an area.

Accordingly, | encourage you to continue to engage with the City about these potential
requirements.

Yours faithfully

/\/'} i_;_ ST
// [ Z".r(i/v‘)"‘(—/

(N D Heath)

GENERAL MANAGER

Relevant documents/plans:

Plans by Jaws Architects
20035_DA01 - 20035_DA-11

Hobart Town Hall Hobart Council Centre ity of Hobart T 0362382711 [] CityofHobartOfficial
50 Macquarie Street 16 Elizabeth Street GPO Box 503 F 03 6234 7109
Hobart TAS 7000 Hobart TAS 7000 Hobart TAS 7001 E coh@hobartcity.com.au ABN 39 055 343 428

W hobartcity.com.au Hobart City Council
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12 63 Davey Street, Hobart - Demolition, New Building for 30 Multiple
Dwellings and 21 Student Accommodation Units including
Carparking, and Associated Infrastructure and Access Works - PLN-
19-319
File Ref: F20/116068

Memorandum of the Manager Development Appraisal of 30 October
2020 and attachments.

Delegation:  Council
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O H Bl

Cityof HOBART

MEMORANDUM: CITY PLANNING COMMITTEE

63 Davey Street, Hobart - Demolition, New Building for 30

Multiple Dwellings and 21 Student Accommodation Units

including Carparking, and Associated Infrastructure and
Access Works - PLN-19-319

At the Council meeting on 26 October 2020, the applicant requested that this item be
deferred to allow the applicant to provide revised plans for consideration. The
Council supported the deferral motion, with the item due to return to the Council on

9 November 2020.

A copy of the revised plans are at Attachment A. A copy of the planning report
(along with the original plans) is at Attachment B.

It is important to note that the revised plans cannot be accepted as an amendment to
the application, to replace the original plans. The Supreme Court has made it clear
that it is not possible to amend an application after it has been advertised.

However, the Council can effectively amend an application by imposing conditions,
as long as the changes do not make the proposal “substantially different”. The
Council may decide that the proposal would satisfy the Scheme if it was altered by
imposing certain conditions, which would effectively incorporate the revised plans.

This is a subtle but significant difference.

Through providing the revised plans, the applicant has addressed the first ground of
refusal which is based on an analysis of streetscape and townscape. It is agreed by
the Council’s Development Appraisal Planner that, if the revised plans are
incorporated into a permit granted by the Council, then the acceptable solution would
be met for clause 22.4.1 Al of the Scheme.

Conclusion

Despite the proposed changes, there is no change to the recommendations to the
Council; it is still recommended for refusal based on the grounds as stated in the
planning report.

The Senior Cultural Heritage Officer has indicated that the revised plans do not
sufficiently address the reasons for refusal which are provided in the planning report,
and on that basis, the recommendation for refusal remains.
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Given that the proposal continues to be recommended for refusal on heritage
grounds, the assessment by the Development Appraisal Planner for clause 22.4.1
will continue on the original plans (not the revised plans) and also continues to be
recommended for refusal on that basis.

Conditions

Legal advice has been provided that the changes as proposed by the revised plans
would not be substantially different from the original proposal, and it is possible for
the Council to approve the proposal with appropriate conditions which clarify the
specific changes.

A set of conditions, including conditions which incorporate the changes in the revised
plans, will be provided to Elected Members prior to the meeting on Monday.

RECOMMENDATION

Pursuant to the Hobart Interim Planning Scheme 2015, the Council refuse the
application for Demolition, New Building for 30 Multiple Dwellings and 21 Student
Accommodation Units including Carparking, and Associated Infrastructure and
Access Works at 63 Davey Street and 186 Macquarie Street, and Adjacent Road
Reserve, HOBART for the following reasons:

1  The proposal does not meet the acceptable solution or the performance
criterion with respect to clause Part D 22.4.1 Al and P1.1(a) of the Hobart
Interim Planning Scheme 2015 because the development does not make a
positive contribution to the streetscape and townscape, having regard to the
height, bulk and design of existing and proposed buildings.

2 The proposal does not meet the acceptable solution or the performance
criterion with respect to clause E13.8.2 P1 of the Historic Heritage Code of the
Hobart Interim Planning Scheme 2015 because the proposal results in
detriment to the historic cultural heritage significance of the precinct through its
design and siting.

3  The proposal does not meet the acceptable solution or the performance
criterion with respect to clause 22.4.1 P5 of the Historic Heritage Code of the
Hobart Interim Planning Scheme 2015 because the proposed building
unreasonably dominates and has a materially adverse impact on adjacent
existing buildings of cultural heritage significance through its height.

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

MANAGER DEVELOPMENT

APPRAISAL

Date: 30 October 2020

File Reference: F20/116068

Attachment A: PLN-19-319 - 63 DAVEY STREET HOBART TAS 7000 -
Amended Plan - additional information

Attachment B: PLN-19-319 - 63 DAVEY STREET HOBART TAS 7000 -

Original report and drawings J


CPC_02112020_AGN_1320_AT_SUP_files/CPC_02112020_AGN_1320_AT_SUP_Attachment_7813_1.PDF
CPC_02112020_AGN_1320_AT_SUP_files/CPC_02112020_AGN_1320_AT_SUP_Attachment_7813_2.PDF
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APPLICATION UNDER HOBART INTERIM PLANNING SCHEME 2015

Cityof HOBART
Type of Report:
Council:

Expiry Date:
Application No:
Address:

Applicant:

Proposal:

Representations:

Performance criteria:

Committee

26 October 2020
27 October 2020
PLN-19-319

63 DAVEY STREET , HOBART
186 MACQUARIE STREET , HOBART
ADJACENT ROAD RESERVE

(Tellyros Klonis Unit Trust, by their Agent, Ireneinc Planning and Urban
Design)

49 Tasma Street

49 Tasma Street

Demolition, New Building for 30 Multiple Dwellings and 21 Student
Accommodation Units including Carparking, and Associated Infrastructure
and Access Works

Three Hundred and Ninety Three (393)

Central Business Zone Development Standards; Parking and Access Code
Attenuation Code; Historic Heritage Code

1. Executive Summary

1.1 Planning approval is sought for Demolition, New Building for 30 Multiple Dwellings
and 21 Student Accommodation Units including Carparking, and Associated
Works, at 63 Davey Street, 186 Macquarie Street, and the adjacent Davey Street
road reserve.

Page: 1 of 53
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More specifically the proposal includes:

¢ The redevelopment of the site at 63 Davey Street, Hobart, invelving the
demolition of the existing single storey building at 63 Davey Street, including
removal of the existing eight parking spaces in the forecourt immediately off
Davey Street. The new works are to facilitate use and development for 51
apartments providing a mix of 30 residential and 21 student accommodation
apartments.

¢ The proposed building is in the form of two interconnected building blocks,
comprising a four storey building block that will front Davey Street. A second
building component is set back 15m from the street frontage. This building
component has 10 levels comprising a ground floor, two levels of student
accommodation and a further seven levels of residential apartments. Single
bedroom apartments are proposed for the student accommodation on levels 1
and 2, with two bedroom apartments across levels 3 to 9, and a three bedroom
apartment on level 10 for residential occupation. The uppermost, rooftop level
apartment includes a lift overrun and plant room above and is set back 30m
from the street frontage. The proposal includes two levels of basement parking
for 42 cars and five motorcycles accessed via car lifts. Bicycle parking, vehicle
access and manoeuvring, a lobby, services and building access are provided
at ground floor level.

* Infrastructure works are also proposed within the basement car parking level of
the adjacent property at 186 Macquarie Street.

e Alterations to the access to the site, including altering the footpath levels, are
proposed within the Davey Street road reservation.

¢ The building is proposed to have a maximum height of 35 metres above natural
ground level measured to the top of its rooftop plant.

* The total gross floor area of the proposed building is 6,340mz2.

o External materials are listed as being contemporary, with a mix of precast
concrete, stoneftile cladding, metal wall sheeting, timber, aluminium and glass
shown. Green roof elements are proposed from level four upwards.

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

1.3.1 Central Business Zone Development Standards - Building Height;
Setback

1.3.2 Parking and Access Code - Number of Car Parking Spaces (Central
Business Zone); Design of Vehicular Accesses; and Facilities for
Commercial Vehicles

1.3.3 Attenuation Code - Development for Sensitive Use in Proximity to Use
with Potential to cause Environmental Harm

Page: 2 of 53
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1.3.4 Historic Heritage Code - Heritage Precinct: Demolition and Buildings and
Works; Places of Archaeological Potential: Building, Works and
Demolition

1.4 Three Hundred and Ninety Three (393) representations (366 objecting to/ 27
supporting) the proposal were received within the statutory advertising period
between 21/08 and 04/09/2020.

15 The proposal was considered by the Council's Urban Design Advisory Panel at its
meeting on 27 August 2020. The minutes of this meeting are provided as an
attachment to this report. The Panel found that the lower elements of the
development were well-considered and made a positive contribution to the
streetscape but felt more needed to be done in terms of landscaping, however
ultimately the Panel concluded that the overall height of the proposal was not
appropriate and that only a significant reduction in height could resoclve their
concerns in terms of the development's impact upon streetscape, townscape and
heritage values.

1.6 The proposal is recommended for refusal.
1.7 The final decision is delegated to the Council, because the application is

recommended for refusal, includes Council owned land, is for a major
development, and more than five objections have been received.

Page: 3 of 53
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2.  Site Detail

Figure 1: Aerial view of the oera! subect property and surrounds. 6
Davey Street is the smaller rectangular-shaped outlined property to the
north-east (Source: HCC Geocortex).

2.1 63 Davey Street, Hobart (Figures 1 and 2) has an area of approximately 810m?
and contains a single storey brick building that has been used by the Navy Club of
Tasmania in the past and more recently as an antiques dealership (the Sullivans
Cove Emporium), and currently as a dance studio. The site has a south-easterly
facing frontage to Davey Street. The adjacent property at 186 Macquarie Street is
included in the description of the site as infrastructure works within this site’s
basement car parking level are proposed in order to adequately cater for the
servicing of the proposed development.
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Figure 2: 63 Davey Street as it currently presents to the street. (Source:
Google).

22 The property and the land to the north-east and south-west is within the Hobart 1
Heritage Precinct. The adjoining properties (61 Davey Street, and 174, 176, and
186 Macquarie Street) are also individually listed as heritage places within the
Historic Heritage Code of the Hobart Interim Planning Scheme 2015. With the
exception of the adjacent part of 186 Macquarie Street, the adjoining properties
are also listed on the Tasmanian Heritage Register (Figure 3).

a o ;. Fa Z
Figure 3: Showing heritage listings for the site and area. Purple denotes
both Tasmanian Heritage Council and Hobart Interim Planning Scheme
2015 heritage listing. Red denotes Hobart Interim Planning Scheme 2015
heritage listing only. Light blue denotes a Heritage Precinct. The hatching
indicates the area of archaeological potential (Source: HCC Geocortex).
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2.3 The adjacent property to the north-east (at 61 Davey Street) contains a substantial
two storey building that is used for consulting rooms, and also includes the Royal
Australian Air Force Museum. The adjacent property to the south-west (part of 186
Macquarie Street) contains one of the several buildings that make up the St Helens
Hospital complex. The properties to the rear of the site with frontage to Macquarie
Street are used as consulting rooms and offices.

2.4 Under the Hobart Interim Planning Scheme 2015, the site is located within the
Central Business Zone, the Central Business Core Area, and the area of
archaeological sensitivity (Figures 4 and 5). The site is not within the Active
Frontage Overlay and Davey Street is not a Solar Penetration Priority Street. The
site’s Davey Street frontage faces south east.

Figure 4: Showing the iomng of the site under the Hobart Interim Planning
Scheme 2015 and surrounding area. The site is bordered in light blue. The
blue denotes the Central Business Zone, the grey denotes the Urban Mixed
Use Zone, and the green denotes the Open Space Zone. The uncoloured
area around the Cove is covered by the Sullivans Cove Planning Scheme

1997. (Source: HCC Geocortex).
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. - 2 y. = Rl &g / 5 ol
Figure 5: The site is bordered blue. The light blue highlighting is the Core
Height Area, the yellow is the Fringe Height Area, the orange indicates a
solar penetration priority street. (Source: HCC Geocortex).

3. Proposal

3.1 Planning approval is sought for Demolition, New Building for 30 Multiple Dwellings
and 21 Student Accommodation Units including Carparking, and Associated
Works, at 63 Davey Street, 186 Macquarie Street, and the adjacent Davey Street
road reservation.
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3.2 More specifically the proposal is for:

¢ The redevelopment of the site at 63 Davey Street, Hobart, invelving the
demolition of the existing single storey building at 63 Davey Street, including
removal of the existing eight parking spaces in the forecourt immediately off
Davey Street. The new works are to facilitate use and development for 51
apartments providing a mix of 30 residential and 21 student accommodation
apartments.

¢ The proposed building is in the form of two interconnected building blocks,
comprising a four storey building block that will front Davey Street. A second
building component is set back 15m from the street frontage. This building
component has 10 levels comprising a ground floor, two levels of student
accommodation and a further seven levels of residential apartments. Single
bedroom apartments are proposed for the student accommodation on levels 1
and 2, with two bedroom apartments across levels 3 to 9, and a three bedroom
apartment on level 10 for residential occupation. The uppermost, rooftop level
apartment includes a lift overrun and plant room above and is set back 30m
from the street frontage. The proposal includes two levels of basement parking
for 42 cars and five motorcycles accessed via car lifts. Bicycle parking, vehicle
access and manoeuvring, a lobby, services and building access are provided
at ground floor level.

* Infrastructure works are also proposed within the basement car parking level of
the adjacent property at 186 Macquarie Street.

e Alterations to the access to the site, including altering the footpath levels, are
proposed within the Davey Street road reservation.

¢ The building is proposed to have a maximum height of 35 metres above natural
ground level measured to the top of its rooftop plant.

* The total gross floor area of the proposed building is 6,340mz2.

o External materials are listed as being contemporary, with a mix of precast
concrete, stoneftile cladding, metal wall sheeting, timber, aluminium and glass
shown. Green roof elements are proposed from level four upwards.

3.3 Images of the proposed development:
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Figure 6: The Davey Street (south-eastern) elevation of the proposed
building, in context with the existing buildings to either side. (Source:
Irenelnc/JAWS)
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Figure 7: North-eastern (side) elevation of the proposed building. (Source:
Irenelnc/JAWS).
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Figure 8: South-western (side) elevation of the proposed building (Source:
Irenelnc/JAWS).
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Figure 9: North-western (rear) elevation of the proposed building (Source:
Irenelnc/JAWS).
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Figure 10: rchitect's render of the proposed building as viewed from further
down Davey Street, adjacent St David's Park (Source: Irenelnc/JAWS).

4. Background

41 An early, pre-lodgement version of this proposal was considered by Council's
Urban Design Advisory Panel in January 2019. The version considered by the
Panel at the time consisted of 14 storeys and a total of 54 residential apartments,
along with the two basement car parking levels and ground floor entry and services
level. There was a greater number of three-bedroom apartments in this proposal
and the maximum height of the building was 44.9m.
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The current proposal was considered by the Council's Urban Design Advisory
Panel at its meeting on 27 August 2020. The minutes of this meeting are provided
as an attachment to this report. The Panel found that the lower elements of the
development were well-considered and made a positive contribution to the
streetscape but felt more needed to be done in terms of landscaping, however
ultimately the Panel concluded that the overall height of the proposal was not
appropriate and that only a significant reduction in height could resolve their
concerns in terms of the development's impact upon streetscape, townscape and
heritage values.

Alterations to the access to the site, including altering the footpath levels, are
proposed within the Davey Street road reservation. Because of the dual ownership
of Davey Street, both Crown and General Manager consent to lodge the
application have been provided.

Concerns raised by representors

5.1

5.2

Three Hundred and Ninety Three (393) representations (366 objecting/ 27
supporting) to the proposal were received within the statutory advertising period
between 21/08 and 04/09/2020.

The following table summarises 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.

\For

IThe city needs more housing supply, helping to solve the current
housing crisis.

IThe proposal provides more jobs and investment for Hobart and the
iconstruction sector. The development will help to stimulate the
leconomy.

IThe design of the building is fantastic. The stepped design is
lappropriate, reduces bulk and perceived size. The proposal includes
igreat streetfront activation and occupies only a small parcel of land.
IThe scale of the building is appropriate upon what is an under used
isite. The height of the development looks to be appropriate given
nearby by tall buildings.

Hobart needs this kind of sensible infill housing. The proposal is a
perfect example of what inner city living should be. Will bring greater
lenergy and life to the area.

IThe development would be beneficial for local businesses.
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The development will reduce traffic and parking issues — reduces the
idemand for vehicles to get people to Hobart.

IThe development would be a positive investment in these uncertain
times.

IThe developers will be sympathetic to the heritage area and the
development will look and feel outstanding for the current environment.

IThe city will be greatly enhanced by this type of development.

Against
Negative impact on streetscape, townscape and existing low-rise
urban form.

Height too high. Bulk and scale inappropriate and not compatible.
Proposal does not respect the human scale of the area or
facknowledge its surroundings. The proposal is greedy, lacks foresight
and is simply for profit and short-term gain. It is a poor planning
loutcome.

Negative impacts on the skyline.

Removal of existing building has merit, but the proposed replacement
is not the right development for the site.

Would set an unwanted precedent.

Building out of character and of poor design. Low budget, an eye-
isore, ugly and generic. Not at all complementary, unique or different.
Development may suit some mainland cities but not Hobart.

Building out of context with surrounding area and does not allow for
transition in height between the Macquarie Ridge and Sullivans Cove.
IThe proposal is not sensitive to or appropriate for its surroundings.

Negative impact on and domination of Heritage Precinct, heritage
Istreetscape and surrounding heritage buildings. Destroys the charm
of the city. The desirable values that make Hobart so appealing and
popular, particularly with tourists, are being degraded by such
proposals.

Impact on views to Kunanyi / Mt Wellington and visual amenity,
particularly from St Davids Park.

Where not compliant with scheme standards the proposal does not
meet performance criteria. The proposal fails to meet key scheme
requirements.

In comparing the height of the proposal with disconnected taller
buildings nearby, the proposal fails to justify the position of the
development within a heritage precinct with a distinct streetscape
character.

ITraffic impacts on Davey Street where traffic congestion is already an
issue.
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A low rise development would be more appropriate.

Density of apartments is too high. Will produce substandard living
iconditions.

No need for more student accommedation of which there is currently
lan excess. The proposed use of the building is questionable. Need
more low-income housing not this type of accommodation.

Proposal completely disregards the recent decision on the Welcome
IStranger proposal.

Negative impacts on adjacent public spaces. Shadowing and wind
tunnel concerns.

Negative impacts on the amenity of rooms within the adjacent St
Helens hospital.

Impacts on adjoining businesses some of which rely on quiet
lenvironments and are highly noise sensitive. Noise impacts during
iconstruction would be problematic. Concerns about construction
impacts and inconveniences upon adjacent properties.

Privacy impacts caused by overlooking from apartment windows.

IThe proposal is another Empress Towers, which is a bad outcome.

ICouncil must stand up to such developments and developers who
ishow such disregard for the local area and be serious about
protecting the values of Hobart.

IThe Leigh Woolley plan for height limits should have been adopted by
ICouncil to prevent proposal's such as this.

Poor provision for bicycles and their users in the design of the
building.

Decisions on development must not be rushed given current
leconomic uncertainty and recovery from the pandemic.

Proposals should be made to comply with planning standards.

Assessment

6.1

6.2

6.3

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.

The site is located within the Central Business Zone of the Hobart Interim Planning

Scheme 2015.

The previously approved use is General Retail and Hire. The proposed use is
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Residential (Multiple Dwelling and Communal Residence). The existing use is a No
Permit Required use in the zone. The proposed use is a Permitted use in the zone,
provided it is above ground floor level which is the case in this proposal.

The proposal has been assessed against:

6.4.1

6.4.2

6.4.3

6.4.4

6.4.5

Part D - 22 Central Business Zone
E5.0 Road and Railway Assets Code
E6.0 Parking and Access Code

E7.0 Stormwater Management Code

E13.0 Historic Heritage Code

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

6.5.1

6.5.2

6.5.3

6.54

D 22.0 Central Business Zone

Building Height - Part D 22.4.1 P1.1; P5
Setback - Part D 22.4.2 P1

E6.0 Parking and Access Code

Number of Car Parking Spaces - Central Business Zone - Part E 6.6.5
P1

Design of Vehicular Accesses 6.7.2 P1

Facilities for Commercial Vehicles 6.7.13 P1

E9.0 Attenuation Code

Development for Sensitive Use in Proximity to Use with Potential to
cause Environmental Harm - Part E 9.7.2 P1

E13.0 Historic Heritage Code

Heritage Precinct - Demolition - Part E 13.8.1 P1

Heritage Precinct - Buildings and Works other than Demolition - Part E
13.8.2 P1

Places of Archaeological Potential - Building, Works and Demolition -
PartE 13.10.1 P1
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Each performance criterion is assessed below.

Building Height - Part D 22.4.1 P1.1

6.7.1

6.7.2

6.7.3

6.7.4

The acceptable solution A1 at clause Part D 22.4.1 requires building
height for a new building within the Central Business Core Area for a site
with a south-east facing frontage to be no more than 15m if on or within
15m of the frontage and 30m if set back more than 15m from a frontage.

The proposed building includes an initial height of 14.6m, which is
maintained for 15m into the site before it rises to 30m in height, which
continues for a further 15m into the site before the building rises to its
maximum height of 35m. The height of the building then reduces to
approximately 32m at the rear of the building, on the rear boundary line of
the property. The proposed development exceeds the applicable
acceptable solution but does not exceed the limitations of the amenity
building envelope, which sets a maximum height of 45m, 30m into a site.

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

The performance criterion P1.1 at clause Part D 22.4.1 provides as
follows:

Development contained within the Amenity Building Envelope in Figure
22.3 must make a positive contribution to the streetscape and
townscape, having regard to:

(a) the height, bulk and design of existing and proposed buildings;

(b) the need to minimise unreasonable impacts on the view lines and
view cones in Figure 22.6 and on the landform horizons to kunanyi/ Mt
Wellington and the Wellington Range from public spaces within the
Central Business Zone and the Cove Floor;

(c) the need fo minimise unreasonable impacts on pedestrian amenity
from overshadowing of the public footpath for city blocks with frontage to

a Solar Penetration Priority Street in Figure 22.2; and

(d) the need to minimise unreasonable impacts on the amenity of public
open space from overshadowing.
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6.7.5  The subject site and proposed development are not implicated by the
areas defined in Figure 22.6 as a view line or view cones.

The site does not have frontage to a solar penetration priority street.

The proximity and orientation of the subject site/proposed building to St
David's Park downbhill to the east/north-east are such that overshadowing
of this nearest area of public open space will not be problematic. Shadow
diagrams have not been supplied with the application, however analysis
of shadow cast by the proposed development utilising Council's City
Model demonstrates that shadow cast by the proposed building would not
reach the park. Figures 11 to 13 below demonstrate the shadow cast on
June 21. It should be noted that the local topography, the presence of
taller buildings further to the west/north-west over Macquarie Street and
other larger buildings such as 1 Sandy Bay Road and 2 Heathfield
Avenue further to the east would prevent the proposed building
contributing any significant degree of additional shadow. In any caseitis
concluded that public open space will not be affected by shadow.

,ﬁlﬁ R,

Figure 11: éhaow cast by t pfoposed evefo}nent at 9am o '
June 21. (Source: HCC K2Vi model).
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Fr'gm:e 12: Shaow cast by t pfbposed devefop;nent at 12pm on

Figur;e 3: Shaow castby te p:l'oposed devfop}nent at 3pm on
June 21. (Source: HCC K2Vi model).

6.7.6 Part (a) of the performance criteria P1.1 therefore has the most relevance
to the assessment of the proposal's height. The development must make
a positive contribution to streetscape and townscape, having regard to the
height, bulk and design of existing and proposed buildings. The
assessment of the proposal's performance against this clause can be
broken into two parts - how it performs in terms of contribution to
streetscape; and how it performs in terms of contribution to townscape.

Streetscape
The proposed development exhibits a distinct response to the immediate

streetscape in that its initial podium section scales well with existing
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buildings to either side and within the surrounding block. It is noted from
the application that the front part of the building has been designed in
direct response to the facade scale and setback of adjacent heritage
buildings. The front part of the building fills in the gap that currently exists
given the existing building on the site has an irregular, larger front setback
than adjoining and nearby buildings, and in doing so generates
consistency of character and in turn a more positive contribution to the
streetscape. Streetscape character is however not confined to the
building's immediate appearance when viewed from street level
immediately adjacent. So, whilst it may be possible to view the proposed
building in relative isolation in direct context with the street from a vantage
point close by, it must be viewed from further afield to appreciate its
overall bulk and height and contribution to the streetscape, and therefore
from this, the overall building must be considered in terms of contribution
to streetscape.

The application includes the following representations of the proposed
development within the Davey and Harrington Street elevations:

DAVEY STREET ELEVATION - WITHOUT BACKGAOUND CONTEXT BUILDINGS

Figure 14: The proposed development in the context of Davey
Street (Source: Ireneinc/JAWS).

i ]l

Figure 15: The proposed development in the context of Davey
Street with taller buildings on the Macquarie ridge backdrop
included (Source: Ireneinc/JAWS). Note that the backdrop building
to the left at 179 Macquarie Street has been approved but does not
currently exist.
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HARRINGTON STREET ELEVATION
Figure 16: The proposed development in the context of Harrington

Street (Source: Ireneinc/JAWS).

6.7.7 ‘Streetscape’ is defined in the Hobart Interim Planning Scheme 2015 as
meaning:

‘the visual quality of a street depicted by road width, street planting,
characteristics and features, public utilities constructed within the road
reserve, the setbacks of buildings and structures from the lot
boundaries, the quality, scale, bulk and design of buildings and
structures fronting the road reserve. For the purposes of determining
streetscape with respect to a particular site, the above factors are
relevant if within 100 m of the site.’

As pointed out in the submitted documentation, the area within 100m of
the site takes in the immediate block between Harrington/Barrack Street
and Macquarie/Davey Street, and also areas beyond this which include
some taller buildings. Depictions of this taken from the application's
analysis of surrounding buildings can be seen in Figures 17 and 18,
below.
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12 storeys building height

P 254 storeys building height
‘ 5 -6 storeys building height
‘ 7+ storeys building height

Figure 17: The application's depiction of building heights in urban
context. The yellow covers buildings of 1-2 Storeys, the orange

covers buildings of 2.5-4 Storeys. The subject site is highlighted
red (Source: Ireneinc).
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ngure 18: An additionl depiction of surrounding bilding heights
from the application (Source: Irenelnc).

6.7.8  The application identifies several taller buildings within 100m of the site
including the Commonweath Executive Building at 188 Collins Street over
Macquarie Street, the Lands Building further down Macquarie Street, 1
Sandy Bay Road (Mantra) and the Telstra Exchange Building over and
down Davey Street and well as the Repatriation Hospital further up and
across Davey Street. However, it is arguable that the Executive Building,
the Lands Building and the Repatriation Hospital are 'within' 100m of the
site, as can be seen in Figure 16 below:
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B 5, S
Figure 19: Analysis of properties within 100m radius (yellow
outline) of the subject site (63 Davey Street title - highlighted red).
The blue outlines represent the roofs of taller buildings not

considered to be within the 100m radius. (Source: HCC Geocortex).

As can be seen in Figure 19 above, a number of the taller buildings
identified in the application as contributing to the streetscape within 100m
of the site aren't actually within 100m of the site. As such, using these
buildings to consider streetscape, given its definition, is questionable. It
is possible that they may contribute to wider townscape considerations
however, which will be discussed further in due course.

For context, although a 100m radius extends beyond it, the local block
within which the subject site is located, bounded by Davey and Macquarie
Streets and Harrington and Barrack Streets has a distinct streetscape
character that is worthy of detailed consideration. The block is occupied
predominantly by older buildings with a typical scale of one to two storeys,
with some taller examples up to four storeys.

The overall block has a low profile in the context of those closer to the
centre of the city and this profile is generally consistent, following the slope
of the block downwards from Barrack to Harrington Street and also from
Macqguarie to Davey Street. The single anomalous building within the
block is a newer element of St Helen's Hospital which is more or less
central within the block and rises above most other buildings at
approximately 18m in height but with a relatively narrow cross-section.
Most other buildings within the block exhibit a highly consistent, low rise
form. Notably this block is covered entirely within a Heritage Precinct (H1)
and contains numerous examples of heritage-listed properties, listed both
with Hobart City Council and the Tasmanian Heritage Council.

The description of the prevailing Heritage Precinct, which extends across
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additional city block further to the north-east, includes reference to it
containing some of the most significant groups of early Colonial
architecture in Australia with original external detailing, finishes and
materials demonstrating a very high degree of integrity, distinctive and
outstanding visual and streetscape qualities; as well the continuous two
and three storey finely detailed buildings contribute to a uniformity of scale
and quality of street space. Given other blocks within this precinct are not
as uniform in terms of scale as the block in question, it can be considered
that this particular block exhibits unique qualities given the uniformity of
scale that remains and as such its streetscape is especially significant,
readily identifiable and worthy of increased protection. In many respects
therefore, because of the previous acknowledgement of these significant
values and additional protections already applied to this block,
streetscape as opposed to townscape is the more important
consideration in terms of this proposal. Heritage impact considerations
are discussed in greater detail elsewhere in this report.

The imagery above suggests that there is a clear disconnect between the
subject site and taller buildings in the area. Within 100m of the subject
site (63 Davey Street lot), there are a handful of taller buildings, including
1 Sandy Bay Road (Mantra), the Telstra Exchange Building at 2
Heathfield Avenue, the Travelodge and Ibis Hotels at 167-169 and 173
Macguarie Street respectively and the mixed commercial building further
down at 156-162 Macquarie Street. These buildings are identified in the
application as having between 5-6 storeys and 7+ storeys - The
Travelodge and the |bis are the two 7+ storey examples within 100m of
the site. These buildings have heights of 36.9m and 39.7m respectively.
The 5-6 storey buildings have heights of 26m, 28.9m and 19.73m.

Notably, none of these more prominent buildings are located within the
street block surrounded by Harrington, Barrack, Macquarie and Davey
Streets, which is the immediate block in which the subject site is located.
As discussed above, it is possible to focus on this block as having the
most relevance to streetscape in the context of this proposal, however
simply put, in taking the character of buildings within 100m of the site into
consideration, there are too few examples to confidently state that the
streetscape character is overwhelmingly defined by taller buildings. Given
none are immediately adjacent to the subject site, this highlights the
individual prominence of the proposed building even further. The distinct
prevailing lower scale character suggests that any new building should
transition down to the lower buildings adjacent, not upwards to what are
disconnected, taller ones further afield.
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Townscape

The definition of townscape in the Hobart Interim Planning Scheme
2015 is:

‘the urban form of the city and the visual quality of its appearance, it
includes the urban landscape and visual environment of the city. As a
concept it strives to give order to the form of the city, the pattern of
landscape and development of the urban landscape.'

Townscape is a broader concept to consider. This is essentially how a
building fits when viewing an area at a more macro scale, wider than the
100m that is the focus for streetscape consideration. Consideration of
townscape is to take into account the variety of heights and building forms
that contribute to an area.

As previously mentioned there are more numerous examples of taller
buildings if a wider view of the area is taken into account, including the
Commonwealth Executive Building at 188 Collins Street (56.6m) and the
Lands Building at 144 Macquarie Street (34m), however whilst this may
be the case, there are still only a handful of taller buildings informing the
local area around the subject site. It is not predominantly characterised by
such development.

When viewed from certain vantage points, there is no doubt that the taller
buildings in the nearby area, most notably on the Macquarie Ridge,
provide a backdrop into which the proposed building would blend. The
local topography may also assist when viewing from certain vantage
points, however these vantage points are limited. When able to be read in
context with the taller buildings nearby the subject site, taking into account
local topography, on a broader, conceptual scale, the proposed building
could be considered to be complementary. This might be achieved when
viewing the building from elevated positions distant from the site, such as
West Hobart or Sandy Bay, however this is considered to be neither an
overriding factor, nor where the primary consideration of the impact of the
building should be focused.

It is difficult to deny the fact that the proposed building would be the only
example of such a building in the immediate block surrounding it, and the
proposed building doesn't have the benefit of such scale context when
viewed from all directions or from semi-close proximity. There are not
always taller buildings to provide a backdrop, for instance on occasions
when driving up Davey Street, or driving down Macquarie Street. Looking
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up Davey Street for example, and as demonstrated in renders submitted
with the application, the taller parts of the proposed building have nothing
more than blue sky as a backdrop. There are not enough taller buildings
immediately surrounding the site to confidently claim that the prevailing
character of the local townscape can be defined by them. If some of the
taller buildings were adjacent or even within the same block, it would be
easier to conclude that is complementary in a practical, tangible sense.
Before and after views of the proposed development taken from common
public vantage points on Davey Street and Macquarie Street have been
taken from Council's City Model and can be seen in Figures below.
These views demonstrate some of the occasions when the proposed
building makes a tangible change to the existing backdrop and highlight
its individual prominence.

Figure 20: Before and after views towards the site/propo_sed
development from the St David's Park corner on Davey Street and
Sandy Bay Road. (Source: HCC K2Vi model).

Figure 21: Noting the lack of trees in the model which would provide
some relief, before and after views towards the site/development
from within St David's Park close to Davey Street. (Source: HCC
K2Vi model).

Figure 22: Noting the lack of trees in the model which would provide
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some relief, before and after views towards the site/development
from the corner of Salamanca Place and Davey Street, adjacent to
the St David's Park corner. (Source: HCC K2Vi model).

Figure 23: Before and after views towards the site/proposed
development from the corner of Davey Street and Hampden Road.
Note the presence of the taller buildings in the background allow for
the proposed building to blend into the backdrop to some extent.
(Source: HCC K2Vi model).

Figure 24: Before and after views towards the site/proposed
development from Macquarie Street in front of the old Hutchins
School building (181-183 Macquarie Street). Note the taller part of
the St Helens Hospital appearing to provide some transition from
this angle (Source: HCC K2Vi model).

Figure 25: Before and after views towards the site/proposed
development from the northern side of the Macquarie
Street/Harrington Street intersection. (Source: HCC K2Vi model).

The proposed building would change the form and character that the local
block contributes to the wider townscape. This block represents a
transition down and away from the centre of the city area, with the
topography rising towards the south-east before levelling out. The block's
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distinct character of lower buildings and consistent heights is
representative of blocks continuing further to the south east up and along
Davey Street. Taller, prominent buildings are not characteristic of the
townscape in this direction. The proposed building would materially
change this form, and in doing so would not positively contribute to the
townscape. The lack of tall buildings in the local block is what makes it
distinct in its form and character. Taller buildings need to be tucked closer
to any that might currently exist in order to better provide for a non-
prominent transition. To introduce such a variation where it cannot be
anything but immediately prominent is hardly a positive outcome.
Converse to the way that the proposed building can be considered to
rectify the irregular front setback to Davey Street and therefore be seen as
a positive outcome in terms of the immediate streetscape, the height of
the proposed building does the opposite, creating an anomaly instead of
rectifying one. The height, bulk and design of the building do not allow for
consistency with the characteristics of the buildings immediately around it.
If the proposed building was lower and not so individually prominent then
there would be a greater argument for its consistency, appropriateness for
the location and therefore the possibility of a positive contribution.

At its meeting to consider this application, the Council's Urban Design
Advisory Panel commented on the various aspects of the proposal in
terms of streetscape and townscape. There was broad support for the
podium elevation on Davey Street and the Panel found that the massing,
materials and height of this part of the proposed building to be well
considered and made a positive contribution to the streetscape. However
the principal concern of the Panel remained the overall height of the
proposal, specifically with regard to impact on the values of the local
Heritage Precinct, but categorically that the height of the tower elements
would cause the proposal to be prominent in the townscape and
streetscape, adversely impacting the qualities of the Heritage Precinct,
especially the Davey Street streetscape and St Davids Park. The Panel
concluded that objective (b) of Clause 22.4.1 (that a development does
not unreasonably impact on historic heritage character) and P1.1(a) of the
Scheme were not met.

The proposal does not comply with the performance criterion.

Building Height - Part D 22.4.1 P5

6.8.1

The acceptable solution A5 at clause Part D 22.4.1 requires building
height of development within 15m of a frontage and not separated from a
place listed in the Historic Heritage Code by another building, full lot or
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road, must (a) not exceed 1 storey or 4m (whichever is the lesser) higher
than the facade building height of a heritage building on the same street
frontage; and (b) not exceed the facade building height of the higher
heritage building on the same street frontage if the development is
between to heritage places; or (c) comply with the acceptable building
height applicable to the site's frontage orientation, whichever is the lesser.

The proposed development within 15m of the frontage exceeds the two
storey facade of the adjacent heritage building at 61 Davey Street by
more than 4m or 1 storey.

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

The performance criterion P5 at clause Part D 22.4.1 provides as follows:

Building height within 15m of a frontage and not separated from a place
listed in the Historic Heritage Code by another building, full lot
(excluding right of ways and lots less than 5m width) or road (refer figure
22.5 1), must:

(a) not unreasonably dominate existing buildings of cultural heritage
significance; and

(b) not have a materially adverse impact on the historic cultural heritage
significance of the heritage place;

(c)for city blocks with frontage to a Solar Penetration Priority Street in
Figure 22.2, not exceed the Amenity Building Envelope illustrated in
Figure 22.3, unless it can be demonstrated that the overshadowing of
the public footpath on the opposite side of the Solar Penetration Priority
Street does not unreasonably impact on pedestrian amenity.

The subject site does not have frontage to a Solar Penetration Priority
Street.

The Council's Senior Cultural Heritage Officer has assessed this aspect
of the proposal's impact upon the adjacent heritage buildings, and states

that:

The heritage listed buildings in Davey Street are shown below. The
discussion in relation to 22.4.1 P5 follows.
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Adjacent heritage listed building at 61 Davey Street. Source:
Council image

Adjacent heritage listed building at 65 Davey Street. Source:
Council image

The adjacent heritage listed buildings have the following attributes:
simple uncomplicated, well mannered, restrained and modest
design, cohesive character and scale, symmetry or regular rhythm,
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clear horizontal lines, and a fenestration pattern of traditional sash
windows of similar proportions. In addition, they have narrow eaves
and a simple roof form that has a practical purpose, but also offers
an aesthetic function to delineate proportions and define the area
between the walls and a pitched roof. Each heritage listed building
is also solidly anchored to the ground.

65 Davey Street has two storeys with attic windows, 61 Davey
Street has two storeys. This proposal is four storeys. There are no
four storey buildings in this section of Davey Street. One of the
characteristics in this block is that the buildings step down Davey
Street in an orderly fashion and this can be seen in eaves line of
each building and this is demonstrated in the applicant's
documentation of the streetscape (see above). Even the recent infill
to St Helen's Hospital, respects this pattern, and overall, the listed
buildings exhibit a modulated height and rhythm that is rare in
Hobart.

While the physical measurement of height difference might be
considered minor, the new proposal has design features which
contribute to the building having a taller perceived or apparent
height, thus leading to it dominating and asserting itself within the
existing streetscape.

In summary, the design features that give the proposal a greater
perceived and less respectful height in this well mannered
streetscape are as follows:

e The proposal is approximately 8.4 metres above the eaves line
of the adjacent heritage listed property at 61 Davey Street.

* The proposal has three levels of square, sharp edged and
contemporary lines which contrast with the subtle modulated
elevations of the adjacent heritage listed buildings to create a
more prominent and monolithic form.

¢ The projecting solid eaves of the darker 'mini penthouse' is a
contemporary form that is heavier that any roof form of the
heritage listed places adding to the height and heaviness of the
four storey form.

* The proposal has a deep undercroft at ground level for vehicular
and pedestrian access which results in the street fagade being
elevated above the ground and appearing higher than it actually
is.

¢ The large vertical window configuration over two floors provide a
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verticality to the three storey portion that gives the building even
great height.

BEFORE: Davey Swoet

‘:I:!:iiemakﬁbve image demonstrates an obvious change in building
height in the historic streetscape. Source: Applicant's supporting
documentation

In addition, the four storey element including the dark 'mini
penthouse' on top will obscure the roof scape including chimneys of
adjacent buildings. A close look at the applicant’s submitted
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documentation demonstrates how much taller in the streetscape it
will appear.

- i - T

The above image demonstrates an obvious change in the historic
streetscape and shows the real and perceived height of the front
four storey element . Source: Applicant's supporting documentation

Not only is it higher than adjacent buildings, but the design of the
proposal will result in it appearing even higher and more out of scale
and proportion, ‘stealing the thunder’ of existing heritage listed
buildings. It projects further into the streetscape and assets itself,
making its presence felt in all directions. It is sharper and of a form
that is more prominent, flamboyant and ‘monolithic’ than the
adjacent polite heritage listed buildings such that it will detract from
and be more prominent that the heritage listed buildings. This has
an unreasonable impact on the historic heritage character of
heritage places such that they are obscured, appear dominated and
lesser in scale.

A building that was two or two and half storeys high would be a more
appropriate response where the heritage and streetscape values
are the most significant in Hobart.

It is concluded that the proposal unreasonably dominates the
adjacent buildings by virtue of the height of the lower element that is
four storeys high and has a materially adverse impact on the
restrained heritage qualities of the adjacent places through its
height different design, form, fenestration pattern vertical facade
treatment and alternative roof form by upstaging the adjacent
buildings. The proposal does not satisfy 22.4.1 P5.

6.8.7 The Senior Cultural Heritage Officer's report is provided as an attachment
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to this report.
6.8.8 The proposal does not comply with the performance criterion.
6.9 Setback - Part D 22.4.2 P1

6.9.1 The acceptable solution A1 at clause Part D 22.4.2 requires building
setback to be parallel to a frontage and to be no more than Om.

6.9.2 The proposal includes the front facade of proposed building's initial
podium element above ground floor level having a front setback ranging
between 2.4m at its north-eastern end to 2.9m at its south-western end.
At ground level a Bm wide driveway access is located to the right hand
side under the overhang of the building above, whilst to the left is the
pedestrian access to the site, its lobby and reception, in front of which is
an external entry forecourt accessed via a small number of stairs, with
retained planters to either side.

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

6.9.4 The performance criterion P1 at clause Part D 22.4.2 provides as follows:
Building setback from frontage must satisfy all of the following:

(a) be consistent with any Desired Future Character Statements
provided for the area;

(b) be compatible with the setback of adjoining buildings, generally
maintaining a continuous building line if evident in the streetscape;

(c) enhance the characteristics of the site, adjoining lots and the
streetscape;

(d) provide for small variations in building alignment only where
appropriate to break up long building facades, provided that no potential
concealment or entrapment opportunity is created;

(e) provide for large variations in building alignment only where
appropriate to provide for a farecourt for space for public use, such as
outdoor dining or landscaping, provided the that no potential
concealment or entrapment opportunity is created and the forecourt is
afforded very good passive surveillance.
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The proposed development demonstrates a degree of consistency
towards the frontage setbacks of existing buildings to either side on
Davey Street, particularly those to the uphill side which have uniform
frontage setbacks of a similar distance, whilst the adjacent building to the
downhill side is set closer to its Davey street frontage. When considered
in context with the existing building on the subject site, which maintains a
highly atypical frontage setback of approximately 13m, the proposed
development is much more consistent and therefore in keeping with the
setback character in the immediate area on this side of Davey Street.

Desired Future Character Statements for the Central Business Zone
address the siting, bulk and design of buildings, and where most relevant
to setback refer to the need to reinforce streetscape pattern and
consistency in building edges and height at the street wall.

In filling out and occupying the majority of the space left at the front of the
site by the existing building, the proposal rectifies what is an irregular gap
in the street edge and local streetscape character on this side of Davey
Street. The proposed building replaces an unsightly carparking area with
a more hardened street edge, promoting the street wall for its initial
podium section and incorporating hard edges at ground level with planters
on either side of the main access which is characteristic of properties to
either side. Examples of small areas of landscaping within the immediate
local streetscape allow for appropriate tree species and low lying plants to
provide some softening of built form and promotion of greenery up and
down both sides of Davey Street. The proposal suggests an intent to
further promote this well established theme with the inclusion of planters
and trees such as pines or conifers, examples of which can be seen in
front of buildings to either side.

The alignment of the building to the frontage at ground level is not
suggestive of any unreasonable inclusion of concealment spaces or or
entrapment opportunities. All areas at the front of the site can be
reasonably surveilled from the street or footpath.

Where the larger variations to the building alignment occur (vehicle
access into building, entry forecourt) these variations are not considered
to be significant, and in terms of the driveway access, this element of the
development is encompassed by the overhang of the first floor of the
building above.

At its meeting to consider the proposal the Urban Design Advisory Panel
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considered that at ground level the extent of landscaping could be more
substantial and that the use of quality materials (especially paving) must
be extended to the full frontage of the site including the driveway and
service areas. On the question of landscaping generally, the Panel felt
that there remained a lack of detail and any approval should include
appropriate conditions regarding the engagement of a landscape
architect and the submission of detailed landscaping plans for approval.

The proposal complies with the performance criterion. The inclusion of
conditions as recommended by the Urban Design Advisory Panel is
considered appropriate.

Number of Car Parking Spaces - Central Business Zone - Part E 6.6.5 P1

6.10.1

6.10.2

6.10.3

6.10.4

6.10.5

The acceptable solution A1 at clause Part E 6.6.5 requires (a) no on-site
parking to be provided; or (c) on-site parking to be provided at a
maximum rate of 1 space per dwelling for residential uses.

The proposal includes 42 residential parking spaces catering for the 30
residential apartments, exceeding the acceptable requirement.

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

The performance criterion P1 at clause Part E 6.6.5 provides as follows:

Car parking provision:
(a) is in the form of a public car parking station provided as part of a
development which utilises a major existing access; or

(b) must not compromise any of the following:

(i) pedestrian safety, amenity or convenience;

(i) the enjoyment of ‘al fresco’ dining or other outdoor activity;
(iii) air quality and environmental health;

(iv) traffic safety.

The Council's Senior Development Engineer provides the following
assessment of the proposal against this clause:

(i) pedestrian safety, amenity or convenience

¢ The proposed singular access for 42 car-parking spaces causes a
concentration of vehicle movements across the footpath.

¢ The sight distance to pedestrians does not comply with the Australian
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Standard due to the height of the proposed boundary fence exceeding
1.2m.

* Pedestrian safety and convenient use of the footpath will therefore be
compromised. A condition is recommended for maximum boundary
fence height.

(ii) the enjoyment of ‘al fresco’ dining or other outdoor activity
* None near the proposed development.

(iif) air quality and environmental
¢ This is not compromised (beyond what is typically accepted for a
multi-storey apartment complex).

(iv) traffic safety.

* There are kerb-side parking spaces adjacent to the access that inhibit
the sight distance to vehicles on Davey Street.

* Davey Street is heavily trafficked, particularly during peak hours.

* The gradient of Davey Street is in a favourable direction and improves
the sight distance.

* Traffic safety is not compromised beyond what is typical for an access
servicing a multi-storey apartment complex.

s The design has been assessed by a consulting traffic engineer and
has been found to be acceptable (refer TIA).

6.10.6 The officer's report is provided as an attachment to this report.
6.10.7 The proposal complies with the performance criterion.
Design of Vehicle Accesses 6.7.2 P1

6.11.1  The acceptable solution A1 at clause Part E 6.7.2 requires the design of
vehicular accesses to meet the relevant Australian Standard.

6.11.2 The proposal includes new access arrangements that do not meet the
relevant Australian Standard.

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

6.11.4 The performance criterion P1 at clause Part E 6.7.2 provides as follows:

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

The Council's Senior Development Engineer provides the following
assessment of the proposal against this clause:

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

pedestrians;

Vehicles and Cyeclists:

¢ There are kerb-side parking spaces adjacent to the access that inhibit
the sight distance to vehicles on Davey Street.

o Davey Street is heavily trafficed, particularly during peak hours.

* The gradient of Davey Street is in a favourable direction and improves
the sight distance.

* Traffic safety is not compromised beyond what is typical for an access
servicing a multi-storey apartment complex.

* The design has been assessed by a consulting traffic engineer and
has been found to be acceptable (refer TIA).

Pedestrians:

* The proposed singular access for 42 car-parking spaces causes a
concentration of vehicle movements across the footpath.

¢ The sight distance to pedestrians does not comply with the Australian
Standard due to the height of the proposed boundary fence exceeding
1.2m.

* Pedestrian safety and convenient use of the footpath will therefore be
compromised. A condition is recommended for maximum boundary
fence height.

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

adjoining roads;

* Assessed by a consulting traffic engineer and found to be acceptable
(refer TIA).

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

the use or development;

* The width and gradient of the access is acceptable for servicing the
42 parking spaces proposed.
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¢ Assessed by a consulting traffic engineer and found to be acceptable
(refer TIA).

(d) ease of accessibility and recognition for users.

* The location of the access will permit easy use.

¢ The access is consistent with surrounding properties and as such
ease of recognition is acceptable.

The officer's report is provided as an attachment to this report.

The proposal complies with the performance criterion.

Facilities for Commercial Vehicles 6.7.13 P1

6.12.1

6.12.2

6.12.3

6.12.4

6.12.5

6.12.6

The acceptable solution A1 at clause Part E 6.7.13 requires commercial
vehicle facilities to be provided on site in accordance with the relevant
Australian Standard.

The proposal does not provide commercial vehicle facilities on site in
accordance with the relevant Australian Standard.

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

The performance criterion P1 at clause Part E 6.7.13 provides as follows:

Commercial vehicle arrangements for loading, unloading or
manoeuvring must not compromise the safety and convenience of
vehicular fraffic, cyclists, pedestrians and other road users.

The Council's Senior Development Engineer provides the following
assessment of the proposal against this clause:

* The traffic engineering consultant has advised that private collection
will be undertaken from the kerb-side, and that the associated risk and
interruption to convenience is tolerable

e The Department of State Growth has endorsed the TIA with proposed
private collection from the carriageway

¢ On this basis, the proposed commercial vehicle arrangements (i.e.
waste collection) can be supported. A condition is recommended for a
waste management plan.

The officer's report is provided as an attachment to this report.
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The proposal complies with the performance criterion.

Development for Sensitive Use in Proximity to Use with Potential to cause
Environmental Harm - Part E 9.7.2 P1

6.13.1

6.13.2

6.13.3

6.13.4

6.13.5

There is no acceptable solution for new sensitive (residential) uses
located in close proximity (200m) of a use with the potential to cause
environmental harm.

The proposal includes new residential use within 200m of a live music
venue.

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

The performance criterion P1 at clause Part E 9.7.2 provides as follows:

Development for sensitive use, including subdivision of lots within a
sensitive zone, must not result in potential to be impacted by
environmental harm from use with potential to cause environmental
harm, having regard to all of the following:

(a) the nature of the use with potential to cause environmental harm;
including:

(i) operational characteristics;

(ii) scale and intensity;

(iii) degree of hazard or pollution that may emitted from the activity;

(b) the degree of encroachment by the sensitive use into the Attenuation
Area or the attenuation distance;

(c) measures in the design, layout and construction of the development
for the sensitive use to eliminate, mitigate or manage effects of
emissions.

The Council's Environmental Development Planner provides the following
assessment of the proposal against this clause:

The Duke Hotel has live music, a function room and an outdoor
area, operating most nights and sometimes after midnight. The
main source from the venue would be patron noise from the outdoor
area.
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The attenuation distance for the music venue is 200m under the
Code, and the proposed residential development would be a
minimum of 112m from the music venue.

The proposed apartment building would be of solid construction,

with most of the proposed apartments being on the far side of the
building away from the music venue, and no decks are proposed
facing the venue.

Given the separation distance, building design, topography,
buildings between the two sites and the relatively high ambient
noise levels in the area, noise nuisance to the residents of the
proposed apartments from The Duke Hotel is not considered a
credible risk. The exercise of discretion is recommended.

A construction environmental management plan condition is also
recommended.

The proposal complies with the performance criterion.

Heritage Precinct - Demolition - Part E 13.8.1 P1

6.14.1

6.14.2

6.14.3

6.14.4

There is no acceptable solution for demolition within a Heritage Precinct.

The proposal includes demolition of the existing building and associated
elements on the site to make way for the proposed development within
Heritage Precinct H1.

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

The performance criterion P1 at clause provides as follows:

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

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

(b) fabric or landscape elements, including plants, trees, fences, paths,
outbuildings and other items, that contribute to the historic cultural
heritage significance of the precinct;

unless all of the following apply;

(i) there are, environmental, social, economic or safety reasons of
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greater value to the community than the historic cultural heritage values
of the place;

(i) there are no prudent or feasible alternatives;

(iii) opportunity is created for a replacement building that will be more
complementary to the heritage values of the precinct.

6.14.5 The Council's Senior Cultural Heritage Officer provides the following
assessment of the proposal against this clause:

The building of 63 Davey Street, is of a scale and siting that results
in it being subservient to and sits recessively in this highly important
streetscape. However, it dates to 1979 and has a carpark to the
front and little architectural merit and it does not make a positive
contribution to the stated historic cultural heritage significance of the
precinct. In this instance (a) and (b) of E13.8.1 P1 must be satisfied
prior to meeting sub-clauses (i), (ii) and (iii). For the reasons
outlined above it is concluded that clause E13.8.1 P1 is satisfied.

6.14.6 The officer's report is provided as an attachment to this report.
6.14.7 The proposal complies with the performance criterion.
Heritage Precinct - Buildings and Works other than Demolition - Part E 13.8.2 P1

6.15.1 There is no acceptable solution for buildings and works within a Heritage
Precinct.

6.15.2 The proposal includes a new building and associated works within
Heritage Precinct H1.

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

6.15.4 The performance criterion at clause Part E 13.10.1 P1 provides as
follows:

Design and siting of buildings and works must not result in detriment to
the historic cultural heritage significance of the precinct, as listed in

Table E13.2.

6.15.5 The Council's Senior Cultural Heritage Officer provides the following
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assessment of the proposal against this clause:

Assessment of this proposal must consider the building as a whole
within the Heritage Precinct.

A Heritage Precinct is defined in E13.3.1 Definition of Terms in the
Historic Heritage Code as:

"means an area shown on the planning scheme maps as a heritage
precinct and described in Table E13.2 as having particular historic
cultural heritage significance because of the collective heritage
value of individual places as a group for their streetscape or
townscape values."

Streetscape is defined in 4.1 of the Scheme as:

"means the visual quality of a street depicted by road width, street
planting, characteristics and features, public utilities constructed
within the road reserve, the setbacks of buildings and structures
from the lot boundaries, the quality, scale, bulk and design of
buildings and structures fronting the road reserve.

For the purposes of determining streetscape with respect to a
particular site, the above factors are relevant if within 100 m of the
site.”

Part of the streetscape on Davey Street with the subject site in the
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centre. Source: Council image

For the purposes of assessing this proposed building against
E13.8.2 P1itis: a tiled/stone square facade element fronting Davey
Street, that has three floors, a separate apartment element with a
darker horizontal overhanging roof form, set back and in, that forms
a street front element of four stories, a higher tower 15 metres back
from the street frontage with a ‘penthouse’ and service structure on
top. Overall, the building has a height of approximately 36 metres
above the ground level at the street frontage, and a RL of 58.8. The
proposal is shown below. The taller 'greyed out' buildings behind (eg
Commonwealth Centre and Ibis Hotel) are not relevant in the
consideration of clause E13.8.2 P1 as they are outside the Heritage
Precinct and not in the streetscape as defined. The tower
component of the proposed building is also ‘greyed out' but this
must not be misconstrued as 'being in the background' or outside
the Heritage Precinct and therefore not part of this proposal.

A i mamm e e e e

EET ELEVATION

&

Image: The subject site is in the centre. The 11 storey building
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behind is shown as 'greyed out’ and the buildings outside the
Heritage Precinct in Macquarie Street are also shown as 'grey out'
which could be misconstrued as an existing building or not part of
this proposal. Source: Screenshot from applicant's documentation.

In consideration of clause E13.8.2 P1, detriment means "damage or
loss to such value or thing". This is stated in Hexa Pacific Pty Ltd v
Hobart City Council and Ors [2020] TASRMPAT 1 at [83].

Comparisons with the Welcome Stranger at 58 Harrington Street
proposal and subsequent Tribunal decision must be drawn carefully.
The sites are near (a heritage listed building separates them) and
both are located in the same Heritage Precinct. The Welcome
Stranger proposal differed by having two tower components of 10
floors and 13 floors and was located on a corner site. This proposal
has a tower component of 11 floors.

However, in relation to that decision and clause E13.8.2 P1, the
Tribunal stated "The Proposal is to be located within an area of the
Precinct where the streetscape largely comprises buildings that fall
within the description set out in Statement 3 for the Heritage
Precinct. In the Tribunal’'s view, the Proposal whilst comprising
elements of different heights and setbacks, includes two tower
elements which introduce a development scale so at odds in the
location with the identified statements of significance (and in
particular Statement 3), and would result in the Heritage Precinct as
a whole being detrimentally impacted." Hexa Pacific Pty Ltd v
Hobart City Council and Ors [2020] TASRMPAT 1 at [92].

The current proposal is, based on height measurement,
approximately 4.3 metres lower than the Welcome Stranger
proposal when the measurement is taken from the street ground
level. The subject site is up the hill from the Welcome Stranger site
with the subject site dropping down Davey Street approximately 1.6
metres across the street frontage. The RL of the top of the Welcome
Stranger was 63.00, while in comparison the RL at the highest point
for the current proposal is 58.80.

This proposal differs from the Welcome Stranger proposal in that it
is 11 floors high (including the ground floor) and measures
approximately 36 metres above the ground level at the street
frontage. The following image shows the proposal inserted into the
streetscape.
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The above image demonstrates an dbvious change in the historic
streetscape. Source: Applicant's supporting documentation

In summary the proposal is of a scale that is at odds with the
streetscape that is within an area of the precinct that largely
comprises buildings that fall within the description within the
statements of significance of ‘continuous two to three storey finely
detailed buildings'. That is, within the block of Davey, Barrack,
Macquarie and Harrington Street the buildings of the precinct are
characterised by one, two and three storey buildings around the
edge with the maximum height of any building to the rear is 5
storeys. Where the uniformity of streetscape and scale is so central
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to the heritage values of this block, a building that is taller by the
extent proposed cannot enhance the heritage values because it will
be out of scale and context with its surroundings. In this respect,
there is detriment to an element of a wider precinct and therefore
there will be detriment in this case to the precinct values as a whale.
The proposal does not satisfy E13.8.2 P1.

The officer's report is provided as an attachment to this report.

The proposal does not comply with the performance criterion.

Places of Archaeoclogical Potential - Building, Works and Demolition - Part E
13.10.1 P1

6.16.1

6.16.2

6.16.3

6.16.4

The acceptable solution A1 at clause Part E 13.10.1 requires buildings
and works to not involve excavation or ground disturbance.

The proposal includes demolition of the existing building and excavation
for the proposed new development.

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

The performance criterion P1 at clause Part E 13.10.1 provides as
follows:

Buildings, works and demolition must not unnecessarily impact on
archaeological resources at places of archaeological potential, having
regard fo:

(a) the nature of the archaeological evidence, either known or predicted;

(b) measures proposed to investigate the archaeological evidence to
confirm predictive statements of potential;

(c) strategies to avoid, minimise and/or control impacts arising from
building, works and demolition;

(d) where it is demonstrated there is no prudent and feasible alternative
to impacts arising from building, works and demolition, measures
proposed to realise both the research potential in the archaeological
evidence and a meaningful public benefit from any archaeological
investigation;
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(e) measures proposed to preserve significant archaeological evidence
i s 1
in situ’.

The Council's Senior Cultural Heritage Officer provides the following
assessment of the proposal against this clause:

The Praxis Environment report identifies an area of high
archaeological potential and this is denoted in an area of red in
figure 7.1 (p.48) of the Praxis report. It is acknowledged that the
disturbance history may be greater than observations and historical
records of the site, however, the report suggests taking a cautious
approach and that structural remains associated with the ¢.1830
dwelling and outbuilding relating to the potential remains of the
domestic occupation of the site. The report recommends that "Any
excavation proposed in areas of high archaeological potential must
be preceded by an archaeological impact assessment, and if
necessary an archaeological method statement, which details
measures to be taken to avoid or mitigate impact upon the
archaeological resource. That method statement must be in
accordance with industry standard (e.g. the Tasmanian Heritage
Council's Practice Note 2 — Managing Historical Archaeological
Significance in the Works Application Process) and implemented in
the works process." This can be achieved by a condition of permit
and as such the proposal can satisfy E13.10.1 P1.

6.16.6 The officer's report is provided as an attachment to this report.

6.16.7 The proposal complies with the performance criterion.

7. Discussion

7.1

Planning approval is sought for Demolition, New Building for 30 Multiple Dwellings
and 21 Student Accommodation Units including Carparking, and Associated
Infrastructure and Access Works, at 63 Davey Street, 186 Macquarie Street, and
the adjacent Davey Street road reservation.
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7.2 The application was advertised and received 393 representations. The
representations raised concerns including the proposal's lack of compliance with
scheme standards and lack of justification; its incompatibility with and impacts
upon the surrounding area and heritage precinct; its impacts upon local amenity,
traffic and adjacent properties and uses, the poor quality of the development; the
lack of need for the accommodation being proposed; and the negative impacts the
proposal would have on Hobart's character.

Twenty seven representations were in favour of the proposal, citing its provision of
desperately needed housing; the provision of jobs and stimulation of the economy
and construction sector; the good design and appropriate height and scale of the
building; the proposal representing positive investment in uncertain times; and
positive impacts on local businesses, city parking and Hobart in general.

7.3 The proposal has been assessed against the relevant provisions of the planning
scheme and is considered to not perform well.

7.4 The proposal has been assessed by other Council officers, including the Council's
Development Engineer, Roads, Traffic and Environmental Engineers,
Environmental Development Planner and Senior Cultural Heritage Officer. The
Senior Cultural Heritage Officer has recommended the proposal be refused on
heritage grounds. The other officers are supportive of the proposal subject to
conditions. The proposal was also referred to the Tasmanian Heritage Council due
to the property at 186 Macquarie Street being included in the overall development
site. The Tasmanian Heritage Council's Regional Heritage Advisor was satisfied
that the minimal level of works on the listed site was such that should the
application be approved advice should be included on the permit to ensure
heritage approval is gained before any works, excavation, ground disturbance or
other heritage works occurs on the listed site.

7.5 The proposal is recommended for refusal.

8. Conclusion

8.1 The proposed Demolition, New Building for 30 Multiple Dwellings and 21 Student
Accommodation Units including Carparking, and Associated Infrastructure and
Access Works at 63 Davey Street and 186 Macquarie Street, and Adjacent Road
Reserve, HOBART does not satisfy the relevant provisions of the Hobart Interim
Planning Scheme 2015, and as such is recommended for refusal.
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9. Recommendations

That:

Pursuant to the Hobart Interim Planning Scheme 2015, the Council refuse the
application for Demolition, New Building for 30 Multiple Dwellings and 21 Student
Accommodation Units including Carparking, and Associated Infrastructure and
Access Works at 63 Davey Street and 186 Macquarie Street, and Adjacent Road
Reserve, HOBART for the following reasons:

1 The proposal does not meet the acceptable solution or the performance
criterion with respect to clause Part D 22.4.1 A1 and P1.1(a) of
the Hobart Interim Planning Scheme 2015 because the development
does not make a positive contribution to the streetscape and townscape,
having regard to the height, bulk and design of existing and proposed
buildings.

2 The proposal does not meet the acceptable solution or the performance
criterion with respect to clause E13.8.2 P1 of the Historic Heritage Code
of the Hobart Interim Planning Scheme 2015 because the proposal
results in detriment to the historic cultural heritage significance of the
precinct through its design and siting.

3 The proposal does not meet the acceptable solution or the performance
criterion with respect to clause 22.4.1 P5 of the Historic Heritage Code
of the Hobart Interim Planning Scheme 2015 because the proposed
building unreasonably dominates and has a materially adverse impact on
adjacent existing buildings of cultural heritage significance through its
height.
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{Cameron Sherriff)
Development Appraisal Planner

As signatory to this report, | certify that, pursuant to Section 55(1) of the Local Government Act

19893, | hold no interest, as referred to in Section 49 of the Local Government Act 1993, in matters
contained in this repott.

(Ben Ikin)
Senior Statutory Planner

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

Date of Report: 6 October 2020

Attachment(s):

Attachment B - CPC Agenda Documents

Attachment C - Planning Referral Officer Cultural Heritage Report

Attachment D - Planning Referral Officer Senior Development Engineer

Attachment E - Urban Design Advisory Panel Minutes
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DESIGN STATEMENT - 63 Davey Street, Hobart L
=
Ideally positioned for vibrant inner-city living, this apartment complex contains a mix of residential and E
studio / student accommodation Situated between two Heritage-listed buildings in a Heritage D
Precinct, the site has previously had numerous residential uses which have been demolished over (=
the years, leaving an asphalt carpark and brick store facility as a negative void in an otherwise =L

elegant historic Hobart location

DIRECTORS

NEAL MACKINTOSH

Program Description and Form Concept SCOTT VERDOUW

ASSOCIATES

The Ground Floor of the complex provides entry to two levels of car parking and the 51 Apartments FIONA GRAHAM

above. A wide range of apartment types is provided, consisting of 21 x Studio | Student apartments, CATHERINE WILLIAMS

29 x 2-bedroom apartments, and 1 x 3-bedroom, penthouse apartment. HANZ LEE

CONSULTANT

The first two levels above ground contain the studio apartments with private open space DAVID BUTTON
predominantly orientated to the north, creating a podium to reference the scale of surrounding

buildings.

A service core on the south side of the building provides access to all levels, with a separate stair to
the east serving the podium levels. The southern location of the core allows the apartments to enjoy
northerly aspect and views over Salamanca and Battery Point. This also maintains privacy to
adjacent hospital facilities. Level 3 contains the first level of standard two-bedroocm apartments and is
setback from the frontage to accommodate a green roof on top of the podium. Refer to Diagram 01.

The layout and massing of the building has been designed to maximise the site coverage whilst B o i
maintaining setbacks to provide enhanced amenity for residents. JA ':‘-""E'_ﬁ LL'“ WADE _/L
The building is configured to read as separate, yet integrated components of the one entity. The form 21 Castray Esplanad
of the building is broken down to create a multi-layered response which addresses ils location within Jattery Point, Tasmania
the streetscape, the local heritage precinct and the broader lownscape setling, achieving a synergy AUSTRALIA 7004
between heritage values and new forms. Refer to Diagrams 02 + 03.

www.jawsarchitects.com
jaws@jawsarchitects com

EXPERIENCE CREATIVE QUALITY
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DIAGRAM 01

SITE COVERAGE
AND CCRE
LOCATION

ARCHITECTSMYI

DAVEY STREET
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DIAGRAM 03

Streetscape and Heritage Precinct Response

The heritage response has been driven by the streetscape view i e. ‘view-field' from the Davey Street.
The podium building reads as a sensitive addition in the street, thoughtfully responding to the

adjacent Heritage buildings in setback, height, material & fenestration techniques. The apartments,
Level 3 and above, are set back more than 15m behind the streetscape podium with enough space

2
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that the character and significance of the heritage streetscape is not compromised. Additionally, the
higher level apariments are materially distinct from the streetscape, reducing prominence. From a
pedestrian and vehicular perspective the podium element is the defining image of the development
when experienced in its streetscape scale context. The new buildings engage in a compasitional
manner to the Heritage context and merge into the adjacent city blocks, contributing to the ongoing
and evolving development of the city

The podium fills the existing void within the streetscape, crealing a complimentary street edge
condition with high quality finishes and contemporary design. The removal of the open asphalt
carpark and insertion of a new respectful active building element helps to repair the fabric of the
streetscape, enhancing the street level experience.

ARCHITECTSMVYI

The design of the front facade Is arliculated with window openings that reference the symmetry,
proportions and rhythm of the adjoining heritage buildings, expressed in a contemporary manner

Street trees at the front of the building further reference the adjacent buildings, with species of
plantings adding another layer of connection along the streetscape

The ground floor lobby presents a welcoming entrance with a generously proportioned double height
volume which is animated by natural light from above. The vehicular access to the basement carpark
is accessed from the opposite side of the building through a recessed alcove.

DAVEY STREET PART ELEVATION

DAVEY STREET _ ARTIST'S IMPRESSION
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The building form steps up at the rear of the site with respect to the underlying topography,
recognising the Macquarie Ridge to the north west of the site and the scale of development within the
surrounding townscape in which it is situated

The highest point of the development is located at the deepest setback of the site, with the service
equipment and lift overruns at the rear.

Height Analysis

ARCHITECTSMVYI

The development height has been a continuous process of analysis and contextual review. The
design team has had extensive consultation with urban designers and hernitage experts, Paul Davies,
Ireneinc and Praxis, to establish a thoughtful response to the Heritage precinct and Streetscape
principles applying to this particular site.

Council's K2Vi model was used as a tool to establish a contextual response at the outset. Preliminary
advice from UDAP in 2019 was also taken into account to help establish urban design principles and
guide the design

Originally submitted in early 2019, the proposal has been significantly modified in response the recent
RMPAT decision made in regards to the nearby ‘Welcome Stranger project. The height has been re-
assessed with the assistance of Ireneinc Planning and Praxis to reduce the maximum height of the
scheme from 45m to 35m.

Residential Amenity

Above the podium a large central light well opens to the north, splitting the building into two
components fo break down the massing and allow light deep into the plan

This breaking down of the edges of each of the building components allows the forms to read more
as a family of buildings rather than a singular block. Refer Diagram 04.

DIAGRAM 03

BREAKDOWN EDGES TO ALLOW
LIGHT, CROSS VENTIALTION
AND VIEWS

CAVEY STREET
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Balconies and terraces for the apartments are orientated to maximise northern aspect where possible
and take advantage of the view corridor to the east view over St David's Park and south down the
River Derwent. In conjunction with windows, these private open areas allow for maximised cross
ventilation opportunities.

The podium levels accommodate 21 affordable Studio / Student style accommodation. 85% of these
have been orientated with north aspect. Refer Diagram (5.

DIAGRAM 05

ARCHITECTSMVYI

NORTH FACING STUDIO |
STUDENT APARTMENTS
(LEVEL 1+2)

DAVEY STREET

The development has thoughtfully located private outdoor spaces to work with existing conditions and
also considered future potential development. The view and open aspect amenity of the each
aparlment has been maintained. Refer Diagram 06.

DIAGRAM 06

E
.

DAVEY STREET

Strong horizontal banding defines each level, with an overlay of balcony screens, windows and
planter boxes providing a finer level of detail. Each apartment is configured to maximise solar access
and the stunning views towards the waterfront. The patteming and liveliness of the apartment
facades creates a unique and individual sensibility for each apartment, while the planning
economically repeats.
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A penthouse level is set back further again, reinforcing the vertical split through the interplay of
volumes

The treatment of the building facades is distinguished from the lower pedium, with interstices to
provide separation between apartments and create greater distinction and articulation in the building
form. The design, finish and materiality, while still integrated with the treatment of the lower level,
have been articulated for greater visual interest and to avoid expansive blank facades

ARCHITECTSMVYI

APARTMENT DETAIL _ ARTIST'S IMPRESSION

Sustainable Initiatives

Green roof terraces have been provided at various levels to improve thermal insulation qualities,
soften the fagade edges and provide a positive outlook for residents. These areas will be planted with
hardy vegetation that have minimal water requirements and are low maintenance. Refer to Diagram

07.
A solar array with a northwest aspect will off-set the building’s reliance on purchased energy.

Other required service equipment zones have been carefully integrated within the building elements
to eliminate an ad-hoc screened services enclosure at the highest levels. The efficient planning
arrangement and servicing affords reduced material waste, while the site location allows reduced
reliance on car travel.

DIAGRAM 07

ROOFSCAPE
Solar panels

Seraces contained within
Bukding ehements

Groen roof

DAVEY STREET
The complex aims to reflect a contemporary ambition for sustainable inner city living, respectfully
inserted into a historic Hobart precinct.
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63 DAVEY STREET, HOBART

irene & smithstreet
PLANNING & URBAN DESIGN
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63 DAVLEY STREET, HOBART

Planning Submission to Hobart City Council

Last Updated - July 2020
Author - Phil Gartrell
Reviewed: Irene Duckett

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

TASMANIA

49 Tasma Street, North Hobart, TAS 7000

Tel (03) 6234 9281

Fax (03) 6231 4727

Mob 0418 346 283

Email planning@ireneinc.com.au

Ireneinc PLANNING & URBAN DESIGN
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1. INTRODUCTION

Planning Tas trading as Ireneinc Planning and Urban Design have prepared the following assessment
on behalf of Tellyros Klonis Unit Trust to accompany an application for the use and development of
land at 63 Davey Street, Hobart.

This report has been prepared in response to plans prepared by JAWS Architecture.

St Michaels Collegiate
- Senior School

v

St Michagls / L} \
Collemiste s f 3 h

Figure 1: Site location (source: www.thelist.tas.gov.au © State of Tasmania)

iIreNeinc PLANNING & URBAN DESIGN 63 Davey Street, Hobart
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1.1 SUBJECT SITE

The subject land is located at 63 Davey Street, Hobart ‘Navy Club’ (CT54396/1), with a site area of
809m2. The site has a fall from north west to the street frontage on the south east boundary.

The application also includes the adjoining site, identified as 186 Macquarie Street St Helens Private
Hospital (CT 110411/1), due to a requirement for access and potential works related to upgrades of
existing sewer pipe and connection. Further detail is provided in the accompanying civil
documentation.

The site has an existing single-storey building, formerly the Old Navy Club, built to the side and rear
boundaries and setback approximately 13m from the frontage to Davey Street. The building is
currently used as furniture storage with on-site carparking within the front setback.

plp. S SN € N N s N MRS B, | b

Figure 2: Aerial image of the subject site (red) and adjoining site at 186 Macquarie Street (blue) (Source:
www.thelist.tas.gov.au © State of Tasmania)

The site is currently accessed via a shared 4m (approx.) wide entrance from Davey Street, which
also includes a right of way easement benefitting the adjoining to the land to the southwest. There
is an existing sewer main that runs along the rear boundary of the property.

iIreNeinc PLANNING & URBAN DESIGN 63 Davey Street, Hobart
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Figure 3: Frontage of existing building to Davey Street

1.2 SITE SURROUNDS

St Helens Private Hospital is located to the south west of the site at 186 Macquarie Street, whilst
the main entry to the hospital is from Macquarie Street. The Davey Street frontage of the hospital
is a three storey sandstone heritage building. The upper floor is formed by the dormer windows
within the roof space. The building as with many of the other buildings along the frontage, is set
back for a small landscaped area. To the rear of the heritage building is a contemporary hospital
building with underground parking below. The remainder of the street through to Barrack Street is
characterised by 2-3 storey buildings, many of heritage value.

To the north east, 61 Davey Street is a two storey heritage building (RAAF Association Memorial
Centre). East of this is a single storey heritage cottage at 59 Davey Street and the art deco Welcome
Stranger Hotel on the corner at 58 Harrington Street.

On the opposing side of the street the 6 storey red brick Mantra hotel on the corner of Sandy Bay
Road and the 5-6 storey Telstra Building occupy the streetscape, with apartments and residential
buildings west of Heathfield Avenue.

iIreNeinc PLANNING & URBAN DESIGN 63 Davey Street, Hobart
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Figure 4: View down Davey Street

Figure 5: View looking up Davey Street

iIreNeinc PLANNING & URBAN DESIGN 63 Davey Street, Hobart
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Figure 6: View from Street frontage of 5t David's park

A further analysis of the surrounding site context is provided in the accompanying Urban Design
Statement.

1.3 CONSULTATION

The original proposal has been through a number of design iterations that have been discussed with
Council’'s planning and heritage officers. The previous design was also presented to Council’s Urban
Design Advisory Panel (UDAP).

As a result of these discussions and the recent Tribunal ruling in regard to the proposal at 58
Harrington Street, the proposal has been revised.

iIreNeinc PLANNING & URBAN DESIGN 63 Davey Street, Hobart
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2. PROPOSED DEVELOPMENT

The proposal involves the demolition of the existing single storey building at 63 Davey Street,
including removal of the existing 8 parking spaces in the forecourt.

The new works are to facilitate use and development for 51 apartments providing a mix of residential
apartments and student accommodation. The 21 apartments across Level 1 and Level 2 will be
allocated for student accommeodation, whilst the remaining 30 apartments will be residential.

The building form is set back at its closest point to the frontage of the site by 2.8m to allow for
landscaping and setback consistent with the adjoining heritage buildings. The ground floor provides
lobby, services, access and vehicle manceuvring for the proposed building, and 42 vehicle parking
spaces.

The proposal will require infrastructure works within the basement car parking level on the adjoining
property at 186 Macquarie Street. The owner/operator of 186 Macquarie Street has been notified in
accordance with Section 52 of LUPAA.

The vehicular access to the site is to be reconfigured to the north east side of the frontage allowing
two way traffic flow. Council Landowner Consent was previously provided for these works, and the
revised application does not seek to modify them.

The basement carparking is accessed via car lifts located internally within the building. Bicycle
storage and motorbike parking has also been accommodated internally.

Investigations have been made with TasWater to accommodate an existing sewer main currently
located along the rear boundary of the property, to within the proposed development.

From ground floor to Level 3 the proposed building is setback approximately 2.8m from the frontage,
with respect to the neighbouring building located to the south. The design of the front facade is
articulated with window openings reflecting the proportions and rhythm of the adjoining heritage
buildings, expressed in a contemporary manner.

Level 3 is setback approximately 6.7m from the frontage to accommodate a green roof whilst also
creating a podium to reference the scale of surrounding buildings. Apartments on the lower levels
are generally single bedroom apartments with open space predominantly orientated to the north.

Levels 4-9 are setback 15m from the frontage and accommodate 2 bedrooms, generally with a larger
footprint and a relatively larger open space allocation. The floor plate is divided with interstices to
provide separation between apartments and to also create greater distinction and articulation in
the building form, which is reflected in the upper floor plans. Levels 10 is setback 30m from the
street frontage and provides a 3 bedroom apartment.

The treatment of the building facades above Level 4 is distinguished from the lower podium. The
design, finish and materials are clearly contemporary, while also still integrated with the treatment
of the lower level and have been articulated for greater visual interest and to minimise the
expansive blank facades.

The facades are cognisant of their location within the broader city, and have used spaces and colour
to layer the overall massing and form of the components of the building.

iIreNeinc PLANNING & URBAN DESIGN 63 Davey Street, Hobart
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PLANNING SCHEME REQUIREMENTS

3.

1

1

|

The following is an assessment of the proposal in response to the standards of the Hobart Interim
Planning Scheme 2015 (HIPS 2015).

The site is located within the Central Business Zone of the HIPS 2015, as shown in the figure below.
The site is within the Central Business Core Area and is not located on a Solar Penetration Priority
Street.

Figure 7 describes the subject site within the Central Business Zone (blue).
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Figure 7: Site Zoning (source: www.thelist.tas.gov.au © State of Tasmania).

CENTRAL BUSINESS ZONE

ZONE PURPQOSE STATEMENTS

The purpose statements of the Central Business Zone are as follows with respective responses to the
proposed development.

22.1.1.1 - To provide for business, civic and cultural, community, food, hotel, professional,
retail and tourist functions within a major centre serving the region or sub-region.

The proposal is for apartments that will be used for residential and student accommodation
purposes. The proposal will contribute to the vibrancy of the city by providing for 24hr presence.
Whilst the ground floor use providing building and car park access is discretionary, the lobby and
services are provided on the first floor.

iIreNeinc PLANNING & URBAN DESIGN 63 Davey Street, Hobart
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22.1.1.2 - To maintain and strengthen Hobart’s Central Business District and immediate
surrounds including, the waterfront, as the primary activity centre for Tasmania, the
Southern Region and the Greater Hobart metropolitan area with a comprehensive range of
and highest order of retail, commercial, administrative, community, cultural, employment
areas and nodes, and entertainment activities provided.

The proposal will provide residential and student accommodation in a location that is well connected
to the service functions of the CBD, with good connections to the amenities of Sullivan’s Cove and
St David’s Park and on the edge of the Urban Mixed Use Zone. The design of apartments will provide
a variety of accommodation with a level of amenity and quality that is responsive to the State's
capital city.

22.1.1.3 - To provide a safe, comfortable and pleasant environment for workers, residents
and visitors through the provision of high quality urban spaces and urban design.

The relationship that the building has to the street frontage has been given a considerable degree
of attention to ensure that urban design cues are taken from the historic values of the neighbouring
buildings. The facade will fill the existing void within the streetscape with high quality finishes and
contemporary design that integrates with the existing form of the street.

22.1.1.4 - To facilitate high density residential development and visitor accommodation
within the activity centre above ground floor level and surrcunding the core commercial
activity centre.

The proposal is highly consistent with this statement.

22.1.1.5 - To ensure development is accessible by public transport, walking and cycling.

The site is well connected to a variety of transport options. Parking within the building is limited in
acknowledgement of the site’s location in proximity to open space, services, entertainment, and
employment.

22.1.1.6 - To encourage intense activity at pedestrian levels with shop windows offering
interest and activity to pedestrians.

Davey Street is not traditionally an active retail area of the city, due to the existing form of historic
masonry buildings with small openings and formal facades; and the high vehicle traffic of the main
arterial way. Notwithstanding this, the proposal provides a frontage that is respectful of the existing
qualities of the heritage precinct with detailing at a pedestrian scale. The street setback and
landscaped area have been included within the design with respect to the heritage qualities and to
enhance the street level experience.

22.1.1.7 - To encourage a network of arcades and through-site links characterised by bright
shop windows, displays and activities and maintain and enhance Elizabeth Street Mall and
links to it as the major pedestrian hub of the CBD.

The location of the site and the enclosed nature of existing development on adjoining sites precludes
the ability to provide through site linkages.
22.1.1.8 - To respect the unique character of the Hobart CBD and maintain the streetscape

and townscape contribution of places of historic cultural heritage significance.

The proposed development has been designed with regard to the adjoining heritage buildings and
the gualities of the heritage precinct in which the site is located. The proposal responds by creating

irenein C PLANNING & URBAN DESIGN 63 Davey Street, Hobart
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a complimentary street edge condition to complete the streetscape form, the recessive use of
materials and the siting of larger parts of the building well setback from the principal view lines.

A heritage report is currently being prepared to provide further analysis to outline how the proposed
development maintains and contributes to the streetscape.

22.1.1.9 - To provide a safe, comfortable and enjoyable environment for workers, residents
and visitors through the provision of high quality spaces and urban design.

The proposal has been designed within the limitations presented by the site. The building is in close
proximity to St. David's Park and Salamanca Place which provide high quality urban spaces.
Residents are provided with ample private open space and the proposal is in close proximity to key
sites within the CBD and Sullivan's Cove and provides a safe, comfortable and enjoyable environment
for residents.

DESIRED FUTURE CHARACTER STATEMENTS

Consideration of the Desired Future Character Statements (DFCS) is triggered in relation to standard
22.4.2 Setback P1 (a).

Townscape and Streetscape Character -

22.1.3.1 Objectives:

(a) That the Central Business Zone provides a compact built focus to the region, reflecting
an appropriate intensity in its role as the heart of settlement.

The proposed development reinforces the role of the zone as a focus to the region with development
that is at a scale consistent with existing development within the city centre.

(b) That the Central Business Zone develops in a way that reinforces the layered landform
rise back from the waterfront, having resard to the distinct layers of the landform,
respecting the urban amphitheatre, including the amphitheatre to the Cove, while providing
a reduction in scale to the Queens Domain, the Domain and Battery Point headlands and the
natural rise to Barracks Hill (see Figures 22.7 and 22.8).

(c) That the Central Business Zone consolidates within, and provides a transition in scale
from, its intense focus in the basin, acknowledging also the change in contour along the
Macquarie Ridge, including both its rising and diminishing grades, including to the low point
of the amphitheatre to the Cove (see Figures 22.7, 22.8 and 22.9).

The proposed development is reflective of the underlying natural rise of the landform to Macquarie
Street Ridge by stepping up along the cove slope to accentuate the Macquarie ridge, and the fall
towards the amphitheatre of the cove. The positioning of the podium and tower form at the rear of
the lot will consolidate the existing emphasis of development on Macquarie street on the surrounds
of the basin, while the stepping down in a transition towards the Cove amphitheatre.

A further analysis of the urban form is contained within the Urban Form Supporting Statement.

(d) That the historic cultural heritage values of places and precincts in the Central Business
Zone be protected and enhanced in recognition of the significant benefits they bring to the
economic, social and cultural value of the City as a whole.

The setback of the proposed building reinforces the existing setback pattern of existing heritage
buildings evident within the streetscape. The proposed building will bring substantial social and
economic benefits to the CBD by providing much needed residential apartments and studio/serviced
apartments.

irenein C PLANNING & URBAN DESIGN 63 Davey Street, Hobart
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The historic cultural heritage values of the precinct are articulated in the Statements of Significance
for the City Centre H1 Heritage Precinct as follows:
H1 - City Centre
This precinct is significance for reasons including:
1. It contains some of the most significant groups of early Colonial architecture in Australia
with original external detailing, finishes and materials demonstrating a very high degree of
integrity, distinctive and outstanding visual and streetscape qualities.
2. The collection of Colonial, and Victorian buildings exemplify the economic boom period of
the early to mid nineteenth century.
3. The continuous two and three storey finely detailed buildings contribute to a
uniformity of scale and quality of street space.
4. It contains a large number of landmark residential and institutional buildings that are of
national importance.

5. The original and/or significant external detailing, finishes and materials demonstrating a
high degree of importance.

The proposal complements and enhances the heritage characteristics of the precinct, by
reintroducing a 3 storey facade with a hard edge to the street, demonstrating a level of consistency
with that evident within the streetscape and wider precinct.

Figure 8: Existing streetscape illustrating the substantial void created by the current conditions on-site
(source: JAWS Architects)

il‘e NEINC PLANNING & URBAN DESIGN 63 Davey Street, Hobart
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JAFTER: Davey Street

Figure 9: Proposed building form and introduction of a contemporary fagade to the streetscape to reinforce
the contiguous 2-3 storey heritage properties along Davey Street (source: JAWS Architects)

A further analysis will be provided under the Heritage Code.

22.1.3.2 Building Siting, Bulk and Design

The siting, bulk and design of a building above the street wall and beyond the Amenity
Building Envelope (see Figure 22.3) must be consistent with the objectives in clause 22.7.3.1,
having regard to:...

These statements are not applicable as the proposed development is within the Amenity Building
Envelope.

3.1.3 USE STATUS

The proposed development is for a mix of residential and student accommodation. Advice from
Council indicates that student accommodation is also considered residential (communal residence).
The residential use class is defined as follows:

Residential

use of land for self contained or shared living accommodation. Examples include an ancillary
dwelling, boarding house, communal residence, home-based business, hostel, residential
aged care home, residential college, respite centre, retirement village and single or multiple
dwellings.

Residential use is a permitted use in the zone, provided it is above ground floor.

3.1.4 USE STANDARDS

The only applicable Use Standards is as follows:

iIreNeinc PLANNING & URBAN DESIGN 63 Davey Street, Hobart
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Clause 22.3.2 - Noise
Objective: To ensure that noise emissions do not cause environmental harm and do not have
unreasonable impact on residential amenity on land within a residential zone.

A1 - Noise emissions measured at the boundary of a residential zone must not exceed the
following:

(a) 55dB(A) (LAeq) between the hours of 7.00 am to 7.00 pm;

(b) 5dB(A) above the background (LA90) level or 40dB(A) (LAeq), whichever is the lower,
between the hours of 7.00 pm to 7.00 am;

(c) 65dB(A) (LAmax) at any time.

Measurement of noise levels must be in accordance with the methods in the Tasmanian Noise
Measurement Procedures Manual, issued by the Director of Environmental Management,
including  adjustment of noise levels for tonality and  impulsiveness.
Noise levels are to be averaged over a 15 minute time interval.

P1 - Noise emissions measured at the boundary of a residential zone must not cause
environmental harm within the residential zone.

The nearest residential zone is approximately 350m to the northwest of the site and is therefore
unlikely to be impacted by any noise generated by the development. It is unlikely that the residential
nature of the use will generate excessive noise.

3.1.5 DEVELOPMENT STANDARDS

The figure and relevant development standards of the zone are discussed below.
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Figure 10: Amenity Building Envelope (Figure 22.3, HIPS 2015)

Clause 22.4.1 - Building Height

Objective: To ensure that building height contributes positively to the streetscape and does
not result in unreasonable impact on residential amenity of land in a residential zone.

A1 - Building height within the Central Business Core Area in Figure 22.2 must be no more
than:
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(a) 15mif on, or within 15m of, a south-west or south-east facing frontage;

(b) 20m if on, or within 15m of, a north-west or north-east facing frontage;

(c) 30m if set back more than 15m from a frontage;

unless an extension to an existing building that:

(i) is necessary solely to provide access, toilets, or other facilities for people with
disabilities;

(ii) is necessary to provide facilities required by other legislation or regulation.

P1.1 - Development contained within the Amenity Building Envelope in Figure 22.3 must
make a positive contribution to the streetscape and townscape, having regard to:

(a) the height, bulk and design of existing and proposed buildings;

(b) the need to minimise unreasonable impacts on the view lines and view cones in Figure
22.6 and on the landform horizons to kunanyi/ Mt Wellington and the Wellington Range from
public spaces within the Central Business Zone and the Cove Floor;

(c) the need to minimise unreasonable impacts on pedestrian amenity from overshadowing
of the public footpath for city blocks with frontage to a Solar Penetration Priority Street in
Figure 22.2; and

(d) the need to minimise unreasonable impacts on the amenity of public open space from
overshadowing.

Response

The proposed building has a south-east facing frontage and sits at a height of approximately 14.6m,
then setback 15m and extends to a height of approximately 30m before being setback a further 15m
to extend to a maximum height of approximately 35m from NGL. The proposal complies with A1(a)
but does not comply with (¢) and is required to be assessed against the performance criteria.

P1.1 Proposed development is contained within the Amenity Building Envelope, as shown in the
following figure.
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Figure 11: Eastern elevation illustrating the permitted building envelope (source: JAWS Architects)

The red line in the figure above illustrates the staggered offsets as specified by the amenity building
envelope.

(a) The frontage of the building has been designed to respect the front facade scale and setback of
adjacent heritage buildings. The resulting building will fill the existing void within the street,
thereby improving the existing setback pattern and positively contributing the streetscape.

The building form steps up at the rear of the site with respect to the underlying topography to an
overall building height of 34m with an RL of 56.6. The height and form recognise the Macquarie
Ridge to the north west of the site and the scale of development within the surrounding townscape
in which it is situated.

Buildings within proximity to the subject site that inform the overall townscape include the Lands
Building, 144 Macquarie Street (BH=51.4m); Ibis Hotel, 173 Macquarie Street, Leisure Inn 167-169
Macquarie Street (11 storey); and Commonwealth Government Centre, 188 Collins Street (BH=58m).
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With the underlying topography contributing to the final relative height of these buildings the
surrounding building heights are significantly higher than that proposed.

These buildings are relevant in this analysis as the proposed building should not be considered in
isolation. Both streetscape and townscape are defined terms in the scheme which, as per the
definitions below, facilitate interpretation and analysis of surrounding built forms generally within
100m of the site.

Townscape
“The urban form of the city and the visual quality of its appearance, it includes the urban

landscape and visual environment of the city. As a concept it strives to give order to the
form of the city, the pattern of landscape and development of the urban landscape.”

Townscape is a far broader term, which allows consideration of the characteristics of the city as a
whole, rather than focusing on a singular space or precinct.

Streetscape
“the visual quality of a street depicted by road width, street planting, characteristics and
features, public utilities constructed within the road reserve, the setbacks of buildings and

structures from the lot boundaries, the quality, scale, bulk and design of buildings and
structures fronting the road reserve.”

Streetscape is a more refined term which is generally considered within a 100m radius of the street
and surrounding buildings. The following diagram illustrates the extent of buildings within a 100m
radii of the site.

Key: : |ngmmn = Bing Maps bing.com/maps
&Sil?
1-2 storeys building belght
P 2:5-4 storeys bullding height
0 5 - storeys building height
‘ 74 storeys bullding height

Figure 12: Indication of building heights in urban context (source: Bing Maps - adapted by Ireneinc)

The figure above illustrates the variable building heights within the block bounded by Davey,
Macquarie, Harrington and Barrack Streets. The building forms outside of this block are also relevant
given the way in which the townscape can be interpreted from various points around the CBD. The
primary consideration however is how the overall form, bulk and scale of the building fits within the
immediate surrounds and the streetscape.

The following figure details how the propesal sits within the streetscape along Davey Street and
when viewed from the corner of Sandy Bay Road and Davey Street.
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Figure 13: Davey Street streetscape, illustrating surrounding buildings and variable heights (source: JAWS
Architects)
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Figure 14: Harrington Street streetscape (source: JAWS Architects)

When viewed in context with surrounding development, it is clear that the consideration of height,
bulk and scale of the building requires a wider context to understand the variations in building form

within the CBD.
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Figure 15: Northern aerial view of proposed development (source: JAWS Architects)

It is acknowledged that during the appeal proceedings for the proposal at 58 Harrington Street (Hexa
Pacific Pty Ltd v Hobart City Council & Ors (2019) TASRMPAT) , the overall height, bulk and scale of
the building was considered appropriate by Council Planners, despite being substantially higher at
approximately 45m.

(b) The subject site is not located within the view cones mapped in Figure 22.6, as identified below:
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Figure 16: view lines and view cones as specified under Figure 22.6 HIPS, 2015 and site location (red)
(source: HIPS, 2015)

(c) the proposal does not front a solar penetration priority street.

(d) The nearest public open space to the site is 5t David's Park, which is located to the north east
of the subject site and will not be unreasonably impacted by overshadowing.

The question of height, scale and overall bulk has been addressed further under Acceptable Solution
A5 and within the responses to the Heritage Code. A more detailed assessment of the surrounding
urban form and analysis of the block bounded by Davey and Macquarie Streets is provided in the
accompanying Urban Design Report.

A5 - Building height of development within 15m of a frontage and not separated from a place
listed in the Historic Heritage Code by another building, full lot (excluding right of ways and
lots less than 5m width) or road (refer figure 22.5 i), must:

(a) not exceed 1 storey or 4m (whichever is the lesser) higher than the facade building height
of a heritage building on the same street frontage (refer figure 22.5 ii); and

(b) not exceed the facade building height of the higher heritage building on the same street
frontage if the development is between two heritage places (refer figure 22.5 ii);

or

(c) comply with the building height in Clauses 22.4.1 A1 and A2;

whichever is the lesser.

P5 - Building height within 15m of a frontage and not separated from a place listed in the
Historic Heritage Code by another building, full lot (excluding right of ways and lots less
than 5m width) or road (refer figure 22.5 i), must:

(a) not unreasonably dominate existing buildings of cultural heritage significance; and
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(b) not have a materially adverse impact on the historic cultural heritage significance of the
heritage place;

(c) for city blocks with frontage to a Solar Penetration Priority Street in Figure 22.2, not
exceed the Amenity Building Envelope illustrated in Figure 22.3, unless it can be
demonstrated that the overshadowing of the public footpath on the opposite side of the
Solar Penetration Priority Street does not unreasonably impact on pedestrian amenity.

Response

A5 - The building is located between two lots which are listed in the Historic Heritage Code; ‘St
Helens Private Hospital’' at 186 Macquarie Street to the south west, and ‘RAAF Association Memorial
Centre’ at 61 Davey Street.

The proposed building, within 15m of the frontage, does not exceed the facade height of the higher
heritage building at 186 Macquarie Street, however the proposed 4 storey facade within 15m of the
frontage exceeds the two storey facade of 61 Davey Street by more than 4m or 1 storey.

The proposal is assessed in response to the Performance Criteria.
P5 -

(a) As mentioned above, the facade of the building has been designed specifically to respond to the
dominant characteristics of the streetscape, being 3-4 storey and built within 2-3m of the frontage.

The larger building form is setback 30m from the frontage, ensuring that the streetscape along
Davey Street is maintained and the adjoining heritage buildings to the west and east along Davey
Street are not dominated by the larger building form behind. This is clearly illustrated in the
accompanying photo montages and 3D renders. Of specific relevance are the following renders:

BEFORE: Correr of Duvey Steat md Swndy Bay Road

Figure 17: Existing view from junction of Davey Street and Sandy Bay Road.
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AFTER: Comer of Davey Strst sod Ssady Bay Rosd

Figure 18: Proposed building when viewed from the junction between Davey Street and Sandy Bay Road
(source: JAWS Architects)

The setback of the larger form from the street provides a substantial distinction from the
streetscape, reducing the overall prominence of the building when experienced from street level,
where the primary facade becomes the defining image of the development.

The proposed building does not unreasonably dominate the heritage precinct as the larger form is
respectfully setback from the streetscape, allowing the dominant 2-3 storey heritage facades to
remain as the defining feature of the precinct. The facade of the proposed development contributes
to this feature by replacing the existing void with a sympathetic but wholly contemporary facade
which respects the characteristics of the adjoining buildings through materials, fenestration and
colour.

The overall design and fenestration of the facade is identifiable as new a building form and rather
than replicate the historical traits of the adjoining buildings, the proposal reintroduces a building
facade to the streetscape with the design elements, colours and materials ensuring that the building
fits appropriately within the heritage context whilst presenting as contemporary form.

(b) The primary facade facing the street responds appropriately to the adjoining heritage buildings
by presenting at a similar height, whilst also responding to the topography of Davey Street. As
outlined in the accompanying architectural statement:
The podium fills the existing void within the streetscape, creating a complimentary street
edge condition with high quality finishes and contemporary design. The removal of the open
asphalt carpark and insertion of a new respectful active building element helps to repair the
fabric of the streetscape, enhancing the street level experience.

The articulation of the front facade with windows openings references the symmetry,

proporticns and rhythm of the adjoining heritage buildings, expressed in a contemporary
manner.
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The overall form, materials, colours ensure that the building sits appropriately within the
streetscape and allows the primary historic buildings to retain their prominence within the
streetscape.

L — i i i

Figure 19: Elevation view montage along Davey Street (source: JAWS Architects)

(c) The site does not front any solar penetrations priority streets and does not exceed the amenity
building envelope illustrated in figure 22.3 of the scheme and in figure 7 of this report.

Clause 22.4.2 - Setback
Objective: To ensure that building setback contributes positively to the streetscape and does
not result in unreasonable impact on residential amenity of land in a residential zone.

A1 - Building setback from frontage must be parallel to the frontage and must be no more
than:
om

P1 - Building setback from frontage must satisfy all of the following:

(a) be consistent with any Desired Future Character Statements provided for the area;

(b) be compatible with the setback of adjoining buildings, generally maintaining a continuous
building line if evident in the streetscape;

(c) enhance the characteristics of the site, adjoining lots and the streetscape;

(d) provide for small variations in building alignment only where appropriate to break up
long building facades, provided that no potential concealment or entrapment opportunity is
created;

(e) provide for large variations in building alignment only where appropriate to provide for
a forecourt for space for public use, such as outdoor dining or landscaping, provided the that
no potential concealment or entrapment opportunity is created and the forecourt is afforded
very good passive surveillance.
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Response

The landscaping and associated walls and access are setback Om from the frontage, however the
facade of the building is setback approximately 2.7m from the frontage.

Therefore, the performance criteria must be addressed.
P1

(a) The Desired Future Character Statements have been responded to in section 3.1.1 of this report
and the development is found to be consistent with them.

(b) The proposal is setback approximately 2.7m from the frontage to allow for access to the site and
provide landscaping. This setback and associated landscaping is consistent with adjoining buildings
along Davey Street and is to ensure a continuous building line with respect to the requirements of
the Heritage Precinct in which the site is located.

(c) The current building on the site is setback approximately 12.7m from the frontage, with the area
in front of the building used for vehicle parking. The proposal will improve the existing
characteristics of the streetscape by filling the void created by the existing setback. Landscaping
and treatment of the front building will be more consistent with adjoining lots and will greatly
improve the appearance of the site from the existing condition.

(d) The building alignment is parallel with the existing frontage with little opportunity for
entrapment spaces.

(e) No large variations to the building alignment is proposed. The building will serve to reinforce
the existing streetscape pattern of 1-2 storey building facades to the frontage which is a substantial
improvement over existing.

Clause 22.4.3 - Design
Objective: To ensure that building design contributes positively to the streetscape, the
amenity and safety of the public and adjeoining land in a residential zone.

A1 - Building design must comply with all of the following:

(a) provide the main pedestrian entrance to the building so that it is clearly visible from the
road or publicly accessible areas on the site;

(b) for new building or alterations to an existing facade provide windows and door cpenings
at ground floor level in the front facade no less than 40% of the surface area of the ground
floor level facade ;

(c) for new building or alterations to an existing facade ensure any single expanse of blank
wall in the ground level front facade and facades facing other public spaces is not greater
than 30% of the length of the facade;

(d) screen mechanical plant and miscellaneous equipment such as heat pumps, air
conditioning units, switchboards, hot water units or similar from view from the street and
other public spaces;

(e) incorporate roof-tep service infrastructure, including service plants and lift structures,
within the design of the roof;

(f) not include security shutters ever windows or doors with a frontage to a street or public
place;

Response

The proposal responds to the acceptable solution as follows:
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(a) The main entrance to the building is clearly visible from Davey Street.
(b) The ground floor facade is comprised of openings with a surface area in excess of 40%.
(c) there is no single expanse of a blank wall greater than 30% on the front facade

(d) Detailed location of plant is to be finalised but is capable of being accommodated where it is
screened from the street and public places.

(e) Lift over run is incorporated into the building through the design of the roof. Further services
are located in the basement levels.

(f) no security shutters over windows or doors with a frontage to a street are included in the
proposal.

A2 - Walls of a building facing a residential zone must be coloured using colours with a light
reflectance value not greater than 40 percent.

Response

The nearest residential zone is approximately 349m to the north-west of the development site, as
such the provision does not apply.

A3 - The facade of buildings constructed within 15m of a frontage and not separated from a
place listed in the Historic Heritage Code by another building, full lot (excluding right of
ways and lots less than 5m width) or road (refer figure 22.5 i), must:

(a) include building articulation to avoid a flat facade appearance through evident horizontal
and vertical lines achieved by setbacks, fenestration alignment, design elements, or the
outward expression of floor levels; and

(b) have any proposed awnings the same height from street level as any awnings of the
adjacent heritage building.

Response
A3 - The proposal adjoins heritage places to the east and west along Davey Street.
(a) The building facade within 15m of the frontage has been articulated with horizontal and vertical

lines as distinguished in the design of building elements, including finishes, windows, and openings
as illustrated in the street front elevation.

As outlined in the architectural statement:
The podium fills the existing void within the streetscape, creating a complimentary street
edge condition with high quality finishes and contemporary design. The removal of the open
asphalt carpark and insertion of a new respectful active building element helps to repair the
fabric of the streetscape, enhancing the street level experience.
The design of the front fagade is articulated with window openings that reference the
symmetry, proportions and rhythm of the adjoining heritage buildings, expressed in a
contemporary manner.
Street trees at the front of the building further reference the adjacent buildings, with
species of plantings adding another layer of connection along the streetscape.

(b) no awnings are proposed.
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Clause 22.4.4 - Passive Surveillance
Objective: To ensure that building design provides for the safety of the public

A1 - Building design must comply with all of the following:

(a) provide the main pedestrian entrance to the building so that it is clearly visible from the
road or publicly accessible areas on the site;

(b) for new buildings or alterations to an existing facade provide windows and door openings
at ground floor level in the front fagcade which amount to no less than 40 % of the surface
area of the ground fleor level facade;

(c) for new buildings or alterations to an existing facade provide windows and door openings
at ground floor level in the facade of any wall which faces a public space or a car park which
amount to no less than 30% of the surface area of the ground floor level facade;

(d) avoid creating entrapment spaces around the building site, such as concealed alcoves near
public spaces;

(e) provide external lighting to illuminate car parking areas and pathways;

(f) provide well-lit public access at the ground floor level from any external car park.

Response

The proposal addresses the Acceptable Solution as follows:

A1 (a) the main pedestrian entrance to the buildings is clearly visible from Davey Street.
(b) the ground level facade of the building exceeds 40% windows and openings.

(c) Openings on the ground floor facade exceed 30% of the frontage.

(d) The design of the building does not create any entrapment spaces.

(e) & (f) no external car parking areas or pathways are proposed. Car parking will be located within
the basement levels and will be accessed via internal lifts and stair wells. The internal car park will
be provided with lighting in accordance with relevant Australian Standard.

As such the proposal is capable of complying with the acceptable solution.
Clause 22.4.5 - Landscaping does not apply.
Clause 22.4.6 - Outdoor Storage Areas; all storage is located internally, this does not apply.

Clause 22.4.7 - Fencing and Clause - 22.4.8 - Pedestrian Links do not apply.
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4. CODES

4.1 POTENTIALLY CONTAMINATED LAND CODE

To our knowledge former activities of the subject land have not been used for potentially
contaminating land uses. Engineers have advised that the sewer main is downhill of a hospital that
may have potentially contaminating activities use, which may have used the infrastructure.

Current development on the land precludes the ability for further investigation of the subject
infrastructure.

4.2 ROAD AND RAILWAY ASSETS CODE

The following Use and Development Standards are relevant.

4,2.1 DEVELOPMENT STANDARDS

Clause E5.5.1 - Existing road accesses and junctions
Objective: To ensure that the safety and efficiency of roads is not reduced by
increased use of existing accesses and junctions.

A3 - 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.

P3 - Any increase in vehicle traffic at an existing access or junction in an area subject to a
speed limit of 60km/h or less, must be safe and not unreasonably impact on the efficiency
of the road, having regard to:

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

(b) the nature of the traffic generated by the use;

(c) the nature and efficiency of the access or the junction;

(d) the nature and category of the road;

(e) the speed limit and traffic flow of the road;

(f) any alternative access to a road;

(g) the need for the use;

(h) any traffic impact assessment; and

(i) any written advice received from the road authority.

The proposal will require the relocation of the existing access to the site and will result in
intensification of the use. The proposal is required to respond to the Performance Criteria.
P3

(a) The accompanying TIA identifies that the proposal will provide 42 on-site car parking spaces for
residents only, resulting in approximately 4.5 vehicles trips per apartment per day. This number is
slightly higher than what is likely to be expected (3.75 trips per apartment per day).

This will result in a total of around 150 vehicle movements per day and approximately 15 movements
per hour during peak traffic periods.

(b) The traffic generated by the use will be primarily private residential traffic, which will be turning
left out of the site onto the right-hand lane of Davey Street.
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(c) & (d) As per the accompanying TIA, the two-way traffic activity generated by the proposal is not
considered to result in any impacts on the efficiency of the access or the road. The current access
to the site provides access to the rear of 5t. Helens Private Hospital and the peak hour traffic flows
to and from the site are not expected to increase over existing. Davey Street is considered a
Category 1 road, and supports a high number of vehicle movements per day. It is not anticipated
that the proposal will result in any impacts to the efficiency of the road.

(e) The speed limit along Davey Street is signposted at 50km/hr. The speed of traffic flow along the
portion of Davey Street between Harrington Street and Barack Street is governed by the traffic lights
at the intersection between Davey and Harrington Street and Sandy Bay Road. As per the TIA,
intersections and junctions are considered to reach capacity when the total conflicting approach
traffic volumes are around 1,500 vehicles/hour. The conflicting traffic volume at the new driveway
will be around half this volume, therefore there will not be an operational issue.

(fin/a
(g) the proposal will continue to provide access to the rear of St. Helens Private Hospital and is

required to provide much needed additional residential and accommodation options within close
proximity to the CBD and Salamanca Place.

(h) Please refer to the attached TIA for details.

(i) Due to recent legislative changes, the Davey Street road reserve is now managed by the
Department of State Growth.

Clause E5.6.2 - Road accesses and junctions
Objective: To ensure that the safety and efficiency of roads is not reduced by the creation
of new accesses and junctions.

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

P2 - For roads in an area subject to a speed limit of 60km/h or less, accesses and junctions
must be safe and not unreasonably impact on the efficiency of the road, having regard to:
(a) the nature and frequency of the traffic generated by the use;

(b) the nature of the road;

(c) the speed limit and traffic flow of the road;

(d) any alternative access to a road;

(e) the need for the access or junction;

(f) any traffic impact assessment; and

(g) any written advice received from the road authority.

On completion, the proposal will have one new access providing both entry and exit from the site.
The existing access to the site falls across two titles, with a right of way located partially within the
site at 63 Davey Street. This Right of Way is provided to allow sufficient room for the one-way access
to the rear of the St. Helens Private Hospital, which will be retained. The only modifications
proposed are to the crossover within the road reserve, as per the accompanying documentation.

As the right of way is for access to the adjoining property (St Helens Private Hospital) the new
development will incorporate one new access that will provide entry and exit from the development,
thereby complying with AZ.
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Clause E5.6.4 - Sight distance at accesses, junctions and level crossings
Objective: To ensure that the safety and efficiency of roads is not reduced by the creation
of new accesses and junctions.

A1 - Sight distances at:

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

(b) rail level crossings ...

The applicable sight distance for streets with a speed limit of 60km/hr or less is 80m in either
direction.

As per the accompanying TIA, the rise in topography along Davey Street toward the intersection
with Barrack Street provides additional sight distance to the east when exiting the site. Given that
movements to and from will be from a one-way street, the only applicable sight distance is that to
the east toward the intersection with Harrington Street and Sandy Bay Road. The available sight
distance in this direction is over 80m.

A single on-street parking space will be retained between the new access point to the west and the
existing access to the west (for St Helens Private Hospital). Given the topographical changes detailed
above, the retention of this space will not impact on sight distances for the existing access.

Therefore, the proposal complies with A1(a)

PARKING AND ACCESS CODE

4.3.1 USE STANDARDS

Clause E6.6.1 - Number of Car Parking Spaces

Objective: To ensure that:

(a) there is enough car parking to meet the reasonable needs of all users of a use or
development, taking into account the level of parking available on or outside of the land and
the access afforded by other modes of transport.

(b) a use or development does not detract from the amenity of users or the locality by:

(i) preventing regular parking overspill;

(ii) minimising the impact of car parking on heritage and local character.

A1 - The number of on-site car parking spaces must be:

(a) no less than and no greater than the number specified in Table Eé.1; except if:

(i) the site is subject to a parking plan for the area adopted by Council, in which case
parking provision (spaces or cash-in-lieu) must be in accordance with that plan;

(ii) the site is subject to clauses E6.6.5, E6.6.6, £6.6.7, E6.6.8, £6.6.9 or E6.6.10 of this
planning scheme.

As the site is subject to clause E6.6.5 in accordance with (a)(ii), A1 does not apply.
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Clause E6.6.2 - Number of Accessible Car Parking Spaces for People with a
Disability

Objective: To ensure that a use or development provides sufficient accessible car parking
for people with a disability.

A1 - Car parking spaces provided for people with a disability must:
(a) satisfy the relevant provisions of the Building Code of Australia;
(b) be incorporated into the overall car park design;

(c) be located as close as practicable to the building entrance.

P1 - No Performance Criteria.

Residential use does not generate a requirement for accessible spaces, however two accessible
parking spaces have been provided in accordance with the Australian Standard. The parking spaces
have been incorporated into the overall design and located in proximity to lifts to ensure the most
practical entrance to the building.

Therefore, complying with A1.

Clause E6.6.3 - Number of Motorcycle Parking Spaces
Objective: To ensure enough motorcycle parking is provided to meet the needs of likely users
of a use or development.

A1 - The number of on-site motorcycle parking spaces provided must be at a rate of 1 space
to each 20 car parking spaces after the first 19 car parking spaces except if bulky goods sales,
(rounded to the nearest whole number). Where an existing use or development is extended
or intensified, the additional number of motorcycle parking spaces provided must be
calculated on the amount of extension or intensification, provided the existing number of
motorcycle parking spaces is not reduced.

Car parking within the CBZ is not required, however the proposal provides 49 car parking spaces,
therefore only 1 motorcycle space is required.

2 motorcycle spaces have been provided on Basement levels 1 and 2.

These spaces have been designed in accordance with the Australian Standard and the proposal
complies with A1.

Clause E6.6.4 - Number of Bicycle Parking Spaces

Objective: To ensure enough bicycle parking is provided to meet the needs of likely users
and by so doing to encourage cycling as a healthy and environmentally friendly mode of
transport for commuter, shopping and recreational trips.

A1 - The number of on-site bicycle parking spaces provided must be no less than the number
specified in Table E6.2.

As per Table E6.2, residential use does not generate a requirement for bicycle parking.

However, a secure bicycle parking area has been provided within Level 1 to encourage alternate
forms of transportation, given the proximity of the site to the CBD.

It is considered that the proposal complies with A1.
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Clause E6.6.5 - Number of Car Parking Spaces - Central Business Zone

Objective: To ensure that pedestrian activity generated by retailing, entertainment and
multi -storey office uses in the central business district is not compromised through the
provision of on-site car parking.

Al - (a) No on-site parking is provided; or

(b) on-site parking is provided at a maximum rate of 1 space per 200m? of gross floor area
for commercial uses; or

(c) on-site parking is provided at a maximum rate of 1 space per dwelling for residential
uses; or

(d) on-site parking is required operationally for an essential public service, including,
hospital, police or other emergency service.

P1 - Car parking provision:

(a) 1is in the form of a public car parking station provided as part of a development which
utilises a major existing access; or

(b) must not compromise any of the following:

(i) pedestrian safety, amenity or convenience;

(ii) the enjoyment of ‘al fresco’ dining or other cutdoor activity;

(iii) air quality and environmental health;

(iv) traffic safety.

The proposed development includes 42 residential parking spaces. A1(a) (b) and (d) do not apply,
therefore A1(c) applies. As the proposal is providing more than 1 space per residential unit, the
performance criteria has been addressed:

P1
(a}n/a

(b) (i) As detailed in the TIA, the proposal and car parking provision is not anticipated to result in
any impacts to pedestrian safety or amenity.

(i1) & (iii) As per the accompanying TIA, the proposal will not result in any impacts on any ‘al fresco’
dining or outdoor activities. The proposed development and car parking will not result in any impacts
on air quality or environmental health.

(iv) As detailed in the TIA, the car parking areas and access have been designed in accordance with
Australian Standards and are not considered to result in any undue impacts on traffic safety both
within the site and on Davey Street.
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Clause E6.7.1 - Number of Vehicular Accesses

Objective: To ensure that:

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

(i) the number of vehicle access points; and

(ii) loss of on-street car parking spaces;

(b vehicle access points do not unreasonably detract from the amenity of adjoining land
uses;

(c) vehicle access points do not have a dominating impact on local streetscape and
character.

A1 - The number of vehicle access points provided for each road frontage must be no more
than 1 or the existing number of vehicle access points, whichever is the greater.

P1 - The number of vehicle access points for each road frontage must be minimised, having
regard to all of the following:

(a) access points must be positioned to minimise the loss of on-street parking and provide,
where possible, whole car parking spaces between access points;

(b) whether the additional access points can be provided without compromising any of the
following:

(i) pedestrian safety, amenity and convenience;

(ii) traffic safety;

(iii) residential amenity en adjoining land;

{iv) streetscape;

(v) cultural heritage values if the site is subject to the Local Historic Heritage Code;

(vi) the enjoyment of any ‘al fresco’ dining or other outdoor activity in the vicinity.

The subject land includes a partial right of way on its frontage for the access for the neighbouring
land to the south west. This access point is to be retained and reduced in size and a new access
created on the north east side to meet with the recommendations of the Traffic Engineer. The
application is required to be assessed in response to the Performance Criteria.

P1

(a) The proposal will result in the removal of one metered on-street parking space, as detailed in
the TIA and accompanying civil documentation. Existing whole parking spaces will remain in place
and the removal of one space is only the extent required to ensure safe and efficient access to the
site and access point to St. Helens Private Hospital.

(b) (i) the additional access point is not considered to impact on pedestrian safety, amenity or
convenience. As detailed in the accompanying TIA, pedestrians will be able to access the site
directly from Davey Street away from the driveway through the entry foyer or passageway adjacent
to the driveway.

(ii) Given that Davey Street is a one-way street, the only consideration to traffic safety is vehicles
exiting the site into the right-hand lane. It has been established in the TIA that vehicles will be able
to exit the site in a forward direction and the access is considered to be safe and efficient.

(iii) As adjoining land is not residential, this does not apply.
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(iv) The volume of the propased vehicle access has been adopted into the form of the building with
the entrance setback from the frontage to minimise the impact on the visual qualities of the street.

(v) The site is located in a heritage precinct but is not a heritage place. The access point will not
impact on the values of the precinct as discussed further in response to the standards of the Heritage
Code. A detailed assessment of the building with regard to streetscape and cultural heritage has
been provided under section 4.5 of this report and the accompanying Heritage Report.

(vi) not applicable.

AZ2 - In the Central Business Zone and Particular Purpose Zone 10 (Royal Hobart Hospital) no
new vehicular access is provided unless an existing access point is removed.

P2 - In the areas covered by the Active Frontage Overlay (Figure 22. 1) and Pedestrian Priority
Street Overlay (Figure E6.7.12) and in Particular Purpose Zone 10 any new vehicular access
point must not compromise any of the following:

(a) pedestrian safety, amenity and convenience;

(b) traffic safety;

{c) streetscape;

(d) cultural heritage values if the site is subject to the Historic Heritage Code;

(e) the enjoyment of any ‘al fresco’ dining or other outdoor activity in the vicinity.

The existing crossover and access to the site services both 63 Davey Street and 186 Macquarie Street,
for which there is a benefiting right of way (appurtenant to 186 Macquarie Street).

The siting of the proposed building will preclude the continued use of the access to 63 Davey Street.

Under the current conditions, vehicles entering and exiting 63 Davey Street are required to cross
over the burdening right of way and potentially across the adjoining title, as the width of the access
to 63 Davey Street is only 3m between the title boundary and the existing brick/concrete wall which
frames the driveway and a portion of this 3m is covered by the burdening right of way.

Given the substantial intensification of traffic as a result of the proposed use/development, the
existing access to Davey Street would not provide the required width for two-way entry and exit
and would not be safe or efficient.

Therefore, whilst the existing crossover and burdening right of way will be retained to ensure
continued legal access for 186 Macquarie Street, use of the portion of the access to 63 Davey Street
will no longer be feasible from this location, and the existing crossover will be reduced from ém to
4m. Therefore the existing access point for 63 Davey will be removed, in compliance with the
Acceptable Solution A2.

Motwithstanding this, it is our view that P2 provides additional constraints which apply to the
Pedestrian Priority Street Overlay, or the Particular Purpose Zone 10, but this does not form a
prohibition against new crossovers for all remaining areas within the zone.

Clause E6.7.2 - Design of Vehicular Accesses

Objective: To ensure safe and efficient access for all users, including drivers, passengers,
pedestrians and cyclists by locating, designing and constructing vehicle access points safely
relative to the road network.
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A1 - Design of vehicle access points must comply with all of the following:

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

(b) in the case of commercial vehicle access; the location, sight distance, geometry and
gradient of an access must be designed and constructed to comply with all access driveway
provisions in section 3 “Access Driveways and Circulation Roadways” of A528%0.2 - 2002
Parking facilities Part 2: Off-street commercial vehicle facilities.

P1 - Design of vehicle access points must be safe, efficient and convenient, having regard to
all of the following:

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

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

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

(d) ease of accessibility and recognition for users.

A1 (a) The TIA indicates that based on AS2890.1, the desirable driveway sight distance for the site
is 69m for approach vehicle speeds of 50km/hr from a point 2.5m back from the edge of the road
and 76ém for approach speeds of 55km/hr.

The available sight distances for vehicles exiting the sight is over 100m, which complies with the
requirements outlined in the Australian Standard. The design of the access is considered compliant
with the relevant Australian Standards.

Therefore, the proposal complies with Al(a).

Clause E6.7.3 - Vehicular Passing Areas Along an Access

Objective: To ensure that:

(a) the design and location of access and parking areas creates a safe environment for users
by minimising the potential for conflicts involving vehicles, pedestrians and cyclists;

(b) use or development does not adversely impact on the safety or efficiency of
the road network as a result of delayed turning movements into a site.

A1 - Vehicular passing areas must:

(a) be provided if any of the following applies to an access:

(i) it serves more than 5 car parking spaces;

(ii) is more than 30 m long;

(iii) it meets a road serving meore than 6000 vehicles per day;

(b) be 6 m long, 5.5 m wide, and taper to the width of the driveway;

(c) have the first passing area constructed at the kerb;

(d) be at intervals of no more than 30 m along the access.

P1 - Vehicular passing areas must be provided in sufficient number, dimension and siting so
that the access is 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;
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(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.

The access to the site is for both entry and exit and allows passing of vehicles within the site,
therefore no passing area is required.

Clause E6.7.4 - On-Site Turning

Objective: To ensure safe, efficient and convenient access for all users, including drivers,
passengers, pedestrians and cyclists, by generally requiring vehicles to enter and exit in a
forward direction.

A1 - On-site turning must be provided to enable vehicles to exit a site in a forward direction,
except where the access complies with any of the following:

(a) it serves no more than two dwelling units;

(b) it meets a road carrying less than 6000 vehicles per day.

Each parking space and access aisle has been designed in accordance with AS 2890.1 to ensure
vehicles can manoeuvrer on-site and exit the site in a forward direction. With regard to waste
disposal vehicles, the TIA specifies the following:
The collection service could occur from the parking lane with the bins wheeled from the
temporary external bin storage area to the back of the garbage truck in the parking lane.

Given that this will occur outside of peak traffic periods, this is deemed to be acceptable.
Therefore, it has been determined that this can be achieved in compliance with AS 2890.2.

Clause E6.7.5 - Layout of Parking Areas

Objective: To ensure that parking areas for cars (including accessible parking spaces),
motorcycles and bicycles are located, designed and constructed to enable safe, easy and
efficient use.

A1l - The layout of car parking spaces, access aisles, circulation roadways and ramps must be
designed and constructed to comply with section 2 “Design of Parking Modules, Circulation
Roadways and Ramps” of AS/MNZS 2890. 1:2004 Parking Facilities Part 1: Off-street car parking
and must have sufficient headroom to comply with clause 5.3 “Headroom” of the same
Standard.

The TIA finds that the car parking spaces, access and circulation areas comply with dimension
requirements associated with AS2890.1:2004.

Therefore, the proposal complies with A1.

Clause E6.7.9 - Surface Treatment of Parking Areas

Objective: To ensure that parking spaces and vehicle circulation roadways do not detract
from the amenity of users, adjoining occupiers or the environment by preventing dust, mud
and sediment transport.

A1 - Parking spaces and vehicle circulation roadways must be in accordance with all of the
following;

(a) paved or treated with a durable all-weather pavement where within 75m of a property
boundary or a sealed roadway;
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(b) drained to an approved stormwater system, unless the road from which access is
provided to the property is unsealed.

The proposal complies with the acceptable solution.

Clause E6.7.7 - Lighting of Parking Areas

Objective: To ensure parking and vehicle circulation roadways and pedestrian paths used
outside daylight hours are provided with lighting to a standard which:

(a) enables easy and efficient use;

(b) promotes the safety of users;

(¢) minimises cpportunities for crime or anti-social behaviour; and

(d) prevents unreasonable light overspill impacts.

A1 - Parking and vehicle circulation roadways and pedestrian paths serving 5 or more car
parking spaces, used outside daylight hours, must be provided with lighting in accordance
with clause 3.1 “Basis of Design” and clause 3.6 “Car Parks” in AS/NZS 1158.3.1:2005 Lighting
for roads and public spaces Part 3.1: Pedestrian area (Category P) lighting.

P1 - Parking and vehicle circulation roadways and pedestrian paths used outside daylight
hours must be provided with lighting to a standard which satisfies all of the following:

(a) enables easy and efficient use of the area;

(b) minimises potential for conflicts involving pedestrians, cyclists and vehicles;

(c) reduces opportunities for crime or anti-social behaviour by supporting passive
surveillance and clear sight lines and treating the risk from concealment or entrapment
points;

(d) prevents unreasonable impact on the amenity of adjoining users through light overspill;
(e) is appropriate to the hours of operation of the use.

E6.7.8 - Landscaping of Parking Areas

The site is in the Central Business Zone, no landscaping is required.

Clause E6.7.9 - Design of Motorcycle Parking Areas
Objective: To ensure that motorcycle parking areas are located, designed and constructed
to enable safe, easy and efficient use.

A1 - The design of motorcycle parking areas must comply with all of the following:

(a) be located, designed and constructed to comply with section 2.4.7 “Provision for
Motorcycles” of AS/NZS 2890.1:2004 Parking Facilities Part 1: Off-street car parking;

(b) be located within 30 m of the main entrance to the building.

All parking spaces and vehicle circulation roadways will be treated with appropriate pavements and
drain to approved stormwater system as shown on the concept stormwater plan.

Parking and vehicle circulation, roadways and pedestrian paths are provided with lighting that will
satisfy the Performance Criteria, if it is not in accordance with the Acceptable Solution.
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The proposal includes 2 motorcycle spaces. These parking spaces are capable of being designed and
constructed in accordance with AS/NZS 2890.1:2004.

Clause E6.7.10 - Design of Bicycle Parking Facilities

Objective: To encourage cycling as a healthy and environmentally friendly mode of transport
for commuter, shopping and recreational trips by providing secure, accessible and convenient
bicycle parking spaces.

A1l - The design of bicycle parking facilities must comply with all the following;
(a) be provided in accordance with the requirements of Table E6.2;
(b) be located within 30 m of the main entrance to the building.

P1 - The design of bicycle parking facilities must provide safe, obvious and easy access for
cyclists, having regard to all of the following:

(a) minimising the distance from the street to the bicycle parking area;

(c) providing clear sightlines from the building or the public road to provide adequate
passive surveillance of the parking facility and the route from the parking facility to the
building;

(d) avoiding creaticn of concealment points to minimise the risk.

(a) Although the proposal does not generate a requirement for bicycle parking a lockable bicycle
parking area has been provided on the ground floor to encourage alternate transport options.

(b) Bicycle parking is located at the rear of the ground floor and is within 10m of the entrance to
the lobby of the building.

The proposal complies with A1.

A2 - The design of bicycle parking spaces must be to the class specified in table 1.1 of
AS2890.3-1993 Parking facilities Part 3: Bicycle parking facilities in compliance with section
2 “Design of Parking Facilities” and clauses 3.1 “Security” and 3.3 “Ease of Use” of the same
Standard.

P2 - The design of bicycle parking spaces must be sufficient to conveniently, efficiently and
safely serve users without conflicting with vehicular or pedestrian movements or the safety
of building occupants.

The bicycle parking area is secure and is compliant with A2.
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Clause E6.7.11 - Bicycle End Trip Facilities
Objective:
To ensure that cyclists are provided with adequate end of trip facilities.

A1 - For all new buildings where the use requires the provision of more than 5 bicycle parking
spaces for employees under Table E6.2, 1 shower and change room facility must be provided,
plus 1 additional shower for each 10 additional employee bicycle spaces thereafter.

The proposal does not generate a requirement for bicycle spaces or end of trip facilities. The office
space and reception area are ancillary to the residential and visitor accommodation components.
The bicycle parking area is provided for residents and no change facilities are required. The proposal
complies with the Acceptable Solution.

Clause E6.7.12 - Siting of Car Parking

Objective: To ensure that the streetscape, amenity and character of urban areas is not
adversely affected by siting of vehicle parking and access facilities.

A1 - Parking spaces and vehicle turning areas, including garages or covered parking areas in
the Inner Residential Zone, Urban Mixed Use Zone, Village Zone, Local Business Zone and
General Business Zone must....

This provision does not apply to developments in the Central Business Zone.

A2 - In the Central Business Zone on-site parking at ground level adjacent to a street block
frontage must comply with all of the following:

(a) new vehicular access points are not provided;

(b) an active street frontage is retained;

(c) parked cars are not visible from the street.

Mo parking for the development is proposed on the frontage of the street in accordance with the
Acceptable Solution. The existing condition of the site currently has parking on the frontage; this
will be removed as part of the proposed development improving the streetscape and ensuring
parking will not be visible from the frontage.

Clause E6.7.13 - Facilities for Commercial Vehicles

Objective: To ensure that facilities for commercial vehicles are provided on site, as
appropriate.

A1 - Commercial vehicle facilities for loading, unloading or maneuvering must be provided
on-site in accordance with Australian Standard for Off-street Parking, Part 2: Commercial.
Vehicle Facilities AS 2890.2:2002, unless:

(a) the delivery of all inward bound goods is by a single person from a vehicle parked in a
dedicated loading zone within 50 m of the site;

(b) the use is not primarily dependent on outward delivery of goods from the site.

As per A1(b), the development is for residential and student accommodation and is therefore not
primarily dependent on the outward delivery of goods from the site. Therefore, no onsite
commercial vehicle facilities are required.
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Waste vehicles will be able to stop within the parking lane outside the site where waste bins can
then be wheeled out. The traffic consultant has advised that private waste removal contractors
generally undertake waste removal outside of peak traffic pericds, between 12am and 7am.

Waste vehicles utilising the on-street parking spaces during these periods is not anticipated to result
in any impacts on parking or vehicle movements along Davey Street or from the site.

Please refer to the statement provided by Milan Prodanovic, dated 10" June 2020.

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

A1 - Access to a road must be in accordance with the requirements of the road authority.

P1 - No performance criteria

The road authority for Davey Street is the Department of State Growth. As the application requires
changes to the access point within the road reserve and changes to on-street parking consent has
been requested as part of this application.

4.4 STORMWATER MANAGEMENT CODE

4.4.1 DEVELOPMENT STANDARDS

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

A1 - Stormwater from new impervious surfaces must be disposed of by gravity to public
stormwater infrastructure.

P1 - Stormwater from new impervious surfaces must be managed by any of the following:
(a) disposed of on-site with soakage devices having regard to the suitability of the site, the
system design and water sensitive urban design principles

(b) collected for re-use on the site;

(c) disposed of to public stormwater infrastructure via a pump system which is designed,
maintained and managed to minimise the risk of failure to the satisfaction of the Council.

As shown in the concept servicing plans and accompanying Stormwater Report, basement level
stormwater is required to be pumped to the existing public stormwater infrastructure. All other
impervious areas will be disposed via gravity to public infrastructure. However, due to the pump
system for the basement level, the proposal is required to be assessed in relation to the Performance
Criteria.

The basement stormwater system proposed is considered capable of meeting P1(c) through a pump
system that is capable of being designed, maintained and managed to the satisfaction of Council.

Further detail is provided in the accompanying stormwater report and civil plans.
A2 - A stormwater system for a new development must incorporate water sensitive urban
design principles R1 for the treatment and disposal of stormwater if any of the following
apply:
(a) the size of new impervious area is more than 600 m2;
(b) new car parking is provided for more than 6 cars;
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(c) a subdivision is for more than 5 lots.

A2 (a) The area of new impervious surfaces is less than 600m?.

(b) As discussed in Section 3 of the accompanying Stormwater Report new car parking is underground
and does not contribute to the stormwater system on the site due to the parking areas being below
ground and not subject to rainwater runoff which is the primary method of hydrocarbons entering
the stormwater system.

Refer to attached stormwater report for further detail.
(€) Mo subdivision is proposed.

Therefore, although the proposal triggers a requirement for WSUD principals, it is not considered
that these measures are necessary.

A3 - A minor stormwater drainage system must be designed to comply with all of the
following:

(a) be able to accommodate a storm with an AR| of 20 years in the case of non-industrial
zoned land and an ARI of 50 years in the case of industrial zoned land, when the land serviced
by the system is fully developed;

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

A3 (a) As per standard stormwater system design the proposal has been designed in accordance with
ARI 20.

(b) as discussed in section 2 of the accompanying stormwater report, the proposal will not result in
an increase beyond what is considered to be a permissible site discharge for the existing stormwater
infrastructure.

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

Not Applicable.

4.5 HISTORIC HERITAGE CODE

The site and existing building are not identified as a heritage place on the HIPS or the Tasmanian
Heritage Register. However, the site is located within the H1 Heritage Precinct and is mapped as a
Place of Archaeological Patential.

Buildings on either side are registered as a heritage place. The listings are included in the Scheme

as follows:
Ref. No. | Name Street Street/Location | C.T. General Description
No.
808 ‘RAAF 59-61 Davey Street 208274/ 1
ASSOCIATION
MEMORIAL
CENT'
1890 5t Helens | 186 Macquarie Street | 110411/1 | Original portion
Hospital (previously known as
184-186 Macquarie
Street, also includes
that part of the address
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previously known as 65-

67 Davey Street)

The adjacent heritage place at 186 Macquarie Street is also listed on the Tasmanian Heritage
Register, as per the following:

Ref. No. | Name Street Street/Location | C.T. General Description
No.
2,263 Johnsons 186 Macquarie Street | 110411/1
Edghill
Terrace

Y \ N
anof{Former Royal Automobile Clu

N

8

Figure 20: HIPS 2015 & Tasmanian Heritage Register heritage listing (Source: adapted from The LIST)

As the site is within the H1 Heritage Precinct, the following Statement of Historic Cultural Heritage
Significance applies:

H1 - City Centre

This precinct is significant for reasons including:

1. It contains some of the most significant groups of early Colonial architecture in Australia
with original external detailing, finishes and materials demonstrating a very high degree of
integrity, distinctive and outstanding visual and streetscape qualities.

2. The collection of Colonial, and Victorian buildings exemplify the economic boom period of
the early to mid nineteenth century.

iIreNeinc PLANNING & URBAN DESIGN

63 Davey Street, Hobart



Item No. 12 Supplementary Agenda (Open Portion) Page 319
City Planning Committee Meeting - 2/11/2020 ATTACHMENT B

3. The continuous two and three storey finely detailed buildings contribute to a uniformity
of scale and quality of street space.

4. It contains a large number of landmark residential and institutional buildings that are of
national importance.

5. The original and/or significant external detailing, finishes and materials demonstrating a
high degree of importance.
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Figure 21: Extents of Heritage Precinct H1 - City Centre (Source: The LIST)

4.5.1 DEVELOPMENT STANDARDS FOR HERITAGE PLACES

The provisions do not apply as the site at 63 Davey Street is not identified on the HIPS 2015 or on
the Tasmanian Heritage Register as a heritage place.

4,5.2 DEVELOPMENT STANDARDS FOR HERITAGE PRECINCTS
Clause E13.8.1 - Demolition

Objective: To ensure that demolition in whole or in part of buildings or works within a
heritage precinct does not result in the loss of historic cultural heritage values unless there
are exceptional circumstances.

A1 - No acceptable solution.
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P1 - Demolition must not result in the loss of any of the following:

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

(b) fabric or landscape elements, including plants, trees, fences, paths, outbuildings and
other items, that contribute to the historic cultural heritage significance of the precinct;
unless all of the following apply;

(i) there are, environmental, social, economic or safety reasons of greater value to the
community than the historic cultural heritage values of the place;

(ii) there are no prudent or feasible alternatives;

(iii) opportunity is created for a replacement building that will be more complementary to
the heritage values of the precinct.

Response
P1

(a) & (b) The existing building on the site is not identified as a heritage place under the HIPS 2015
or under the Tasmanian Heritage Register, and its position in the streetscape with a significant
setback, parking area and screened entrance does not contribute to the historic cultural values of
the precinct which are identified as:
This precinct is significant for reasons including:
1. It contains some of the most significant groups of early Colonial architecture in Australia
with original external detailing, finishes and materials demonstrating a very high degree of
integrity, distinctive and outstanding visual and streetscape qualities.
2. The collection of Colenial, and Victorian buildings exemplify the economic boom period of
the early to mid nineteenth century.
3. The continuous two and three storey finely detailed buildings contribute to a uniformity
of scale and quality of street space.
4. It contains a large number of landmark residential and institutional buildings that are of
national importance.
5. The original and/or significant external detailing, finishes and materials demonstrating a
high degree of importance.

The removal of the existing building will not result in the removal of any buildings or works that
contribute to the historic cultural heritage significance of the site and is not considered to result in
any detriment to the character of the precinct. These statements are addressed in detail in the
accompanying Heritage Report.

Clause E13.8.2 - Buildings and Works other than Demolition

Objective: To ensure that development undertaken within a heritage precinct is sympathetic
to the character of the precinct.

A1 - No acceptable solution

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

As per the accompanying Heritage report, the design of the building has been developed in relation
to the precinct values.
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The report provides a response to the statements of heritage significance relevant to the precinct.
It is considered that the statements do not provide any specific design requirements and that the
height, setback and design standards under the Zone are more suitable to determine the suitability
of the proposed development.

Notwithstanding the above, the building has been designed to reflect the built form along Davey
Street with the podium design, which ensures that the higher portion of the building is set back from
the streetscape and forms a recessive element to the two to four storey street edge. The rhythm
and scale of penetrations in the building facade, together with the use of recessive materials and
the siting of the podium to reinforce the streetscape ensures minimal impacts on the heritage
significance of the precinct.

Although the proposed development inherently forms part of the precinct, it will be clearly
distinguishable as a new contemporary element, allowing the dominant heritage characteristics to
remain prominent at street level. This is illustrated in the figures below.

COMMONWEALTH OFFICES
S6m

Bis | TRAVELODGE
365m

Figure 22: The introduction of the new fagade element reinforces the heritage characteristics by
reintroducing a key el 1t to the streetscape. The larger form set behind appears distinctly separate to
the heritage forms without impacting the way in which the precinct is interpreted from street-level
(source: JAWS Architects - adapted by Ireneinc)

The following before and after figures overleaf illustrate how the proposal will be interpreted from
street level.
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AFTER: Davey Steet
Figure 23: Before and after render of the proposed development - reintroducing a key element to the

streetscape (source: JAWS Architects)
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It is reasonable to state that the heritage characteristics of the precinct are best experienced at
street level. This proposal reintroduces a key element to the streetscape, that being a 3-4 storey
facade, replacing an existing void which currently undermines the key elements of the streetscape
and significance of the wider precinct.

The larger form is sufficiently setback to ensure no detriment to the experience of the precinct.
A further discussion is provided in the accompanying Heritage Report.

A2 - No acceptable solution

P2 - Design and siting of buildings and works must comply with any relevant design criteria
/ conservation policy listed in Table E13.2, except if a heritage place of an architectural
style different from that characterising the precinct.

Clause E13.2 provides a description of the existing heritage precinct, and building qualities of value,
but does not identify any relevant design criteria for new buildings, or conservation policy.
A further discussion is provided in the accompanying Heritage report.

A3 - No acceptable solution

P3 - Extensions to existing buildings must not detract from the historic cultural heritage
significance of the precinct.
No extensions are proposed, as the existing building will be removed.

A4 - New front fences and gates must accord with original design, based on photographic,
archaeological or other historical evidence.

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

No new front fences or gates are proposed, therefore A3 does not apply.
A5 - Areas of landscaping between a dwelling and the street must be retained

No landscaping is currently provided on the site. The proposal includes a small area of landscaping

between the building and the street, which provides a level of consistency with adjoining buildings
in the street.

Therefore, complying with AS.

DEVELOPMENT STANDARDS FOR PLACES OF ARCHAEOLOGICAL POTENTIAL

The site is located in an area identified as having potential to contain archaeological remains and
the application is required to address the provisions for Places of Archaeological Potential.

Clause E13.10.1 - Building, Works and Demolition

Objective: To ensure that building, works and demolition at a place of archaeological

potential is planned and implemented in @ manner that seeks to understand, retain, protect,
preserve and otherwise appropriately manage significant archaeological evidence.

A1 - Building and works do not involve excavation or ground disturbance.
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P1 - Buildings, works and demeolition must not unnecessarily impact on archaeological
resources at places of archaeological potential, having regard to:

(a) the nature of the archaeclogical evidence, either known or predicted;

(b) measures proposed to investigate the archaeological evidence to confirm predictive
statements of potential;

(c) strategies to avoid, minimise and/or control impacts arising from building, works and
demolition;

(d) where it is demonstrated there is no prudent and feasible alternative to impacts arising
from building, works and demolition, measures proposed to realise both the research
potential in the archaeological evidence and a meaningful public benefit from any
archaeological investigation;

(e) measures proposed to preserve significant archaeological evidence ‘in situ’.

As the proposed development incorporates two basement levels, there is a requirement to undertake
excavation on the site. Therefore, the performance criteria have been assessed.
P1

(a) The accompanying SoHAP provides a detailed analysis of the history of the site and specifies a
number of likely historical archaeological remains on the site from previous development. As per
Figure 7.1 of the report, there are areas on the site of high archaeological potential.

(b) The SoHAP has recommended that an Archaeological Impact Assessment be undertaken prior to
works on site, and if necessary, an archaeological method statement. Council are capable of
requesting these documents as part of any subsequent RFI.

However, given the location of the high sensitivity area in the middle of the site, it is unlikely that
the remains could be reasonably preserved.

(c) As areas of high archaeological potential cover a large area of the site there is limited opportunity
to redevelop the site without impacts on potential archaeoclogy.

(d) As per recommendations of the SoHAP, further archaeological investigations will be undertaken
that will include recommendations for appropriate management of evidence for public benefit.

(e) As areas of high archaeological potential cover a large area of the site there is limited

opportunity to redevelop the site while retaining archaeoclogical evidence “in situ’.

4.6 SIGNS CODE

No signage is proposed as part of this application.
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5. CONCLUSION

The proposed residential and student accommodation development has been designed in accordance
with the relevant scheme provisions of the Hobart Interim Planning Scheme.

There is a demonstrated need for additional residential and student accommodation options within
Hobart and the proposal will aid in supplying a mix of apartments within close proximity to the CBD
and a number of key social and cultural sites.

The design of the building has been undertaken in respect to the cultural heritage values of the
adjoining properties and ensures that the general streetscape character is retained as far as
practicable. This is achieved by reducing the building height at the frontage to be in line with the
progressive building height of the adjoining buildings to the west and east and with reference to the
changing topography of Davey Street.

The proposal has also been carefully designed to ensure that it sits within the current amenity
building envelope, thereby reducing any undue impacts from height or bulk that would likely be
apparent if the building extended beyond the envelope. The materials and finishes applied to the
front facade have been chosen to maintain the general characteristics of the streetscape.

Although car parking is not required within the Central Business Zone, a total of 42 spaces have been
provided for residents along with motorcycle and bicycle parking facilities. These amenities have
been provided to provide flexibility for residents and guests and to enable alternate transport
options.

The proposal will require modifications to the current crossover to the site, to reduce the width so
that it is suitable for continued use for 186 Macquarie Street. The access will no longer be used for
access to 63 Davey Street. Therefore, a new crossover will replace the access previously used for
access to 63 Davey Street, improving access arrangements for both the development and the St.
Helen’s Private Hospital which current utilises a right of way over the existing crossover. These
changes are considered to improve access to the rear of the Hospital whilst ensuring the proposed
development can be accessed appropriately.

Council and State Growth Consent was previously provided for these works, and this revised
application does not seek any changes to the existing arrangements. Therefore, the existing consent
documents are considered to be sufficient. The changes proposed require Council Consent and State
Growth Consent, which has been provided.
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1. INTRODUCTION

1.1 INTRODUCTION

1.1.1 Planning Tas trading as Ireneinc Planning and Urban Design have prepared the following urban form
supporting statement assessment on behalf of Tellyros Klonis Unit Trust to accompany an
application for the use and development of land at 63 Davey Street, Hobart.

1.1.2 This report has been prepared in response to architectural drawings prepared by JAWS
Architecture.

1.2 DEVELOPMENT PROPOSAL
1.2.1 The development proposed is for the redevelopment of the site at 63 Davey Street, Hobart.

1.2.2 The proposal involves the demolition of the existing single storey building at 63 Davey Street,
including removal of the existing 8 parking spaces in the forecourt immediately off Davey Street.

1.2.3 The new works are to facilitate use and development for 51 apartments providing a mix of
residential and serviced apartments (visitor/ student accommodation).

1.2.4 The proposed building is in the form of two interconnected building blocks, comprising a four
storey building block that will provide an active frontage to the Davey Street (currently the site
frontage is occupied by an area of open car parking).

1.2.5 A second building component is set back 15m from the street frontage, this building component
has 10 levels above ground levels (comprising a ground floor, two levels of serviced apartments
and a further seven levels of apartments). An additional rooftop level (11 storeys above ground) is
set back a further 30m from street frontage.

1.2.6  The proposal includes two levels of basement car parking.

1.3 URBAN FORM ASSESSMENT

1.3.1 The design analysis in this urban form supporting statement provides a concise study of built form
considerations, to be assessed under the planning scheme including:

+ Existing built form considerations including building form (height, scale, massing) and
pattern of built form (including for example, building setbacks) within the immediate and
local context of the site.

¢ The compatibility of the proposed development within the context of the above listed
existing conditions.

These factors will be considered in detail in the below sections.
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2.  EXISTING URBAN FORM

2.1 LOCATION

2.1.1 The location of the site is on the periphery of the Hobart city central business district (CBD), with
frontage to Davey Street, one of the main city streets in the state’s capital city. The site is close
to many shops, services and amenities associated with a central city location. It is well served by
transport options including for walking and public transport as well as prominent city park, St
David’s Park.

The following figure describes the location of the site.

St Michaels Collegiate
-Senior School

y

St Michagls
Collemate

Figure 1: Site location (source: The LIST, www.theLIST.tas.gov.au © the State of Tasmania).
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2.2 SUBJECT SITE

2.2.1 The subject land is located at 63 Davey Street, Hobart ‘Navy Club’ (CT54396/1), with a site area
of 809m?. The frontage of the site is on the south east boundary and the fall of the land is towards
the frontage.

2.2.2 The application also includes the adjoining site, identified as 186 Macquarie Street ‘St Helens
Private Hospital (CT 110411/1), due to a requirement for access and works related to upgrades of
existing sewer infrastructure.

2.2.3 The site has an existing single-storey building, formerly the Old Navy Club, built to the side and
rear boundaries and setback approximately 13m from the frontage to Davey Street. The building
is currently used as a furniture store with on-site carparking within the front setback.

Figure 2: Aerial image of the subject site (red) and adjoining site at 186 Macquarie Street
(blue) (Source: The LIST, www.theLIST.tas.gov.au © the State of Tasmania).

The site is accessed via a shared 4m (approx.) wide entrance from Davey Street. This access also
includes a right of way easement benefitting the adjoining to the land to the southwest. There is
an existing sewer main that runs along the rear boundary of the property.
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2.3 TOPOGRAPHY

2.3.1 The topography surrounding the area presents an amphitheatre with buildings on the Macquarie
Street ridge and upper Davey Street forming part of the visual context of the site, as illustrated in
the figure below.

S

Figure 3: Topographical image Hobart city centre and surrounding context, with the subject site
marked by blue pin (circled in red), topography rising in south west direction up Davey 5t (green
arrow). (Source: www.theLIST.tas.gov.au © the State of Tasmania).

2.3.2 Davey Street rises in the direction of the street traffic, running to the south west, creating a strong
change in the levels in the immediate streetscape as illustrated in the photography below.

Figure 4: View looking up Davey Street
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2.4 PATTERN OF BUILT FORM IN WIDER LOCAL CONTEXT

2.4.1 The application site is centrally located in the south eastern periphery of the CBD, as illustrated
in the Figure below.

Figure 5: Aerial photograph, site marked in blue. (Source: www.theLIST.tas.gov.au © the State
of Tasmania).

2.4.2 Notable built form considerations within the existing local, urban context include:

- Block structure: strong pattern of urban blocks, in traditional ‘perimeter block’ form, with
buildings filling blocks of broadly rectilinear form, building frontages addressing the streets.

- Urban grain: the urban grain is notable for the relatively dense pattern of urban blocks set in
a connected network of streets that are broadly arranged in grid pattern in the Hobart city
centre / CBD, with some arterial routes such as Sandy Bay Road tapering off to link to areas
beyond the city centre. Within this, a finer lot pattern is evident in the built form, even where
lots have been amalgamated.

- Building form: a wide variety of building forms are present in the local urban context in and
around the application site. Variety of built form is related to the great mixture of land uses,
and the evolution of buildings within the city structure (of blocks, streets and spaces) over a
long period of time, with a great variety of building ages and architectural styles. This pattern
of variety is a common feature of cities of Hobart's age and creates the diversity of individual
building forms and appearance cumulatively contribute to the richness in character of the city.

2.4.3 The site is located on Davey Street, a primary arterial route that carries vehicular traffic on a
south west course out from Hobart CBD heading south east with onward connections to Sandy Bay
and Mount Wellington within Hobart and beyond to Kingston and the Channel in Kingborough.

2.4.4 Davey Street is one half of inner city ‘couplet’ transport loop, with Macquarie Street (running
parallel, one block to the west to Davey Street) carrying vehicular traffic in the opposite direction,
north east into the CBD, with onward links to the Brooker and Tasman Highways.

2.4.5 Davey Street and Macquarie Street are two major urban routes, with the character of buildings
fronting these streets characterised by larger building forms, including historic buildings with

IreNEeIiNC PLANNING & URBAN DESIGN 63 Davey Street, Hobart



Item No. 12 Supplementary Agenda (Open Portion) Page 333
City Planning Committee Meeting - 2/11/2020 ATTACHMENT B

heritage value and a mix of a more commercial scale and use, whilst the radiating side streets and
parallel streets demonstrate a domestic scale of dwellings either retained for visitor
accommodation or adapted to other uses.

2.4.6 It is notable that a great variety of building scale and massing is evident within a relatively small
area around the application site, as illustrated in the oblique area photograph presented in the
figure below.

Figure 6: Oblique aerial photographic view of local area and urban form, site highlighted in
red. (source: Bing Maps, www.bing.com/maps).
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2.5 URBAN FORM FEATURES DEMONSTRATING VARIETY

2.5.1 The most notable features of the existing urban form in the local context around the subject site
is the divergence of building form within the urban blocks in this part of the city. Taking the urban
blocks either side of the parallel city streets of Davey Street and Macquarie Street (cumulatively
forming the traffic ‘couplet’ circulatory) as examples of direct relevance, it is clear that each
urban block, with buildings that front onto streets, contains a great variety of building form within
relatively short sections of street and block.

2.5.2 Variety of urban building form relates to:

Age: a great variety of building ages, varying from historic buildings with heritage value,
through to contemporary buildings and infill development.

Scale, mass and height: significant variety of building heights, scale and mass, from two
storey properties to tall towers of 10 storeys and over in height.

Building use: strong range of building uses, as appropriate for an area of urban mixed use, in
the heart of the city. Uses include residential, hotels, commercial offices, shops, services,
places of worship. Many buildings have adapted in use over time, including buildings that were
originally residential properties, many now converted for alternative uses.

Architectural character: notable range of architectural characters, reflective of the wide
range of ages, forms and function / use of buildings.

Figure 7: Diagrammatic illustration of variety in urban form, mass & height in local area. Site highlighted
in red. (Source of oblique aerial photographic: Bing Maps, www.bing.com/maps).
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Urban form features demonstrating consistency

2.5.3 Some elements in the urban form in the local area demonstrate greater degrees of consistency,
these include:

- Building setbacks: buildings predominantly have either zero setback (building built to back
edge of the footpath) or a shallow setback of a few meters; generally this setback is for a
small threshold space, sometimes including landscape features, as a transition between the
public realm of the street and the private realm of the building.

- Plot coverage: built form has a high plot coverage, that is the proportion of the site parcel
that is covered by building. This is a common pattern in more urban city centre locations,
where land is of a premium and less space is afforded to gardens or open space.

- Street frontage: buildings present a generally consistent frontage to the street, with ‘active
frontages’ comprising front elevations of buildings that have facades broken up with
fenestration. Windows and doors to the street provide ‘eyes on the street’ and generate
activity with comings and goings, all contribution to ‘natural surveillance’ and enhanced sense
of safety and security for citizens.

Figure 8: Diagrammatic illustration of consistency in urban form including street frontages and setbacks.
Site highlighted in red. (Source of oblique aerial photographic: Bing Maps, www.bing.com/maps).
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EXISTING BUILDING HEIGHT, IN LOCAL URBAN CONTEXT

A key consideration of the character of the area is the number of taller buildings within a short
distance of the application site.

The figure below illustrates a range of building heights in close proximity to the application site,
within a distance of circa 400m from the site.

The variety of building heights is considerable, ranging from:

- Single storey buildings (for instance residential buildings within heritage zones immediately
south and east of the application site).

- Some of Hobart’s tallest buildings, including offices from 9 to 15 storeys in height on Macquarie
Street and Collins Street, and the Executive Building (c. 12 storeys) on Davey Street.

- Inclose proximity to the application site are a number of buildings around 5-6 storeys in height.

f Travelodge hotel,
10+ storeys

Figure 9: Taller buildings within circa  400m  vicinity of  application site
(Source of oblique aerial photographic: Bing Maps, www.bing.com/maps).
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EXISTING URBAN FORM IN HERTIAGE CONTEXT: HERITAGE PRECINCT

The site and existing building are not identified as a heritage place on the HIPS or the Tasmanian
Heritage Register. However, the site is located within the H1 Heritage Precinct and is mapped as
a Place of Archaeological Potential. The site, as situated within the extent of the H1 Heritage
Precinct is illustrated in the figure below.

Figure 10: Extents of Heritage Precinct H1 - City Centre (in blue), site in red.
(Source: www._thelLIST.tas.gov.au © the State of Tasmania).
A heritage place is located on either side of the site as listed in Table E13.1 of the Heritage Code.
The following figure identifies the site (blue) and the adjoining heritage listed buildings (in
orange), comprising the RAAF Memorial Centre (61 Davey Street) and the St Helen’s Hospital that
has frontage to both Davey Street and Macquarie Street.

Figure 11: HIPS 2015 & Tasmanian Heritage Register heritage listing (Source: adapted from The LIST)
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PATTERN OF BUILT FORM IN IMMEDIATE SURROUNDING URBAN CONTEXT

Assessment of existing urban form can also be considered at the closer scale of the immediate
surrounding area and urban block within which the subject site is located.

Defining the Area

The term “surrounding area” is defined by the City of Hobart Interim Planning Scheme as being a
distance of 100m from the site, for the purpose of streetscape analysis. An area of 100m radius
from the site is illustrated in the figure below.

Figure 12: Aerial photograph, site marked in blue, 100m radii around site in yellow / red
boundary (Source: www.theLIST.tas.gov.au © the State of Tasmania).

However, for purposes of urban form assessment consideration is also given to the surrounding
neighbourhood, location and locality, that is townscape rather than streetscape. In this context
the locality can also be defined by the area bounded by Davey Street, Macquarie Street, Harrington
Street and Barrack Street, these four streets, below.

Figure 13: Aerial photograph, site in blue, 100m radii in yellow, perimeter block of locality
bounded by magenta dashed area (Source: www.theLIST.tas.gov.au © the State of Tasmania).
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SITE SURROUNDS

‘St Helens Private Hospital is located to the south west of the site at 186 Macquarie Street, whilst
the main entry to the hospital is from Macquarie Street. The Davey Street frontage of the hospital
is a three-storey sandstone heritage building. The upper floor is formed by the dormer windows
within the roof space. The building as with many of the other buildings along the frontage, is
setback for a small landscaped area. To the rear of the heritage building is a contemporary hospital
building with underground parking below. The remainder of the street through to Barrack Street
is characterised by 2-3 storey buildings, many of heritage value.

To the north east, 61 Davey Street is a two-storey heritage building (RAAF Association Memarial
Centre). East of this is a single storey heritage cottage at 59 Davey Street and the art deco
Welcome Stranger Hotel on the corner at 58 Harrington Street (subject to a planning application
currently before council).

On the opposing side of the street the 6-storey red brick Mantra hotel on the corner of Sandy Bay
Road and the 5-6 storey Telstra Building occupy the streetscape, with apartments and residential
buildings west of Heathfield Avenue.

KEY:
@ Subject site ® Ibis Styles Hotel, contemporary form

= 63, Davey Street « 4 storeys building height to street frontage
®St Helens Private Hospital Ibis Styles Hotel, contemporary form

« Davey Street frontage, heritage sandstone « ¢.10 storeys set back from street frontage
@ St Helens Private Hospital Travelodge hotel

+ Contemporary building extension @ « 10+ storeys height
@ RAAF Association Memorial Centre 188 Collins Street

+ Two storey heritage building * ¢, 15 storeys height

Figure 14: Frontage of subject site to Davey Street with built form context

The Ibis Styles hotel on Macquarie Street, visible from the site on Davey Street (see figure above),
is a local precedent of a building form that has multiple building components within the same
development, notably with a smaller component (c. 4 storeys high) to the immediate street edge
and a taller building component (c. 10 storeys high) set back from the street edge within the plot.
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2.10 EXISTING STREETSCAPE

2.10.1  The existing streetscape to Davey Street is illustrated in the following figures showing views of the
street and buildings that address the street and are visible in urban blocks in the local area.

2.10.2  The subject site currently presents a ‘gap’ in the north western street frontage to Davey Street
with the large area of open surface carparking between the street and the existing low-rise
building on the site. Either side of the subject site the building line is relatively continuous with
buildings providing a positive frontage, with shallow setbacks from the back of footpath. Buildings
with direct frontage to Davey Street on the northwest side of the street, close to the site are
predominantly two to three storeys in height with occasional single storey buildings.

2.10.3 Beyond the immediate street frontage to Davey Street the pattern of building height, scale and
mass changes, with larger building forms visible from Davey Street. Many of these taller buildings
are located within the local context of urban blocks, including the four storey contemporary
building element of the St Helens private hospital and several taller hotels and office buildings a
couple of urban streets away including on Macquarie Street and Collins Street, as illustrated in the
figure below.

Photo source: Google Street View ﬁ

A Subject site

— = = = Taller buildings in urban blocks to north, west and east of the site.

Buildings of one and twa storeys height on Davey Street frontage, directly next to the site.

Figure 15: Davey Street frontage, facing north west from Heathfield Avenue, opposite the
subject site on Davey Street (photo source: Google Street View)

2.10.4 A view of the opposite side of Davey Street is presented in the following figure. A similar pattern
of built form is present with several two to three storey buildings directly fronting Davey Street.

2.10.5 Directly opposite the site are two mid-rise buildings of the Mantra Hotel (5 storeys) and the Telstra
Building (5-6 storeys). Further beyond a pattern of taller buildings and buildings of greater mass
are visible in the surrounding urban context.
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‘ Subject site

= == = = Tallerbuildings in wrban blocks to north, west and east of the site.

Buildings of one and two storeys height with frontage to Davey Street

— = e == Mantra Hotel and Tebstra Building, 6 st  5-6 storeys height with frontage to Davey Street
Figure 16: Davey Street frontage, facing north (photo source: Google Street View)

2.11  EXISTING BUILT FORM:
VARIATION AND RHYTHM OF SCALE, MASSING AND HEIGHT

2.11.1  Existing urban form in the local context around the subject site are notable for a divergence of
building form within the urban blocks in this part of the city.

2.11.2  Previous figures presented in this section illustrate the variation of scale, massing and height for
built form on frontages that address streets around the site in the context of the urban blocks
immediately in and around Davey Street, Macquarie Street, Harrington Street and Barrack Street.
The figure below shows a variety of building scales and heights, ranging from lower rise buildings
immediately neighbouring the site through to taller buildings opposite and one block back.

: Image source: Bing Maps ngmm.rmaps
'Sire
1-2 storeys building helght
&P 25- astareys building height
@ 5 - 6 storeys building height

‘ 7+ storeys building height

Figure 17: Indication of building heights in urban context (photo source: Bing Maps
bing.com/maps)
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2.11.3 It is evident that the urban blocks around the subject site accommodate a variety of urban form
including with regards to:

- Building height: heights range from single - two storey (commonly residential or former
residential properties, some now converted to office and other uses), several 5-6 storey
buildings including Mantra and Telstra buildings opposite the site on Davey Street, through to
taller buildings including 188 Collins Street (c. 15 storeys), 152 Macquarie Street (9 storeys),
144 Macquarie Street (12 storeys), Travelodge Hotel on corner of Macquarie and Harrington
Streets (10+ storeys).

- Building form and massing is also varied. The majority of buildings within the urban block
bounded by Davey/Macquarie/Harrington/Barrack streets range are lower-medium height of
2-3 storeys, many of historic character and heritage value. Neighbouring urban blocks including
taller buildings of greater scale and massing, including the mid-rise building form of the Mantra
and Telestra buildings on the corner of Sandy Bay Road and Davey Street. The tallest buildings
on Macquarie and Collins Street are located a block away from the site but show precedent of
buildings of greater form and mass within the city core.

- Building heritage: the age of buildings varies greatly, including some of the oldest heritage
buildings in Hobart (and Tasmania), through to some of the most recent additions to the city
(including Travelodge and Ibis Styles hotels on Macquarie Street).

- Building design: in common with the variation in building, function and use there is great
range in architecture styles and appearance, from more traditional forms of building using
local materials including stone and timber, through to more contemporary constructions in
glass and steel, with many other variants and a great diversity of building materials.
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3. PROPOSAL CONSIDERED IN LOCAL URBAN CONTEXT

3.1 DEVELOPMENT PROPOSAL

3.1.1 The proposal involves the demolition of the existing single storey building at 63 Davey Street,
including removal of the existing 8 parking spaces in the forecourt.

3.1.2 The new works are to facilitate use and development for 51 apartments providing a mix of
residential apartments and visitor accommodation. The building form is setback at its closest point
to the frontage of the site by 2.8m to allow for landscaping and setback consistent with the
adjoining heritage buildings. The ground floor provides lobby, services, access and vehicle
manoeuvring for the proposed building whilst the basement levels provide a total of 42 vehicle
parking spaces.

3.1.3 Illustration of the proposal in terms of form and massing is provided in the following figures that

show computer model visualisation of the development within the context of surrounding, existing
built form.

COMMONWEALTH (OFFICES
Hin

s TRAVELODGE
4 $m

Figure 18: Illustrative view facing north across Davey Street, showing a model of the proposal
set within the surrounding urban form shown for context, including heritage buildings (source:
JAWS Architects)
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Figure 19: Illustrative views facing south from Macquarie Street showing a model of the
proposal set within the surrounding urban form shown for context, including heritage buildings
(source: JAWS Architects)

3.1.4 The vehicular access to the site is to be reconfigured to the north east side of the frontage allowing
two-way traffic flow. Basement carparking is accessed from car lifts located internally within the
building.

3.1.5 Bicycle storage and motorbike parking has also been accommodated internally within the building.
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Figure 20: Ground level plan (left) illustrating two-way access and exit to the development
from Davey Street. This vehicular access provides routes to an internal car lift, with two levels
of basement parking as illustrated in basement plan (right). Source: JAWS Architects.

3.1.6 Investigations have been made with TasWater to accommodate an existing sewer main currently
located along the rear boundary of the property, to within the proposed development.

3.1.7 From ground floor to Level 3 the proposed building is setback approximately 2.8m from the
frontage, with respect to the neighbouring building located to the south. The design of the front
facade is articulated with window openings reflecting the proportions and rhythm of the adjoining
heritage buildings, expressed in a contemporary manner. Level 3 is setback approximately 6.7m
from the frontage to accommodate a green roof whilst also creating a podium to reference the
scale of surrounding buildings. Apartments on the lower levels are generally single bedroom
apartments with open space predominantly crientated to the north.

3.1.8 Levels 4-9 are setback 15m from the frontage and accommodate 2 bedrooms, generally with a
larger footprint and a relatively larger open space allocation. The floor plate is divided with
interstices to provide separation between apartments and to also create greater distinction and
articulation in the building form, which is reflected in the upper floor plans. Levels 10 is setback
30m from the street frontage and provides a 3-bedroom apartment.

3.1.9  The figure below illustrates the proposed building setbacks from Davey Street, with the context
of the building envelope (as permitted in the planning scheme).
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Figure 21: Section drawing illustrating the proposal set within the parameters of the building
envelope (red line) shown for context (source: JAWS Architects)
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3.1.10 As illustrated in the figure below the treatment of the building facades above Level 4 is
distinguished from the lower podium.

3.1.11  The design, finish and materials are clearly contemporary, while also still integrated with the
treatment of the lower level and have been articulated for greater visual interest and to minimise
the expansive blank facades. The facades are cognisant of their location within the broader city
and have used spaces and colour to layer the overall massing and form of the components of the
building.

DAVEY STREET

Figure 22: Illustrative north - east elevation drawing of the proposal (source: JAWS Architects)
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PLANNING SCHEME CONTEXT

The Planning Report document submitted with the Development Application provides assessment
of the proposal against the standards of the Hobart Interim Planning Scheme 2015 (HIPS 2015).

The site is located within the Central Business Zone of the HIPS 2015, as shown in the figure below.
The site is within the Central Business Core Area and is not located on a Solar Penetration Priority
Street.

The figure below describes the subject site within the Central Business Zone (blue).

Figure 23: Site Zoning (source: www.theLIST.tas.gov.au © the State of Tasmania).

The Planning Report includes assessment of the proposal elements of the Hobart Interim Planning
Scheme 2015 (HIPS 2015) including topics listed below that are included in this Urban Form
Supporting Statement for reference and relance to the urban form assessment also.

- Desired Future Character Statements
- Development Standards, including:

o Building height

o Setback

o Design

o Passive Surveillance
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BUILT FORM CONSIDERATIONS

The proposed development is considered as follows within four settings:
¢ Urban context: Proposed building scale and massing relative to local urban context;
+ Street frontage: Proposal within Davey Street frontage & viewed from Harrington Street;
* Heritage: Proposal relative to heritage context;

+ Public Realm: Proposed building scale and massing relative to adjacent public realm;

PROPOSED BUILDING SCALE & MASS RELATIVE TO LOCAL URBAN CONTEXT

The proposal building is illustrated in the context of surrounding urban context in the figure below.
This figure presents a context height study diagram, with the proposal highlighted in colour and
the surrounding, existing urban built form shown in monochrome.

The buildings immediately next to the proposal, (within the urban block bounded by the streets of
Davey St, Macquarie St, Harrington 5t and Barrack St), have a smaller scale and massing than the
proposal, predominantly in a range of 2-3 storeys, with the occasional single storey building and
some 4 storey building elements (such as within neighbouring 5t Helen’s Private Hospital complex).

In the urban blocks on the opposite sides of these surrounding streets, including on Davey Street,
Macquarie Street and Harrington Street there are multiple examples of taller buildings (ranging
from 5 to over 10 storeys building height) that have a greater scale and mass of building form,
these examples are highlighted in grey in the figure below.

These examples of buildings with greater building scale and mass show the surrounding context
for the proposed building form, including in the approach to the staggered, stepping of the building
form and profile with the lower building element to address the primary street frontage, with a
taller building element set back within the plot and urban block.

When considered in this setting, it is clear that the proposal has a form that is consistent with
building forms in the local urban context.

Figure 24: Context height study, illustrative view showing proposal set within the surrounding
urban form shown for context (source: JAWS Architects)

PROPOSAL WITHIN DAVEY STREET FRONTAGE

The Davey Street frontage is a primary consideration for the proposed development as the primary
street frontage from which the new building will be viewed, accessed and experienced.

The figure below presents a street elevation illustration showing the proposal in the setting of an
extended section of Davey Street, including beyond Harrington Street to the north of the site. The

iIreNeinc PLANNING & URBAN DESIGN 63 Davey Street, Hobart



Item No. 12 Supplementary Agenda (Open Portion) Page 350
City Planning Committee Meeting - 2/11/2020 ATTACHMENT B

elevation drawing shows the proposal in the context of both the immediate street frontage to
Davey Street (with coloured facades of buildings that have direct frontage to the street) and also
in the context of buildings in the surrounding local urban context (shown in grey / outline image).

3.5.3 The proposal recognises the scale, form and height of neighbouring buildings that have direct
frontage to Davey Street and responds with the front element of the proposal that extends to four
storeys above natural ground level. The height of this front built form element of the proposal is
comparable with the height of neighbouring buildings, including heritage buildings of historic
character, as illustrated in the elevation drawings in the figures below.

P

Figure 25: Context height study, illustrative Davey Street elevation, including proposal
(bounded in red), with surrounding urban form shown for context (source: JAWS Architects)

3.5.4 The proposal has a taller element of built form that extends to 11 storeys in building height. This
is set back within the site, building height extends to 10 storeys after a 15m set back from the site
/ street boundary, with an additional rooftop (11" storey) setback a further 15m (30m setback
from street edge). This building element may be taller than the immediately neighbouring
buildings on Davey Street but it is comparable to the height, scale and mass of other existing
buildings in the local urban context as illustrated by the taller buildings indicate in outline form
in the elevation drawings in figures above and below.
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Figure 26: Context height study, enlarged to show illustrative street elevation with the
proposal in context of neighbouring buildings with frontage to Davey Street (source: JAWS
Architects)

3.5.5 The figure below presents further, more detailed illustration of the proposed building form in
elevation, as viewed from Davey Street.

3.5.6 The scale of the front four storey building element has strong correlation with the building height
of neighbouring building at 67 Davey Street (part of the ‘St Helens Private Hospital).
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3.5.7 Furthermore, the appearance of the proposed building is broken down in appearance and form,
with different architectural articulation of the ground floor and third floor, compared to the first
and second levels. The third floor is indented compared with second floor, and differing material
and colour palettes help to break up the mass of the building form on that has closest relationship
to the street edge.

3.5.8 The appearance of the taller building element (that extends to 10-11 storeys) set back within the
site is differentiated from the front building element, with lighter colour palette, and greater
extent of glazing and fenestration. This difference in appearance further helps to break down the
overall scale and mass of the proposal.

Figure 27: Davey Street elevation illustration, showing proposal and existing neighbouring
buildings (source: JAWS Architects)
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3.6 PROPOSAL VIEWED FROM NEARBY HARRINGTON STREET

3.6.1 The illustration presented in the figure below shows the proposal in the local urban context, as
seen in elevation form, viewed from Harrington Street (to the north east of the site).

3.6.2 This extended street elevation illustration presents a context height study, that shows the height
of the proposal is of a comparative height and scale to other tall existing buildings in the local
area, including as illustrated from left to right in the section illustration:

- The Mantra Hotel building of 6 storeys building height on the adjacent, opposite side of Davey
Street (corner of Davey and Sandy Bay Road);

- Elements of the ‘St Helens Private Hospital Building;
- The Travelodge building at 167 Macquarie Street (c.10-11 storeys building height); and
- The 188 Collins Street building (c. 15 buildings storeys height).

3.6.3 The illustration in the figure below also shows how the proposed building has a stepped and
staggered form, with the four storey element cof building that has immediate frontage to Davey
Street, with taller building elements setback, in stepped form within the site, and set towards the
centre of the overall urban block (as bounded by Davey Street and Macquarie Street in this
elevation illustration).

T o 5T
Ry

§ SADVEATRAD SavErTER SEHARNEION SRR 188470 MACILSARE STREET MATIUARE STREET TAVEL SO0 HOFRL 18 LN ST

HARRINGTON STREET ELEVATION

SCALE 1:500

LEARY & COX

Figure 28: Context height study, illustrative Harrington Street elevation view showing proposal set within
the surrounding urban form shown for context (source: JAWS Architects)
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Figure 29: Enlarged, context height study, illustrative Harrington Street elevation view showing proposal
set within the surrounding urban form shown for context (source: JAWS Architects)

3.7 PROPOSAL SCALE & MASSING RELATIVE TO ADJACENT PUBLIC REALM

3.7.1 The proposed buildings can be considered not only in relation to existing buildings but also in
relation to the immediately adjacent public realm of streets and spaces. Two notable public realm
considerations for the urban setting of the proposal site are streets and open spaces. The
application site has direct frontage to Davey Street, a wide city street, and is located close to 5t.
David’s Park, to the north east of the site across Davey Street.

3.7.2 Wide city streets and public parks provide valuable public realm and setting for built form including
the proposed development. The figure below illustrates the proposal site (in blue) relative to the
context of urban form buildings, streets and public open space (St David’s Park).

Figure 30: Aerial photo illustrating urban context including public realm of city streets and St David's
Park within 100m radii of site (source: The LIST, www.theLIST.tas.gov.au © the State of Tasmania).
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3.7.3 Considering these public realm features in turn:

+ Streets: Davey Street is a wide city street of circa 22m (boundary edge to boundary edge,
either side of the street including footpaths and carriageway) in front of the site. This
street consists of public footpaths on both sides of the vehicular carriage way. The street
has a strong urban character, lined on both sides by a variety of built form including many
buildings of heritage and historic character. Davey Street, as a wide street, has the
potential to accommodate new buildings of the scale of the proposal.

+ Spaces: St David’s Park is to the north east of the site, on the opposite side of Davey
Street. The entrance to the park on the corner of Davey Street and Harrington
Street/Sandy Bay Road is within 100m of the site as illustrated in the figure above.

St David's Park is one of Hobart's most important public open spaces, a rich landscape
setting and heritage asset for the city. The scale of the park is significant, larger than
some of the individual urban blocks that surround it. The park has an approximate area of
1.8 hectares, measuring up to approximately 140m width between Sandy Bay Road and
Salamanca Place, and up to approximately 150m width between Davey Street and the
Salamanca Mews residential apartments.

3.7.4 The setting of Davey Street and nearby St David’s Park provides valuable public realm in front of,
and close to the application site. This open space setting is important to note in relation to plot
ratio considerations, notably the wider public open space in front of a plot the greater the capacity
for the site to accommodate taller built form.

3.7.5 Views of the public realm setting of the site, as viewed from Davey Street and this street edge of
St David’s Park are presented in the following figures.

View 1: From Corner of Davey Street and Sandy Bay Road (see Figure 31)

3.7.6 This is view is taken from close to the entrance to St David's Park, at the corner of Davey Street
and Sandy Bay Road, facing in a south west direction looking towards the proposal site.

Existing view

3.7.7 The existing view is framed by the Mantra Hotel building to the left side of the photograph, which
at 6 storeys building height provides a strong built form edge to the corner of the street. Davey
Street rises up as it heads in a south west direction, with existing built form lining the street edge
with limited building setback and a regular pattern of building height. Taller built form is visible,
including the Ibis Styles Hotel, to the right of the photo, one block away on Macquarie Street.

Proposal view

3.7.8 The photomontage image presented under the existing view shows the proposed building
positioned in the setting of the existing urban form. The front building block element of the
proposal has a scale and mass comparable to neighbouring buildings that also directly front onto
Davey Street. The taller elements of the proposal are clearly visible, albeit stepped back from the
street frontage and set back within the urban block. The nearest comparable building of similar
height in this view is the Ibis Styles Hotel, to the right of the photo, one block away on Macquarie
Street.

View 2: From Davey Street approaching St David’s Park (see Figure 32)

Existing view
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3.7.9 The existing view is framed by the St David’s Park to the left side of the photograph, with matures
both within the park and lining Davey Street providing shade and a sense of enclosure to this side
and stretch of Davey Street. Davey Street in the foreground is on relatively level ground, before it
rises up as it heads in a south west direction. Existing built form lining the street edge opposite
the park has zero or very limited building setback and a varied pattern of building height and
architectural character including heritage buildings, church with spire and more modern additions.

Proposal view

3.7.10 The photomontage image presented under the existing view shows the proposed building
positioned in the setting of the existing urban form. The top level of the front building block
element of the proposal is just visible with a scale and mass comparable to neighbouring buildings
that also directly front onto Davey Street. The taller elements of the proposal are clearly visible,
immediately beyond the church tower and spire in the middle ground. The taller elements of the
proposal again appear stepped back from the Davey Street frontage and set back within the urban
block.
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AFTER: Comer of Davey Street and Sandy Bay Road

Figure 31: View of site and proposal, ‘before & after’ images. Top image showing existing view
of the site in urban context, facing south west along Davey Street from corner of St David’s
Park (the intersection between Sandy Bay Road and Davey Street). Bottom image showing
illustrative rendered image of the proposal, set in urban context. (source: JAWS Architects)
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BEFORE: Davey Strest

AFTER: Davey Street

Figure 32: View of site and proposal, as ‘before and after’ images. Top image showing existing
view of the site in urban context, facing south west along Davey Street from corner of St
David’s Park (as Salamanca Place joins Davey Street). Bottom image showing illustrative
rendered image of the proposal, set in urban context. (source: JAWS Architects)

iIreNEeinCc PLANNING & URBAN DESIGN 63 Davey Street, Hobart



Item No. 12 Supplementary Agenda (Open Portion) Page 358
City Planning Committee Meeting - 2/11/2020 ATTACHMENT B

3.8 PROPOSAL RELATIVE TO HERITAGE CONTEXT
3.8.1 The site, as situated within the extent of the H1 Heritage Precinct is illustrated in the figure below.
/4

Fighermang
Market

Figure 33: Extents of Heritage Precinct H1 - City Centre (in blue), site in red.
(Source: www.theLIST.tas.gov.au © the State of Tasmania).

3.8.2 Acknowledging the sites location within the Heritage Precinct H1 and with immediately
neighbouring buildings of historic heritage value, the proposal has been designed with a front
building block of lower building height, creating a proposed street frontage presence that is
comparable to the scale and mass of the existing, neighbouring heritage buildings, as illustrated
in figures below.

3.8.3 The front elevation of the proposed building has a pattern of fenestration that has rhythm and
scale similar to neighbouring heritage buildings, notably the frontage comparable scale and
fenestration pattern to neighbouring 67 Davey Street, as illustrated in the proposed street
elevation in the figure below.

3.8.4 The taller building element of the proposal is set back within the plot and the urban block, limiting
the direct impact upon the heritage buildings that predominantly have a street frontage presence.
The more contemporary extension to the St Helens private hospital provides a neighbouring
precedent for taller building form set back within the urban block.

3.85 Further detail of the heritage setting and the proposal response to heritage is provided in the
heritage reports prepared by Paul Davies Pty Ltd, submitted as part of the development
application.
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Figure 34: Plan view showing proposal (bounded in red), with surrounding urban form shown
for context, including heritage buildings & plots in blue (source: JAWS Architects)

185 CUUNS ST
AT

Figure 35: Context height study, enlarged to show illustrative street elevation with the
proposal in context of neighbouring buildings with frontage to Davey Street (source: JAWS
Architects)
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4. SUMMARY

4.1.1 This urban form supporting statement presents analysis of the existing urban form and the
assessment of the proposed development at 63 Davey Street, in the local urban context of this
part of central Hobart.

4.1.2 With consideration of the above listed features the proposed built form has been designed in a
way that is considered to be compatible within the urban form setting of Davey Street and
surrounding urban streets and blocks. The variety of buildings (in terms of character, age, scale,
mass, height and appearance) is notable throughout the central area of Hobart, including in the
local urban context around the site on Davey Street and nearby city streets including Macquarie
Street, Harrington Street and Collins Street.

4.1.3 The proposed building form and heights are compatible with the existing pattern of urban form
presented by existing buildings to streets and urban blocks in the local urban context of the site,
as illustrated in the figures and associated commentary in this statement.

iIreNeinc PLANNING & URBAN DESIGN 63 Davey Street, Hobart



Supplementary Agenda (Open Portion) Page 361
City Planning Committee Meeting - 2/11/2020 ATTACHMENT B

ireneinc
smithstreetstudio

PLANNING & URBAN DESIGN -

15 May 2020 -g

Ben lkin £ ;
Hobart City Council b L7
GPO Box 503 =

HOBART TAS 7001 =/

(Submitted through e-Portal)

Dear Ben,

FURTHER INFORMATION - 63 DAVEY STREET, HOBART

| am writing in response to your letter of the 17/06/19 requesting further information in response to the
proposed development at 63 Davey Street, Hobart (PLN-19-319).

This application has been on hold pending the outcome of the 58 Harrington Street Appeal. In response to
that decision, the application has been revised as per the accompanying documents which also addresses
the outstanding RF| below.

Stormwater Management Code

SWFi1

To enable the Council to assess the application against clause E7.7.1 of the Stormwater
Management Code of the Hobart Interim Planning Scheme 2015, please provide the following:

a) A concept stormwater treatment report prepared by a suitably qualified person, including
associated plans and calculations, demonstrating that the proposed stormwater system will
achieve the State Stormwater Strategy targets. Council notes that a carpark treatment should
target fine sediments and hydrocarbons.

Previous advice from Council’s engineer (Robin Cooper) confirmed that SW treatment is not required as
the carpark is located on the basement level and will not be exposed to direct rainwater that would
require drainage. This position has been adopted for a number of other developments where basement car
parking is provided.

As per the stormwater report provided as part of the submission, stormwater runoff from the site will not
increase over existing and the proposed system is suitable to cater for the development.

b) Please provide a plan and indicative long section detailing the proposed stormwater
connection. This plan must show any potential clashes with other services, including third party
private services, walls, and crossovers.

Please refer to the revised civil documents.

smithstreetstudio | ireneinc
49 Tasma St, North Hobart, TAS 7000
Tel (03) 6234 9281
Fax (03) 6231 4727
Mob 0418 346 283
Email planning@ireneinc.com.au
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TasWater - TW1

With regard to the TasWater RAl, please refer to the attached advice from the civil engineers which
responds to points 1 & 2.

3. Provide a construction management plan detailing how all existing customers will maintain
current levels of TasWater sewer service during the proposed construction and re-alignment of
the sewer main.

Advice from TasWater has indicated that a CMP is not required at this stage and a note has been added to
the attached civil plans to indicate that sewer service to adjoining properties will be maintained at
current levels during the proposed construction and realignment.

A construction management plan will be provided as part of design development for building approval.

4. The location of the property water connection / water meter assembly must provide for
unfettered access to enable reading, testing, inspection, maintenance and exchange without
impediment and must be kept clear of obstructions at all times. The current location of the
water meter seems to be accessible via a garage door. TasWater would prefer the meter set be
located free of access constraints. Alternatively, an access plan must be provided stating how to
access, maintain or replace water meters 24/7/365 and enable the water meters to be read 365
days a year between 7am and 7pm.

As detailed on the civil plans, the property water meter is located beyond the garage door and will be
accessible at all times, without obstruction.

5. The proposal requires works on the adjacent property 186 Macquarie St, HOBART (C.T.
110411/ 1) and thus the applicant is required to satisfy Land Use Planning and Approvals Act 1993
(No. 70 of 1993) - Section 52. What if applicant is not the owner? Please provide written
confirmation that this has been satisfied.

6. Please provide a set of title documents for 186 Macquarie St, HOBART (C.T. 110411/1) - Folio
Plan, Folio Text, Schedule of Easements and Council Certificate Page (note that sometimes a
Schedule or Council Certificate Page may not be available - so delete).

Please find attached copy of the title documents for 186 Macquarie Street.

Confirmation from the engineer has indicated that works may be required on the adjoining property at 186
Macquarie Street, due to the need to upgrade an existing sewer main connection. Further details
regarding this potential upgrade will be determined during design development. The landowners have
been notified in accordance with 552 of the Land Use Planning and Approvals Act 1993,

If you have any further queries in relation to any of the above, please contact me on 6234 9281.

Yours sincerely,

/W

Phil Gartrell
Planner
IRENEINC PLANNING & URBAN DESIGN
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7 July 2020

Cameron Sherriff

Hobart City Council N !’_ﬁ*
GPO Box 503 B
HOBART TAS 7001 4

(Submitted through e-Portal)

Dear Cameron,

FURTHER INFORMATION - 63 DAVEY STREET, HOBART
| am writing in response to your letter of the 19/06/20 requesting further information in response to the
proposed development at 63 Davey Street, Hobart (PLN-19-319).
Tas Water
TW1
Infermation to satisfy the enclosed additional information request from TasWater (TasWater
Reference No. TWDA 2019/00782HCC dated 19 June 2020).
Please see attached revised civil documentation prepared by Aldanmark.
Planning
PLN Fi1
Clarify the proposed use/s of the development. Please provide a more detailed break down of the
proposed uses and how they intend to operate in conjunction with one another. Where necessary
please make changes to the supporting planning report before resubmitting.
A revised planning report is currently being prepared and will be submitted shortly to address PLN Fi1.
Parking and Access

PA1

Please provide documentation for assessment against Clause E6.7.1 A2/P2.
Advice:

Council consider that the access proposed to service the right of way on the title is an existing
access off of the title of 63 Davey Street and the proposed new access constitutes a second access
which requires assessment against E6.7.1 A2/P2.

A revised response to Clause E6.7.1 A2/P2 will be provided in the revised planning report, which will be
submitted shortly.

smithstreetstudio | ireneinc
49 Tasma 5t, North Hobart, TAS 7000
Tel (03) 6234 9281
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PA2.1

Please provide scaled and dimensioned drawing(s) demonstrating the vehicular access design, or a
design that provides safe and efficient access.

To satisfy Hobart Interim Planning Scheme 2015 clause E6.7.2 Acceptable Solution A1/P1,
Tasmanian Standard Drawings and AS/NZS 28%90.1:2004 Section 3, the scaled and dimensioned
design drawings must include:

s« Plan view showing the location and dimensioned width of the combined vehicular crossover
with the neighbouring property.

Please refer to the revised civil documentation which addresses PA2.1.

PA5.1

Please Scaled and dimensioned plan(s) showing the layout of commercial vehicle facilities for
loading, unloading or manoeuvring designed to comply with AS/NZS 2890.2:2002 or a design which
ensures that parking areas enable safe, easy and efficient use.

To satisfy Hobart Interim Planning Scheme 2015 clauses E6.7.13 Acceptable Solution A1 the scaled
and dimensioned design drawings must include:

e A layout of commercial vehicle facilities for loading, unloading or manoceuvring that is
designed to comply with AS/NZS 2890.2:2002

Where the design drawing(s) do not comply with the above clauses, provide a certification by a
suitably qualified engineer that the design is safe and ensures ease of access, egress and
manoeuvring on site. This will then be assessed under performance criteria of the Hobart Interim
Planning Scheme 2015.

Advice:

Council’s cleansing and solid waste unit have advised that the number of residential / visitor
accommodation units proposed are unable to be collected at the kerb by Council's waste trucks.

It is noted that the consultant planning report states that the TIA indicates waste vehicles can
reverse into the driveway and drive out in a forward direction or collection can occur using the
parking lane. As this AS2890.2 Section 3.2.3, please provide documentation from the Road
Authority (Department of State Growth) that they are satisfied that the proposed waste vehicle
movements will not compromise the safety and convenience of vehicular traffic, cyclists,
pedestrians and other road users; and that they are aware of the scale of waste removal proposed
from the kerb.

Please see attached letter from Milan Prodanovic addressing PA5S.1. Advice from State Growth has been
requested and will be provided along with the revised planning report shortly.

Stormwater Code
SW Fi1

To enable the Council to assess the application against the relevant provisions of the Stormwater
Management Code of Hobart Interim Planning Scheme 2015, please provide:
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(a) A concept stormwater treatment report prepared by a suitably qualified person, including
associated plans and calculations, demonstrating that the proposed stormwater system will achieve
the State Stormwater Strategy targets. Council notes that a carpark treatment should target fine
sediments and hydrocarbeons.

(b) Please provide a plan and indicative long section detailing the proposed stormwater connection.
This plan must show any potential clashes with other services, including Third party private
services, walls, and crossovers.

Advice for submitted plans: It is noted on the submitted Detailed Ground Floor Plan' 18E513 €1.01
Rev G:

Please confirm that this pit does or does not connect to the manhole mentioned on 186 Macquarie
St, and also, if this manhole contains private (maybe shared?) stormwater infrastructure, show
where this drains to (perhaps the kerb and gutter outlet on the downhill / north east side of the
186 Macquarie St cross over?). If this is the case provide details of accommodating this
infrastructure in the redevelopment of the 186 Macquarie St access, and the proposed
development.

Please show the stormwater kerb and gutter connection for 61 Davey Street it appears to be in
approximately the location you propose the new subject site connection. Please provide the
proposed clearance from the crossover for 61 Davey Street, noting the wing is not the standard
width. From the stormwater long sections on C2.02 RevD it is not clear that the required clearance
from the two bundles of conduits can be achieved. Please comment on the feasibility of these
proximities and any possible alternative connection location should it be required.

The calculated flows are larger than generally accepted for new development (<12L/s) to kerb and
gutter. Please confirm that your proposed flow rate of 17.2L/s in the proposed designed alignment
will be contained within the gutter.

Please refer to the revised civil documents and revised stormwater report which address points (a) and (b).
Engineering Road - Infrastructure in a Road Reservation

ENGr Fi2

To ensure that the Council's road infrastructure is protected please provide:

1. Show and label the location and extent of retaining walls, footings, excavations adjacent or
within the highway reservation, including modification or demolition of existing structures.

2. Show existing and proposed long and cross sections of footpath in accordance with TSDR11v1.

Please refer to the revised civil documentation.
If you have any further queries in relation to any of the above, please contact me on 6234 9281.

Yours sincerely,

/W
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Phil Gartrell
Planner
IRENEINC PLANNING & URBAN DESIGN
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PAUL

DAVIES PTY LTD

ARCHITECTS

HERITAGE CONSULTANTS

63 Davey Street Heritage Considerations

The following review considers the statutory heritage provisions for the site and area
that affect potential proposals for development on the site. The assessment has
been prepared by Paul Davies, Heritage Architect

STATUTORY LISTINGS AND CONTROLS
HISTORIC CULTURAL HERITAGE ACT 1995 (As amended)
The property at 63 Davey Street is not listed on the Tasmanian Heritage Register.

The adjacent properties at 61 and 65 Davey Street are listed on the Tasmanian
Heritage Register and are described as the RAAF Memorial Centre and Johnsons
Edgehill Terraces. The properties to the rear of the site in Macquarie Street are also
listed on the Tasmanian Heritage Register.

As the Act only applies to listed sites there are no considerations under the Act that
require addressing.

HOBART INTERIM PLANNING SCHEME
The Haobart Interim Planning Scheme 2015 applies to the site
The site is not heritage listed.

The site is located within the H1 Heritage Precinct under the Hobart Interim Planning
Scheme 2015.

The subject property is also located within an area - Central Hobart - identified in the
Hobart Interim Planning Scheme 2015 Table E13.4 Places of Archaeological Potential
as having potential to contain archaeological remains and therefore application is
also required to address the provisions in the planning scheme for Places of
Archaeological Potential.

The adjoining sites are listed items on the heritage schedule of the Planning Scheme.

180 Darling Street Balmain NSW 2041 PO Box 294 Balmain NSW 2041 T+ 6129818 5941 F + &1 29818 5982
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Yiugy,,

Extract from Hobart Planning Scheme showing the site and the heritags precinct

The following table sets out the relevant heritage provisions of the Planning Scheme
with camment on how they apply to the site and how they have been considered

Table: Response to Heritage Precinct Attributes set out in the Hobart Planning Scheme.

Precinct Attribute Table E13.2 Application to 63 Davey Strest

It contains some of the most significant The site does not represent Colonial architecture and
groups of early Colonial architecture in consequently cannot contribute to the heritage value of the
Australia with original external detailing, streetscapas within the pracinct.

finishes and materials demonstrating a very

Th herit | the sits the buildi
hlgh degree D{ \ntegrity, distinc:ti\.-'e and ere are no herr age values on e site or e Dul |ngs

o . currently located on it.
outstanding visual and strestscape qualities.

The collection of Colonial, and Victorian This applies to surrounding buildings, currently the use of
buildings exemplify the economic boom the front of the site as a carpark detracts from these values.
period of the early to mid nineteenth

century.

The continuous two and three storey finely The form of building on the site is nat one that is recognised
detailed buildings contribute to a uniformity | as an attribute of the area nor does it form part of the

of scale and quality of street space. significant built fabric of the pracinct.

It contains a large number of landmark Itis not a landmark residential or institutional building of

residential and institutional buildings that are | national impertance and cannot represent this value.
of national importance.

The criginal and/or significant external Not applicable
detailing, finishes and materials

demaonstrating a high degree of importance.
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ASSESSMENT OF HERITAGE IMPACT AGAINST HOBART INTERIM
PLANNING SCHEME 2015 HERITAGE OBJECTIVES & CONTROLS

Considering the heritage precinct overlay applying to the subject site, any
redevelopment must be assessed against the provisions of the Historic Heritage
Code under the Hobart Interim Planning Scheme, 2015, as the site is located within
the H1 City Centre Heritage Precinct

The relevant planning objectives and controls are contained within Section E13.0
Historic Heritage Code of the Hobart Interim Planning Scheme 2015. These
objectives and controls are addressed below.

The Hobart City Centre has also been identified as a place of archasological
sensitivity.

As noted earlier, it is also important to consider the height controls as it is difficult to
separate the concepts of heritage and height and scale when considering
development.

The design of the new building has responded to the setting of Davey Street.

The approach of developing a streetfront form that is responsive to the streetscape
is sound and required under the code.

The question that then follows is how does the proposal overall, that is behind the
streetscape form, relate to the site, the city and the precinct.

The Interim Planning Scheme establishes heights for precincts and building
envelopes and has a range of overlays that have the potential to impact other more
straightforward controls. On this site the height and envelope controls are quite
clear, but they are overlaid with the heritage controls.

The two areas of control in the Planning Scheme for this development are the height
and envelope controls and the heritage overlay.

The height controls, while not a guarantee of a specific height, set out the intent of
Council in zoning the site. There is a very clear expectation that even with the
heritage overlay that this area is capable of development beyond the scale of what is
currently provided. This can be stated with certainty as Council established the
height controls with the understanding that the area had a heritage overlay. If,
Cauncil, as a result of the heritage overlay, had determined that a lower height
should apply across the precinct, there would have been no difficulty in embedding
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that in the Planning Scheme. That did not happen and the precinct has the current
height limits and envelope controls

A sound approach to managing height is to establish streetfront heights and
setbacks and to reinforce the patterns of historic built form through referencing
current forms. The scheme provisions require the first 15 metres of the site (in depth)
to specifically consider adjacent heritage items (which establishes a setback control)
but the Scheme does not establish a height control in this zone, rather it looks to a
contextual solution to fit into the streetscape  The proposal has worked with the
adjacent heights to determine the infill form and scale using the 15 metre setback
control

The articulation and management of form in this proposal is successful and achieves
a balance on the site between heritage values and new forms

A matter to consider is how the development is seen from key public locations. For
this site they include views along Davey Street and from Macquarie Street (behind
the buildings fronting Macguarie Street)

Davey Street is a main one-way arterial road with the predominant views up the hill.
The front form fits within the streetscape and the rear higher form is setback as
required.

Views down Davey Street, which are pedestrian views, will see the larger form of the
building, but this will be impacted by inevitable development (even modest
development) on adjacent sites that will remove some views of the side of the

building.

The built form will also be seen looking from Macquarie Street where the built form
will be seen set back and well behind the streetscape buildings.

The following section addresses the specific scheme controls that affect the site:
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Table: Response to Heritage Precinct Development Standards set cut in the Hobart Planning Scheme.

E13.8 Development standards for Heritage Precincts

E13.8.1 Demolition

Objective: To ensure that demolition in whaole
or in part of buildings or works within a
heritage precinct does not result in the loss of
historic cultural heritage values unless there are

except\onal circumstances.

The building to be demolished does not represent
precinct heritage values and has no heritage
significance

This objective is not affected by the proposal.

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

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

precinct;

Refer to comment above.

(b) fabric or landscape elements, including
plants, trees, fences, paths, outbuildings and
other items, that contribute to the historic

cultural heritage significance of the precinct;

Refer to comment above.

E13.8.2 Buildings and Works other than Demolition

Objective: To ensure that development
undertaken within a heritage precinctis
sympathetic to the character of the precinct

In summary the precinct values are respected by
scaling the building to the strest frontages to be
consistent with the precinet significant built forms,
using materials that respond to the character of the
precinct and activating the street frontage. The
building design has been developed to create well
modelled and articulated forms that respond to the
finer grain of at least parts of the precinct

The matter of overall scale is complex as the
planning controls have specifically anticipated
development of larger scale than presently exists (or
the controls would not have been created as they
now exist). A key consideration is how the potential
scale of development provided for under the
current controls can be located and managed on
the site with the proximity of haritage buildings

around (but not on) the site.

Setting any higher forms back behind a s
strestscape element is a key design method to
address scale.

180 Darling Street Balmain NSW 2041
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Performance Criteria P1: Design and siting of
buildings and works must not result in
detriment to the historic cultural heritage
significance of the precinct, as listed in Table
E13.2. Perfermance Criteria PZ: Design and
siting of buildings and works must comply with
any relevant design criteria / conservation
policy listed in

The design has been developed in relation to
precinct values.

This is seen in the use of the lower street height
forms to create a compllmen‘tar}.r street edge
condition to complete the streetscape farm in the
area, the recessive use of materials and the siting of
the larger parts of the building well set back from
principal view lines.

Maintaining the height controls for the rear sections
of the building is consistent with the intent of the
Planning Scheme provisions

Table E13.2, except if a heritage place of an
architectural style different from that
characterising the precinct.

Mot relevant

Performance Criteria P3: Extensions to existing
buildings must not detract from the histaric
cultural heritage significance of the precinct.

Mot relevant

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

Acceptable solution A4: New front fences and
gates must accord with original design, based
on photographic, archagological or other
historical evidence.

Mot relevant

Performance Criteria P5: The removal of areas
of landscaping between s dwelling and the
street must not result in the loss of elements of
landscaping that contribute to the historic
cultural significance or the streetscape values
and character of the precinct.

Acceptable solution A5: Areas of landscaping
between a dwelling and the street must be
retained

Not relevant

E13 8 3 Subdivision

Objective: To ensure that subdivision within a
Heritage Precinct is consistent with histaric
patterns of development and does not create

potential for future incompatible development.

Not relevant

180 Darling Street Balmain NSW 2041
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Performance Criteria P1: Subdivision must not
result in any of the following:

{a) detriment to the historic cultural heritage
significance of the precinct, as listed in Table
E13.2;

(b) a pattern of subdivision unsympathetic to
the historic cultural heritage significance of the
precinct;

(c) potential for a confused understanding of
the development of the precinct;

(d) an increased likelihood of future
development that is incompatible with the
historic cultural heritage significance of the
precinct

Not relevant

Perfarmance Criteria PZ- Subdivision must
comply with any relevant design criteria /
conservation palicy listed in Table E13.2.

Mot relevant

Performance Criteria P3 & P4

Mot relevant to the H1 Heritage Precinct

E13.10 Development standards for Places of Archaeological Potential

E13.10.1 Building, Works and Demolition

Objective: To ensure that building, works and
demealition at a place of archaeclogical
potential is planned and implemented in a
manner that seeks to understand, retain,
protect, preserve and otherwise appropriately
manage significant archaeological evidence.

A detailed archaeclogical assessment will ke
prepared for the site to guide future actions and

management of possible archaeolegical resources.

s separately all of the
relevant Scheme requirements.

The assessment addresse

Performance Criteria P1: Buildings, works and
demalition must not unnecessarily impact on
archaeological resources at places of

archasological potential, having regard to:

See above
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(&) the nature of the archaeoclogical evidence,
either known or predicted;

(b) measures proposed to investigate the
archaeological evidence to confirm predictive

statements of potential;

(c) strategies to avoid, minimise and/or contrel
impacts arising from building, works and
demclition;

(d) where it is demonstrated there is no
prudent and feasible alternative to impacts
arising from building, works and demaolition,
measures proposed to realise both the
research potential in the archasological
evidence and a meaningful public benefit fram
any archasclogical investigation;

(e) measures proposed to preserve significant
archaeclogical evidence ‘in situ’.

Acceptable solution AT: Building and werks do
not involve excavation or ground disturbance.

See above

E13.2.2 Subdivision

Objective: To ensure that subdivision does not
increase the likelihood of adverse impact on a
place of archaeological potential.

See above

Perfarmance Criteria P1- Subdivision must not
impact on archaeological rescurces at Places
of Archaeclogical Patential thraugh
demonstrating either of the following:

(a) that no archaeclogical evidence exists on
the land;

(b) that there is no significant impact upon
archaeological potential.

See above
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Clause 22.4.1 P5 - Building height within 15m
of & frontage and not separated from a place
listed in the Historic Heritage Code by another
building, full lot (excluding right of ways and
lots less than 5m width) or road (refer figure
22.51), must:

(a) not unreasonably dominate existing
buildings of cultural heritage significance; and

(b) not have a materially adverse impact on the
historic cultural heritage significance of the
heritage place;

This provisien (in part) requires the street front
elements of new development to have a specific
relationship te any adjoining heritage items. The
adjoining buildings to either side in Davey Strest
are heritage items of approximately two storey scale
and the control requires that a new building, to a
depth of 15 metres on the site should not dominate
those heritage elements

The proposal has addressed this by providing a
form of the appropriate and related scale to the two
heritage elements in the front part of the site with
greater height set back behind the 15 metre line in
the control.

SUMMARY

The proposal has been developed within the context of the site, the precinct and the
Scheme controls It has developed a form that infills the street frontage and sets
back the larger element behind the required 15 metre setback. The building height
complies with the Scheme provisions.

There is always a question of scale and how a new larger form integrates into an

existing smaller scaled precinct. This has been addressed in the Scheme by
establishing specific height controls and considering street infill and building

adjacent to heritage items. These provisions are specifically included to address the

addition of new larger built forms and this proposal has worked within that

framework to create a built form that, though larger than existing developments fits

within the framework that is established and the context of the area.

Paul Davies

B Arch MBEnv Bldg Cons AlA Chartered Architect Heritage Consultant

January 2019

180 Darling Street Balmain NSW 2041

E pdavies @ heritage-architects.com.au

PO Box 296 Balmain NSW 2041
ABM 65074 633 015

T+ 4129818 5941

F+ &1 29818 5982
Mominated Architect Paul Davies Reg Mo. 64653
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PAUL

DAVIES PTY LTD
ARCHITECTS

HERITAGE CONSULTANTS

63 Davey Street
Application of Planning Scheme Provisions

At a pre-DA presentation to the Hobart Planning Panel for a proposed development for this property,
a discussion took place between the panel members and the applicant as to how the Planning
Scheme provisions apply to the site with particular reference to height and the heritage overlay. To
reduce the discussion to its central issue, the panel chair (Mr Curtis) suggested that the heritage
overlay took precedence over other controls and that height, which was the focal point of the
discussion, needed to respond to the existing character of the precinct irrespective of other controls.

The author of this response (Paul Davies) expressed an interpretation of the Planning Scheme that
was different to this where the heritage overlay, while part of the Scheme, has to be read and
interpreted in relation to all of the controls that apply to the site, particularly where other controls
provide very specific controls that relate (in this case) to height and where the heritage controls are
generic.

The Panel requested a further response to this question from Mr Davies to assist in Council's eventual
determination of the proposal, noting that at this time the presentation was a pre-lodgement
briefing.

There are a range of controls that apply to the site however, for the purpose of this assessment only
those that address heritage, height, setbacks and related matters are considered as the assessment
of general amenity is not relevant to the current discussion.

The fundamental problem that arises in the Scheme is the potential conflict between zoning and
heritage. This is explored in this short document in an attempt to ascertain how the Scheme
provisions should be applied to this site.

ZONING

The site is zoned Central Business Zone which is the most dense and intense zone within the Council
area. The whole of the surrounding block and parts of adjoining blocks share this zoning but not sites
to the east of Davey Street. Davey Street in this location forms the edge of the zone.

The zoning is clearly intentional (that is, it is not a default zoning that has caught a site by accident) as
the mapping of the zone is very specific and this site is not on the perimeter of the zone. This is seen
in the way the edges of the zone are carefully mapped around sites and not just following street
alignments.

63 Davey Street Hobart Paul Davies
Consideration of the Hobart Interim Planning Scheme Heritage Provisions Paul Davies Pty Ltd
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The site also does not form part of a transitional area where there is a significant change in character
from one zone to another.

The zone purpose statement is set out in the Scheme:
22.1.1 Zone Purpose Statements

22.1.1.1 To provide for business, civic and cultural, community, food, hotel, professional, retail and
tourist functions within a major centre serving the region or sub-region.

22.1.1.2 To maintain and strengthen Hobart's Central Business District and immediate surrounds
including, the waterfront, as the primary activity centre for Tasmania, the Southern Region and the
Greater Hobart metropolitan area with a comprehensive range of and highest order of retail,
commercial, administrative, community, cultural, employment areas and nodes, and entertainment
activities provided.

22.1.1.3 To provide a safe, comfortable and pleasant environment for workers, residents and
visitors through the provision of high quality urban spaces and urban design.

22.1.1.4 To facilitate high density residential development and visitor accommaodation within the
activity centre above ground floor level and surrounding the core commercial activity centre.

22.1.1.5 To ensure development is accessible by public transport, walking and cycling.

22.1.1.6 To encourage intense activity at pedestrian levels with shop windows offering interest and
activity to pedestrians.

22.1.1.7 To encourage a network of arcades and through-site links characterised by bright shop
windows, displays and activities and maintain and enhance Elizabeth Street Mall and links to it as
the major pedestrian hub of the CBD.

22.1.1.8 To respect the unique character of the Hobart CBD and maintain the streetscape and
townscape contribution of places of historic cultural heritage significance.

22.1.1.9 To provide a safe, comfortable and enjoyable environment for workers, residents and
visitors through the provision of high quality spaces and urban design.

The statements are focussed on the future development of Hobart and seek, for the site and its
surrounds as well as the broader area of the zone, high density residential development and visitor
accommodation around the core of the city, near public transport and facilities with high quality
building and urban design.

The zone objectives address heritage values at 22.1.1.8 where development is required to:
“respect the unique character of the Hobart CBD and;

maintain the streetscape and townscape contribution of places of historic cultural heritage
significance.”

This is the only reference to heritage under the zoning controls.

63 Davey Street Hobart Paul Davies
Consideration of the Hobart Interim Planning Scheme Heritage Provisions Paul Davies Pty Ltd
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The wording of the objective is important as the statement specifically refers to ‘'places’ and what is of
historic cultural heritage significance. The Scheme states that 'places’ include individual heritage sites

and heritage precincts consequently, the site falls under this objective.

The historic cultural heritage significance of each precinct is defined in the precinct statement (see

section on heritage overlay) as set out in the Heritage Code.

The heritage precinct that covers the area is H1 City Centre. It is a broad precinct that covers part of
the Central Business Zone but also extends into other zones beyond it.

HEIGHT IN THE PLANNING SCHEME

Specific height controls apply to the zone as well as height objectives.

Clause 22.4.1 Objective: That building height:

(a)
(b)
(c)
(c)

(e)

contributes positively to the streetscape and townscape;

does not unreasonably impact on histaric heritage character;

does not unreasonably impact on important views within the urban amphitheatre;
does not unreasonably impact on residential amenity of land in a residential zone; and

provides significant community benefits if outside the Amenity Building Envelope.

(a) contributes positively to the streetscape and townscape;

Streetscape is defined in the general Zone provisions (but not the heritage code) as: the visual quality
of a street depicted by road width, street planting, characteristics and features,

public utilities constructed within the road reserve, the setbacks of buildings and structures from

the lot boundaries, the quality, scale, bulk and design of buildings and structures fronting

the road reserve.

For the purposes of determining strectscape with respect to a particular site, the above factors are
relevant if within 100 m of the site.”

It is clearly focussed on the immediate street setting and while it refers to building design it does not
refer to heritage values.

Townscape means “the urban form of the city and the visual quality of its appearance, it includes the
urban landscape and visual environment of the city. As a concept it strives to give order to the form of
the city, the pattern of landscape and development of the urban landscape.”

This is a broad and conceptual understanding of how the city fits together.®  This is a relatively
subjective test as ‘positively’ is not defined. It must relate to the zone objectives which relate to the
overall character of the zone.

Itis a question of detailed design as a well-designed building will respond better than a poorly
designed building.

If the design of the required lower streetscape part of a development is appropriate it satisfies the
streetscape requirement, if the potentially higher rear form complies with the height controls and is
also well designed it can satisfy the townscape requirement.

63 Davey Street Hobart Paul Davies
Consideration of the Hobart Interim Planning Scheme Heritage Provisions Paul Davies Pty Ltd
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If a building is within the height and setback controls it must by definition be capable of making a
positive contribution unless there are exceptional site circumstances to consider. An assessment of
the actual design is of course required.

(b) does not unreasonably impact on historic heritage character;

This can be understood in the following way:

The statement is qualified, it does not say have NO impact, it acknowledges that there is likely to be
an impact as any development will have some impact. The term used is 'not unreasonably impact’.
This is subjective and depends on what the individual considers to be reasonable or conversely
unreasonable.

It is necessary to refer to other parts of the Scheme to assist in understanding what may be reasonable
or unreasonable as it is not simply a matter of the taste of an individual assessor. It can be safely
concluded that a development outside the defined controls will most likely not be reasonable as the
controls must be intended to define the limits of ‘reasonable’.

It cannot however be assumed that simply complying with empirical controls will automatically be
reasonable. That does not factor in the need to respond to setting and character in a well-designed
and nuanced way.

The key that is reinforced in the Scheme is the need to strictly limit street front development by
carefully fitting it into existing heights and setbacks and then addressing scale and larger forms
behind. Whether this is an ideal outcome is not in question, it is what the Scheme mandates by a
detailed set of specific controls. Conversely, if the Scheme did not want to see greater heights in
locations such as the Davey Street location, the Scheme provisions could have: adopted a different
zoning; applied a different height control; set out a different amenity envelope; added specific height
provisions into the heritage overlay; etc. There is a fundamental assumption in the construction of the
Planning Scheme that allows height across the zone provided the specific controls of the Scheme are
followed.

Avvalid conclusion to determining what is a reasonable level of impact (to reverse the emphasis in the
objective) is to start with - on the one hand - a complying built form, then consider other planning and
amenity matters and - on the other hand - look at the potential of the location, not just the immediate
site for development to ascertain how the intended scale and form that the zone anticipates may be
managed across the area to then determine how a specific development can fit into a future change
of scale and character (around heritage values) or ‘stand-alone’ if other development did not take
place.

It cannot be assumed that future development on adjacent or nearby sites will or will not occur but
both scenarios need to be considered.

In summary the test is not whether there is any adverse heritage impact, it is whether any impact is
reasonable within the framework of the whole Planning Scheme.

()  does not unreasonably impact on important views within the urban amphitheatre;

Important views are mapped in the Scheme at figure 22.6.  This is the only definitive analysis of views
in the Scheme.
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Fig.22.6 View Lines and View Cones

Legend :

A 1: Macquarie Street to / from Cenotaph
View line width = street width

B 1 : Hunter Street (above Hunter Island) to kunanyi (Mount Wellington)
Cone Width : 22°21' at horizon, 32° extent of arc
Cone Elevation : 7° 55, Base of cone : 6°41"
View Point :
E: 474822332
N: 658943.174

B 2 : Franklin Wharf (Constitution Dock edge - 10 m from SE corner) to face of kunanyi (Mount Wellington)
Angle from horizontal : 8 34"
Building edges (left) : 81° 49 (upper) 85° 16" (lower)
Building edges (right) : 81° 33’ (upper) 82 30 (mid) 85" 16" (lower)
View Point :
E: 474685740
N :658836.092

The urban amphitheatre is defined as “means the setting of central Hobart including the layered rise
of landforms rising from the water plane datum to the landform horizons (see Figures 22.7, 22.8 and
22.9)." The diagrams explain the concept of an amphitheatre, however it is conceptual and the
diagrams offer little assistance in how development should take place or relate to the amphitheatre
form.

The prosed development does not fall within the viewlines of the two nominated locations for
important views in Figure 22.6.

There are locations in Davey Street where the new built form will affect horizon and hilltop views, that
is inevitable as any development will potentially do this depending on where the viewer is located.
However, there are no nominated or identified view locations within the Scheme that are affected.

Any street front development will affect longer views.

63 Davey Street Hobart
Consideration of the Hobart Interim Planning Scheme Heritage Provisions Paul Davies Pty Ltd
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(d) does not unreasonably impact on residential amenity of land in a residential zone; and
* This does not apply as the area is not currently residential
(e)  provides significant community benefits if outside the Amenity Building Envelope.
® The current proposal is not outside the Amenity Building Envelope and consequently this does not
apply.
Amenity Building Envelope
The Amenity Building Envelope is set out in the Planning Scheme as a base height and form control

While it references heritage, it applies across the whole of the zone and is not specific to or outside
the heritage overlay.

Figure 22.3 Amenity Building Envelope

P —
Vg \ 7/ 3,
/ N 7 \
V4 25m N | , \
e ' Nl Yoy \
i L \
y \ m \
Vi 45m 15m—h 45m \
s 1 I
f 1 1
1 2 1 1
1 1 15m :
1 -
I.______.ﬂ'___ RS e e s s e e s s s e o
Northwest/Northeast Southwest/'Southeast
facing frontages. facing frontages.
NOTE
The Amenity Building Envelope (defined by the dotted fine)
excludes minor profrusions such as eaves, steps, porches,
awmiings, chimneys, flues, pipes, aerials, anlennae, vents, fuel or
water tanks, heating or cooling equipment, that extend no more
than 0.6m metres fram the envelope.
AMENITY BUILDING ENVELOPE
Footnotes

The Amenity Building Envelope has been developed with regard to heritage, streetscape and sense of scale, wind
tunnelling effects and solar penetration

The 20m height at the northwest/northeast facing frontages maintains a 1.1 ratio of street building height for the
purposes of townscape aesthetics and maintaining a human scale.

The 15m height and subsequent 45 degree building envelope angle at southwest/southeast facing frontages maintains
sufficient solar penetration to the opposite side of the street and also helps to control air and wind turbulence

The Amenity Building Envelope is shown by the thick dotted lin. The 15m setbacks for the 'steps’ of development
shown within the envelope are suggestive only. Development does not have to comply with the suggested 15m
setbacks in order to comply with the envelope.

63 Davey Street Hobart Paul Davies
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The Amenity Building Envelope controls are very specific in how they were developed and apply. The
above extract from the Scheme has been underlined to mark the comments that relate to heritage,
town and streetscape, aesthetics and scale. The control is intended to guide development on

sensitive sites.

In detail the control says:

Amenity envelope Control Statement

Comment

1 The Amenity Building Envelope has been
developed with regard to heritage, streetscape and
sense of scale

This is a control that has considered, presumably in
some detail, how to infill within the central zone for
amenity issues and:

- heritage

- streetscape

- sense of scale.

These are the matters that have to be addressed
under the Scheme and within the Heritage Code.
This is a specific control, that if complied with
provides a framework to design new larger
development in the zone.

It is not limited to non-heritage areas or to just
heritage sites, it applies across the Zone. There is no
qualification on where the envelope may or may not
apply.

2 The 20m height at the northwest/northeast facing
frontages maintains a 1:1 ratio of street:building
height for the purposes of townscape aesthetics and
maintaining a human scale.

This sets out that the scale of the aity (generally) at
streetfront, using the 20 metre control (as @ maximum
and noting that it is less in other situations), achieves
the desired townscape aesthetic and human scale
that Council desire for Hobart.

This is not a specific reference to heritage, but given
the density of heritage sites within the city and the
way in which streetfront controls and setbacks are
established around those sites (specific controls for
building adjacent to heritage sites), the primary
concern of Council in the city is managing street front
height with suitable setbacks to larger development.
It is noted that a 15 metre height is included for sites
that will overshadow the street and this is to achieve
an environmental outcome, where the 20 metre
height is about urban form.

3 Development does not have to comply with the
suggested 15m setbacks in order to comply with the
envelope.

The discretion here is valid as setbacks do need to be
considered on a site by site basis even if there is a
minimum setback recommended.

This control does not negate heritage considerations but as it is developed specifically with regard to
how to protect heritage values (amongst others), it must be given considerable weight in determining
how new larger developments should fit into the city.

63 Davey Street Hobart

Consideration of the Hobart Interim Planning Scheme Heritage Provisions
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Heritage Code

The subject site is not a heritage item and consequently the provisions that apply to an individual
place do not have relevance. It is also not a place on the Tasmanian Heritage Register and as a
consequence the Tasmanian Cultural Heritage Act has no direct relevance to the development.

The site is within a heritage precinct and the heritage code applies. Its stated purpose is:

E13.1 Purpose

E13.7.0 To recognise and protect the historic cultural heritage significance of places, precincts,
landscapes and areas of archaeological potential by regulating development that may impact
on their values, features and characteristics.

E132 Application
E1321 This code applies to development involving land defined in this code as any of the following:

(b) a Heritage Precinct;
this is defined in the Scheme as
means an area shown on the planning scheme maps as a heritage precinct and described
in Table E13.2 as having particular historic cultural heritage significance because of the
collective heritage value of individual places as a group for their streetscape or townscape
values.

The purpose is broad, and it is achieved by regulating development. That regulation is set out in the Scheme in
its totality. The values, features and characteristics are those set out in the precinct character statement as
identified in clause F13.2.1. There is no other material available beyond the Table E13.2 statement on which to
bBSE an assessment.

This is not then an open-ended consideration. For an individually listed place the THC data sheet may provide
(though generally not) some understanding of heritage values or there may be potential to provide a site specific
heritage assessment, However, for a precinct, the statement in the Scheme provides that information.

The purpose in the Heritage Code goes beyond the zone objectives as it refers to a collective value of places
and references both streetscape and townscape, however it 1s also limited by reference to Table E13.2 to which it
gives considerable weight.

Clause 13.8.2 addresses works in a heritage precinct

The objective set out in clause 13.8.2 is: “To ensure that development undertaken within a hentage precinct is

sympathetic to the character of the precinct”.

There are no acceptable solutions that are relevant. The relevant performance criteria under this clause are:

Performance Criteria

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

P2 Design and siting of buildings and works must comply with any relevant design criteria / conservation
policy listed in Table E13.2, except if a heritage place of an architectural style different from that
characterising the precinct.

Reference to Table 13.2 is the mandatory basis for applying the performance criteria and assessing a
proposal.

That table with commentary is set out below. As discussed, there is no reference to height or
reference to townscape in the Heritage Precinct controls. It is also very difficult to address P2 as there

63 Davey Street Hobart Paul Davies
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are no design criteria or specific conservation policies in the table. A lack of precision or information
in the Scheme provisions cannot be used as a default control.

Criterion P1 must also be considered within the framework of the Scheme controls and specifically
Table E13.2. The criterion actually does not allow other matters to be considered.

| would suggest the overall drafting of the Scheme is quite clumsy and imprecise, that language
within the document is not used consistently and there is no easy way to follow the intent of some of
the Criteria but, despite that, the process of assessment of heritage values on a non-heritage listed
site within a heritage precinct within the central business zone and how development may or may not
affect heritage values and the zone objectives and controls is reasonably clearly set out.

The precinct statement, with the relevance to addressing the zone objectives is:

This precinct is significant for reasons including:

Reason for significance (Scheme provision) Relevance to the Zone objective (Comment)

1 It contains some of the most significant groups of This statement is the only one that relates to the
early Colonial architecture in Australia with original precinct values. It notes that the buildings (across the
external detailing, finishes and materials whale of the precinct and not just the area within the
demonstrating a very high degree of integrity, Central Business Zone) are in groups (at least in part).
distinctive and outstanding visual and streetscape The reference to their integrity relates mainly to their
qualities. individual qualities - external details, finishes and

materials - and the final statement is about the
"distinctive and outstanding visual and streetscape
qualities.”

The zone objective states "respect the unique
character of the Hobart CBD and; maintain

the streetscape and townscape contribution of
places of historic cultural hertage significance.”

The zone objective differs from the precinct character
statement as it adds a townscape element in addition
to streetscape. This means the two matters while
having a relationship are separate considerations.
From this it can also be drawn that the precinct
statement does not consider townscape, it limits its
comments to streetscape but does look to protecting
the group value of places of significance.

The zone objectives are also framed differently to the
heritage character statements as they seek to
maintain the contribution of the heritage elements
both (presumably) individually and cellectively as part
of the unique character of the Hobart CBD. The
character of the Hobart CBD is not however limited
to its heritage values.

This reading of the Scheme provisions is further
supported by the height controls for the zone that
limit streetscape heights quite severely (and
appropriately) and then establish a much higher
height potential behind a streetscape setback
control. This is an intentional and designed response

63 Davey Street Hobart Paul Davies
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to the character of the CBD including its heritage
character.

2 The collection of Colonial, and Victorian buildings
exemplify the economic boom period of the early to
mid-nineteenth century.

This is a statement of fact that is correct but offers no
assistance in understanding the precinct except that
these elements need to be retained and respected.

It is also of interest that while there is a heritage
precinct overlay on part of the Central Business Zone,
that many of the major heritage buildings, that form
part of the collective value of the city, are not within a
precinct.

The way in which the city 1s heritage listed appears
quite random.

There is no assistance in this statement in considering
the proposed development.

3 The continuous two and three storey finely detailed
buildings contribute to a uniformity of scale and
quality of street space.

This relates to the street frontage and initial building
depth that requires consideration of the two to three
storey scale and how buildings fit into the streetscape
(or street space). The height controls specifically
address this 1ssue with a street height control and a
setback control to ensure that infill sites address this.

Street space is not a term that is defined in the
Scheme.

4 It contains a large number of
landmark residential and institutional buildings that
are of national importance

This is a statement of fact that is correct but offers no
assistance in understanding the precinct except that
these elements need to be retained and respected
There is no assistance in this statement in considering
the proposed development,

5 The original and/or significant external detailing,
finishes and materials demonstrating a high degree
of impaortance.

This is a statement of fact that is correct but offers no
assistance in understanding the precinct except that
these elements need to be retained and respected.

It relates to individual properties and not the precinct
as a whole.

There is no assistance in this statement in considering
the proposed development.

Applying the Scheme Provisions

Based on the above assessment | understand the Scheme to address this site in the following ways:

1 The zone objectives are the primary controls for the site.

| conclude this as the Scheme intentionally included this site and block with its relatively high
concentration of heritage sites within this zone with the specific set of controls on height, street
front height and setbacks. This need not have taken place and the area could have been given a
different zoning or a different set of controls within the zoning. As it was not, it must be read that
the zone controls apply and are intended and appropriate.

2 The zone controls on heights, setback etc are relevant and apply to the site.
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The specific zone controls on height set out how to locate development of complying height and
with regard to streetscape heights and setbacks. The scheme anticipates that an infill
development will adopt the streetfront heights, with prescribed setbacks to allow greater height at
a suitable distance from the street frontage.

This does not guarantee any particular development will be approved but it sets the framework for
siting and height that is expected.

3 The Heritage Code applies to the site as it is within a heritage precinct and the considerations
relate to Table 13.2 as they are the referenced matters to consider. The Scheme, rightly or
wrongly, limits heritage considerations in this way.

4 The Scheme controls on views are not relevant to the site as essential views are mapped and the
site is outside the Scheme mapping.

Conclusion

The core question is whether it is possible to design a building that is built to and complies with the
height limit and setback controls, as well as other precinct controls, in this location that could have an
acceptable heritage impact. While the detailed design of the building must be a key consideration,
the initial consideration of appropriateness has to be a conceptual one that relates to overall scale
and massing. If this cannot be satisfied, then the actual design does not need to be considered.

As | understand Council's position, the heritage code takes precedence over other controls as the
area is a heritage precinct and unless it can be demonstrated that the height, form and mass does not
have an adverse heritage impact, it is not possible to achieve approval.

It is my understanding and reading of the Scheme provisions that this is not a correct application of
either the heritage code or the Scheme in general.

Putting aside the anomalies that exist in Planning Schemes due to the complexity of areas and the
inability of any Scheme to address every situation, with a Scheme that is relatively recent it must be
taken at face value where specific controls are set out. Where there are specific controls such as the
height and setback controls and a definition of heritage values (Table E13.2) these must take
precedence in any assessment over non-specific general controls.

The zone, irrespective of the heritage precinct overlay, sets objectives that promote denser
development with height limits to achieve that and then provides for heritage sites and areas by
establishing specific setbacks, streetfront heights, provision on what to do when building adjacent to
heritage items (where the development site is not an item), addressing the streetfront, etc. These
controls apply to individual heritage items and to sites within the heritage precinct. They establish a
clear framework on how to approach new development.

The zone objectives do require the character of the zone area to be respected - both heritage and
non-heritage - and for streetscape and townscape values of heritage places to be maintained. This
does not however, specifically address height as an issue.

The height controls then set out objectives that, with regard to heritage, state that development
“does not unreasonably impact on historic heritage character”. There is a Scheme expectation that
development that otherwise fits under the Scheme controls may have some impact on heritage
character (most likely related to scale and design) and that this can be acceptable. There is no

63 Davey Street Hobart Paul Davies
Consideration of the Hobart Interim Planning Scheme Heritage Provisions Paul Davies Pty Ltd
May 2019 Architects Heritage Consultants

11



Item No. 12 Supplementary Agenda (Open Portion) Page 387
City Planning Committee Meeting - 2/11/2020 ATTACHMENT B

general planning or specific heritage prohibition on building to or near the height limits and setbacks
that are in the Scheme.

The heritage code requires the Scheme character statement for the precinct to be used to assess the
potential for impact on heritage values. The code does not allow for broader or more wide-ranging
considerations. Correctly the Scheme sets limits on considerations based on the material that is set
out within it. The character statement for the Davey street Precinct offers very little assistance on the
matter of height and form within the area except to acknowledge the streetscape character that
presently exists in parts of the overlay. It is silent on other considerations.

| would conclude that the Planning Scheme allows a building of the height and general siting that is
proposed to be capable of approval by Council subject to the detailed assessment of form,
materiality, amenity and the numerous other planning controls within the Scheme that have to be
addressed as a matter of course. Conversely, there is no prohibition or restriction on higher or larger
buildings being approved within the heritage overlay area based on the Heritage provisions within
the Planning Scheme.

Paul Davies

B Arch (hons) MBEnv Bldg Cons AlA Chartered Architect

May 2019
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May 2019 Architects Heritage Consultants
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INTRODUCTION

A planning application will be lodged with the Hobart City Council for a
multi-storey residential apartment and visitor accommodation development,
including a lobby/reception/office space. at 63 Davey Street in Hobart.

This Traffic Impact Assessment (TIA) report has been prepared in support of
the proposed development.

The TIA report considers the existing road and traffic characteristics along
Davey Street in the area of the development site. An assessment is made of
the traffic activity that the development will generate and the effect that this
traffic will have on Davey Street.

Consideration is given to the access design and available sight distances along
Davey Street at the junction of the driveway to the development site. An
assessment is also made of the driveway arrangements, internal vehicle traffic
circulation and parking provisions within the development site having regard
to current applicable Australian standards and the requirements of the Hobart
Interim Planning Scheme (2015).

The report is based on the Department of State Growth (DSG) - Traffic
Impact Assessment Guidelines. The techniques used in the investigation and
assessment incorporate best practice road safety and traffic management
principles.
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2. SITE DESCRIPTION

The proposed development site is located on the northern side of Davey Street,
around 70m to the west of the Harrington Street intersection.

The site lies within the Central Business Zone of Hobart. Development in the
surrounding area is mixed with business and commercial, visitor
accommodation, hospital and residential uses.

The location of the development site has been highlighted on the extract from

%

the street atlas for this area, seen in Figure 2.1.

Figure 2.1: Extract of street atlas showing location of
proposed apartment development site
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DEVELOPMENT PROPOSAL

The proposed development at 63 Davey Street is for the construction of a
multi-storey building which will have residential and visitor accommodation
apartments.

The Ground Floor Level of the building will include the driveway off Davey
Street, reception/staft area, lifts and stairwell, storage, waste and equipment
rooms, and a bicycle storage room.

There will be 21 serviced - visitor accommodation apartments on Level 1 and
2. The residential apartments will occupy Level 3 to 10 with five apartments
on Level 3, four apartments on each of Level 4 to 9, one apartment on Level
10. There will be 29 residential apartments with 2-bedrooms and one with
three-bedrooms.

Two car lifts will provide access from the Ground Floor Level to the car
parking spaces on the two Basement Levels. There will be 17 standard and
four small car parking spaces plus two motorcycle parking spaces on each
level —a total of 42 car parking spaces and four motorcycle parking spaces.
One car parking space on each level has been designated as a disabled car
parking space.

The vehicle access to the on-site car parking area will be via a 5.8m to 6.0m
wide driveway off Davey Street at the castern end of the site. There will be a
separate pedestrian access into the building off Davey Street next to the
driveway as well as through the foyer at the western side of the building.

There is a right of way access along the western side boundary to the property
which is currently used as the access to the two-level St Helens Hospital car
park as well as the small car park (nine car parking spaces) on the
development site.

A view of the development site is seen in Photograph 3.1 and the right of way
access to the hospital car park is seen in Photograph 3.2.

Design drawings of the proposed development site layout and services/civil
design are included with this report as Attachment A.
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Photograph 3.1: View of development site from Davey Street

Photograph 3.2: View of access to St Helens Hospital car park at
western side of development site
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4. EXISTING ROAD AND TRAFFIC ENVIRONMENT

4.1 Road Characteristics

The one road of relevance to the proposed apartment development with respect
to vehicular traffic and access is Davey Street.

Davey Street has a straight horizontal alignment on an upgrade to the west of
around 11%.

It is a one-way street with four marked traffic lanes as well as parking lanes
and footpaths along both sides of the street. The footpath along the
development site frontage has a width of 2.65m.

The 50km/h urban speed limit applies to Davey Street,

A view of the geometric character of Davey Street in the area of the
development site is seen in Photograph 4.1.

Photograph 4.1: View to west along Davey Street with
development site ahead on right between buildings
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4.2 Traffic Activity

In order to have knowledge of current traffic volume along Davey Street
passing the development site, peak hour turning traffic volume surveys were
undertaken during the 8:00am — 9:00am and 4:30 — 5:30pm periods on
Tuesday 22 May 2018. The results from this survey have been summarised in
Figures 4.1 and 4.2.

The survey recorded the passing traffic volume in the nearest (right hand)
traffic lane on Davey Street, separate from the other three lanes as well as the
traffic volume using the driveway to the development site and hospital.
Nearly all the vehicles using the driveway were to and from the hospital car
park (lower level).

As can be seen from Figures 4.1 and 4.2, the traffic volume along Davey
Street past the development site was 2,381 vehicles/hour and 2,657
vehicles/hour, respectively during the morning and alternoon peak hour
periods. Around 13% and 27% of the total Davey Street traffic volume used
the right-hand lane in each peak hour period.

The survey also recorded 13 vehicles entering and exiting the shared driveway
to the development site and St Helens Hospital during both peak traffic
periods.

DRIVEWAY/ROW

DEVELOPMENT

SITE
1

b — RIGHT LANE

2065 44— OTHER 3 LANES

DAVEY STREET

Figure 4.1: Turning traffic volumes at junction of Davey
Street and development site driveway - 8:00am to 9:00am
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DRIVEWAY/ROW

3
DEVELOPMENT

SITE

N
683 —— RIGHT LANE

1974 44— OTHER 3 LANES

DAVEY STREET

Figure 4.2: Turning traffic volumes at junction of Davey
Street and development site driveway - 4:30pm to 5:30pm

These traffic volumes on Davey Street were compared with the lane counts
from the traffic signal loop detectors in Davey Street at the Barrack Street
intersection for the same day.

The loop detectors recorded around 10% higher volumes in the morning peak
hour compared with the manual count; the higher count possibly being due
partly to the loops not distinguishing combination vehicles (car- trailer or
similar, counted as two vehicles) and traffic entering from Hampden Road
while the afternoon count was virtually the same as the manual count.

4.3 Crash Record

All crashes that result in personal injury are required to be reported to
Tasmania Police. Tasmania Police record all crashes that they atend. Any
crashes that result in property damage only, which are reported to Tasmania
Police, are also recorded even though they may not visit the site.

Details of reported crashes are collated and recorded on a computerised
database that is maintained by DSG.

Information was requested from DSG about any reported crashes along Davey
Street between Harrington Street and Barrack Street, including the

intersections at each end, over the last five and half years since January 2013.

Advice has been received that the crash database has record of 59 reported
crashes along this section of Davey Street.
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Of these crashes, 32 crashes occurred at the Davey Street/Harrington Street
intersection. 20 crashes were angle collisions between vehicles heading
straight ahead on the two adjacent legs of the intersection with 10 resulting in
injury. Such a high crash record and severity rate with a fairly consistent crash
pattern at this intersection requires investigation by the road and traffic
authorities; possibly requiring a consideration of “see through” effects or
intergreen signal timings.

There have been only nine reported collisions at the Davey Street/Barrack
Street intersection; five were angle collisions and only one resulted in injury.

There has been one collision at the Hampden Road/Barrack Street junction
involving a pedestrian who sustained minor injury.

The other 17 crashes were midblock collisions with 5-6 incidents in each of
the three sections of Davey Street from Harrington Street to Heathfield
Avenue, to Hampden Road, and to Barrack Street. Eight crashes were rear
end type collisions and five were parking incidents. One rear end collision
required first aid attention; all other midblock collisions resulted in property
damage only.
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TRAFFIC GENERATION BY THE DEVELOPMENT

As outlined in Section 3 of this report, the development being proposed is the
construction of 51 residential and visitor accommodation apartments on the
site at 63 Davey Street. The residential apartments will have two bedrooms
(29 apartments) and three bedrooms (1 apartment). There will also be 21
visitor accommodation apartments.

The other relevant detail about the proposed development is that there will be
parking on-site for 42 cars and four motorcycles, with all parking spaces to be
allocated to the residential apartments.

In considering the traffic activity that each apartment will generate when
occupied, guidance is normally sought from the New South Wales, Road
Traffic Authority document — Guide to Traffic Generating Developments. The
RTA guide is a nationally well accepted document that provides advice on trip
generation rates and vehicle parking requirements for new developments.

The updated “Technical Direction’ to the Guide dated August 2013 advises
that the trip generation for residential dwellings in regional areas of New
South Wales is 7.4 trips/dwelling/day.

This is consistent with findings by this consultant for dwellings in Tasmania.
Surveys in the built-up areas of Tasmania over a number of years have found
that typically this figure is 8.0 trips/dwelling/day with smaller residential units
generating around 4 trips/unit/day and larger units generating around 6
trip/unit/day.

Peak hour traffic surveys were also undertaken on Sandy Bay Road in 2015 at
the 20 apartments in the Governor’s Square development at 74 Sandy Bay
Road which have car parking access off Sandy Bay Road. The traffic
generation by these Governor’s Square apartments during the peak hour was
3.75 vehicles/apartment/hour. These apartments each have two bedrooms.

In addition to the above, the following points are also relevant in estimating
the traffic generation by the proposed development:

- the proposed apartments will have two bedrooms, one apartment with three
bedrooms, and the apartments will have at least one car parking space on-

site (40% of the apartments will have two spaces);

- the development site is very close to the Hobart CBD (just over 500m
walking distance to the Liverpool Street/Collins Street intersection);

- the development site is very close to all route bus services at the central
bus station in Elizabeth Street (around 550m walking distance);

The apartments are therefore expected to generate around the same traffic
activity as the Grosvenor Square apartments.
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For the purpose of this assessment, a slightly higher traffic generation rate of
4.5 vehicles/apartment/day will be assumed.

Applying this trip generation rate to the 30 residential apartments, the traffic
generation is expected to be around 135 vehicles/day and some 14
vehicles/hour during peak traffic periods when fully developed and occupied,
based on the peak hour traffic being the typical 10% of the daily traffic
volume.
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TRAFFIC ASSESSMENT AND IMPACT

This section of the report evaluates the impact of the traffic that will be
generated by the proposed apartment development on passing Davey Street
traffic volumes.

An assessment has been made of the adequacy of available intersection sight
distances along Davey Street at the driveway junction; consideration has been
given to the proposed internal site layout with respect to traffic circulation and
parking as well as pedestrian accessibility and safety.

6.1  Operational Impact of Increased Traffic Activity

The proposed apartment development is expected to generate around 135
vehicles/day and 14 vehicles/hour at peak traffic times of the day.

The two-way traffic activity generated by the proposed development will not
have any change in intensity of traffic activity or impact on the Davey Street
traffic flow.

The traffic volume using the existing driveway which currently serves the
development site as well as the adjacent hospital car park is virtually the same
in peak traffic periods as will use the future driveway to the proposed
apartment building. As seen in Figures 4.1 and 4.2, there were 13 two-way
vehicle movements at the existing driveway in each peak hour.

Vehicles turning movements are currently and will in the future be to and from
the right-hand traffic lane in Davey Street which carries nearly 700
vehicles/hour in peak traffic periods.

Intersections and junctions reach capacity when the total conflicting approach
traffic volumes are around 1,500 vehicles/hour. The conflicting traffic volume
at the new driveway will be around half this volume and there will not be an
operational issue.

The traffic on Davey Street passes the development site in platoons. Vehicles
entering Davey Street from the driveway need to wait for the platoon to pass
to obtain a gap in the traffic stream. Once each platoon has passed (with green
phase to Harrington Street) there are more than sufficient opportunities and
time to enter Davey Street.

6.2 Assessment of Available Sight Distances

Consideration has been given to the available sight distances along Davey
Street from the proposed driveway to the development.

The view along Davey Street for motorists entering from the location of the
proposed driveway are seen in Photograph 6.1.
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In assessing the sight distance, the requirements of Clause E6.7.2 A1 would
apply in this case. It states: the location, sight distance, width and gradient of
an access must be designed and constructed to comply with section 3 —
“Access Facilities to Off-street Parking Areas and Queuing Areas” of AS/NZS
2890.1:2004 Parking Facilities Part 1: Off-street car parking.

AS 28901 details the required sight distances to approaching vehicles on
public roads from private driveways, such as is under consideration in this
assessment.

Free vehicle speeds in Davey Street past the development site would be
around 50 - 55km/h. The desirable driveway sight distance is 69m for
approach vehicle speeds of 50km/h from a point 2.5m back from the edge of
road (at the property boundary), and 76m for approach speeds of 55km/h.

A driver exiting the site will be able to see much further than 76m along
Davey Street with the advantage of a clearer line of sight due to the driveway
to the adjacent property as well as the view over the footpath to the right side
traffic lanes on Davey Street approaching from Harrington Street.

As can be appreciated from the view in the Photograph 6.1, it would normally
be possible to see beyond the Harrington Street intersection, i.e. distances of
over 100m.

Photograph 6.1: View to east along Davey Street from
driveway to development site
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6.3 Internal Traffic Access, Circulation and Car Parking

Following input into the design of the trafficable areas and having due regard
to the requirement of AS 2890, the proposed layout and design of the
driveway, circulation area and parking arrangements which will service the
apartment building is shown on the development site layout drawings in
Attachment A.

Relevant design elements of the proposed site layout related to traffic are
discussed below.

Access driveway and traffic circulation

There will be one driveway off Davey Street which will service access to the
proposed building on the development site.

Details of the proposed new driveway and gutter crossover as well as proposed
changes to the existing driveway gutter crossover are detailed on the attached
drawings.

The proposed new driveway off Davey Street will have a width of 6.0m at the
frontage boundary and into the building, and 5.8m past the proposed two car
lifts. Apart from a short section of grade transition at the frontage boundary of
up to 6%, the driveway into the building will have a fairly flat grade of 3% or
less).

The new driveway width is sufficient to allow all vehicles to simultancously
enter and exit the driveway to/from Davey Street, passing one another along
the driveway; therefore, enter and exit the site in a forward direction to and
from the car lifts.

The new driveway will have a security gate located some 6m into the site from
the frontage property boundary allowing the car to stop clear of the footpath
while activating the opening of the security gate.

The driveway layout is quite satisfactory to safely and efficiently
accommodate the expected traffic activity.

The existing driveway to the development site, which also serves the St Helens
Hospital car park will remain and continue to provide access only to the
hospital car park.

The St Helens Hospital car park has two levels of parking. The lower level is
a secured staff car park with around 18 car parking spaces. Currently, the
entry and exit movements are via the shared driveway with the development
site.

The upper level has some 15 car parking spaces for visitors. Entry to this level
of the car park is via the shared driveway and up a ramp with the exit via the
driveway on the western side of the adjacent hospital building.
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‘With the construction of the proposed building on the development site, the
driveway width (including the right of way) to the hospital car park will be
around 3.5m. This will be sufficient for traffic use that the driveway will
receive.

The peak hour surveys, detailed in Section 4.2 of this report, found the traffic
movement in both periods were in one direction, some 13 vehicles entering in
the morning peak hour and a similar number of vehicles departing in the
afternoon peak hour.

The visitor car park would receive use at other times during the day with
traffic entering via the eastern driveway and departing via the western hospital
driveway.

Having regard to the advice in Section 3.2.2 of AS 2890.1, the traffic volume
using the driveway during each hour, with the flow being predominantly in
one direction throughout the day, will not be high enough to meet AS 2890.1
requirements for driveway passing areas (around 14 vehicles/hour compared
with minimum of 30 vehicles/hour before passing areas are required.

Alternatively, there also is sufficient manoeuvring space for cars to exit the
lower car park and turn left up the ramp to the upper car park and exit back o
Davey Street via the western hospital driveway: effectively operate as a one
way traffic flow through the hospital car park site.

It is recommended that the St Helens Hospital be requested to impose the one
way traffic operation such that the eastern hospital driveway is the entry only
to the two car parking levels.

Car lift operation

It is understood a decision has not been made about the supplier of the car lifts
for the building. From discussions with one Australian supplier of car lifts, it
is understood the travel speed of the car lift between floor levels depend on the
cost outlay: it can vary from 6m/minute to 12Zm/minute.

The service rate will also depend on the location of the lift (what level it is at
the time of demand by an arriving vehicle). The lift operation can be
programmed to be waiting at Basement Levels in the morning peak hour and
Ground Floor Level during the afternoon peak hour to best service the peak
direction vehicle movements.

As a worst case, the service time for arriving cars at the Ground FLoor Level
would be around 2.5 - 3 minutes (lift from lower Basements Level) and at best
it would be around 0.5 minutes (lift waiting at Ground Floor Level).

The worst-case situation would service cars at a rate of around 20
vehicles/hour, however the service rate would be significantly better than this
with half the traffic movement being to and from Basement Level 1.

At an average service rate of 2 minutes, one lift would service 30
vehicles/hour and the two lifts would service twice this rate of vehicle arrivals
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and departures. The two lifts will therefore efficiently service the expected
traffic generation by the development which is expected to be only 14
vehicles/hour, with only one to two cars expected to be waiting at the busiest
times.

Car parking supply

Clause E6.6.5 of the Hobart Interim Planning Scheme 2015 states that for a
development in the Central Business Zone, the acceptable solution for the
number of car parking spaces on the site is:

Al

{a) No onsite parking is provided: or

(b) onsite parking is provided at a maximum rate of 1 space per 200m2 of
gross floor area for commercial uses; or

(c) onsite parking is provided at a maximum rate of I space per dwelling
for residential uses; or

(d) onsite parking is required operationally for an essential public service,
including, hospital, police or other emergency service.

The proposed development will have 30 residential apartments and 42 car
parking spaces. Only Clause E6.6.5 Al(c) would be applicable in this case in
which case the proposed development will have 12 additional car parking
spaces Lo that specified in this clause.

The performance criteria for Clause E6.6.5 are:

P
Car parking provision:

{a) is in the form of a public car parking station provided as part of a
development which utilises a major existing access, or

(b) must not compromise any of the following:
(i) pedestrian safety, amenity or convenience,
(it) the enjoyment of ‘al fresco’ dining or other outdoor activity,
(1ti) air quality and environmental health;

(iv) rraffic safery.
In considering these performance criteria, P1(a) does not apply.

In regard to P1(b), this TIA report has addressed the matters referred to in (i)
and (iv).

Pedestrian safety matters are addressed below, and traffic safety is considered
in different sections of the report which discuss the expected traffic
generation, mix of conflicting traffic movements. intersection sight distances
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and driveway access to Davey Street, all of which have been found to be quite
satisfactory.

In regard to P1(b) (ii) and (iii):

- the proposed development will not have any impact or bearing to any
outdoor activity; and

- the use and activity resultant from the proposed development will not
have any adverse effects on air quality or environmental health.

The additional 12 car parking spaces proposed in this development will
therefore not result in any adverse traffic amenity, safety or environmental
outcomes. The proposed car parking supply is therefore supported.

On-site parking area design

All the resident parking spaces on the site will be compliant with AS 2890.1.

The required turn paths of vehicles have been checked and found to be
adequate for three-point turns by B85 cars for all manocuvres to and from all
parking spaces.

The specific dimensions that have been assessed include the following:

- All standard parking spaces will be 5.4m long and 2.4m wide in
accordance with User Class 1A for residential parking (as detailed in
Figure 2.2 of AS 2890.1 for 90-degree parking);

- The three small car parking spaces will be at least 5.0m long and 2.4m
wide, in accordance with Section 2.4.1 (a) (iii) of AS 2890.1. A small
car is a 50™ percentile car on public roads, which has a length of up to
4.45m; therefore, having six of the 42 car parking spaces designated
for small cars is quite acceptable;

- One disabled car parking space is proposed on each parking level
(residential developments don't require disabled car parking spaces).
The disabled parking spaces will be in accordance with requirements
of AS 2890.6 with an adjacent shared area (the shared area will be
2.1m wide (less than 2.4m) but sufficient to meet user needs).

- There will be at least a 300mm clearance to the side walls and
obstructions for door opening and manocuvring (as detailed in Figure
2.2 of AS 2890.1);

- The width of the parking aisle will be 6.0m (more than the 5.8m
required in Figure 2.2 of AS 2890.1 for Class 1A 90-degree parking);

- The offset in the parking aisle will be sufficient to not compromise the
required turning path for entry and exit to adjacent parking spaces
other than the need to have the small car parking spaces (Bay No.7-9)
due to the maximum available bay length of 5.0m;
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- There will be at least a 1.0m extension to the ends of the parking aisle
for cars to reverse out of parking spaces (as detailed in Figure 2.3 of
AS 2890.1);

- The height clearance will be a minimum of 2.2m in the trafficable
areas on the two Basement Levels and 3.5m along the access driveway
in the building on the Ground Floor Level:

With all dimensions meeting the requirements of’ AS 2890.1, the parking
spaces will be compliant with the standard and meet the Acceptable Solution
for Clause E6.7.5.

There will also be a secured bicycle storage room on the Ground Floor Level
for those residents that will have a bicycle for transport and recreational
purposes.

On-street parking

The construction of the new driveway to the development site will require the
removal of one metered parking bay at the eastern end of the development site.
It will also require the relocation of another parking space to the west by
around Im.

The location of that parking bay is highlighted in Photograph 6.2.

The attached drawings detail the proposed changes to the parking spaces.

o
-

REMOVE
PARKING METER

Photograph 6.2: View to east along Davey Street showing
development site frontage and location of proposed driveway
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Pedestrian Traffic

The development site is located within short walking distance of all services
and shopping facilities in the Hobart CBD. Therefore, the building is
expected to generate a significant pedestrian movement to and from the site.

Pedestrians will be able to access the apartment block directly from Davey
Street, away from the driveway, either through the entry foyer or the side
passageway next to the driveway.

Consideration has been given to the required sight triangle between motorists
exiting the driveway and pedestrians approaching along the Davey Street
footpath, as indicated in Figure 3.3 of AS 2890.1.

There is an existing driveway serving the adjacent property located adjacent to
the property boundary between the development site and the property to the
east.

The design drawings (and 3D artist impressions) indicate that a low wall (with
low landscaping) will be constructed along this side boundary. The wall will
be no higher than around 600mm and will ensure there is an unobstructed line
of sight to/from pedestrians, as required.

The layout at the front of the site and the provision of the access and
pedestrian sight line measures will ensure pedestrian safety and convenient
access with good amenity.

Waste collection/servicing

The collection of domestic waste is expected to occur through arrangements
with Council.

There will be a waste storage area within the building for all occupants.
An area has also been designated at the front of the building but inside the
property from where the bins can be easily wheeled to the waste collection
vehicles. either belonging to council or a private contractor.

The collection service could occur from the parking lane with the bins

wheeled from the temporary external bin storage area to the back of the
garbage truck in the parking lane.

6.4 Public Transport Services

Metro Tasmania currently operates regular route bus services along Davey
Street (outbound) to the southern suburbs and South Hobart area.

However, the Elizabeth Street bus station is around 550m walking distance

from the development site. Route bus services to and from all suburbs in the
greater Hobart area are available at this bus station.
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Normally the accepted maximum walking distance between bus stops and
residential dwellings is 400m. In this central business area, it would be quite
acceptable to walk the additional 150m.
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SUMMARY AND RECOMMENDATIONS

This Traffic Impact Assessment has been prepared in support of the planning
application to the Hobart City Council for the construction of an apartment
building at 63 Davey Street in Hobart.

There will be 21 visitor accommodation apartments and 30 residential
apartments in the building. 29 residential apartments will have 2-bedrooms
and one will have three-bedrooms.

Two car lifts will provide access from the Ground Floor Level to the car
parking spaces on the two Basement Levels where there will be a total of 42
car parking spaces and four motorcycle parking spaces.

The assessment has reviewed the existing road and traffic environment along
Davey Street in the area of the development site.

Davey Street is a one-way street with four marked traffic lanes and parking
along both sides of the street.

Peak hour turning traffic volume surveys were undertaken during the 8:00am —
9:00am and 4:30pm — 5:30pm periods on Davey Street outside the
development site on Tuesday 22 May 2018. The survey found the traffic
volume along Davey Street past the development site was 2,381 vehicles/hour
and 2,657 vehicles/hour during the morning and afternoon peak hour periods,
respectively. Around 13% and 27% of the total Davey Street traffic volume
used the right-hand lane in each period.

There were 13 vehicles entering and exiting the shared driveway to the
development site and St Helens Hospital car park during both peak traffic
periods.

The crash database has record of 59 reported crashes along Davey Street
between Harrington Street and Barrack Street, including the intersections at
each end. over the last five and half years since January 2013.

Of these, 32 crashes occurred at the Davey Street/Harrington Street
intersection, there were nine crashes at the Davey Strect/Barrack Strect
intersection, and 17 were midblock crashes with 5-6 collisions in each of the
three sections of Davey Street from Harrington Street to Heathfield Avenue to
Hampden Road to Barrack Street. Eight were rear end type collisions and five
were parking incidents.

The main concern with the crash history is the high crash record and severity
rate at the Davey Street/Harrington Street intersection. This intersection
requires investigation by the road and traffic authorities for some solutions
which will reduce the crash rate.

It has been estimated that the proposed development, when fully completed
and occupied will generate some 135 vehicles/day and around 14

TIA - PROPOSED RESIDENTIAL APARTMENT AND VISITOR

?ﬂ&% snopaNoVCe  ACCOMMODATION DEVELOPMENT - 63 DAVEY STREET, HOBART



Item No. 12

Supplementary Agenda (Open Portion)

Page 412

City Planning Committee Meeting - 2/11/2020 ATTACHMENT B

vehicles/hour during peak traffic periods, based on the peak hour traffic being
the typical 109 of the daily traffic volume.

The design drawings detail the proposed new driveway and gutter crossover as
well as proposed changes to the existing gutter crossover which will service
access to the St Helens Hospital car park.

With the construction of the proposed building on the development site, the
driveway width (including the right of way) to the St Helens Hospital car park,
along the western boundary of the development site, will be around 3.5m.

It is recommended that the St Helens Hospital be requested to impose the one
way traffic operation such that this hospital driveway is the entry only to the
two car parking levels.

The proposed new driveway off Davey Street into the building will be
sufficient to accommodate the expected traffic activity generated by the
proposed development.

Vehicles entering and exiting the development site driveway will turn right to
and from the right-hand traffic lane in Davey Street which carries nearly 700
vehicles/hour in peak traffic periods.

Intersections and junctions reach capacity when the total conflicting approach
traffic volumes are around 1,500 vehicles/hour. The conflicting traffic volume
at the new driveway will be around half this volume and there will not be an
operational issue.

There are more than sufficient opportunities and time for vehicles to enter
Davey Street once each vehicle platoon has passed (during green phase to
Harrington Street).

An assessment has been undertaken of the available sight distances at the
junction of the development site driveway with Davey Street. The available
sight distances are more than sufficient to meet AS 2890.1 requirements and
hence the planning scheme.

Consideration has been given to the proposed layout and design of the internal
driveway, traffic circulation provisions and parking arrangements, having
regard to accepted practices and relevant Australian Standards.

It has been concluded the design is satisfactory in meeting the requirement of
AS 2890).1 and therefore the Planning Scheme.

The proposed two car lifts in the building will efficiently service the
movement of cars between the ground floor level and the two Basement
Levels. The service rate of the two lifts will be much higher than the traffic
movement to and from the site and therefore queueing will be minimal at one,
occasionally two cars waiting at the busiest time of the day.

As the development site is located within the Central Business Zone, the
planning scheme has a requirement for maximum parking supply as the
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acceptable solution. The proposed 42 car parking spaces will exceed this
maximum by 12 parking spaces.

In considering the relevant performance criteria, it has been concluded the

proposed development will not have any impact or bearing on any outdoor
activity while the use and activity resulting from the proposed development
will not have any adverse effects on air quality or environmental health.

The proposed parking supply, with the additional 12 car parking spaces, will
not result in any adverse traffic amenity, safety or environmental outcomes
and the proposed car parking supply is therefore supported.

The construction of the new driveway to the development site will require the
removal of one metered parking bay at the eastern end of the development site
and a slight relocation of the adjacent parking bay to the west, as detailed on
the design drawings.

The building is expected to generate a significant pedestrian movement to and
from the site as it is located within a short walking distance to all services and
shopping facilities in the Hobart central business area,

The Elizabeth Street bus station is also around 550m walking distance from
the development site from where all route bus services to the greater Hobart
region start and finish.

The driveway design to the development site and a low wall to be constructed
along the side boundary, no higher than 600mm will ensure there will be a
sufficient pedestrian sight triangle between exiting vehicles and pedestrians on
the Davey Street footpath. This wall will also assist in addressing this issue
for the driveway to the adjacent property on the castern side.

The waste collection service for the building can occur from the parking lane
with bins wheeled from the bins area to the back of the garbage truck, with the
service to be provided by cither council or private contractor.

Overall, it has been concluded that the proposed apartment development can

be supported on traffic grounds as it will not give rise to any adverse safety or
operational traffic issues with the implementation of the proposed measures.
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ATTACHMENT A

- Design drawings of proposed layout of visitor
accommodation and residential apartment development

- Drawings of civil design, access and on-street management
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29 June 2020

Phil Gartrell

Planner

Ireneinc Planning and Urban Design
49 Tasma Street

NORTH HOBART TAS 7001

Dear Phil

PROPOSED RESIDENTIAL APARTMENT DEVELOPMENT
63 DAVEY STREET, HOBART

I refer to the letter dated 19 June 2020 from the Hobart City Council requesting
further information regarding the proposed development at the above address.

In regard to item PAS5.1, the council has advised:
Advice:

o  Council's cleansing and solid waste unit have advised that the number of
residential / visitor accommodation units proposed are unable to be collected
at the kerb by Council's waste trucks.

o It is noted that the consultant planning report states that the TIA indicates
waste vehicles can reverse into the driveway and drive out in a forward
direction or collection can occur using the parking lane. As this AS2890.2
Section 3.2.3, please provide documentation from the Road Authority
(Department of State Growth) that they are satisfied that the proposed waste
vehicle movements will not compromise the safety and convenience of
vehicular traffic, cyclists, pedestrians and other road users, and that they are
aware of the scale of waste removal proposed from the kerb.

The Department of State Growth Crown Landowner Consent regarding this
development does not raise any concern with parking and waste collection.

It appears the council has based all this request on the statement in the Department of
State Growth Crown Landowner Consent related to 202 Macquarie Street (see
attached):

o Please note that traffic flows on Macquarie Street are under constant review
and that the current kerb site parking arrangement could change at any time.
Therefore, development should not rely on these parking spaces in the longer
tern.

My understanding from this statement is simply that kerbside parking restrictions
along Macquarie Street could change at some time in the future. It does not state that
kerbside servicing of properties along the street will not be possible.

The changes to kerbside parking along both sides of Macquarie Street and Davey
Street will have to take into account that there are many businesses and dwellings
along both sides of the street that require ongoing servicing, in particular waste

11 KYTHERA PLACE, ACTON PARK TASMANIA 7170
TEL: (03) 6248 7323  MOBILE: 0402 900 106
EMAIL: milglad@bigpond.net.au ABN: 51 345 664 433
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collection, for the kerbside. All these properties are set up for kerbside waste
collection and it will be impossible to consider, let alone implement, alternative
arrangements.

The reality of the Department of State Growth advice is that there may be clearway
restrictions imposed along one or both sides of Macquarie Street and Davey Street in
the future or a bus lane on the left side of the road during peak traffic periods.

These restrictions will be only part-time restrictions, applied when required for the
traffic conditions. Therefore, there will be other significant periods of the day when
kerbside waste collection will be able to occur. The Department of State Growth
would not propose or will not be able to apply restrictions along Macquarie Street and
Davey Street which would not allow kerbside waste collection at different times of the
day or night.

If required, this could be allowed under Road Rule 158 or Road Rule 313A, if this
does not exist at present. This matter, in particular the statement in the Crown
Landowner Consent for 202 Macquarie Street regarding parking, detailed above, has
been discussed with traffic engineers at the Department of State Growth.

They have confirmed with me that their advice is intended to relate only to the car
parking supply for any development and that any shortfall in the car parking supply
within the development site should not depend on currently available car parking
along Davey Street or Macquarie Street; it does not relate in any way (o waste
servicing of the site.

A large waste collection company in Tasmania has advised me that most of its work
in the Hobart central business area and surrounds, including kerbside waste collection,
is undertaken outside of peak hour traffic and also outside normal work hour periods.

The Hobart City Council does collect domestic waste from multiple unit
developments from the kerbside, in accordance with its Development Application
Guidelines — Waste Management (see attached).

Arrangements at this proposed development have been designed to allow for kerbside
collection of domestic waste by council.

I therefore conclude the council has misinterpreted the advice from the Department of
State Growth.

In addition, the proposed development adequately provides for all kerbside waste
collection, without the need for trucks to enter the building (the Traffic Impact
Assessment report does not refer to waste collection vehicles reversing in the
development site driveway) .

Yours sincerely

S s

Milan Prodanovic
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24 July 2020

Phil Gartrell

Planner

Ireneinc Planning and Urban Design
49 Tasma Street

NORTH HOBART TAS 7001

Dear Phil

PROPOSED RESIDENTIAL APARTMENT DEVELOPMENT
63 DAVEY STREET, HOBART

I refer to the letters dated 19 June 2020 and 22 July 2020 from the Hobart City
Council requesting further information regarding the proposed development at the
above address.

In regard to item PAS.1 (19 June 2020), the council has advised:
Advice:

o Council's cleansing and solid waste unit have advised that the number of
residential / visitor accommodation units proposed are unable to be collected
at the kerb by Council's waste trucks.

o It is noted that the consultant planning report states that the TIA indicates
waste vehicles can reverse into the driveway and drive out in a forward
direction or collection can occur using the parking lane. As this AS2890.2
Section 3.2.3, please provide documentation from the Road Authority
(Department of State Growth) that they are satisfied that the proposed waste
vehicle movements will not compromise the safety and convenience of
vehicular traffic, cyclists, pedestrians and other road users, and that they are
aware of the scale of waste removal proposed from the kerb.

The Department of State Growth Crown Landowner Consent regarding this
development does not raise any concern with waste collection.

It appears the council has based this request on the statement in the Department of
State Growth Crown Landowner Consent related to 202 Macquarie Street (see
attached):

o Please note that traffic flows on Macquarie Street are under constant review
and that the current kerb site parking arrangement could change at any time.
Therefore, development should not rely on these parking spaces in the longer
ternt,

My understanding from this statement is simply that kerbside parking restrictions
along Macquarie Street could change at some time in the future. It does not state that
kerbside servicing of properties along the street will not be possible.

The changes to kerbside parking along both sides of Macquarie Street and Davey
Street will have to take into account that there are many businesses and dwellings
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along both sides of the street that require ongoing servicing, in particular waste
collection, from the kerbside. All these properties are set up for kerbside waste
collection and it will be impossible to consider, let alone implement, alternative
arrangements.

The reality of the Department of State Growth advice is that there may be clearway
restrictions imposed along one or both sides of Macquarie Street and Davey Street in
the future or a bus lane on the left side of the road during peak traffic periods.

These restrictions will be only part-time restrictions, applied when required for the
traffic conditions. Therefore, there will be other significant periods of the day when
kerbside waste collection will be able to occur. The Department of State Growth
would not propose or will not be able to apply restrictions along Macquarie Street and
Davey Street which would not allow kerbside waste collection at different times of the
day or night.

If required, this could be allowed under Road Rule 158 or Road Rule 313A, if this
does not exist at present.

This matter, in particular the statement in the Crown Landowner Consent for
202 Macquarie Street regarding parking, detailed above, has been discussed with
traffic engineers at the Department of State Growth (DSG).

The above advice has now been confirmed, that the DSG advice is intended to
relate only to the car parking supply for any development and that any shortfall
in the car parking supply within the development site should not depend on
currently available car parking along Davey Street or Macquarie Street; it does
not relate in any way to waste servicing of the site,

A copy of the advice from DSG is attached.

The Hobart City Council does collect domestic waste from multiple unit
developments from the kerbside, in accordance with its Development Application
Guidelines — Waste Management (see attached).

Arrangements at this proposed development have been designed to allow for kerbside
collection of domestic waste by council.

Council has misinterpreted the advice from the Department of State Growth. In
addition, the proposed development adequately provides for all kerbside waste
collection, without the need for trucks to enter the building (the Traffic Impact
Assessment report does not refer to waste collection vehicles reversing in the
development site driveway).

Mixed in with the above is the following:

Advice: In addition to the above and in terms of the information submitted to
darte, please note thar Council's Road Engineers have expressed concern with
regard to the width of the proposed widened driveway crossover. Their advice is
that the proposed driveway crossover is too wide (10.96m), and that a crossover
over 8m in width is unlikely to be accepted by the road authority. It is requested

2
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that you consider separating the crossover from the adjoining property's, so that
both crossovers are less than 8 metres. If this change is io be adopied for the
proposal, plans should be amended accordingly and resubmitted for
assessment.

In response to this, there are two driveways in this area serving two adjacent
properties. The design drawings show the separation between the two driveways is
not more than (0.5m.

If the gutter crossover was constructed as for two separate driveways, the wings for
cach driveway will intrude into cach driveway by one metre. It is totally unacceptable
to have cars bouncing across the wing of kerb face when undertaking entry and exit
manoeuvres to and from Davey Street.

Furthermore, the proposed design of the gutter crossover for these two driveways is
fully in accordance with Standard Drawing TSD-R09-v1 (attached).

This is not a 10m gutter crossover (o a single two driveway for car traffic, therefore,
DSG will not have any interest in this driveway detail. The proposed gutter crossover
and driveway design was included in the documents on which DSG provided consent
for the development at 63 Davey Street and no comment was made about this detail

Yours sincerely

=

Milan Prodanovic
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Statement of Historical Archaeological Potential

e
| —
D
—
[ c—
(-
—
—
[ —
D
L
>
QW)
-
[ > 3

63 Davey Street

heritage HOBART TASMANIA

planning

archaeology For John Tellyros
July 2018

po box 338
north hobart
tasmania 7002

0418 303 184
info@prax.com.au




Item No. 12

Supplementary Agenda (Open Portion)

Page 421

City Planning Committee Meeting - 2/11/2020 ATTACHMENT B

Contents:
1. INTRODUCTION socuesssosossisssssssssssssssnssosssusnosiosiusssssissiusensiissussesssessusssssiesussnoussenusssossssussssssassusssisisss 1
1.1, INTRODUCTION AND BRIEF 141 1uuusaustsssssssssssunsssssrssssssssssssssssssssssssssssssssssssssssssssssstesshssssassssns st 1
1.2, LIV TATIONS 1t saasssaanssss s saass s sraasssns s sassssssssasssssssssussshssbsesssssssssussssesssasssssssesesshsssseassssussenssiiesases 3
2. STATUTORY HERITAGE REQUIREMENTS ........ceeevrerirrmmemessrransennssrensrensssnessrensssnnssrsssssnsnsressssnssonsnss 4
2.1 HOBART INTERIM PLANNING SCHEME 2005, .. iutimuiisiuuinniisssnssionismiiiissssssiss s siissmess i isiissessamn 4
2.2, TASMANIAN HERITAGE REGISTER 4uivsussssssssnsssnsssnssssssssssassnsssinsssnsssssnnssnssiassssnssssisnsssrssasssntsssssenssrssanssd
2.3. OTHER STATUTORY HERITAGE REGISTERS[LISTSG
2.4, ABORIGINAL HERITAGE ACT 1975 1ucttermiiinsmnnnsinsssmssiisissnnsssisssssssismssinssissssesssnsssssnssasssnsssnensssanss®
3. ARCHAEOLOGICAL METHODOLOGY iiiiiiiarumsiiisnnmmsssimmnssmsssmsnsssnsssssnsssssssssssssnsssssssssnsssnsssssssssnssssssssn 7
4. HISTORICAL BACKGROUND OF THE SUBJECT SITE .....ccceviiiiaessiciinnnsnriesiensnenisnnensiesssnnaniesisnensiasanes 9
4,1, RESEARCH METHODOLOGY tevusseenssnnssrssssnsssrossssssssassssssssssassssesssanssrsssssnssnrosssassssnsssssssnnsssssssssssssnnsssssarnsd
4,2, HISTORICAL OVERVIEW 1vevvvvennernnns

Summary of development Of the SUDJECT SIT.... s s e e s e s s seesseereesrseessssssissnessses 39
5. CURRENT SITE OBSERVATIONS AND ASSESSMENT OF PRIOR DISTURBANCE ...cooovviuisseniieninnnniiinnandl

GENEIFAl SITE ODSEIVATIONS Leeivviiieiiiee s iiee ettt e et e et see s saee s seaeeesae e sensssaeesseeersssnen st ssen s snneeesrnesennneeaan 41

Likely specific distUrDanCe @VENTS . ....iiiv ettt ree e eae e e sse s e e ess e e rrssne st sae s saneesrneeennnssann 43
6. THE LIKELY SIGNIFICANCE AND RESEARCH POTENTIAL OF ARCHAEOLOGICAL REMAINS......c...e00..44

|~

ARCHAEOLOGICAL ZONING PLAN AND POLICIES .....cc0ummrmmrmmmanrensnnmsnnrensmmssinssnsiississsnsisssnessnesnns 47




Item No. 12

Supplementary Agenda (Open Portion)

Page 422

City Planning Committee Meeting - 2/11/2020 ATTACHMENT B

This document was written by Brad Williams {BA.Hans Archaeology, G.Dip Maritime Archaeology, MA Cultural Heritage Management, G.Dip Environmental
Planning) Historical Archaealogist, Heritage Consultant and Director of Praxis Environment. Praxis Environment is a division of Praxis Synergy Pty.

Ltd. ACN 63 700 818,

Unless otherwise stated, all photographs were taken by Brad Williams, July 2018

Unless otherwise stated, the north point (or approximate) of maps and plans is to the top of the page.

Cadastral information depicted in this document must not be relied upon without verification by a Surveyor.

This document has been prepared by Praxis Environment for Mr. John Tellyros and may only be reproduced, used or distributed by the Client (or
nominee), and for purpases by which the Client is bound by law to allow distribution, or for bana-fide historical or archaeological research. Praxis

Environment otherwise expressly disclaims responsibility to any person other than the Client arising from or in connection with this document,

To the maximum extent permitted by law, all implied warranties and conditions in relation to the services provided by Praxis Environment and

the document are excluded unless they are expressly stated to apply in this document.

Praxis Environment expressly disclaims responsibility for any error in, or omission from, this document arising from or in connection with any

assumptions being incorrect,

The opinions, conclusions and any recommendations in this document are based on conditions encountered and information available at the
time of preparation. Praxis Environment reserves the right to retract or review any opinion, conclusion or recommendation should further
relevant information come to hand at any time in the future; otherwise Praxis Environment expressly disclaims responsibility for any error in, or

omission from, this document arising from any such further information.
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1. Introduction

1.1. Introduction and brief

This report has been commissioned by Mr. John Tellyros in order to accompany an application to the Hobart

City Council for a proposed redevelopment of the place known as 63 Bathurst Street, Hobart.

The subject site is on the northern side of Davey Street Hobart near the intersection of Harrington Street and
comprises of C/T 54396/1 (PID 5660956) and is currently the site of a 1960s building which until recently
housed the Navy Club and more recently an antiques store. The building covers approximately 2/3 of the site

and the remainder being a small carpark near the street frontage.

The site is not listed on the Tasmanian Heritage Register, nor is it a Heritage Place as defined by Table E.13.1
of the Hobart Interim Planning Scheme 2015, although it is within the Places of Archaeological Sensitivity as
defined by Figure E.13.1 of the scheme, therefore the provisions of Part E.13.10 of the scheme is applicable.
Accordingly, the brief for this project was to develop a statement of historical archaeological potential as the

basis for archaeological planning in any future development of the subject site.

Although not listed on the Tasmanian heritage Register, the archaeological approach in this document has
been developed with regard to the Tasmanian Heritage Council’s Practice Note 2 — Managing Historical
Archaeological Significance in the Works Application Process*®, and the Tasmanian Heritage Council's
Guidelines for Historical Archaeological Research on Registered Places? as a means of demonstrating a sound

and best-practice approach.

* http://www.heritage.tas.gov.au/media/pdf/2%20Practice%s20note%20-%20Archaeology. pdf
2 http://www.heritage tas.gov.au/media/pdf/Archae%20ResGlines%20%20FINALY 20-%20June%202009.pdf
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Figure 1.1 - A recent aerial image of the area - the subject site depicted in red. www.thelist.tas.gov.au

Praxis Environment 2018 2
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Figure 1.2 - Cadastral boundaries of the subject site and surrounds - the subject site depicted in red. www.thelist.tas.gov.au

1.2. Limitations

This document has the following stated limitations:

- Thisdocument is largely a predictive analysis (i.e. non-invasive) of the possible archaeological resource
and might be subject to further on ground testing to verify findings if deemed necessary by any
stakeholder.

- All depictions of the location of site features are approximate. A surveyor should be engaged if any
party requires exact confirmation of locations.

- The depiction of expected archaeological features in this report largely relies on the accuracy of
historical surveys and data — no guarantee of the accuracy of this historical data is given.

- The scope of this project only included historic heritage values. Consideration of Aboriginal heritage

values was outside the scope.

Praxis Environment 2018 3
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2. Statutory heritage requirements

This report has been commissioned to consider the historical archaeological potential of the subject site
arising from any applicable statutory listings. The following statutory heritage responsibilities that relate to

historical archaeology are to be met in any development of the subject site:

2.1 Hobart Interim Planning Scheme 2015

The place is within the area defined in Figure E13.1 of the Hobart Interim Planning Scheme 2015 (the scheme)

as a Place of Archaeological Potential, therefore the provisions of Part E13.10 are applicable.

Part E13.10 of the scheme details the Development Standards for Places of Archaeological Potential, with the

following Objectives:

13.10.1: Building, Works and Demoalition: To ensure that building, works and demolition at a place of
archaeological potential is planned and implemented in a manner that seeks to understand, retain,
protect, preserve and otherwise appropriately manage significant archaeological evidence.

13.10.2: Subdivision: To ensure that subdivision does not increase the likelihood of adverse impact on

a place of archaeological potential.

The scheme prescribes Performance Criteria for each of these Objectives and pursuant to Part E.13.5
of the scheme, the Planning Authority may require the following to accompany any application for
development of a place of archaeological potential in order to assess the proposal against the

performance criteria:

{f) a statement of archaeological potential;
(a) an archaeological impact assessment;
(h) an archaeological method statement;

Under the definitions of the scheme:

(f) means:
a report prepared by a suitably qualified person that includes all of the following:

a. awritten and illustrated site history;
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b. overlay plans depicting the main historical phases of site
development and land use on a modern base layer;

c. adisturbance history.

d. a written statement of archaeological significance and potential
accompanied by an archaeological sensitivity overlay plan depicting
the likely surviving extent of important archaeological evidence
(taking into consideration key significant phases of site development
and land use, and the impacts of disturbance).

(g) means:
a report prepared by a suitably qualified person that includes a design review and describes
the impact of proposed works upon archaeological sensitivity (as defined in a statement of

archaeological potential).

(h) means:
a report prepared by a suitably qualified person that includes the following where relevant to
the matter under consideration:
a. strategies to identify, protect and/or mitigate impacts to known
and/or potential archaeological values (typically as described in
a Statement of Archaeological Potential);
b. collections management specifications including pro-
posed storage and curatorial arrangements;
c. identification of measures aimed at achieving a public benefit;
d. details of methods and procedures to be followed in implementing
and achieving (a), (b) and (c) above
e. expertise to be employed in achieving (d) above;
f.  reporting standards including format/s and content, instructions for

dissemination and archiving protocols.

The current document aims to fulfil those points in a consolidated manner in the assessment of the proposed
development to assist the planning authority to make an informed assessment against the performance

criteria of the scheme.
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2.2, Tasmanian Heritage Register

The subject site is not listed on the Tasmanian Heritage Register therefore is not subject to the provisions of
the Historic Cultural Heritage Act 1995. Nonetheless, the archaeological approach in this document has been
developed with regard to the Tasmanian Heritage Council’s Practice Note 2 — Managing Historical
Archaeological Significance in the Works Application Process®, and the Tasmanian Heritage Council's
Guidelines for Historical Archaeological Research on Registered Places* as a means of demonstrating a sound

and best-practice approach.

2.3. Other statutory heritage registers/lists

The subject site is not listed on any of the following statutory registers:

- The National Heritage List
- The Commonwealth Heritage List

- The World Heritage List

Nor is it included in any buffer zones arising from those lists, therefore is not subject to the historic heritage

provisions of the respective Acts which enable statutory input into development of places on those lists.

2.4, Aboriginal Heritage Act 1975

An assessment of any possible Aboriginal heritage values is not part of the brief for this report; nonetheless
the provisions of the Aboriginal Heritage Act 1975 are applicable to the place. A search of the Tasmanian
Aboriginal Heritage sites register {(Job # 14745213) did not identify any registered Aboriginal relics or apparent
risk of impacting Aboriginal relics (search valid until 13/2/19). The Tasmanian Government Unanticipated
Discovery Plan — Procedure for the management of unanticipated discoveries of Aboriginal relics in Tasmania
must be adhered to in the event that any Aboriginal heritage items are discovered during the course of any

works.

* http://www.heritage tas.gov.au/media/pdf/2%20Practice%20note%20-%20Archaeology. pdf
4 http://www.heritage tas.gov.au/media/pdf/Archae%20ResGlines%20%20FINALY% 20-%20June%202009.pdf
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3. Archaeological Methodology

This statement of archaeological potential is derived from a process which identifies the potential of the site

to yield archaeological remains, the significance of any remains, and their potential to yield meaningful

information about the site, and which might contribute to relevant key archaeological and historical themes.

The following briefly outlines the methodology followed:

Determining general archaeological potential: Through a desktop analysis of historical data and

secondary sources, as well as non-invasive site observations, an understanding of the evolution of the
site has been gained which has allowed an assessment of the archaeological potential (however
significant) of any part of the site - resulting in substantiated predictions of the likelihood of finding

something upon any particular part of the site.

This has been done by analysing primary source material, summarizing the developmental history of
the site and developing a chronological narrative detailing an overview of the history of all known
features to have ever existed on the site. Where possible, developmental overlays have been
developed from historic maps, plans, photographs and other visual documentation. This overlay has
been supported by other observations providing supplementary information, and also includes
processes such as demolition and disturbance which may have removed or destroyed potential

remains — and may have diminished the archaeological potential.

Assessing the significance and potential of any likely archaeological resources to yield meaningful

information: Upon understanding the archaeological potential through desktop and site analysis, the
next step was to understand its relationship to any aspect of the identified significance of the place —
e.g. do the remains have the potential to demonstrate an aspect of the significance of the site or
related key historic theme? The potential for any of the archaeological remains to demonstrate
important aspects of the history of the site, whether in a state, regional or thematic context, is to be

considered.

Understanding possible impact of development and formulation of management strategies: Based on

any identified archaeological potential and significance of the site, consideration will be given as to
whether the proposed development will impact upon any likely archaeological remains and if

necessary broad management strategies will be proposed to manage any impact.
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Table 1 (below) demonstrates the steps of this assessment:

Methodology for formulation of the statement of archaeological potential

If 'no’

If 'yes'

1. Archaeological potential.

Are you likely to find something if
you dig here? (i.e. a Statement of
Archaeological Potential).

Further action may not be
required, although a
contingency plan may he
required for unexpected
finds.

IThe significance of the
archaeological potential
should be investigated.

2. Significance.

Could anything you find here
greatly contribute to our
understanding of the site or related
significant theme?

Further action may not be
required.

IThe likely integrity of the
archaeological remains
should be investigated.

3. Integrity.
Are any archaeological remains
likely to be intact?

Further action may not be
required, although a
contingency plan is required
for unexpected integrity.

IThe likelihood of significant
archaeological remains is
confirmed.

4. Impact

Will proposed works impact upon
the significant archaeological
remains? i.e. an Archaeological
Impact Assessment.

Further action may not be
required, although a
contingency plan may be
required for unexpected
impacts.

An Archaeclogical Method
Statement will be required to
detail how impact will be
managed/mitigated.

Page 430
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4. Historical background of the subject site

4.1. Research methodology

For this initial assessment of archaeological potential, the depiction of the physical history of the site will be
the main consideration — with other aspects of site history (i.e. social histories, economic history, associations
et. al.) likely to be more useful in any post-investigation analysis of findings (i.e. artifact assessment), therefore
beyond the scope of the current document. Similarly, the history of other townscape developments is beyond
the scope of the current document however may be useful in further detailed analysis of future archaeological

findings.

The following overview of the known physical development history of the site aims to aid in the prediction of
the likely archaeological remains. This does not represent a comprehensive site history, and has been limited

to a history of the physical development of the site as relevant to the archaeological resource.

Primary sources
Broadly, the primary sources consulted in the development of the statement of archaeological potential
include:

- Hobart City Council building files {AE417 series, Tasmanian Archive and Heritage Office).

- Historic maps, photographs (NS and PH series) - Tasmanian Archive and Heritage Office.

- Department of Primary Industry, Parks, Water and Environment (DPIPWE) aerial photo

collection (Service Tasmania).
- DPIPWE — Land Data Branch, historic map collection (basement)
- DPIPWE — Land Data Branch, titles.

- Historic newspapers, via the National Library of Australia’s Newspapers Online portal.

Secondary sources
No secondary source documents are known to exist which are of particular relevance to the history or

archaeology of the subject site.

In order to gain an overview of what once existed on the site, as the basis for predicting archaeological remains,
the following is a brief overview of the historical development of the site based on primary source documents
(the subject site depicted in red) as well as overviews drawn from the secondary sources as detailed above.

Note that this is a brief historical overview, concentrating solely on physical development, sufficient only for
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basic archaeological planning. As per above, further historical research is required in order to refine a detailed
archaeological research design, which is provided here in Section 5. Such detail is also required to supplement
the interpretation of archaeological findings — requiring an iterative process of the assessment of findings
against further historical and comparative research from both primary and secondary sources, which should

be provided in an archaeological method statement and post-excavation analysis.

4.2. Historical overview

The land was the home of the Mouheneener people for tens of thousands of years, prior to displacement by

European settlers in 1804,

The subject area forms part of a 1 acre 2 rood 4 perch lot granted to the prominent Hobart merchant David
Lord. David Lord inherited his father's Van Diemen’s Land estate in 1824. At the time, it was believed to be
worth about £50,000 and included considerable landholdings®. For this reason, it is extremely difficult to trace

the history of this allotment during Lord’'s ownership.

The subject site appears to have been first developed prior to 1832 as part of Lord’s larger allotment, with a
survey from around that time depicting a building and outbuilding (see Figure 4.2). That survey is known to
be reasonably accurate in its depiction of the presence of buildings, but not wholly accurate in the precise size,
shape and location. The 1825 panorama of Hobart Town by Augustus Earle {see Figure 4.3) depicts buildings
in this area which may represent pre-1825 development of the subject site that is more clearly reflected on
the c1832 survey. Asimilar arrangement of buildings (depicted just outside the subject site) is depicted in the
later 1830s Frankland survey (see Figure 4.4) and partially within the subject site on the c1841 census map
(see Figure 4.5 — based largely on the Frankland survey). Neither of these surveys are particularly accurate
and are only indicative of the presence of buildings rather than their precise locations. Nonetheless, the
highly accurate Sprent survey of c1843 depicts a large timber building on the subject site which is probably
indicative of these earlier depictions (see Figure 4.6). Note that the Sprent survey only depicts buildings which
were clearly visible from public vantage points, therefore has probably omitted the rear outbuilding that is

depicted on the earlier surveys.

* susan Allen, 'Lord, David (1785-1847), Australian Dictionary of Biography, National Centre of Biography, Australian National University,
http://adb.anu.edu.au/biography/lord-david-2363/text3111, published first in hardcopy 1967, accessed online 29 July 2018.
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Figure 4.1 = A plan or original lot grants and purchase grants, drawn 1909 which reflects earlier allocations showing the subject site as

part of a larger grant to David Lord. Tasmanian Archive and Heritage Office, AF391-1-31.

Praxis Environment 2018 11



Item No. 12 Supplementary Agenda (Open Portion) Page 434
City Planning Committee Meeting - 2/11/2020 ATTACHMENT B

Figure 4.2 — Excerpt from a ¢1830s map of Hobart and surrounds, DPIPWE Map Hobart,

Praxis Environment 2018 12
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Figure 4.3 — Excerpt from the c1825 panorama of Hobart Town by Augustus Earle, showing Heathfield in the foreground with a cluster

of smaller buildings near/on the subject site (denoted approximately by the red arrow). State Library of New South Wales a1541002h.

Praxis Environment 2018 13



Item No. 12 Supplementary Agenda (Open Portion) Page 436
City Planning Committee Meeting - 2/11/2020 ATTACHMENT B

Figure 4.4 — Excerpt from Frankland’s 1839 map of Hobart and surrounds. State Library of Tasmania, Allport Stack 912.94661MAP.

Praxis Environment 2018 14
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Figure 4.5 - Excerpt from the 1841 census map of Hobart and surrounds. Tasmanian Archive and Heritage Office, CS08-17-578.

Praxis Environment 2018 15
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Figure 4.6 - Excerpt from Sprent’s c1845 map of Hobart and surrounds (wwuw.thelist.tas.gov.au).

Despite the precise evolution of the Lord landholdings being difficult to trace, land tenure records, cross-
referenced with Valuation Roll data for Hobart Town show that by 1871, the property now known as 63 Davey
Street was in the possession of John Strange Dandridge, at that time Superintendent at Oyster Cove.
Dandridge had married Matilda Prout, daughter of colonial artist John Skinner Prout, in 18485, Later c19th
depictions of the building indicate what appears to be a reasonably simple single-storey building with a hipped

roof (see Figures 4.7-4.8).

®Tasmanian Archive & Heritage Office (TAHO) RGD33/1/3 #833
Praxis Environment 2018 16
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Figure 4.7 - Excerpt from Alfred Abbott’s 1878 panorama of Hobart, showing the rear of the subject site (denoted by the red arrow).
Tasmanian Archive and Heritage Office AUTAS001136156486

Figure 4.8 —~ ‘Balloons eye view of Hobart’ showing the Davey Street frontage of the building within the subject site (denoted by the

red arrow). Australasian Sketcher 10 May 1879

Praxis Environment 2018 17
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Dandridge died in March 18747, leaving the bulk of his estate to his children by Matilda®. Images of the subject
site from that time show a consistent pattern of development to the (likely) pre-1830 building, being a single

storey residence with a hipped roof.

The property remained in the hands of Dandridge’s trustees, until it was sold by the Public Trustees in October
1916 to Herbert Combes, a surveyor, for £825. Prior to the sale, the house had been occupied by one of
Dandridge’s trustees, Edwin Cradoc Nowell®. It appears that by 1907 the building had been renovated with
bay windows installed to the frontage which were not evident in the 1879 sketch and not shown on earlier
depictions of the footprint of the building (Sprent’s survey would surely have depicted these if present). This
survey shows a building to the rear of the main dwelling on the site. It is unclear whether this represents the
second building implied by the inaccurate c1830s surveys and may have been omitted from the Sprent survey
(Sprent only surveyed buildings which could be seen from the street). That building is best depicted on the
1946 aerial photograph and appears to be at least two phases of building each with a distinct individual roof

form and these survived until the 1953 construction of the Navy Club building.

TTAHO RGD35/1/8 #1938
& Department of State Growth (D5G) Deeds Library Memorial 11/8307
# Tasmanian Government Gazette 5 December 1910 p.2208
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Figure 4.10 — 1907 Metropolitan Drainage Board survey showing the subject site and surrounds (Hobart Sheet 9).

Praxis Environment 2018 19
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Figure 4,10a — Detail of 1907 Metropolitan Drainage Board survey showing the subject site and surrounds (Hobart Sheet 9).

Combes died in Oct 1919, leaving the property in equal shares to his children Rita and Herbert Combes (junior).
The property stayed in the Combes family until May 1949, when Edmund Raymond Fergusson (widower of
the late Rita Fergusson nee Combes) sold the property to Bertrand Lucien Dechaineux and Maxwell Ernest
Mathers for £2,560'°, Dechaineux and Mathers purchased the property as trustees of the Ex-Naval Mens’

Association of Tasmania Hobart Sub-branch!’. In July 1954, the trustees transferred ownership to the Naval

9 0SG Mem 19/1385; Mem23/7496; Mem24/4013; Mem24/4014
# DSG Mem 24/4015
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Memorial House!?. Note that the more generic term ‘Navy Club’ will be used in this document for simplicity

— and reflecting the later name of the site.

1_:5’Mlii'linii: ﬁ-

Figure 4.11 — A c1934 photograph of 63 Davey Street, entitled ‘house of Mrs. Furguson’. Tasmanian Archive and Heritage Office
N$S1298/1/1809.

% DSG Mem 28/1098
Praxis Environment 2018 21
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Figure 4.12 - The subject site taken from the 1946 aerial run of Hobart (Run 1, 10894).

Praxis Environment 2018
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Davey Street

Figure 4.12a - The subject (detail) site taken from the 1946 aerial run of Hobart (Run 1, 10894).

Praxis Environment 2018 23
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Figure 4.13 — Excerpt from a 1953 oblique aerial photograph of the area, the subject site denoted by red arrow. Tasmanian Archive

and Heritage Office PH30-1-5204,
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Figure 4.14 — Excerpt from a 1953 oblique aerial photograph of the area, the subject site denoted by red arrow. Tasmanian Archive

and Heritage Office PH30-1-5205,

In 1953, plans were approved for a purpose built Naval Memorial House at 63 Davey Street which retained
the existing dwelling on the streetfront (the outbuilding at rear removed), but involved the addition of a hall
at rear, with a terrace to the east and a canteen, kitchen and toilets along the western edge. The building was
enlarged in its first few years of life with 1957 plans showing the addition of a billiards room, additional kitchen
and ladies lounge. This filled the entire rear portion of the site to the boundaries. That extended area was
renovated in 1971 and converted to a member’s bar and committee room. At that time a bulk store and foyer
was added. The earlier building remained standing at that time and is notated on the plans as a ‘rental

premises’.
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Figure 4.15 — Floor and site plan for the Naval Memorial House, 1953. Tasmanian Archive and Heritage Office AE417/2/4689.

Praxis Environment 2018 26
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Figure 4.15a — Site plan for the Naval Memorial House, 1953. Tasmanian Archive and Heritage Office AE417/2/4689.

Praxis Environment 2018 27
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Figure 4.16 — Additions to the Naval Memorial House, 1957. Tasmanian Archive and Heritage Office AE417/2/2454

Praxis Environment 2018 28
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Figure 4.17 - The subject site taken from the 1958 aerial run of Hobart (Hobart Run 5 T332-12 March 1958).

Praxis Environment 2018 29
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Figure 4.18 - The subject site taken from the 1968 aerial run of Hobart (Hobart Run 6-153 February 1968).

Praxis Environment 2018 30
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b?avey Street

Figure 4.18a - The subject site (detail) taken from the 1968 aerial run of Hobart (Hobart Run 6-153 February 1968).

Praxis Environment 2018 31
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Figure 4.19 — Additions to the Naval Memorial House, 1971. Tasmanian Archive and Heritage Office AE417/5/971.

Further renovations were undertaken in 1979 as a staged development, with a new entrance hall added to
the eastern side as the first stage, then demolition of the residence at front to make way for a new stage,
secretary’s office and store. Those plans indicate that the carpark is to be excavated and four spaces created
— although comparison of the site levels currently with that historically (see Section 5) suggests that the

carpark was built up — not excavated.

Praxis Environment 2018 32
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Figure 4.20 — Additions to the Naval Memorial House (Stage 1), 1979. Tasmanian Archive and Heritage Office AE417/6/2955.

Praxis Environment 2018 33
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Figure 4.21 — Additions to the Naval Memorial House (Stage 2), 1979. Tasmanian Archive and Heritage Office AE417/6/3134.

Praxis Environment 2018 34
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Summary of development of the subject site

The above historical summary shows that:

- The site was probably developed around 1830 with a dwelling facing Davey Street and at least one
outbuilding near to the rear of that dwelling.

- The site remained largely unchanged until the 1953 construction of the Navy Club (and by later names)
building and at that time the outbuildings were removed (but the dwelling retained).

- The Navy Club was enlarged in 1957, 1971 and 1979.

- The residence was retained until 1979 when it was demolished for a carpark and front extension to

the Navy Club building.

The following figures show overlay plans of known historic development on the subject site, drawn from the

survey plans depicted above which are considered to have the greatest accuracy:
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Figure 4.22 — Overlay of the of the c1830s depiction of the buildings on/near the subject site (blue). Note that the accuracy of these

surveys is known to be low — merely depicting the presence of buildings, rather than necessarily an accurate location.

Praxis Environment 2018 36
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Figure 4.23 - Overlay of the of the mid-1840s depiction of the buildings on the subject site (green), as per the Sprent survey in relation
to the subject site (red). This survey is known to have a very high accuracy but does not necessarily show outbuildings that were not

visible from the street.

Praxis Environment 2018 37
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Figure 4.24 - Overlay of the of the pre-1908 depiction of the buildings on the subject site (yellow) in relation to the subject site (red).

This survey is known to have a very high accuracy.

Praxis Environment 2018 38
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Figure 4.25 - The form of the site during the mid-twentieth century (i.e. pre-1953) based on the 1948 aerial photograph.
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Figure 4.26 — Composite overlay of the footprint of all known pre-1946 buildings and site features (colours as per coding above) in

relation to the subject site (red).

Praxis Environment 2018 10
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5. Current site observations and assessment of prior disturbance

As per the methodology outlined in Section 2.1, Section 3.3 has formed a desktop assessment of the factors
which have influenced the development of the possible archaeological resource within the subject site over a

180+ year period.

However, it is critical to understand other factors, in particular site disturbance, which may have impacted
upon the archaeological potential of the site and its ability to provide meaningful archaeological remains

which answer research questions such as those above,

This section will review site observations and likely scenarios which would have resulted in disturbance, in

order to assist in understanding the likelihood of the survival of archaeological remains.

General site observations

Little insight into the archaeological potential of the site can be gained through site observation, given that
the site is largely covered with buildings. However, the forecourt (carpark) of the site which was the location
of much of the footprint of the house is clear of buildings. Whilst the 1979 plans note that the carpark are is
to be ‘excavated’, the current ground level appears to have been heightened when compared to the 1934
photograph of the building, with a retaining wall on the eastern boundary and the carpark surface some
500mm higher than the footpath level of Davey Street. The 1934 photograph shows that historic ground level
within the site followed the natural contour (as evident by the front fence) therefore it is much more likely
that this part of the site has been filled rather than cut. The bricks an this retaining wall are consistent with

that of the 1979 extension which suggests that the work was all done at that time.
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Figure 5.1 — The current Davey Street frontage (Google Streetview).

Figure 5.2 — The same view in 1934. Tasmanian Archive and Heritage Office NS1298/1/1809.

Praxis Environment 2018 42
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Likely specific disturbance events

Whilst the observations above give little real detail on possible disturbance, a disturbance history can also be
built from a desktop assessment - i.e. known events which are likely to have impacted upon archaeological
remains. Section 4 has detailed the evolution of the site from the historical information which is available.

The possible impact upon archaeological remains deriving from each of these events will be detailed below:

Demolition of the earlier buildings and construction of the current buildings

No information has been found in the historical research undertaken for the current document which gives
any clue as to the extent or method of demolition of the earliest buildings on the site — the outbuildings
(possibly ¢1830s) in ¢1953 and the dwelling itself in 1979. The only hint can be gained from Figures 5.1 and
5.2 which suggest that filling of the site was done, which suggest that demolition of the main dwelling may

not have been thorough and there may be foundation remains and occupational debris beneath this fill.

Whilst the method and extent of demolition or removal of subsurface material of the outbuilding c1953 is not
known, the foundation design of the portion of the Navy Club building built at that time shows that the building
is on strip footings on a 18” wide by 12"deep concrete beam to the perimeter of the building, with 9”x9"” brick
piers dotted 4-wide for the length of the building on 15" square and 12” deep concrete pads. The structural
section of those plans show that the natural ground level of the site appears to have been retained with only
localised cutting at the rear of the building (outside the footprint of the earlier building). The building was
built up with a substantial underfloor area — again suggesting that the site was not broadly excavated. Whilst
this would have had localised impact dotting the site, it would not have required widespread excavation and

there may be remains of those earlier buildings and occupational debris beneath the current building.

Subsequent service trenches etc.

A search of underground asset registers (via Dial Before You Dig) revealed that there are no major
underground assets in the subject site (logical, that site being an extant building) with the exception of a NBN
cable crossing the carpark site. There may be minor service assets in the subject site (i.e. services within the
building and carpark) or lines of disused/redundant services however it is unlikely that these have caused

major disturbance to archaeological remains.
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6. The likely significance and research potential of archaeological
remains

As depicted above, the subject site has a very simple development history, only one significant historical
development phase — the c1830s construction of the dwelling facing Davey Street and outbuildings at rear, all
of which survived until around 1953 until gradual demolition by construction and expansion of the Navy Club

building to become what it is today.

It is likely that the demolition of those earlier buildings and construction of the current (former) Navy Club
buildings has not destroyed all earlier archaeclogical remains. Given the demolition of the buildings and
formation of a carpark over any remains in the late 1970s, any such remains would be limited to low-level
structure (i.e. foundations, possible lower courses of the buildings) and any subsurface features such as
basements, wells, cesspits etc. — although no such structures have been determined through historical
research (i.e. no such structures are described in early accounts of the buildings), although are considered
possible. There is also the possibility of artefactual remains relating to the habitation and use of the buildings

as per the thematic discussion below.

The site may also yield information on site formation processes which have acted upon the site, both pre and
during construction (e.g. alteration of the natural landform, construction rubble), use (e.g. occupation

deposits), demolition (e.g. demolition rubble) and post-demolition use (e.g. fill and disturbance).

Remains associated with the residence and domestic occupation are also considered to be of high
archaeological potential due to their earliness and long-use period (some 140+ years) and have the potential

to demonstrate 19" century domestic life in the area (and wider Tasmania for that matter).

From a wider regional perspective, archaeological data and remains yielded from the subject site, whether
coupled with other Hobart/Tasmanian data, has the potential to strengthen a comparative dataset for
research into intra-colonial society through comparison with mainland (and indeed inter-colonial society on
an international level). For example early inner-city working-class communities such as Broadway,
Cumberland/Gloucester Streets and the Rocks (Sydney) and Little Lonsdale Street (Melbourne) and portside
working-class areas such as Port Adelaide, all of which have had substantial archaeological works undertaken
which include hotel sites and early inner-city housing and would provide useful datasets for the inter-colonial
analysis of any Tasmanian data which would in-turn add to the depth and scope of the analysis of those

collections on the range of themes as outlined above (and others).
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From a temporal perspective, any remains from the earlier occupation of the early domestic habitation of the
housing represent a formative period of the settlement of Hobart and are likely to be of significance when
considering their research potential. Archaeological investigations and analysis of the former residential
component of the site, dating from c1830, has the potential to add depth to other similar such analyses of
early-mid Victorian Hobart domestic sites, including investigations such as that undertaken as part of the
Menzies Centre (Liverpool/Campbell Streets) excavations, which investigated several prominent 1820s-
onwards inner city residences, including Crowther’s {(Godden Mackay Logan/Arctas). Similarly, investigations
at Peter Degraves house in Collins Street (Hadleys Hotel development, Godden Mackay Logan) and preliminary
investigations at the original Hobart Port Officer’s residence at 100 Salamanca Place (Praxis Environment) have
investigated early inner city residential sites. Forthcoming reports on excavations on other Hobart domestic
sites such as Kemp’s house (36 Argyle Street), Judge Pedder’s house (173 Macquarie Street), Crowther's
house/surgery (177 Macquarie Street) will also act to build upon knowledge and provide comparative datasets
of early Hobart residences. There have been few examples of archaeological investigations into wider
communities around the Hobart CBD, i.e. investigations which cover a wide number of adjacent sites
representing different functions (such as the Whale Fishery Inn and adjacent housing). Notable examples
however are the range of Wapping investigations {(e.g. Austral Archaeology 1996, 1998, 2002, 2009) and the
forthcoming report on the Montpelier Retreat excavations undertaken by Austral Tasmania in 2015. Results
from the Bathurst/Watchorn Streets site could add to that range of data derived from those other inner city

colonial enclaves.

Consistent with the ‘Tiered research question’ approach outlined in the Tasmanian Heritage Council’s Guidelines
for Historical Archaeological Research on Registered Places*®, the following questions could be investigated in

the archaeological remains expected to be present within the subject site:

Tier 1 Questions: These questions outline the essential knowledge base needed for any site research or
significance evaluations. Such questions are often empirical in nature, and straightforward answers can be
sought and often identified — generally limited to a physical knowledge of that particular place. Questions

relevant to the subject site may include:

¢ How closely did the buildings and site features conform to the historic plans?

¢ What construction methods were used in the buildings and other infrastructure?

 httpe//www.heritage tas.gov.au/media/pdf/Archae%20ResGlines%20%20F INAL%20-%20)une%202009.pdf
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¢ What evidence of alteration of the natural landscape and cultural interventions to the site is
archaeologically determinable (e.g. filling of the site, demolition events, site formation
processes etc.).

e Are the distinct use/development phases of the buildings distinguishable?

* (Can the layout and function of the buildings, and indeed individual rooms or yard spaces be
ascertained?

¢ How thoroughly were the buildings demolished?

Answers to these questions provide a foundation of information about the structure, type, use and duration

of site occupation which enables the researcher to consider a second tier of questions.

Tier 2 Questions: Conclusions that can be drawn about a site that connect the material remains found on a
site to specific behavior. For instance, can hotel activities be linked to particular trade, use or entertainment
activities on the site. Do artifacts relate to the lifeways of the households that lived and/or worked on the
site? Forinstance, do any artifacts represent class, gender, taste and health/hygiene of those living/working
on the site? Particularly if artifacts can be specifically dated, and with supplementary historical research,
artifact assemblages from this site may contribute knowledge and provide tangible connectedness to known
hoteliers, workers, patrons, inhabitants etc., and how they lived. How do these demonstrate the mix of

hospitality, residential and commercial uses of the site?

Tier 3 Questions: These questions represent the highest level of inquiry. Such questions associate the activities
and behavior at individual sites with broad social, technological and cultural developments — which can be of
interest on local, national or global lines of enquiry. Whilst these guestions posed for a single site may not
reach conclusions in the short term (as Tier 1 and 2 questions might) — the collection of data can contribute to
future research by the provision of a comparable dataset. The goal of such research is to develop increasingly
refined and tested understandings of human cultures within broader theoretical or comparative contexts.

Lines of wider enquiry that findings from within the subject site may contribute to are:

e Are there class or status differences evident in the material culture of the inhabitants of this area
(subject to further historical research) when compared to, say, other early Hobart residential
dwellings/enclaves or sites in contemporary rural areas and/or other cities?

e Did any changes in material culture through time in the residences coincide with wider Tasmanian or
local events or technology (e.g. urbanisation/development of Hobart, railway/port upgrades, start of

rubbish collection etc.)?
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7. Archaeological zoning plan and policies

As per the methodology outlined in Section 3, this section has built a chronology of site development which
has detailed the physical evolution of the site and events/processes which would have acted to build the
archaeological record. Section 6 has discussed the likely significance of those archaeological remains and what
they may yield in terms of research potential alongside key historic, regional, thematic and temporal lines of
enquiry. Section 6 has provided an assessment of the events which are likely to have impacted upon the

integrity of those archaeological remains.

From the above, it is therefore plausible to propose that due to the site being the location of early
development, which has probably not been subject to substantial disturbance, it may yield archaeological
remains which have the potential to contribute to a knowledge of important Tasmanian heritage themes as

per the research framework in Section 6.

The site may yield physical remains of those buildings, as well as artifacts relating to the occupation and use
of those buildings, which may yield information which is not readily available (or available at all) from historical

sources.

Note that the overlay plans of known early building footprints as depicted in Figures 4.22 - 4.26 do not cover
the entire subject site (i.e. are concentrated towards the eastern and northern edges) it is feasible to propose
that parts of the subject site have different abilities to yield building remains and remains of concentrated
habitation. This is not to imply that archaeological remains are only found within building footprints, but the
concentration of such remains is likely to be less the further away from building footprints (noting that there

may still be remains of ancillary features and other occupational debris outside building footprints).

Based on the known and likely early building footprints, the following archaeological zoning plan is proposed

for the subject site:
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Figure 7.1 — Archaeological zoning plan for the subject site. Red denoting areas of high archaeological potential and blue depicting

areas of low archaeological potential.

The following table considers the archaeological remains which may be found within each specific area.

Praxis Environment 2018 48
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Area

Likely remains

Likely integrity

Significance/potential

Red

Foundations and other structural remains associated
with the ¢1830 dwelling and outbuildings (including

what appears to be two privies at the rear of the site).

Artifacts relating to the early domestic accupation of

those buildings.

Deposits and debris which may provide information on

site formation processes (e.g. demolition, fill etc.).

Likely to be largely archaeoclogically intact, given the
lack of evidence of any substantial disturbance, except
for some localised disturbance at the time of

construction of the current buildings.

Of high archaeological potential and historical interest
in demonstrating the evolution of the site, the layout
and construction of the early buildings and the material
culture of those using/inhabiting the buildings over

some 140+ years,

Blue

Remains likely to be limited only to scant occupational
debris or possible landscape elements (e.g. paths,
drains etc.) associated with areas of the site limited to

open spaces or ancillary/minor development.

Of low or no archaeological potential given the lack of

any substantial historical development in this area.
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Accordingly, the following archaeological management policies are recommended:

1. Any excavation proposed in areas of high archaeological potential must be preceded by an
archaeological impact assessment, and if necessary an archaeological method statement, which
details measures to be taken to avoid or mitigate impact upon the archaeological resource. That
method statement must be in accordance with industry standard (e.g. the Tasmanian Heritage
Council’s Practice Note 2 — Managing Historical Archaeological Significance in the Works Application

Process) and implemented in the works process.

2. No archaeological input is required for excavation in areas of low archaeological potential, however
any unexpected finds must be reported to a qualified historical archaeologist who is to assess their

significance and deal with any significant finds as per (1) above.
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Planning; #179370
Property
63 DAVEY STREET HOBART TAS 7000
People
Applicant

Tellyros Klonis Unit Trust, by their Agent, Ireneinc Planning
and Urban Design

49 Tasma Street

49 Tasma Street

NORTH HOBART TAS 7005
62349281

tim{@ireneine com.au

Owner
#

Tellyros Klonis Unit Trust

49 Tasma Street

49 Tasma Street

NORTH HOBART TAS 7005
62349281

tim(@ireneine.com.au

Entered By

PHIL GARTRELL

49 TASMA STREET
NORTH HOBART TAS 7000
03 6234 9281

tim/@ireneine com.au

Use

Multiple dwellings

Details

Have you obtained pre application advice?
s No

If YES please provide the pre application advice number eg PAE-17-xx

Are you applying for permitted visitor accommodation as defined by the State Government Visitor
Accommodation Standards? Click on help information button for definition. If you are not the owner of the
property you MUST include signed confirmation from the owner that they are aware of this application
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* No
Is the application for SIGNAGE ONLY? If yes, please enter $0 in the cost of development, and you must enter the
number of signs under Other Details below.

+ No

Ifthis application is related to an enforcement action please enter Enforcement Number

Details
What is the current approved use of the land / building(s)?

Furniture Store - former Navy Club

Please provide a full description of the proposed use or development (i.e. demalition and new dwelling,
swimming pool and garage)

Demolition and construction of multiple dwellings and visitor accommodation

Estimated cost of development

"

9800000.00
Site area (m2)
Existing floor area (m2) Proposed floor area (m2) 509
Carparking on Site
NIA
Total parking spaces [1 Other (no selection
0 Existing parking spaces chosen)
Other Details

Does the application include signage?

No

How many signs, please enter 0 if there are none
involved in this application?

0

Tasmania Heritage Register
Is this property on the Tasmanian Heritage
Register? e No

Documents

Required Documents
Title (Folio text and Plan and Schedule of Easements)
*

Titles pdf
Plans (proposed. existing)
"

DAVEY ST APARTMENTS_DEVELOPMENT APPLICATION pdf

Supporting Documents

Traffic Impact Assessment

TIA 63 Davey St 30 Apr 2019 doc pdf
Archaeological Report

SoHAP V1 pdf

Planming Report

DA - 63 Davey Street v2 Final pdf
Heritage Report

63 Davey St Heritage Review pdf
Supplementary Heritage Report
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Supplementary - Davey Street Heritage 21May2019 pdf
Civil Plans

190409 CIV 18E51-3 Cpdf

Stormwater Report

190305 SR 1BE>1-3 pdf
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thel & RESULT OF SEARCH "‘
I RECORDER OF TITLES e
Tasmanian
o8 e Issued Pursuant to the Land Titles Act 1980 Government
SEARCH OF TORRENS TITLE
VOLUME FOLIO
54396 1
EDITION DATE OF ISSUE
3 29-Aug-2013

SEARCH DATE : 1€6-Jan-2019
SEARCH TIME : 02.00 PM

DESCRIPTION OF LAND

City of HOBART

Lot 1 on Diagram 54396

being the land described in Conveyance No. 28/10098
Derivation : Part of 1A-2R-4Ps Gtd to D Lord
Prior CT 4877/14

SCHEDULE 1

M428321 TRANSFER to YIANNIS TELLYROS and VASILIOS KLONIS
Registered 29-Aug-2013 at 12.0Z PM

SCHEDULE 2

Reservations and conditions in the Crown Grant if any

B78€6232 BURDENING EASEMENT: a right of carriageway
(appurtenant to Lot 1 on Plan No. 110411) owver the
"Right of Way Variable Width" on Diagram No. 54396
Registered 20-Mar-1995 at noon

UNREGISTERED DEALINGS AND NOTATIONS

No unregistered dealings or other notations

Page 1 of 1
www.thelist.tas.gov.au

Department of Primary Industries, Parks, Water and Environment
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the r-
e,
RECORDER OF TITLES -
] Tasmanian
[ ] Issued Pursuant to the Land Titles Act 1980 Government
————
REGISTERED NUMBER
18 Ay '””‘; CONVERSION PLAN 543 6
RECORDER OF TITLES CONVERTED FROM 28/1098 D - - - g
GRAMTEE: DRAWN
NoweER 210566 PART OF I-24 GTD. S.J.G.
- TO DAVID LORD 15.4-92
SKETCH BY WAY OF ILLUSTRATION ONLY
CITY/¥0WhOF HOBART (SEC.B)
LAND-DISTRGT-OF
PARISH-6F
LENGTHS ARE'I.N METI:EE.. !IOT ."FO SE_AI:E;
(6/4 HOB.)
&
N
(P110158)
RIGHT OF wiky
(P_ UCHL)ET.  vammens wisTH
(Dluae)
Search Date: 16 Jan 2019 Search Time: 02:00 PM Volume Number: 54396 Revision Number: 01 Page 1of 1
Depanment of PI'iI'I'I'élI'\cr Industries, Parks, Water and Environment

www.thelist.tas.gov.au
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thel & RESULT OF SEARCH "‘
I RECORDER OF TITLES e
Tasmanian
] Issued Pursuant to the Land Titles Act 1980 Government
SEARCH OF TORRENS TITLE
VOLUME FOLIO
110411 1
EDITION DATE OF ISSUE
9 18-Aug-2014

SEARCH DATE : 03-Jun-2020
SEARCH TIME : 10.22 AM

DESCRIPTION OF LAND

City of HOBART

Lot 1 on Plan 110411

Being as to the land marked EXYZF on P110411 the land formerly
described in Conveyance 60/8687

Derivaticon : part ot la 2r 4ps and part cof 34.5ps gtd to D
Lord & R Officer (respectively) and whole of lot 35610 gtd to
St Helens Hospital P/L

Derived from Al14739

Prior CTs 110158/1, 110158/2, 3395/57 and 80982/1

SCHEDULE 1

C453465 TRANSFER to HEALTHSCOPE LIMITED Registered
09-Jul-2003 at 12.01 PM

SCHEDULE 2

FReservations and conditions in the Crown Grant if any

BENEFITING EASEMENT: Right of Way (appurtenant to the land
marked ABCDHJK on P110411) over the Right of Way
shown on P110411

BENEFITING EASEMENT: Right of Drainage (appurtenant to the
land marked ABCDEFGHJRLMK on P110411) owver the
Drainage Easement shown on P110411

SP5246 FENCING PROVISION in Schedule of Easements (relating
to the land marked DEFGH on P110411)

B786232 BENEFITING EASEMENT: a right of carriageway over the
"Right of Way Variable Width" on Diagram No. 54396
Registered 20-Mar-199%5 at noon

B78€233 BENEFITING EASEMENT: a right of carriageway over the
"Right of Way" on Plan No. 114191

B786233 BENEFITING EASEMENT: Pipeline Rights over the
"Pipeline Easement 1.50 wide" and over the "Oxygen
Storage Compound Easement” on Plan No. 114191
Registered 20-Mar-1995 at 12.01 PM

B730150 ADHESION ORDER under Section 477A of the Local
Government Act 1962 Registered 11-Mar-1994 at noon

C278107 LEASE to HPH Developments Pty Ltd of a leasehold

Page 1 of 2

Department of Primary Industries, Parks, Water and Environment www.thelist.tas.gov.au
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tI’]QL RESULT OF SEARCH ”‘
I RECORDER OF TITLES —~——
Tasmanian
[ ] Issued Pursuant to the Land Titles Act 1980 Government

estate for the term of 20 years from 14-Dec-1999
Registered 27-Mar-2001 at noon
Leasehold Title(s) issued: 110411A/1

UNREGISTERED DEALINGS AND NOTATIONS

No unregistered dealings or other notations

Page 2 of 2
Depanment of Primary Industries, Parks, Water and Environment www,thelist_tas_go\.‘.au
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=

thel FOLIO PLAN ~
I RECORDER OF TITLES —~
Tasmanian
o8 e Issued Pursuant to the Land Titles Act 1980 Government
A —

T REGISTERED NUMBER
ouNER PLAN OF TITLE
LOCATION P 1 1 041 1
FoLto REFERENCE (T 386-57 HOBﬁ?\T .
Rt 80921 ¢ Moiss-142
FIRST SURVEY PLAN Mo. SP'SIM’: SOShDD, Plioise APPROVED lumﬂﬂ
CAUTION --- CoUNCIL APPROVAL COMPILED BY  LTD. Wf‘;
AEQUIRED FOR TUT: 11 ‘-’I‘JHD“”SION SCALE It Ew LENGTHS [N METRES Recorder of Titles
EXISTING SURVEY NUMBERS TO BE
?QSEHEE.TerNKIML } IG;ETNo b:.g‘[ P l :IF;](SSS‘REFEREN(ED ON THIS PLAN

SHETCH BY WAY DF ILLUSTRATION ONLY RS RELATES TO THE LAND MARKED ©®®D®@® bERNEd fRoM FIR 10158] 142
COMPILED PLMN A RELATES 70 THE LRND MARKED @BOO@E®O®@@®O® DERNED FRM (1339551 & ER.B0%2-1

(D5433b)

RIGHT OF wax
VARIABLE WnDTH
Crented by B86232
Nk, (DEas)

o

N

' - 1

Page 1 of 1
www.thelist.tas.gov.au

Search Date: 03 Jun 2020 Search Time: 10:22 AM Volume Number: 110411 Revision Number: 01

Department of Primary Industries, Parks, Water and Environment
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Department of State Growth =
~
Salamanca Building Parliament Square ,-g
4 Salamanca Place, Hobart TAS Tasmanian
GPO Box 536, Hobart TAS 7001 Australia Government

Email permits@stategrowth.tas.gov.au Web www.stategrowth.tas.gov.au
Ref: D19/120703

Phil Gartrell

Ireneinc Planning and Urban Design on behalf of Tellyros Klonis Unit Trust
49 Tasma Street

HOBART TAS 7000

Dear Mr Gartrell

Crown Landowner Consent Granted — 63 Davey Street, Hobart

| refer to your recent request for Crown landowner consent relating to the development application at 63
Dave Street, Hobart for the modification of existing crossover and the construction of new crossovers onto
Davey Street.

I, Andrew Hargrave, Manager Asset Management, State Roads, the Department of State Growth, having been
duly delegated by the Minister under Section 52 (1F) of the Land Use Planning and Approvals Act [993 (the Act),
and in accordance with the provisions of Section 52 (IB) (b) of the Act, hereby give my consent to the making
of the application, insofar as it affects the State road network and any Crown land under the jurisdiction of this
Department.

The consent given by this letter is for the making of the application only insofar as that it impacts
Department of State Growth administered Crown land and is with reference to your application dated 24 May
2019.

In giving consent to lodge the subject development application, the Department notes the following applicable
advice:
Other types of works (pipeline, etc.) OR Construction of infrastructure in the road reservel/on

Crown land (Works permit required)

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

The consent of the Minister under Section |6 of the Roads and Jetties Act 1935 to undertake works
within the State road reservation.

For further information please visit http://www.transport.tas.gov.au/road/permits or contact
permits@stategrowth.tas.gov.au.

4 Salamanca Place Hobart - GPO Box 536 HOBART TAS 7001



Item No. 12 Supplementary Agenda (Open Portion) Page 482
City Planning Committee Meeting - 2/11/2020 ATTACHMENT B

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

Yours sincerely

oy
Y

Andrew Hargrave
MANAGER ASSET MANAGEMENT

Delegate of
Minister for Infrastructure
Jeremy Rockliff MP

18 June 2019

cc General Manager, Hobart City Council

4 Salamanca Place Hobart - GPO Box 536 HOBART TAS 7001
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Cityof HOBART
Enquiries to: Cindy Elder
®: (03) 6238 2836
[77: coh@hobartcity.com.au

Our Ref. = \C\\\c::»_ (

31 July 2019

Phil Gartrell
Ireneinc

49 Tasma Street
North Hobart 7001

Via Email: tim@ireneinc.com.au
Dear Mr Gartrell

NOTICE OF LAND OWNER CONSENT TO
LODGE A PLANNING APPLICATION

Site Address: 63 Davey Street

Description of Proposal:  Adjustment of footpath levels at proposed and
reinstated vehicle accesses within footpath Davey
Street Road Reservation

Phil Gartrell
Applicant Name:

PLN (# applicabie): PLN 19-319

| write to advise that pursuant to Section 52 of the Land Use Planning and Approvals
Act 1993, | grant my consent on behalf of the Hobart City Council as the
owner/adminisirator 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.
i
Hebart Toven Hail Hebart Councll Centie City of Hotiart T 0362382711 i f t CayotHobanOmaal
50 Macquane Steet 16 Flizabeth Street GPO Bos 503 F D3 6234 7109
Hobiast TS 7000 Hobart 145 7000 Hobart TAS 704 E coh@hobartony com o ABN 3% 055 343 428

W hobartotycom eu Hubari City Councl
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Yours faithfully
(N D Heath)
GENERAL MANAGER

Attachment: Land Owner Consent
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Cityof HOBART
LAND OWNER CONSENT TO
LODGE A PLANNING APPLICATION
Site Address: 63 Davey Street

Description of Proposal: ~ Adjustment of footpath levels at proposed and
reinstated vehicle accesses within footpath Davey
Street Road Reservation

Applicant Name: Phil Gartrell
PLN r sppiicable): PLN 198-319

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 on the Davey Street Highway resevation at 63
Davey Streel the proposal being to potentially alter the footpath levels at proposed
and reinstated vehicle crossovers and changes to on street parking, (as shown on
the attached plans).

Being and as General Manager of the Hobart City Council, | provide written
permission to the making of the application pursuant to Section 52(1B)(b) of the Land
Use Planning and Approvals Act 1993.

(NDH% Date: 3//7//7

GENERAL MANAGER

This consent is for the making of a planning application only, and does not
constitute landlord consent for the development to occur.

Attachments/Plans: Aldanmark dwg ¢1.01, 300% Zoom of Aldan mark C1.01

MISSION ~ 10 ENSURE GOOD GCVERNANCE OF OUR CAPRITAL CITY
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Application Referral Cultural Heritage - Response

From: Sarah Waight
Recommendation: Proposal is unacceptable.
Date Completed:
Address: 63 DAVEY STREET, HOBART
186 MACQUARIE STREET, HOBART
ADJACENT ROAD RESERVE
Proposal: Demolition, New Building for 30 Multiple Dwellings and

21 Student Accommodation Units including Carparking,
and Associated Infrastructure and Access Works

Application No: PLN-19-319
Assessment Officer: Cameron Sherriff,

Referral Officer comments:

This proposal is over two sites with the demolition and new work on the property of 63 Davey
Street. There is associated infrastructure work on the site of 186 Macquarie Street (St Helens
Hospital)

The site of 63 Davey Street is located in the Hobart 1 Heritage Precinct. It is one (1) of three
(3) properties that are not heritage listed in this block that has 23 heritage listed places.

LT IO 1 L

e —

Subject site with 61 and 65 Davey Street (aka as 186 Macquarie St) either side (both heritage
listed properties). Source: Council image

The proposal is also located in a Place of Archaeological Potential.

This precinct is identified as having heritage significance and the Scheme articulates this with
the following statements of significance:

This precinct is significant for reasons including:
1. It contains some of the most significant groups of early Colonial architecture in Australia
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with original external detaifing, finishes and materials demonstrating a very high degree of
integrity, distinctive and outstanding visual and streetscape qualities.

2. The collection of Colonial, and Victorian buildings exemplify the economic boom period
of the early to mid nineteenth century.

3. The continuous two and three storey finely detailed buildings contribute to a uniformity of
scale and quality of street space.

4. It contains a large number of landmark residential and institutional buildings that are of
national importance.

5. The original and/or significant external detailing, finishes and materials demonstrating a
high degree of importance.

Project proposal

The proposal is for the demolition of the existing building, excavation and construction of a
building that has four floors on the street frontage. Set back 15 metres, but contiguous to the
four floor element is a tower that has an additional seven (7) floors. In total, above and including
ground level the building has a total of eleven (11) floors. Below ground is a basement carpark
accessed via a car lift.

Works are also proposed as part of new and existing infrastructure connections requiring
access to adjacent heritage listed properties. This work is not considered to impact on
heritage values and is acceptable.

The proposal is supported by the following documentation:

Statement of Archaeological Potential by Praxis Environment, dated July 2018

Report titled '63 Davey Street Heritage Considerations', by Paul Davies, dated January 2019
(not updated)

Report titled '63 Davey Street Application of Planning Scheme Provisions', by Paul Davies,
dated May 2019 (not updated)

Report titled '63 Davey Street, Planning submission to Hobart City Council', by Ireneinc
(includes response to the Historic Heritage Code and references the above Heritage Reports
by Paul Davies), dated July 2020

Relevant heritage provisions
The project must be assessed against the following clauses:

E13.8.1 P1 - Demolition - Heritage Precinct

E13.8.2 P1 - Buildings and works - Heritage Precinct

E13.10.1 P1 - Building, works and demolition - Development Standards for Places of
Archaeological Potential

22.4.1 P5 - Building Height - Development Standards for Buildings and Works - Central
Business Zone

22.4.3 A3 - Design - Development Standards for Buildings and Works - Central Business
Zone

Representations:
A total of 393 representations were made, 366 against and 27 for, the proposal. The following
heritage matters were raised in the representations against the proposal:

s "This proposed development is too tall, too bulky and inappropriate to the area. It will
further reduce views. It is not sympathetic to the surrounding buildings or history of the
area. There is an excess of student accommodation in Hobart and will be for some
time. The building - because of its height and bulk - is not aesthetically pleasing. It's a
triumph of greed over need, of profit over design. It should be rejected. if not, it should
be limited to 3 floors. if approved it will open up the adjacent site to a high building. That
is a poor planning outcome."

"It is not compatible with the streetscape and damages the views along Davey Street.”
"This proposal is too high and intrusive, given its location within a significant Heritage
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precinct, its proximity to a number of heritage listed properties, and its prominent
location within a highly significant streetscape.”

"The location of the building is of particular relevance given that it's a prominent site
within a Heritage Precinct and within a street of especially high townscape, streetscape,
and heritage quality. More acknowledgement needs to be given in the design to the rich
cultural heritage associated with the area.”

"Hobart has wonderful heritage buildings and people come to Tasmania to view the
wonderful buildings - particularly in the Salamanca, Hobart Waterfront and Davey Street
area. ... Sandstone, Georgian and splendid!"

"The proposed 43 metre building is totally out of scale with its surrounding buildings,
which are mainly colonial and heritage listed. This proposal fails to protect and enhance
the heritage values of the precinct. This is one of Hobart's most important historic
streetscapes — possibly the most important after the Macquarie/Murray/Davey Street
precinct. The entire block is free of high rise buildings, and only three sites in the block
are not on the Heritage Register. As such, it holds a special place in the hearts of
Hobartians and is much admired by tourists, who can no longer experience such
marvelous, mostly intact streetscapes as this one in many other cities. The development
would completely overshadow the heritage-listed colonial properties up Davey Street. It
would be impossible to hide the proposed bulk of the structure from the Davey-
Harrington Street intersection. A set-back would be of no value - the bulk of this building
would be an imposition on this heritage precinct."

"This development is way outside this limit and would present a major blight on the
entire precinct given the elevated location."

"This proposal is not cnly inappropriate in terms of height, bulk and blocking views of
kunanyi but is also extremely ugly and has no positive design features."

"This proposed development will really spoil the city scape of Hobart."

"Hobart need to remain "Hobart". We do not want to be just another city with an ugly city
scape. Keep development within appropriate heights and appearances keeping our
current heritage in mind."

"They .. will ruin the aesthetics of Hobart from so many areas. Also what impact will the
build have on the older buildings in the area? So much damage can be caused to them.
Surely there’s space out of inner Hobart for development to go on, please keep our city
sacred."

"Hobart should refrain from following the tragic path to ugly development. Be unique!
Dare to be different like David Walsh. Keep Hobart, it's history and it's unique story
strong for the future. There is no place for High Rise Towers anywhere here for any
reason."

"l am thoroughly tired of continual applications for high rise developments that are too
high for our streetscape.”

"Hobart's great asset is it's overall form and how it sits in the magnificent scenery of the
river and mountain."

"Please stop this development. It's too tall and spoils the views of the mountain."

"and somehow Tasmania became this extraordinary repository for 200 years of
architecture and aesthetics, wonderfully piled on top of one another. Including a unigque
"Tasmanian provincial" style seen in the 19thC pubs."

"It is vital to the future economy of Tasmania that Hobart retain its heritage, its
townscape and its streetscape. Without those, the city will lose its appeal to visitors both
Australian and international.”

"Hobart's character and biggest asset for residents and tourism is its "human scale". If
we lose that we are just another city."

"A Hobart that is classic, beautiful and in keeping with our history- that is what we need
to be aiming for."

"Yet another proposed high rise building to spoil the skyline of Hobart!"

"just too much for a site in a Heritage Precinct."

"Building appears incongruous with scale of existing buildings and streetscape. Also
potential for similar scale proposal to occur for Welcome Stranger site."”
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"The essence of a past that needs to be preserved for our children and grandchildren.”
"What does this Council not understand about maintaining the heritage of a city? There
are unsympathetic buildings in the CBD - and once built they tend to remain. However,
we are still so very fortunate in Hobart that not all has been ruined - we still have views
across rooftops and minimum shadowing of streets. This will not be the case if
developments such as these are permitted to go ahead. Does this Council want to be
known as the one that professes to maintain the heritage of our city yet whose actions
belief those words? Or does it want to be known as the Council that realised Hobart is
one of the few cities in Australia that had streets of heritage?"

"Please respect the building height recommendation, once this area is ruined then
Hobart looses so much of the charm that makes Hobart so special.”

"..once this area is ruined then Hobart looses so much of the charm that makes Hobart
so special.”

"It is not compatible with the streetscape and damages the views along Davey Street.
This proposal is too high and intrusive, given its location within a significant Heritage
Precinct, its proximity to a number of heritage listed properties, and its prominent
location within a highly significant streetscape. It fails to reinforce the traditional urban
form of the City that steps down from the Macquarie Street ridge to Sullivans Cove. The
proposal needs to more appropriately acknowledge its context and to moderate its
overall height and urban form accordingly. The location of the building is of particular
relevance given that it's a prominent site within a Heritage Precinct and within a street of
especially high townscape, streetscape, and heritage quality. More acknowledgement
needs to be given in the design to the rich cultural heritage associated with the area.
The proposal presents a significant departure from the traditional pattern of
development in the area."

"| do not think the design as presented has has any consideration for the surrounding
area. | believe any such building should be more sympathetic to the Heritage values so
important in our City."

"This area is predominantly low to medium rise."

"l do not think the building as designed is fitting for the area. | firmly believe that a new
building on this site should be sympathetically designed in more of a "heritage-style" to
reflect and the respect the surrounding buildings and Davey Street."

"The scale of the building bears no relationship to any other building on Davey Street
and especially on that side of the road, where no building is over 3 or four storeys high.
This area of Davey Street holds some historic buildings and a modern tall structure in
amongst them would detract from the feeling of the area.”

"Hobart wants quality development, development which enhances those buildings which
hold our history.."

"This development will only serve to trash Hobart's heritage status, a unique feature to
Hobart which no other capital city in Australia can boast or indeed cash in on."

"| felt sorry to think that the proposed development would overpower all the 3 and 4
storey buildings in the vicinity. As you drive up the hill, all the current buildings are of a
similar scale. | came home to look at the application and was horrified to see that it will
'stick up like a sore thumb' - totally the wrong scale for the area.”

"this building is too large/tall and does not relate at all to buildings in the area."

"We object to the above application on the basis that it blocks line of sight from St
Davids Park to Mount Wellington."

"The proposal is higher than anything else in the block bounded by Davey, Barrack,
Macquarie and Harrington Streets and therefore out of character with the rest of the
block. It will be the dominant building from every angle and detract from its
surroundings. The diagram on page 45 of document 2441275.pdf shows the proposed
development’s scale relative to buildings to the northwest, the Ibis, Commonwealth
Offices and Travelodge, giving the impression that the proposal is in keeping with
existing structures. It's misleading in that those three buildings are not in this block, and
from any viewpoint on the surrounding streets this proposal would appear taller than
anything around it. The artist's impressions (using photos) of the visual impact on pages
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15-19 document 2441277 .pdf curiously include proposed additions to the Welcome
Stranger Hotel, a separate issue, and has no bearing on this application, and its
inclusion gives a false impression."

"This part of Davey Street must be protected from out-of-scale developments. We have
very few areas of Hobart which reflect our earlier history."

"| strongly oppose this proposed development, its scope, scale and overall footprint will
be detrimental to Hobart and its heritage. | strongly support the developer being
required to submit a proposal that is aligned with the location, is considerably lower in
height and does not destroy heritage, cultural and social values of this area in the City of
Hobart."

"We are steadily losing our skyscape and streetscapes and will lose even more of the
‘feel' and character that makes Hobart special, liveable and a draw for tourists. Let us
be smart in our development - it is those cities around the world that are envied and
most visited and , most importantly, good for locals to live in and use."

"If this proposed building were to be half its height it would still be too tall. It shares many
parallels with the empress towers in battery point, including being an insult to our city."
"This proposal is excessively obtrusive and is not in keeping with the surrounding
environment. |t sticks out like a sore thumb.."

"This heavy 'clunky' development proposal represents a form of 'high-rise by stealth'.
This area of Hobart is a surviving example of a late nineteenth century building style. Itis
a lighter, more sophisticated form of residential development which contrasted with New
Town and 'downtown Hobart'. Wealthy professionals were building homes for their
families with more space around them; fresh air; with views toward the mountain and
surrounding wooded countryside. The homes in this area are a significant record of a
phase in Hobart's architectural history which was moving on from the 'heavy' Victorian
stone buildings to a 'lighter' more decorative style using brick, timber, and stucco. Any
contemporary development should complement that lighter style in Hobart's architectural
history. There is more to 'heritage architecture' than the heavy 19th century Victorian
stone buildings which have hitherto been thought worthy of preservation. We should be
thankful that so many residences in this freer, lighter style have survived into the 21st
century."

"Hobart is well loved for its low street scape and should not be changed. All the heritage
buildings add to its character and are why | love living here. The modern buildings being
built now are ugly and spoil the character of it all.”

"The development as proposed does nothing to enhance the Heritage Precinct and is
completely out of scale with the surrounding area."

"While | am not against development in the CBD, this proposed development is totally
inappropriate in regards to the heritage Precinct of Macquarie Street and its dominate
position. It will obscure the view of Kunyani because of its height and is totally not in
character off the area and its surrounding streetscape.”

"| strongly feel that this proposed development is not consistent with the
recommendations made in the Leigh Woolley report, and will impact strongly on the
viewscape of the Davey St, St David's Park area in a way that will markedly degrade its
current and historical character.”

"The 63 Davey St site ... is still a relatively intact, historic streetscape (apart from the
modern Family Law Court). Council should be doing its utmost to retain this historic
streetscape. Planned to be as high as the Welcome Stranger proposal, it is even more
prominent due to its position further up Davey Street"

"The proposed development is clearly double the height of the existing buildings
immediately surrounding this site. This is not okay! Think of the long term heritage value
of this area."

"This will be another "eye sore" in our Heritage Precinct.”

"This building is not sensitive to the area in any aspect; height, heritage, streetscape
and general context."

"The proposal is yet another attempt to corrupt the heritage values of a special Heritage
Precinct near the heart of the city. For over six decades the community has recognised
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the particular qualities of this streetscape. Key buildings were classified by the National
Trust back in the ‘60s, and new infill buildings such as the extensions to St Helen’s
Hospital were carefully conceived to provide some acknowledgement of the scale and
context of the streetscape. This particular proposal flagrantly ignores the values of the
Heritage Precinct. ...The planning report includes diagrams which meaninglessly
compare the height and form of the proposed building with the taller buildings on the
ridge of Macquarie Street, and the former government office building at 188 Collins
Street. This type of comparison conveniently ignores the actual location of the proposal
in Davey Street, on a site surrounded by heritage buildings and in the middle of an
identified Heritage Precinct."

o  "Despite the rear wall of our heritage listed building being on the rear boundary and
therefore abutting the rear wall of the proposed development, | had not been advised by
the proponent of the plans. Given the construction of this building goes to our boundary
wall, with engineering works going 2 floors underground and adjacent to this wall, we
are surprised that has been no consultation. | assume that, if successful, any
remediation or damage to our property will be addressed by the developer."

. "The focus of the design is to accommodate the heritage streetscape to Davey St by
use of the podium frontage. The result, however, is that there is a sheer 10 storey
building against my heritage building in Macquarie St. This effectively will take away our
link to the sky. The proposal fits with the planning building height envelope only by
monstering our building in Macquarie St."

. "The proposal is higher than anything else in the block bounded by Davey,

Barrack, Macquarie and Harrington Streets and therefore out of character with the rest
of the block. It will be the dominant building from every angle and detract from its
surroundings.”

. "Davey Street is generally considered to be Australia’s longest preserved urban
heritage streetscape and townscape of unrivalled heritage value."

Of the 27 representations made in favour of the proposal, the following heritage/design and
streetscape related matters were raised:

* "The design appears to be modern yet fits into the area nicely."

. "| strongly believe that they would be sympathetic to the Heritage area and would build a
development that would look and feel outstanding for the current environment.”

"it appears to sit comfortably in this location at the gateway to the CBD."

*  "The tiered approach undertaken in the application is harmonious to the street
landscape and fills a streetscape hole with an attractive and complimentary design
while eliminating a less attractive parking area at the front of the street.”

s "The stepping back of this development reduces the bulk and perceived size of the
building dramatically."

Recent Tribunal decision:

The recent Tribunal decision for the Welcome Stranger Hotel at 58 Harrington Street Hobart
(Hexa Pacific Pty Ltd v Hobart City Council and Ors [2020] TASRMPAT 1 ) provides useful
interpretation of the clauses of the Historic Heritage Code relevant to this proposal. The
Tribunal decision, upheld Council's decision to refuse that proposal based on non-compliance
with clauses 22.4.1 P5 and E13.8.2 P1.

Heritage Assessment:

The objective of clause E13.8.1 Demolition states:

Objective:

To ensure that demolition in whole or in part of buildings or works within a heritage

exceptional circumstances.

Clause E13.8.1 P1 states:
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Demolition must not result in the loss of any of the following:

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

(b) fabric or landscape elements, including plants, trees, fences, paths, outbuildings and
other items, that contribute to the historic cultural heritage significance of the precinct;
unless all of the following apply;

(/) there are, environmental, social, economic or safety reasons of greater value to the
community than the historic cultural heritage values of the place;

(ii) there are no prudent or feasible alternatives;

(iii) opportunity is created for a replacement building that will be more complementary to the
heritage values of the precinct.

Response:

The building of 63 Davey Street, is of a scale and siting that results in it being subservient to
and sits recessively in this highly important streetscape. However, it dates to 1979 and has a
carpark to the front and little architectural merit and it does not make a positive contribution to
the stated historic cultural heritage significance of the precinct. In this instance (a) and (b) of
E13.8.1 P1 must be satisfied prior to meeting sub-clauses (i), (ii) and (iii). For the reasons
outlined above it is concluded that clause E13.8.1 P1 is satisfied.

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

Response:
Assessment of this proposal must consider the building as a whole within the Heritage
Precinct.

A Heritage Precinct is defined in E13.3.1 Definition of Terms in the Historic Heritage Code as:

"means an area shown on the planning scheme maps as a heritage precinct and described
in Table E13.2 as having particular historic cultural heritage significance because of the
collective heritage value of individual places as a group for their streetscape or fownscape
values."

Streetscape is defined in 4.1 of the Scheme as:

"means the visual quality of a street depicted by road width, street planting, characteristics
and features, public utilities constructed within the road reserve, the setbacks of buildings
and structures from the lot boundaries, the quality, scale, bulk and design of buildings and
structures fronting the road reserve.

For the purposes of determining streetscape with respect to a particular site, the above
factors are relevant if within 100 m of the site.”



Item No. 12 Supplementary Agenda (Open Portion) Page 494
City Planning Committee Meeting - 2/11/2020 ATTACHMENT B

Part of the streetscape on Davey Street with the subject site in the centre. Source: Council
image

For the purposes of assessing this proposed building against E13.8.2 P1 it is: a tiled/stone
square facade element fronting Davey Street, that has three floors, a separate apartment
element with a darker horizontal overhanging roof form, set back and in, that forms a street
front element of four stories, a higher tower 15 metres back from the street frontage with a
‘penthouse’ and service structure on top. Overall, the building has a height of approximately 36
metres above the ground level at the street frontage, and a RL of 58.8. The proposal is shown
below. The taller 'greyed out' buildings behind (eg Commonwealth Centre and Ibis Hotel) are
not relevant in the consideration of clause E13.8.2 P1 as they are outside the Heritage
Precinct and not in the streetscape as defined. The tower component of the proposed building
is also 'greyed out' but this must not be misconstrued as 'being in the background' or outside
the Heritage Precinct and therefore not part of this proposal.
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STREET ELEVATION

Image: The subject site is in the centre. The 11 storey building behind is shown as 'greyed out'
and the buildings outside the Heritage Precinct in Macquarie Street are also shown as 'grey
out' which could be misconstrued as an existing building or not part of this proposal. Source:
Screenshot from applicant's documentation.

In consideration of clause E13.8.2 P1, detriment means "damage or loss to such value or
thing". This is stated in Hexa Pacific Pty Ltd v Hobart City Council and Ors [2020] TASRMPAT
1 at [83].

Comparisons with the Welcome Stranger at 58 Harrington Street proposal and subsequent
Tribunal decision must be drawn carefully. The sites are near (a heritage

listed building separates them) and both are located in the same Heritage Precinct. The
Welcome Stranger proposal differed by having two tower components of 10 floors and 13
floors and was located on a corner site. This proposal has a tower component of 11 floors.

However, in relation to that decision and clause E13.8.2 P1, the Tribunal stated "The Proposal
is to be located within an area of the Precinct where the streetscape largely comprises
buildings that fall within the description set out in Statement 3 for the Heritage Precinct. In the
Tribunal’s view, the Proposal whilst comprising elements of different heights and setbacks,
includes two tower elements which introduce a development scale so at odds in the location
with the identified statements of significance (and in particular Statement 3), and would result
in the Heritage Precinct as a whole being detrimentally impacted." Hexa Pacific Pty Ltd v
Hobart City Council and Ors [2020] TASRMPAT 1 at [92].

The current proposal is, based on height measurement, approximately 4.3 metres lower than
the Welcome Stranger proposal when the measurement is taken from the street ground

level. The subject site is up the hill from the Welcome Stranger site with the subject site
dropping down Davey Street approximately 1.6 metres across the street frontage. The RL of
the top of the Welcome Stranger was 63.00, while in comparison the RL at the highest point for
the current proposal is 58.80.

This proposal differs from the Welcome Stranger proposal in that it is 11 floors high (including
the ground floor) and measures approximately 36 metres above the ground level at the street
frontage. The following image shows the proposal inserted into the streetscape.
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BEFORE: Divery Strest

The above image demonstrates an obvious chang in the historic streetscape. Source:
Applicant's supporting documentation

In summary the proposal is of a scale that is at odds with the streetscape that is within an area
of the precinct that largely comprises buildings that fall within the description within the
statements of significance of 'continuous two to three storey finely detailed buildings'. That is,
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within the block of Davey, Barrack, Macguarie and Harrington Street the buildings of the
precinct are characterised by one, two and three storey buildings around the edge with the
maximum height of any building to the rear is 5 storeys. Where the uniformity of streetscape
and scale is so central to the heritage values of this block, a building that is taller by the extent
proposed cannot enhance the heritage values because it will be out of scale and context with
its surroundings. In this respect, there is detriment to an element of a wider precinct and
therefore there will be detriment in this case to the precinct values as a whole. The proposal
does not satisfy E13.8.2 P1.

The proposal is located in the Central Business Zone and the Development Standards for
Buildings and Works 22.4.1 Building Height apply. The proposal does not satisfy 22.4.1 A5
and must therefore be assessed against 22.4.1 P5.

The objective of clause 22.4.1 Building Height is:

That building height:

(a) contributes positively to the streetscape and townscape;

(b) does not unreasonably impact on historic heritage character;

(c) does not unreasonably impact on important views within the urban amphitheatre;

(d) does not unreasonably impact on residential amenity of land in a residential zone; and
(e) provides significant community benefits if outside the Amenity Building Envelope.

Clause 22.4.1 P5 states:

Building height within 15m of a frontage and not separated from a place listed in the Historic
Heritage Code by another building, full lot (excluding right of ways and lots less than 5m
width) or road (refer figure 22.5 i), must:

(a) not unreasonably dominate existing buildings of cultural heritage significance; and

(b) not have a materially adverse impact on the historic cultural heritage significance of the
heritage place;

(c) for city blocks with frontage to a Solar Penetration Priority Street in Figure 22.2, not
exceed the Amenity Building Envelope illustrated in Figure 22.3, unless it can be
demonstrated that the overshadowing of the public footpath on the opposite side of the Solar
Penetration Priority Street does not unreasonably impact on pedestrian amenity.

Response:
The heritage listed buildings in Davey Street are shown below. The discussion in relation to
22.4.1 P5 follows.
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Adjacent heritage listed building at 65 Davey Street. Source: Council image

The adjacent heritage listed buildings have the following attributes: simple uncomplicated, well
mannered, restrained and modest design, cohesive character and scale, symmetry or

regular rhythm, clear horizontal lines, and a fenestration pattern of traditional sash windows of
similar proportions. In addition, they have narrow eaves and a simple roof form that has a
practical purpose, but also offers an aesthetic function to delineate proportions and define the
area between the walls and a pitched roof. Each heritage listed building is also solidly
anchored to the ground.

65 Davey Street has two storeys with attic windows, 61 Davey Street has two storeys. This
proposal is four storeys. There are no four storey buildings in this section of Davey Street. One
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of the characteristics in this block is that the buildings step down Davey Street in an orderly
fashion and this can be seen in eaves line of each building and this is demonstrated in the
applicant's documentation of the streetscape (see above). Even the recent infill to St Helen's
Hospital, respects this pattern, and overall, the listed buildings exhibit a modulated height and
rhythm that is rare in Hobart.

While the physical measurement of height difference might be considered minor, the new
proposal has design features which contribute to the building having a taller perceived or
apparent height, thus leading to it dominating and asserting itself within the existing
streetscape.

In summary, the design features that give the proposal a greater perceived and less respectful
height in this well mannered streetscape are as follows:

¢  The proposal is approximately 8.4 metres above the eaves line of the adjacent heritage
listed property at 61 Davey Street.

. The proposal has three levels of square, sharp edged and contemporary lines which
contrast with the subtle modulated elevations of the adjacent heritage listed buildings to
create a more prominent and monolithic form

*  The projecting solid eaves of the darker 'mini penthouse' is a contemporary form that is
heavier that any roof form of the heritage listed places adding to the height and
heaviness of the four storey form.

*  The proposal has a deep undercroft at ground level for vehicular and pedestrian access
which results in the street facade being elevated above the ground and appearing
higher than it actually is.

. The large vertical window configuration over two floors provide a verticality to the three
storey portion that gives the building even great height.
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The above image demonstrates an obvious change in building height in the historic
streetscape. Source: Applicant's supporting documentation

In addition, the four storey element including the dark 'mini penthouse' on top will obscure the
roof scape including chimneys of adjacent buildings. A close look at the applicant’s submitted
documentation demonstrates how much taller in the streetscape it will appear.
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The above image demonstrates an obvious change in the historic streetscape and shows the
real and perceived height of the front four storey element . Source: Applicant's supporting
documentation

Not only is it higher than adjacent buildings, but the design of the proposal will result in it
appearing even higher and more out of scale and proportion, ‘stealing the thunder’ of existing
heritage listed buildings. It projects further into the streetscape and assets itself, making its
presence felt in all directions. It is sharper and of a form that is more prominent, flamboyant and
‘monolithic’ than the adjacent polite heritage listed buildings such that it will detract from and be
more prominent that the heritage listed buildings. This has an unreasonable impact on the
historic heritage character of heritage places such that they are obscured, appear dominated
and lesser in scale.

A building that was two or two and half storeys high would be a more appropriate response
where the heritage and streetscape values are the most significant in Hobart.

It is concluded that the proposal unreasonably dominates the adjacent buildings by virtue of the
height of the lower element that is four storeys high and has a materially adverse impact on the
restrained heritage qualities of the adjacent places through its height different design, form,
fenestration pattern vertical facade treatment and alternative roof form by upstaging the
adjacent buildings. The proposal does not satisfy 22.4.1 P5.

Clause 22.4.1 A3 states:

The facade of buildings constructed within 15m of a frontage and not separated from a place
listed in the Historic Heritage Code by another building, full lot (excluding right of ways and
lots less than 5m width) or road (refer figure 22.5 i), must:

(a) include building articulation to avoid a flat facade appearance through evident horizontal
and vertical lines achieved by setbacks, fenestration alignment, design elements, or the
outward expression of floor levels; and

(b) have any proposed awnings the same height from street level as any awnings of the
adjacent heritage building.

Response:

The facade of the buildings on the lower four storey element (ie that part of the proposal within
15 metres of the frontage) does not have a flat facade and has a mix of design elements,
fenestration alignments and evident vertical lines and some expression of floor levels as
required in (a) of the clause. The adjacent buildings do not have awnings, therefore (b) is not
relevant in this case. While the facade of the four storey element remains problematic from a
height point of view and as discussed above, it does meet the acceptable solution of 22.4.1
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Clause E13.10.1 states:

Buildings, works and demolition must not unnecessarily impact on archaeological resources
at places of archaeological potential, having regard fo:

(a) the nature of the archaeological evidence, either known or predicted;

(b) measures proposed to investigate the archaeological evidence to confirm predictive
statements of potential;

(c) strategies to avoid, minimise and/or control impacts arising from building, works and
demolition;

(d) where it is demonstrated there is no prudent and feasible alternative to impacts arising
from building, works and demolition, measures proposed to realise both the research
potential in the archaeological evidence and a meaningful public benefit from any
archaeological investigation;

(e )measures proposed to preserve significant archaeological evidence ‘in situ’.

Response:

The Praxis Environment report identifies an area of high archaeological potential and this is
denoted in an area of red in figure 7.1 (p.48) of the Praxis report. It is acknowledged that the
disturbance history may be greater than observations and historical records of the site,
however, the report suggests taking a cautious approach and that structural remains
associated with the ¢.1830 dwelling and outbuilding relating to the potential remains of the
domestic occupation of the site. The report recommends that "Any excavation proposed in
areas of high archaeological potential must be preceded by an archaeological impact
assessment, and if necessary an archaeological method statement, which details measures to
be taken to avoid or mitigate impact upon the archaeological resource. That method
statement must be in accordance with industry standard (e.g. the Tasmanian Heritage
Council's Practice Note 2 — Managing Historical Archaeological Significance in the Works
Application Process) and implemented in the works process."” This can be achieved by a
condition of permit and as such the proposal can satisfy E13.10.1 P1.

Summary:
The proposal fails to satisfy E13.8.2 P1 and 22.4.1 P5 of the Historic Heritage Code of the
Scheme and is recommended for refusal.

Reasons for refusal:

1. The proposal does not meet the acceptable solution of the performance criterion with
respect to clause E13.8.2 P1 of the Historic Heritage Code of the Hobart Interim Planning
Scheme 2015 because the proposal results in detriment to the historic cultural heritage
significance of the precinct through its design and siting.

2. The proposal does not meet the acceptable solution of the performance criterion with
respect to clause 22.4.1 P5 of the Historic Heritage Code of the Hobart Interim Planning
Scheme 2015 because the proposed building unreasonably dominates and has a materially
adverse impact on adjacent existing buildings of cultural heritage significance through its
height.

Sarah Waight
Senior Cultural Heritage Officer
1 October 2020
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Application Referral Development Engineering -
Response

From: Cam Cecil
Recommendation:
Date Completed:

Address: 63 DAVEY STREET, HOBART
186 MACQUARIE STREET, HOBART
ADJACENT ROAD RESERVE

Proposal: Demolition, New Building for 30 Multiple Dwellings and
21 Student Accommodation Units including Carparking,
and Associated Infrastructure and Access Works

Application No: PLN-19-319
Assessment Officer: Cameron Sherriff,

Referral Officer comments:

SUMMARY:

*»  The application is for a multi-storey (11 floors including ground level) apartment complex
with 51 apartments in total. Floors 1 & 2 (21 apartments) are for visitor
accommodation, whilst 3-10 (30 apartments) are for residential use.

e 2 basement levels are proposed which will contain 42 car-parking spaces, 4 motorcycle
parking spaces, and a bicycle store. Two car lifts on the ground floor level will be used
to gain vehicle access to the basement levels.

. All of the car-parking spaces are to be allocated for residential use.

Pedestrian sight distance is currently inhibited on the northern side of the access due to
the proposed fence height, and a condition limiting fence height will be required for the
application to be supported.

* \ehicle sight distance is inhibited by the kerb-side parking spaces, however the straight
alignment and gradient of Davey Street assists in this respect.

»  Council's Cleansing and Solid Waste Services unit have assessed the proposal and
advised they will not undertake collection for the development. The applicant has thus
proposed private collection from the road carriageway which has been endorsed by the
Department of State Growth (as part of the TIA).

Discretions:
. E6.7.2 Vehicle and pedestrian sight distances
e  E6.6.5 Number of parking spaces
. E6.7.13 Facilities for Commercial Vehicles

PLANNING PERMIT INFORMATION:

In a council related engineering context, the proposal can be supported in principal subject to
the following conditions and advice:

General Conditions:
ENG 1: Pay Costs
ENG 3A: Access & parking designed and constructed
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ENG 3B: Access & parking designed prior to

ENG 4: Access and parking constructed, sealed and drained prior to use
ENG 5: Number of spaces

ENG 8: Parking space user class and signage

ENG 12: Construction waste management plan

ENG 13: Waste management plan

ENG 13: Fence sight line

ENG sw1: Stormwater drained to council infrastructure
ENG sw4: New connection design

ENG sw7: Stormwater detention and treatment

ENG r1: Structures supporting highway reservation
ENG r3: Design of road infrastructure

ENG tr1: Signage and linemarking design

ENG tr2: Construction traffic management plan

Advice:

Dial befare you dig

Fees and charges

Building Permit

Plumbing Permit

Access

Redundant Crossovers

Work within the Highway Reservation

Road Opening Permit (Occupation of the Public Highway)
New Stormwater Connection

DETAILED ASSESSMENT:

E5.0 Road and railway access code
E5.1 Purpose E5.1.1
The purpose of this provision is to:

(a) protect the safety and efficiency of the road and
railway networks; and

(b) reduce conflicts between sensitive uses and major
roads and the rail network.

ES5.2 Application of this YES NO-New vehicle crossing proposed
Code
This Code applies to use or development of land:
Yes MNe-|(a) that will require a new vehicle crossing, junction or
level crossing; or
Yes |No |(b) that intensifies the use of an existing access; or
Yes |No |(c) that involves a sensitive use, a building, works or
subdivision within 50m metres of a Utilities zone that is
part of:
Y¥es [No (i) a rail network;
Yes-/No (i) a category 1 - Trunk Road or a category 2 - Regional
Freight Road, that is subject to a speed limit of more than
60km/h kilometres per hour.

Clause for Assessment Comments / Discussion (in bold)
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Clause 5.5.1 Existing
road accesses and
junctions

NOT APPLICABLE

Clause 5.5.2 Existing
level crossings

NOT APPLICABLE

Clause 5.6.1
development adjacent to
roads and railways

NOT APPLICABLE

Clause 5.6.2 road
accesses and junctions

ACCEPTABLE
SOLUTION

Clause 5.6.3 new level
crossings

NOT APPLICABLE

Supplementary Agenda (Open Portion)
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The road and access junctions must satisfy either
Acceptable Solutions or Performance Criteria for each
clause of the Hobart Interim Planning Scheme 2015
(HIPS 2015).

Documentation submitted meets the Acceptable
Solution for clause E5.6.2 A2

Acceptable solution - A1
No new access or junction to roads in an area subject to
a speed limit of more than 60km/h. - N/A

Acceptable solution - A2 SATISFIED

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

¢  There will be only one access providing both
entry and exit.

* The section of existing layback (outside of the
ROW servicing 186 Macquarie) that comprised
part of the double cross-over shared with 186
Macquarie Street is being removed making the
former access to the site non-serviceable.

. A new double crossover is proposed adjacent
to the North-Eastern boundary

ATTACHMENT B
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Clause 5.6.4 sight
distance at accesses and
junctions

NOT AFPLICABLE

E 6.0 Parking and Access Code

E6.1 Purpose
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Yes

Yes

Yes

Yes

Yes

Yes

Yes

A

The SISD values in HIPS are excessive and do not
accord with the recommendations of Austroads or
AS 2890.1. The sight distance has therefore been
assessed under HIPS E6.7.2 (ie. AS
2890.1/Austroads)

The sight distance at accesses and junctions must satisfy
either Acceptable Solutions or Performance Criteria for
each clause of the Hobart Interim Planning Scheme 2015
(HIPS 2015).

Documentation submitted meets the Acceptable
Solution for clause E5.6.4.

IAcceptable solution - A1:

Sight distances at:

(a) an access or junction must comply with the Safe
Intersection Sight Distance shown in Table E5.1; and
(b) rail level crossings must comply with AS1742.7
Manual of uniform traffic control devices - Railway
crossings, Standards Association of Australia.

E6.1.1

The purpose of this provision is to:

N/A (a) ensure safe and efficient access to the road network

for all users, including drivers, passengers, pedestrians
and cyclists;

N/A (b) ensure enough parking is provided for a use or

development to meet the reasonable requirements of
users, including people with disabilities;

N/A (c) ensure sufficient parking is provided on site to

minimise on-street parking and maximise the efficiency
of the road network;

N/A (d) ensure parking areas are designed and located in

conformity with recognised standards to enable safe,
easy and efficient use and contribute to the creation of
vibrant and liveable places;

N/A (e) ensure access and parking areas are designed and

located to be safe for users by minimising the potential
for conflicts involving pedestrians, cyclists and vehicles;
and by reducing opportunities for crime or anti-social
behaviour,;

N/A: (f) ensure that vehicle access and parking areas do not

adversely impact on amenity, site characteristics or
hazards;

N/A (g) recognise the complementary use and benefit of

public transport and non-motorised modes of transport
such as bicycles and walking;

N/A (h) provide for safe servicing of use or development by

commercial vehicles.
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E6.2 Application of this YES |— This code applies to all use and development.

Code

Clause for Assessment
Clauses 6.6.5 Number of
Car Parking Spaces -
CBD

PERFORMANCE
CRITERIA

Comments / Discussion (in bold)

The parking number assessment must satisfy either
Acceptable Solutions or Performance Criteria for each
clause of the Hobart Interim Planning Scheme 2015
(HIPS 2015).

Documentation submitted to date does not satisfy
the Acceptable Solution for clause E6.6.5 and as
such, shall be assessed under Performance
Criteria.

Acceptable solution - A1: NOT SATISFIED

(a) No on-site parking is provided; NOT MET

(b) on-site parking is provided at a maximum rate of 1
space per 200m2 of gross floor area for commercial
uses; N/A

(c) on-site parking is provided at a maximum rate of 1
space per dwelling for residential uses; NOT MET
(d) on-site parking is required operationally for an
essential public service, including, hospital, police or
other emergency service. N/A

o  The proposal includes 42 car parking spaces
(2x DDA compliant) for 30 residential
apartments and 21 visitor accommodation
apartments (51 total). The TIA states that all car
parking spaces will be for the residential users.

¢  The AS requires 30 spaces for the residential
apartments.

* 42 spaces exceeds the AS of 30 spaces

Performance Criteria - P1: SATISFIED

Car parking provision:

(a) is in the form of a public car parking station provided
as part of a development which utilises a major existing
access; or - NA

(b) must not compromise any of the following:

(i) pedestrian safety, amenity or convenience

*  The proposed singular access for 42 car-
parking spaces causes a concentration of
vehicle movements across the footpath.

¢  The sight distance to pedestrians does not
comply with the Australian Standard due to the
height of the proposed boundary fence
exceeding 1.2m.

* Pedestrian safety and convenient use of the
footpath will therefore be
compromised. CONDITION FOR MAXIMUM
BOUNDARY FENCE HEIGHT

(i) the enjoyment of ‘al fresco’ dining or other outdoor
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Clause 6.7.1 number of
vehicle accesses

ACCEPTABLE
SOLUTION

Clause 6.7.2 design
vehicle access

PERFORMANCE
CRITERIA

None near the proposed development

(1ii) air quality and environmental
This is not compromised (beyond what is typically
accepted for a multi-storey apartment complex)

(iv) traffic safety.

¢  There are kerb-side parking spaces adjacent to
the access that inhibit the sight distance to
vehicles on Davey Street.

* Davey Street is heavily trafficed, particularly
during peak hours.

. The gradient of Davey Street is in a favourable
direction and improves the sight distance.

. Traffic safety is not compromised beyond what
is typical for an access servicing a multi-storey
apartment complex.

¢ The design has been assessed by a consulting
traffic engineer and has been found to be
acceptable (refer TIA).

The parking number assessment must satisfy either
Acceptable Solutions or Performance Criteria for each
clause of the Hobart Interim Planning Scheme 2015
(HIPS 2015).

Documentation submitted meets the Acceptable
Solution for clause E6.7.1

Acceptable solution A1: SATISFIED

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

The existing southern access (that forms part of a
double crossover also servicing 186 Macquarie) is
being removed, and a new access is proposed on
the northern side - there will be only one access.

Acceptable solution A2: SATISFIED

In the Central Business Zone and Particular Purpose
Zone 10 (Royal Hobart Hospital) no new vehicular
access is provided unless an existing access point is
removed.

An access is being removed (per the above)

The design of the vehicle access must satisfy either
Acceptable Solutions or Performance Criteria for each
clause of the Haobart Interim Planning Scheme 2015
(HIPS 2015).

Documentation submitted to date does not satisfy
the Acceptable Solution for clause E6.7.2 and as
such, shall be assessed under Performance
Criteria.
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Acceptable Solution - A1: NOT SATISFIED

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

(a) in the case of non-commercial vehicle access; the
location, sight distance, width and gradient of an
access must be designed and constructed to comply
with section 3 — "Access Facilities to Off-street Parking
Areas and Queuing Areas” of AS/NZS 2890.1:2004
Parking Facilities Part 1: Off-street car parking NOT
MET

The sight distance does not comply with AS2890.1

Performance Criteria - P1: SATISFIED

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;
Vehicles and Cyclists

There are kerb-side parking spaces adjacent to
the access that inhibit the sight distance to
vehicles on Davey Street.

Davey Street is heavily trafficed, particularly
during peak hours.

The gradient of Davey Street is in a favourable
direction and improves the sight distance.
Traffic safety is not compromised beyond what
is typical for an access servicing a multi-storey
apartment complex.

The design has been assessed by a consulting
traffic engineer and has been found to be
acceptable (refer TIA).

Pedestrians

The proposed singular access for 42 car-
parking spaces causes a concentration of
vehicle movements across the footpath.
The sight distance to pedestrians does not
comply with the Australian Standard due to the
height of the proposed boundary fence
exceeding 1.2m.

Pedestrian safety and convenient use of the
footpath will therefore be

compromised. CONDITION FOR MAXIMUM
BOUNDARY FENCE HEIGHT

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

Assessed by a consulting traffic engineer and
found to be acceptable (refer TIA).

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

The width and gradient of the access is
acceptable for servicing the 42 parking spaces
proposed.

Page 509
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. Assessed by a consulting traffic engineer and
found to be acceptable (refer TIA).

(d) ease of accessibility and recognition for users.

. The location of the access will permit easy use

¢ The access is consistent with surrounding
properties and as such ease of recognition is

acceptable
Clause 6.7.3 vehicle Vehicle passing must satisfy either Acceptable Solutions
passing or Performance Criteria for each clause of the Hobart
Interim Planning Scheme 2015 (HIPS 2015).
ACCEPTABLE Documentation submitted to date appears to be
SOLUTION able to satisfy the Acceptable Solution for clause
E6.7.3.

Acceptable solution - A1: - SATISFIED
Vehicular passing areas must:

(a) be provided if any of the following applies to an
access:

(i) it serves more than 5 car parking spaces;

42 spaces

(ii) is more than 30 m long;

45m

(iii) it meets a road serving more than 6000 vehicles per
day;

Yes

(b) be 6 mlong, 5.5 m wide, and taper to the width of the
driveway;

(c) have the first passing area consiructed at the kerb;
(d) be at intervals of no more than 30 m along the
access.

The width of the access and internal driveway is
sufficient to permit vehicle passing (6m)

Clause 6.7.4 on site On-site turning must satisfy either Acceptable Solutions
turning or Performance Criteria for each clause of the Hobart
Interim Planning Scheme 2015 (HIPS 2015).
ACCEPTABLE Documentation submitted to date appears
SOLUTION to satisfy the Acceptable Solution for clause E6.7.4.

Acceptable solution - A1: SATISFIED

On-site turning must be provided to enable vehicles to
exit a site in a forward direction, except where the
access complies with any of the following:

(a) it serves no more than two dwelling units;

(b) it meets a road carrying less than 6000 vehicles per
day.

Vehicles will be able to exit the site in a forwards
direction
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Clause 6.7.5 layout of
parking area

ACCEPTABLE
SOLUTION
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The layout of the parking area must satisfy either
Acceptable Solutions or Performance Criteria for each
clause of the Hobart Interim Planning Scheme 2015
(HIPS 2015).

Documentation submitted to date appears

to satisfy the Acceptable Solution for clause 6.7.5.

Acceptable Solution A1: SATISFIED

The layout of car parking spaces, access aisles,
circulation roadways and ramps must be designed and
constructed to comply with section 2 “Design of Parking
Modules, Circulation Roadways and Ramps” of AS/NZS
2890.1:2004 Parking Facilities Part 1: Off-street car
parking and must have sufficient headroom to comply
with clause 5.3 “Headroom” of the same Standard.

Car Parking Space Dimensions (AS2890.1 Fig 2.2 =
2.4x5.4m Class 1A)

6 parking spaces for small vehicles have been
proposed. These can be accepted under the
Australian Standard providing they are
appropriately marked CONDITION FOR SIGNAGE
AND LINEMARKING

Car Parking Space Designh Envelope (AS2890.1 Fig
5.2 300mm clearance on side)

OK

Headroom: (AS2890.1 Fig 5.3 = 2.2m clearance)
OK

Parking Space Gradient (5%)

OK

Aisle Width (AS2890.1 Fig 2.2 = 5.8m Class 1A)
OK

Garage Door Width & Apron (AS2890.1 Fig 5.4 = 2.4m
wide => 7m wide apron)

N/A

Parking Module Gradient (manoeuvring area 5%
Acceptable Soln, 10% Performance)

OK

Driveway Gradient & Width (AS2890.1 Section 2.6 =
25% and 3m)

OK

Transitions (AS2890.1 Section 2.5.3 = 12.5% summit,
15% sag => 2m transition)
OK

Vehicular Barriers (AS2890.1 Section 2.4.5.3 = 600mm
drop, 1.4 slope)
N/A

Blind Aisle End Widening (AS2890.71 Fig 2.3 =1m

extra)
OK
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Clause 6.7.6 surface
treatment

ACCEPTABLE
SOLUTION

Clause 6.7.7 Lighting of
parking area

Planner and health unit to
assess

Clause 6.7.8
Landscaping

Planner to assess

Clause 6.7.9 motor bike
parking

ACCEPTABLE
SOLUTION

The surface treatment must satisfy either Acceptable
Solutions or Performance Criteria for each clause of the
Hobart Interim Planning Scheme 2015 (HIPS 2015).
Documentation submitted to date does satisfy the
Acceptable Solution for clause E6.7.6.

Acceptable Solution - A1: SATISFIED

Parking spaces and vehicle circulation roadways must
be in accordance with all of the following;

(a) paved or treated with a durable all-weather pavement
where within 75m of a property boundary or a sealed
roadway;

(b) drained to an approved stormwater system,

unless the road from which access is provided to the
property is unsealed.

Submitted plans indicate a concrete
surface treatment drained to an approved
stormwater system

Planner to assess

Planner to assess

The motor bike parking must satisfy either Acceptable
Solutions or Performance Criteria for each clause of the
Habart Interim Planning Scheme 2015 (HIPS 2015).
Documentation submitted to date does satisfy the
Acceptable Solution for clause E6.7.9.

Acceptable Solution A1: - SATISFIED

The design of motorcycle parking areas must comply
with all of the following:

(a) be located, designed and constructed to comply with
section 2.4.7 “Provision for Motorcycles” of AS/NZS
2890.1:2004 Parking Facilities Part 1: Off-street car
parking;

(b) be located within 30 m of the main entrance to the
building.

. Four motorcycle parking spaces have been

proposed
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Clause 6.7.10 bicycle
parking

ACCEPTABLE
SOLUTION

Clause 6.7.11 bicycle
end trip

Planner to assess
Clause 6.7.12 siting of
car parking

Planner to assess based
on DE assessment of
Clause 6.7.5 layout of
parking area

Supplementary Agenda (Open Portion)

The bicycle parking must satisfy either Acceptable
Solutions or Performance Criteria for each clause of the
Hobart Interim Planning Scheme 2015 (HIPS 2015).
Documentation submitted to date does satisfy the
Acceptable Solution for clause E6.7.10.

Acceptable Solution A1: SATISFIED

The number of on-site bicycle parking spaces provided
must be no less than the number specified in Table
E6.2.

Acceptable Solution A2: SATISFIED

The design of bicycle parking spaces must be to the
class specified in table 1.1 of AS2890.3-1993 Parking
facilities Part 3: Bicycle parking facilities in compliance
with section 2 “Design of Parking Facilities” and clauses
3.1 “Security” and 3.3 “Ease of Use” of the same
Standard.

Table E6.2 sets out the number of bicycle parking
spaces required. The requirement for spaces for a use
or development listed in the first column of the table is
set out in the second and forth columns of the table with
the corresponding class set out in the third and fifth
columns. If the result is not a whole number, the
required number of (spaces) is the nearest whole
number. If the fraction is one-half, the requirement is
the next whole number.

User Class: Visitor Accommodation

Visitor Accommodation = 1 for each 40
accommodation rooms (Employee/resident bicycle
parking requirement) and 1 for each 30
accommodation rooms (Visitor/customer/student
bicycle parking requirement)

. 2 spaces are required and a bicycle store with
sufficient room has been proposed

— Planner to assess

— Planner to assess

Page 513
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Clause 6.7.13 facilities
for commercial vehicles

PERFORMANCE
CRITERIA

Clause 6.7.14 access to
a road

ACCEPTABLE
SOLUTION

The facilities for commercial vehicles must satisfy either
Acceptable Solutions or Performance Criteria for each
clause of the Hobart Interim Planning Scheme 2015
(HIPS 2015).

Documentation submitted to date does not satisfy
the Acceptable Solution for clause E6.7.13 and as
such, shall be assessed under Performance
Criteria.

Acceptable Solution A1: NOT SATISFIED

Commercial vehicle facilities for loading, unloading or
manoeuvring must be provided on-site in accordance
with Australian Standard for Off-street Parking, Part 2 :
Commercial. Vehicle Facilities AS 2890.2:2002, unless:
(a) the delivery of all inward bound goods is by a single
person from a vehicle parked in a dedicated loading
zone within 50 m of the site;

There is no loading zone within 50m

(b) the use is not primarily dependent on outward

delivery of goods from the site.
N/A

Performance Criteria - P1: SATISFIED

Commercial vehicle arrangements for loading, unloading
or manoeuvring must not compromise the safety and
convenience of vehicular traffic, cyclists, pedestrians and
other road users.

* The traffic engineering consultant has advised

that private collection will be undertaken from
the kerb-side, and that the associated risk and
interruption to convenience is tolerable

¢  The Department of State Growth has endorsed

the TIA with proposed private collection from
the carriageway

On this basis, the proposed commercial vehicle
arrangements (ie. waste collection) can be
supported. CONDITION FOR WASTE
MANAGEMENT PLAN

The access to a road must satisfy the Acceptable
Solutions of the Hobart Interim Planning Scheme 2015
(HIPS 2015).

Documentation submitted to date does appear to
satisfy the Acceptable Solution for clause E6.7.14.

Acceptable Solution A1:
Access to a road must be in accordance with the
requirements of the road authority. - SATISFIED
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Clause 6.7.15 access to
Niree Lane
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URBAN DESIGN ADVISORY PANEL
MINUTES

MINUTES OF A MEETING OF THE URBAN DESIGN ADVISORY PANEL
HELD AT 11:00 AM ON THURSDAY 27 AUGUST 2020
RIVERVIEW ROOM AND VIA TEAMS

PLN-19-319 63 DAVEY STREET AND 186 MACQUARIE STREET, HOBART
Description:

Demolition, New Building for 30 Multiple Dwellings and 21 Student Accommodation Units
including Carparking, and Associated Works.

This planning application proposes the redevelopment of the site at 63 Davey Street,
Hobart, involving the demolition of the existing single storey building at 63 Davey Street,
including removal of the existing eight parking spaces in the forecourt immediately off
Davey Street. The new works are to facilitate use and development for 51 apartments
providing a mix of 30 residential and 21 student accommodation apartments.

Comments:

The proposed building is located in the Central Business Zone and significantly, is in a
Heritage Precinct.

The Panel noted the changes made to the design (especially in regard to overall height)
since the proposal was last presented to the Panel as a pre-application in
January 2019.

The Panel supports the Davey Street podium elevation and finds the massing, materials
and height of this part of the proposed building to be well considered and a positive
contribution to the streetscape.

The Panel does however consider that at ground level the extent of landscaping could be
more substantial and that the use of quality materials (especially paving) must be extended
to the full frontage of the site including the driveway and service areas.
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URBAN DESIGN ADVISORY PANEL
MINUTES
27/08/2020

On the question of landscaping generally, there remains a lack of detail and any approval
should include appropriate conditions regarding the engagement of a landscape architect
and the submission of detailed landscaping plans for approval.

The principal concern of the Panel remains the overall height of the proposal within the
context of the values of the Heritage Precinct within which the proposal is located.

The height of the tower elements will cause the proposal to be prominent in the townscape
and streetscape, adversely impacting the qualities of the Heritage Precinct, especially the
Davey Street streetscape and St Davids Park. These concerns in the opinion of the Panel
can only be mitigated with a further very significant reduction in height.

In particular the Panel considers that 22.4.1 objective (b) and P1.1 (a) of the City of Hobart
Planning Scheme have not been met. Similarly E13.8.2 P1 has not, in the opinion of the
Panel, been met.
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13 19 Allison Street, West Hobart - Partial Demolition and Alterations
File Ref: F20/116006

Memorandum of the Manager Development Appraisal of 30 October
2020 and attachment.

Delegation:  Committee
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Cityof HOBART

MEMORANDUM: CITY PLANNING COMMITTEE

19 Allison Street, West Hobart - Partial Demolition and
Alterations

At its meeting on 19 October 2020, the Council’s City Planning Committee resolved
to defer item 7.1.7 19 Allison Street, West Hobart — Partial Demolition and
Alterations. The Committee’s resolution was as follows:

That the matter be deferred for two weeks to enable conciliation between the
applicant and the neighbours of 17 Allison Street, West Hobart.

A meeting was held between the applicants and the three representors at the Council
offices, moderated by the Manager Development Appraisal. This provided an
opportunity for the representors to raise their concerns in detail and make proposals
about how their concerns would be addressed.

Subsequent to that meeting, the applicants proposed some design alterations to the
deck and screening, in an attempt to meet the concerns of the representors. As a
result of the discussions, one representor has indicated that she no longer maintains
her objection to the proposed works. Another representor has indicated that the
proposed alterations were not sufficient to address her concerns. The other
representor did not agree to the changes which were proposed and proposed further
changes, which were not acceptable to the applicants.

The current proposal by the applicants is for the proposed screening condition to be
amended to the following, with an additional advice clause requiring further
vegetation:

In addition to the screening shown on the plans which form part of this
application, screening must be installed prior to the first use of the deck
and maintained, as follows:

(@) onthe side of the deck adjacent to 17 Allison Street;

(b) to aheight above deck surface level of 1.7m;

(c) extending 2m from the point where the deck joins the house; and
(d) constructed of white aluminium slats.

Reason for condition

To provide reasonable opportunity for privacy for the dwelling at 17 Allison
Street.
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Advice

The owner is encouraged to use pot plants and other vegetation along the full
width of the side of the deck adjacent to 17 Allison Street to provide additional
privacy.

The applicants have also proposed that the deck is reduced in width by 0.5m to 4m.

PLN 2

The deck must be reduced to a maximum depth (measurement from the
house to the front edge) of 4.0m.

Reason for condition
To reduce the visual impacts of the development.

These conditions are supported by the planner who assessed the application and
recommended approval. The proposed changes do not make this a “substantially
different” application and can be imposed through conditions.

The revised recommendation with this new condition is as follows:

RECOMMENDATION

Pursuant to the Hobart Interim Planning Scheme 2015, the City Planning Committee,
in accordance with the delegations contained in its terms of reference, approve the
application for Partial Demolition and Alterations at 19 Allison Street, WEST
HOBART 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 PLN-20-550 - 19 ALLISON STREET,
WEST HOBART TAS 7000 - Final Planning Documents except where modified
below.

Reason for condition
To clarify the scope of the permit.
PLN 1

In addition to the screening shown on the plans which form part of this
application, screening must be installed prior to the first use of the deck and
maintained, as follows:
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(@) onthe side of the deck adjacent to 17 Allison Street;

(b) to aheight above deck surface level of 1.7m;

(c) extending 2m from the point where the deck joins the house; and
(d) constructed of white aluminium slats.

Reason for condition
To provide reasonable opportunity for privacy for the dwelling at 17 Allison Street.
PLN 2

The deck must be reduced to a maximum depth (measurement from the house
to the front edge) of 4.0m.

Reason for condition
To reduce the visual impacts of the development.

ADVICE

The following advice is provided to you to assist in the implementation of the
planning permit that has been issued subject to the conditions above. The advice is
not exhaustive and you must inform yourself of any other legislation, 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.

BUILDING PERMIT

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

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

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.


http://www.hobartcity.com.au/Development/Planning
https://www.hobartcity.com.au/Development/Building-and-plumbing/Lodgment-of-building-and-plumbing-applications
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Further information regarding waste disposal can also be found on the Council’s
website.

PRIVACY

The owner is encouraged to use pot plants and other vegetation along the full width
of the side of the deck adjacent to 17 Allison Street to provide additional privacy.

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

Karen Abey

MANAGER DEVELOPMENT

APPRAISAL

Date: 30 October 2020

File Reference: F20/116006

Attachment A: PLN-20-550 - 19 ALLISON STREET WEST HOBART TAS

7000 - Planning Committee or Delegated Report with
attachments 1


http://www.hobartcity.com.au/Environment/Recycling_and_Waste
CPC_02112020_AGN_1320_AT_SUP_files/CPC_02112020_AGN_1320_AT_SUP_Attachment_7812_1.PDF
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APPLICATION UNDER HOBART INTERIM PLANNING SCHEME 2015

Type of Report: Commitiee
Committee: 19 October 2020
Expiry Date: 20 November 2020
Application No: PLN-20-550
Address: 19 ALLISON STREET , WEST HOBART
Applicant: KRISTY LITTLE
71 NELSON ROAD
Proposal: Partial Demolition and Alterations
Representations: Three (3)

Performance criteria: ~ General Residential Zone Development Standards; Historic Heritage Code

1. Executive Summary

1.1

1.2

1.3

Planning approval is sought for Partial Demolition and Alterations, at 19 Allison
Street West Hobart.

More specifically the proposal includes:

* Demolition of an existing elevated deck attached to the rear of the dwelling.

* A new, larger deck (6.85m wide by 4.5m deep) extending from the rear of the
dwelling at the same level with a finished floor level of 2.7m above ground level.
The existing and proposed decks correspond with the primary floor level of the
dwelling, which at the rear is equivalent to first floor level.

e The proposed deck maintains the existing side boundary setbacks of the
dwelling at 1.3m and 1.9m.

¢ The deck includes a 1.7m high aluminium horizontal slat screen along its south-
western side. The remaining sides of the deck are surrounded by a 1m high
glass balustrade.

e Composite wood decking is proposed.

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

1.3.1 General Residential Zone Development Standards - Building Envelope;
Privacy

Page: 1 of 20
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1.3.2 Historic Heritage Code - Demolition and Buildings/Works in a Heritage
Precinct

14 Three (3) representations objecting to the proposal were received within the
statutory advertising period between 07/09 and 21/09/2020.

15 The proposal is recommended for approval subject to conditions.
1.6 The final decision is delegated to the City Planning Committee, because more than

two and less than five objections to the application have been received, and the
officer recommendation is for approval.

Page: 2 of 20
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2.  Site Detail

Image 1: Aerial view of the sbject prope and suns.

2.1 19 Allison Street, West Hobart is a 600m? residential property occupied by a single
weatherboard dwelling located to the front of the lot. The site exhibits a degree of
cross slope both from left down to right and also from front down to rear, meaning
that what appears as a single storey dwelling at the front becomes a two storey
dwelling at the rear. The property is surrounded by residential properties with
similar characteristics and falls inside the West Hobart 3 Heritage Precinct.

3. Proposal

3.1 Planning approval is sought for Partial Demolition and Alterations, at 19 Allison
Street West Hobart.

Page: 3 of 20
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3.2 More specifically the proposal is for:

¢ Demolition of an existing elevated deck attached to the rear of the dwelling.

e A new, larger deck (6.85m wide by 4.5m deep) extending from the rear of the
dwelling at the same level with a finished floor level of 2.7m above ground level.

¢ The existing and proposed decks correspond with the primary floor level of the
dwelling, which at the rear is equivalent to first floor level.

e The proposed deck maintains the existing side boundary setbacks of the
dwelling at 1.3m and 1.9m.

e The deck includes a 1.7m high aluminium horizontal slat screen along its south-
western side. The remaining sides of the deck are surrounded by a 1m high
glass balustrade.

s Composite wood decking is proposed.

4, Background

4.1 None relevant.

5. Concerns raised by representors

5.1 Three (3) representations objecting to the proposal were received within the
statutory advertising period between 07/09 and 21/09/2020.

52 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.

Page: 4 of 20
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IConcerns about impact upon light and sunlight capture.

IConcerns about impacts upon views and outlook.

IConcerns about non-compliance with scheme standards - setbacks,
height and privacy. The deck has not been designed to minimise the
impacts caused.

IConcerns about the visual impact caused by the proposed deck.
IConcerns about privacy impacts from overlooking from the deck into
habitable rooms and private open spaces.

IConcerns that any screen planting required by Council will impact
lsolar access to adjacent properties.

IConcerns about screening and the overall proposal not being
considerate of heritage values.

IConcerns about impact upon current levels of residential amenity
through the introduction of a larger deck and the potential for its
unsociable use.

IConcerns about the non-residential use of the property for visitor
gccommodation without approval.

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.

6.3 The existing use is Residential (single dwelling). The proposal maintains this use. A
single dwelling is a No Permit Required Use in the Zone.

6.4 The proposal has been assessed against:
6.4.1 Part D - 10 General Residential Zone
6.4.2 E13.0 Historic Heritage Code

6.5 The proposal relies on the following performance criteria to comply with the
applicable standards:
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General Residential Zone Development Standards:-

Setbacks and Building Envelope — Part D 10.4.2 P3
Privacy — Part D 10.4.6 P1

Historic Heritage Code:-

Demolition - Heritage Precinct - Part E 13.8.1 P1
Buildings and Works - Heritage Precinct - Part E 13.8.2 P1; P3

Each performance criterion is assessed below.

Setbacks and Building Envelope — Part D 10.4.2 P3

6.7.1

6.7.2

6.7.3

6.7.4

The acceptable solution A3 at clause Part D 10.4.2 requires development
to be contained within the shape produced by the acceptable building
envelope as it responds to the characteristics of the site, along with
development that is within 1.5m of a side boundary being a total length of
9m or one third the length of the boundary line, whichever is the lesser.

The proposal includes all parts of the proposed deck and screen
contained within the shape of the envelope as it applies to the site. The
proposed deck however maintains the existing 1.3m side setback of the
dwelling and this setback occurs for the full 21m length of this side of the
dwelling. The additional 4.5m of deck brings the total length within 1.5m
to 25.5m, equating to 42% of the length of the corresponding 61m side
boundary line.

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

The performance criterion P1 at clause Part D 10.4.2 provides as follows:
The siting and scale of a dwelling must:

(a) not cause unreasonable loss of amenity by:

(i) reduction in sunlight to a habitable room (other than a bedroom) of a
dwelling on an adjoining lot; or

(i) overshadowing the private open space of a dwelling on an adjoining

lot; or
(iif) overshadowing of an adjoining vacant lot; or
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(iv) visual impacts caused by the apparent scale, bulk or proportions of
the dwelling when viewed from an adjoining lot; and

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

The proposed deck maintains the existing setbacks of the dwelling from
both side boundaries. These setbacks are typical for dwellings in the
area which is characterised by older dwellings on reasonably narrow lots
where much of the |ot frontage is occupied. Whilst there is some variation
in side setbacks, typical distances are not substantially greater than what
is being maintained here, and there are numerous instances of more
minimal setbacks.

There are no adjoining vacant lots.

Taking into account the orientation and topography of adjoining lots and
the positioning/orientation of the dwellings and open space areas upon
them, along with the presence of well-established and vegetated gardens
and boundary line vegetation, the availability of vantage points to gain a
clear view of the proposed deck is limited. To the south-west and west,
where the natural ground level is more elevated, the proposed deck
corresponds with thickly vegetated gardens and boundary line vegetation
(Plates 1, 2 and 3) The proposed deck is well-screened from these
properties and given the existing circumstances and the more-or-less
open form of the proposed deck, visual impacts are minimised and
overshadowing would not affect primarily protected areas to any extent
that could be deemed to be unreasonable.
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Plate 2: The adjoining property (2 Blackwood Avenue) opposite the

proposed, extended deck location.
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Plate 3: Lookig bck (towas the fn of the site) at the x:'sting
deck, dwelling and south western side boundary from ground level.

6.7.6 To the east/north-east (Plate 4), the existing dwelling on this adjoining
property has a single window opposite the existing deck which would
similarly correspond with the initial part of the proposed deck. This
window (Plate 5) is set below the balustrade level of the existing deck,
with essentially half the window below and half above the deck surface
level.
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Plate 4: Looking from the existing deck to the adjacent property to
the east/north-east. The adjacent window is obscured by the side
balustrade. This neighbour's screened deck can be seen in the
middle of the image and boundary line vegetation is to the left.

Plate 5: The'adjacent window as viewed from the existing deck.

6.7.7 On the subject site, between the existing deck and the shared boundary

line, is a lattice structure that butts up to the side of the existing deck
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(Plate 6). Growing on this structure is an ornamental grape which has
extended up to be entwined in the balustrade of the existing deck. This
vegetation, when not devoid of leaves, assists to screen the appearance
of the deck when viewed from the window in the adjacent dwelling.
Discussions with the applicant confirm an intent to retain the lattice
structure and vine adjacent to the new deck. Beyond the rear of this
adjacent dwelling is a batten screen along the length of a rear deck,
before boundary line vegetation extends for effectively the full length of this
boundary obscuring the adjacent property's rear yard space from view
from the existing deck.

Plate 6: The lattice structure (partially obscured by the tree in the

foreground), existing deck, side boundary line and adjacent
dwelling's window in context and as viewed from ground level.

6.7.8  The view of the proposed deck from the adjacent property, either from the
side window or the rear yard is limited. The window is not large, nor does
it contribute to the primary outlook from this end of the adjacent dwelling.
Whilst the subject site, and with it the existing dwelling and the proposed
deck, is situated upon higher ground level, the more or less open form of
the deck and the limited opportunity for a direct view from the adjacent
site are such that no unreasonable visual impact by way of apparent
scale, bulk or proportions would result. The proposed deck is also not
considered likely to cast any unreasonable degree of shadow onto this
adjoining property. Limited angled shadowing towards the side of the
dwelling on the adjacent property may result in the latter parts of the
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shorter days of the year, however local topography around the distant
Mount Stuart hillside further to the north/north-west and the orientation of
the subject and adjacent sites and the development upon them combine
to make it likely that access to sunlight at this time would already be
compromised and would not be of a high quality or frequency.

6.7.9 The proposal complies with the performance criterion.
6.8 Privacy — Part D 10.4.6 P1

6.8.1 The acceptable solution A1 at clause Part D 10.4.6 requires decks with
surface levels above 1m to have a minimum setback of 3m from side
boundaries and 4m from rear boundaries unless having a permanently
fixed screen to 1.7m above surface level with a maximum transparency of
25%.

6.8.2 The proposal includes a deck with a surface level 2.7m above natural
ground level, with side setbacks of 1.3m and 1.9m, with a 1.7m high
horizontal slat screen along the side with the 1.3m setback. The deck has
a rear setback of approximately 30m.

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 P1 at clause Part D 10.4.6 provides as follows:

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

(a) a dwelling on an adjoining lot or its private open space; or
(b) another dwelling on the same site or its private open space; or
(c) an adjoining vacant residential lot.

6.8.5 The proposed deck is non-compliant for privacy where at a setback of
1.9m from the side boundary to the east/north-east. No screen has been
proposed along this side of the deck as the applicant seeks to retain a
distant outlook to the north/north-east. On the adjacent property, and as
mentioned earlier, corresponding with this side of the proposed deck is a
window in the rear side of the adjacent dwelling, a screened deck and
boundary line vegetation, which extends for the remainder of the side
boundary line. The height offset between the two adjoining dwellings is
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such that there is no direct outlook from one to another on the same
horizontal plane. The existing deck and the proposed deck surface level
is elevated enough from the window in the side of the adjacent dwelling
that the outlook from users of the deck is not directly into the interior of the
room inside but instead out and across this adjacent dwelling and site
(Plate 7). Nevertheless, if one wished to they could stand at the edge of
the deck and look down into window of the adjacent dwelling and the room
inside, albeit the field of view would be limited and as experienced during
an inspection of the site the view into this window was at least to some
extent obscured by reflection. Whilst it would be possible to look into this
window from the deck in this way, this is not the typical behaviour of any
reasonable person using a deck and this certainly does not look to be
unavoidable as a direct cansequence of the deck's design.

Plate 7: Horizontal view through the end of the existing deck
balustrade with the adjacent window offset in height beyond.

6.8.6 There are no further privacy concerns in terms of overlooking from the
deck into the adjoining property's deck which is well screened to
substantial height or the private open space beyond which is well-
screened by boundary line vegetation growing on the adjacent site.

Despite the conclusions above, it is considered that privacy impact could
be better managed with the inclusion of a section of screening adjacent to
the window in the side of the adjacent dwelling. Such screening would
need not be overly tall, and would simply need to overlap the top of the
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adjacent window, approximately 1.3m or to the top of the rear edge of the
adjacent dwelling's skillion roof, and would need only to extend in length to
correspond with the rear corner of the adjacent dwelling, or for the length
of this side of the existing deck. The proposed glass balustrade could
then extend further to the rear of the deck where privacy impact is not a
concern. Primary outlook from the deck would be maintained, and given
its limited length would prevent the addition of any unreasonable visual
impact. Such a screen should give some comfort to representors
concerned about privacy impact to this side of the deck. A screen of this
extent has been discussed with the applicant who indicated a willingness
to accept a requirement for such an addition to the design.

With the inclusion of a screen as described above the proposal complies
with the performance criterion. This can be achieved by way of a
condition on any permit issued for the proposal.

Demolition (Heritage Precinct) - Part E 13.8.1 P1

6.9.1

6.9.2

6.9.3

6.94

There is no acceptable solution for demolition within a Heritage Precinct.
The proposal includes removal of the existing deck.

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

The performance criterion P1 at clause Part E 13.8.1 provides as follows:
Demolition must not result in the loss of any of the following:

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

(b) fabric or landscape elements, including plants, trees, fences, paths,
outbuildings and other items, that contribute to the historic cultural
heritage significance of the precinct;

unless all of the following apply;

(i) there are, environmental, social, economic or safety reasons of
greater value to the community than the historic cultural heritage values
of the place;

(ii) there are no prudent or feasible alternatives;

(iif) opportunity is created for a replacement building that will be more
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complementary to the heritage values of the precinct.
The Council's Cultural Heritage Officer states that:

Demolition of an existing deck at rear of a house in a heritage
precinct. Drawings indicate that a new deck is proposed in the
same location. Plans held at Hobart City Council indicate that the
area of building where development is proposed is well beyond the
footprint of early and original fabric. The proposed deck is similar in
size and location to the existing structure and the proposed
demolition and development are not anticipated to result in the loss
of cultural heritage values. It is very unlikely that the proposed
development will be discernible from the street.

The proposed development satisfies E 13.8.1 P1.
The officer's report is included as an attachment to this report.

The proposal complies with the performance criterion.

Buildings and Works (Heritage Precinct) - Part E 13.8.2 P1 and P3

6.10.1

6.10.2

6.10.3

6.10.4

There is no acceptable solution for buildings and works within a Heritage
Precinct.

The proposal includes a new deck at the rear of the property within
Heritage Precinct

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

The performance criteria P1 and P3 at clause Part E 13.8.2 provide as
follows:

P1

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

P3

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

6.10.5 Demolition of an existing deck at rear of a house in a heritage
precinct. Drawings indicate that a new deck is proposed in the
same location. Plans held at Hobart City Council indicate that the
area of building where development is proposed is well beyond the
footprint of early and original fabric. The proposed deck is similar in
size and location to the existing structure and the proposed
demolition and development are not anticipated to result in the loss
of cultural heritage values. It is very unlikely that the proposed
development will be discernible from the street.

The proposed development satisfies E 13.8.2 P1 & P3.
6.10.6 The officer's report is included as an attachment to this report.

6.10.7 The proposal complies with the performance criterion.

7. Discussion

7.1

7.2

7.3

7.4

Planning approval is sought for Partial Demolition and Alterations, at 19 Allison
Street West Hobart.

The application was advertised and received three (3) representations. The
representations raised concerns including privacy, visual bulk, overshadowing and
residential amenity impacts. These matters have been considered in context with
the proposal's degree of compliance with relevant development standards. The
proposal is subject to performance criteria that consider such impacts, and for the
most part the impacts generated are not considered to be unreasonable.

Nonetheless, the matter of privacy to the north-eastern side of the deck has been
deemed worthy of increased attention, and as previously detailed in the
assessment it has been concluded that more could be done to reduce this impact.

As such a condition requiring some additional screening to part of the north-
eastern side of the deck is recommended for inclusion on any permit issued for the
development.

The proposal has been assessed against the relevant provisions of the planning
scheme and is considered to perform well.

The proposal has also been assessed by the Council's Cultural Heritage Officer
who has raised no objection to the proposal.
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7.5 The proposal is recommended for approval.

Conclusion
8.1 The proposed Partial Demolition and Alterations at 19 Allison Street, WEST

HOBART satisfies the relevant provisions of the Hobart Interim Planning Scheme
2015, and as such is recommended for approval.
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9. Recommendations

That:

Pursuant to the Hobart Interim Planning Scheme 2015, the City Planning
Committee, in accordance with the delegations contained in its terms of
reference, approve the application for Partial Demolition and Alterations at 19
Allison Street, WEST HOBART 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 PLN-20-550 - 19 ALLISON STREET
WEST HOBART TAS 7000 - Final Planning Documents except where modified
below.

Reason for condition

To clarify the scope of the permit.

PLN 1

Screening to a height above deck surface level equivalent to that of the rear
end of the skillion roof section on the back of the adjacent dwelling at 17
Allison Street, with no more than 25% uniform transparency must be installed
and maintained along that part of the north-eastern edge of the deck for a
length equivalent to the current north-eastern end of the existing deck prior to
first occupation.

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

above requirement.

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

Reason for condition
To provide reasonable opportunity for privacy for dwellings.
ADVICE

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

Page: 18 of 20
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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.

BUILDING PERMIT

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

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

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.

Page: 19 of 20
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{Cameron Sherriff)
Development Appraisal Planner

As signatory to this report, | certify that, pursuant to Section 55(1) of the Local Government Act

19893, | hold no interest, as referred to in Section 49 of the Local Government Act 1993, in matters
contained in this repott.

(Ben Ikin)
Senior Statutory Planner

As signatory to this report, | certify that, pursuant to Section 55(1) of the Local Government Act
1993, | 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 September 2020

Attachment(s):

Attachment B - CPC Agenda Documents
Attachment C - Planning Referral Officer Cultural Heritage Report

Page: 20 of 20
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Planning; #209958
Property

19 ALLISON STREET WEST HOBART TAS 7000

People

Applicant
*

KRISTY LITTLE
0447255063
Miss ristyk@gmail com

Owner

*

Travis Little

71 Nelson Road
SANDY BAY TAS 7005
0477167962
travlitle@gmail com

Ovimner

*

KRISTY LITTLE
0447255063
Miss ristyl@gmail com

Entered By
KRISTYLITTLE
0447255063

Miss ristylo@gmail com

Use

Single dwelling

Details

Have you obtained pre application advice?
e Yes

If YES please provide the pre application advice number eg PAE-17-xx
Meeting with Ben Ikin

Are you applying for permitted visitor accommodation as defined by the State Government Visitor
Accommodation Standards? Click on help information button for definition. If you are not the owner of the
property you MUST include signed confirmation from the owner that they are aware of this application.

e No
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Is the application for SIGNAGE ONLY? If yes, please enter $0 in the cost of development, and you must enter the
number of signs under Other Details below.

+ No

Ifthis application is related to an enforcement action please enter Enforcement Number

Details
What is the current approved use of the land / building(s)?

Residential

Please provide a full description of the proposed use or development (i.e. demolition and new dwelling,
swimming pool and garage)

Replacement of deck

Estimated cost of development

*
9000.00

Existing floor area (m2) Proposed floor area (m2) Site area (m2)
13.70 30.80 600

Carparking on Site

N/A
Total parking spaces Existing parking spaces [1Other (no selection
2 2 chosen)

Other Details

Does the application include signage?

No

How many signs, please enter 0 if there are none
invalved in this application?

0

Tasmania Heritage Register
Is this property on the Tasmanian Heritage
Register? s No

Documents

Required Documents
Title (Folio text and Plan and Schedule of Easements)
*

Title plan pdf
Plans (proposed. existing)
*

Deck plans 19 Allison Street pdf
Covering Letter
Cover letter deck - HCC application pdf

Supporting Documents

Photos or Montages
View of neighbowring deck and property pdf
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thell ; RESULT OF SEARCH "‘
I RECORDER OF TITLES Tasme:n'an
I
] Issued Pursuant to the Land Titles Act 1980 Government

SEARCH DATE : 28-Aug-2020
SEARCH TIME : 09.10 AM

DESCRIPTION OF LAND

City of HOBART

Lot 1 on Diagram 44568

Being the land described in Conveyance No. €1/5382
Derivation : Part of 0OA-3R-24Ps. Gtd. to J. Moir
Prior CT 4675/100

SCHEDULE 1

SEARCH OF TORRENS TITLE

VOLUME FOLIO

44568 1

EDITION DATE OF ISSUE
4 18-Mar-2020

M495007 TRANSFER to KRISTY ANNE LITTLE and TRAVIS MATTHEW

LITTLE Fegistered 10-Dec-2014 at noon

SCHEDULE 2

FReservations and conditions in the Crown Grant if any
E205345 MORTGAGE to Perpetual Corporate Trust Limited
Registered 18-Mar-2020 at 12.01 PM

UNREGISTERED DEALINGS AND NOTATIONS

No unregistered dealings or other notations

Page 1 of 1

Department of Primary Industries, Parks, Water and Environment

www.thelist.tas.gov.au
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the FOLIO PLAN -
I RECORDER OF TITLES —~
Tasmanian
® [ssued Pursuant fo the Land Titles Act 1980 Government
PPROVED 19 JUN Tuyu REGISTERED NUMBER
APPROV / pnt) CONVERSION PLAN
JW‘I’" S
RECORDER OF TITLES CONVERTED FROM 65,"1«3 08 D . 4 4 5 6 8
:‘lbim GRANTEE DRAWN
V12046 PART OF LOT 13, 0-3-24 GTD. T0 JOHN MOIR Ak
8/6/9

CITY/TOWN OF HOBART (SEC. A6)
TAND-BISTRIETOF

PARIEH-BF

HENSTFHEAREIN-METRES .
LENGTHS HN-BRASHETS IN tHS/FEET & INCHES.

ohx 2047

SKETCH BY WAY OF ILLUSTRATION ONLY

. NOT TO SCALE

Search Date: 28 Aug 2020 Search Time: 09:11 AM Volume Number: 44568 Revision Number: 01 Page 1 of 1

Department of Primary Industries, Parks, Water and Environment www,thelist_tas_go\.‘.au
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K.A & T.M Little
19 Allison Street
West Hobart
Tasmania, 7000
Ph. 0447 255 063

24" August, 2020

Planning Department
Hobart City Council
GPO Box 503

Hobart, Tasmania, 7001
Australia

Re: Planning Application: Deck replacement — 19 Allison Street, West Hobart
To Whom It May Concern,
| write in relation to the current planning application for our residence at 19 Allison Street, West Hobart.

The existing deck built by the previous owners has reached end of life with some deterioration and needs replacing. We
are seeking approval to replace the deck with some alterations to make it more usable, safe and aesthetically pleasing for
our family.

As part of the replacement, we plan to install privacy screening on the South West side of the deck. We are not proposing
the installation of privacy screening along the North East side of the deck. As there are no internal windows in the
kitchen/dining area facing North East, significant light into this living area is provided via the glass windows and doors
leading to the deck area. Erecting 1.7m high privacy screening along the North Eastern side of the deck would significantly
impact the natural solar light coming into the house during the morning hours of the day as well as negatively impact the
visual aspect over West Hobart. On this basis, we are requesting approval to install transparent glass balustrading on this
edge of the deck.

The existing deck design at our property was built without the inclusion of privacy screening. Qur revised deck will not be
positioned any closer towards the neighbouring property at 17 Allison Street. Furthermore the owner of 17 Allison Street
has installed their own privacy screening on their deck, this along with the existing greenery screening along the fence
line, limits any view of their deck and garden from our property and the proposed deck.

We are confident that the proposed revisions to our deck will not impact on the privacy or visibility of the neighbouring
property and we have also consulted with the owner of the neighbouring property over our planned design.

Should there be any further concerns, we would be willing to look into the installation of additional greenery screening
from ground level in conjunction with Planning Officers and the owner of the neighbouring property if deemed to be a

requirement.

Please feel free to contact us should you require any further information regarding this application.

Yours sincerely,

Kristy & Travis Little
Owners - 19 Allison Street, West Hobart
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LOT1
D.44566
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EXISTING
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Application Referral Cultural Heritage - Response

From: Megan Baynes
Recommendation: Proposal is acceptable without conditions.

Date Completed:

Address: 19 ALLISON STREET, WEST HOBART
Proposal: Partial Demolition and Alterations
Application No: PLN-20-550

Assessment Officer: Cameron Sherriff,

Referral Officer comments:

Demolition of an existing deck at rear of a house in a heritage precinct. Drawings indicate that
a new deck is proposed in the same location. Plans held at Hobart City Council indicate that
the area of building where development is proposed is well beyond the footprint of early and
original fabric. The proposed deck is similar in size and location to the existing structure and
the proposed demolition and development are not anticipated to result in the loss of cultural
heritage values. It is very unlikely that the proposed development will be discernible from the

street.

The proposed development satisfies E 13.8.1 P1 and E 13.8.2 P1 & P3.

MB
CHO
23
09
2020
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14 42-44 Burnett Street, North Hobart - PLN-20-633
File Ref: F20/115977

Memorandum of the Director City Planning of 30 October 2020.

Delegation:  Council
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Cityof HOBART

MEMORANDUM: CITY PLANNING COMMITTEE

42-44 Burnett Street, North Hobart - PLN-20-633

Background

The Land Use Planning and Approvals Act 1993 requires that an application is
determined based on the planning scheme which is in effect as at the date of the
decision, not the date of the application. This can make it very difficult for developers
if there is a change to the applicable scheme after the date of the application and
before the date of determination.

The Hobart Interim Planning Scheme 2015 has recently been amended, with the
amendments to take effect on 19 November 2020. The amendments introduce
various amenity improvements to apartment-style developments.

The amendments were properly advertised, then assessed and approved by the
Tasmanian Planning Commission. The Development Appraisal Unit has
communicated with applicants and their consultants about the nature of the
amendments and the timing of them.

Current Application
The application is broadly described as follows:

The proposal is to demolish existing structures at 40 Burnett Street and 42-44
Burnett Street and construct a new seven storey building (two below ground
floors and five above ground floors) that is primarily for 31 multiple dwellings.
The ground floor is proposed to also contain commercial space with direct
frontage to Burnett Street.

The site is located between Argyle and Elizabeth Street. There is an existing single
storey building on the site at 42-44 Burnett Street. This was most recently used as
Novus Windscreen repairs.

This applicant presented the proposed applicant to a “pre-application” meeting of the
Urban Design Advisory Panel (UDAP) on 27 August 2020, which is a voluntary
process. At that meeting, it was made clear that if the applicant wished to have the
application determined prior to the commencement of the amendments to the
Scheme then an application should be made as soon as possible.
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It was clear at the UDAP meeting that the applicant had committed significant
resources to the preparation of the application, including consulting with various
experts regarding the proposal.

UDAP was broadly supportive of the pre-application proposal, although some
suggestions were made in relation to the design.

An application was made on 22 September 2020. UDAP is due to consider the
application as submitted on 5 November 2020.

If the application is not able to be determined prior to 19 November 2020 then a
redesign may be necessary and the costs of preparing the application to date may be
wasted.

Delegations

If there are 6 or more representations then the application would need to be
determined by the Council. The advertising period does not end until 11 November
2020, so it is too early to tell whether or not there will be 6 or more representations.
Given the location of the proposed development, it is possible that there will be at
least 6 representations.

The officer assessment has not been completed and so it is too early to say whether
it will be recommended for approval or refusal. If recommended for refusal then the
application would need to be determined by the Council.

The back-up delegation to the Director City Planning would only be activated in the
event that there is a tied vote. This is to prevent the scenario where the Committee
considers the application on 16 November 2020 and has tied votes, so that there is
no decision on the application. There would be insufficient time to call a special
Council meeting to be held prior to 18 November 2020.

A planned special Council meeting on 18 November is an alternative to the proposed
delegations.

RECOMMENDATION
That:

1. There is a specific delegation made by the Council to the City Planning
Committee to determine this application, as follows:

a. The Council, pursuant to section 6(3) of the Land Use Planning and
Approvals Act 1993, delegates to the City Planning Committee, the
power to determine planning application reference PLN-20-633 for the
property at 42-44 Burnett Street, North Hobart.

b. The Council, pursuant to section 6(3) of the Land Use Planning and
Approvals Act 1993, delegates to the Director City Planning the power
to determine planning application reference PLN-20-633 for the
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property at 42-44 Burnett Street, North Hobart in circumstances where
the application has been considered by the City Planning Committee
and the Committee has not determined the application due to the vote
on a motion being tied. The application must be determined by
following the recommendation of the Council’s officers, as specified in
the report provided to the Committee.

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

Neil Noye
DIRECTOR CITY PLANNING

Date: 30 October 2020
File Reference: F20/115977
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