AGENDA
City Planning Committee Meeting

Open Portion

Monday, 15 March 2021

at 5:00 pm
Council Chamber, Town Hall



THE MISSION

Working together to make Hobart a better place for the community.

THE VALUES

The Council is:

People

Teamwork

Focus and Direction

Creativity and
Innovation

Accountability

We care about people — our community, our customers
and colleagues.

We collaborate both within the organisation and with
external stakeholders drawing on skills and expertise for
the benefit of our community.

We have clear goals and plans to achieve sustainable
social, environmental and economic outcomes for the
Hobart community.

We embrace new approaches and continuously improve to
achieve better outcomes for our community.

We are transparent, work to high ethical and professional
standards and are accountable for delivering outcomes for
our community.
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ORDER OF BUSINESS

Business listed on the agenda is to be conducted in the order in which it

IS set out, unless the committee by simple majority determines
otherwise.
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1.
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CONFIRMATION OF MINUTES. ..o 5
CONSIDERATION OF SUPPLEMENTARY ITEMS .....cccooiiiiiii. 5

INDICATIONS OF PECUNIARY AND CONFLICTS OF INTEREST ........ 6

TRANSFER OF AGENDA ITEMS ... 6
PLANNING AUTHORITY ITEMS - CONSIDERATION OF ITEMS
WITH DEPU T AT IONS Lot eeeeeeereeaeenas 6
COMMITTEE ACTING AS PLANNING AUTHORITY o, 7
7.1 APPLICATIONS UNDER THE SULLIVANS COVE PLANNING
YO o Y S K L AR 8
7.1.1 51/1 Collins Street, Hobart and Common Land of Parent
Title - Change of Use to Visitor Accommodation............ccccccceeeeeee. 8

7.2 APPLICATIONS UNDER THE HOBART INTERIM PLANNING

SCHEME 2015 ... 59
7.2.1 7 Nixon Street, Sandy Bay - Partial Demolition, Alterations,
Extension and Front Fencing - PLN-20-460...............cccccuvviiiiinnns 59

7.2.2 118 York Street, Sandy Bay and Adjacent Road Reserve -
Partial Demolition, Subdivision (One Additional Lot), and

ASSOCIAtEd WOIK ...coovviiiiiiiiiiiiiiiiiieeeeeeeeee e 170
7.2.3 26 Tabart Street, New Town - Two Multiple Dwellings............... 309
7.2.4 41 Beaumont Road, Lenah Valley - Five Multiple Dwellings....... 416
7.2.5 249A Elizabeth Street, North Hobart - Signage.......................... 555

7.2.6 410 Elizabeth Street, North Hobart - Park Upgrade including
Partial Demolition, Alterations, Landscaping, Furniture and

(I To ] ) 1 T U 607
REPORTS o s 654
8.1 Building Statistics - 1 February 2021 - 28 February 2021 ............. 654
8.2 Annual Development Data 2020 ..........ccooveeiiiiiiiiiiiiiiiineeeeeeeeeeeiieenns 661

8.3 Planning Statistics - 1 February 2021 - 28 February 2021 ............ 669
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8.4 City Planning - AdvertiSing REPOIt........ccoovvvvviiiiiiiiiiiiinieeeeeeeeeiiiieens 676
8.5 Delegated Decision Report (Planning) .........cccccn. 681
RESPONSES TO QUESTIONS WITHOUT NOTICE........cccoovieiiieiinnns 684
9.1 Potential Development Sites - Rail Corridor ..........cccoeeeeeeiviiiiinnnnns 685
QUESTIONS WITHOUT NOTICE ....ccoiiiiiiieiieeeeeee 686
CLOSED PORTION OF THE MEETING........cccooiiiiiiiieeeeeeeee, 687
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City Planning Committee Meeting (Open Portion) held Monday, 15 March 2021
at 5:00 pm in the Council Chamber, Town Hall.

This meeting of the City Planning Committee is held in accordance with a
Notice issued by the Premier on 3 April 2020 under section 18 of the COVID-19
Disease Emergency (Miscellaneous Provisions) Act 2020.

COMMITTEE MEMBERS Apologies:

Deputy Lord Mayor Burnet (Chairman)

Briscoe

Harvey Leave of Absence: Nil.
Behrakis

Dutta

Coats

NON-MEMBERS
Lord Mayor Reynolds
Zucco

Sexton

Thomas

Ewin

Sherlock

1. CO-OPTION OF A COMMITTEE MEMBER IN THE EVENT OF A
VACANCY

2. CONFIRMATION OF MINUTES

The minutes of the Open Portion of the City Planning Committee meeting held
on Monday, 1 March 2021 and the Special City Planning Committee meeting
held on Tuesday, 9 March 2021, are submitted for confirming as an accurate
record.

3. CONSIDERATION OF SUPPLEMENTARY ITEMS

Ref: Part 2, Regulation 8(6) of the Local Government (Meeting Procedures) Regulations 2015.

Recommendation

That the Committee resolve to deal with any supplementary items not
appearing on the agenda, as reported by the General Manager.


../../../RedirectToInvalidFileName.aspx?FileName=CPC_01032021_MIN_1441.PDF
../../../RedirectToInvalidFileName.aspx?FileName=CPC_09032021_MIN_1538_EXTRA.PDF
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INDICATIONS OF PECUNIARY AND CONFLICTS OF INTEREST

Ref: Part 2, Regulation 8(7) of the Local Government (Meeting Procedures) Regulations 2015.

Members of the committee are requested to indicate where they may have any
pecuniary or conflict of interest in respect to any matter appearing on the
agenda, or any supplementary item to the agenda, which the committee has
resolved to deal with.

TRANSFER OF AGENDA ITEMS

Regulation 15 of the Local Government (Meeting Procedures) Regulations 2015.

A committee may close a part of a meeting to the public where a matter to be
discussed falls within 15(2) of the above regulations.

In the event that the committee transfer an item to the closed portion, the
reasons for doing so should be stated.

Are there any items which should be transferred from this agenda to the
closed portion of the agenda, or from the closed to the open portion of the
agenda?

PLANNING AUTHORITY ITEMS - CONSIDERATION OF ITEMS WITH
DEPUTATIONS

In accordance with the requirements of Part 2 Regulation 8(3) of the Local
Government (Meeting Procedures) Regulations 2015, the General Manager is
to arrange the agenda so that the planning authority items are sequential.

In accordance with Part 2 Regulation 8(4) of the Local Government (Meeting
Procedures) Regulations 2015, the Committee by simple majority may change
the order of any of the items listed on the agenda, but in the case of planning
items they must still be considered sequentially — in other words they still have
to be dealt with as a single group on the agenda.

Where deputations are to be received in respect to planning items, past
practice has been to move consideration of these items to the beginning of the
meeting.

RECOMMENDATION

That in accordance with Regulation 8(4) of the Local Government (Meeting
Procedures) Regulations 2015, the Committee resolve to deal with any items
which have deputations by members of the public regarding any planning
matter listed on the agenda, to be taken out of sequence in order to deal with
deputations at the beginning of the meeting.
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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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7.1 APPLICATIONS UNDER THE SULLIVANS COVE PLANNING
SCHEME 1997

7.1.1 511 COLLINS STREET, HOBART AND COMMON LAND OF
PARENT TITLE - CHANGE OF USE TO VISITOR ACCOMMODATION
PLN-21-63 - FILE REF: F21/20621

Address: 51/1 Collins Street, Hobart and Common Land of
Parent Title

Proposal: Change of Use to Visitor Accommodation

Expiry Date: 26 March 2021

Extension of Time: Not applicable

Author: Michael McClenahan

RECOMMENDATION

That pursuant to the Sullivans Cove Planning Scheme 1997, the
Council approve the application for change of use to visitor
accommodation at 51/1 Collins Street, 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-21-63 - 51/1
COLLINS STREET HOBART TAS 7000 - Final Planning
Documents except where modified below.

Reason for condition
To clarify the scope of the permit.
PLN 18

Prior to the commencement of the approved use, a management
plan for the operation of the visitor accommodation must be
submitted and approved, to the satisfaction of the Council's
Director City Planning. The management plan must include
measures to limit, manage and mitigate unreasonable impacts
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upon the amenity of long term residents. These measures must
include, but are not limited to, the following requirements:

1. To limit, manage, and mitigate noise generated as a result of
the visitor accommodation.

2. To limit, manage, and mitigate behavioural issues caused as
a result of the visitor accommodation.

3. To maintain the security of the building where the visitor
accommodation would be located, including managing
and/or limiting access to shared areas and facilities.

4. To specify the maximum permitted occupancy of the visitor
accommodation.

5. To provide a contact number in the case of issues that
require resolution.

Once approved, the management plan must be implemented
prior to the commencement of the approved use and must be
maintained for as long as the visitor accommodation is in
operation. In the event that the property is sold, the
management plan must be updated within 14 days of the transfer
of ownership.

Reason for condition

To ensure that visitor accommodation does not cause an
unreasonable loss of residential amenity.

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


http://www.hobartcity.com.au/Development/Planning
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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.

VISITOR ACCOMMODATION

More information on visitor accommodation, including when building
approval is required, can be found here.

In all cases, check with your insurance company that you have
adequate cover.

If you are in a bushfire prone area there may be a need to
create/review the Bushfire Management Hazard Plan for your

property.

If you have a spa or a pool at your property then you are required to
test for microbiological quality and chemical parameters on a monthly
basis, under the Public Health Act 1997. If you have any questions
about this then please call our Environmental Health team on 6238
2715.

If you are providing food for consumption on the property, you may
require a food business registration in accordance with the Food Act
2003. Click here for more information, or call our Environmental
Health team on 6238 2715.

Visitor accommodation is also considered to be a commercial use and
also not eligible to residential parking permits. Under the current
policy for the issuing of residential parking permits, the proposed
change of use to visitor accommodation would not entitle the property
to a residential parking permit, or a transferable “bed and breakfast”
parking permit.

Attachment A: PLN-21-63 - 51/1 COLLINS STREET HOBART
TAS 7000 - Planning Committee or Delegated
Report

Attachment B: PLN-21-63 - 51/1 COLLINS STREET HOBART

TAS 7000 -CPC Agenda Documents 1


https://www.hobartcity.com.au/Development/Building-and-plumbing/Lodgment-of-building-and-plumbing-applications
https://planningreform.tas.gov.au/__data/assets/pdf_file/0006/441492/Information-Sheet-VA1-Changes-to-Requirements-for-Visitor-Accommodation-use-in-Planning-Schemes-1-August-2018.pdf
https://www.hobartcity.com.au/Business/Food-and-beverage-businesses/Food-businesses
CPC_15032021_AGN_1442_AT_files/CPC_15032021_AGN_1442_AT_Attachment_8176_1.PDF
CPC_15032021_AGN_1442_AT_files/CPC_15032021_AGN_1442_AT_Attachment_8176_2.PDF
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APPLICATION UNDER SULLIVANS COVE PLANNING SCHEME 1997

Committee
26 March 2021
26 March 2021
PLN-21-63

Address: 51/1 COLLINS STREET , HOBART
COMMON LAND OF PARENT TITLE
Applicant: SIMON ROBUSTELLI
70 LIPSCOMBE AVENUE
Proposal: Change of Use to Visitor Accommodation
Representations: Ten

Performance criteria: Planning Directive No.6 - Exemption and Standards for Visitor

Accommodation in Planning Schemes - Clause 3.3 (e)

1. Executive Summary

1.1

1.2

1.3

1.4

1.5

1.6

Planning approval is sought for a Change of Use to Visitor Accommodation, at
51/1 Collins Street, Hobart.

More specifically the proposal includes the complete change of use of the unit from
long term residential to short term visitor accommodation.

The proposal relies on performance criteria to satisfy the following:

1.3.1 Planning Directive No. 6 Exemption and Standards for Visitor
Accommodation in Planning Schemes Clause 3.3 (e).

Ten (10) representations objecting to the proposal were received within the
statutory advertising period between 15/02/21 - 01/03/21.

The proposal is recommended for approval subject to conditions.

The final decision is delegated to the Council because more than six (6) objections
were received within the statutory advertising period.

Page: 1 of 19
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2.  Site Detail

2.1 The application site is one of 65 lots on the strata title for 1 Collins Street, Hobart,
on the corner of Collins Street and Brooker Avenue. Of these lots there are
five visitor accommodation lots, and the remainder are residential. The subject
dwelling has 2-3 bedrooms (two bedrooms and a study), an open kitchen dining
living area, and a balcony for private open space. Access to the dwelling is via a
common lobby and corridor area, with car parking provided in a shared, secure
parking area at ground level.

2.2 A visit to the site was undertaken, however, due to security doors, this was only in
the form of a walk around the perimeter of the complex, not an internal inspection of
the dwelling and shared spaces.

area.

Page: 2 of 19
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-
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Figure 2: Detail image of specific strata lot of unit that is the subject of this

application (bordered in blue). The large parcel is located on the fifth floor of the
main building with the smaller parcel to the lower left representing the designated
parking space.

3. Proposal

31

3.2

Planning approval is sought for a Change of Use to Visitor Accommodation, at
51/1 Collins Street, Hobart.

More specifically the proposal is for the complete change of the use of Unit 51, 1
Collins Street from a long term accommeodation multiple dwelling to a short term

visitor accommodation unit. No development is proposed as part of this change of
use application.

4. Background

4.1

Council has issued planning permits for Visitor Accommodation Use to operate
within several other apartments on the property.

Page: 3 of 19




Item No. 7.1.1

42

4.3

4.4

Agenda (Open Portion)

City Planning Committee Meeting - 15/3/2021 ATTACHMENT A

Three of these apartments are those at 8, 9, and 29 /1 Collins Street (PLN-17-541,
PLN-17-963, and PLN-18-250 respectively). All of these approvals were permitted
and issued in accordance with section 58 of the Land Use Planning and
Approvals Act 1993 when the previous Interim Planning Directive No. 2 [
Exemption and Standards for Visitor Accommodation in Planning Schemes was
in effect.

Council has also issued two approvals for visitor accommodation to operate from
37 and 53/ 1 Collins Street (PLN-19-30 and PLN-20-762). These approvals were
discretionary and issued in accordance with section 57 of the Land Use Planning
and Approvals Act 1993 under the current Planning Directive 6 Exemption and
Standards for Visitor Accommodation in Planning Schemes.

A further application to change the use of 35/1 Collins Street (PLN-18-513)
remains on hold with Council subject to the provision of additional information from
the applicant.

Concerns raised by representors

5.1

5.2

Ten (10) representations objecting to the proposal were received within the
statutory advertising period between 15/02/21 - 01/03/21.

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.

Noise:

Representors felt that short term accommodation guests can
lead to problems such as noise and late night parties at a much
greater frequency than a normal residential tenancy. The
representors felt that the change of use would have a
detrimental impact on the amenity they currently enjoy.

ISecurity:

Representors raised concern that the flow of unknown visitor
accommodation guests contributed towards a feeling of
insecurity in the complex. One representor also noted that even
those long-term residents living on the wing blocks (Units 1-19)
do not have access to the tower block.

Page: 4 of 19
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Representors raised concerns for the security access for guests
and that there would be limited opportunity to monitor or restrict
the flow of people entering or leaving.

Residential Character:

Several representations raised concern that the continuing trend
of visitor accommodation use supplanting long term residential
use will have negative impacts on the quiet and respectful
residential character of the complex. This contrasts with the
family and group occupancy of group stays which apartments of
2 or 3 bedrooms would target on the short stay market.
Representors felt the complex was not designed for short term
stay and visitor accommodation use and the increasing
numbers of units being approved is exacerbating the negative
impacts of the use.

One representation noted Wapping was envisaged as a
residential area and such changes of use are changing the
village feel.

Housing Availability:
One representor felt the location is ideally suited for long term
residents, particularly those how have jobs at nearby hospitals
and arts precincts.
Representors cited the ongoing Hobart housing crisis and that
the community is best served by increasing the number of
residential opportunities.

Visitor Accommodation Alternatives:

Several representors felt that the surrounding area provided
sufficient visitor accommodation options, particularly with new
hotels opening, and that these would be more suitable for
visitors to stay in.

Body Corporate:
Representors were concerned that visitor accommodation
guests will lead to increased costs for owners due to extra
cleaning in the common areas and repairing damage to the
building, security gates and lifts. Representors that visitors who
have no vested interest in the building will have no interest in
keeping the complex safe and pleasant for all.

Page: 5 of 19
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Representors felt there would be increased use of common
facilities (pool, gymnasium, and barbeque area) by visitors,
ignoring By-laws prohibiting use by short-term visitors, to the
detriment of long-term residents.

One representor raised concern that increased visitor
accommoadation use in the complex would see an increase in
strata insurance.

One representor noted inappropriate use of common areas and
recalled finding a tent pitched in an upstairs corridor,
speculating it was visitor accommodation overflow.

Previous Decisions:

Representors noted that a limit of four approvals existed on the
building and this was already too much. Any further approvals
were recognised as taking the building over the limit set out in
Interim Planning Directive No.6.

One representor felt that the lack of a strong stance by Council
over the issue is now threatening the Wapping precinct and
expressed concern over the erosion of the area identity as a
residential precinct.

Representors felt that the lodgment of cbjections was not being
taken seriously by the Council but wished to make their
concerns known.

ICOVID-19:

One representor raised concern that the constant movement of
short-stay visitors may not adhere to government policy and
rules in regards to combating the COVID virus.

The Sullivans Cove Planning Scheme 1997 is a performance based planning
scheme. This approach recognises that there are in many cases a number of ways
in which a proposal can satisfy desired environmental, social and economic
standards. In some cases a proposal will be ‘permitted’ subject to specific
‘deemed to comply’ provisions being satisfied. Performance criteria are
established to provide a means by which the objectives of the planning scheme
may be satisfactorily met by a proposal. Where a proposal relies on performance
criteria, the Council's ability to approve or refuse the proposal relates only to the
performance criteria relied on.

The site is located in the Inner City Residential (Wapping) Activity Area of the

Page: 6 of 19



Item No. 7.1.1

6.3

6.4

6.5

6.6

6.7

Agenda (Open Portion) Page 17
City Planning Committee Meeting - 15/3/2021 ATTACHMENT A

Sullivans Cove Planning Scheme 1997.

The existing use is Residential (Multiple Dwelling) The proposed use is Visitor
Accommodation. The existing use is a permitted use in the Activity Area. The
proposed use is a discretionary use in the Activity Area.

The proposal has been assessed against:

6.4.1 Planning Directive No.6 - Exemption and Standards for Visitor
Accommodation in Planning Schemes

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

6.5.1 Planning Directive No.6 - Exemption and Standards for Visitor
Accommodation in Planning Schemes - Clause 3.3 (e)

Each performance criterion is assessed below.

Planning Directive No. 6 ("PD6") Exemption and Standards for Visitor
Accommodation in Planning Schemes Clause 3.3 (e)

6.7.1 The permitted standard at clause 3.3(d) allows a total of 200sgm of visitor
accommodation use per parent strata lot.

6.7.2 The proposal includes the change of use of a 160sgm unit in Activity Area
1 of the Sullivans Cove Planning Scheme 1997 from Residential to
Visitor Accommodation. There are already other units operating as visitor
accommodation use, the floor area in use for visitor accommodation
exceeds 200sgm.

6.7.3 The proposal does not comply with the permitted standard; therefore
assessment against the performance criterion is relied on.

6.7.4 The performance criterion at clause 3.3(e) provides as follows:
Unless 3.3(a) applies, Bed and Breakfast Establishment and Visitor
Accommodation that does not comply with the provisions in 3.3(d) is
‘Discretionary’ in Activity Area 1.0 Inner City Residential (Wapping)

subject to the following conditions:

Bed and Breakfast Establishment and Visitor Accommodation must:

Page: 7 of 19
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(i) not cause an unreasonable loss of privacy to adjoining properties;
(i) not likely to cause an unreasonable increase in noise;
(iii) be of a scale that respects the character and use of the area;

(iv) not adversely impact the safety and efficiency of the local road
nhetwork;

(v) not unreasonably disadvantage owners and users of rights of way;

(vi) not be located on the same site as a dwelling providing long-term
residential accommodation, unless:

a. it has a separate ground level pedestrian access to a road; or
b. there is an existing mix of uses on the site;

and the impact on the amenity of the long term residents within the site
is not unreasonable.

Clause 3.3(a) of PD6 does not apply as the dwelling in guestion is not
used by the owner as their main place of residence. The proposal does
not comply with clause 3.3(d) as the proposal would result in there being a
floor area used for visitor accommodation greater than 200m? on the lot.
Therefore, the proposed visitor accommodation is discretionary and
requires justification against the above conditions.

Privacy - clause 3.3(e)(i)

The proposed visitor accommodation would be contained within an
existing apartment. No additional features that may affect privacy such as
windows or elevated decks are proposed. Therefore, the proposal is
considered unlikely to cause a loss of privacy. It is noted that the proposal
may have an impact upon areas on the site such as lifts, corridors, and
entry spaces. However, these spaces are already shared spaces that are
not considered to provide privacy.

Noise - clause 3.3(e)(ii)
While some guests may generate additional noise, the proposed use is

considered to be fundamentally similar to a permanent residential use of a
unit of the same size. The number of occupants would be no greater in the

Page: 8 of 19
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unit and the use of the space for cooking, sleeping, relaxation and
occasional social activities would be also similar to that found in a
permanent residential use. On the assumption that the unit would operate
in a similar nature under these different uses, the likelihood of events
leading to an unreasonable increase in noise (loud sustained music, large
parties, unruly and anti-social guests) would be no greater than if the unit
were to remain occupied by a long-term resident.

A requirement of a Visitor Management Plan is recommended, requiring
a maximum occupancy, as well as limiting, management and mitigation of
noise generated in the unit. Whilst the actions of individuals or groups
using the short term stay service to rent the subject site for a Visitor
Accommodation Use cannot be predicted or guaranteed, it is expected
that the Visitor Management Plan would reduce the likelihood of guests
causing an unreasonable increase in noise. It is important that the
expectations and requirements of this plan are made clear to any guests
with regard to noise generation. It is also considered appropriate to
require that the management plan provide contact details for residents
should there be any issues arising from Visitor Accommodation guests. It
is assessed therefore, that it is unlikely that the occupation of this unit for a
Visitor Accommodation use would see an unreasonable increase in
noise.

Scale - clause 3.3(e)(iii)

6.7.8 The question that was raised by representors, and which is also apparent
for planning assessment against subclause (iii), is: what number can be
classified as a threshold amount of Visitor Accommodation units on the
site that would represent being of a scale that does not respect the
character and use of the area?

6.7.9 The Wapping area has been specified under the Sullivans Cove
Planning Scheme 1997 as an Activity Area with unique characteristics in
the inner city area of Hobart. Under clause 15.2, the objectives of the
Activity Area make clear that the area is to "provide for the development
of an inner city residential neighbourhood” and "to ensure that
residential development is the primary focus throughout the
Activity Area" whilst also allowing "non-residential uses to be developed
on a flexible performance approach based on the amenity and
characteristics of specific sites."

In the context of the subject site, the "specific site", the apartment complex
at 1 Collins Street was approved by Council in 2003 as "development and

Page: 9 of 19
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use of the land for the purpose of Demolition, Residential Accommodation
and Retail/Commercial." The amenity and characteristics of the site could
therefore be understood to reflect the design, operation, and expected
enjoyment of the development. The apartment complex presents as as a
standard multi-residential design with large self-contained dwellings, and
no on-site concierge or management who control access or can address
resident complaints or issues. The majority of these dwelling are in the
multi-storey tower with the remaining dwellings on separate wings and
which are a townhouse-style with individual street access.

Subsequent to construction there has been no major change of use to the
site which has continued to exist for Residential uses, specifically long
term tenants. As raised by several representors, the expectation is a
standard of reasonable residential amenity that could be found in any
Residential use, whether single or multiple dwelling and that these remain
of particular uniqueness to the Wapping Activity Area. This sets out the
existing character and use of the area that any approval of a non-
residential use, specifically Visitor Accommeodation, would need to
respect. A concern raised by representors is that an increased in Visitor
Accommodation would represent a continued erosion of these elements
outlined under clause 15.2 to the detriment of the Activity Area.

There are 64 residential lots recorded on the strata title for the site and as
discussed in Section 4 of this report, there have also been a total of five
Visitor Accommodation units approved on the site. If this application was
to be approved, the total number of approved Visitor Accommodation
units on the site would be six, and would see the use class make up just
over 9% of the total units on the site. The site contains three separate
buildings, two wings and one tower. The unit in question is located on the
fourth floor of the tower that presently contains 45 units, three of which are
visitor accommodation approvals. Visitor Accommodation uses therefore
make up 7% of units in the building, with an approval of an additional unit
increasing this to 9%.

Looking at the scale of Visitor Accommodation use beyond the specific
address of 1 Collins Street, several representations also cited the
importance of the area as being of residential character and that the
continued supplanting of long-term residential use for short-stay guests
would be to the detriment of the unique feel and characteristics that the
Wapping area possesses. The determination of appropriate scale can be
measured not only in the number of previous approvals in the Activity
Area, but also the intensity in which they are used. There are already
established Visitor Accommodation uses already operating in the Activity
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Area, both in the form traditional dedicated accommeodation, The Old
Woolstore Apartment Hotel, as well as a number of short-term stay uses in
residential complexes on Campbell Street, Collins Street, Sackville
Street, and Sun Street. A comprehensive study of whether these uses
have operated to the detriment of the amenity and characteristics of
specific sites within the Activity Area has not been undertaken for the
purposes of this assessment.

A speculative argument is that the five previously approved units on the
site, or even every approved visitor accommodation unit in the activity
area, could be operating with booked guests every night and all year long,
and that on this basis, the addition of an additional unit may operate with
the same success. In this scenario the proposal would arguably
demonstrate an operation that would be of a scale that does not respect
the character of the area. However, a more reasonable assumption would
that this scenario is exaggerated, although no official data is available to
support the number of visitor nights. Data provided by the website Inside
Airbnb (www.insideairbnb.com) indicates that within the Hobart City
Council Local Government Area the recently and frequently booked
listings have an estimation of 193 occupied nights a year with several
identified listings under this category being located in the Wapping
Activity Area (Figure 3). On the basis of this information, it would be
reasonable to predict that any future listing, like the current proposal, may
have a similar level of occupation. In the absence of regulatory power to
limit the number of guest nights Council has made efforts to manage the
operation of these approved Visitor Accommodation uses through a
condition of a management plan. Of the five previous approvals in the 1
Collins Street complex, only two units have had conditions of a
management plan, both of which are located in the central tower block.
The complaints raised by representors from visitor accommodation
guests in the building do not specify whether these are linked to these
specific units, although there were specific references to disturbances by
potential guests in this building.
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Figure 3: 'Recent and frequently booked' Airbnb listings in the Wapping
Activity Area (highlighted in blue). Please note: confirmed additional
listings incorrectly located outside the Activity Area have been circled in
blue. Source: www.insideairbnb.com accessed 03/03/2021.

6.7.12 The continued growth of Visitor Accommodation uses in the Wapping
Activity Area has been argued by representors to be unreasonable. The
representations uniformly raise concerns about the land use conflict within
the 1 Collins Street complex, as well as the wider Activity Area. The
concern for the erosion of the residential character by a non-residential
use is not an element of the criteria for assessment under clause 3.3(e),
rather the requirement is that the scale of the use would respect those
character elements.

6.7.13 Given that the Scheme anticipates uses in Wapping other than
Residential and that there is already existing Visitor Accommeodation use
in the area (including the Old Woolstore Apartment Hotel and other
individual properties), the use of Visitor Accommodation clearly falls
within the character and use of the area. The question of scale is difficult
to answer conclusively. However, given that the occupancy rate is
anticipated to be approximately 50% of the year, and that this unit would
bring the total use of Visitor Accommodation to 9% within the site, itis
concluded that the scale of the use does respect the character and use of
the area.
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Impact on road network - clause 3.3(e)(iv)

The building is existing, along with car parking allocated for the use of the
individual residences. As such, there is limited scope for vehicles
associated with the proposed visitor accommodation use. Given the
vehicles associated with the existing approved residential use of the site,
it is considered that there will be little or no impact on the safety and
efficiency of the road networks resulting from the proposed change of
use.

Rights of Way - clause 3.3(e)(v)
There are no rights of way relied upon to facilitate access to the site.
Impact on amenity of long term residents - clause 3.3(e)(vi)

There is an existing mix of uses on the site, earlier approved Visitor
Accommodation units alongside existing long term Residential Use, such
that separate ground floor access is not required for the unit to facilitate its
proposed change of use. One representor raised issue with the
appropriate consideration of 'mixed use' under subclause (vi) (b) for
Visitor Accommodation if the only other use on the site is earlier approved
Visitor Accommodation. PD6 does not define 'mixed use' and there is no
reason to depart from the usual interpretation of this phrase, to mean
simply more than one use. This is satisfied here, given that there is
Residential use and Visitor Accommodation use on the site.

The representations assert that the existing Visitor Accommodation use
on the site is creating issues for long term resident amenity through noise,
disturbance, repairs, and security concerns. While those concerns have
not been raised with the Council to date, they have apparently been raised
with the Body Corporate. In assessing this requirement, it is relevant that
if a permit is granted, this would be the only unit with planning permission
to carry out Visitor Accommodation on that floor; the units which already
have Visitor Accommodation are on different floors and on the wings.

This will minimise the impact to any specific residents. It is considered
that a Visitor Management Plan is adequate to manage the risks posed to
the amenity of long term residents within the sites, so that any impacts will
not be unreasonable.

Correctly following the directions of this plan, it could reasonably be

considered the proposed use would be able to operate in a manner
respectful of the Amenity Area character and use. In the absence of other
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regulatory options for management of the use, the recommendation will be
that a condition for a visitor management plan to a similar standard with
the previous approvals under PLN-19-30 and PLN-20-762 be included in
the permit of approval. This will seek to guarantee that the operation and
scale of the use is appropriately managed to the satisfaction of Council,
long term residents, as well as ensuring the character and use of the
Amenity Area is respected.

6.7.18 The proposal complies with the performance criterion.

7. Discussion

7.1 Planning approval is sought for a Change of Use to Visitor Accommodation, at
51/1 Collins Street, Hobart.

7.2 The application was advertised and received ten (10) representations. The
representations raised a number of concerns including noise, security, residential
character, visitor accommodation alternatives, housing availability, body corporate
management, COVID-19, and previous decisions made by Council. The concerns
of the representors are acknowledged, and where they relate to the discretion
invoked, they have been dealt with comprehensively in section 6 of this report.

Fundamentally, it is a difficult question to resolve the question: at what point does
approving Visitor Accommodation units in this apartment complex become of such
a scale that it is out of character with the area. It is noted that even if this application
is approved, still less than 10% of all apartments in this complex are approved to
operate as visitor accommodation. Concerns regarding amenity impacts and
behavioural issues of potential guests in the Visitor Accommodation unit are also
acknowledged. Again this is a difficult issue to resolve. However it is considered
that so long as the requirements of the proposed management plan are adhered to,
then it seems reasonable to assume that guests of the visitor accommodation unit
would not have an unacceptable impact on the amenity of long term residents.

7.3 The proposal has been assessed against the relevant provisions of the planning
scheme and is considered to perform well, with safeguarding conditions.

7.4 The proposal is recommended for approval.

8. Conclusion

Page: 14 of 19



Item No. 7.1.1

Agenda (Open Portion) Page 25
City Planning Committee Meeting - 15/3/2021 ATTACHMENT A
8.1 The proposed change of use to Visitor Accommodation at 51/1 Collins Street,

Hobart satisfies the relevant provisions of the Sullivans Cove Planning Scheme
1997, and as such is recommended for approval.
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9. Recommendations

That:

Pursuant to the Sullivans Cove Planning Scheme 1997, the Council approve the
application for change of use to Visitor Accommodation at 51/1 Collins Street,
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-21-63 - 51 1 COLLINS STREET
HOBART TAS 7000 - Final Planning Documents except where modified below.

Reason for condition

To clarify the scope of the permit.

PLN 18

Prior to the commencement of the approved use, a management plan for the
operation of the visitor accommodation must be submitted and approved, to
the satisfaction of the Council's Director City Planning. The management plan
must include measures to limit, manage and mitigate unreasonable impacts
upon the amenity of long term residents. These measures must include, but
are not limited to, the following requirements:

1. To limit, manage, and mitigate noise generated as a result of the visitor
accommodation.

2. To limit, manage, and mitigate behavioural issues caused as a result of
the visitor accommodation.

3. To maintain the security of the building where the visitor
accommodation would be located, including managing and/or limiting
access to shared areas and facilities.

4, To specify the maximum permitted occupancy of the visitor
accommodation.

5. To provide a contact number in the case of issues that require
resolution.

Once approved, the management plan must be implemented prior to the
commencement of the approved use and must be maintained for as long as
the visitor accommodation is in operation. In the event that the property is
sold, the management plan must be updated within 14 days of the transfer of
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ownership.
Reason for condition

To ensure that visitor accommodation does not cause an unreasonable loss of
residential amenity.

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.

VISITOR ACCOMMODATION

More information on visitor accommodation, including when building approval is
required, can be found here.

In all cases, check with your insurance company that you have adequate cover.

If you are in a bushfire prone area there may be a need to create/review the Bushfire
Management Hazard Plan for your property.

If you have a spa or a pool at your property then you are required to test for
microbiological quality and chemical parameters on a monthly basis, under the Public
Health Act 1997. If you have any questions about this then please call our
Environmental Health team on 6238 2715.

If you are providing food for consumption on the property, you may require a food
business registration in accordance with the Food Act 2003. Click here for more
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information, or call our Environmental Health team on 6238 2715.

Visitor accommodation is also considered to be a commercial use and also not
eligible to residential parking permits. Under the current policy for the issuing of
residential parking permits, the proposed change of use to visitor accommodation
would not entitle the property to a residential parking permit, or a transferable “bed and
breakfast” parking permit.
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(Michael McClenahan)
Assistant 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 report.

(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: 9 March 2021

Attachment(s):

Attachment B - CPC Agenda Documents

Page: 19 of 19



Item No. 7.1.1 Agenda (Open Portion) Page 30
City Planning Committee Meeting - 15/3/2021 ATTACHMENT B

Planning: #224136

Property

51/1 COLLINS STREET HOBART TAS 7000

People

Applicant
®

SIMON ROBUSTELLI
0407 096 167
simonrobustellifergmail com

Owner
*

SIMON ROBUSTELLI
0407 096 167
simonrobustelliegmail.com

Entered By

SIMON ROBUSTELLI
0407 096 167
simonrobustelli@ gmail com

Use

Visitor accomodation

Details

Have you obtained pre application advice?

-

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.

* . Yes

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

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

Details
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What is the current approved use of the land / building(s)?
Residential/ long term accommodation
Please provide a full description of the proposed use or development (i.e. demolition and new dwelling,

swimming pool and garage)

Short Term accommodation

Estimated cost of development

25000.00
Existing floor area (m2) Proposed floor area (m2) Site area (m2)

Carparking on Site

MNIA
[1 Other (no selection
Total parking spaces 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? .

Documents

Required Documents

Title (Folio text and Plan and Schedule of Easements)

Title.pdf

Plans (proposed, existing)

*

Plan.pdf

511 Collins Street - Additional Attachment

51 1 Collins Street - Additional Attachment.pdf
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the RESULT OF SEARCH N
I RECORDER OF TITLES e’
Tasmanian
coe /ssued Pursuant to the Land Titles Act 1980 Government

SEARCH OF TORRENS TITLE

VOLUME
143029

FOLIO
51

EDITION
4

DATE OF ISSUE
26-May-2010

SEARCH DATE : 15-Dec-2020
SEARCH TIME : 10.39 AM

DESCRIPTION OF LAND

City of HOBART

Lot 51 on Strata Plan 143029 and a general unit entitlement
operating for all purposes of the Strata Scheme being a 499
undivided 1/37910 interest

Derived from Strata Plan 143029

Derivation : For grantees see Sealed Plan No. 142611

SCHEDULE 1

M150297 TRANSFER to NEDA MIRKAZEMI Registered 30-0ct-2007
at 12.01 PM

SCHEDULE 2

Reservations and conditions in the Crown Grant if any

The registered proprietor holds the lot and unit entitlement
subject to any interest noted on common property
Folio of the Register volume 143029 folio 0

SP 142611 EASEMENTS in Schedule of Easements

SP 142611 COVENANTS in Schedule of Easements

Ale4683 FENCING CONDITION in Transfer

C5798%9 FENCING CONDITION in Transfer

C816791 MORTGAGE to Australia and New Zealand Banking Group
Limited Registered 30-0ct-2007 at 12.02 PM

C969876 MORTGAGE to Australia and New Zealand Banking Group
Limited Registered 26-May-2010 at noon

UNREGISTERED DEALINGS AND NOTATIONS

No unregistered dealings or other notations
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thell RESULT OF SEARCH R
W I RECORDER OF TITLES o
. Tasmanian
S ] [ssued Pursuant to the Land Titles Act 1980 Government
SEARCH OF TORRENS TITLE
VOLUME FOLIO
143029 0
EDITION DATE OF ISSUE
3 29-Aug-2005

SEARCH DATE : 15-Dec-2020
SEARCH TIME : 10.39 AM

DESCRIPTION OF LAND

City of HOBART

The Common Property for Strata Scheme 143029
Derivation : For grantees see Sealed Plan No. 142611
Prior CT 142611/1

SCHEDULE 1

STRATA CORPORATION NUMBER 143029, ONE COLLINS

SCHEDULE 2

Reservations and conditions in the Crown Grant if any

143029 FIRST BY-LAWS lodged with the strata plan

SP 142611 EASEMENTS in Schedule of Easements

SP 142611 COVENANTS in Schedule of Easements

Al64683 FENCING CONDITION in Transfer

C579899 FENCING CONDITION in Transfer

C606279 DECLARATION pursuant to Section 75CA of the
Conveyancing and Law of Property Act 1884 Registered
04-Jan-2005 at noon

C559634 APPLICATION by body corporate to amend strata plan
Registered 01-Mar-2005 at noon

C617228 DECLARATION pursuant to Section 75CA of the
Conveyancing and Law of Property Act 1884 Registered
01-Mar-2005 at noon

C628834 BURDENING EASEMENT: Pipeline Easement for the Hobart
City Council over the Pipeline Easement shown on
Strata Plan No.143029 Registered 29-Aug-2005 at noon

C866786 APPLICATION by owners to amend strata plan 143029 by
deleting area of Lot 100 and increasing area of Lot
23 Registered 06-Aug-2009 at 12.01 PM

C947677 APPLICATION by owners to amend strata plan 143029 by
amending Lots 31 & 33 by exchanging car parks
Registered 09-Jun-2010 at noon

C987724 APPLICATION for registration of change of by-laws
Registered 01-Nov-2010 at noon

C949798 APPLICATION by owners to amend strata plan 143029 by
decreasing area of Lot 100 & increasing areas of Lots
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o0

Issued Pursuant to the tﬁnd Titles Act 1980 Government

0110502

D160S65

M526718

E81379

C628684

C630415

C728338

39 & 58 Registered 25-May-2011 at noon

ORDER FOR RELIEF by the Recorder of Titles
Registered 10-Jan-2014 at noon

APPLICATION for registration of change of by-laws
Registered 14-Apr-2015 at noon

APPLICATION by owners tc amend strata plan 143029 by
transferring car park space from Lot 232 to Lot 25
Registered 01-Dec-2015 at noon

ORDER of the Recorder of Titles under Part 9 Strata
Titles Act 1998 Registered 12-Apr-2017 at noon
APPLICATION to amend strata by adding new lots 20 to
59 Registered 29-RAug-2005 at noon

APPLICATION by lot owners tec amend strata plan by
amending Lot 100 and adding Lots 68, 71 & 6970
Registered 13-Jan-2006 at noon

APPLICATION by body corporate to amend strata plan by
amending Lot 100, adding Lots 72 & 73 and increasing
common property Registered 06-Mar-2007 at noon

UNREGISTERED DEALINGS AND NOTATIONS

No unregistered dealings or other notations
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Te oy
STRATA TILES ACT 1988 Registered Number
STRATA PLAN
SHEET 2 OF 16 SHEETS
Councll ate Dote
Scale 1:250 - ilding A
Scale 1:250 12611 Ground Floor - Building
L) ;ﬂ‘l Pﬂ'u:zzd:
3 Part ol 12 4 n@
Partiat14m2
)
THE HORIZONTAL LOT BOUNDARIES ARE SHOWN BY HEAVY UNBROKXEN LINES DEFINED BY:
STE BOUNDARIES
FACE OF BRICK WALL LABELLED 4B
CENTRE OF WALL WITH CEMENT CLADDING LABELLED AD
FACE OF CONCRETE (REAR OF STEPS) LABELLED EC
FACE OF CEMENT SHEETING WALL LABELLED CC
MEASUREMENT WHERE BOUNDARY IS OPEN
NOTE: LETTERING OF LOTS 4, 5 TYPICAL FOR STORAGE AREAS DENOTED WITH A s. LOTS
MARKED WITH A p DENOTE PARKING BAY.
MEASUREMENTS IN BRACKETS ARE FOR BOUNDARY FIXATION ONLY
THE VERTICAL LOT BOUNDARIES EXTEND FROM 2.00 METRES BELOW GROUND LEVEL TO ' :! ‘@é@
THE CENTRE OF THE FLOOR ABCVE, OR PROLONFATION THEREOF. ’ 20112000
| Reglatered Lond Surveyor Date
Search Date: 15 Dec 2020 Search Time: 10:40 AM Volume Number: 143029 Revision Number: 17 Page 2of 2
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SITE COMPRISES THE WHOLE OF 143029
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Search Date: 15 Dec 2020

STRATA TITLES ACT 1998

STRATA PLAN

New SHEET 2
Cive

Registered Number

145029

Scale 1:250
DATUM SP 142611

Ground Floor - Building A

Fan ko194 mz
Par it 84 m2

A Parthot 54 w2
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Partiol 14 m2

THE HORIZONTAL LOT BOUMDARIES ARE SHOWN BY HEAVY UNEROKEN LINES DEFINED BY:

SIME_ BOUNDARIES

FACE OF BRICK WALL LABELLED AB

CENTRE OF WALL WTH CEMENT CLADDING LABELLED AD
FACE OF CONCRETE (REAR OF STEPS)} LABELLED BC
FACE OF CEMENT SHEETING WALL LABELLED CC
MEASUREMENT WHERE BOUNDARY IS OPEN

NOTE: LETTERING OF LOTS 4, 5 TYPICAL FOR STORAGE AREAS DENOTED WITH A s. LOTS
MARKED WITH A p DENOTE PARKING BAY.

MEASUREMENTS IN BRACKETS ARE FOR BOUNDARY FIXATION ONLY

Parllot 124 m2

Part lot 11 dm2

Padt bol 104 m2

E VERTICAL LOT BOUNDARIES EXTEND FROM 2.00 METRES BELOW GROUND LEVEL TO
THE CENTRE OF THE FLOOR ABOVE, OR PROLONFATION THEREOF.

gl d Land Surveyor

A1/
Date

Search Time: 10:40 AM Wolume Number: 143029 Revision Number: 17
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STRATA PLAN s e
- sheet 3 %ﬁi%{ﬂﬁ% STRATA TITLES ACT 1998 1 4 3 0 2 g
Stale 1250 _ First Floor - Building A

The herizontal lot boundaries are shown by heavy unbrokenlines defined by:
Site boundaries
Fate of wall labelled AB
Centre of wall labelled (D
Face of concrete planter box labelled AF
Fence line labelled FF
Measurements where the boundary is open.
Note: DE prolongation of (D, CF prelongation of DL
The vertical boundaries of the lot extend vertically from the centre of the floor below or prolongation thereof,

to the centre of the floor above or prolongation thereof.
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RECORDER OF TITLES &/
Tasmanian
200 Issued Pursuant to the Land Titles Act 1980 Government
Registered Number ‘1
STRATA PLAN . STRATA TITLES ACT 1998 143029
Sheet &
o LD g 17(0)eF
Scale 1250 Second Floor - Building A

[

i The horizontal lot boundaries ore shown by heavy unbroken lines defined by: |
Sie=boundariss FateoF wal F-F |
Centre of wall lobelled CD
Face of wall
Edge of Eaves labelled EF.
Face of toncrete panels labelled EE.

1 The vertical boundaries of the lat extend vertically fromthe cenfre of the floor below or prolengation fhereof,

H to 6.00 metres obove.

L =
Search Date: 15 Dec 2020 Search Time: 10:40 AM Volume Number: 143029 Revision Number: 17 Page 4 of 16

Department of Primary industries, Parks, Water and Environment

www.thelist.tas.gov.au



Item No. 7.1.1

Agenda (Open Portion)
City Planning Committee Meeting - 15/3/2021

Page 40
ATTACHMENT B

thel ; FOLIO PLAN e
I RECORDER OF TITLES =
Tasmanian
00 [ssued Pursuant to the Land Titles Act 1980 Government
Rugistarad Humber
STRATA PLAN SToATA TILES ACT 08 143029
NEW SHEET 5
CTLEIME
NAME OF BODY CORPORATE: ONECOLLINS, STRATA CORPGRATION Mo. 143029 ¥ The Body Corporate, Strata Plan No. W3 029
C/- Tas Strata & Property Group Pty Ltd
Foe-Booy-€ orpomateS P H36es-
ADDRESS FOR THE SERVICE OF NOTICES: ¥ /—rorStrotoricPropertySrouprp: PRl
AT A TG
SURVEYORS CERTIFICATE Council Certificate
., Anthony Oven Carrlck . Hobart I certify that the Sibans Coe Waterfrortt Asthotly 1,
@ surveyor registerad under the Land Surveyors Act 1909 certify o) approved the lots shown in this plan and
that the building erected on the site and drown on shest 1 of this ) issued this cerHficate of approval In accordance
plan is within the external boundaries of the folio staled on sheet 1) with section 31 of the Strata Titles Act 1998.
______ bouck e v L —
Regis Land Surveyor Date g.;"i;:_ T TVE. ref no
GENERAL UNIT ENTITLEMENTS
T
Lot mwn;nT Lt ENTITLEMENT Lov anrl#.;m Lo eNTEeNT
1 480 ] 469 35 n 52 596
2 LS 9 L89 36 499 53 579
3 479 20 51 37 495 5& 585
[A L7 2 499 38 589 55 599
5 450 n 509 39 509 56 589
[ 450 B 499 40 529 57 529
7 450 2 509 k1 189 58 509
8 450 5 599 L2 479 59 535
9 450 26 51% L3 s
10 450 27 395 by 489 68 150
1 k50 28 599 L5 509 6970 2845
2 L75 il 549 46 529 T 1495 )
B3 389 0 459 47 539 1 T N
1% 189 A Lg% 48 59 VE] 1598
15 L69 ? 499 49 519 100 2
1% 469 13 509 50 489
17 L6% 3L 499 51 499
TOTAL ENTITLEMENTS FOR STRATA PLAN = 37910
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the FOLIO PLAN Srfe
RECORDER OF TITLES &V
) Tasmanian
eee [ssued Pursuant to the Land Titles Act 1980 Government
STRATA PLAN STRATA TITLES ACT 1988 Registered Number
NEW SHEET & z 30:6:2015 11&3029
M52671% Council Téisg Date
Scale 1:200 i —
DT 5 142611 Building C — Ground Floor (Level 1)
THE HORIZONTAL LOT BOUNDARIES ARE SHOWN BY HEAVY UNBROKEM LINES DEFINED BY:
SITE BOUNDARIES
FACE OF BRICK WALL LABELLED AB
CENTRELINE OF WALL LABELLED CD
FACE OF WALL LABELLED EF
MEASUREMENT WHERE BOUNDARY IS OPEN
MEASUREMENTS IN BRACKETS ARE FOR BOUNDARY FIXATION ONLY
THE VERTICAL LOT BOUNDARIES EXTEND FROM 2.00 METRES BELOW GROUND LEVEL TO
THE CENTRE OF THE FLOOR ABOVE, OR PROLONFATION THEREOF. o6
G %6 /05/2015
Registered Lond Surveyor Date
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the FOLIO PLAN e
RECORDER OF TITLES &/
Tasmanian
e e Issued Pursuant to the Land Titles Act 1980 Government
STRATA TITLES Registered Number
STRATA PLAN 1B
et 7 Ll ohtns
Council Delegate Date 1 4 3 0 2 9
Scale 200 Building C - First Floor (Levei 2)
The herizental lot boundaries are shown by heavy unbroken lines defined by:
Site Boundaries
Outside face of wall labelled AB
Centreline of wall labelled CD
| Fence line labelled BE
[ CF is the prolongation ef DC
Measurements where the boundary is open.
The vertical boundaries of the lot extend vertically from the centre of the ceiling delow or prolongation thereof
to the centre of the ceiling obove or the prolongation thereof
Measurements in brackets are for boundary fixation only. .ﬁkf ‘&‘mu{ IZ/b!/DS
Registerdd Land Surveyor Date
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the FOLIO PLAN i
' I RECORDER OF TITLES T;&;-mfa .
L fssued Pursuant tothe Land Tites Act 1980 Sovernment
Registered Number
STRATA PLAN ST TS AT e ]
SHEET 8 .@% bfome
Cauncl Deiegate é(mm 143029
Scale 200 Building C - Second Floor (Level 3)
i The harizontal lof boundaries are shown by heavy unbrokenlines defined by:
] Face of wall
Centreline of wall labelled CD
Face of deck labelled DD
Measurements where the boundary is open.
The vertical boundaries of the lot extend vertically from the centre of the ceiling below or prolongation ‘hereof
to the centre of the ceiling above or the prolongation thereof
Measurements in brackets are for boundary fixation only. Mwﬁé nforfos
} wﬁffeﬂ Land Surveyar Date
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the| & FOLIO PLAN e
RECORDER OF TITLES &'J
Tasmanian
(11 Issued Pursuant to ihe Land Titles Act 1980 Government
Reg'stered Number
STRATA PLAN TR TS AT
seet 5 il et
Councl Delegate ~  Date 143029
Seain 1200 Building C - Third Floor (Level 4)
| ﬂf
|
| m
|
1
The horizontal lot boundaries are shown by heavy unbroken lines defined by:
Face of wall
f Lentreline of wall
Measurements where the boundary is open.
The vertical boundaries of the lot extend vertically from the centre of the ceiling below o prolongation *hereof
to 6.00 metres obove.
Measurements in brackets are for boundary fixation only. '»&“[ ,gamﬁ 12jorfos
Registbted Lond Surveyor Date
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thel FOLIO PLAN R/
: I RECORDER OF TITLES B
(7 fssued Pursuarni to the Land Titles Act 1980 il L
STRATA PLAN s s st -]
NEW Sheet 10 ;@:—a wislsees 143029
Scale 1250 Building B - Ground Floor - (Level 1)

:
|

Part of Lot 21
54 m2

The herizontal lot boundaries are shown by heavy unbroken lines defined by:
Open boundary defined by bearing & distance.

Face of brick wall labelled AB

[ ~Centre of fence line labelled (D

Centre of wall

The vertical boundaries of the lob extend verfically from 2.00 metre below groung level to the centre of the floor or
prolongation Hhereof, above.

B e T ——
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the FOLIO PLAN .‘ij‘ ,i;
I RECORDER OF TITLES L
Tasmanian
see Jssued Pursuant o the Land Tites Act 1950 Government
Registered Number
STRATA PLAN STRATA TITLES ACT 1998
Sheet 11 :
- L ——— 143029
Scale 1200 H H H
e Building B - First Floor {(Level 2)
Part of Lot 30 Part of Lot 3t
157 m2 %7 m2
Part
Part of Lot 29 oo o 3
157 m2
Centre of wall
Part of Lot 28 Par of 1ot 3
57 m2
Part of Lot 34
157 m2
Part of Lot 35
107 m2 ~— Edge of concrete slab
(Typizal fo oll lots)
|
The horizontal lot boundaries are shown by heavy unbroken lines defined by:
~Edge of concrete slab
[ Centre of wall
The vertical boundaries of the lot exfend vertically from the centre of the ceiling below or prolsngation fhereof
‘ to the centre of the ceiling above or prolongation thereof.
1
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Registered Number

STRATA PLAN STRATA TITLES ACT 1958
Sheet 12 SR 48 ees” 14 3029

Scale 1200 Building B - Second Floor (Level 3)

;
|

Part of Lot 39

g

Part of Lot 38 i
157 m2

g

57 m2

Part of Lot 40
157 m2

Part of Lot 37
157 m2

Centre of woll

Part of Lot 41
157 m2

Part of Lot 36
57 m2

Part of Lot 42
157 m2

Part ef Lot 43
157 m2

“-—- Edge of cencrefe slab
[Typical to all (ots)

The horizontal lot boundaries are shown by heavy unbroken lines defined by:
“ Edge of concrete slab
Centre of wall

The vertical boundaries of the lof extend vertically from the centre of the ceiling below or prolengation thereof
to the centre of the ceiling above or prolongation thereof.
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I RECORDER OF TITLES =
(11

f~ ¢
(A
Tasmanian
Issued Pursuant to the Land Titles Act 1980 Government
STRATA PLAN

Registered Number
STRATA TITLES ACT 1998
Sheet 13

‘ [} 2008
shone s SRR

Scale 1200

14%029
Building B - Third Floor (Level &4)

Part of Lot 46

Part of Lot 47
157 m2

157 m2

I ]

Part of Lot 45

Part of Lot 48
157 m2

157 m2

Part of Lot 44
157 m2

Part of Lot 49
57 m2

Part of Lot S0
157 m2

Fart of Lot 51
&7 a7

-—— Edge of contrete slob
(Typical to all lots)

o

The herizontal lot boundaries are shown by heavy unbroken lines defined by:
| * Edge of concrete slab

Centre of wall

The verfical boundaries of the iot extend vertically from the centre of the ceiling below or prolongation thereof
to the centre of the ceiling above or prolongation thereof.

i
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thel g FOLIO PLAN e
I RECORDER OF TITLES &/
Tasmanian
29 0 Issued Pursuant to the Land Titles Act 1980 Government
S T 5 Af;I;A P L A N % STRATA TITLES ACT 1998 o e
* mﬁ'ﬁﬁ'ﬁi&tm 14 3 0 2 9

Scale 1:200

Building B - Fourth Floor (Level 5)

Part of Lot 54
157 m2

JoR j6 a4Ua3

Part of Lot 56
57 m2

Part of Lot 53
57 m2

Part of Lot 57
57 m2

Part of Lot 58
BT m2

Part of Lot 59
157 m2

— e of concrete slab
ypical to all lots)

The horizontal lot boundaries are shown by heavy unbroken lines defined by:
~Edge of concrete slab
Centre of wall

The vertical boundaries of the lot extend vertically from the centre of the teiling below or prolongation thereof
to the cenfre of the ceiling obove or prolongation thereof.
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the| ; FOLIO PLAN -/
I RECORDER OF TITLES '?k
m— 000 Issued Pursuant to the Land Titles Act 1980 Gﬁerr::m:ﬁt
STRATA PLAN g temer

ITLES ACT 1998
NEW SHEET 5 CHRLEL 143029

SWA DELEGATE. DAE
Scale +200 Building B - Fifth Floor (Level 6)

;
m

Part of Lat 73
208 m2

Part of Lot T2
208 m2

The harizontal lot boundaries are shown by heavy unbrokenlines defined by:

Edge of concrete slab

Centre of wall
The verfical boundaries of the lot extend verticnll; from the cenfre of the floor below or prolongation thereof
fo the centre of the floor obove or prolongation fhereof.
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N

STRATA PLAN '
LES ACT 1998 143029

Registered Number

NEW SHEET 16 SR
CILBERE SeviA DELEGATE.. DATE

Stale 1200

The herizontal lot boundaries are shown by heavy unbrokenlines defined by:
' Edge of concrete slab

Cenfre of wall
The verfical boundaries of the lof extend \'ertif:l:llli)!h from thetenfre of the floor below or prolongation thereof

to the centre of the floor above or pralengation

Building B - Sixth Floor (Level 7)

==

Part of Lot €970
306 m2

Part of Lot 68
153 m2

Part of Lot 73
153 m2

ereof,

P
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Planning Directive No. 6 way Pt

Exemption and Standards for Visitor
Accommodation in Planning Schemes

This Planning Directive has been issued by the Minister for Planning under section 13(1) of
the former provisions of the Land Use Planning and Approvals Act 1993 (the Act) and came
into effect on 1 August 20182, It replaces Planning Directive No. 6 — Exemption and
Standards for Visitor Accommodation in Planning Schemes which came into effect on

1 July 2018

1 References to provisions of the Land Use Planning and Approvals Act 1993 (the Act) are references
to the former provisions of the Act as defined in Schedule 6 — Savings and transitional provisions of
the Land Use Planning and Approvals Amendment (Tasmanian Planning Scheme Act) 2015. The
former provisions apply to a planning scheme that was in force prior to the commencement day of

the Land Use Planning and Approvals Amendment (Tasmanian Planning Scheme Act) 2015. The
commencement day was 17 December 2015.
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Version Issue date Description
1.0 1 July 2018 Original version, replaces Interim Planning Directive
No. 2
2.0 1 August 2018 Modification to clarify clause 3.1(e) Acceptable
Solution Al

This Planning Directive came into effect on 1 August 2018
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Planning Directive No. 6
Exemption and Standards for Visitor Accommodation in Planning Schemes

1.0 Citation

This planning directive may be cited as Planning Directive No. 6 — Exemption and
Standards for Visitor Accommodation in Planning Schemes.

2.0 Application

2.1 This planning directive applies to the following planning schemes:

(a)

(b)

{c)
{d)

interim planning schemes that have been declared or made under the Land
Use Planning and Approvals Act 1993 (the Act);

notwithstanding 2.1(a), the area identified as Battery Point Heritage Precinct
{BP1} in the Hobart Interim Planning Scheme 2015 is excluded from the
application of 3.1(c}, 3.1(d) and 3.1(e);

the Flinders Planning Scheme 2000; and

the Sullivans Cove Planning Scheme 1997.7

3.0 Effect of the planning directive (Mandatory provisions)

34 For all interim planning schemes to which this planning directive applies must have
the effect that:

(a)

{b)

(]

(d)

(e)

the description for the Use Class of Visitor Accommodation is:

use of land for providing short or medium term accommodation, for persons
away from their normal place of residence, on a commercial basis or
otherwise available to the general public at no cost. Examples include a
backpackers hostel, bed and breakfast establishment, camping and caravan
park, holiday cabin, holiday unit, motel, overnight camping area, residential
hotel and serviced apartment.

the following use is exempt from requiring a planning permit:
Visitor Accommodation in a dwelling (including an ancillary dwelling) if:

(i) the dwelling is used by the owner or occupier as their main place of
residence, and only let while the owner or occupier is on vacation or
temporarily absent; or

(i) the dwelling is used by the owner or occupier as their main place of
residence, and visitors are accommodated in not more than 4 bedrooms.

unless 3.1(b) applies, Visitor Accommodation is ‘Permitted’ with no
qualification within the Use Tables for General Residential Zone, Inner
Residential Zone, Low Density Residential Zone, Rural Living Zone,
Environmental Living Zone and Village Zone.

Unless 3.1(b) applies, the following standards must be complied with:
(i) all relevant zone development standards for buildings and works; and

(i) all relevant use and development standards if within an applicable zone
or code.

the following use standard for Visitor Accommodation is in substitution for all
Visitor Accommodation use standards in the General Residential Zone, Inner
Residential Zone, Low Density Residential Zone, Rural Living Zone,
Environmental Living Zone and Village Zone:

This Planning Directive came into effect on 1 August 2018 3
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Exemption and Standards for Visitor Accommodation in Planning Schemes

Visitor Accommodation

Objective:

That Visitor Accommodation:

(a) is compatible with the character and use of the area;

(b) does not cause an unreasonable loss of residential amenity; and

(c)  does not impact the safety and efficiency of local roads or rights of way.

Acceptable Solutions

Performance Criteria

Al
Visitor Accommodation must:

(a) accommodate guests in existing
habitable buildings; and

{b) have a gross floor area of not more
than 200m? per lot.

P1

Visitor Accommodation must be compatible
with the character and use of the area and
not cause an unreasonable loss of
residential amenity, having regard to:

(a) the privacy of adjoining properties;

{b} any likely increase in noise to adjoining
properties;

(c) the scale of the use and its

compatibility with the surrounding
character and uses within the area;

{d) retaining the primary residential
function of an area;

{e) the impact on the safety and efficiency
of the local road network; and

(f) anyimpact on the owners and users
rights of way.

A2

Visitor Accommodation is not for a lot, as
defined in the Strata Titles Act 1998, that is
part of a strata scheme where another lot
within that strata scheme is used for a
residential use.

P2

Visitor Accommodation within a strata
scheme must not cause an unreasonable
loss of residential amenity to long term
residents occupying other lots within the
strata scheme, having regard to:

(a) the privacy of residents;

{b) any likely increase in noise;

(c) the residential function of the strata
scheme;

(d) the location and layout of the lots;

(e) the extent and nature of any other non-
residential uses; and

(f) any impact on shared access and
common property.

This Planning Directive came into effect on 1 August 2018
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Exemption and Standards for Visitor Accommodation in Planning Schemes

(f)  Forthe purpose of A2 and P2 in the Visitor Accommodation Use Standard in
3.1(e), the meaning of “lot”? and “strata scheme”? is as defined in the Strata
Titles Act 1998.

3.2 For the Flinders Planning Scheme 2000 to which this planning directive applies must
have the effect that:

(a) The use of a House, House and Ancillary Apartment or Grouped Housing (the
premises) for Visitor Accommodation is exempt from requiring a planning
permit, if:

(i) the premises is used by the owner or occupier as their main place of
residence, and only let while the owner or occupier is on vacation or
temporarily absent; or

(i) the premises is used by the owner or occupier as their main place of
residence, and visitors are accommodated in not more than 4 bedrooms.
(b) Forthe purposes of clause 3.2(a) Visitor Accommodation means:

means the use of land for providing short or medium-term accommeodation,
for persons away from their normal place of residence, on a commercial basis.

33"  For the Sullivans Cove Planning Scheme 1997 to which this planning directive applies
must have the effect that:

(a) Bed and Breakfast Establishment and Visitor Accommodation uses in a dwelling
are exempt from requiring a planning permit, if:

(i) the dwelling is used by the owner or occupier as their main place of
residence, and only let while the owner or occupier is on vacation or
temporarily absent; or

(i) the dwelling is used by the owner or occupier as their main place of
residence, and visitors are accommodated in not more than 4 bedrooms.
(b}  the definition for Bed and Breakfast Establishment is:

A Dwelling used, by a resident of the dwelling for permanent accommodation,
to provide accommodation for persons away from their normal place of
residence, on a commercial basis.

(c}  the definition for Visitor Accommodation is:

Means the use of habitable buildings and spaces for short term occupancy by
people who are visitors to the Planning Area, on a commercial basis, including
Residential Hotel, Holiday Unit and Motel.

{d) Unless 3.3(a) applies, Bed and Breakfast Establishment use and Visitor
Accommodation use are ‘Permitted’ within Activity Area 1.0 Inner City
Residential (Wapping), subject to the following:

2 Strata Titles Act 1998 defines ‘lot’ as:
‘lot, in respect of a site, means a part of the site —
(a) allocated for separate occupation by the owner of the lot or a person deriving rights of
occupation from the owner; or
(b) consisting of land that, by virtue of a certificate under section {A of the Meander Dam
Project Act 2003, is to be treated as a lot’
3 Strata Titles Act 1998 defines “strata scheme’ as:
‘strata scheme means the complex of lots and common property (together with the system of
administration and management) created on the registered strata plan’

This Planning Directive came into effect on 1 August 2018 &
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(i} guests are accommodated in existing habitable buildings; and
(i) the use has a floor area of not more than 200m2 per lot.
Otherwise ‘Discretionary’.

l CO “ [(;;,.S’ &f [ {e)  Unless 3.3(a) applies, Bed and Breakfast Establishment and Visitor
Accommodation that does not comply with the provisions in 3.3(d) is
=€X i <§ hm 3 ‘Discretionary’ in Activity Area 1.0 Inner City Residential (Wapping) subject to
the following conditions:

d‘
ﬁ’F 0 Bed and Breakfast Establishment and Visitor Accommodation must:
{i) not cause an unreasonable loss of privacy to adjoining properties;
ho W\U\J r (i} not likely to cause an unreasonable increase in noise;

7 b, o Uﬂ1 {iii) be of a scale that respects the character and use of the area;
7 {iv) not adversely impact the safety and efficiency of the local road network;

Nfew L/l' g l O {v) not unreasonably disadvantage owners and users of rights of way;

a har,ﬁ {vi) not be located on the same site as a dwelling providing long term
al c Ow‘ M‘Lt}d residential accommodation, unless:

TJ‘ Q O[KYW/J‘ ,\‘7 a. it has a separate ground level pedestrian access to a road; or
6{_10’:7 [ C‘U?L‘ ov b. there is an existing mix of uses on the site;

and the impact on the amenity of the long term residents within the site
is not unreasonable.

Otherwise ‘Prohibited’.
4.0 Application of Standards and planning requirement

4.1 If any provision or requirement in a planning scheme to which this planning directive
applies is directly or indirectly inconsistent with the provisions or requirements
specified in subclauses 3.1, 3.2 or 3.3, that provision or requirement does not apply
to the extent of the inconsistency.

42 Notwithstanding 4.1, any provision or requirement in the Flinders Planning Scheme
2000 and the Sullivans Cove Planning Scheme 1997 that would normally apply to
Visitor Accommodation use or development, remains in force providing it does not
cause the substitution for, modification of or an addition to:

(i) the definitions for Visitor Accommodation to that stated in 3.2(b) and 3.3(c} and
the definition for Bed and Breakfast Establishment to that stated in 3.3(b);

(i) the exemption from requiring a planning permit to that stated in 3.2(a) and
3.3(a) and;

{iii) the use status for Visitor Accommodation to that stated in 3.3(d) and 3.3(e),
including any applicable conditions, in the use tables of Activity Area.

5.0 Suspension of Provisions

The description of Visitor Accommodation under Table 8.2 - Use Class in Planning
Directive No. 1 — The Format and Structure of Planning Schemes is suspended for the
period this planning directive is in force.

6.0 Commencement

This planning directive takes effect on 1 August 2018.

This Planning Directive came into effect on 1 August 2018 6
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7.2 APPLICATIONS UNDER THE HOBART INTERIM PLANNING
SCHEME 2015

7.2.17 Nixon Street, Sandy Bay - Partial Demolition, Alterations,
Extension and Front Fencing - PLN-20-460
File Ref: F21/20055

Memorandum of the Acting Director City Planning of 9 March 2021 and
attachments.

Delegation:  Council
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Cityof HOBART

MEMORANDUM: CITY PLANNING COMMITTEE

7 Nixon Street, Sandy Bay - Partial Demolition, Alterations,
Extension and Front Fencing - PLN-20-460

Planning application PLN-20-460 is for partial demolition, alterations, extension and
front fencing at 7 Nixon Street Sandy Bay. The application was recommended for
refusal by officers on heritage grounds. The application was considered by the City
Planning Committee at its meeting of 14 December 2020. The vote on the
recommendation was tied, which meant that the application was referred to the
Council without a recommendation. However, at the request of the applicant, the item
was withdrawn from the Council agenda, to allow the applicant to consider the
comments made at the City Planning Committee meeting.

The original Committee Report is provided at Attachment A below, and the original
plans are provided at Attachment B.

The application will expire on 12 April 2021.

The applicant has since provided updated plans, which are at Attachment D. The
only change the applicant is proposing to alter the entire roof colour, existing and
proposed, to ‘Colourbond Ironstone.’ In support of the changes the applicant states
as follows:

In response to the advice received post City Planning Committee Meeting
14.12.2020, we hereby submit roof colour changes to the entire house, both
existing and proposed.

The heritage department of the HCC was concerned that the existing ‘Manor
Red’ and proposed ‘Galvanised’ roof would look incongruous with the
surrounding area.

Colorbond Ironstone is present on 11 Nixon St, the mirror image of 7 Nixon.
The roof colour is also present on the conjoined terrace houses 14-28 Nixon
St.

Council officers have assessed the proposed change, but do not consider that it
addresses the heritage concerns regarding the proposal, and as such the
recommendation for refusal remains unchanged.
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RECOMMENDATION

That pursuant to the Hobart Interim Planning Scheme 2015, the Council refuse the
application for partial demolition, alterations, extension and front fencing, at 7 Nixon
Street, Sandy Bay for the following reasons:

1. The proposal does not meet the acceptable solution or the performance
criterion with respect to clause E13.8.1 Al and P1 of the Hobart Interim
Planning Scheme 2015 because the proposal includes demolition that will
result in the loss of parts of a building that contribute to the historic cultural
heritage significance of the precinct as stated in the statements of significance
for the Sandy Bay 1 Heritage Precinct.

2. The proposal does not meet the acceptable solution or the performance
criterion with respect to clause E13.8.2 A1 and P1 of the Hobart Interim
Planning Scheme 2015 because the proposed rear extension will result in
detriment to the historic cultural heritage significance of the precinct as stated in
the statements of significance for the Sandy Bay 1 Heritage Precinct.

3.  The proposal does not meet the acceptable solution or the performance
criterion with respect to clause E13.8.2 A3 and P3 of the Hobart Interim
Planning Scheme 2015 because the proposed rear extension will detract from
the historic cultural heritage significance of the precinct as stated in the
statements of significance for the Sandy Bay 1 Heritage Precinct.

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

ACTING DIRECTOR CITY PLANNING

Date: 9 March 2021
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APPLICATION UNDER HOBART INTERIM PLANNING SCHEME 2015

Committee

17 December 2020
18 January 2021
PLN-20-460

Address: 7 NIXON STREET , SANDY BAY
Applicant: ALEXANDER REED
26 / 93 SALAMANCA PLACE
Proposal: Partial Demolition, Alterations, Extension and Front Fencing
Representations: Four (in support)
Performance criteria: Inner Residential Zone Development Standards, Parking and Access
Code, Historic Heritage Code
1. Executive Summary
1.1 Planning approval is sought for Partial Demolition, Alterations, Extension and Front
Fencing, at 7 Nixon Street, Sandy Bay.
12 More specifically the proposal includes:
+ Demolition of laundry, bathroom, and rear external wall of dwelling
¢ Demolition of existing rear outbuilding
+ Construction of lower floor extension and deck to rear of existing dwelling
¢ Construction of new upper floor extension for main bedroom and ensuite
¢ Installation of new skylights on roof
* [nstallation of new windows on ground floor on north east elevation
¢ Construction of new fencing along Nixon and Marsden Street frontages
1.3 The proposal relies on performance criteria to satisfy the following standards and

codes:

1.3.1 Inner Residential Zone Development Standards -Setbacks and Building
Envelope, Frontage Fences

1.3.2 Parking and Access Code- Number of Car Parking Spaces, Design of
Vehicular Access, Surface Treatment of Parking Areas

1.3.3 Historic Heritage Code - Heritage Precinct
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Four (4) representations supporting the proposal were received within the statutory
advertising period between 10/11/20 - 24/11/20.

The proposal is recommended for refusal.

The final decision is delegated to the Council, because the officer recommendation
is for refusal.
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2. Site Detail

24 The subject site is located at 7 Nixon Street, Sandy Bay and comprises a small
rectangular shaped single residential lot approximately 323m2 in size. The site
presently contains a single storey brick dwelling with rear outbuilding. The site is
bounded by Nixon Street to the west and Marsden Street to the north. The
surrounding area is characterised by residential uses with a combination of single
and multiple dwellings. The site is also located in close proximity to Short Beach to
the east and the Sandy Bay retail precinct to the west. Site visits were conducted
by Council Officers during the assessment period.

~ wl/ &

S /

Figure 1: The subject site is bordered in blue.
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Figure 2: EXiernaI view of subject site from corner of Nixon and Marsden Streets
(Google Streetview October 2018).

3. Proposal

3.1 Planning approval is sought for Partial Demolition, Alterations, Extension and Front
Fencing, at 7 Nixon Street Sandy Bay.

3.2 More specifically the proposal is for:

¢ Demolition of laundry, bathroom, and rear external wall of dwelling

* Demolition of existing rear outbuilding

* Construction of lower floor extension and deck to rear of existing dwelling
* Construction of new upper floor extension for main bedroom and ensuite
» [nstallation of new skylights on roof

* Installation of new windows on ground floor on north east elevation

* Construction of new fencing along Nixon and Marsden Street frontages
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Figure 4: Proposed ground floor plan.
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Figure 5: Proposed upper floor plan
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Figure 6: Proposed north east and south west elevations.
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Figure 7: Proposed south east and north west elevations.
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Figure 8: Projected overshadowing caused by proposed alterations and
extensions 9:00AM - 12:00PM on June 21st (existing overshadowing outlined in
red.

4. Background

41 There is no relevant background for this application

5. Concerns raised by representors
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Four (4) representations supporting the proposal were received within the statutory
advertising period between 10/11/20 - 24/11/20.

The following table outlines the comments raised in the representations received in
support of the proposal.

| have inspected this application and the supporting photos showing
renovated heritage facades and modern extensions and alterations in
the areas proximate to the address. From these it is obvious that the
lapplicants wish to preserve the integrity of the street frontage
presented by numbers 7, 9 and 11 Nixon Street and renovations of
their property will enhance it by restoring those elements which make
it special.

IThe proposed replacement fencing is consistent with other styles in
the vicinity and will improve the overall presentation of the property.
IThis Application provides an outcome which restores the heritage
faspects of the Nixon Street frontage, replaces unsightly fencing and
loutbuildings in a way which is sympathetic to the streetscape of the
area and positively contributes to the characteristics of this intimate
residential area.

The applicants have been careful in their design to minimise any
impact to neighbouring houses and that is appreciated.

IThe proposed development is the right balance between heritage and
modern and is in keeping with other nearby extensions in the area.
IThe cultural significance of the houses in the street are not impacted
and I'm in favour of development application PLN-20-460.

As with other renovations, including in Marsden Street and very near
by, this Application would provide an outcome that would be entirely in
place and blend with previously approved and built extensions within
the homogenous style of the village

Assessment

6.1

6.2

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 Inner Residential Zone of the Hobart Interim Planning
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Scheme 2015.

The existing use is Residential (single dwelling). There is no proposed change of
use. The existing use is a no permit required use in the zone.

The proposal has been assessed against:
6.4.1 D11.0 Inner Residential Zone

6.4.2 E6.0 Parking and Access Code
6.4.3 E7.0 Stormwater Management Code
6.44 E13.0 Historic Heritage Code

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

6.5.1 Inner Residential Zone Development Standards:

Setbacks and Building Envelope — D11.4.2 P3
Frontage Fences - D11.4.7 P1

6.5.2 Parking and Access Code EB.0
Number of Car Parking Spaces - E6.6.1 P1
Design of VVehicular Accesses - E6.7.2 P1
Surface Treatment of Parking Areas - E6.7.6 P1
6.5.3 Historic Heritage Code E13.0
Demolition in Heritage Precincts - E13.8.1 P1
Building and Works other than Demolition in Heritage Precincts-
E1382FP1; P2, P3
Each performance criterion is assessed below.
Setbacks and Building Envelope — D11.4.2 P3
6.7.1 The acceptable solution at clause 11.4.2 A3 requires that a dwelling must
be contained within a building envelope determined by projecting a line at

an angle of 45 degrees from the horizontal at a height of 3 m above
natural ground level at the side boundaries and a distance of 3m from the
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rear boundary; to a building height of not more than 9.5 m above natural
ground level; and only have a setback within 1.5m of a side boundary if the
dwelling does not exceed a total length of 9m of the side boundary.

The proposal includes an extension to the existing dwelling which will
project beyond the building envelope and will extend the building along the
side boundary within 1.5m for greater than 9m.

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

The performance criterion at clause 11.4.2 P3 provides as follows:
The siting and scale of a dwelling must:
(a) not cause unreasonable loss of amenity by:

(/) 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

(iii) overshadowing of an adjoining vacant lot; or

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

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

The recent Tribunal decision of McCullagh v Glamorgan Spring Bay
Council and Ors, which specifically considered this clause, determined
that once a proposal extends outside the acceptable solution building
envelope, a detailed assessment of the performance criterion must be
carried out, without reference to the acceptable solution. That is, the
permitted building envelope does not provide the test of 'reasonableness’
against which a discretionary application is assessed. Instead, the
development must be assessed on its merits against the provisions of the
performance criterion; that is, (a) does the development cause an
unreasonable loss of amenity to neighbours by reduction in sunlight to a
habitable room (other than a bedroom), overshadowing of private open
space, or visual impacts caused by the apparent scale, bulk or
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proportions of the dwelling when viewed from an adjoining lot, and (b)
does the development provide separation between dwellings on adjoining
lots that is compatible with that prevailing in the vicinity?

Shadow diagrams provided by the applicant for June 21 from 9:00am -
12:00pm are provided in Figure 8 of this report. These diagrams illustrate
there will be an increase in overshadowing to a habitable room on the
north eastern elevation of the adjoining property at 9 Nixon Street. The
supporting documentation advises that the room to which this impacted
window opens into is a kitchen, which is classified as a habitable room
under the Hobart Interim Planning Scheme 2015 definition. The window
currently sees overshadowing from the existing dwelling from 9:00am on
June 21st across the lower half with this reducing to only the lower quarter
from 10:00am until 11:30am after which the shadows gradually increase
along the northern edge until three quarters of the window is
overshadowed by 1:00pm and the the majority of the window is in shadow
from 2:00pm onwards.

The proposed alterations and extensions will see majority overshadowing
of this window starting from 10:00am until sunset. Understanding the
provided projections this would see the window lose almost all direct
sunlight on June 21st. The applicant has argued that this sunlight loss will
only be restricted to the winter months with all other period of the year
featuring minimal changes to direct sunlight. The nature of the room, as a
space of transit and temporary and infrequent use, will not be one where
direct sunlight would be prioritised, as opposed to a living room. The
room also has a second large window on the eastern elevation which will
not provide for additional direct light but will further allow for greater
daylight throughout the day.

The applicant has stated in support of the impact on this window as
follows:

THE PROPOSED ADDITION REDUCES THE WINTER SOLSTICE
SUNLIGHT INTO THE KITCHEN AREA IN THE ADJOINING
KITCHEN AT 9 NIXON ST. THE LOSS OF DIRECT SUNLIGHT INTO
THE KITCHEN AREA IS REASONABLE BECAUSE;

e [T'SONLY DURING THE WINTER SOLSTICE MONTH THAT
DIRECT SUNLIGHT IS LOST INTO THE KITCHEN WINDOW, ALL
OTHER MONTHS THERE IS LITTLE TO NO CHANGE TO
DIRECT SUNLIGHT, THEREFORE THE LOSS OF AMENITY IS
LIMITED;

e THE AREA OF THE KITCHEN THAT IS IMPACTED DURING THE
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WINTER SOLSTICE MONTH IS A KITCHEN BENCH AND SINK
(NOT AN AREA THAT IS FREQUENTLY USED FOR AMENITY
SUCH AS A DINING TABLE/SEATED AREA. THE KITCHEN
BENCH AND SINK SIT DIRECTLY AGAINST THE
WINDOW/WALL ADJOINING NUMBER 7 NIXON ST. THE
KITCHEN AREA HAS OTHER WINDOWS ON AN ADJACENT
WALL THAT PROVIDES SUN/LIGHT INTO THKITCHEN/DINING
AREA.

s THE PROPOSED ADDITION IS DESIGNED TO ENSURE THERE

IS MINIMAL IMPACT ON THE AMENITY OF 9 NIXON ST AND
SPECIFICALLY TO ENSURE THERE IS NO UNREASONABLE
OVERSHADOWING OF ANY HABITABLE ROOM.
CONSIDERATION FOR THE NEIGHBOURING DWELLING WAS
GIVEN AND THE OWNER OF THE DWELLING WAS
CONSULTED THROUGHOUT THE DESIGN PROCESS. THIS
INCLUDES HAVING THE ROOF LINE AND CEILING HEIGHTS
AS LOW AS POSSIBLE TO MINIMISE THE IMPACT OF THE
PROPOSED ADDITION’S ROOF LINE.

e OVERALL THE KITCHEN AREA RECEIVES AMPLE DAYLIGHT

AND SUNLIGHT DURING WINTER SOLSTICE DUE TO THE
OTHER WINDOWS ON ADJOINING WALLS.

e THE PROPOSED ADDITION SITS WITHIN THE BUILDING

ENVELOPE. THE EXISTING DWELLING (BUILT IN 1915 BEFORE
BUILDING ENVELOPES EXISTED) IS THAT PART OF THE
DWELLING THAT SITS QUTSIDE THE CURRENT BUILDING
ENVELOPE. IF IT WASN'T FOR THE EXISTING DWELLING, THE
REDUCED DIRECT SUNLIGHT DURING THE WINTER
SOLSTICE CAUSED BY THE PROPOSED ADDITION WOULD BE
CONSIDERED REASONABLE IN THE CIRCUMSTANCES AND
THIS SHOULD BE GIVEN MERIT WHEN ASSESSING THE
PROPOSED ADDITION.

On balance these comments are supported in particular that the area
impacted will see infrequent use, that there is another window to the same
room, and at all other times of the year this window is unimpacted. While a
site visit inside the dwelling at 9 Nixon Street was not undertaken by
officers, the comments above are taken at face value and it is noted that
consultation with this neighbour has occurred. In addition no
representation from this neighbour has been received.

With respect to subclause (ii) the proposed alterations and extension will

see an overall reduction in overshadowing of the adjoining private open
space at 9 Nixon Street, with a large area of shadowing reduced from
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10:00am onwards due to the removal of oubuildings at the rear of the
subject site. Given this overall reduction the proposal is assessed as not
causing an unreasonable loss of amenity by overshadowing open space.

With respect to subclause (iii) there is no adjoining vacant lots.

In terms of visual impacts as assessed under subclause (iv), the proposed
alterations and extensions will see a minor change to the ground floor
footprint which will be maintaining a consistent scale with that already
present on the subject site as well as in surrounding dwellings. Whilst the
proposed upper floor extension will create a more visually identifiable
change to the dwelling, the extension will be designed into the existing
form of the dwelling and therefore reduce the perceived bulk and scale
when viewed from an adjoining lot. The extension will use similar
materials and will not create a new visual intrusion into existing views. It is
therefore assessed that the proposed extension will not cause an
unreasonable loss of amenity through visual impacts.

The separation between dwellings on adjoining lots is not to change
beyond what presently exists. This separation will remain consistent with
what presently exists in the surrounding residential area.

6.7.10 The proposal complies with the performance criterion.

Frontage Fences - D11.4.7 P1

6.8.1

6.8.2

6.8.3

6.8.4

The acceptable solution at clause 11.4.7 A1 requires that a fence
(including a free-standing wall) within 3m of a frontage must have height
above natural ground level of not more than 1.2m if the fence is solid; or
1.5m if any part of the fence that is within 3m of a primary frontage has
openings above a height of 1.2m which provide a uniform transparency of
not less than 30%.

The proposal includes new fencing and a gate along the Marsden Street
frontage which will includes a paling fence between 1.58m and 2.2m in
height with approximately 36% transparency, and a solid fence and gates

between 2.09 and 2.76m in height.

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

The performance criterion at clause 11.4.7 P1 provides as follows:
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A fence (including free-standing walls) within 3m of a frontage must allow
for mutual passive surveillance between the road and the dwelling
(particularly on primary frontages), and maintain or enhance the
streetscape.

The proposed fence along the Marsden Street frontage will remain at a
lower height between 1.58 and 2.2m adjacent to the dwelling and will
feature palings with approximately 36% transparency so as to allow
mutual passive surveillance between the dwelling and the road. The area
of higher and solid fence will be adjacent to private open space and
therefore not require passive surveillance. The frontage is also a
secondary frontage, where privacy and passive surveillance are not as
prioritised as the primary frontage. Finally, the existing streetscape is a
narrow roadway with limited room for footpaths and large gardens with
several dwellings featuring higher fences. The proposed fencing on this
frontage is assessed as continuing to maintain the streetscape.

The proposal complies with the performance criterion.

Number of Car Parking Spaces - E6.6.1 P1

6.9.1

6.9.2

6.9.3

6.9.4

The acceptable solution at clause 6.6.1 A1 requires that the number of on-
site car parking spaces must be no less than and no greater than the
number specified in Table E6.1, which is two spaces for a dwelling with
two or more bedrooms.

The proposal includes one car parking space.

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

The performance criterion clause at 6.6.1 P1 provides as follows:

The number of on-site car parking spaces must be sufficient to meet the
reasonable needs of users, having regard to all of the following:

(a) car parking demand;

(b) the availability of on-street and public car parking in the locality;
(c) the availability and frequency of public transport within a 400m
walking distance of the site;

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

(e) the availability and suitability of alternative arrangements for car
parking provision;
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(f) any reduction in car parking demand due to the sharing of car parking
spaces by multiple uses, either because of variation of car parking
demand over time or because of efficiencies gained from the
consolidation of shared car parking spaces;

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

(h) any credit which should be allowed for a car parking demand
deemed to have been provided in association with a use which existed
before the change of parking requirement, except in the case of
substantial redevelopment of a site;

(i) the appropriateness of a financial contribution in lieu of parking
towards the cost of parking facilities or other transport facilities, where
such facilities exist or are planned in the vicinity;

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

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

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

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

Referral was made to Council's Development Engineer who has provided
the following assessment:

The number of on-site car parking spaces must be sufficient to meet the
reasonable needs of users, having regard to all of the following:

(a) car parking demand;

- The empirical parking assessment indicates that the provision of # on-
site car parking spaces will sufficiently meet the likely demands
associated with the development, with the exception of onsite visitor
parking.

(b) the availability of on-street and public car parking in the locality;

- There is a relatively large supply of on-street parking in the surrounding
road network. Much of the available parking is in the form of time-
restricted parking, with authorised residents excepted. Observations
indicate that the is a large pool of parking that would be available to meet
the potential demands of visitor and overflow parking, particularly after
normal working hours.

(c) the availability and frequency of public transport within a 400m
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walking distance of the site;
- Metro Tasmania operate regular bus services along Sandy Bay Road
which is within 400 metres of the subject site.

(d) the availability and likely use of other modes of transport;
- The site is located a convenient walking distance from shops, schools
and services.

(e) the availability and suitability of alternative arrangements for car
parking provision;
- No alternative parking provision is available or considered necessary.

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

- Not applicable.

(g) any car parking deficiency or surplus associated with the existing use
of the land:
- Not applicable.

(h) any credit which should be allowed for a car parking demand
deemed to have been provided in association with a use which existed
before the change of parking requirement, except in the case of
substantial redevelopment of a site;

- Not applicable.

(i) the appropriateness of a financial contribution in lieu of parking
towards the cost of parking facilities or other transport facilities, where
such facilities exist or are planned in the vicinity;

- Not applicable.

(j) any verified prior payment of a financial contribution in lieu of parking
for the land;
- Not applicable.

(k) any relevant parking plan for the area adopted by Council;
- Not applicable.

() the impact on the historic cultural heritage significance of the site if

subject to the Local Heritage Code; and
- Not applicable.
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(m) whether the provision of the parking would result in the loss, directly
or indirectly, of one or more significant trees listed in the Significant
Trees Code.

- No impact.

Based on the above assessment and given the submitted documentation,
the parking provision may be accepted under Performance Criteria
P1:E6.6.1 of the Planning Scheme. This is particularly due to the actual
parking demands that will be generated by the development.

6.9.6 The proposal complies with the performance criterion.
Design of Vehicular Accesses - E6.7.2 P1

6.10.1 The acceptable solution at clause 6.7.2 A1 requires that the design of
vehicle access points must, in the case of non-commercial vehicle
access, 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;

6.10.2 The proposed access point does not comply with AS/NZS 2890.1:2004

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

6.10.4 The performance criterion at clause 6.7.2 P1 provides as follows:

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

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

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

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

(d) ease of accessibility and recognition for users.

6.10.5 Referral was made to Council's Development Engineer who has provided
the following assessment:

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;

- Acceptable, submitted documentation appears to satisfy this
requirement given the statements provided by the applicant's traffic
engineer contained within the Traffic Impact Assessment.

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

- Acceptable, submitted documentation appears to satisfy this
requirement given the statements provided by the applicant's traffic
engineer contained within the Traffic Impact Assessment.

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

- Acceptable, submitted documentation appears to satisfy this
requirement given the statements provided by the applicant's traffic
engineer contained within the Traffic Impact Assessment.

(d) ease of accessibility and recognition for users.

- Acceptable, submitted documentation appears to satisfy this
requirement given the statements provided by the applicant's traffic
engineer contained within the Traffic Impact Assessment.

Condition on planning permit to address fence transparency for sight lines
in order to promote a safe, efficient and convenient use of the driveway
accesses.

Based on the above assessment and given the submitted documentation,
sight lines that may be accepted under Performance Criteria P1:E6.7.2 of
the Planning Scheme. Given the location of the access and driveway, and

the low volume of traffic on the road from which the property gains
access.

Surrounding properties exhibit similar access provisions.
6.10.6 The proposal complies with the performance criterion.
6.11 Surface Treatment of Parking Areas - E6.7.6 P1
6.11.1 The acceptable solution at clause 6.7.6 A1 requires that parking spaces

must be paved or treated with a durable all-weather pavement where
within 75m of a property boundary or a sealed roadway.
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The proposal does not feature paved or treated pavement.

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

The performance criterion at clause 6.7.6 P1 provides as follows:

Parking spaces and vehicle circulation roadways must not
unreasonably detract from the amenity of users, adjoining occupiers or
the quality of the environment through dust or mud generation or
sediment transport, having regard to all of the following:

(a) the suitability of the surface treatment;
(b) the characteristics of the use or development;
(c) measures to mitigate mud or dust generation or sediment transport.

Referral was made to Council's Development Engineer who has provided
the following assessment:

Parking spaces and vehicle circulation roadways must not
unreasonably detract from the amenity of users, adjoining occupiers or
the quality of the environment through dust or mud generation or
sediment transport, having regard to all of the following:

(a) the suitability of the surface treatment;
- Acceptable, submitted documentation appears to satisfy this
requirement

(b) the characteristics of the use or development; and
- Acceptable, submitted documentation appears to satisfy this
requirement

(c) measures to mitigate mud or dust generation or sediment transport.
- Acceptable, submitted documentation appears to satisfy this
requirement

Based on the above assessment and given the submitted documentation,
the surface treatment may be accepted under Performance Criteria

P1:E6.7.6 of the Planning Scheme.

The proposal complies with the performance criterion.

Historic Heritage Code - E13.0
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The subject site is located within the Sandy Bay 1 Heritage Precinct and
as such was referred to Council's Senior Cultural Heritage Officer who
has provided the following assessment:

This application is for a rear extension, internal and external alterations
and new front and side boundary fencing. The site is located within the
Sandy Bay 1 Heritage Precinct and has the following attributes as
expressed through the Statements of Significance in Table E13.2 of the
Historic Heritage Code of the Scheme.

This precinct is significant for reasons including:

1. The early subdivision pattern of the main streets enhanced by the
streets developed later form a coherent precinct of high integrity.

2. The very fine examples of various periods of housing often set in well
eslablished gardens and settings.

3. The consistency of housing forms and the relatively low level of
intrusive elements.

4. The high visual integrity of the streetscapes and the mix of
development that allows historical layers and development to be seen
and understood.

The subject site is shown in the following images:

Subject site from the corner of Marsden and Nixon Street. Source: Council
image.
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The house is one of three single storey brick houses that form a coherent
and consistent group of houses, all constructed within the same period of
time, of the same architectural style, character and detailing. The subject
house at 7 Nixon Street is the mirror image of 11 Nixon Street. This can
be seen in the following Metropolitan Drainage Board Plans Sheet No. 2
which illustrates the floor plan of the three houses and the projecting bay
window.

\ o . " I'el F 1,‘ )
Metropolitan Drainage Board Plans Sheet No. 2. Source: Council
documentation

This proposal includes demolition of the front and side (Marsden St)
boundary fences and construction of a new timber fences and gates.
Other works include internal demolition, the construction of an internal
staircase and a bedroom and bathroom in the roof space. Demolition
of 1.93 metres of the rear section of brick wall and the rear hipped roof
section is proposed.

The proposal must be assessed against E13.8.1 P1, E13.8.2 P1, P3 and
P4 of the Historic Heritage Code of the Scheme.

The area of demolition and roof extension is shown in the image below
which is taken from Marsden Street..
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|
s

b

Subject property from arsden Street. Source: Council image

i

Four (4) representations were received, all in support of the proposal.
Heritage matters raised include:

o restores the heritage aspect of the Nixon Street frontage.

* renovations of their property will enhance it by restoring those
elements which make it special.

¢ The proposed development is the right balance between heritage and
modern and is in keeping with other nearby extensions in the area.

* |tis apparent that the applicants have been careful to maintain the
Nixon Street elevation to ensure the three properties (7, 9 and 11
Nixon) retain their original facade elevations, brickwork and
fenestrations.

* The removal of the brick fence and replacement with something less
austere but which provides a greater level of privacy for the owners is
also appropriate.

Response:
* No changes, restoration or renovations to the Nixon St facade are
proposed.

* The works proposed include the demolition of original building fabric
and a new rear extension.

¢ The rear extensions to the group of 3 properties of 7, 9 and 11 are
single storey extensions that appear as skillion (see image below of
11 Nixon St)
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* The existing side fence and gate do not contribute to the heritage
significance of the precinct and their replacement with a sympathetic
fence would not be considered problematic.

Rear of 11 Nixon St with single storey rear extension. Source: Council
image

The existing fence is shown in the image below with the existing side
fence measuring 2.3 metres high (including the concrete base) with lattice
toppers above this.

The top of the proposed fence along Marsden Street will be horizontal with
steps, such that, as the street slopes away from Nixon Street, the fence
increases in height from 1.3 metres along the front boundary and around
the corner increasing to 1.58 metres with a step up to 2.2 metres on the
right hand side of the gate to 2.765 metres including a 500mm high
concrete plinth on the rear corner adjacent to the property of 1 Marsden
Street.
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Subject property from Marsden Street. Te brown paling fence measure,
including the concrete plinth measures 2.3 metres high. Source: Council
image

The proposed fencing must be assessed against E13.8.2 P4 which
states:

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

The proposed front fence is in a street of low front fences. The existing
fence of 7 Nixon Street has brick piers that are 1.0 metre high and infill
brick panels that are 0.7 metres high. The fence at 9 Nixon Streetis 1.1 m
high and at 11 Nixon Street is 0.8 metres high. On the opposite side of the
road, fences are all in this height range and are consistent in being of this
traditional height. The proposal is quite inconsistent with the prevailing
pattern of fence height in the street and should be lower, although it is
acknowledged that fences to 1.2 metres are exempt from requiring a
planning permit in a heritage precinct.

The rear demolition must be assessed against E13.8.1 P1 which states:
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;
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(b) fabric or landscape elements, including plants, trees, fences, paths,
outbuildings and other items, that contribute to the historic cultural
heritage significance of the precinct;

unless all of the following apply;

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

(ii) there are no prudent or feasible alternatives;

(iii) opportunity is created for a replacement building that will be more
complementary to the heritage values of the precinct.

The proposal demolishes 1.93 metre section of brick wall, sandstone
foundation, eaves and roof. This is shown in the image below.

U / "
b :
HE R T R ] 7 %tiiiij‘iiiiiiii;”;
7
‘:— 2 —
| SECTION OF WALL AND | EXISTING MASONRY WALL
ROOF REMOVED DEMOLISHED - COMPLETE

Existing house showing the extent of demolition. Source: Applicant's
documentation

The statements of significance describe the precinct as being: "a
coherent precinct of high integrity” and having “consistency of housing
forms and the relatively low level of intrusive elements" and "high visual
integrity of the streetscapes”. Advice has been offered to the applicant for
a design solution that minimises demolition and results in less demolition
of a part of building that can be clearly viewed from both Nixon and
Marsden Street, part of the building that is acknowledged as being part of
that cohesive character. No advice has been offered that outlines why this
is an exceptional circumstance warranting the extent of demolition a
required by clause E13.8.1 P1. The proposed demolition will result in the
loss of fabric and building that demonstrates a consistent and high level of
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visual integrity. There are prudent and feasible alternatives that could be
pursued to provide the same, and even more floor area, than what is
being proposed at ground level, as well as increasing light levels into the
building and creating the contemporary living space sought by the owners.
The internal demolition is not considered problematic as it creates a large
open rear living, kitchen and dining space that is not viewed or
discernable as such from the streetscape. However, in respect to the
demolition of the 1.9 metres section of brick wall, foundations, eaves and
roof, it is considered that the proposal does not satisfy E13.8.1 P1 (a) and
(b).

The proposed extension must be assessed against E13.8.2 P1 which
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.

Clause E13.8.2 P3 states:

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

The proposal introduces a new rear extension visible from Marsden Street
and partially from Nixon Stireet with a mix of brick and contemporary
windows. The following images shows the change including the demolition
of the rear section of brick wall, eaves line and section of hipped roof.
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11

il =

L EXISTING MASONRY WALL/ FENCE
ON BOUNDARY/ DEMOLISHED

Proposed house extension with new window and roof form. Source:
Applicant's documentation

The colour of the materials of the proposed extension is considered
acceptable. However, the new roof in Colorbond 'Shale Grey' is
completely incompatible and is incongruous with the old roof of red
pressed tin tile resulting in a discordant and intrusive extension that is not
sympathetic to the character of the precinct. The following roof plan
demonstrates the incongruity between the existing and proposed roof
material and altered eaves line.

NIXON ST
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Roof plan showing the proposed roof form and different roofing materials .
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Source: Applicant's documentation.

Advice was provided to the applicant that a simpler extension that
resulted in the same internal footprint could be achieved in the form of a
simple skillion of 1 metre or even larger which would not require the same
degree of demolition or alteration. Additional new windows could be
introduced into the northern (Marsden St) elevation again without so much
intervention, alteration and demolition of original brick fabric and without
having to change the eaves. In addition the upper roof extension could
also be achieved by shifting the internal spaces toward the northern
(Marsden St) elevation.

In summary, this proposed extension increases the footprint of the house
at ground level by 1 metre. The proposed extension is an overly
complicated and costly design approach that results in demolition and
then reconstruction in a form that is quite inconsistent with the cohesive
character of the precinct. With this section of the house visible from both
Nixon and Marsden Streets, the demolition and new extension results in
different eaves, narrower and of a style that is not compatible with the
traditional form.

By reference to clauses E13.8.2 P1 and E13.8.2 P3 of the Historic
Heritage Code of the Scheme, the word 'detract means to 'take away, to
draw away or divert' and 'detriment means 'to take away some part from,
as from quality, value or reputation." While a number of rear extensions
have been put forward in the applicant's submission as illustrations of new
development, the majority of these were approved prior to the current
planning scheme, the Hobart interim Planning Scheme 2015. As
examples they illustrate quite well, the cumulative impact of development
that is inconsistent with the prevailing heritage character, the reason the
heritage precinct was created. The gradual erosion and loss of heritage
values through the demolition of small, significant parts of buildings within
heritage precincts combined with unsympathetic design is not the
objective of the Historic Heritage Code of the Scheme which states:

E13.8.2: To ensure that development undertaken within a heritage
precinct is sympathetic to the character of the precinct.

It is considered that the proposal is not sympathetic to the character of the
precinct and is recommended for refusal. The proposal does not satisfy

E13.8.1 P1,E13.8.2 P1 and E13.8.2 P2.

The grounds for refusal are:
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The proposal does not meet the acceptable solution or the performance
criterion with respect to clause E13.8.1 P1 of the Hobart Interim Planning
Scheme 2015 because the proposal will result in demolition of parts of a
building that contribute to the historic cultural heritage significance of the
precinct as stated in the statements of significance for the Sandy Bay 1
Heritage Precinct.

The proposal does not meet the acceptable solution or the performance
criterion with respect to clause E13.8.2 P1 of the Hobart Interim Planning
Scheme 2015 because the proposed rear extension will result in
detriment to the historic cultural heritage significance of the precinct as
stated in the statements of significance for the Sandy Bay 1 Heritage
Precinct.

The proposal does not meet the acceptable solution or the performance
criterion with respect to clause E13.8.2 P3 of the Hobart Interim Planning
Scheme 2015 because the proposed rear extension will detract from the
historic cultural heritage significance of the precinct as stated in the
statements of significance for the Sandy Bay 1 Heritage Precinct.

Sarah Waight
Senior Cultural Heritage Officer

2 Dec 2020

6.12.2 The proposal does not comply with the performance criteria.

Discussion

7.1

7.2

7.3

7.4

7.5

Planning approval is sought for Partial Demolition, Alterations, Extension and Front
Fencing, at 7 Nixon Street Sandy Bay.

The application was advertised and received our (4) representations. The
representations were all in support of the proposed development.

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

The proposal has been assessed by other Council officers, including the Council's
Development Engineer and Cultural Heritage Officer. The Senior Cultural Heritage

Officer has raised objection to the proposal.

The proposal is recommended for refusal.
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8. Conclusion
8.1 The proposed Partial Demolition, Alterations, Extension and Front Fencing at 7

Nixon Street, Sandy Bay 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 Front Fencing, at 7
Nixon Street, Sandy Bay for the following reasons:

1 The proposal does not meet the acceptable solution or the performance
criterion with respect to clause E13.8.1 A1 and P1 of the Hobart Interim
Planning Scheme 2015 because the proposal includes demolition that
will result in the loss of parts of a building that contribute to the historic
cultural heritage significance of the precinct as stated in the statements
of significance for the Sandy Bay 1 Heritage Precinct.

2 The proposal does not meet the acceptable solution or the performance
criterion with respect to clause E13.8.2 A1 and P1 of the Hobart Interim
Planning Scheme 2015 because the proposed rear extension will result
in detriment to the historic cultural heritage significance of the precinct as
stated in the statements of significance for the Sandy Bay 1 Heritage
Precinct.

3 The proposal does not meet the acceptable solution or the performance
criterion with respect to clause E13.8.2 A3 and P3 of the Hobart Interim
Planning Scheme 2015 because the proposed rear extension will
detract from the historic cultural heritage significance of the precinct as
stated in the statements of significance for the Sandy Bay 1 Heritage
Precinct.
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(Michael McClenahan)
Assistant 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 report.

(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: 3 December 2020

Attachment(s):

Attachment B - CPC Agenda Documents

Attachment C - Planning Referral Officer Cultural Heritage Report
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Planning: #209356

Property

TNIXON STREET SANDY BAY TAS 7005

People

Applicant
®

ALEXANDER REED

26/ 93 SALAMANCA PLACE
BATTERY POINT TAS 7004
0400672203
admin@mecarthyreed.com.au

Owner
®

SARAH KIMBER
TNIXON ST

SANDY BAY TAS 70035
0400602783
sarahkimberfalgmail.com

Owner
*

JUSTIN BLACK
TNIXON STREET
SANDY BAY TAS 7005
0409233189
Jjustin.black@icub.com.au

Entered By

ALEXANDER REED

26 /93 SALAMANCA PLACE
BATTERY POINT TAS 7004
0400672203
admin@mecarthyreed.com.au

Use

Single dwelling

Details

Have you obtained pre application advice?
* . No

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

+ ,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)?

RESIDENTIAL DWELLING

Please provide a full description of the proposed use or development (i.e. demolition and new dwelling,
swimming pool and garage)
*

DEMOLITION, ALTERATION AND ADDITION,
Estimated cost of development

200000.00

Existing floor area (m2) Proposed floor area (m2) Site area (m2)
116.35 150.30 325

Carparking on Site
N/A

Total parking spaces Existing parking spaces [ Other (no selection

| 1 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? * .No

Documents

Required Documents

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

7 WNIXON TITLE.pdl

Plans (proposed, existing)

*

2020.07.22 - 7 NIXON ST_DEVELOPMENT APPLICATION pdf
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thgl 2 RESULT OF SEARCH ”‘
I RECORDER OF TITLES aa
Tasmanian
00 Issued Pursuant to the Land Titles Act 1980 Government

SEARCH OF TORRENS TITLE

VOLUME FOLIO
126491 1
EDITION DATE OF ISSUE
6 06-Sep-2018
SEARCH DATE : 22-Jul-2020
SEARCH TIME : 12.26 PM
DESCRIPTION OF LAND
City of HOBART
Lot 1 on Plan 126491
Being the land described in Conveyance 40/0942
Derivation : Part of B89A-2R-0Ps. Granted to William Morgan.
Derived from A16831
SCHEDULE 1
M706932 TRANSFER to SARAH RENEE KIMBER of one undivided 1/3
share and JUSTIN JAMES BLACK of two undivided 1/3
shares as tenants in common Registered 05-Sep-2018
at 12.02 PM
SCHEDULE 2
Reservations and conditions in the Crown Grant if any
16/4475 CONVEYANCE: Benefiting Easement: Drainage right over
the land marked "drain" on Plan 126491 in common with
the owners of the lands now of formerly owned by
Tasman Morrisby and Rosa Ellen Large.
16/4475 CONVEYANCE: Benefiting Easement: Right to allow eaves
and spouting to overhang the land marked "Eaves and
Spouting" on Plan 126491
E148252 MORTGAGE to Commonwealth Bank of Australia
Registered 05-Sep-2018 at 12.03 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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Department of Primary Industries, Parks, Water and Environment
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SITE INFORMATION:
ZONING: 116 INNER RESIDENTIAL
OVERLAY: 118 HERITAGE PRECINCT
BAL RATING: LY
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PERFOMANCE CRITERIA P3
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(: } 21 JUNE - 10am

THE EITING AND SCALE OF A DWELLING MUE
{OT CAUGE UNREASONARLF LOSS OF -w\—n TV AY.
REDUCTION IN SUNLIGHT TD A HASITASLE ROOM {OTHER THAN A SEDROOM)
OF A DWELLING ON AN ADJSDING LOT
+ THE PROPOSED ADDITION REDUCES THE WINTER SOLSTICE ELINLIGNT

INTO THE KITCHEN AREA IN THE ADJOINING KITCHEN AT 8 NDION &

+ THE LOEE OF DNREGT SUNLIGHT INTO THE KITGHEN AREA lgaFAs«Dmal E

BECAUSE:

+ IT'E DNLY OURING THE WINTER SOLSTICE MONTH THAT DIRECT suu
12 LOET INTO THE KITCHEN WINDOW, ALL OTHER MONTHE THERE &
LITTLE TO MO CHANGE TO DIRECT SUNLIGHT, THEREFORE THE LOGS OF
AMENITY 15 LIMITED:

« THE AREA OF THE KITCHEN THAT IZ IMPACTED DURING THE WINTER
SOLSTICE MONTH IE A KITCHEN BENCH AND SINK (NOT AN AREA THAT 1§
FREQUENTLY LGED FOR AMENITY SUCH AS A DINING TABLEGEATED
AREA. THE KITCHEN BENCH AND SINK SIT DIRECTLY AGAINST THE
WINDOWWALL ADJOINING NUMBER T NUCON 5T. THE KITCHEN AREA HAS
OTHER WINDOWE OM AN ADJACENT WALL THAT PROVIDEE SUNILIGHT
INTO TH AREA

= THE PROPOSED ADDITION & DESIGNED TO THERE 15 MINIMAL
MPACT ON THE AMENITY OF 0 NIXON ST AND SPECIFICALLY TO ENSURE
THERE IS5 NO UNREASONASLE OVEREHADOWING OF ANY RASITABLE
ADOM. CONGIDERATION FOR THE NEIGHBOURING DWELLING WAS GIVEN
AND THE OWNER OF THE DWELLING WAS CONSULTED THROUGHOUT THE
DEEIGN PROCEES. THIE INCLUDES HAVING THE RDOF LINE AND CEILING.
HEIGHTE AZ LOW AS POEEIBLE TO MINIMISE THE IMPACT OF THE
PROPOZED ADDITION E ROOF LINE

+ OVERALL THE KITCHEN AREA RECEIVES AMPLE DAYLIGHT AMD SUNLIGHT
DURING WINTER SOLETICE DUE TO THE OTHER WINDOWS ON ADJOINING
WALLE

+ THE PROPOSED ADDITION SITE WITHIN THE BUILDING ENVELOPE. THE
EXISTING DWELLING (BUILT IN 1215 BEFORE BUILDING ENVELOPES
EXIETED} I3 THAT PART OF THE OWELLING THAT 51T DUTSIDE THE
CURRENT BUSLDING ENVELOPE. IF IT WASNT FOR THE EXISTING
DWELLING, THE REDUCED DIRECT SUNLIGHT DURING THE WINTER
ESOLETICE CAUSED BY THE PROPOSED ADDITION WOULD BE COMEIDERED
REASONABLE IN THE CIRCUMETANCES AMD THIS SHOULD BE GIVEN MERIT
'WHEN ASSESSING THE PROPOSED ADDITION,

OVERSHADOWING THE PRIVATE OPEN SPACE OF A DWELLING ON AN ADUDINING LOT
THERE IE AN INCREASE IN SUNLIGHT TO THE PRIVATE OPEN SPACE DURING

THE MARCH EQUINDX WITH THE PROPOSED REMOVAL OF THE EXISTING
OQUTBUILDNGE

OVERSHADDWING AN ADJDINTNG VACANT LOT
A

VISUAL IMPACTS CALSED BY THE APPARENT SCALE, BULK OR PROPORTIONS OF
THE OWELLING WHEN VEWED FROM AN ADJOING LOT
+ EVERY CONSIDERATION HAZ BEEN MADE TO ENSURE THE PROPOSED
ADDNTION SUITS THE SIZE OF THE EXISTING DWELLING AND HAS BEEN
DESIGNED TO REDUCE THE BULK OF THE PROPOSED aDDITIDNAS MUCH
SELE, WHIST STILL ALLOWING FOR A REASONASLY SZED

DWELLING FOR MODERN LIVING. IT'S CONSISTENT WITH OTHER 5t
BULK AND PROPORTION OF DWELLINGE IN THE AREA, ASET IS MD‘)Fsr ™
COMPARIEON

+ THE PROPOGED ADDITION CREATES REASONABLE SEFARATION BETWEEN
THE TWO DWELLINGE AT 7 AND @ NIXON ET AND CONTINUES TO PROVIDE
REAZOMABLE OPPORTUNITY FOR DAYLIGHT AND SUNLIGHT TO ENTER
HABITABLE ROOMS AND PRIVATE OPEN SPACE THE SEPARATION BETWEEN
THE TWO OWELLINGE 1§ GOMPATIBLE WITH OTHER DWELLINGE IN THE
SURROUNDING URBAN AREA AND IS REASONASLE.

« GIVEN THE LOCATION OF THE DWELLING ON 7 NIXON 3T COMPARED TO
THE ADJOINING LOTE IN NIXON ETMAREDEN £T (AND THE WAY THOSE
DWELLINGE ARE SITUATED), ANY VISUAL INPACT FROM THE PROPOEED

108 TO THOEE OTHER ADJOINING LOTE 15 REASONASLE

. PROPOGED ADDITION DOES NOT BLOCK OR CAUSE VIGUAL IMPACT TO
Trt HOUSEE ON THE OPPOSITE SIDE OF NIXOM ET (INCLUDING THE
TERRACES) DUE TO THE ROOF HEIGHT OF THE PROPOSED ADDTION
BEING WITHIN THE EXISTING ROOFUINE (LE. THE PROPOSED ADDITION
DOEE NOT BLOCK ANY WATER VIEWE) AND I THEREFORE AFACONABLE.

* MINIMUM CEILING HEIGHTE HAVE BEEN UTILIZED IN THE PROPOSED
ADQITION TO ENSURE THE PROPOGED ADDITION SITS AS LOW AS
POSEIBLE ON THE DWELLING.

= THE HIPPED ROOF FORM IS INKEEPING WITH THE SURROUNDING
BUILDINGE AND HAS BEEN SELECTED FOR BOTH AESTHETICE AND
FUNCTION, & FUNCTIONAL AZPECT OF THE HIPPED ROOF MEANS BEING
ABLE TO UTILISE THE CATHEDRAL CEILING SPACES (DUE TO THE EXISTING
DWELLING'S HIGH CEILINGS | TO ALLOW FOR A MODERN SPACE.

+ THE SEPARATION BETWEEN 7 NIXON £T AND 0 NIXON ET HAS NOT
CHANGED. THE BULK ON THE BOUNDARY RETWEEN THE TWO DWELLINGS
IS REDUCED IN THE PROPOSED PLANE BY DEMOLITION OF MULTIPLE

OUTBUMLDINGS

+ THE BOUNDARY MATERIALS BETWEEN THE TWO DWELLINGS WILL B85
CONSOLDATED BY CONTINUNG THE BRICK AND WITH A EMALL SECTION
OF TIMBER FENCING TO ThE REAR OF THE PROPERTY, THERESY MAKING
THE VISUAL IMPACT OF THE DWELLING 0N 3 NIXON STREET TIDY AND
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Objective:

To ensure safe and efficient access for all users,

Agenda (Open Portion)
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and constructing vehicle a

Acceptable Solutions
Al

Design of vehicle access points must comply with all of the
following:

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 v
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 A52890.2 - 2002 Parking
facilities Part 2: Off-street commercial vehicle facilities.

g drivers, gers,

and cyclists by lecating, designing

Performance Criteria
P1

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

(a) avoidance of conflicts between users including wehicles,
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.

MARSDEN STREET

Proposed Off Straet Parkin,
scale: 1:150

2100
=

525 - G

Propozed Street Elevation
scale: 1:150
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MARSDEN STREET

Existing Off Street Parki

780
[ [ T T 4 7
8 g : St = %
A —
}|L o .ﬂL )IL /'L
BEA5 3325 2600 13530

Existing Street Elavation
scale: 1:150

PERFORMA CRITERIA Inside rearview mir

P1

(A) THE PROPOSED OFF-ZTREET PARKING IS AN IMPROVEMENT TO THE EXIZTING
PARKING CONDITION, THE 457 ANGLED PARKING ALLOWS GREATER OBSERVATION
OF THE ONCOMING VEHICULAR, PEDESTRIAN AND CYLCLING TRAFFIC DOWN
MARSDEN ST (ONE WAY)
PEDESTRIANS / CYLCLIST WALKING/CYCLING UP MARSDEN ST WILL BE TRAVELLING

r field of view test grid and marker setup

IN THE SAME DIRECTION AS THE EXITING VEHICLE WHICH SIGMIFICANTLY
DECREAZEE THE LIKELYHOOQD OF INTERFERENCE.

(B) THERE WILL BE NO CHANGE TO THE FLOW OF TRAFFIC ON ADJOINING ROADS

(CG) TABLE Ef.1 STIPULATES 2 PARKING SPACES FOR A SINGLE DWELLING CONTAINING 2

OR MORE BEDRODOMS.

THE PROPOGAL IS MAINTAINING THE EXISTING 1 OFF STREET CARPARK WHILET
COMPLYING WITH THE MINIMUM PRIVATE OPEN EPACE PROVISIONE. THE
PROPOZED AIELE WIDTH IS WIDER THAN THE EXISTING AND THE TOTAL GATE
'CLEAR' OPENING HAS INCREASED

(D) THE DRIVEWAY IS LOCATED ON A QUITE SIDE STREET WITH LOW VEHICULAR
TRAFFIC. THE PROPOSED OFF STREET PARKING 12 A MARKED IMPROVEMENT TO
THE EXIETING WITH B0TH GREATER VISUAL SURVEYLANCE AND DRIVEWAY AISLE
WIDTH. THE GATE IS VISUALLY DIFFERENT TO THE SURROUNDING FENCES, HELPING
USERE OF THE STREET IDENTIFY THE DRIVEWAY

LEFT SIDE viEW

Misres bt snots

J0DA\

REVIZION NOTEE REV. DESCRIPTION DATE

® cosvrianT

ALT. ADDITION f,i:_;:‘w
7 NIXON STREET 0."
SANDY BAY 't

DaAWN

KIMBER BLACK -y 0x

NSAARKTHNKEED

1801
DRIVEWRY
DEVELOPMENT 872,
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B DATE: 201050
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Mr Ben lkin
Senior Statutory Planner
And

Ms Sarah Waight
Hobart City Council

9 October 2020
Dear Ben and Sarah

7 NIXON STREET, SANDY BAY PARTIAL DEMOLITION, ALTERATIONS, EXTENSION
AND FRONT FENCING APPLICATION NO. PLN20460

We, Sarah Kimber and Justin Black, the owners of the above property are applying for development
approval to create a quality level of modernity for our home at 7 Nixon Street, Sandy Bay.

The home was owned for approx. 50 years prior to our ownership by brothers Rex and Morrie Lansdell.
The home has not been renovated, since it was originally built in 1915, although some facilities were
brought inside decades ago.

An issue presently under consideration is our request to partially demolish a section of wall facing
Marsden St and inserting a north facing window into the proposed living area. The proposed northern
glazing is beneficial to the warmth and amenity of the house, as this is the only living area in the house
that faces north. Access to Northerly sunlight is critical in reducing heating loads in winter, which has
both fiscal and environmentally sustainable benefits.

The alterations to the north facing wall reflect the need to alter and adapt to the modern desire for
more natural light, fresh air, open space and outdoor connections.

The demolished section of wall does not result in any loss of the heritage significance of the precinct.
Those parts of the house and sheds that are of no architectural merit or historical cultural significance
will be removed and replaced with modern additions. The parts of the house that contribute to the
heritage significance of the precinct, notably the Nixon St streetscape, will be retained and restored.

A criterion of concern is the consistency between similar building in the precinct. In Nixon Street, there
are a range of building eras, including; timber federation, Edwardian brick duplex, Victorian brick
terraces and the subject Victorian brick houses.

The singular obvious continuity in the precinct is in regard to the street frontage of the houses, where
bay windows, verandas and entrances have remained predominantly the same, whilst modern
additions have been made towards the rear.

No.7 and No.11 Nixon St are mirror images of one another, not including the lean-to’s which vary in
scale and material. The most notable feature of the two residences are the bay windows that face the
intersecting corners of Nixon and Marsden Streets (number 7) and Nixon and King street (number 11).
The proposal to demolish 2m of the Northern masonry wall (Facing Marsden St) will have little impact
on the visual mirrored symmetry of the two residences. The two residences cannot be viewed
simultaneously, therefore reference to symmetry would be hard to attain.
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The proposed addition roof design has clearly identified the line between new and old, whist we plan
to re-use the existing bricks in the addition, an articulation joint could be used to further strengthen
the delineation of new and old.

We submit that the part of the house that has heritage value and has consistency with the other two
houses in the row is being preserved, and in fact will be restored to highlight and enhance the
characteristic elements of the era and precinct.

The house will have the character filled heritage front and the bay window restored and remaining,
with the new additions being modest and subservient to the original house. Overall the house will be
rejuvenated, and no detriment will be caused to the significance of the house or precinct. We submit
that being able to clearly identify the original house from the new building highlights the heritage
significance as we're preserving the heritage front.

Heritage precinct SB1 states ‘the high visual integrity of the streetscapes and the mix of development
that allows historical layers and development to be seen and understood’.

We suggest that the planning scheme and heritage considerations allow for change in heritage
precincts, and there are examples of change below as stated previously. Inevitably there must be room
for change, and our overall renovation has been very clear in retention, preservation and
improvement without changing the most significant parts of the building. The plans do not detract
from the historical cultural significance but rather they strengthen it.

We submit that a balance between retention of the significant fabric and structure with newness is
necessary and we urge sympathetic acceptance by the planning authority of our request that the
changes to the north facing wall be permitted without future delay.

We look forward to discussing this with you further.
Yours faithfully

Sarah Kimber and Justin Black
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1. 11 Nixon St (looking down Nixon St towards 9 and 7 Nixon St)
The ability to see both 7 (additions) & 11 simutaiously is not possible.

100 S
[1T f
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2. 9 Nixon St

Colorbond roof and overall house hidden by large hedge (this is hedged trimmed back)
[
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Examples of modern homes and extensions in the Nixon St area:

3. Marieville Esplanade

Similar era home with a large “monument” colorbond second level attached on top (Still
under construction). This is fully visible from the street and area at all angles.

4
W
3
\
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4. Corner of Queen St and Princes St

Modern extention at the back of the house, clear distinction between old
and new sections and very visble from the street (on a corner block) as it’s
sitting above the fenceline

5% Corner of King St and Russell Crescent
Modern extension visible from the street.
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6. Queen St
Modern extention visible from the street, clear distinction between old and new. Similar
colouring to the 7 Nxion St DA proposal.




Item No. 7.2.1 Agenda (Open Portion) Page 130
City Planning Committee Meeting - 15/3/2021 ATTACHMENT B




Item No. 7.2.1 Agenda (Open Portion) Page 131
City Planning Committee Meeting - 15/3/2021 ATTACHMENT B

7 King St (photo from RealEstate.com.au)
Large modern extention at the back of the house, similar colouring to 7 Nixon St proposal.
Elevated so clearly visable from surrounding streets and general area.
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8. King St
House newly substantiablly renovated, changes to the front windows are significant. Large
modern extention at the back. Very modern tinber features that provide clear distinction

between old and new.
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9. Corner of King St and Marieville Esplanade

Large Modern extension with modern glazing at the front and back. Corner block so very
exposed to visuals in surrounding streets.

10. Corner of Marsden St and Marieville Esplanade
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Large modern extention on corner block, clear distinuction between the old and new sections of the
house.

11. Corner Queen St and Marieville Esplanade

No original features shown from existing house, corner block so the 2 units are very visible.
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12. Corner of Balmoral St and Queen St

Large modern timber extention at the back of the original house. Clearn distinction between old and
new and visible due to corner location.
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13: Queen St

Large modern extension at the back of the original house. Visible from the street.
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Application Referral Cultural Heritage - Response

From: Sarah Waight

Recommendation: Proposal is unacceptable.

Date Completed:

Address: 7 NIXON STREET, SANDY BAY

Proposal: Partial Demolition, Alterations, Extension and Front
Fencing

Application No: PLN-20-460

Assessment Officer: Michael McClenahan,

Referral Officer comments:

This application is for a rear extension, internal and external alterations and new front and side
boundary fencing. The site is located within the Sandy Bay 1 Heritage Precinct and has the
following attributes as expressed through the Statements of Significance in Table E13.2 of the
Historic Heritage Code of the Scheme.

This precinct is significant for reasons including:

1. The early subdivision pattern of the main streets enhanced by the streets developed later
form a coherent precinct of high integrity.

2. The very fine examples of various periods of housing often set in well established gardens

and settings.
3. The consistency of housing forms and the relatively low level of intrusive elements.

4. The high visual integrity of the streetscapes and the mix of development that allows
historical layers and development to be seen and understood.

The subject site is shown in the following images:
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Subject site from the corner of Marsden and Nixon Street. Source: Council image.

The house is one of three single storey brick houses that form a coherent and consistent group
of houses, all constructed within the same period of time, of the same architectural style,
character and detailing. The subject house at 7 Nixon Street is the mirror image of 11 Nixon
Street. This can be seen in the following Metropolitan Drainage Board Plans Sheet No. 2
which illustrates the floor plan of the three houses and the projecting bay window.

Lo N e eV e

Metropélitaﬁ Drainage Board Plans Sheet No. 2. Source: Council documentation

This proposal includes demolition of the front and side (Marsden St) boundary fences and
construction of a new timber fences and gates. Other works include internal demolition, the
construction of an internal staircase and a bedroom and bathroom in the roof space.
Demolition of 1.93 metres of the rear section of brick wall and the rear hipped roof section is
proposed.

The proposal must be assessed against E13.8.1 P1, E13.8.2 P1, P3 and P4 of the Historic
Heritage Code of the Scheme.

The area of demolition and roof extension is shown in the image below which is taken from
Marsden Street..
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Suject property from Marsden Street. Source: Council image

Four (4) representations were received, all in support of the proposal. Heritage matters raised
include:

restores the heritage aspect of the Nixon Street frontage.

renovations of their property will enhance it by restoring those elements which make it
special.

The proposed development is the right balance between heritage and modern and is in
keeping with other nearby extensions in the area.

It is apparent that the applicants have been careful to maintain the Nixon Street
elevation to ensure the three properties (7, 9 and 11 Nixon) retain their original facade
elevations, brickwork and fenestrations.

The removal of the brick fence and replacement with something less austere but which
provides a greater level of privacy for the owners is also appropriate.

Response:

L
L

No changes, restoration or renovations to the Nixon St facade are proposed.

The works proposed include the demolition of original building fabric and a new rear
extension.

The rear extensions to the group of 3 properties of 7, 9 and 11 are single storey
extensions that appear as skillion (see image below of 11 Nixon St)

The existing side fence and gate do not contribute to the heritage significance of the

precinct and their replacement with a sympathetic fence would not be considered
problematic.
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Rear of 11 Nixon St with single storey rear extension. Source: Council image

The existing fence is shown in the image below with the existing side fence measuring 2.3
metres high (including the concrete base) with lattice toppers above this.

The top of the proposed fence along Marsden Street will be horizontal with steps, such that, as
the street slopes away from Nixon Street, the fence increases in height from 1.3 metres along
the front boundary and around the corner increasing to 1.58 metres with a step up to 2.2
metres on the right hand side of the gate to 2.765 metres including a 500mm high concrete
plinth on the rear corner adjacent to the property of 1 Marsden Street.

UM

Subject property from Marsden Street. The brown paling fence measure, including the concrete
plinth measures 2.3 metres high. Source: Council image

The proposed fencing must be assessed against E13.8.2 P4 which states:
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New front fences and gates must be sympathetic in design, (including height, form, scale
and materials), and setback to the style, period and characteristics of the precinct

The proposed front fence is in a street of low front fences. The existing fence of 7 Nixon Street
has brick piers that are 1.0 metre high and infill brick panels that are 0.7 metres high. The
fence at 9 Nixon Street is 1.1 m high and at 11 Nixon Street is 0.8 metres high. On the
opposite side of the road, fences are all in this height range and are consistent in being of this
traditional height. The proposal is quite inconsistent with the prevailing pattern of fence height
in the street and should be lower, although it is acknowledged that fences to 1.2 metres are
exempt from requiring a planning permit in a heritage precinct.

The rear demolition must be assessed against E13.8.1 P1 which states:

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 complementary to the
heritage values of the precinct.

The proposal demolishes 1.93 metre section of brick wall, sandstone foundation, eaves and
roof. This is shown in the image below.

| SECTION OF WALL AND L EXISTING MASONRY WALL
ROOF REMOVED DEMOLISHED - COMPLETE

Existing house showing the extent of demolition. Source: Applicant's documentation

The statements of significance describe the precinct as being: "a coherent precinct of high
integrity" and having "consistency of housing forms and the refatively low level of intrusive
elements"” and "high visual integrity of the streetscapes”. Advice has been offered to the
applicant for a design solution that minimises demolition and results in less demolition of a part
of building that can be clearly viewed from both Nixon and Marsden Street, part of the building
that is acknowledged as being part of that cohesive character. No advice has been offered that
outlines why this is an exceptional circumstance warranting the extent of demolition a required
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by clause E13.8.1 P1. The proposed demolition will result in the loss of fabric and building that
demonstrates a consistent and high level of visual integrity. There are prudent and feasible
alternatives that could be pursued to provide the same, and even more floor area, than what is
being proposed at ground level, as well as increasing light levels into the building and creating
the contemporary living space sought by the owners. The internal demolition is not considered
problematic as it creates a large open rear living, kitchen and dining space that is not viewed
or discernable as such from the streetscape. However, in respect to the demolition of the 1.9
metres section of brick wall, foundations, eaves and roof, it is considered that the proposal
does not satisfy E13.8.1 P1 (a) and (b).

The proposed extension must be assessed against E13.8.2 P1 which 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.

Clause E13.8.2 P3 states:

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

The proposal introduces a new rear extension visible from Marsden Street and partially from
Nixon Street with a mix of brick and contemporary windows. The following images shows the
change including the demolition of the rear section of brick wall, eaves line and section of
hipped roof.

\

EXISTING MASONRY WALL/ FENCE
ON BOUNDARY! DEMOLISHED

Proposed house extension with new window and roof form. Source: Applicant's documentation

The colour of the materials of the proposed extension is considered acceptable. However, the
new roof in Colorbond 'Shale Grey' is completely incompatible and is incongruous with the old
roof of red pressed tin tile resulting in a discordant and intrusive extension that is not
sympathetic to the character of the precinct. The following roof plan demonstrates the
incongruity between the existing and proposed roof material and altered eaves line.
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\_/ scale: 1150

Roof plan showing the proposed roof form and different roofing materials . Source: Applicant's
documentation.

Advice was provided to the applicant that a simpler extension that resulted in the same internal
footprint could be achieved in the form of a simple skillion of 1 metre or even larger which
would not require the same degree of demolition or alteration. Additional new windows could
be introduced into the northern (Marsden St) elevation again without so much intervention,
alteration and demolition of original brick fabric and without having to change the eaves. In
addition the upper roof extension could also be achieved by shifting the internal spaces toward
the northern (Marsden St) elevation.

In summary, this proposed extension increases the footprint of the house at ground level by 1
metre. The proposed extension is an overly complicated and costly design approach that
results in demolition and then reconstruction in a form that is quite inconsistent with the
cohesive character of the precinct. With this section of the house visible from both Nixon and
Marsden Streets, the demolition and new extension results in different eaves, narrower and of
a style that is not compatible with the traditional form.

By reference to clauses E13.8.2 P1 and E13.8.2 P3 of the Historic Heritage Code of the
Scheme, the word 'detract’ means to 'fake away, fo draw away or divert' and 'detriment’' means
to take away some part from, as from quality, value or reputation." While a number of rear
extensions have been put forward in the applicant's submission as illustrations of new
development, the majority of these were approved prior to the current planning scheme, the
Hobart Interim Planning Scheme 2015. As examples they illustrate quite well, the cumulative
impact of development that is inconsistent with the prevailing heritage character, the reason
the heritage precinct was created. The gradual erosion and loss of heritage values through the
demolition of small, significant parts of buildings within heritage precincts combined with
unsympathetic design is not the objective of the Historic Heritage Code of the Scheme which
states:

E13.8.2: To ensure that development undertaken within a heritage precinct is sympathetic to
the character of the precinct.

It is considered that the proposal is not sympathetic to the character of the precinct and is
recommended for refusal. The proposal does not satisfy E13.8.1 P1,E13.8.2P1 and E13.8.2
P2.

The grounds for refusal are:
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The proposal does not meet the acceptable solution or the performance criterion with respect
to clause E13.8.1 P1 of the Hobart Interim Planning Scheme 2015 because the proposal will
result in demolition of parts of a building that contribute to the historic cultural heritage
significance of the precinct as stated in the statements of significance for the Sandy Bay 1
Heritage Precinct.

The proposal does not meet the acceptable solution or the performance criterion with respect
to clause E13.8.2 P1 of the Hobart Interim Planning Scheme 2015 because the proposed
rear extension will result in detriment to the historic cultural heritage significance of the precinct
as stated in the statements of significance for the Sandy Bay 1 Heritage Precinct.

The proposal does not meet the acceptable solution or the performance criterion with respect
to clause E13.8.2 P3 of the Hobart Interim Planning Scheme 2015 because the proposed
rear extension will detract from the historic cultural heritage significance of the precinct as
stated in the statements of significance for the Sandy Bay 1 Heritage Precinct.

Sarah Waight
Senior Cultural Heritage Officer
2 Dec 2020
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7 Nixon Street
Sandy Bay
TASMANIA, 7005

ATTN: Michael McClenahan

Dear Michael,

Please find atfached revised DA drawings for the proposed alteration and addition at
7 Nixon St, Sandy Bay.

In response to the advice received post City Planning Committee Meeting
14.12.2020, we hereby submit roof colour changes fo the entire house, both existing
and proposed.

The heritage department of the HCC was concerned that the existing ‘Manor Red’
and proposed ‘Galvanised' roof would look incongruous with the surrounding area.

Colorbond Ironstone is present on 11 Nixon St, the mirror image of 7 Nixon. The roof
colour is also present on the conjoined tferrace houses 14-28 Nixon St.

Kind Regards

Alex Reed
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(: } 21 JUNE - 10am

+ THE PROPOSED ADDTION REDUCES THE WINTER SOLSTICE SUNLIGHT

INTO THE KITCHEN AREA IN THE ADUJDINING KITCHEN AT 8 NDOON ST

+ THE LOEE OF DIRECT SUNLIGHT INTO THE KITGHEN AREA 1§ REAGONABLE

BECAUSE:

IT'S DNLY DURING THE WINTER SOLSTICE MONTH THAT DIRECT SUNLIGHT
£ LOST INTO THE KITCHEN WINDOW, ALL OTHER MONTHES THERE &
LITTLE T2 NO CHANGE TO DIRECT SUNLIGHT. THEREFORE THE LOGS OF
AMENITY 15 LIMITED:

THE AREA OF THE KITCHEN THAT IS IMPACTED DURING THE WINTER
SOLETICE MONTH IE A KITCHEN BENCH AND SINK (NOT AN AREA THAT I
FREQUENTLY LZED FOR AMENITY SUCH AG A DINING TASLEEEATED
AREA. THE KITCHEN BENCH AND SINK SIT DIRECTLY AGAINS T THE
WINDOWANALL ADUDINING NUMBER 7 MIXON ST THE KITCHEN AREA HAS
OTHER WINDOWSE ON AN ADUACENT WALL THAT PROVIDES SUNILIGHT
INTO THRITCHENTHNING AREA.

* THE PROPOSED ADDITION & DESIGNED TO ENSURE THERE |5 MINIMAL
IMPACT ON THE AMENITY OF 3 NIXON T AND SPECIFICALLY TO ENSURE
THERE 15 NO UNREASOMASLE OVERSHADOWING OF ANY HABITABLE
ADOM. COMJIDERATION FOR THE NEIGHBOURING DWELLING WAS GIVEN
AND THE OWNER OF THE DWELLING WAS CONSULTED THROUGHOUT THE
DEGIGN PROCESS. THIS INCLUDES HAVING THE RDOF LINE AND CEILING
HEIGHTE AS LOW AS POEEIBLE TO MINIMISE THE IMPACT OF THE
PROPOSED ADDITION & RODF LINE

* OVERALL THE KITCHEN AREA RECEIVES AMPLE DAYLIGHT AND SUNLIGHT
DURING WINTER SOLETICE DUE TO THE OTHER WINDOWS ON ADJOINING
WALLE

- THE PROPDSED ADDITION SITE WITHIN THE BUILDING ENVELOPE. THE
EXISTING DWELL BUILT IN 1215 BEFORE BUILDING ENVELOPES
EXIETED) I THAT PART OF THE OWELLING THAT SITE DUTEIDE THE
CURRENT BUSLDING ENVELOPE. IF IT WASNT FOR THE EXICTING
DWELLING, THE REDUCED DIRECT SUNLIGHT DURING THE WINTER
SOLETICE CAUSED BY THE PROPOSED ADDITION WOULD BE COMSIDERED
REASONABLE IN THE CIRCUMS TANCES AND THIS SHOULD BE GIVEN MERIT
WHEN ASSESSING THE PROPOSED ADDITION,

NG THE PRIVATE 0P £ O LONING
THERE IS AN INCREASE IN SUNLIGHT TO THE PRIVATE OPEN SPACE DURING
THE MARCH EQUINGK WITH THE PROPOSED REMOVAL OF THE EXISTING
OUTBUILDNGE

W » )

+ EVERY CONSIDERATION HAS BEEN MADE TO ENSURE THE PROPOSED
ADMTION SUITE THE SIZE OF THE EXISTING DWELLING AND HAS BEEN
DESIGNED TD REDUCE THE BULK OF THE PROPOSED ADDITION AS MUCH
AS POSSIBLE, WHIST STILL ALLOWING FOR A REASONASLY SZED
DWELLING FOR MODERN LIVING. IT'S CONSISTENT WITH OTHER SCALE.
BULK AND PROPORTION OF DWELLINGS IN THE AREA ABET IS MODEST IN
COMPARIEON

THE PROPOZED ADDITION CREATES REASONABLE SEPARATION BETWEEN
THE TWO DWELLINGE AT 7 AND 9 KIKON ST AND CONTINUES TO PROVIDE
REASOMABLE OPPORTUINITY FOR DAYLIGHT AND SUNLIGHT TO ENTER
HABITASLE ROOMS AND PRIVATE OPEN SPACE THE SEPARATION BETWEEN
THE TWO OWELLINGS 1§ COMPATIELE WITH OTHER DWELLINGE IN THE
SURROUNDING URBAN AREA AND IS REASONABLE

GIVEN THE LOCATION OF THE DWELLING ON 7 NIXON 5T COMPARED TO
THE ADJOINING LOTE IN NIXON STMAREDEN 5T {AND THE WAY THOSE
DWELLINGE ARE SITUATED), ANY VISLAL IMPACT FROM THE PROPOEED
ADDITION TO THOSE OTHER ADUOINING LOTE |15 REASONASLE

THE PROPOZED ADDITION DOEE NOT BLOCK OR CAUGE VIBUAL IMPACT TO
THE HOUSES ON THE OPPOSITE SIDE OF NIXOM ST (INCLUDING THE
TERRACEE) DUE TO THE ROOF HEIGHT OF THE PROPOSED ADDITION
BEING WITHIN THE EXIETING ROOFLINE [1.E. THE PROPOSED ADDITION
DOES NOT BLOCK ANY WATER VIEWE) AND £ THEREFORE REAZDNABLE.
MNIMUM CEILIMNG HEIGHTS HAVE BEEN UTILISED IN THE PROPOSED
ADQITION TO ENJURE THE PROPOEED ADDITION SITS AS LOW AS
POESIBLE ON THE DWELLING,

THE HIPPED ROOF FORM IE INKEEPING WITH THE SURROUNDING
BUILDINGE AND HAS BEEN SELECTED FOR BOTH AESTHETICS AND
FUNCTION, A FUNCTIOMAL ASPECT OF THE HIPPED ROOF MEANS BEING
ABLE TO UTILISE THE CATHEDRAL CEILING SPACES (DUE TO THE EXISTING
DWELLING'S HIGH CEILINGS ) TO ALLOW FOR A MODERN SPACE.

THE SEPARATION BETWEEN 7 MIXON ST AND 8 NIXON ET HAS NOT
CHANGED. THE BULK ON THE BOUNDARY BETWEEN THE TWO OWELLINGS
IS REDUCED IN THE PROPOSED PLANS 8Y DEMOLITION OF MULTIPLE
OUTBLALDINGS

THE BOUNDARY MATERIALS BETWEEN THE TWO DWELLINGS WILL 88
COMEOLIDATED BY CONTINUMNG THE BRICK AND WITH A EMALL SECTION
OF TIMBER FENCING TO THE REAR OF THE PROPERTY, THEREEY MAKING
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7.2 Design of Vehicular Accesses
Objective:

To ensure safe and efficient access for all users,
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City Planning Committee Meeting - 15/3/2021

and constructing vehicle a

Acceptable Solutions
Al

Design of vehicle access points must comply with all of the
following:

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 v
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 A52890.2 - 2002 Parking
facilities Part 2: Off-street commercial vehicle facilities.

g drivers, gers,

and cyclists by lecating, designing

Performance Criteria
P1

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

(a) avoidance of conflicts between users including wehicles,
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.

MARSDEN STREET

Proposed Off Straet Parkin
scale: 1:150

2100

65

5765 - 4170 - EE T 2300

Proposed Street Elevabon
scale: 1:150

1566 600

515

Page 169
ATTACHMENT D

MARSDEN STREET

1830

_
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h.‘_
4

6605 335 2600 13530

Existing Streat Elavation
scale: 1:150

FERFORMANGE CRITERIA Inside rearview mir

P1

{A) THE PROPOSED OFF-STREET PARKING IS AN IMPROVEMENT TO THE EXISTING
PARKING COMDITION, THE 457 ANGLED PARKING ALLOWS GREATER DBSERVATION
OF THE ONCOMING VEHICULAR, PEDESTRIAN AND CYLCLING TRAFFIC DOWN
MARSDEM ST (ONE WAY)
PEDESTRIANS / CYLELIST WALKINGVCYCLING UP MARSDEN ST WILL SE TRAVELLING

r field of view test grid and marker setup

IN THE SAME DIRECTION AS THE EXITING VEHICLE WHICH SIGHIFICANTLY
DECREASEES THE LIKELYHOOD OF INTERFERENCE.

(B) THERE WILL BE NO CHANGE TO THE FLOW OF TRAFFIC ON ADJOINING ROADS

(G) TABLE Ef.1 STIPULATES 2 PARKING SPACES FOR A SINGLE DWELLING CONTAINING 2

OR MORE SEDROOMS.

THE PROPOGAL IS MAINTAINING THE EXISTING 1 OFF STREET CARPARK WHILST
COMPLYING WITH THE MINIMUM PRIVATE OPEN EPACE PROVISIONS. THE
PROPOSED AISLE WIDTH IS WIDER THAN THE EXISTING AND THE TOTAL GATE
'CLEAR' OPENING HAS INCREASED

(D) THE DRIVEWAY IS LOCATED ON A QUITE SIDE STREET WITH LOW VEHICULAR
TRAFFIC. THE PROPOZED OFF STREET PARKING IS A MARKED IMPROVEMENT TO
THE EXIETING WITH 30TH GREATER VIZUAL SURVEYLANCE AND DRIVEWAY AISLE
WIDTH. THE GATE 12 VISUALLY DIFFERENT TO THE SURROUNDING FENCES, HELPING
USERE OF THE STREET IDENTIFY THE DRIVEWAY

LEFT SIDE viEW
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7.2.2 118 YORK STREET, SANDY BAY AND ADJACENT ROAD
RESERVE - PARTIAL DEMOLITION, SUBDIVISION (ONE
ADDITIONAL LOT), AND ASSOCIATED WORK
PLN-20-259 - FILE REF: F21/20536

Address: 118 York Street, Sandy Bay and Adjacent Road
Reserve
Proposal: Partial Demolition, Subdivision (One Additional

Lot) and Associated Work
Expiry Date: 8 April 2021
Extension of Time: Not applicable

Author: Michaela Nolan

RECOMMENDATION

That pursuant to the Hobart Interim Planning Scheme 2015, the
Council approve the application for partial demolition and subdivision
(one additional lot) at 118 York Street, Sandy Bay for the reasons
outlined in the officer’s report and a permit containing the following
conditions be issued:

GEN

The use and/or development must be substantially in
accordance with the documents and drawings that comprise
PLN-20-259 - 118 YORK STREET SANDY BAY TAS 7005 - CPC
Agenda Documents except where modified below.

Reason for condition

To clarify the scope of the permit.

TW

The use and/or development must comply with the requirements
of TasWater as detailed in the form Submission to Planning
Authority Notice, Reference No. TWDA 2020/00590-HCC dated 11

May 2020 as attached to the permit.

Reason for condition
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To clarify the scope of the permit.
ENG sw6

All stormwater from the proposed development (including
hardstand runoff) must be discharged to the Council’s
stormwater infrastructure with sufficient receiving capacity prior
to first occupation. All costs associated with works required by
this condition are to be met by the owner.

Design drawings and calculations of the proposed stormwater
drainage and connections to the Council's stormwater
infrastructure must be submitted and approved prior to the
commencement of work. The design drawings and calculations
must:

1. be prepared by a suitably qualified person; and

2. include long section(s)/levels and grades to the point of
discharge.

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

Advice:

The applicant is advised to submit detailed design drawings and
calculations as part of their Plumbing Permit Application. If detailed
design to satisfy this condition is submitted via the planning condition
endorsement process there may be fees associated with the
assessment, and once approved the applicant will still need to obtain
a plumbing permit for the works.

Reason for condition

To ensure that stormwater from the site will be discharged to a
suitable Council approved outlet.
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ENG 3a

The access driveway and parking module (parking spaces and
manoeuvring area) must be designhed and constructed in
accordance with Australian Standard AS/NZS2890.1:2004
(including the requirement for vehicle safety barriers where
required), or a Council approved alternate design certified by a
suitably qualified engineer to provide a safe and efficient
access, and enable safe, easy and efficient use.

Advice:

It is advised that designers consider the detailed design of the access
and parking module prior to finalising the Finished Floor Level (FFL)
of the parking spaces, as failure to do so may result in difficulty
complying with this condition.

Reason for condition

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

ENG 3c
The access driveway and parking module (parking spaces and
manoeuvring area) must be constructed in strict accordance

with the PDA Surveyors documentation received by the Council
on the 18th October 2020 prior to sealing of the final plan.

Advice:

Certification may be submitted to Council as part of the Building Act
2016 approval process or via condition endorsement (see general
advice on how to obtain condition endorsement)

Reason for condition

To ensure the safety of users of the access and parking module, and
compliance with the relevant Australian Standard.
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ENG 4

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

Reason for condition

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

ENG 1

Any damage to council infrastructure resulting from the
implementation of this permit, must, at the discretion of the
Council:

1. Be met by the owner by way of reimbursement (cost of
repair and reinstatement to be paid by the owner to the
Council); or

2. Berepaired and reinstated by the owner to the satisfaction
of the Council.

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

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

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

ENG r3

Prior to the sealing of the final plan, the proposed driveway
crossover within the York Street highway reservation must be
designed and constructed in general accordance with:

e Urban - TSD-R09-v2 — Urban Roads Driveways;

¢ Non-standard K&C- a concrete plinth to Councils
standards shall be constructed at the gutter, contact
theCouncil’s Road Services Engineer for details; and

e Footpath - Urban Roads Footpaths TSD-R11-v2.

Design drawings must be submitted and approved prior to any
approval under the Building Act 2016 or commencement of
works on site (whichever occurs first). The design drawing(s)
must:

1. Show the cross and long section of the driveway crossover
within the highway reservation and onto the property

2. Detail any services or infrastructure (i.e. light poles, pits,
awnings) at or near the proposed driveway crossover,
show proposed location of the power pole as approved by
TasNetworks.

3. Ifthe design deviates from the requirements of the TSD,
then the drawings must demonstrate that a B85 vehicle
(AS/NZS 2890.1 2004, section 2.6.2) can access the
driveway from the road pavement into the property without
scraping the cars underside

4. Show that vehicular and pedestrian sight lines are met as
per AS/NZS 2890.1 2004.

5. Not show a grated wedge, asphalt wedge or the standard
open wedge driveway crossover. Grated wedges are
permitted on highly used bike routes and details of the
grate (i.e. mass) will be required. The design drawings
should show access via a concrete plinth to Councils
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standards to be constructed at the gutter. A drawing of a
standard concrete plinth can be obtained from Councils
Road Services Engineer. Note: that the agreement of the
Council’s is required to adjust footpath levels.

6. Be prepared and certified by a suitable qualified person, to
satisfy the above requirement.

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

Advice:

The applicant is required submit detailed design documentation to
satisfy this condition via Council's planning condition endorsement
process (noting there is a fee associated with condition endorsement
approval of engineering drawings [see general advice on how to
obtain condition endorsement and for fees and charges]). This is a
separate process to any building approval under the Building Act
2016.

Please note that your proposal does not include adjustment of
footpath levels. Any adjustment to footpath levels necessary to suit
the design of proposed floor, parking module or driveway levels will
require separate agreement from Council's Road Services Engineer
and may require further planning approvals. It is advised to place a
note to this affect on construction drawings for the site and/or other
relevant engineering drawings to ensure that contractors are made
aware of this requirement.

Failure to address condition endorsement requirements prior to
submitting for building approval may result in unexpected delays.

Reason for condition

To ensure that works will comply with the Council’s standard
requirements.

ENV 1

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

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

Reason for condition

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

HER s1

The owner(s) of the property must enter into an agreement with
the Council pursuant to Part 5 of the Land Use Planning and
Approvals Act 1993 to limit the height, location and boundary
treatments of any future development of Lot 1 in accordance
with the Plan of Subdivision dated 24 February 2021, PDA
reference 44832CT-1E. More specifically all future building
works must be located within the building envelope labeled
ABCD on that Plan, and must not exceed a maximum height of
72.5AHD (4.5m above natural ground level).

All costs for the preparation and registration of the Part 5
Agreement must be met by the owner.

The owner must comply with the Part 5 Agreement which will be
placed on the property title.

Note:

For further information with respect to the preparation of a Part 5
agreement please contact the City Planning Staff

Reason for condition

To ensure that any future development of the plot hereby approved
would not lead to significantly large and visible residential
development including associated boundary treatments forward of
the existing building line to the detriment of the historical and cultural
significance of the Heritage Precinct.

HER s2


http://edamssvr1:8082/Pages/XC.Assess/www.hobartcity.com.au%20development%20engineering%20standards%20and%20guidelines
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No fencing is approved for a distance of 7.5m from the front
boundary on the western side of the Lot 1 driveway.

Reason for condition

To ensure that any future development of the plot hereby approved
would not lead to significantly large and visible residential
development including associated boundary treatments forward of
the existing building line to the detriment of the historical and cultural
significance of the Heritage Precinct.

HER s3

The proposed fence and proposed gate shown on the Plan of
Subdivision dated 24 February 2021 must be 1.8m high and
sited no closer than 7.5m from the front boundary.

The fence must be installed prior to the sealing of the final plan.
Reason for condition

To ensure that any future development of the plot hereby approved
would not lead to visible boundary treatments forward of the existing
building line to the detriment of the historical and cultural significance
of the Heritage Precinct.

SURV 1

The applicant must submit to the Council a copy of the
surveyor’s survey notes at the time of lodging the final plan.

Reason for condition

To enable the Council to accurately update cadastral layers on the
corporate Geographic Information System.

SURV 2
The final plan and schedule of easements must be submitted
and approved in accordance with section 89 of the Local

Government (Building & Miscellaneous Provisions) Act 1993.

Reason for condition
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To ensure that the subdivision/boundary adjustment is carried out in
accordance with the Council's requirements under the provisions of
Part 3 of the Local Government (Building & Miscellaneous
Provisions) Act 1993.

ENG 14

Services to each lot must be designed and installed to meet the
needs of future development, prior to the sealing of the final
plan.

Engineered drawings must be submitted and approved prior to
commencement of work on the site. The engineered drawings
must:

a) beprepared by a suitable qualified person and experienced
engineer;

b) be generally in accordance with LGAT - IPWEA -Tasmanian
Standard Drawings and Subdivision Guidelines 2013 and
include the following;

1) Clearly distinguish between public and private
infrastructure.

2) Specify lot connection sizes appropriate for the
developable area of each lot.

3) Show the proposed location of each lot connection
such that the majority of the lot, including the
driveway, can be adequately and economically
drained.

4) The new stormwater system designh must include:

I prepared by a suitably qualified person; and

ii. include long section(s)/levels and grades to the
point of discharge

iii. Size, material and grade of the new connection

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

Advice:

Once the engineering drawings have been approved the Council will
issue a condition endorsement.

Please note that once the condition endorsement has been issued
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you will need to contact Council’s City Amenity Division to obtain a
Permit to Construct Public Infrastructure and an application for new
stormwater connection.

Reason for condition

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

ENG 16

Prior to the sealing of the final plan, private sewer, stormwater
(including surface drainage) and water services/connections are
to be entirely separate to each lot and contained wholly within
the lots served.

Reason for condition
To ensure that each lot is services separately.
ENG 17

Prior to the sealing of the final plan, the developer must verify
compliance with condition ENG 16 by supplying the Council
with an as-installed services plan clearly indicating the location
and details of all relevant services (entirely contained within
their respective lots or appropriate easements). The as- installed
services plan must be accompanied by certification from a
suitably qualified person that all engineering work required by
this permit has been completed.

Advice:

Any final plan submitted for sealing will not be processed unless it is
accompanied by documentation by a suitably qualified person that
clearly certifies that this condition has been satisfied and that all the
work required by this condition has been completed. A 'suitably
gualified person' must be a professional engineer or professional
surveyor or other persons acceptable to Council.

Reason for condition

To ensure that the developer provides the Council with clear written
confirmation that the separation of services is complete.

OPS 1
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The owner must pay a cash contribution to the Council for
contribution to public open space, prior to sealing of the final
plan.

The open space contribution is equal to 5% of the undeveloped
value of Lot 1 in the final plan, in lieu of the provision of public
open space within the subdivision.

Advice:

The value is to be determined by a registered valuer commissioned
by the Council at the developer's cost. Please contact the Council's
Development Appraisal Unit on 6238 2715 to instigate the valuation
process.

Reason for condition

Approval of the subdivision will create further demand upon Hobart's
Public Open Space System. The funds obtained will be used for
future expenditure on the purchase or improvement of land for public
open space in Hobart.

SUB s1

The existing outbuildings at the rear of the existing dwelling on
the balance lot are to be demolished, prior to the sealing of the
final plan.

Reason for condition

To ensure that the new boundary does not pass through the
outbuildings.

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


http://www.hobartcity.com.au/Development/Planning
http://www.hobartcity.com.au/Development/Planning
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the Hobart City Council.

CONDITION ENDORSEMENT ENGINEERING

All engineering drawings required to be submitted and approved by
this planning permit must be submitted to the City of Hobart as a
CEP (Condition Endorsement) via the City’s Online Service
Development Portal. When lodging a CEP, please reference the PLN
number of the associated Planning Application. Each CEP must also
include an estimation of the cost of works shown on the submitted
engineering drawings. Once that estimation has been confirmed by
the City’s Engineer, the following fees are payable for each CEP
submitted and must be paid prior to the City of Hobart commencing
assessment of the engineering drawings in each CEP:

Value of Building Works Approved by Planning Permit Fee:

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

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

These fees are additional to building and plumbing fees charged
under the Building and Plumbing Regulations.

Once the CEP is lodged via the Online Service Development Portal,
if the value of building works approved by your planning permit is
over $20,000, please contact the City’s Development Engineer on
6238 2715 to confirm the estimation of the cost of works shown on
the submitted engineering drawings has been accepted.

Once confirmed, pleased call one of the City’s Customer Service
Officers on 6238 2190 to make payment, quoting the reference
number (ie. CEP number) of the Condition Endorsement you have
lodged. Once payment is made, your engineering drawings will be
assessed.

BUILDING PERMIT

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

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

PLUMBING PERMIT


https://apply.hobartcity.com.au/Common/Common/terms.aspx
https://apply.hobartcity.com.au/Common/Common/terms.aspx
https://apply.hobartcity.com.au/Common/Common/terms.aspx
https://apply.hobartcity.com.au/Common/Common/terms.aspx
https://www.hobartcity.com.au/Development/Building-and-plumbing/Lodgment-of-building-and-plumbing-applications
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You may need plumbing approval in accordance with the Building Act
2016, Building Regulations 2016 and the National Construction
Code. Click here for more information.

OCCUPATION OF THE PUBLIC HIGHWAY

You may require a permit for the occupation of the public highway for
construction (e.g. placement of skip bin, crane, scissor lift etc). Click
here for more information.

You may require a road closure permit for construction. Click here for
more information.

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

NEW SERVICE CONNECTION

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

STORMWATER

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

WORK WITHIN THE HIGHWAY RESERVATION

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

DRIVEWAY SURFACING OVER HIGHWAY RESERVATION

If a coloured or textured surface is used for the driveway access
within the Highway Reservation, the Council or other service provider
will not match this on any reinstatement of the driveway access within
the Highway Reservation required in the future.

ACCESS


https://www.hobartcity.com.au/Development/Building-and-plumbing/Lodgment-of-building-and-plumbing-applications
https://www.hobartcity.com.au/Business/Construction-Activities-and-Events-on-Public-Streets
https://www.hobartcity.com.au/Business/Construction-Activities-and-Events-on-Public-Streets/Application-Forms
https://www.hobartcity.com.au/Business/Construction-Activities-and-Events-on-Public-Streets/Application-Forms
https://www.hobartcity.com.au/City-services/Roads-and-footpaths/Roads-and-footpaths
https://www.hobartcity.com.au/City-services/Roads-and-footpaths/Roads-and-footpaths
https://www.hobartcity.com.au/City-services/Environment/Stormwater-and-waterways
http://www.hobartcity.com.au/Council/Legislation
http://www.hobartcity.com.au/Council/Legislation
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Designed in accordance with LGAT- IPWEA — Tasmanian standard
drawings. Click here for more information.

CROSS OVER CONSTRUCTION

The construction of the crossover can be undertaken by the Council
or by a private contractor, subject to Council approval of the design.
Click here for more information.

STREET LIGHTING

The relocation of a light pole must be in accordance with
TasNetworks and Hobart City Council requirements. Click here for
more information.

STORM WATER / ROADS / ACCESS

Services to be designed and constructed in accordance with the
(IPWEA) LGAT - standard drawings. Click here for more information.

EXISTING BURDENING EASEMENT

Lot 1 and the Balance of CT 121081/1 are subject to an existing
burdening easement in favour of Co-operative Estates Limited and its
successors in title owners or occupiers for the time being of Lot 105
and the balance of Lots 103 and 104 or any of them shown on Plan
No. 767 of making and laying sewers and drains and of using all
sewers and drains now or hereafter to be made in or over the land
marked A B C D on Plan No. 121081 with power at any time upon
giving reasonable notice to enter upon the land marked A B C D on
Plan No. 121081 to make lay repair cleanse and maintain any pipes
or drains the person or persons entering to make good all damage to
the surface occasioned thereby.

It would appear that this is a historical easement that may now be
redundant. The application should consider applying to the Recorder
of Titles to have this easement extinguished prior to the sealing of the
final plan in order that it does not burden Lot 1 on the final plan.

When a future owner wishes to build on Lot 1 it appears that the
provisions of section 74 of the Building Act 2016 will be applicable:


https://www.lgat.tas.gov.au/page.aspx?u=658
https://www.hobartcity.com.au/City-services/Road-and-footpath-assets/New-vehicle-crossings
https://www.hobartcity.com.au/City-services/Road-and-footpath-assets)
https://www.hobartcity.com.au/City-services/Road-and-footpath-assets)
https://www.hobartcity.com.au/Development/Planning/Engineering-standards-and-guidelines/Standard-drawings
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74. Works involving, or in proximity of, service easements A
person must not perform any building work over or within a
service easement unless the person obtains written consent to
do so from the person on whose behalf the service easement
was created.

FEES AND CHARGES

Click here for information on the Council's fees and charges.
DIAL BEFORE YOU DIG

Click here for dial before you dig information.

UTILITIES

The designer must ensure that the needs of all affected authorities, ie
TasNetworks, Telstra and NBN Co., are catered for both in the
design and construction of the works, in particular adjustments to any
underground cables or other infrastructure.

SUBDIVISION ADVICE

For information regarding standards and guidelines for subdivision
works click here. All conditions imposed by this permit are in
accordance with the Local Government Building & Miscellaneous
Provisions) Act 1993 and the Conveyancing and Law of Property Act
1884.

PUBLIC OPEN SPACE - CASH IN LIEU VALUATION

Please contact the Council's Development Appraisal Unit on 6238
2715 to instigate the valuation process.

Attachment A: PLN-20-259 - 118 YORK STREET SANDY BAY
TAS 7005 - Planning Committee or Delegated
Report §

Attachment B: PLN-20-259 - 118 YORK STREET SANDY BAY
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February 2021 J
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APPLICATION UNDER HOBART INTERIM PLANNING SCHEME 2015

Committee

17 December 2020
8 April 2021
PLN-20-259

Address: 118 YORK STREET , SANDY BAY
ADJACENT ROAD RESERVE
Applicant: CRAIG TERRY
PEACOCK DARCEY & ANDERSON 127 BATHURST STREET
HOBART 7000
(PDA Surveyors)
127 Bathurst Street
Proposal: Partial Demolition, Subdivision (One Additional Lot), and Associated Work
Representations: Nine (9)
Performance criteria: Inner Residential Zone Development Standards and Subdivision Standards
Road and Railway Assets Code, Parking and Access Code, Historic
Heritage Code
1. Executive Summary
1.1 Planning approval is sought for Partial Demolition & Subdivision (One-Additional
Lot), at 118 York Street and the adjacent road reserve.
1.2 More specifically the proposal includes:
e Subdivision to create a Balance Lot at the front of the site containing the
existing dwelling.
e Anew Lot 1 atthe rear.
+ The Balance Lot is 544m2 and Lot 1 is 460m2 with a 3.6m access strip to York
Street.
e The outbuilding at the rear of the dwelling will be demolished.
+« Minor works in the road reservation to facilitate the provision of access to the
new Lot 1.
1.3 The proposal relies on performance criteria to satisfy the following standards and

codes:
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1.4

1.5

1.6

1.3.1

1.3.2

1.3.3

1.34

1.3.5
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Inner Residential Zone Development Standards - Building Envelope

Inner Residential Zone Development Standards for Subdivision - Lot Size,
Lot Design, Frontage, Internal Lot, Arrangement and Provisions of Lots,
Ways and Public Open Space

Road and Railway Assets Code - Sight Distances at Accesses, Junctions
and Level Crossings

Parking and Access Code - Design of Vehicular Accesses, Vehicular
Passing Areas along an Access, Layout of Parking Areas,

Historic Heritage Code -Subdivision and Demolition within a Heritage
Precinct

Nine (9) representations objecting to the proposal were received within the
statutory advertising period between 6 November 2020 and 20 November 2020.

The proposal is recommended for approval.

The final decision is delegated to the Council, because nine (9) representations
were received during the statutory advertising period.
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2. Site Detail

2.1 The subject site is located in an established residential area on the southern side
of York Street, approximately 60m east of the intersection with Proctors Road. The
lot is 1004m2 and contains a single dwelling sited towards the front of the lot.

\za ’ \«Q v/‘ . < R 3" ..l ‘\\\.IE‘\\\.“’ :

Figure 1: location of the suject site a1L8Yorkreet, Sandy By
(outlined in blue).
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py

Fi3.' The e;Tstng de/lng at 118 York Street. Sou.'
Realestate.com.
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F.‘gur 6: Existing front fencéeét 118 York Street. This part of the exisﬁ’ng'
fence is proposed to be demolished for the driveway to the proposed rear
lot.

Figure 7: the rear of the sbject site as viewed from the adjoining property
at 120 York Street. This is the approximate location of the proposed
boundary between Lot 1 and the Balance Lot.
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Figure 8: the rear of the subject site as viewed from the adjoining property

at 116 York Street. This is looking over the main part of the proposed Lot 1
and the rear part of the existing dwelling on the proposed Balance Lot..

3. Proposal

3.1 Planning approval is sought for Subdivision (One Additional Lot), at 118 York
Street and the adjacent road reserve.

3.2 More specifically the proposal includes:

* Subdivision to create a Balance Lot at the front of the site containing the
existing dwelling.

* Anew Lot 1 at the rear.

* The Balance Lot is 544mz2 and Lot 1 is 460m2 with a 3.6m access strip to York
Street.

* The outbuilding at the rear of the dwelling will be demolished.

* Minor works in the road reservation to facilitate the provision of access to the
new Lot 1.
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4. Background

4.1 N/A

5. Concerns raised by representors

5.1 Nine (9) representations objecting to the proposal were received within the
statutory advertising period between 6 November 2020 and 20 November 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.
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Subdivision

The proposed lot is small.

The area is stated to be 455m?2, however without the
driveway there is only 293mz? left to build a house.

The remaining open space would be very small compared
to both the existing lot and the precinct standards.

The proposed lots would be different to the current large lot
with free standing Edwardian house. This does not maintain
the original subdivision pattern. Retaining the original fence
line and boundary is not sufficient.

The driveway and small internal lot with undersized balance
lot would disrupt the current subdivision form.

If this lot were to be subdivided it would set a precedent that
would allow subdivision of more lots. This would change the
value and character of the neighbourhood for the worse.
There are no other subdivided lots within this block.
Subdivision of the lot would be detrimental to the character
of the neighbourhood.

The proposal does not satisfy lot size requirement. The
planning scheme says that an internal lot should be 400mz.
This lot is 460m?2, but that includes the access drive
(111m2). The net and usable lot size is only 349m2 which is
51mz below the requirement. The proposal does not meet
the Acceptable Solution of minimum lot sizes. Because of
other mitigating issues described in this submission the
proposal should not be considered for approval under
Performance Criteria P1.

Heritage

Simply extracting commercial benefit from 100 years of
architectural heritage by degrading the Sandy Bay Golf
Links Estate Heritage Precinct

The driveway will be detrimental to the heritage value of the
property

The driveway and a dwelling on the propased lot would not
be subservient to the existing building.

It is not appropriated to degrade a heritage property for
commercial benefit.

The pattern of development is significantly altered because
the only thing not being altered is the existing house.
Everything else changes, the fence, the land, the
presentation of the property, the physical amenities, and the
heritage value of the area
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. Rear gardens are an integral part of the Golf Links Estate.
This subdivision will result in the loss of a rear garden area.

e  Subdivision of this lot would be detrimental to the heritage
precinct and would allow for future subdivision of other lots
or for lots to be adhered to allow for subdivision. This would
undermine the heritage subdivision integrity of the Golf
Links Estate.

e  Subdivision pattern is created by the layout of lots. The
claim in the submitted report that subdivision pattern is the
layout of the streets is incorrect.

e Afundamental aspect of the precinct is to retain the rear
gardens and not to divide them into separate lots

. Linking objectives of the Planning Scheme, (which is
comprised of the Inner Residential Zone and the Heritage
Code), to the Conservation Policy for the GLE results in the
conclusion that lots in the GLE should not be subdivided.
Subdivision of this lot will erode the heritage significance
and encourage other like subdivisions and this should be
discouraged and completely resisted by Council.

. This is one of Hobart's older suburbs and the proposal is
not sensitive to that.

e  There is much value in heritage, on so many levels, that we
have a responsibility now to maintain for future generations.

. Significant negative impact to the existing fabric of the front
fence, the block, the vegetation and therefore the heritage
value of the property and the street

. A two storey dwelling would not fit with the heritage
landscape of the area.

e A modern house would not fit with the heritage character of
the area. even if not visible from the street, it would be
visible to surrounding properties.

. Recycling of bricks would not mitigate the impact of the
proposal.

. In the sandy bay conservation policy of January 2019 (new
scheme) it specifically refers to the significant of the rear
gardens of the properties in the area and that lot boundary
changes should not occur where the original subdivision
pattern remains intact.

e  The values of the Golf Links Estate heritage precinct
includes rear garden areas and garden settings.

. The subdivision pattern is of historical significance and the
proposal would undermine this.

o If we start approving these types of subdivisions in the golf
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links estate, it will be the start of moving from beautiful
streetscapes with intact deep lots and gardens, to a
roofscape as can be seen in metropolitan cities on the
mainland. This would remove the attractivity of this precinct
and what Hobart's heritage stands for, and why so many
chose to live and move here

Future development of the proposed new lot

. Due to the size and shape of the proposed lot, it would only
allow for the construction of a two storey dwelling. This
would likely exceed the building envelope.

e A smaller building footprint leads to a taller dwelling

e The building footprint must also include car parking and
turning.

e  The shape of the lot also restricts the location of future
dwellings to the highest point of the property. This would
dominate the block and be visible from the street.

. Development of a driveway and dwelling would dominate
the site.

. A dwelling on the proposed lot would have trouble meeting
the planning scheme. This would be difficult and frustrating
for future owners.

. Acknowledge that the building on the plans is indicative
only, however it is representative of what could be built
which is a two storey dwelling.

. Development of the proposed lot will be detrimental to
adjoining residences which will reduce house and land
values.

) It is not appropriate to replace a rear garden with a one or
two storey dwelling.

Impact on adjoining properties

. The existing rear gardens provide privacy. Subdivision of
this rear garden would create a loss of privacy.

* A smaller unit is more likely to be a rental and lead to a less
stable neighbourhood.

. There would be a loss of view from adjoining properties.

e The proposed internal lot would be located in a fishbowl.
Los of privacy to new residents and the adjoining back
yards.

e A two storey dwelling would overshadow adjoining
properties.

e  Sunshadow diagrams should be provided by the applicant.
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Driveway and car parking

The driveway will be the defining feature of the subdivision
when viewed from the street. It will intrude on the view as it
rises 40m to the back fence.

The presence of vehicles within the backyard section of the
block will create extra noise and pollution in an area that
does not currently have vehicular traffic.

The area is already congested with traffic and limited
parking, an increase in population and traffic would make
this worse.

Concerns about the noise from increased traffic and
population

The proposed driveway would dominate the existing and
proposed lot.

Fencing and landscaping

The proposal includes demolition of part of the fence and a
magnolia tree.

The existing garden, fence and tree contribute to the
precinct and should be retained.
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General comments

Plans indicate that there is no intent to develop any
additional housing stock

The performance criteria and the intent of the planning
scheme have not been met.

Would have no concern about alterations to extend the
house or build a granny flat.

The applicant’s response to the performance criteria does
not resolve the issues.

The proposal does not meet the requirements of either the
Hobart Interim Planning Scheme 2015 or the conservation
criteria of the Hobart Heritage Precincts. Its shortcomings
far exceed any merits proposed by the developers.

Chose to live in the area because of the large lots, lack of
subdivision and outlook.

The application should be refused.

Additional noise and disturbance to adjoining lots.
Specific to this application, the increasing roof scape is
also associated with other issues such as reduced
groundwater percolation and increased stormwater runoff,
for which the council's infrastructure may not be prepared.
There is a diversity of native fauna including many birds in
this area, which we have already noticed to decline in
recent years. Further urbanisation of this precinct will likely
accelerate this observed loss on biodiversity.

Negatively changing the character of our neighbourhood
(particularly this block). One of the beautiful aspects of this
area is the space, people have gardens, the houses are not
overcrowded;

Destroy open, green space (backyard) of great value to all
nearby residents, present and future and replace it with a
densely built lot and

Radically change the housing density of the area. this level
of housing density is perhaps appropriate at mid or inner
city but not in suburban area

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,
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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 inner residential zone of the Hobart Interim Planning
Scheme 2015.

The existing and proposed use is single dwelling, which is a ho permit required use
in the zone.

The proposal has been assessed against:

6.4.1

6.4.2

6.4.3

6.4.4

6.4.5

Part D - 11.0 Inner Residential Zone Standards
Part E - E5.0 Road and Railway Assets Code
Part E - E6.0 Parking and Access Code

Part E - E7.0 Stormwater Management Code

Part E - 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

Inner Residential Zone:

Building Envelope — Part D 11.4.2 P3

Lot Size - Part D 11.5.1 P1

Lot Design - Part D 11.5.1 P2

Lot Frontage - Part D 11.5.1 P3

Internal Lot - Part D 11.5.1 P4

Arrangement and Provision of Lots - Part D 11.5.1 P5

Road and Railway Assets Code:

Sight distance at accesses, junctions and level crossings - Part
E5.6.4.P1

Parking and Access Code:
Design of VVehicular Accesses - Part E6.7.2P1

Vehicular Passing Areas Along an Access - Part E6.7.3P1
Layout of Parking Areas - Part E6.7.5.P1
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6.5.4 Historic Heritage Code:

Demolition - Part E13.8.1.P1
Subdivision - Part E 13.8.3 P1

6.6 Each performance criterion is assessed below.

6.7 Building Envelope — Part D 11.4.2 P3

6.7.1 The acceptable solution at clause 11.4.2 A3 requires that development is
sited within a prescribed building envelope.

6.7.2 The proposal includes a new rear boundary which is 3.7m from the wall of
the existing dwelling. The existing dwelling is therefore outside the
building envelope relative to the new rear boundary.

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

6.7.4 The performance criterion at clause 11.4.2 P3 provides as follows:

The siting and scale of a dwelling must:

(a) not cause unreasonable loss of amenity by:

(i) reduction in sunlight to a habitable room (other than a bedroom)
of a dwelling on an adjoining fof, or

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

(iii) overshadowing of an adjoining vacant lot; or

(iv) visual impacts caused by the apparent scale, bulk or
proportions of the dwelling when viewed from an adjoining lot; and
(b) provide separation between dwellings on adjoining lots that is
compatible with that prevailing in the surrounding area.

6.7.5 The recent Tribunal decision of McCullagh v Glamorgan Spring Bay
Council and Ors, which specifically considered this clause, determined
that once a proposal extends outside the acceptable solution building
envelope, a detailed assessment of the performance criterion must be
carried out, without reference to the acceptable solution. That is, the
permitted building envelope does not provide the test of 'reasonableness’
against which a discretionary application is assessed. Instead, the
development must be assessed on its merits against the provisions of the

Page: 15 of 56



Item No. 7.2.2 Agenda (Open Portion) Page 201
City Planning Committee Meeting - 15/3/2021 ATTACHMENT A

performance criterion; that is, (a) does the development cause an
unreasonable loss of amenity to neighbours by reduction in sunlight to a
habitable room (other than a bedroom), overshadowing of private open
space, or visual impacts caused by the apparent scale, bulk or
proportions of the dwelling when viewed from an adjoining lot, and (b)
does the development provide separation between dwellings on adjeining
lots that is compatible with that prevailing in the vicinity?

6.7.6 The existing dwelling will have a setback of 3.7m from the new rear
boundary and so is outside the envelope relative to this boundary. There
is no change to the siting of the dwelling relative to the two side
boundaries and therefore no change to the existing overshadowing of the
two side neighbours, the visual bulk for these neighbours or the
separation between dwellings. As there is no change in impact to these
neighbours, they will not be considered in the assessment.

6.7.7 The new Lot 1 is to the south of the dwelling and so will receive some
overshadowing over both the area of private open space and the northern
facing wall of a future dwelling sited in the building area. The rear of the
existing dwelling on the Balance Lot is single storey and it is
approximately 1/3 the length of the boundary. Overshadowing would
therefore not be unreasonable and northerly sun would still be achieved to
both the private open space and the northern wall of a new dwelling. Siting
of windows in the northern wall of the new dwelling could be arranged at
design stage to maximise the amount of sunlight received. The proposal
is therefore considered to meet clause 11.4.2 P3 (a) (i), (ii) and (iii).

¥ e e N T

}ﬁfgure 10: The rear of éhé existing dwelling (ébioured orane). The
outbuilding covered in vines will be demolished.

-
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6.7.8 The existing dwelling is single storey and would not cause unreasonable
visual impacts to a future dwelling on the rear lot. Clause 11.4.2 P3 (a)(iv)
is therefore met.

6.7.9 The rear setback provides separation between dwellings on adjoining lots
that is compatible with that prevailing in the surrounding area and so
clause 11.4.2 P3 (b) is met.

6.7.10 The proposal complies with the performance criterion.
6.8 Lot Size - Part D 11.5.1 P1

6.8.1 The acceptable solution at clause 11.5.1 A1 requires that the size of each
lot must comply with the minimum and maximum lot sizes in table 11.1
which are as follows:

¢ Ordinary Lot - minimum 250m2; maximum 400mz2
¢ Balance Lot - minimum 250mz; no maximum.

6.8.2 The proposal includes the following lot sizes:

e Lot1-455mz
¢ Balance Lot - 549mz2

6.8.3 The Balance Lot complies with the acceptable solution. The new Lot 1
meets the minimum lot size, but not the maximum lot size, and so
assessment of Lot 1 against the performance criterion is relied on.

6.8.4 The performance criterion at clause 11.5.1 P1 provides as follows:

The size of each lot must satisfy all of the following:

(a) variance above the maximum lot size in Table 11.1 by no more
than 15% and only to the extent necessary due to site constraints,
unless for terrace housing development;

(b) be consistent with any applicable Local Area Objectives or
Desired Future Character Statements for the area.

6.8.5 Lot 1 exceeds maximum lot size by less than 15% (15% is 460mz). The
size of the lot is partially a product of the size of the access strip, which is
99m? in area. The developable area is 356m?2 which is less than the
maximum lot size. The lot is therefore only larger than 400m2 in order to
accommodate the access strip from York Street. This is considered to be
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a topographical constraint (i.e. the lot can't be subdivided without a long
access strip). There is no Local Area Objective or Desired Future
Character Statement.

The proposal complies with the performance criterion.

Lot Design - Part D 11.5.1 P2

6.9.1

6.9.2

6.9.3

6.x.4

6.9.5

6.9.6

There is no acceptable solution for lot design for new lots.
The proposal includes new lots.

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

The performance criterion at clause 11.5.1 P1 provides as follows:

The design of each lot must contain a building area able to satisfy
all of the following:

(a) be reasonably capable of accommodating residential use and
development at a density of no lower than one dwelling unit per
250m: of site area;

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

(c) enables future development to achieve reasonable solar
access, given the slope and aspect of the land and the intention
for density of development higher than that for the General
Residential Zone.

A building area is shown on Lot 1 which is capable of accommodating
residential use and development at a density not lower than one dwelling
unit per 250mz and so (a) is met. The building area is rectangular in
shape, relatively flat, and should be able to accommodate a dwelling
which will meet the applicable code development standards (the Parking
and Access Code, Stormwater Management Code and Historic Heritage
Code) and so (b) is met. The building area will achieve good solar access
from the north, east and west and so (c) is met.

The proposal complies with the performance criterion.

Lot Frontage - Part D 11.5.1 P3

6.10.1

There is no acceptable solution for ot frontage for new lots.
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The proposal includes new lots.

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

The performance criterion at clause 11.5.1 P3 provides as follows:

The frontage of each lot must satisfy all of the following:

(a) provides opportunity for practical and safe vehicular and
pedestrian access;

(b) is no less than 6 m except if an internal lot.

Both lots provide opportunity for practical and safe vehicular and
pedestrian access and so (a) is met. The Balance Lot has a frontage of
19.86m and so meets (b). Lot 1 is an internal lot and so does not need to
meet (b). The Council's Development Engineer has also advised that the
proposed development would satisfy the performance criteria.

The proposal complies with the performance criterion.

Internal Lot - Part D 11.5.1 P4

6.11.1

6.11.2

6.11.3

6.11.4

The acceptable solution at clause 11.5.1 A4 is that no lot is an internal lot.
The proposal includes an internal lot (Lot 1).

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

The performance criterion at clause 11.5.1 P4 provides as follows:

An internal lot must satisfy the following:

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

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

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

(d) the lot will contribute to the more efficient utilisation of
residential land and infrastructure;
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(e) the amenity of neighbouring land is unlikely to be
unreasonably affected by subsequent development and use;

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

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

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

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

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

6.11.5 An internal ot must satisfy the following:

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

Lot 1 gains access from York Street which existed prior to the planning
scheme coming into effect in May 2015. It cannot achieve frontage to a

road other than in an internal lot configuration and so (a) is met.

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

It is not reasonably possible to provide a new road to create a standard lot
frontage as the subdivision is proposed in an inner suburban area, with all

surrounding lots owned by third parties.

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

An internal lot is the only reasonable way to subdivide the rear of the
parent |ot.

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

The lot allows for the development of at least one additional dwelling and
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so contributes to the efficient use of land and infrastructure in the inner
residential zone.

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

A dwelling could be designed for Lot 1 that does not unreasonably impact
on neighbours.

Representations were received during the statutory advertising period
with concerns about the future development of the lot and the impact of
overshadowing, loss of privacy and loss of view. It is noted that the design
in the submitted plans is an indicative design, it is not proposed to be
constructed as part of this application. Any future development on the lot
will need to be assessed against the relevant provisions of the planning
scheme in a future application. However it is considered that a dwelling
could be constructed on the lot that would not be unreasonably detrimental
to the neighbouring lots. The dwellings on the lots to the south and west at
30 and 32 Proctors Road and 89 view street sit at a higher elevation and
as such it would be possible to design a dwelling that would have minimal
impact in relation to visual bulk and loss of sunlight to habitable rooms.
The lots at 116 and 120 York Street are at a similar elevation to the
subject site, however as they are sited beside, to the east and north-west
of the proposed lot, it is considered that the extent of overshadowing
would likely be minimal and for 116 York Street would be late in the
afternoon.

It is also considered that with the arrangement of the lots, it would be
possible to minimise the impact of overshadowing on adjoining private
open space. Four of the five adjoining properties are sited easterly or
westerly of the proposed lot, and as such would continue to receive
morning or afternoon sunlight respectively. The remaining lot, at 32
Proctors Road is adjacent to the southern boundary and is sited to the
south and south-west of the proposed lot. Nevertheless, it is considered
that with the slope of the land and the size of this lot, it would be possible
for a dwelling to be constructed on the proposed lot that would not
unreasonably overshadow the private open space.

In regards to privacy, any future development would be assessed against
the privacy provisions of the planning scheme.

View is not a consideration under the Hobart Interim Planning Scheme
2015.
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As such it is considered that subsequent use and development of the lot
would not be unreasonably detrimental to the amenity of neighbouring
land, subject to assessment of any proposed development against the
planning scheme.

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

The access strip is 3.6m wide.

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

The Council's Development Engineer has advised that assessment of
passing bays is not required as none are proposed.

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

The access strip is not adjacent to, or combined with, other access strips.

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

A sealed driveway will be provided.
(j) the lot addresses and provides for passive surveillance of
public open space and public rights of way if it fronts such public

spaces.

The lot does not front onto public open spaces.
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Figure 11: View over the proposed lot at 118 York Street from the
rear corner of the adjoining lot at 120 York Street.
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Figure 11: View over to the lots to the south of the proposed lot at
118 York Street from the rear corner of the adjoining lot at 116
York Street.

The Council's Development Engineer has also advised that the proposed
subdivision would be acceptable under the performance criteria for an
engineering perspective.

The proposal complies with the performance criterion.

Arrangement and Provision of Lots - Part D 11.5.1 P5

6.12.1

6.12.2

6.12.3

6.12.4

There is no acceptable solution for arrangement and provision of lots.
The proposal includes new lots.

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

The performance criterion at clause 11.5.1 P5 provides as follows:

Arrangement and provision of lots must satisfy all of the following;
(a) have regard to providing a higher net density of dwellings
along;

(i) public transport corridors;

(ii) adjoining or opposite public open space, except where the
public open space presents a hazard risk such as bushfire;

(iii) within 200 m of business zones and local shops;

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

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

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

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

6.12.5 The subject site is not located in close proximity to public open space or a
business zone. However there is a general store located on Regent
Street, approximately 516m to the east. The site is also is located within
60m of a bus route on Proctors Road and 516m from a bus route on
Regent Street.

6.12.6 The balance lot is proposed to have an area of 544mz and the minimum
lot size for the inner residential area is 250m?2 for an ordinary lot. As such,
subject to assessment under other parts of the planning scheme, the
proposed subdivision would not compromise future subdivision of the
entirety of the parent lot.

6.12.7 The proposal is for one additional lot that is not adjacent to public spaces
and there are no Local Area Objectives or Desired Future Character for
the Inner Residential Zone. As such, parts c), d) and e) of the performance
criteria do not apply
The Council's Development Engineer has advised the following:

Based on the above assessment and given the submitted
documentation, the arrangement and provision of lots may therefore
be accepted under Performance Criteria P5:11.5.1 of the Planning
Scheme.

6.12.8 The proposal complies with the performance criterion.

Ways and Public Open Space - Part D 11.5.3 P1

6.13.1 There is no acceptable solution for provision of ways and public open
space for subdivision.

6.13.2 The proposal includes a subdivision where no ways or public open space
is proposed.

6.13.3 There is no acceptable solution; therefore assessment against the
performance criterion is relied on.
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6.13.4 The performance criterion at clause 11.5.3 P1 provides as follows:

6.13.5

6.13.6

The arrangement of ways and public open space within a
subdivision must satisfy all of the following:

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

(b) connections with any neighbouring land with subdivision
potential is provided through the provision of ways to the common
boundary, as appropriate;

(c) connections with the neighbourhood road network are provided
through the provision of ways to those roads, as appropriate;

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

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

(f) provides for a legible movement network;

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

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

(i) new ways or extensions to existing ways must be designed to
minimise opportunities for entrapment or other criminal behaviour
including, but not limited to, having regard to the following:

(i) the width of the way;

(i) the length of the way;

(iii) landscaping within the way;

(iv) lighting;

(v) provision of opportunities for 'loitering’;

(vi) the shape of the way (avoiding bends, corners or other
opportunities for concealment).

ATTACHMENT A

The subdivision does not propose new ways, and cash-in-lieu of public

open space will be required as a condition of planning approval.

The proposal complies with the performance criterion, subject to

conditions.

Sight distance at accesses, junctions and level crossings - Part E5.6.4.P1

6.14.1

The acceptable solution at clause E5.6.4.A1 requires sight distance at an

access to comply with the Safe Intersection Sight Distance shown in
Table E5.1.
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6.14.2 The proposal includes a new driveway with sight distances that do not
meet the requirements of the Safe Intersection Sight Distance table.

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

6.14.4 The performance criterion at clause E5.6.4.P1 provides as follows:

The design, layout and location of an access, junction or rail level
crossing must provide adequate sight distances to ensure the safe
movement of vehicles, having regard to:

(a) the nature and frequency of the traffic generated by the use;

(b) the frequency of use of the road or rail network;

(c) any alternative access;

(d) the need for the access, junction or level crossing;

(e) any traffic impact assessment;

(f) any measures to improve or maintain sight distance; and

(g) any written advice received from the road or rail authority.

6.14.5 The proposal was referred to the Council's Development Engineer who
has provided the following assessment:

In this case, the required SISD is 80 metres, noting that the vehicle
speed has been assumed to be equal to the posted speed limit of
50-kmv/h.

The available sight distance generally exceeds the required 80
metres except during times when cars are parked adjacent to the
site.

Based on the available sight distances exceeding the minimum
Planning Scheme requirements, the access complies with
Acceptable Solution A1 of Clause E5.6.4.

Performance Criteria — P1:

The design, layout and location of an access, junction or rail level
crossing must provide adequate sight distances to ensure the safe
movement of vehicles, having regard to:

(a) the nature and frequency of the traffic generated by the use;

- All traffic generated by the proposed development will be
residential in nature. This is compatible with the existing traffic
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utilising York Street near the subject site.

(b) the frequency of use of the road or rail network;

- York Street is a minor collector road that has a relatively low traffic
volume near the site. It provides access to a residential catchment
that is relatively stable and closed in nature. The driveway access
servicing the site will operate at a high level of service based on the
relatively low traffic volumes. The general urban speed limit of 50-
km/h applies to York Street. This speed limit is appropriate for the
residential nature of the development.

(c) any alternative access;

- No alternative access is possible for the proposed development.
(d) the need for the access, junction or level crossing;

- The need for the use has not been assessed and is this report.

(e) any traffic impact assessment;

- No Traffic Impact Statement was submitted.

(f) any measures to improve or maintain sight distance; and

- The available sight distance generally exceeds the required 80
metres except during times when cars are parked adjacent to the
site.

(g) any written advice received from the road or rail authority.

- No written advice was requested by the road authority (Council)
relating to the access.

Council is of the opinion that the Acceptable Solution for clause
E5.6.4 is not met due to sight lines being obstructed by fencing and
on-street car parking adjacent to the access however, given the
submitted plans and documentation the development may therefore
be accepted under Performance Criteria P1:E5.6.4 of the Planning
Scheme.

6.14.6 The proposal complies with the performance criterion.
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Design of Vehicular Accesses - Part E6.7.2P1

6.15.1  The acceptable solution at clause E6.7.2.A1 requires vehicle access
points to comply with the relevant Australian Standard.

6.15.2 The proposal includes an access that does not comply with the relevant
Australian Standard.

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

6.15.4 The performance criterion at clause E6.7.2P1 provides as follows:

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

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

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

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

(d) ease of accessibility and recognition for users.

6.15.5 The proposal was referred to the Council's Development Engineer who
has provided the following assessment:

Submitted plans indicate 2m x 2.5m sight triangle areas abutting the
driveway are not kept clear of obstructions to visibility due to
existing front fence and neighbouring garage wall.

Performance Criteria - P1:

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

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

- Acceptable, submitted documentation appears to satisfy this
requirement

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

- Acceptable, submitted documentation appears to satisfy this
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requirement

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

- Acceptable, submitted documentation appears to satisfy this
requirement

(d) ease of accessibility and recognition for users.

- Acceptable, submitted documentation appears to satisfy this
requirement

Condition on planning permit to address fence transparency for
sight lines in order to promote a safe, efficient and convenient use of
the driveway accesses.

The submitted drawings state the following; "CONCRETE POWER
POLE TO BE RELOCATED IN ACCORDANCE WITH THE
REQUIREMENTS OF TASNETWORKS + HOBART CITY
COUNCIL AT DEVELOPERS COST"

Condition on planning permit for design drawing indicating the final
location.

Based on the above assessment and given the submitted
documentation, sight lines that may be accepted under
Performance Criteria P1:E6.7.2 of the Planning Scheme. Given the
location of the access and driveway, and the low volume of traffic on
the road from which the property gains access.
Surrounding properties exhibit similar access provisions.

6.15.6 The proposal complies with the performance criterion.

6.16 Vehicular Passing Areas Along an Access - Part E6.7.3P1

6.16.1 The acceptable solution at clause E6.7.3.A1 requires passing bays to be
provided where an access is more than 30m long.

6.16.2 The proposal includes an access that is more than 30m long from the
back of the kerb.
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6.16.3 The proposal does not comply with the acceptable solution; therefore
assessment against the performance criterion is relied on.

6.16.4 The performance criterion at clause (insert clause number) provides as
follows:

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;

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

(d) ease of accessibility and recognition for users.

6.16.5 The proposal was referred to the Council's Development Engineer who
has provided the following assessment:

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;

- Acceptable, submitted documentation appears to satisfy this
requirement

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

- Acceptable, submitted documentation appears to satisfy this
requirement

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

- Acceptable, submitted documentation appears to satisfy this
requirement

(d) ease of accessibility and recognition for users;
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- Acceptable, submitted documentation appears to satisfy this
requirement

Based on the above assessment and given the submitted
documentation, vehicle passing areas may be accepted under
Performance Criteria P1:E6.7.3 of the Planning Scheme. Given the
driveway configuration, and the low volume of traffic.

6.16.6 The proposal complies with the performance criterion.
6.17 Layout of Parking Areas - Part E6.7.5.P1

6.17.1 The acceptable solution at clause E6.7.5.A1 requires the layout of parking
areas to comply with the relevant Australian Standard.

6.17.2 The proposal includes parking areas that do not comply with the relevant
Australian Standard.

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

6.17.4 The performance criterion at clause E6.7.5.P1 provides as follows:

The layout of car parking spaces, access aisles, circulation
roadways and ramps must be safe and must ensure ease of
access, egress and manoeuvring on-site.

6.17.5 The proposal was referred to the Council's Development Engineer who
has provided the following assessment:

Acceptable, submitted documentation appears to satisfy this
requirement

Residential car parking space layout may utilise ‘Jockey Parking’
configuration in which the one car parking space is behind another
car parking space provided it serves it serves the same dwelling
and is not designated for visitors. Submitted documentation
appears to meet these parameters and therefore may be accepted
under Performance Criteria P1:E6.7.5 given the driveway
configuration.

6.17.6 The proposal complies with the performance criterion.
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Historic Heritage Code - Part E13.0

6.18.1

6.18.2

6.18.3

6.18.4

6.18.5

There is no acceptable solution for demolition and subdivision in a
heritage precinct.

The proposal includes partial demolition and subdivision in heritage
precinct Sandy Bay 6.

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

The relevant performance criterion provide as follows:

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

E.13.8.3 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.

The proposal was referred to the Council's Cultural Heritage Officer who
has provided the following assessment:
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This application relates to the rear and side garden area of a single
storey residential property at 118 York Street, Sandy Bay. The
property is not identified as a Heritage Listed Place, but does form
part of the Golf Links Estate (SB6) Heritage Precinct within the
Hobart Interim Planning Scheme 2015.

The proposal seeks the demolition of a small humber of outbuildings
and approval for the subdivision of the plot to form an additional plot.
Submitted plans indicate a potential building footprint and provide
for a future access driveway from the rear to York Street adjacent to
the boundary with 116 York Street, requiring a new dropped curb.

Whilst the form of any such future development cannot be
considered under the current proposal, the performance criteria
within the Hobart Interim Planning Scheme 2015 do stipulate that
the applications for sub-division of a site within a heritage precinct
can be adjudged on the potential of an increased likelihood for
future development that is incompatible with the described
characteristics of the heritage Precinct. Therefore, an ‘in principle’
approach can be adopted to a degree when considering
applications solely for sub-division.

Hobart Interim Planning Scheme 2015

Demolition within Heritage Precincts are dealt with under E13.8.1
‘Demolition’. The stated objective of the provision is:

‘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.’

Subdivision within Heritage Precincts are dealt with under E13.8.3
‘Subdivision’ of the Hobart Interim Planning Scheme 2015. The
stated objective of E13.8.3 is:

‘To ensure that subdivision within a Heritage Precinct is
consistent with historic patterns of development and does not

create potential for future incompatible development.’

E 13.8.3 provides no acceptable solution and stipulates that
subdivision must not result in -
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(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) anincreased likelihood of future development that is
incompatible with the historic cultural heritage significance of
the precinct.

With regard to Golf Links Estate Heritage Precinct, as set out in
Table E13.2, the Precinct is considered significant for reasons
including:

1. lts value as the largest single subdivision in Sandy Bay
with a very fine group of ¢c1920-1930 houses, the best such
group in Hobart.

2. lts predominantly single storey Edwardian character
with very intact streetscapes. The houses are all very good
examples of Edwardian cottages and Californian Bungalow
styles.

3. The predominantly intact building stock.

4.  The connection of the site with the former golf links
which is still readable in the subdivision pattern.

Existing Place

118 York Street is a detached single storey brick built property
constructed in 1924 and built with a raised front entrance, partially
enclosed front veranda and detailing that clearly identifies it as a
largely intact and Edwardian in character. It sits back and up from
the roadside consistent with the general built form of the immediate
townscape and sits behind a low front boundary wall and has a
relatively large side and rear garden in keeping with the surrounding
streetscape. It is therefore considered that the building is one of the
earlier developments within the estate and is entirely consistent with
the described characteristics of the Precinct. It is therefore regarded
as a contributory element that enhances the coherency of the
streetscape.

With regards to the proposed demolition, the rear outbuildings in

question are entirely hidden from public view and offer no
contribution to the character of the Heritage Precinct. It is therefore
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considered that their removal would have no detrimental impact
upon the character of the Precinct in this instance.

With regards to the proposed sub-division, it is considered that
E13.8.3 (d) above would appear to indicate that the intention of the
scheme is that the proposed subdivision must be determined based
on the potential final development that may occur as a result. As set
out above, the Precinct is described as being clearly identifiable as
a predominantly single storey townscape with an identifiable pattern
of development. It is considered therefore that the ability of
‘potential’ new development to impact to these qualities is largely
determined on two factors. First, whether the resulting building
envelope produced would allow for development that would run
contrary to the above characteristics in terms of height and
subdivision pattern and second; the extent to which possible conflict
with these characteristics, would be mitigated by the degree to
which such potential development would be hidden from public view
by the existing built form.

Within the originally submitted plans in support of the proposal, it
was demonstrated that the maximum building envelope height of
9.5m permissible for this zone could be achieved under the
proposed plot size. It is noted that indicative plans submitted
showed a potential two storey development on the proposed plot
and supporting Planning Assessment Report provided by the
Applicant comments that given the degree of setback and the extent
to which the bulk of the existing dwelling would obscure
development to the rear,

‘a dwelling with a height of up to 6-7m might be able fo be
accommodated on the site without undue visual impact to
the historic streetscape’

and that

‘it is considered unnecessary to limit any building area
through vertical limits as this discretion should remain to
provide sufficient flexibility in building design, given the
reasonably modest horizontal footprint.’

On site observations noted that 118 York Street has a relatively

wide side garden, so that the distance between 118 York Street and
116 York Street is some 9.5 metres between built forms. It was also
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noted that 118 York Street stands on a rising gradient so that the
rear parts of the site stands some 4 metres higher than the front
boundary. Given this change in levels, the gap within the streetscape
between 118 and 116 York Street and the 9.5m permissible
building envelope, it is considered that contrary to the suggestion
made within the supporting Planning Assessment Report,
development within the area identified within the originally submitted
plans as the proposed would be substantially visible from the street.
The greater the height of any such development, the greater its likely
visual impact.

As stated above, it is considered that E 13.8.3 (d) above would
appear to indicate that the intention of the scheme is that we must
determine the proposed subdivision based on the ‘potential’ final
development that may occur as a result. Given that both the single
storey character of the Precinct, and its identifiable pattern of sub-
division and the coherent role it played in the development of Hobart
as its largest single sub-division estate in Hobart are specifically
identified within the characteristics of the Golf Links Estate Heritage
Precinct, a potential two storey dwelling or higher would appear to
run contrary to E13.8.3 (a), (b), (c) and (d) as set out in the Hobart
Interim Planning Scheme 2015.

Based on the above and the likely recommendation in the negative,
discussions were undertaken with the Applicant's representative. As
part of that discussion, the Applicant was informed that a single
storey dwelling that was located to the rear of the existing parent
building, especially one that reflected the same built form and
materials, would likely read as an addition to the original house and
as such would not necessarily appear as a distraction to the
character of the Precinct. This could be further enhanced should it
be enclosed by a 1.8m boundary fence set back from the front
elevation of the existing house, enclosing the rear of the site as if a
single rear garden.

Alternatives were discussed and the ability to limit future
development in terms of height and location within the proposed plot
by way of a Part 5 Agreement was suggested. Subsequently, written
confirmation was received from the Applicant that they would be
prepared to enter into an appropriately worded Part 5 Agreement
and provided a supporting annotated plan in which the location of
any future building would be behind the parent building and limited
to a maximum height of 4.5m. In addition, the section of subdivided
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front garden forward of the front building of the existing building
would not be fenced to the retain the appearance of a single front
garden and a new fence would be constructed back from the front
elevation of the existing house, limiting views of any potential rear
development.

The signing of a Part 5 Agreement would effectively place a non-
negotiable legal control over the land providing certainty over the
maximum height and location of future development. Based on the
above, it is considered that a structure not exceeding 4.5m in height
and located to the rear of the massing of the parent building is not
likely to create a significant impact by visually retaining both the
consistency of scale and pattern of development from within the
public realm.

Response to Representations

It is noted that a number of representations make reference to the
City of Hobart Local Heritage Precincts Description, Statement of
Local Historic Heritage

Significance and Design Criteria / Conservation Policy January
2019. It should be noted that whilst these documents have been
approved for adoption by the Elected Members, they have yet to be
formally adopted into the Interim Planning Scheme 2015 and as
such have no statutory weight as this time.

Comments relating to heritage can be summarised as follows —

a) The proposal would damage the subdivision pattern of the
former Golf Links Estate and the retention of rear gardens
should be viewed as an integral part of the Precinct.

Response -

It has been has confirmed by the Planning Tribunal that impact upon
Heritage Precincts should be judged from what is visible from within
the public realm of the Precinct. That is, if alterations, extensions or
demolition occurs in parts of the Precinct that are not visible from
the public realm, it is not reasonable to argue that those actions
have had an impact, either positive or negative, upon the cultural
significance of the Precinct, regardless of what the described
characteristics are considered to be. Therefore the greater the
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visibility, the greater it's potential to have a detrimental impact.

With regard to pattern of subdivision of the Precinct, this would
occur where notably separate development would be clearly visible,
would clearly be understood not to be an extension of the existing
house, and/or the associated access or boundary fencing were
clearly associated with a separate plot to that of the parent building.
In this instance, the final design of future development is not known.
However, by agreeing to sign a Part 5 Agreement, limitations on the
final height, location and boundary treatment can be determined. In
this instance, it is considered that the legal agreement would limit
future development to a height and location whereby the subsequent
development would be largely visibly obscured by the existing
building whilst visually retaining the front garden and boundary
treatment as a single entity.

b) The likely new building would be two stories, located at the
highest point of the property, so dominating the block and
clearly visible from the street.

Response —

As stated above, it is considered that should an approval of
subdivision and any subsequent proposal be limited by a Part 5
Agreement, a 4.5m height restriction would limit future development
to a height similar to that of the parent building. As such, itis
considered that such a development is likely not to appear out of
scale or keeping with the predominantly single storey streetscape of
the precinct.

c) The driveway will be the defining feature of the subdivision
when viewed from the street. It will intrude on the view as it
rises 40 m to the back fence.

Response —

The inclusion of side driveways is a consistent feature within the
streetscape of the precinct and would not in of itself appear out of
keeping with the character of the area. The proposed Part 5
Agreement would re-enforce this by omitting any boundary treatment
between the parent block and any proposed drive way forward of
the front building line, creating what would appear as a single front
garden. Any new fencing would then be set back from the front
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elevation of the existing house, and would likely read as a standard
enclosure of the back yard, considered to be in keeping with the
character of the streetscape.

d) The building of any modern house in this location does not
fit with the heritage character of the area.

The current application seeks the formal subdivision of the site and
any subsequent development should approval be granted would be
the subject of separation application.

Conclusion

Given the above, it is therefore considered that following the
submission of a revised indicative Plan of Subdivision (dated 24
February 2021) and subject to the placing of a condition requiring
the signing of a Part 5 Agreement limiting the height, location,
boundary treatment of any future development on the new plot, the
proposal would meet the heritage performance criteria of HIPS
2015 as stated under Clauses E.13.8.3.

Suggested Condition

1. The owner(s) of the property must enter into an
agreement with the Council pursuant to Part 5 of the Land Use
Planning and Approvals Act 1993 with respect to limiting the
height, location and boundary treatments of any future
development of the plot to that shown but not limited by the
indicative Plan of Subdivision dated 24 February 2021.

All costs for the preparation and registration of the Part 5
Agreement must be met by the owner.

The owner must comply with the Part 5 Agreement which will
be placed on the property title.

Note: For further information with respect to the preparation of
a Part 5 agreement please contact the City Planning Staff

Reason for condition

To ensure that any future development of the plot hereby approved
would not lead to significantly large and visible residential
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development including associated boundary treatments forward of
the existing building line to the detriment of the historical and cultural
significance of the Heritage Precinct.

6.18.6 The proposal complies with the performance criterion.

7. Discussion

71 Planning approval is sought for Partial Demolition & Subdivision (One Additional
Lot) at 118 York Street and the adjacent road reserve.

7.2 The application was advertised and received nine (9) representations. The
representations raised concerns including the size and shape of the proposed lot,
the impact of future development on adjoining properties, the impact of the
proposed subdivision and future development on the heritage precinct, an increase
in traffic and car parking and demolition of part of the existing front fence and
landscaping.

7.3 The concerns relating to the impact of future development on adjoining properties
has been addressed under the relevant performance criteria assessment above.
Nevertheless it is noted that the recommended condition from the Council's Cultural
Heritage Officer, to restrict future development on the lot to a maximum height of
4.5m would, as well as protecting the heritage character of the area, reduce the
impact of future development on adjoining properties from overshadowing, visual
bulk and loss of view.

7.4 The proposal has been assessed against the relevant provisions of the planning
scheme and is considered to perform well.

7.5 The proposal has been assessed by other Council officers, including the Council's
Development Engineer, Cultural Heritage Officer, Manager Surveying Services,
Stormwater Services Engineer, Park Planner, Program Leader Road Services and
Graduate Traffic engineer. The officers have raised no objection to the proposal,

subject to conditions.

7.6 The proposal is recommended for approval.

8. Conclusion
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8.1 The proposed Partial Demolition & Subdivision (One Additional Lot) at 118 York
Street, Sandy Bay 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 Council approve the

application for Partial Demolition & Subdivision (One Additional Lot) at 118 York
Street, Sandy Bay for the reasons outlined in the officer's report and a permit
containing the following conditions be issued:

GEN

The use and/or development must be substantially in accordance with the
documents and drawings that comprise PLN-20-259 - 118 YORK STREET
SANDY BAY TAS 7005 - CPC Agenda Documents except where modified
below.

Reason for condition

To clarify the scope of the permit.

™

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

as detailed in the form Submission to Planning Authority Notice, Reference
No. TWDA 2020/00590-HCC dated 11 May 2020 as attached to the permit.

Reason for condition

To clarify the scope of the permit.

ENG swb

All stormwater from the proposed development (including hardstand runoff)
must be discharged to the Council’s stormwater infrastructure with sufficient
receiving capacity prior to first occupation. All costs associated with works

required by this condition are to be met by the owner.

Design drawings and calculations of the proposed stormwater drainage and
connections to the Council's stormwater infrastructure must be submitted and
approved prior to the commencement of work. The design drawings and
calculations must:

1.  be prepared by a suitably qualified person; and
2. include long section(s)/levels and grades to the point of discharge.
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All work required by this condition must be undertaken in accordance with the
approved design drawings and calculations.

Advice:

The applicant is advised to submit detailed design drawings and calculations as part
of their Plumbing Permit Application. If detailed design to satisfy this condition is
submitted via the planning condition endorsement process there may be fees
associated with the assessment, and once approved the applicant will still need to
obtain a plumbing permit for the works.

Reason for condition

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

ENG 3a

The access driveway and parking module (parking spaces and manoeuvring
area) must be designed and constructed in accordance with Australian
Standard AS/NZS2890.1:2004 (including the requirement for vehicle safety
barriers where required), or a Council approved alternate design certified by a
suitably qualified engineer to provide a safe and efficient access, and enable
safe, easy and efficient use.

Advice:

. It is advised that designers consider the detailed design of the access and
parking module prior to finalising the Finished Floor Level (FFL) of the
parking spaces, as failure to do so may result in difficulty complying with this
condition.

Reason for condition

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

ENG 3c

The access driveway and parking module (parking spaces and manoeuvring
area) must be constructed in strict accordance with the PDA Surveyors
documentation received by the Council on the 18th October 2020 prior to
sealing of the final plan.
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Advice:

. Certification may be submitted to Council as part of the Building Act 2016
approval process or via condition endorsement (see general advice on how to
obtain condition endorsement)

Reason for condition

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

ENG 4

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

Reason for condition

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

ENG 1

Any damage to council infrastructure resulting from the implementation of this
permit, must, at the discretion of the Council:

1. Be met by the owner by way of reimbursement (cost of repair and
reinstatement to be paid by the owner to the Council); or

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

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

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

Reason for condition

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

ENG r3

Prior to the sealing of the final plan, the proposed driveway crossover within
the York Street highway reservation must be designed and constructed in
general accordance with:

. Urban - TSD-R09-v2 — Urban Roads Driveways;

. Non-standard K&C- a concrete plinth to Councils standards shall be
constructed at the gutter, contact Council’s Road Services Engineer for
details; and

s  Footpath - Urban Roads Footpaths TSD-R11-v2,

Design drawings must be submitted and approved prior to any approval under
the Building Act 2016 or commencement of works on site (whichever occurs
first). The design drawing(s) must:

1. Show the cross and long section of the driveway crossover within the
highway reservation and onto the property

2. Detail any services or infrastructure (i.e. light poles, pits, awnings) at or
near the proposed driveway crossover, show proposed location of the
power pole as approved by TasNetworks.

3.  If the design deviates from the requirements of the TSD, then the
drawings must demonstrate that a B85 vehicle (AS/NZS 2890.1 2004,
section 2.6.2) can access the driveway from the road pavement into the
property without scraping the cars underside

4.  Show that vehicular and pedestrian sight lines are met as per AS/NZS
2890.1 2004.

5. Notshow a grated wedge, asphalt wedge or the standard open wedge
driveway crossover. Grated wedges are permitted on highly used bike
routes and details of the grate (i.e. mass) will be required. The design
drawings should show access via a concrete plinth to Councils
standards to be constructed at the gutter. A drawing of a standard
concrete plinth can be obtained from Councils Road Services Engineer.
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Note: that the agreement of the Council’s is required to adjust footpath
levels.

6. Be prepared and certified by a suitable qualified person, to satisfy the
above requirement.

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

Advice:

. The applicant is required submit detailed desigh documentation to satisfy this
condition via Council's planning condition endorsement process (noting there
is a fee associated with condition endorsement approval of engineering
drawings [see general advice on how to obtain condition endorsement and for
fees and charges]). This is a separate process to any building approval under
the Building Act 2016.

. Please note that your proposal does not include adjustment of footpath levels.
Any adjustment to footpath levels necessary to suit the design of proposed
floor, parking module or driveway levels will require separate agreement from
Council's Road Services Engineer and may require further planning
approvals. It is advised to place a note to this affect on construction drawings
for the site and/or other relevant engineeting drawings to ensure that
contractors are made aware of this requirement.

s  Failure to address condition endorsement requirements prior to submitting for
building approval may result in unexpected delays.

Reason for condition

To ensure that works will comply with the Council’s standard requirements.

ENV 1

Sediment and erosion control measures sufficient to prevent sediment from
leaving the site must be installed prior to any disturbance of the site, and

maintained until all areas of disturbance have been stabilized or re-vegetated.

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

Reason for condition
To avoid the sedimentation of roads, drains, natural watercourses, Council land that

could be caused by erosion and runoff from the development, and to comply with
relevant State legislation.
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HER s1

The owner(s) of the property must enter into an agreement with the Council
pursuant to Part 5 of the Land Use Planning and Approvals Act 1993 to limit the
height, location and boundary treatments of any future development of Lot 1 in
accordance with the Plan of Subdivision dated 24 February 2021, PDA
reference 44832CT-1E. More specifically all future building works must be
located within the building envelope labeled ABCD on that Plan, and must not
exceed a maximum height of 72.5AHD (4.5m above natural ground level).

All costs for the preparation and registration of the Part 5 Agreement must be
met by the owner.

The owner must comply with the Part 5 Agreement which will be placed on the
property title.

Note: For further information with respect to the preparation of a Part 5 agreement
please contact the City Planning Staff

Reason for condition

To ensure that any future development of the plot hereby approved would not lead to
significantly large and visible residential development including associated boundary
treatments forward of the existing building line to the detriment of the historical and
cultural significance of the Heritage Precinct.

HER s2

No fencing is approved for a distance of 7.5m from the front boundary on the
western side of the Lot 1 driveway.

Reason for condition

To ensure that any future development of the plot hereby approved would not lead to
significantly large and visible residential development including associated boundary
treatments forward of the existing building line to the detriment of the historical and
cultural significance of the Heritage Precinct.

HER s3
The proposed fence and proposed gate shown on the Plan of Subdivision

dated 24 February 2021 must be 1.8m high and sited no closer than 7.5m from
the front boundary.
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The fence must be installed prior to the sealing of the final plan.

Reason for condition

To ensure that any future development of the plot hereby approved would not lead to
visible boundary treatments forward of the existing building line to the detriment of the
historical and cultural significance of the Heritage Precinct.

SURV 1

The applicant must submit to the Council a copy of the surveyor’s survey
notes at the time of lodging the final plan.

Reason for Condition

To enable the Council to accurately update cadastral layers on the corporate
Geographic Information System.

SURV 2

The final plan and schedule of easements must be submitted and approved in
accordance with section 89 of the Local Government (Building &
Miscellaneous Provisions) Act 1993.

Reason for Condition

To ensure that the subdivision/boundary adjustment is carried out in accordance with
the Council's requirements under the provisions of Part 3 of the Local Government
(Building & Miscellaneous Provisions) Act 1993.

ENG 14

Services to each lot must be designed and installed to meet the needs of
future development, prior to the sealing of the final plan.

Engineered drawings must be submitted and approved prior to
commencement of work on the site. The engineered drawings must:

(a) be prepared by a suitable qualified person and experienced engineer;
(b) be generally in accordance with LGAT - IPWEA -Tasmanian Standard

Drawings and Subdivision Guidelines 2013 and include the following;
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(1) Clearly distinguish between public and private infrastructure.
(2) Specify lot connection sizes appropriate for the developable area of each
lot.
(3) Show the proposed location of each lot connection such that the majority
of the lot, including the driveway, can be adequately and economically
drained.
(4) The new stormwater system design must include:
(i) prepared by a suitably qualified person; and
(ii) include long section(s)/levels and grades to the point of discharge
(iii)Size, material & grade of the new connection

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

Advice: Once the engineering drawings have been approved the Council will issue a
condition endorsement.

Please note that once the condition endorsement has been issued you will need to
contact Council’s City Infrastructure Division to obtain a Permit to Construct Public
Infrastructure and an application for new stormwater connection.

Reason for condition

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

ENG 16

Prior to the sealing of the final plan, private sewer, stormwater (including
surface drainage) and water services/connections are to be entirely separate
to each lot and contained wholly within the lots served.

Reason for condition

To ensure that each lot is services separately.

ENG 17

Prior to the sealing of the final plan, the developer must verify compliance with
condition ENG 16 by supplying the Council with an as-installed services plan
clearly indicating the location and details of all relevant services (entirely

contained within their respective lots or appropriate easements). The as-
installed services plan must be accompanied by certification from a suitably
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qualified person that all engineering work required by this permit has been
completed.

Advice: Any final plan submitted for sealing will not be processed unless it is
accompanied by documentation by a suitably qualified person that clearly certifies
that this condition has been satisfied and that all the work required by this condition
has been completed. A 'suitably qualified person' must be a Professional Engineer
or Professional Surveyor or other persons acceptable to Council.

Reason for condition

To ensure that the Developer provides the Council with clear written confirmation that
the separation of services is complete.

OPS 1

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

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

1 in the final plan, in lieu of the provision of public open space within the
subdivision.

Advice: The value is to be determined by a registered valuer commissioned by the
Councif at the developer's cost, Please contact the Council's Development
Appraisal Unit on 6238 2715 to instigate the valuation process.

Reason for condition

Approval of the subdivision will create further demand upon Hobart's Public Open
Space System. The funds obtained will be used for future expenditure on the
purchase or improvement of land for public open space in Hobart.

SUB s1

The existing outbuildings at the rear of the existing dwelling on the balance lot
are to be demolished, prior to the sealing of the final plan.

Reason for condition

To ensure that the new boundary does not pass through the outbuildings.

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

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

CONDITION ENDORSEMENT ENGINEERING

All engineering drawings required to be submitted and approved by this planning
permit must be submitted to the City of Hobart as a CEP (Condition Endorsement) via
the City’'s Online Service Development Portal. When lodging a CEP, please reference
the PLN number of the associated Planning Application. Each CEP must also include
an estimation of the cost of works shown on the submitted engineering drawings. Once
that estimation has been confirmed by the City’'s Engineer, the following fees are
payable for each CEP submitted and must be paid prior to the City of Hobart
commencing assessment of the engineering drawings in each CEP:

Value of Building Works Approved by Planning Permit Fee:
s Upto $20,000: $150 per application.
«  Over $20,000: 2% of the value of the works as assessed by the City's Engineer
per assessment.

These fees are additional to building and plumbing fees charged under the Building
and Plumbing Regulations.

Once the CEP is lodged via the Online Service Development Portal, if the value of
building works approved by your planning permit is over $20,000, please contact the
City’s Development Engineer on 6238 2715 to confirm the estimation of the cost of
works shown on the submitted engineering drawings has been accepted.

Once confirmed, pleased call one of the City’s Customer Service Officers on 6238
2190 to make payment, quoting the reference number (ie. CEP number) of the
Condition Endorsement you have lodged. Once payment is made, your engineering
drawings will be assessed.

BUILDING PERMIT

You may need building approval in accordance with the Building Act 2016. Click
here for more information.
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This is a Discretionary Planning Permit issued in accordance with section 57 of
the Land Use Planning and Approvals Act 1893.

PLUMBING PERMIT

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

OCCUPATION OF THE PUBLIC HIGHWAY

You may require a permit for the occupation of the public highway for construction (e.g.
placement of skip bin, crane, scissar lift etc). Click here for more information.

You may require a road closure permit for construction. Click here for more
information.

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

NEW SERVICE CONNECTION

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

STORM WATER

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

WORK WITHIN THE HIGHWAY RESERVATION

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

DRIVEWAY SURFACING OVER HIGHWAY RESERVATION

If a coloured or textured surface is used for the driveway access within the Highway
Reservation, the Council or other service provider will not match this on any
reinstatement of the driveway access within the Highway Reservation required in the
future.
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ACCESS

Designed in accordance with LGAT- IPWEA — Tasmanian standard drawings. Click
here for more information.

CROSS OVER CONSTRUCTION

The construction of the crossover can be undertaken by the Council or by a private
contractor, subject to Council approval of the design. Click here for more information.

STREET LIGHTING

The relocation of a light pole must be in accordance with TasNetworks and Hobart City
Council requirements. Click here for more information.

STORM WATER / ROADS / ACCESS

Services to be designed and constructed in accordance with the (IPWEA) LGAT —
standard drawings. Click here for more information.

EXISTING BURDENING EASEMENT

Lot 1 and the Balance of CT 121081/1 are subject to an existing burdening easement
in favour of Co-operative Estates Limited and its successors in title owners or
occupiers for the time being of Lot 105 and the balance of Lots 103 and 104 or any of
them shown on Plan No. 767 of making and laying sewers and drains and of using all
sewers and drains now or hereafter to be made in or over the land marked AB C D on
Plan No. 121081 with power at any time upon giving reasonable notice to enter upon
the land marked A B C D on Plan No. 121081 to make lay repair cleanse and maintain
any pipes or drains the person or persons entering to make good all damage to the
surface occasioned thereby.

It would appear that this is a historical easement that may now be redundant. The
application should consider applying to the Recorder of Titles to have this easement
extinguished prior to the sealing of the final plan in order that it does not burden Lot 1
on the final plan.

When a future owner wishes to build on Lot 1 it appears that the provisions of section
74 of the Building Act 2016 will be applicable:

74. Works involving, or in proximity of, service easements

A person must not perfoarm any building work over or within a service easement
unless the person obtains writfen consent to do so from the person on whose behalf
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the service easement was created.

FEES AND CHARGES

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

DIAL BEFORE YOU DIG

Click here for dial before you dig information.

UTILITIES

The designer must ensure that the needs of all affected authorities, ie TasNetworks,
Telstra and NBN Co., are catered for both in the design and construction of the works,
in particular adjustments to any underground cables or other infrastructure.
SUBDIVISION ADVICE

For information regarding standards and guidelines for subdivision works click here.
All conditions imposed by this permit are in accordance with the Local Government
Building & Miscellaneous Provisions) Act 1993 and the Conveyancing and Law of
Property Act 1884.

PUBLIC OPEN SPACE - CASH IN LIEU VALUATION

Please contact the Council's Development Appraisal Unit on 6238 2715 to instigate
the valuation process.
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0

(Michaela Nolan)
Development Appraisal 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.

(Ben lkin)
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: 30 November 2020

Attachment(s):

Attachment B - CPC Agenda Documents

Attachment C - Additional Plan of Subdivision dated 24 February 2021

Attachment D - Planning Referral Officer Cultural Heritage Report

Attachment E - Planning Referral Officer Development Engineering Report

Attachment F- Planning Referral Officer Road and Environmental Engineering - Road Report

Attachment G - Planning Referral Officer Traffic Engineering Report
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] /-\ 2
Taswarer

Submission to Planning Authority Notice

Ccuum.:n Planning PLN-20-259 Council notice 4/05/2020
Permit No. date
TasWater details
TasWat
astvarer TWDA 2020/00590-HCC Date of response | 11/05/2020
Reference No.
Tasater David Boyle Phone No. | 6345 6323
Contact

Response issued to
Council name HOBART CITY COUNCIL

Contact details coh@hobartcity.com.au
Development details
Address 118 YORK ST, SANDY BAY Property ID (PID) 5651988
Description of
development
Schedule of drawings/documents

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

PDA Surveyors A44832CT 4/02/2020

1 Lot Subdivision Plus Balance

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

CONNECTIONS, METERING & BACKFLOW

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

2. 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 of the subdivision/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.

FINAL PLANS, EASEMENTS & ENDORSEMENTS

4, Prior to the Sealing of the Final Plan of Survey, a Consent to Register a Legal Document must be
obtained from TasWater as evidence of compliance with these conditions when application for
sealing is made.

Advice: Council will refer the Final Plan of Survey to TasWater requesting Consent to Register a Legal
Document be issued directly to them on behalf of the applicant.

DEVELOPMENT ASSESSMENT FEES

5. The applicant or landowner as the case may be, must pay a development assessment and Consent
to Register a Legal Document fee to TasWater, as approved by the Economic Regulator and the fees
will be indexed, until the date they are paid to TasWater, as follows:

a. $211.63for development assessment; and

b. $149.20 for Consent to Register a Legal Document

Issue Date: August 2015 Page 1 of 2
Uncentrelled when printed ‘ersion No: 0.1
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Taswarter

The payment is required by the due date as noted on the statement when issued by TasWater. \

General

For information on TasWater development standards, please visit

https://www.taswater.com.au/Development/Technical-Standards

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

Declaration

Authority Notice.

The drawings/documents and conditions stated above constitute TasWater's Submission to Planning

Authorised by

Jason Taylor
Development Assessment Manager

TasWater Contact Details

Email development@taswater.com.au

Web

www.taswater.com.au

Mail GPO Box 1393 Hobart TAS 7001

Issue Date: August 2015

Uncontrolled when printed

Page 2 of 2
Version No: 0.1
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thel & RESULT OF SEARCH "‘
I RECORDER OF TITLES ——~
Tasmanian
200 Issued Pursuant to the Land Titles Act 1980 Government
SEARCH OF TORRENS TITLE
VOLUME FOLIO
121081 1
EDITION DATE OF ISSUE
5 03-Feb-2017

SEARCH DATE : 20-Feb-2020
SEARCH TIME : 02.40 PM

DESCRIPTION OF LAND

City of HOBART

Lot 1 on Plan 121081

Derivation : Portion of 167A-2R-0Ps Gtd to D Lord
Prior CT 2385/76

SCHEDULE 1

D108450 TRANSFER ta PETER JOHN VAN DAL and KATHRYN VAN DAL
Registered 04-Dec-2013 at noon

SCHEDULE 2

Reservations and conditions in the Crown Grant if any
BURDENING EASEMENT: as relates to the land marked A B C D on
Plan No. 121081 the full and free right of

Co-operative Estates Limited and its successors in
title owners or occupiers for the time being of Lot
105 and the balance of Lots 103 and 104 or any of
them shown on Plan No. 767 of making and laying
sewers and drains and of using all sewers and drains
now or hereafter to be made in or over the land
marked A B C D on Plan No. 121081 with power at any
time upon giving reasonable notice to enter upon the
land marked A B C D on Plan Neo. 121081 to make lay
repair cleanse and maintain any pipes or drains the
person or persons entering to make good all damage to
the surface occasioned thereby

Me07923 MORTGAGE to HSBC Bank Australia Limited Registered
03-Feb-2017 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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I RECORDER OF TITLES Ry
Tasmanian
o0 [ssued Pursuant fo the Land Titles Act 1980 Government

OWNER PLAN OF TITLE REGTSTERED NUMBER
roLto rererence CT. 238576 Location  CITY OF HOBART p1 2 1 D 8 1
GRANTEE FIRST SURVEY PLAN to. (22/29NS) (P.767)

COMPILED BY LT O

SCALE = 250 LENGTHS IN METRES Recorder of Titles
T NPy [T 2010050 | Gt T | b Uil o e b

BALANCE PLAN
(22/29Ns)
e
—
(23/22 HoB)
E@ (P.767)
o e
Search Date: 20 Feb 2020 Search Time: 02:40 PM Volume Number: 121081 Revision Number: 01 Page 1 of 1

Department of Primary Industries, Parks, Water and Environment www.thelist.tas.gov.au
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PLAN OF SUBDIVISION |°¢F

PDA Surveyors ¥

127 Bathurst Street
, Tasmania. 7000

mmmw
0 al. on,

Surveying, Engineering & Planning  pHone +61 03 6234 3217

277 008 325

EMAIL: pda hobt@pda com.au

FAX: +61 03 6234 5085

Owners Peter John van Dal & Kathryn van Dal Address 118 York Street, Sandy Bay This plan has been prepared only for the
Council Hobart City Council mnlmf\a mlrr:'n:v ":nmstm
Planning Scheme Hobart Interim Planning Scheme 2015 Appeye founet
TiloReerences | FR 121081/1 Zone & Ovelay 11.0 Inner R s $howe hereah ehoukd be esd
Z - - for no other purpose. All measurements and
o g E: to be carried forward. areas are subject to final survey.
Sale 1250 Date 16 September 2020 | PPARYIICE  44835CT-1C Maprelerence 52412 | PP 551088 B ol merest 526 020 E, 5250 072 N
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SUBDIVISION APPLICATION
118 YORK STREET, SANDY BAY
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2%31’:\::?: B, SURV. (Tas), M S5SI. (Director) IW%T?EQR
H. Cl t, B. SURY. (Tas.), M.S5EI (Director)
M s.g“;:nhmm. B G:EOBI'-,I {Tes.), M sgem [?Z;irectarj- = P DA S u FVBYO rs SURVEYS
T.W. Walter, Dip. Surv & Map; (Director)
AN P k, B.APP. 3C. (SURV), M.3331 ({Consultant) i 1 1l H
0. Parton, B.E. ML E AUST, CP.ENG. (Consulant) V" Surveying, Engineering & Planning
A Collins, Ad. Dip. Sury & Map, (Senior Associats) ABN 71217 806 325

M. McQueen, B.E, M.LE. AUST,, C.P.ENG. (Associate)
L H. Kiely, Ad. Dip. Civil Eng, Cert IV |.T., {Associate)
KINGSTON

AP, (Lex) Melndee, B. SURV. (Tas.}, M.5S5I. (Director) 127 Bathurst Street BN T1 217 806 325
LAUNCESTON Habart Tasmania, 7000 Emall: pda hbt@pda com au
JIV. Dent, OAM, B. SURV. (Taz.), M.SSS1. (Director) Phone (03) 8234 3217 wiw.pela.com.au
M.B. Reid, B. GEOM.{HONS) (Tas.), M.5551 MAIPM (Associats)
BURNIE/DEVONPORT
A.). Hudsan, B. SURV. (Tas.), M.5551. {Director)
AW, Eberhardt, B. GEOM. (Tas.}, M.SSEI (Director)

PDA Reference 44832CT

1 May 2020

The General Manager
Hobart City Council
Submitted via: Online Portal

Dear Sir/Madam,

Planning Permit Application for a One lot subdivision
For land at 118 York Street, Sandy Bay (FR121081/1)

In accordance with instructions from our client attached is an application for planning permit
to subdivide the land creating one additional lot.

To support this application, the following is provided:
. A Planning Assessment Report;

. A proposed Plan of Subdivision; and

. A current copy of title

Pursuant to S52 of the Land Use Planning and Approvals Act 1993, the landowner has been
notified of this application.

The prescribed fee for this application has been paid as part of the online submission
process.

If you need to clarify any information in this application, please contact me at this office.

Yours faithfully
PDA Surveyors

Per: ,;//ji/g ,
Craig Terry
Managing Director & Registered Land Surveyor

CFFICES ALSO AT

. 6 Freeman Street, Kingston, 7050 {03) 6229 2131 . 16 Emu Bay Road, Deloraine, 7304 {03) 6362 2993
. 8/16 Main Road, Huanville, 7102 (03) 6264 1277 . 6 Queen Street, Burnie, 7320 (03) 6431 4400
N 3/23 Bricbane Street, Launceston, 7250 {03) 6331 4099 . 63 Don Road, Devonport, 7310 {03) 6423 6875
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PLANNING ASSESSMENT REPORT

Proposal: One lot subdivision

The Land: 118 York Street, Sandy Bay
Owner: P & K Van Dal

Report Author: Bronwyn Mellor — Senior Planner
THE LAND

The subject land is located on the southern side of York Street at the western end of the
Street. The land contains a single storey Federation Bungalow style dwelling, associated
outbuildings with an established garden setting. Most of the external original features of the
dwelling appear to remain, which also includes a front fence that connects to the design of
the dwelling and is part of the original fabric of the circa 1920’'s development.

The surrounding area is part of a larger subdivision of land that occurred between 1815 and
1922. The subdivision area commonly known as the Golf Links Estate (because of its
previous golf course use circa 1900, prior to the residential development of the land) is most
significantly identified for its large scale regular grid pattern subdivision that remains evident
and large collection of intact Federation/Edwardian style dwellings.

The Golf Links Estate is likened to the well-known urban design philosophy “Garden City”,
which was developed by Ebenezer Howard in 1898 and aimed to capture the primary benefits
of a countryside environment and a city environment. His concept was to plan whole areas
which included boulevards (roads), public spaces, planned in regular patterns on a larger
scale, normally being concentric patterns in the strictest sense. The most commeonly known
‘Garden City' being the city of Canberra, ACT.

THE PROPOSAL

The application proposes to subdivide the land by creating one additional lot and the balance
lot. The balance lot will contain the existing Federation Bungalow with vehicular access to
that lot being obtained via the existing driveway. It is proposed to demolish a small
outbuilding/garage at the rear of the dwelling that would intersect the proposed boundary.

The new lot being created will be an internal lot by creating a vehicle crossover and
accessway leading towards to the rear of the land where an existing elevated flat area will
provide approximately 455m2 for future residential development. The works to establish the
new accessway will involve the removal of a portion of the front fence a portion of the garden
area along the existing eastern boundary. Other minor works may also include smaller
internal retaining walls to enable construction of the new driveway and common boundary
fencing. It is possible that the brick fabric from the fence portion to be demolished may be
able to be used in a retaining wall to establish the new vehicle accessway.

The vision for this proposal is to provide an additional infill residential lot within an inner
residential area; that has good connections to established transport routes, that is capable of
providing for high quality future residential development and is able to conserve/maintain the
heritage significance of existing heritage fabric and the heritage precinct.

PLANNING SCHEME

The land is located in the Inner Residential zone in the Hobart Interim Planning Scheme 2015
and is also subject to the Heritage Precinct Overlay (SB6).
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INNER RESIDENTIAL ZONE

Relevant to the proposal, the purpose of the Inner Residential Zone is:

. To provide for a variety of residential uses and dwelling types close to services and
facilities in inner urban and historically established areas, which uses and types respect
the existing variation and pattern in lot sizes, set back, and height.

o To encourage residential development at higher densities in locations within walkable
distance of services, facilities, employment and high frequency public transport
corridors.

. To encourage residential development that respects the neighbourhood character.

. To provide a high standard of residential amenity.

There are no specific Local Area Objectives or Desired Future Character Statements for this
Zone.

The following commentary provides a design response to all relevant acceptable solutions or
performance criteria as set out at Clause 11.5.1, 11.5.3 & 11.5.4 including Table 11.1.

11.5.1 LOT DESIGN

P1

On the basis that the internal lot does not meet the minimum lot size at Table 10.1, it is
necessary to assess this lot against the provisions of the performance criteria. It is noted that
the lot at the front is the ‘balance lot’ and as such is not subject to the provisions listed in
Table 10.1.

The internal lot complies with the performance criteria in the following manner:

. 15% above the listed maximum lot size for “all other lots” is equal to 460m2. The internal
lot is 455m2 and is able to meet this 15% variation measure.

. There are no Local Area Objectives or Desired Future Character Statements.

It is considered that this performance criteria has been met.

P2

In response to design considerations for this performance criteria, the plan of subdivision
shows a building area, parking areas, vehicle turning areas and private open space to
demonstrate that the additional lot has the capacity to reasonably contain future residential
development.

The proposal complies with the performance criteria in the following manner:

. The residential density of no less than one dwelling per 250m2 is met by both lots with
their respective lot sizes being above the minimum measure;

. This report has detailed that the proposal is consistent with the applicable standards in
any relevant Codes; and

o The internal lot is located and oriented so that its long axis is directly north facing for
maximising solar access to future development. The internal lot also has an advantage
in its slightly elevated position of the building area sitting at a higher elevation than
surrounding dwellings and will therefore have less shadowing impacts from other
development.

The proposed subdivision does not intend to transfer the indicative building area through to
a restriction on a future title. The indicative building area is only shown on the plan of
subdivision for the purpose of showing the capacity of the lot to be able to comply with
development standards for future planning permit applications for residential development.
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The indicative building area does not imply any agreement or acceptance of Council requiring
a building envelope via a condition on any permit that might be issued for this proposal. The
building area is indicative only and should be treated/considered as a tool to demonstrate
capacity only.

P3
The proposal complies with the performance criteria in the following manner:
o Each lot provides for vehicular access via each driveway and reasonable areas along

the frontages provide for pedestrian access.

. The lot containing the existing dwelling maintains a regular sized frontage at almost
20m; and the internal lot is exempt from the minimum frontage size listed in this
performance criteria.

P4

The proposal complies with the performance criteria in the following manner:

a) The internal lot gains access onto York Street. Based on the dates from the Survey
Notes for the title, the road and titles are dated circa 1920.

b)  All lots in the vicinity contain existing buildings and therefore it would not be possible
to create a lot with a traditional frontage given the limited space between built forms.

c) To ensure that visual alterations are limited to continue to conserve the heritage
significance of the site, the current proposal is considered the only way to reasonably
achieve this primary design consideration. The new vehicle crossover and accessway
was located so as to only alter a small section of the front fence, while at the same
retaining a garden setting around the existing dwelling.

d)  The addition of another lot increases the efficient use of land for residential purposes
using existing services.

e)  The subsequent residential development has been demonstrated that it can comply
with the designh standards of the General Residential Zone. On the basis that the
Planning Scheme states the current expectation of residential amenity through the use
of design standards, it is reasonable to conclude that future development will not cause
adverse amenity impacts.

f) The new accessway has a width of 3.6m.

g) The accessway is less than 30m in length, and therefore does not need to provide a
passing bay in its design.

h)  There are no other adjacent accessways adjoining the new lot.

i) It is expected that Council will require the new accessway/driveway to be constructed
as a condition of any permit that it might issue for the subdivision.

j) The new lot does not address any public rights of way or public open space. The
existing dwelling on the front lot will continue to provide passive surveillance to the
street.

PS5

The proposal complies with the performance criteria in the following manner:

a) There are public transport services provided along both Proctors Road that is
approximately 70m to the west of the site; and in Regent Street that is approximately
500m to the east, which are conservatively within a 20 minute neighbourhood/800m
distance which is a best practice standard for current urban design practices.

b)  Both lots are consistent with the preferred residential density of 250m2 or greater.
c)  Not applicable.

d)  The passive surveillance to the street is maintained by the existing dwelling.

e)  There are no Local Area Objectives or Desired Future Character Statements.
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11.5.3 WAYS AND PUBLIC OPEN SPACE

P1

Most of the performance criteria is not applicable to this type of application as there is no
public open space being provided. It is expected that the Council will apply a condition to
any permit that it may grant requiring a 5% cash contribution of the unimproved value of the
new lot, not including the balance lot in line with Council’s existing policy.

11.5.4 SERVICES

Al
Reticulated water supply provided from existing infrastructure in York Street via a new
connection.

A2
Reticulated sewer connection provided from existing infrastructure in York Street by altering
the existing connection.

A3
New connection for Lot 1 will be created to the street that links into existing grated stormwater

system to the west of the site.

A4
No new roads being created.

CODES
E5.0 ROAD AND RAILWAY ACCESS CODE

E5.6.2 ROAD ACCESSES AND JUNCTIONS

A2
Each lot has a single access that provides entry and exit with a road speed limit of less than
60kms p/hr.

E5.6.4 SITE DISTANCE AT ACCESSES

Al
The existing vehicle access is not being altered. The new vehicle access has site distances
in excess of B0m to the east and west as required by Table E5.1

E6.0 PARKING AND ACCESS CODE

E6.7.1 NUMBER OF VEHICLE ACCESSES

Al
Each lot has 1 vehicle crossover only.

EB.7.2 DESIGN OF VEHICULAR ACCESSES

Al

Driveway width for the new lot will be at least 3m (Table 3.2). No passing bays are required
as the new driveway is less than 30m See plan for turning circles to demonstrate on-site
turning (Clause 3.2.2). Site distances along the street (east and west) are not inhibited and
are able to achieve the site distances listed in Clause 3.2.4. Clear sight lines can be provided
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for pedestrians to the west, however because of the location of the adjoining garage against
the frontage of 116 York Street, limited visibility will be available to the east. Gradient
estimation is between 12 to 15%.

E6.7.4 ONSITE TURNING

Al

Both accesses will only serve a single dwelling each so there is no absolute requirement for
the lots to provide for on-site turning. Given the limited width of the accessway for Lot 1 it
was considered important to demonstrate that this capacity was possible for ease of access
daily use, which has been demonstrated on the plan of subdivision.

E6.7.14 ACCESS TO A ROAD

Al
The vehicle crossover will be constructed to Council’s satisfaction as the road authority.

E7.0 STORMWATER MANAGEMENT CODE

Al
The new driveway will be designed and constructed to incorporate a cut off drain at the street
front and connected to the reticulated stormwater system in the street.

A2
There is no requirement for this scale of development to use water sensitive urban design
principles.

E13.0 HISTORIC HERITAGE CODE

E13.8.1 DEMOLITION

P1

The small cluster of outhuildings at the rear of the dwelling are proposed to be demolished
as part of the works for the subdivision on the basis that the new boundary line intersects
these buildings. The outbuildings include a small scale garage/storage and separate garden
shed

An inspection of the garage and its built form relative to the existing dwelling is different and
is likely to have been constructed at a later period to that of the dwelling. In this regard it is
considered to have no substantial contributory fabric to the significance of the heritage
precinct or individual dwelling. There will remain sufficient space at the rear of the driveway
to locate a new garage/carport behind the facade of the dwelling, should that be necessary
in the future without compromising the integrity and significance of the dwelling.

Similarly, the separate garden shed at the rear of the garage is of a similar built form and
materials as the garage and therefore has no contributory fabric te the precinct or individual
dwelling.

E13.8.2 BUILDINGS AND WORKS OTHER THAN DEMOLITION

P4

The portion of the front fence that is to be removed to establish the new accessway for the
internal lot can be achieved by removing the section of fence in between the two brick pillars
of the fence. In the event that the demolition is undertaken propetly, the bricks could be re-
used for the purpose of any retaining walls at the new driveway entrance and therefore the
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fabric is retained substantially in-situ to mitigate any impact to the significance of the heritage
precinct.

It would be ideal that any retaining walls/entrance walls at the driveway entrance be
constructed in the same design and form as the existing fence (simple bricked base with a
horizontal steel pole feature top). The entrance walls should only be a feature at the frontage
of the driveway as an effective visual connection to the existing brick fence.

P5

The associated works to establish the new accessway for the internal lot will remove a linear
area along the boundary of 3.6m of the garden setting around the existing dwelling. This will
result in at 4-5m of garden setting on the eastern side of the dwelling that is retained, so as
to conserve a substantial amount of the garden setting/visual context for the existing
contributory dwelling.

It is considered that any impact has been mitigated sufficiently by limiting the width of the
accessway for the internal lot, and therefore not causing any substantial detriment the
significance of the heritage precinct through loss of garden setting for the dwelling.

E13.8.3 SUBDIVISION

P1 a)

Table E13.2 states that the precinct is significant for the following reasons:

1. The Golf Course Estate is the largest single subdivision in Sandy Bay with a very fine
group of ¢1920-1930 houses, the best such group in Hobart.

2. Its predominantly single storey Edwardian character with very intact streetecapes. The
houses are very good examples of Edwardian cottages and Californian Bungalow
styles.

3. The predominantly intact building stock.

4.  The connection of the site with the former golf links which is still readable in the

subdivision pattern.

There are two distinct themes in the above reasons for significance of the precinct. The first
being the intact Edwardian housing stock and streetscapes. The second being the original
Golf Course Estate subdivision and the ‘subdivision pattern’

This report has demonstrated that the retention of the contributory built form will be retained
as a part of this proposal. The final consideration that needs to be made is whether or not
the creation of an internal lot within the context of the existing subdivision pattern is
detrimental to the significance of the precinct.

Firstly, it is acknowledged that the emphasis to retain the current subdivision pattern, which
links back to the original Golf Course Estate subdivision is evident in the Hobart Interim
Planning Scheme controls. |t is apparent that the shape of the existing boundary lines are
important to retain, so as to maintain the link to the original subdivision pattern.

The proposal does not alter the original rectangular block pattern that currently exists, it is
merely inserting another boundary line within that existing rectangular block pattern of the
subject land. The original shape and pattern is retained, with only a minor alteration. It is
considered that the readable nature of the original subdivision pattern will still remain evident
on this basis.
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P1b) &c)

For the most part, understanding of any area of heritage significance is commonly considered
to be through what is seen from the street. In this situation the regular orientation/grid pattern
of the roads, the regular plantings of street trees and the large collection of generally intact
Edwardian/Federation building stock are the easily understood components that make up
the contributory fabric in the precinct. These aspects need to remain the dominant items in
the precinct to aveid confusing how the precinct was developed. This report has reasonably
demonstrated that there will be limited impact to the visual fabric of the precinct.

The less visual components of the precinct are how the land was divided into separate
ownership (subdivided) and the location of services. The Table at E13.2 particularly states
that the subdivision pattern is important to the significance of the precinct. In a lot of cases,
because of the location of contributory buildings, it is unlikely that a substantial amount of
additional lots could be created that are able to meet current development standards.
Therefore, it is reasonably considered that the subdivision pattern of the former Golf Links
Estate will still remain evident and the dominant subdivision pattern through this area, with
limited changes.

P1d)

The plan of subdivision details a building area on the rear lot that demonstrates compliance
with the development standards of the planning scheme for residential development. The
location of this building area at the rear of all existing dwellings will enable any new
development to be subservient to the contributory dominant built form of the existing
dwellings at the street frontage for the following reasons:

The building area is predominantly located directly behind the existing dwelling;

On the basis that vehicle turning areas on the internal lot are a preferred design outcome, the
effective/available buildable area on the internal lot for a dwelling will likely have a larger
setback from the eastern boundary, which will result in the main bulk and mass of any future
dwelling being further concealed from the streetscape.

For the purpose of further demonstrating the capacity of the internal lot to provide for future
development, a cross section sketch (shown below) shows that the lot could provide a single
storey building.

The sketch also reveals that it could be reasonably considered that because of the significant
setback from the street and the bulk and mass of the existing dwelling that a dwelling with a
height of up to 6-7m might be able to be accommodated on the site without undue visual
impact to the historic streetscape.

It is important to note that this application is not proposing development on the site, it is for
the subdivision of the land, and it is quite reasonably expected that a building area might be
required to be an encumbrance on the internal lot, should the Council determine to support
this application, limiting the horizontal development expanse on the internal lot. Given the
above commentary, it is considered unnecessary to limit any building area through vertical
limits as this discretion should remain to provide sufficient flexibility in building design, given
the reasonably modest horizontal footprint.
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Cross Section — Concept Sketch
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This report has detailed compliance with the content in Table E13.2 in suitable detail in
previous sections.

CONCLUSION

As detailed in this report, it is considered that with very modest alterations to the fabric in the
front fence, and retention and re-use of the materials in-situ, that any impact to the
significance of the precinct can be reasonably mitigated.

The critical heritage fabric being the existing Edwardian bungalow is retained within the
context of a singular lot, which in turn conserves the significance of the heritage precinct by
protecting not only the dwelling but also the streetscape.

Aside from strict interpretation regarding subdivision patterns, it is always important and best
practice to consider adaptive re-use of heritage places so as to be able to conserve what is
important. In this regard, the proposal to subdivide the land to provide opportunities for
limited in-fill residential development, also provides an opportunity to better conserve existing
heritage buildings.

The pattern of development will always remain, because the streets are not changing, the
significant dwelling is not changing, and the portion of the fence being removed is limited by
only one section being demolished.

It is also contended that the subdivision pattern is not changing, because the rectangular
shape of the existing lot will still remain, with the new lot boundary being set inside the original
lot shape. The Golf Course Estate subdivision pattern will continue to be recognisable,
despite this proposal.
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PDA Reference 44832CT

7 May 2020

The General Manager
Hobart City Council
Submitted via: Online Portal

Dear Sir/Madam,

Planning Permit Application for Subdivision (One additional lot) PLN-20-259
For land at 118 York Street, Sandy Bay (FR121081/1)

In response to Council’s letter dated the 7" May 2020, the following information is provided
regarding TasWater's request for further information.

The attached plan (without some of the proposal detail shown) clearly shows that the
accessway is part of the rear lot (Lot 1) on the plan and is not part of the Balance Lot.

The total area for Lot 1 is equal to 455m2. The total area of the accessway is equal to 99m2.
As required by Table 10.2, the calculation of a lot size does not include any accessway strip.

If you need to clarify any information in this application, please contact me at this office.

Yours faithfully
PDA Surveyors

Per: @{ﬂ QL

Bronwyn Mellor
Senior Planner

CFFICES ALSO AT

. 6 Freeman Street, Kingston, 7050 {03) 6229 2131 . 16 Emu Bay Road, Deloraine, 7304 {03) 6362 2993
. 8/16 Main Road, Huanville, 7102 (03) 6264 1277 . 6 Queen Street, Burnie, 7320 (03) 6431 4400
N 3/23 Bricbane Street, Launceston, 7250 {03) 6331 4099 . 63 Don Road, Devonport, 7310 {03) 6423 6875
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Our Ref: 44832CT
Council Ref: PLN-20-259
22 July 2020

The General Manager
Hobart City Council

Sent via: Online Application Portal

Dear Sir/Madam

Planning Permit Application for Subdivision (one additional lot)
Land at 118 York Street, Sandy Bay

In response to Council's letter of the 20" May 2020, the following information is now provided:
Long Section Plan detailing an indicative building area/conceptual development;
Vehicle Access Plan;

Long Section Plan and Typical Cross Section Plan for Lot 1;

Concept Servicing Plan;

Site Distance Plan; and

Supplementary Planning Report.

* s o ® o

Given the substantial amount of information detailed in Council's RFI letter, it was determined
that the most efficient way to provide a comprehensive response was to provide a set of plans
(as detailed above) and a supplementary written response to each point raised
(Supplementary Planning Report).

Please contact me further should any clarification be needed about this information.

We look forward to the Council now being in a position to progress the application and
advertise the proposal as prescribed.

Yours faithfully
PDA Surveyors

Per: %ﬁ,‘?_’;____d

Bronwyn Mellor
Senior Planner

CFFICES ALSO AT

. 6 Freeman Street, Kingston, 7050 103) 6229 2131 . 16 Emu Bay Road, Deloraine, 7304 103) 6362 2993
. 8/16 Main Road, Huonville, 7102 {03) 6264 1277 . & Queen Street, Burnie, 7320 {03) 6431 4400
. 3/23 Brisbane Street, Launceston, 7250 (03) 6331 4099 . 77 Gunn Street, Devonport, 7310 (03) 6423 6873
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PDA Ref: 44832C7
Coungcil Ref: PLN-20-258

SUPPLEMENTARY PLANNING REPORT

Proposal: One lot subdivision

The Land: 118 York Street, Sandy Bay
Owner: P & KVan Dal

Report Author: Bronwyn Mellor — Senior Planner

FURTHER TO COUNCIL’S RFI LETTER DATED 20™ MAY 2020 FOR PLANNING
PERMIT APPLICATION PLN-20-259 THE FOLLOWING SUPPORTING RESPONSE IS
PROVIDED.

PLANNING PERMIT APPLICATION: PLN-20-259

Note: This report is to be read in conjunction with the main planning assessment report
and  submitted plans.

TASWATER

TW A
Previous information has already satisfied this matter — 8" May 2020.

HISTORIC HERITAGE CODE

HER 1

As detailed on the 2™ page of the Plan of Subdivision (dated 10" June 2020) the proposal
now shows an indicative building area that details horizontal and vertical scale to assist
Council in determining that the subdivision will not create potential for future incompatible
development.

To support this, the following is also provided:

. The indicative building details a modest footprint that is compliant with the Inner
Residential Zone Buildings and works Development Standards (11.4) aside from a
minor part of the roof line extending beyond the development standards. [If future

CFFICES ALSO AT, . 16 Emu Bay Road, Deloraine, 7304 (03} 6362 2993
. 6 Freeman Street, Kingston, 7050 . & Queen Street, Burnie, 7320 (03) 8431 4400
8/16 Main Road, Huonville . 77 Gunn Street, Devonport, 7310 (03) B423 BETS

. 3/23 Brisbane Street, Launceston, 7250 103) 6331 4089
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development were to propose a pitched roof design, this design response would not
result in the minor variation to the development standards;

The vertical and horizontal scale of the indicative building is similar/smaller to the
existing contributory buildings in the heritage precinct, therefore the dominance of the
heritage buildings/streetscape in the area is maintained;

The subservient location of the indicative building at the rear of the site and orientation
on the land (closer toward the western boundary and behind the existing dwelling) also
limits the visual prominence of future development; and

Any future development at the rear of the site will have limited visual interaction with the
streetscape as there is only a singular view along the driveway that is really available.
Dependant on where any future development is viewed from will also depend on the
time and perceived scale that any future development might have. Viewing
duration/visibility from a wvehicle would be substantially limited based on reduced
available time that future development is seen along the driveway viewing corridor.
Whereas a pedestrian view of the streetscape and future development would
reasonably have a longer interaction. It is considered that the subservient location of
future development sufficiently mitigates/balances how new development is seen within
the heritage precinct.

Note: Details relating to partial demolition of the front fence particularly regarding the new
access to Lot 1 is detailed at PLN 2 (below). To be read in conjunction with the main planning
assessment report regarding heritage consideration.

PLANNING

PLN 1 & HER 1

1.

The submitted Vehicle Access Plan details that the portion of fence that is proposed to
be removed to establish the new driveway for Lot 1 is located in between two existing
brick pillars of the front fence. This area is approximately 4.3m in width and therefore
has a sufficient width for a compliant sealed driveway and pedestrian access for Lot 1.

Importantly, because the proposal involves limiting the removal of a limited width of the
front fence as detailed above, the proposal ensures that the existing pedestrian
gate/entrance is maintained for the existing house as it stands adjacent to the new
vehicle crossover. The retention of the pedestrian entrance at this point will assist in
the retention of linked internal pedestrian paths within the front garden setting of the
existing dwelling that lead to the dwelling entrance, therefore assisting in the ability to
conserve important parts of the contributory fabric within the garden setting/heritage
precinct.

The Vehicle Access Plan details that the new driveway for Lot 1 will be sealed. This
requirement of the Planning Scheme can be simply required as a condition of any
permit that might be granted for this subdivision.

PARKING AND ACCESS CODE/ROAD AND RAILWAY ASSETS CODE

PA2.1

The submission of the Vehicle Access Plan & Driveway Long Section Plan contains
information as required by this request and the proposal is compliant with LGAT Standard
Drawings and AS/NZS 2890.1:2004 Section 3 and E6.7.2 A1 of the Code:

The plans now state that the new vehicle crossover will be constructed to LGAT
standards;

The vehicle driveway is at least 3 metres wide;

The gradient/slope is consistent with Section 2 of the AS Standard 2890.1:2004; and



Item No. 7.2.2

Agenda (Open Portion) Page 266
City Planning Committee Meeting - 15/3/2021 ATTACHMENT B
o Turning circles/swept paths (more particularly for Lot 1) are compliant with a B85

vehicle.

Note: Subject to any comments from the responsible Authority and final location of
TasNetworks power/light pole, any necessary relocation will be considered at design detalil
stage.

PA2.2

The submission of the Site Distance Plan that has been prepared by PDA Surveyor's
Engineers and provides a design response that ensures that pedestrian and vehicle site
distances and sight lines are provided for the new vehicle crossover for Lot 1. A detailed
assessment for the balance lot is deemed to be compliant on the basis that the vehicle access
exists and the frequency of use is not increasing.

To support the concept design detailed on the Site Distance Plan, the following is a detailed

response to each point in the Performance Criteria at E5.6.4 P1:

a) The expected frequency of use of the new vehicle crossover will carry traffic levels that
are the same as any other residential lot on the basis that it will only serve one dwelling
in the future. On that basis, it is reasonable to determine that average daily traffic
movements for Lot 1 would be 8-10 (10 trips per day based on the TIA Guidelines)
which is considered to be low.

b)  York Street is a local road that provides residential traffic to more major collector roads
such as Sandy Bay Road or Regent Street in the surrounding area.

c)  Within the context of the existing lot, there are no other alternatives for access to Lot 1.
The main design constraint for this being the case is the retention/conservation of the
contributory dwelling to the heritage precinct.

d) The separate access to Lot 1 from the access for the balance lot is necessary on the
basis that there is insufficient area on the site to provide for a shared
driveway/accessway. |fthere were additional depth in the lot, it may have been possible
that parking for the existing dwelling could have been at the rear of the existing dwelling
with its access being shared with the access for Lot 1. However, in this situation with
the siting of the existing buildings, this has not been possible. Therefore each lot will
have its own separate accessway/vehicle crossover.

e)  Council has not required a formal Traffic Impact Assessment for this proposal. On the
basis that this proposal is not a substantial increase in residential traffic or change to
the road network, it is not considered necessary for the more minor proposal in this
application.

f) The provision of a convex mirror to provide sufficient site distance for both for the new
access does not strictly comply with the Australian Standard, however the site line
limitations created by a directly adjacent garage on the boundary is a design constraint
that cannot be changed or moved. The other major design constraint is retention of
contributory buildings, fences and garden setting is of substantial importance.
Therefore in this instance (even though the proposal does not strictly comply with the
prescriptions in the Australian Standard) the proposal provides a practical design
solution that does ensure that safe, efficient and convenient access for Lot 1. This
design has been developed and checked by a Chartered Civil Engineer at PDA
Surveyors.

g) Council has not indicated in its further information advice that achieving an alternate
design outcome regarding this matter to that prescribed in Australian Standards is not
possible, therefore the alternate proposal is submitted as a reasonable proposition and
response to provide safe, efficient and convenient access for Lot 1.

PA5.1
Driveway Long Section Plans demonstrate that the driveway for Lot 1 is compliant E6.7.5 A1
and with AS/NZS 2890.1:2004:
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The construction of the driveway will only involve minor excavation of the site and as
such consideration of any substantial differences in level will not be necessary.

The driveway has a minimum width of 3 metres.

Maximum slope of the driveway is minimal at a maximum slope of 10%.

The concept building area with the addition of turning circle plans demonstrates that
Lot 1 is capable of turning vehicles on site as required.

The proposal is consistent with E6.7.6 A1 as detailed on the concept servicing plan:

The new driveway for Lot 1 will be sealed with an impermeable surface as selected and
prior to the sealing of the final plan of survey.

The concept servicing plan now details that stormwater runoff from the new driveway
from Lot 1 will be controlled via the construction of a minor kerb along the eastern length
of the driveway and diverted to the stormwater system in the street.

SURVEYING SERVICES

SUR1

Stormwater connections are detailed on the now submitted Concept Servicing Plan and
provide sufficient detail that each connection is wholly contained within each lot and do not
rely on the provision of any easements for stormwater connection.

SUR 2

The Balance Lot will remain the Balance Lot on FR121081. From a Planning perspective, the
lot containing the existing dwelling needs to be a balance lot to ensure compliance with the
lot size requirements of the Zone.
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Our Ref:
Council
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: 44832CT
Ref: PLN-20-259
18 September 2020

The General Manager
Hobart City Council

Sent via: Online Application Portal

Dear Sir/Madam

Planning Permit Application for 1 lot subdivision (plus balance lot)

Land

at: 118 York Street, Sandy Bay

In response to Council's letter of the 5" August 2020, it is understood that the following

mattel
1.

2.

3.

4.

rs needed to be resolved before the application progressing:

Clarification as to whether the proposal included a change in level of the footpath at the
location for the new vehicle crossover for Lot 1;

That the vehicle crossover between the road formation and the property boundary
needed to be a 3.6m width so as to comply with relevant standards;

That the new vehicle crossover for Lot 1 matches the profile of kerb and channel already
in the street; and

That sufficient revision be made to the plans to provide compliant pedestrian sight
distance for the new driveway at the Lot 1 frontage.

Please note that the revised plans also detail that the power pole at the frontage of the land
will be moved should there be a planning permit granted for this subdivision. Works to move
this infrastructure would be undertaken to TasNetworks requirements and guidelines.

Inres
1.

CFFICES ALEO AT

ponse to the above points, the following is now provided:

The revised plans detail that there will be no change in grade to the existing footpath
level to establish the new vehicle crossover for Lot 1. On this basis, we understand that
GM consent is not required for this proposal.

The revised plans now detail that the vehicle crossover is 3.6m wide between the road
formation and the property frontage so as to comply with relevant standards.

The revised plans now detail that the new vehicle crossover will match kerb and channel
in the street. The new crossover will be constructed to Council’s satisfaction and it is
expected that suitable conditions will be applied to any planning permit granted.

The driveway alignment and associated boundary for Lot 1 has now been altered on
the revised plans so that the driveway formation is at least 1m from the adjacent garage
wall of 116 York Street at the new lot frontage. The revised plans have been designed
so as to be compliant for a B85 vehicle and can now reasonably provide pedestrian
sight lines and safety where vehicles are exiting Lot 1.

6 Freeman Street, Kingston, 7050 103) 6229 2131 . 16 Emu Bay Road, Deloraine, 7304 103) 6362 2993
8/16 Main Road, Huonville, 7102 03) 6264 1277 . & Queen Strest, Burnie, 7320 03] 6431 4400
3/23 Brisbane Street, Launceston, 7250 (03) 6331 4009 . 77 Gunn Street, Devonport, 7310 (03) 6423 6875
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Now that this further information has been provided, we would appreciate Council
confirmation as to the adequacy of the information at its earliest convenience.

We trust that further consideration of this application can now be progressed.
Please contact me further should any clarification be needed.

Yours faithfully
PDA Surveyors

Per: %Q_H

Bronwyn Mellor
Senior Planner
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28 October 2020

The General Manager
Hobart City Council

Sent via: Online Application Portal

Dear Sir/Madam

Planning Permit Application for subdivision (one additional lot) & partial demolition
Land at: 118 York Street, Sandy Bay

In response to Council's letter of the 1% October 2020, please find enclosed General Manager
Consent for this application as required.

On the basis that this was the final remaining item of further information that Council needed
to be able to progress this application, can Council now please advise what dates this
application will be formally advertised, and a possible date for decision, subject to
representations that might be received.

Please contact me further should any clarification be needed.

Yours faithfully
PDA Surveyors

Per: é{?k

Bronwyn Mellor
Senior Planner

CFFICES ALSO AT

. 6 Freeman Street, Kingston, 7050 {03) 6229 2131 . 16 Emu Bay Road, Deloraine, 7304 {03) 6362 2993
. 8/16 Main Road, Huonville, 7102 (03) 6264 1277 . 6 Queen Street, Burnie, 7320 (03) 6431 4400
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D’f__ Enquiries to: City Planning
o Phone: (03) 6238 2715
) Email: coh@haobartcity.com.au

Cityof HOBART

27 October 2020

Bronwyn Mellor (PDA Surveyors) mailto: bronwyn.mellor@pda.com.au
127 Bathurst Street

HOBART TAS 7000

Dear Sir/Madam

118 YORK STREET, SANDY BAY - WORKS IN ROAD RESERVE NOTICE OF LAND
OWNER CONSENT TO LODGE A PLANNING AP