AGENDA
City Planning Committee Meeting

Open Portion

Tuesday, 15 June 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.

APOLOGIES AND LEAVE OF ABSENCE

1.

o g~ W D

CO-OPTION OF A COMMITTEE MEMBER IN THE EVENT OF A

VA C AN CY e et e e ennnn 5
CONFIRMATION OF MINUTES. ... 5
CONSIDERATION OF SUPPLEMENTARY ITEMS ..., 5

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

TRANSFER OF AGENDA ITEMS. ..o 6
PLANNING AUTHORITY ITEMS - CONSIDERATION OF ITEMS

WITH DEPUTATIONS ... e e 6
COMMITTEE ACTING AS PLANNING AUTHORITY ..coooiiiiiiiiiiiiee 7

7.1 APPLICATIONS UNDER THE HOBART INTERIM PLANNING
SCHEME 2015 ...t 8

7.1.1 201 Macquarie Street, 49 Molle Street, 199 Macquarie
Street, Hobart and Adjacent Rivulet - Partial Demolition,
Alterations, Partial Change of Use to Office and Two
Multiple Dwellings, New Building for 45 Multiple Dwellings,

Signage and Associated WOrKS ...........coovuiiiiiiiieeiiieiiee e 8
7.1.2 98 Argyle Street, Hobart and Adjacent Road Reserve -

Demolition and New Building for 20 Multiple Dwellings.............. 726
7.1.3 15 Parliament Street, Sandy Bay - Outbuilding (Garage)........... 979
7.1.4 8 0ld Proctors Road, Tolmans Hill - Public Toilets,

Barbecue Shelter and Associated WOrks.........ccccoeeeevvveeevennnnnn. 1056
7.1.5 14 Thelma Drive, West Hobart - Dwelling ............ccccoeeveeeinnnnnnn. 1123
7.1.6 4/160 Elizabeth Street, Hobart - Alterations and Change of

Use to Bulky Goods Sales and Food Services...........c.ccceeee 1210

7.1.7 289 Lenah Valley Road, 269 Lenah Valley Road, Lenah
Valley and Adjacant Rivulet - Partial Demolition, Alteration,

Extension and Associated Hydraulic Infrastructure................. 1254
REPORTS Lo 1317
8.1 Golf Links Estate Heritage Precinct Provisions ...............ccccco...... 1317
8.2 Monthly Planning Statistics - 1 May - 31 May 2021..................... 1330

8.3 Monthly Building Statistics 1 May - 31 May 2021 ............c........... 1337



10.

11.
12.
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8.4 Delegated Decision Report (Planning) ........ccocuvviiiiiiiieiiieiiiinnnnnn. 1344
8.5 City Planning - AdvertisSing REPOIt..........ccceevvvvviiiiiiiieeeee e 1348
MOTIONS OF WHICH NOTICE HAS BEEN GIVEN .......cccceeiiiiiiinnnn 1353
9.1 Local HouSING SOIULIONS .....ccceiiiiiiiiiiiiie et 1353
RESPONSES TO QUESTIONS WITHOUT NOTICE........ccccoeieiiiinnnn 1355
10.1 Central Business District - AMenity ..........cccceeeeiieeeeriieiiiiiiiieeeeea, 1356
10.2 Golf Links Estate - Possible Subdivision ...............cccoceeiiiinnn. 1358
10.3 Residential DeNSItY .........coeuuuiiiiiiiiiieeeeceeeiii e 1359
QUESTIONS WITHOUT NOTICE .....ccoiiiiiieieieeeeeeeeeeeeeeeeeeeeeeeee 1361

CLOSED PORTION OF THE MEETING........ccooiiiiiiiiieeeeeeeeeeen 1362



Agenda (Open Portion) Page 5
City Planning Committee Meeting
15/6/2021

City Planning Committee Meeting (Open Portion) held Tuesday, 15 June 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.

The title Chief Executive Officer is a term of reference for the General Manager as appointed by
Council pursuant s.61 of the Local Government Act 1993 (Tas).

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, 31 May 2021 and the Special City Planning Committee meeting
held on Monday, 7 June 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 Chief Executive Officer.


../../../RedirectToInvalidFileName.aspx?FileName=CPC_31052021_MIN_1448.PDF
../../../RedirectToInvalidFileName.aspx?FileName=CPC_07062021_MIN_1549_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 Chief Executive
Officer 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
Chief Executive Officer 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 HOBART INTERIM PLANNING
SCHEME 2015

7.1.1 201 MACQUARIE STREET, 49 MOLLE STREET, 199 MACQUARIE

STREET, HOBART AND ADJACENT RIVULET - PARTIAL
DEMOLITION, ALTERATIONS, PARTIAL CHANGE OF USE TO
OFFICE AND TWO MULTIPLE DWELLINGS, NEW BUILDING FOR
45 MULTIPLE DWELLINGS, SIGNAGE AND ASSOCIATED WORKS
PLN-19-768 - FILE REF: F21/54743

Address: 201 Macquarie Street, 49 Molle Street, 199
Macquarie Street, Hobart and Adjacent Rivulet

Proposal: Partial Demolition, Alterations, Partial Change of
Use to Office and Two Multiple Dwellings, New
Building for 45 Multiple Dwellings, Signage and
Associated Works

Expiry Date: 21 June 2021
Extension of Time: Not applicable

Author: Ben Ikin

RECOMMENDATION

That pursuant to the Hobart Interim Planning Scheme 2015, the
Council approve the application for partial demolition, alterations,
partial change of use to office and two multiple dwellings, new
building for 45 multiple dwellings, sighage and associated work at
201 Macquarie Street, 199 Macquarie Street, 49 Molle Street, and
adjacent rivulet, 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-19-768 - 201
MACQUARIE STREET HOBART TAS 7000 - Final Planning
Documents except where modified below.

Reason for condition

To clarify the scope of the permit.
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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 2019/01665-HCC dated 7 July 2020 as
attached to the permit.

Reason for condition

To clarify the scope of the permit.

PLN 15a

A demolition waste management plan must be implemented
throughout demolition. The demolition waste management plan must
include provisions for the handling, transport and disposal of
demolition material, including any contaminated waste and recycling
opportunities, to satisfy the above requirement.

Advice:

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

Reason for condition

To ensure that solid waste management from the site meets the
Council’s requirements and standards

PLN s1
The palette of exterior colours and materials must be provided.

Prior to the issue of any approval under the Building Act 2016
(excluding for demolition, excavation and works up to the ground
floor slab), revised plans, and montages and samples where
appropriate, must be submitted and approved as a Condition
Endorsement to the satisfaction of the Director City Planning
showing exterior colours and materials in accordance with the above
requirement.

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


https://www.hobartcity.com.au/Residents/Recycling-and-rubbish
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Advice:

This condition requires further information to be submitted as a
Condition Endorsement. Refer to the Condition Endorsement advice
at the end of this permit.

Reason for condition

In the interest of the streetscape and townscape values of the
surrounding area.

PLN s2

A landscape plan must be prepared by a suitably qualified landscape
designer.

Prior to the issue of any approval under the Building Act 2016
(excluding for demolition, excavation and works up to the ground
floor slab), revised plans must be submitted and approved as a
Condition Endorsement to the satisfaction of the Director City
Planning in accordance with the above requirement.

All work required by this condition must be undertaken in accordance
with the approved revised plans. Prior to occupancy, confirmation
from the landscape architect who prepared the approved
landscaping plan (or another suitably qualified landscape designer)
that the all landscaping works required by this condition have been
implemented, must be submitted to the satisfaction of the Directory
City Planning.

Advice:

This condition requires further information to be submitted as a
Condition Endorsement. Refer to the Condition Endorsement advice
at the end of this permit.

The applicant is encouraged to consider introducing more
landscaping into the design, including along the perimeter of the site,
and with plants in the the ground not just in planters.

Reason for condition

In the interest of the amenity of the spaces, streetscape and
townscape values of the surrounding area.
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ENG 12

A construction waste management plan must be implemented
throughout construction.

A construction waste management plan must be submitted and
approved as a Condition Endorsement, prior to commencement of
work on the site. The construction waste management plan must
include:

o Provisions for commercial waste services for the handling,
storage, transport and disposal of post-construction solid waste
and recycle bins from the development; and

o Provisions for the handling, transport and disposal of demolition
material, including any contaminated waste and recycling
opportunities, to satisfy the above requirement.

All work required by this condition must be undertaken in accordance
with the approved construction waste management plan.

Advice:

This condition requires further information to be submitted as a
Condition Endorsement. Refer to the Condition Endorsement advice
at the end of this permit.

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

Solid Waste Unit regarding reducing, reusing and recycling materials
associated with demolition on the site to minimise solid waste being
directed to landfill. Further information can also be found on the
Council’s website.

Reason for condition

To ensure that solid waste management from the site meets the
Council's requirements and standards.

ENG sw2.2

A post-construction CCTV recording of the Council’'s stormwater
main within/adjacent to the proposed development, along with photos
of any existing drainage structures connected to or modified as part
of the development, must be submitted to Council upon completion
of work.


http://www.hobartcity.com.au/Environment/Recycling_and_Waste
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The post-construction CCTV recording and photos will be relied upon
to establish the extent of any damage caused to Council’s
stormwater infrastructure during construction. If the owner/developer
fails to provide Council with pre-construction CCTV then any damage
to Council’s infrastructure identified in the post-construction CCTV
will be deemed to be the responsibility of the owner.

Reason for condition

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

ENG sw3

The proposed development must be designed to ensure the
protection and access to the Council’s stormwater main.

A detailed design must be submitted and approved as a Condition
Endorsement prior to the issuing of any approval under the Building
Act 2016 or commencement of works (whichever occurs first). The
detailed design must:

1. Demonstrate how the design will ensure the protection and
provide access to the Council’'s stormwater main

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

Advice:

This condition requires further information to be submitted as a
Condition Endorsement. Refer to the Condition Endorsement advice
at the end of this permit.

Reason for condition
To ensure the protection of the Council’s hydraulic infrastructure.
ENG sw5

The existing stormwater main (DN225) must be redesigned to new
alignment and constructed prior to the commencement of the use.

Engineering drawings must be submitted and approved as a
Condition Endorsement, prior to the issuing of any approval under
the Building Act 2016 or commencement of works (whichever occurs
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first). The engineering drawings must:

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

2. Include a plan and long-section of the proposed stormwater
main; and

3. Include the associated calculations and catchment area plans.
These should include, but not be limited to, connections, flows,
velocities, clearances, cover, gradients, sizing, material, pipe
class, easements and inspection openings

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

Advice:

This condition requires further information to be submitted as a
Condition Endorsement. Refer to the Condition Endorsement advice
at the end of this permit.

Reason for condition

To ensure Council’s hydraulic infrastructure meets acceptable
standards.

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 as a Condition Endorsement prior
to the commencement of work. The design drawings and calculations
must:

1. prepared by a suitably qualified person; and
2. include long section(s)/levels, grades and material to the point
of discharge.

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

This condition requires further information to be submitted as a
Condition Endorsement. Refer to the Condition Endorsement advice
at the end of this permit.

Reason for condition

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

SW 7

Prior to occupancy or the commencement of the use (whichever
occurs first), any new stormwater connection must be constructed
and existing redundant connection(s) be abandoned and sealed at
the owner’s expense.

Prior to the issuing of any approval under the Building Act 2016 or
commencement of works (whichever occurs first), detailed
engineering drawings must be submitted via the City of Hobart’s
online request form which is available on its website and approved.
The detailed engineering drawings must include:

1. the location of the proposed connections and all existing
connections;

2. the size and design of the connection such that it is appropriate
to safely service the development;

3. long-sections of the proposed connection clearly showing
clearances from any nearby services, cover, size, material and
delineation of public and private infrastructure;

4.  connections which are free-flowing gravity driven;

5. any connections to watercourse must demonstrate adequate
erosion and scour control and minimise hydraulic intrusion. The
cross-sections must clearly show the top of bank and invert of
watercourse.

All work required by this condition must be undertaken in accordance
with the approved detailed engineering drawings. The approved
stormwater connection documents must be included in your
plumbing permit application document set and listed in
accompanying forms.
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SW 8

All stormwater runoff from impervious surfaces within the site must
be treated and discharged from the site using Water Sensitive Urban
Design principles to achieve stormwater quality and quantity targets
in accordance with the State Stormwater Strategy 2010.

Detailed engineering designs accompanied with a report on all
stormwater design parameters and assumptions or a model using
industry accepted proprietary software, such as MUSIC, must be
submitted and approved as a Condition Endorsement prior to the
issue of any approval under the Building Act 2016 or the
commencement of work on the site (whichever occurs first).

A maintenance management schedule must also be submitted and
the facility must be maintained in accordance with this schedule.

Advice:

This condition requires further information to be submitted as a
Condition Endorsement. Refer to the Condition Endorsement advice
at the end of this permit.

ENG 13

All garbage collection associated with the development must occur
wholly within the site. On-street garbage collection by private
contractors within the Macquarie Street Highway Reservation is not
approved.

Reason for condition

To ensure the safety of vehicles entering and leaving the
development and the safety and access around the development site
for the general public and adjacent businesses.

ENG trl

Traffic management within the access driveway, circulation roadway
and parking module (parking spaces and aisles) must be installed
prior to the first occupation.
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Traffic management design drawing(s) (including signage and line
marking), must be submitted and approved as a Condition
Endorsement, prior to the issue of any approval under the Building
Act 2016. The design drawing(s) must be prepared by a suitably
qualified person and include (but not be limited to):

1. Signage indicating that the car parking area is a private car
park.

2. Delineation of pedestrian pathways along the shared vehicular
circulation roadway.

3. Pedestrian safety bollards for egress to/from lifts and doorways.

4.  Physical separation including hand rails of pedestrian pathways
along the shared vehicular circulation roadway.

5. That the access driveway queuing areas are to be clearly line
marked in accordance with the Traffic Impact Assessment
documentation received by the Council on the 12th April 2021.

6. That the access driveway queuing areas must provide
adequate space to accommodate at least two vehicles when
entering from Macquarie Street in accordance with the Traffic
Impact Assessment documentation received by the Council on
the 12th April 2021.

7. Line marking or alternate easily identifiable traffic control
devices clearly identifying entry and exit lanes.

8. Warning devices on the approaches to the service lift doors on
all levels of the car park advising drivers that they may
encounter a pedestrian at the lift.

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

Advice:

This condition requires further information to be submitted as a
Condition Endorsement. Refer to the Condition Endorsement advice
at the end of this permit.

Reason for condition

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

ENG tr2
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A construction traffic and parking management plan must be
implemented prior to the commencement of work on the site
(including demolition).

The construction traffic (including cars, public transport vehicles,
service vehicles, pedestrians and cyclists) and parking management
plan must be submitted and approved as a Condition Endorsement,
prior to commencement work (including demolition). The construction
traffic and parking management plan must:

1. Be prepared by a suitably qualified person.

2. Include a communications plan to advise the wider community
of the traffic and parking impacts during construction.

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

4. Include times that trucks and other traffic associated with the
works will be allowed to operate.

All work required by this condition must be undertaken in accordance
with the approved construction traffic and parking management plan.

Advice:

This condition requires further information to be submitted as a
Condition Endorsement. Refer to the Condition Endorsement advice
at the end of this permit.

Reason for condition

To ensure the safety of vehicles entering and leaving the
development and the safety and access around the development site
for the general public and adjacent businesses.

ENG 2a

Prior to first occupation or commencement of use (whichever occurs
first), vehicular barriers compliant with the Australian Standard
AS/NZS 1170.1:2002 must be installed to prevent vehicles running
off the edge of an access driveway or parking module (parking
spaces, aisles and manoeuvring area) where the drop from the edge
of the trafficable area to a lower level is 600mm or greater, and
wheel stops (kerb) must be installed for drops between 150mm and
600mm. Barriers must not limit the width of the driveway access or
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parking and turning areas approved under the permit.

Advice:

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

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

Reason for condition

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

ENG 3a

The access driveway, circulation roadways, ramps and parking
module (parking spaces, aisles and manoeuvring area) must be
designed and constructed in accordance with Australian Standard
AS/NZS 2890.1:2004 (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 (especially if located within a
garage incorporated into the dwelling), as failure to do so may result
in difficulty complying with this condition.

Reason for condition

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


http://www.abcb.gov.au/Resources/NCC
http://www.abcb.gov.au/Resources/NCC
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ENG 3b

The access driveway, circulation roadways, ramps and parking
module (parking spaces, aisles and manoeuvring area) design must
be submitted and approved as a Condition Endorsement, prior to the
issuing of any approval under the Building Act 2016.

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

Be prepared and certified by a suitably qualified engineer,

2. Be generally in accordance with the Australian Standard
AS/NZS 2890.1:2004,

3.  Where the design deviates from AS/NZS 2890.1:2004 the
designer must demonstrate that the design will provide a safe
and efficient access, and enable safe, easy and efficient use,
and

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

Advice:

This condition requires further information to be submitted as a
Condition Endorsement. Refer to the Condition Endorsement advice
at the end of this permit.

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

Reason for condition

To ensure the safety of users of the access and parking module, and
compliance with the relevant Australian Standard.
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ENG 3c

The access driveway, circulation roadways, ramps and parking
module (parking spaces, aisles and manoeuvring area) must be
constructed in accordance with the design drawings approved by
Condition ENG 3b of PLN-19-768 .

Prior to the first occupation or commencement of use, documentation
by a suitably qualified engineer certifying that the access driveway
and parking module has been constructed in accordance with the
above drawings must be lodged with Council.

Advice:

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

Reason for condition

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

ENG 4

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

Reason for condition

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

ENG 5

The number of car / motorbike / bicycle parking spaces approved on
the site is:
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o Fifty (50) car parking spaces
. Eight (8) bicycle parking spaces
. Four (4) motorcycle parking spaces

All parking spaces must be delineated by means of white or yellow
lines 80mm to 100mm wide, or white or yellow pavement markers in
accordance with Australian Standards AS/NZS 2890.1 2004, prior to
first occupation / commencement of use.

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

ENG 5b

The access driveway queuing areas must be clearly line marked in
accordance with the Traffic Impact Assessment documentation
received by the Council on the 12th April 2021.

Prior to the commencement of use, documentation by a suitably
gualified engineer certifying that the access driveway and parking
module has been constructed in accordance with the above drawings
must be lodged with Council.

Advice:

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

Reason for condition

To ensure the safety of users of the access and queueing area into
the development has sufficient capacity to hold two vehicles.

ENG 8

The use of the car parking spaces approved by this permit is
restricted to residential, domestic associated with operations within
the site.

A sign, approved by Council, and in accordance with Australian
Standards AS/NZS 1742.11:2016, must be erected at the entry of the
parking access to indicate the parking area is for residents only prior
to first occupation.
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Reason for condition

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

ENG 9

All car parking spaces for people with disabilities must be delineated
to Australian/NZS Standard, Parking facilities Part 6: Off-street
parking for people with disabilities AS/NZS 2890.6: 2009, prior to the
commencement of the use.

Reason for condition

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

ENG 12

Parking, access and turning areas must be generally designed and
constructed in accordance with the Australian Standard Parking
facilities, Part 1: Off-Street Carparking, AS 2890.1 — 2004, prior to
the first occupation.

Design drawings must be submitted and approved as a Condition
Endorsement, prior to commencement of work. The amended design
drawings must show dimensions, levels and gradients, transitions
and other details as necessary to satisfy the above requirement.

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

Advice:

This condition requires further information to be submitted as a
Condition Endorsement. Refer to the Condition Endorsement advice
at the end of this permit.

Reason for condition

To ensure that the access and parking layout for the development is
to accepted standards.
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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

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 s1

Testing and commissioning certificates or equivalent supporting
documentation relating to the vehicle lifts and traffic/queuing control
devices must be submitted and approved as a Condition
Endorsement, prior to the commencement of use.

The documentation must:

1. Be prepared by a suitably qualified person.
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2. Demonstrate any that traffic/queueing control devices within the
property boundary have been installed and tested and will
operate to the manufacturer’s specifications and all relevant
Australian Standards.

3. Demonstrate that the vehicle lifts have been installed and
tested and will operate to the manufacturer’s specifications
received by council on the 12th April 2021 and all relevant
Australian Standards.

4.  Provide for emergency breakdown plans and contingency
options, including the change of any traffic/queueing operation,
required in the event the vehicle lifts become temporarily
disabled or non-operational.

Advice:

This condition requires further information to be submitted as a
Condition Endorsement. Refer to the Condition Endorsement advice
at the end of this permit.

Reason for condition

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

ENG s2

The vehicle lifts and traffic/queueing control devices must be
maintained so as to operate to the standard and specification
identified in the relevant documentation submitted, approved and
referred to by condition ENG sl for the life of the building.

If, in the opinion of a suitably qualified person, the vehicle lifts and/or
traffic/queueing control devices are no longer able to be maintained
SO as to operate to the approved standard and specification (end of
service life), they must be replaced with devices which are able to
perform to the equivalent standard and specification identified in the
relevant documentation submitted, approved and referred to by
condition ENG s1 within 14 days.

If the vehicle lifts and/or traffic/queuing control devices are replaced
in accordance with the above, revised documentation must be
submitted in accordance with the requirements of condition ENG s1.
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Reason for condition

To ensure the continued use of the access and parking modules for
the life of the unit complex without causing the loss of amenity to the
users of the access and road users of Macquarie Street.

ENV 8

All recommendations in section 8 of the Geotechnical Assessment
report by Geo-Environmental Solutions P/L dated July 2020 must be
implemented including:

o pad footings are to be used to the south of the site, where
slightly weathered dolerite bedrock is expected at the base of
excavations. To the north of the site, where the quaternary
alluvial deposits are encountered to 15.9 m AHD, bored pile
foundations are recommended to place footings into the
underlying weathered dolerite;

o cuttings onsite must be supported; and

. an Engineering Geologist must observe foundation excavations
during construction to ensure that founding conditions are
consistent with those on which the design recommendations
are based.

Reason for condition

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

ENV 2

Sediment and erosion control measures, in accordance with an
approved soil and water management plan (SWMP), must be
installed prior to the commencement of work and maintained until
such time as all disturbed areas have been stabilised and/or restored
or sealed to the Council’s satisfaction.

A SWMP must be submitted as a Condition Endorsement prior to the
issue of any approval under the Building Act 2016 or the
commencement of work, whichever occurs first. The SWMP must be
prepared in accordance with the Soil and Water Management on
Building and Construction Sites fact sheets (Derwent Estuary
Program, 2008), available here.


https://www.hobartcity.com.au/Development/Planning/Engineering-standards-and-guidelines
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All work required by this condition must be undertaken in accordance
with the approved SWMP.

Advice:

This condition requires further information to be submitted as a
Condition Endorsement. Refer to the Condition Endorsement advice
at the end of this permit.

Reason for condition

To avoid the pollution and sedimentation of roads, drains and natural
watercourses that could be caused by erosion and runoff from the
development.

HER 6

All onsite excavation and disturbance in the areas identified in the
Praxis Environment report (Conservation Management Policy,
Statement of Archaeological Potential and Development Impact
Assessment) (dated Feb 2019) and shown as red (see figure 1.8.9
p.68) must be monitored and excavated in accordance with the
recommendations of the above report (item 15 p.89 and section 2.2
pp.75-80.) Should any features or deposits of an archaeological
nature be discovered on the site during excavation or disturbance:

1. All excavation and/or disturbance must stop immediately; and

2. A qualified archaeologist must be engaged to provide advice
and assessment of the features and/or deposits discovered and
make recommendations on further excavation and/or
disturbance; and

3. All and any recommendations made by the archaeologist
engaged in accordance with 2. above must be complied with in
full; and

4.  All features and/or deposits discovered and excavated must be

reported to Council with 1 day and prior to the conclusion of the
excavation; and

5. A qualified archaeologist must also undertake an audit of bulk
archaeological materials such as worked sandstone blocks,
19th century bricks or cobblestones suitable for reuse. Refer
also condition HER s3.



Item No. 7.1.1

Agenda (Open Portion) Page 27
City Planning Committee Meeting
15/6/2021

6. A copy of the archaeologist's advice, assessment and
recommendations obtained in accordance with 2. 3. and 5.
above must be provided to Council within 60 days of receipt of
the advice, assessment and recommendations and prior to the
issue of any approval under the Building Act 2016 (excluding
demolition).

Excavation and/or disturbance must not recommence until approval
is granted from the Council.

Reason for condition

To ensure that work is planned and implemented in a manner that
seeks to understand, retain, protect, preserve and manage
significant archaeological evidence

HER 7

All artefacts of high interpretative value and/or rare or otherwise
significant as determined by the qualified archaeologist engaged in
accordance with Condition HER 6 must be incorporated into an on
site interpretation and history.

An interpretation plan must be prepared and submitted and approved
asa

Condition Endorsement, prior to occupation.
The on-site interpretation must be:
. in accordance with the approved interpretation plan,

. incorporate the artefacts described above,
o located in a publicly accessible space and
. completed prior to the issue of a certificate of occupancy.

Advice:

This condition requires further information to be submitted as a
Condition Endorsement. Refer to the Condition Endorsement advice
at the end of this permit.

Reason for condition

To ensure that there is public benefit from archaeological
investigations.
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HER s1

This permit does not approve any demolition, building or works to the
rear outbuilding/stables.

Advice:

It is understood that works to this building will form a separate
planning application after further consultation has occurred with
Council’s Senior Cultural Heritage Officer

Reason for condition
To protect the cultural heritage values of the site.
HER s2

A total of 6.3m of the heritage retaining wall adjacent to the rear
outbuilding/stables must be retained. This is a further 3.8m in
addition to what is shown on plan 112A03 issue N. Any work to
repair the wall must be undertaken by a suitably qualified
stonemason and must retain its historic character and appearance.

Reason for condition
To protect the cultural heritage values of the site.
HER s3

The audit report prepared in accordance with condition HER 6, must
be submitted and approved as a Condition Endorsement prior to the
issue of any approval under the Building Act 2016. The audit report
must demonstrate how the finds described in HER 6 (number 5.) are
to be incorporated into the development in landscaping, vertical or
horizontal surfaces or other designed or decorative features. Revised
plans must be submitted and approved as part of the Condition
Endorsement showing the recommendations of the audit report in
accordance with the above requirement.

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

This condition requires further information to be submitted as a
Condition Endorsement. Refer to the Condition Endorsement advice
at the end of this permit.

Reason for condition

To ensure that archaeological evidence is retained, protected and
preserved or otherwise appropriately managed.

ENVHE 1

Recommendations in the report Environmental Site Assessment 201
Macquarie Street, Hobart (dated August 2019) by
Geo-Environmental Solutions must be implemented for the duration
of the development. Specifically:

1. As manganese exceeded Level 2 Material classification in two
samples it is recommended that all soil excavated from the site
is stockpiled, sampled by a suitably qualified and experienced
environmental consultant and results compared against IB105
guideline limits; and

2. If deemed necessary, it is to be transported to a Level 2 waster
facility (Copping). A permit to transport the waste (obtained
through the EPA) will be required.

Reason for condition

To ensure that excavated contaminated soils are managed in an
approved and safe manner that negates potential harm to the
environment.

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.


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

If any condition requires that further documents are submitted and
approved, you will need to submit the relevant documentation to
satisfy the condition via the Condition Endorsement Submission on
Council's online services e-planning portal. Detailed instructions can
be found here.

A fee of 2% of the value of the works for new public assets
(stormwater infrastructure, roads and related assets) will apply for
the condition endorsement application.

Once approved, the Council will respond to you via email that the
condition has been endorsed (satisfied).

Where building approval is also required, it is recommended that
documentation for condition endorsement be submitted well before
submitting documentation for building approval. Failure to address
condition endorsement requirements prior to submitting for building
approval may result in unexpected delays.

BUILDING PERMIT

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

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

PLUMBING PERMIT

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

OCCUPATION OF THE PUBLIC HIGHWAY

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

You may require an occupational license for structures in the Hobart
City Council highway reservation, in accordance with conditions to be
established by the Council. Click here for more information.


https://apply.hobartcity.com.au/Common/Common/terms.aspx
https://www.hobartcity.com.au/Development/Planning/Condition-endorsement-planning
https://www.hobartcity.com.au/Development/Building-and-plumbing/Lodgment-of-building-and-plumbing-applications
https://www.hobartcity.com.au/Development/Building-and-plumbing/Lodgment-of-building-and-plumbing-applications
https://www.hobartcity.com.au/Business/Construction-Activities-and-Events-on-Public-Streets
https://www.hobartcity.com.au/Business/Construction-Activities-and-Events-on-Public-Streets/Application-Forms
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You may require a road closure permit for construction or special
event. 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.

GENERAL EXEMPTION (TEMPORARY) PARKING PERMITS

You may qualify for a General Exemption permit for construction
vehicles i.e. residential or meter parking/loading zones. 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.

STRUCTURES CLOSE TO COUNCILS' STORMWATER MAIN

The design of structures (including footings) must provide protection
for the Council’s infrastructure. For information regarding appropriate
designs please contact the Council's City Amenity Division. You may
need the General Manager's consent under section 13 of the Urban
Drainage Ace 2013 and consent under section 73 or 74 of the
Building Act 2016.

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.

CBD AND HIGH VOLUME FOOTPATH CLOSURES

Please note that the City of Hobart does not support the extended
closure of public footpaths or roads to facilitate construction on
adjacent land.

It is the developer's responsibility to ensure that the proposal as
designed can be constructed without reliance on such extended
closures.


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/Parking/Parking-permits
https://www.hobartcity.com.au/City-services/Parking/Parking-permits
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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In special cases, where it can be demonstrated that closure of
footpaths in the CBD and/or other high volume footpaths can occur
for extended periods without unreasonable impact on other
businesses or the general public, such closures may only be
approved by the full Council.

For more information about this requirement please contact the
Council's City Mobility Unit on 6238 2804.

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.

STORM WATER / ROADS / ACCESS

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

WORK PLACE HEALTH AND SAFETY

Appropriate occupational health and safety measures must be
employed during the works to minimise direct human exposure to
potentially-contaminated soil, water, dust and vapours. Click here for
more information.

PROTECTING THE ENVIRONMENT

In accordance with the Environmental Management and Pollution
Control Act 1994, local government has an obligation to "use its best
endeavours to prevent or control acts or omissions which cause or
are capable of causing pollution.” Click here for more information.

LEVEL 1 ACTIVITIES

The activity conducted at the property is an environmentally relevant
activity and a Level 1 Activity as defined under s.3 of the
Environmental Management and Pollution Control Act 1994. For
further information on what your responsibilities are, click here.


https://www.hobartcity.com.au/Development/Planning/Engineering-standards-and-guidelines/Standard-drawings
http://www.worksafe.tas.gov.au/safety
http://www.worksafe.tas.gov.au/safety
https://www.hobartcity.com.au/City-services/Environment/Pollution-control
https://www.hobartcity.com.au/City-services/Environment/Pollution-control/Management-of-environmentally-relevant-activities
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FEES AND CHARGES

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

DIAL BEFORE YOU DIG

Click here for dial before you dig information.

Attachment A: PLN-19-768 - 201 MACQUARIE STREET HOBART
TAS 7000 - Planning Committee or Delegated
Report §

Attachment B: PLN-19-768 - 201 MACQUARIE STREET HOBART
TAS 7000 - CPC Agenda Documents 1

Attachment C: PLN-19-768 - 201 MACQUARIE STREET HOBART

TAS 7000 - Senior Cultural Heritage Officer
Referral Officer Report

Attachment D: PLN-19-768 - 201 MACQUARIE STREET HOBART
TAS 7000 - Senior Development Engineer Referral
Officer Report

Attachment E: PLN-19-768 - 201 MACQUARIE STREET HOBART
TAS 7000 - Urban Design Advisory Panel Meeting
Minutes 0

Attachment F: PLN-19-768 - 201 MACQUARIE STREET HOBART

TAS 7000 - Peer Review of TIA §


https://www.hobartcity.com.au/Council/Fees-and-charges
https://www.1100.com.au/
CPC_15062021_AGN_1449_AT_files/CPC_15062021_AGN_1449_AT_Attachment_8427_1.PDF
CPC_15062021_AGN_1449_AT_files/CPC_15062021_AGN_1449_AT_Attachment_8427_2.PDF
CPC_15062021_AGN_1449_AT_files/CPC_15062021_AGN_1449_AT_Attachment_8427_3.PDF
CPC_15062021_AGN_1449_AT_files/CPC_15062021_AGN_1449_AT_Attachment_8427_4.PDF
CPC_15062021_AGN_1449_AT_files/CPC_15062021_AGN_1449_AT_Attachment_8427_5.PDF
CPC_15062021_AGN_1449_AT_files/CPC_15062021_AGN_1449_AT_Attachment_8427_6.PDF

Item No. 7.1.1

Agenda (Open Portion) Page 34
City Planning Committee Meeting - 15/6/2021 ATTACHMENT A

APPLICATION UNDER HOBART INTERIM PLANNING SCHEME 2015

Cityof HOBART
Type of Report:
Council:

Expiry Date:
Application No:
Address:

Applicant:

Proposal:

Representations:

Performance criteria:

Committee

21 June 2021
21 June 2021
PLN-19-768

201 MACQUARIE STREET , HOBART
49 MOLLE STREET , HOBART

199 MACQUARIE STREET , HOBART
ADJACENT RIVULET

(ERA Planning &amp; Environment)
183 Macquarie Street

Partial Demolition, Alterations, Partial Change of Use to Office and Two
Multiple Dwellings, New Building for 45 Multiple Dwellings, Signage and
Associated Works

170

Urban Mixed Use Zone Development Standards, Potentially Contaminated
Land Code, Landslide Code, Road and Railway Assets Code, Parking anc
Access Code, Attenuation Code, Waterways and Coastal Protection Code
Historic Heritage Code

1. Executive Summary

1.1 Planning approval is sought for Partial Demolition, Alterations, Partial Change of
Use to Office and Two Multiple Dwellings, New Building for 45 Multiple Dwellings,
Sighage, and Associated Works at 201 Macquarie Street. Associated services
works are proposed on 199 Macquarie Street, 49 Molle St, and within the adjacent
Hobart Rivulet.

Page: 1 of 89
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The proposal is for the partial demolition of the existing heritage listed building at
the front of the site, the conversion of the existing stables building into an office, and
the construction of a new eight storey (six above ground level storeys) building
comprising 45 multiple dwellings.

More specifically the proposal is for:

e The demolition of the more recent rear additions to the existing heritage
building on the site, and the conversion of this building to two dwellings (one
downstairs, one upstairs).

¢ The conversion of the existing stables building to an office.

¢ Construction of a new eight storey building comprising the following:

. Basement level 2: 25 car parking spaces.

. Basement level 3: 24 car parking spaces, four motorcycle parking spaces.

. Lower ground level: 7 one-bedroom apartments, bicycle storage room (for
up to eight bikes), rubbish storage room.

. Ground level: 8 one-bedroom apartments.

. First level: 8 one-bedroom apartments.

. Second level: 8 one-bedroom apartments.

. Third level: 8 one-bedroom apartments.

. Fourth level: Four one bedroom apartments, two two-bedroom apartments.

* There is a sub-basement level (basement level 1) which provides a fire escape
stair.

¢ |n total there are 43 one-bedroom dwellings, two two-bedroom dwellings, 50 car
parking spaces, four motorcycles parking spaces, and a 20sqm bicycle
storage area.

e The building’'s maximum height is 20.7m at the rear.

* Materials are to be a mix of brick, off-white textured concrete panels, glass
balustrades, and anodised aluminium sliding screens.

* Access to the site is unchanged, via the existing crossover to Macquarie Stireet.
Access to the basement level car parking is via two car lifts.

e A new sewer pipe is proposed within the site, and extending onto 199
Macquarie Street and 49 Molle Street.

+ A new stormwater pipe within the site is proposed, to connect into the adjacent
Hobart Rivulet.

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

1.3.1 Urban Mixed Use Zone Development Standards - Building Height,
Residential Amenity

1.3.2 Potentially Contaminated Land Code - Sensitive Use, Excavation

1.3.3 Landslide Code - Building and Works, other than Minor Extensions

Page: 2 of 89
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1.3.4 Road and Railway Assets Code - Existing Road Accesses and Junctions,
Sight Distance at Access and Junctions

1.3.5 Parking and Access Code - Number of Parking Spaces, Design of
vehicular Accesses

1.3.6 Attenuation Code - Proximity to Noisy Use

1.3.7 Waterways and Coastal Protection Code - Building and Works

1.3.8 Historic Heritage Code - Listed Place, Place of Archaeological Potential

170 representations were received, during the statutory advertising period,
including five late representations. Of the representations received 168 were
opposed to the proposal, and two were in support.

The application went to the Council's Urban Design Advisory Panel on 16 February
2021. The Panel were broadly not supportive of the application. The minutes of the
Panel's meeting are provided as an attachment to this report.

The proposal is recommended for approval subject to conditions.

The final decision is delegated to the Council, because the proposal is more than

three storeys and 2000sgm in floor area, and the application received 168
objections.

Page: 3 of 89
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Site Detail

2.1

22

2.3

2.4

2.6

2.6

The site is 201 Macquarie Street, Hobart. It is a 1285sgm parcel of land on a single
title. It fronts Macquarie Street and backs onto the Hobart Rivulet. It slopes quite
steeply down from its street frontage to the Rivulet. At the front of the property is an
existing heritage building, including a ‘stables’ building, and these are currently
being used as four dwellings. The remainder of the site is used for car parking.

The site is surrounded by a mix of uses and buildings. To the north east of the site
is the six storey mixed office use of 199 Macquarie Street. Immediately to the south
west is the two storey heritage listed buildings of 203-205 Macquarie Street,
currently in uses as offices. To the rear of the site (north west) is the Hobart Rivulet,
and on the other side of that, the two storey mixed use building at 208-210 Collins
Street.

Slightly further afield is the mixed commercial and residential development on the
corner of Collins and Molle Street, 212 Collins Street, which is seven storeys.

The property at 49 Molle Street also adjoins the site's western boundary. This is a
double storey mixed use building, built on its boundary with the Hobart Rivulet.
There is car parking at the rear of the property, between the rear of the building and
the shared boundary with the subject site.

Immediately opposite the site on the other side of Macquarie Street is the
Collegiate School, including two buildings set close to the street frontage that are in
the order of two and three storeys high.

The site is in the Urban Mixed Use zone. It is subject to the Potentially
Contaminated Land Code, because the adjoining site at 199 Macquarie Street is
identified as being potentially contaminated. The site is subject to the Attenuation
Code because of its proximity to the late night music venues of the Duke and Hotel
SoHo. As noted above the site is heritage listed, and it is also within the area of
archaeological potential. The site is not within a heritage precinct. A small portion
of the rear of the site is identified as having a medium landslide hazard risk. No
other planning scheme overlays are applicable to the site.

Page: 4 of 89
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|
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|-=Vigure 3 oning plan. Showing prdximity of the site to the Inner Residential
(maroon) and Central Business (blue) zones. The subject site is zoned Urban
Mixed Use (grey). The Utilities zone is yellow, and the Open Space zone is green.

Figure 4: Heritage status of site and surrounds. Red denotes heritage listed under
the planning scheme, purple hatching denotes listed with the Tasmanian Heritage
Council. Light blue denotes heritage precinct. Orange hatching denotes the area of
archaeological potential.
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Figure 5: The front of the subject site, with the existing building to be retained
located on the left hand side of the image. 199 Macquarie Street is the brown
building on the right hand side of the image. 212 Collins Street is the grey building
towards the middle of the image.

Figure 6: Standing at the rear of the site looking towards Macquarie Street. The
existing stables building to be retained is the brick building above the row of cars.
199 Macquarie Street is the brown building on the left hand side of the image.

Page: 7 of 89



Item No. 7.1.1 Agenda (Open Portion) Page 41
City Planning Committee Meeting - 15/6/2021 ATTACHMENT A

Figure 8: Molle Street streetscape. 212 Collins Street is the grey building on the left
hand side of the image.
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Figure 9: 212 Collins Street from within the subject site. The adjoining building on
Molle Street is the red brick building on the left hand side of the image. 210 Collins
Street is the sandstone building on the right hand side of the image.

Figure 10: The rivulet behind the subject site. 199 Macquarie Street is the brown
building on the left hand side of the image. 210 Collins Street is the sandstone
building in the middle of the image.
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Figure 12: Looking up at the Macquarie Street streetscape.

Page: 10 of 89



Item No. 7.1.1 Agenda (Open Portion) Page 44
City Planning Committee Meeting - 15/6/2021 ATTACHMENT A

Figure 13: The Collegiate buildings opposite the site.

3. Proposal

3.1 Planning approval is sought for Partial Demolition, Alterations, Partial Change of
Use to Office and Two Multiple Dwellings, New Building for 45 Multiple Dwellings,
Signage, and Associated Works at 201 Macquarie Street. Associated services
works are proposed on 199 Macquarie Street, 49 Molle St, and within the adjacent
Hobart Rivulet.
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The proposal is for the partial demolition of the existing heritage listed building at
the front of the site, the conversion of the existing stables building into an office, and
the construction of a new eight storey (six above ground level storeys) building
comprising 45 multiple dwellings.

More specifically the proposal is for:

e The demolition of the more recent rear additions to the existing heritage
building on the site, and the conversion of this building to two dwellings (one
downstairs, one upstairs).

¢ The conversion of the existing stables building to an office.

¢ Construction of a new eight storey building comprising the following:

. Basement level 2: 25 car parking spaces

. Basement level 3: 24 car parking spaces, four motorcycle parking spaces.

. Lower ground level: 7 one-bedroom apartments, bicycle storage room (for
up to eight bikes), rubbish storage room.

. Ground level: 8 one-bedroom apartments.

. First level: 8 one-bedroom apartments.

. Second level: 8 one-bedroom apartments.

. Third level: 8 one-bedroom apartments.

. Fourth level: Four one bedroom apartments, two two-bedroom apartments.

e There is a sub-basement level (basement level 1) which provides a fire
escape stair.

¢ |n total there are 43 one-bedroom dwellings, two two-bedroom dwellings, 50 car
parking spaces, four motorcycles parking spaces, and a 20sqm bicycle
storage area.

e The building’'s maximum height is 20.7m at the rear.

* Materials are to be a mix of brick, off-white textured concrete panels, glass
balustrades, and anodised aluminium sliding screens.

* Access to the site is unchanged, via the existing crossover to Macquarie Stireet.
Access to the basement level car parking is via two car lifts.

e A new sewer pipe is proposed within the site, and extending onto 199
Macquarie Street and 49 Molle Street.

+ A new stormwater pipe within the site is proposed, to connect into the adjacent
Hobart Rivulet.
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Figure 14: Architect's render of the proposed development. Looking at the
proposed development from the front of the subject site on Macquarie Street.

Figure 5: Architect's render of the proposed development. Locking at the eastéfn
side of the proposal, from Collins Street, with 208-210 Collins Street visible on the

right hand side of the render. 199 Macquarie Street is the brown building on the left
hand side of the render.
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Figure 16: Architect's render of the proposed development. Looking at the rear and
eastern side of the development, from Collins Street. 208-210 Collins Street is in
the foreground. The mixed use development at 212 Collins Street is on the right
hand side of the render.
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Figure 17: Architect's render of the proposed development. Looking at the rear of
the proposed development, from Collins Street. The conical shaped roof is the
western end of 208-210 Collins Street. The red brick building on the right hand
side, is 212 Collins Street.
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Figure 18: Architect's render of the proposed development. Looking at the western
side of the development, with 49 Molle Street in the foreground. 212 Collins Street
is the white building on the left hand side of the render.
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Figure 19: Architect's render of the proposed development. This render is taken
from halfway up the steep section of Molle Street, between Goulburn and Bathurst
Streets. The brown building is 199 Macquarie Street, to the right of it is the
proposed development. The mixed use development at 212 Collins Street can be
seen to the right of the proposed development.

4. Background

4.1

4.2

The proposal includes works within the Council's rivulet. As such, General Manager

consent for the lodging of the application was sought and granted on 10 June
2020.

The applicant has also provided Crown Consent for the proposal, on the basis of

cars entering from and exiting onto Macquarie Street, which is now under the
jurisdiction of the State Government.
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The applicant, architect, and client, have all engaged considerably with Council
officers since the application was submitted in 2019.

A previous iteration of the proposal was considered as a pre-application item by
the Urban Design Advisory Panel in August 2019. The minutes of this meeting are
provided as an attachment to this report.

The application was considered by the Council's Urban Design Advisory Panel at
its meeting of 16 February 2021. The Panel were broadly not supportive of the
proposal. The minutes of the meeting are provided as an attachment to this report.
Where relevant, the Panel's comments have been incorporated or addressed in the
assessment below.

Concerns raised by representors

5.1

5.2

170 representations were received, during the statutory advertising period,
including five late representations. Of the representations received 168 were
opposed to the proposal, and two were in support.

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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Traffic
More and better provision of bike parking and associated
facilities, including for e-bikes.
Too much car parking is provided, which will exacerbate existing
traffic congestion issues in Hobart.
Car park lifts are inadequate for the number of parking spaces
being provided, and will result in queuing into Macgquarie St.
The proposals TIA stated that there is sufficient on-street parking
on the surrounding streets. We submit that this is not the case.
There is not easily accessible on-street parking available along
Macqguarie Street and the surrounding locality. The carparking
demand in this area is high and there are no other public carpark
options available within close proximity. There are also parking
limitations in this area due to clearway restrictions. Therefore, the
current parking as proposed is not adequate.
Unacceptable impact on flow and operation of traffic in
Macquarie St.
Inadequate onsite parking provided, including visitor parking.
The Traffic Impact Assessment (TIA) concluded that the peak
hour trip rates will be similar to the existing trip rates because of
its current use as a carpark. We submit that this is not correct.
The proposals TIA stated that there is sufficient on-street parking
on the surrounding streets. We submit that this is not the case.
There is not easily accessible on-street parking available along
Macquarie Street and the surrounding locality. The carparking
demand in this area is high and there are no other public carpark
options available within close proximity. There are also parking
limitations in this area due to clearway restrictions. Therefore, the
current parking as proposed is not adequate.

Building Design
The building is too high and bulky for the area.
The building should not exceed the height of the existing building
on the site (RL42.9).
The density of the proposal is too high.
The building is incompatible with the surrounding buildings
because it is too high.
The building should be reduced in height by one storey.
The height and bulk will dominate the long single storey heritage
building across the rivulet.
The building does not transition in height to nearby buildings.
There is no transition in height between the proposed building
and the long single storey heritage building across the rivulet.
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The pedestrian access to the non-residential use is not readily
visible from the street.

Let's get the overall aesthetic right, and within scale of
surrounding buildings.

Consideration needs to be given to varying the heights across the
building blueprint rather than this singular block of concrete,
reminiscent of something built in Sydney in the 1970s.

The prevailing mix of building heights in the area being a mix of 1-
3 story 19th-20th century commercial and residential buildings.
The proposed development comprises 5 storeys at the southern
end, rising to a total of 8 storeys in the north. It will be one of the
largest buildings in terms of height and bulk in the area if
constructed. The nearby buildings of the most similar scale to the
proposal are 199 Macquarie Street and 212 Collins Street.
However, the development is not considered compatible to the
scale of these buildings due to siting, lack of setback and
transitionary height. The proposal at 201 Macquarie does not
provide any setback of upper levels therefore will have a greater
perceived height and mass from the surrounding area. In contrast,
212 Collins Street comprises 5 stories; 3 stories are visible from
street level with two upper levels setback. The setback of the
upper levels and position of the site at a lower topographic point
reduces its scale in comparison to the nearby 1-3 storey
buildings, while also creating a transition in height.

There is a clear lack of height transition from the North West and
South West adjoining properties at 210 Collins Street, 49 Molle
Street and 43-47 Molle St as shown in Figure 2 and Figure 3
below. The planning report for 201 Macquarie Street by ERA
Planning includes a statement that there is a lack of development
potential for the property at 49 Molle Street to justify compliance
with the Performance Criteria. The reasoning for this judgement
is not considered proven or valid. As these properties are within
the area of the site, they must all be considered in the height
transition analysis.

The proposed building height and topography does not allow for
a transition in height between the 1-2 storey commercial and
residential detached buildings to the 8-storey building with the
largest height difference being 16m at 210 Collins St. Additionally
the proposed building does not provide any setbacks on the
upper levels, changes in built form or design gestures to provide
a transition in height

In particular, the bulk, scale and height of the proposal towards
the rear boundary of the subject property is significantly divergent
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from the surrounding development.

The proposal appears to have taken its cue for bulk and scale
from the building at 199 Macquarie Street rather than the more
prevalent modest transitional adjoining buildings

The proposal should also be considered within the context of the
Collins Street side of the street block, from which it will be readily
ocbservable and dominant in the predominantly 2 to 3 storey
setting. Both the building at 199 Macquarie Street and 212
Collins Street are inconsistent with the prevailing scale and bulk
of development in this street block and the surrounding area.
These buildings demonstrate the impact that arises when
transition is not adequately provided

The building ignores the topography of the Rivulet. If upper stories
are allowed they must be stepped back. Leigh Woolley's
recommended heights are based on his analysis of Hobart's
topography and following the city's natural contours. Taking an
acceptable height on Macquarie St and projecting that back
towards the Rivulet will destroy the very thing that his report
sought to protect and turn the intention of his work on its head.
The planning scheme must be applied with an awareness of the
principles not just as some technical obstacles to be overcome
for development gain. The bulk and scale of the proposal is
completely unfitting in this location.

Residential Amenity of Future Occupants of the Building

Dwellings are too small, lack storage space.

The floor to ceiling heights are inadequate.

Dwellings will not receive adequate direct sunlight.

The proposed development is not considered to be sited or
designed to optimise sunlight to the required habitable rooms.
The site orientation being north south means 38% of apartments
are south west facing.

Additionally, apartments on the south east corner will be
impacted by overshadowing from 199 Macquarie Street. The
large extent of overshadowing is indicated in the sun shadow
studies provided in Figure 5 which suggests overshadowing for
over three hours per day in June and September.
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IAmenity of other Properties
The building will overshadow and overlook neighbouring
buildings.
The building will overshadow the rivulet.
My family and | walk along the rivulet often and enjoy the peace
and tranquillity of such a beautiful natural area.

Proposed Use
These apartments are clearly designed to be visitor
accommodation units.

Heritage
The development is incompatible with the heritage listed place on
site.
The maintenance of the scale of buildings in the Hobart CBD is
essential to maintaining its beautiful heritage and avoid
becoming just another city.
Allowing the structure as proposed will compromise the important
heritage streetscapes in the area.
Proposed building is also depressingly grey and style not in
keeping with heritage brick and sandstone buildings in nearby
Molle St.
The proposal is not considered to comply with the Performance
Criteria as the discretion in building height and lack of transition
is also seen in conflict with the Purpose Statement for the Zone
15.1.1.8 To provide for a diversity of uses at densities responsive
to the character of streetscapes, historic areas and buildings and
which do not compromise the amenity of surrounding residential
areas. The site is adjacent to a number of heritage buildings and
a heritage precinct. The density and scale of development results
in a juxtaposition of large scale contemporary building in close
proximity to the surrounding heritage streetscape, historic area
and buildings, and subsequently diminishing the presence of
surrounding heritage places. Immediately adjacent to the site,
and illustrative of this juxtaposition of scale is the The Old Malt
House at 210 Collins Street.
The lack of separation between the proposed building and the
existing building and outbuilding is considered to diminish the
significance of the heritage place by increasing the visual
prominence of the modern building. The siting of the proposal is
not considered to be sufficiently separated from the heritage
place, with no separation from the stable outbuilding. The lack of

setback from the existing buildings also does not retain a
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reasonable curtilage to maintain the provision of a backyard
space which was a characteristic of the site and surrounding lots
historically.

The proposal will impact the streetscape of Macquarie Street by
lessening the relationship between 201 Macquarie and its
neighbours (203 -209) which historically formed a row of similarly
sized and contemporary townhouses. It will also diminish the
scenic backdropping of the West Hobart suburb and Mount
Wellington which is currently viewed from Macquarie St when
facing West. As such the proposal has the potential to cause
substantial diminution of the historic cultural heritage significance
of the place.

The proposed building has a bulky, rectilinear form that
dominates, rather than showing subservience to the existing form
of the place. The siting of the proposed building from the existing
buildings on the site does not indicate subservience to the place.
The lack of visual separation between the existing and proposed
results in dominance of the site by the modern bulky form,
particularly from Macquarie Street frontage.

The street facing wall of brickwork, glass and off form concrete
does not provide a soft or visually permeable backdrop to the
brick and stone materiality of the existing building. The
application therefore does not demonstrate that it meets all the
development standards for Heritage Places

The alteration to the outbuilding and partial demolition of the
retaining wall will result in the loss of significant fabric that
contributes to the historic cultural heritage significance of the
place. All the subparagraphs in E13.7.1 P1 must be satisfied. We
submit that they are not all satisfied, specifically subparagraph (b)
in that there are prudent and feasible alternatives to carrying out
the works.

The proposal involves a design that is incompatible with the
heritage place, in terms of height, scale, bulk, form and
fenestration.

The proposal is not subservient and complementary to the
heritage place in terms of scale, bulk, built form and fenestration.
When comparing the built forms of the heritage place and the
proposed development, the development cannot be said to be
either subservient or complementary. The HIA itself
acknowledged that the development is large in scale and per
Visagie by introducing an element of significant size which by
reason of those proportions and form, results in an incompatible
design
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L The proposal, in terms of materials, built form and fenestration
does not respond to the dominant heritage characteristics of the
heritage place.

Servicing

L How will waste be collected? Where will rubbish bins be stored?
L The proposal has not demonstrated that stormwater runoff will be
no greater than pre-existing runoff or that any increase can be
accommodated within existing or upgraded public stormwater
infrastructure.

L There needs to be in-built sustainability in the design and
construction - water collection and reticulation, passive solar
design, panels and batteries to run common property services.

Miscellaneous

L The development will result in the loss of trees on the boundary
with 199 Macquarie Street, which is unfortunate.

L The proposal will reduce the value of my property.

L Construction work, including vibration (especially during
foundation work that will be digging out so deeply); excess
contractor traffic including fully loaded trucks will all significantly
impact the structural integrity of neighbouring or nearby heritage
and residential dwellings. It will also cause disruption to business
operations and may cause loss of income. Protection should be
afforded to those buildings, along with the intrusion of noise, dust,
lighting etc. There is the possibility of the rivulet wall to be
become damaged during construction, especially of a
development of that size.

53 The two representations in support of the proposal made the following comments:

+ | am pleased with this development, including the way it has been planned. The
size and height of the building is appropriate for the area. Clever to have more
inner city accommodation of this type.

* As a business and building owner in the city, this sort of development should be
encouraged to breathe life back into the city. Having high density housing on the
fringes of the city would be a welcome addition in a changing world. The city is
the heartbeat of a community and having people live close to the city helps
everyone. | support this application as do many of my peers.

6. Assessment

6.1 The Hobart Interim Planning Scheme 2015 is a performance based planning
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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 perfoermance criteria relied on.

The site is located within the Urban Mixed Use Zone of the Hobart Interim Planning
Scheme 2015.

The existing use is multiple dwellings (there are four dwellings on the site). The
proposed use is multiple dwellings (49 multiple dwellings are proposed in total, 47
of which are in the new apartment building), and business and professional
services (office). Both multiple dwellings and office are a permitted use in the zone.
The proposal has been assessed against:

6.4.1 Part D - 15.0 Urban Mixed Use Zone

6.4.2 Part E - 2.0 Potentially Contaminated Land Code

6.4.3 Part E - 3.0 Landslide Code

6.4.4 Part E - 5.0 Road and Railway Assets Code

6.45 Part E - 6.0 Parking and Access Code

6.4.6 Part E - 7.0 Stormwater Management Code

6.4.7 Part E - 9.0 Attenuation Code

6.4.8 Part E - 11.0 Waterways and Coastal Protection Code

6.4.9 Part E - 13.0 Historic Heritage Code

6.4.10 Part E - 15.0 Inundation Prone Areas Code

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

6.5.1 Urban Mixed Use Zone:-

Building Height — Part D 15.4.1 P1
Residential Amenity — Part D 15.4.8 P1
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Potentially Contaminated Land Code:-

Excavation and Sensitive Use - Part E 2.5 P1 & 2.6.2 P1
Landslide Code:-

Building and Works, other than Minor Extensions - E3.7.1 P1
Road and Railway Assets Code:-

Existing Road Accesses and Junctions - E5.5.1 P3
Sight Distance at Access and Junctions - E5.6.4 P1

Parking and Access Code:-

Onsite Parking Provision - Part E.6.6.1 P1
Design of VVehicular Accesses - E6.7.2 P1

Attenuation Code:-

Proximity to Noisy Use - Part E 9.7.2 P1
Waterways and Coastal Protection Code:-
Buildings and Works - E11.7.1 P1 and P4
Historic Heritage Code -

Heritage Listed Place - Part E 13.7.1 P1, 13.7.2 P1, P2, P3 & P4

Each performance criterion is assessed below.

Building Height - Part D 15.4.1 P1

6.7.1

6.7.2

6.7.3

The acceptable solution at clause 15.4.1 A1 requires a maximum building
height of 10m.

The proposal includes a building height of approximately 20.7m at the
rear of the building.

The proposal does not comply with the acceptable solution; therefore
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assessment against the performance criterion is relied on.
The performance criterion at clause 15.4.1 P1 provides as follows:
Building height must satisfy all of the following:

(a) be consistent with any Desired Future Character Statements
provided for the area;

(b) be compatible with the scale of nearby buildings;

(c) not unreasonably overshadow adjacent public space;

(d) allow for a transition in height between adjoining buildings, where
appropriate;

There is no Desired Future Character Statement for the zone and so
15.4.1 P1(a) is met. There is no adjacent public space and so
assessment against P1 (c) is not required. The site is adjacent to the
Hobart Rivulet; however this section of the Hobart Rivulet is not accessible
to the general public, with entry restricted to contractors who have been
granted a permit to enter the area. It is therefore not considered to be
'‘public space’ in the context of the clause.

Compatible with Scale of Nearby Buildings

In relation to (b), the Tribunal has provided the following direction of the
meaning of some of the terms in this clause as follows:

Compatible:

* To be compatible is to be consistent or congruous with that which
comparison is required to be made. The Tribunal holds that to be
“compatible” requires that the building height be capable of co-
existing with the scale of nearby buildings.

* ‘Compatible’ [means] “not necessarily the same... but at least
similar to, or in harmony or broad correspondence with the
surrounding area”.

¢ [Compatible] requires an outcome which is in harmony or broad
correspondence with the surrounding area.

Scale:

The Tribunal holds that “scale” in this Clause should be read in the
context of P1; the term takes its colour from that context. The terms of
FP1 relate to building height. Accordingly, the reference to scale in this
part is an inference to height and requires compatibility in that respect.
Such matters cannot ignore altogether the form of the building, since
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height generates mass ... but the intent is that building height must be
compatible with the scale (height) of “nearby” buildings.

Nearby:
“Nearby” means “close to” the subject development.

As such, this clause requires the height of the proposed building to be in
harmony or broad correspondence with the height of buildings close to the
subject site. As the planning report submitted with the application sets out,
there is a variety of building heights close to the subject site. There are
mid-rise buildings like 199 Macquarie Street (six storeys) and 212 Collins
Street (seven storeys), there are two to three storey buildings like 203-205
Macquarie Street and the Collegiate School buildings at 212-218
Macquarie Street, and small single storey buildings like 207 Macquarie
Street. All these buildings are within 100m of the site, and are considered
to be close to the subject site. It is also relevant to note that there is a
diversity in those other aspects of scale identified by the Tribunal above,
for example form, footprint, siting, articulation and materiality.

The proposed building height is considered to be in broad
correspondence with, able to comfortably co-exist with, and to be not
significantly divergent from, the heights of other buildings close to the
subject site. The form of the building, its siting, footprint, and materiality,
also help it to fit in with nearby buildings. Or in other words, the proposal's
scale improves the building’s compatibility.

As such, on balance, the proposed building height is considered to be
compatible with the scale of nearby buildings.

It is noted that the Urban Design Advisory Panel did not indicate that the
proposed building height was not compatible with nearby buildings.

Allow for a Transition in Height between Adjoining Buildings

In relation to (d), again, the Tribunal has provided the following direction
on what the intent of this clause is, as follows:

Transitions between adjoining buildings are common provisions in town
planning controls. Obviously, the intent of such controls is to avoid
discordant differences in building heights by requiring the design of
higher buildings to have regard for, and a recognition of, lower buildings.
Stepped buildings are one way to achieve a transition.
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In terms of what buildings are considered to be adjoining, it is 199
Macguarie Street, 203 to 205 Macquarie Street, 49 Molle Street, 212
Collins Street and 208 to 210 Collins Street.

In terms of 199 Macquarie Street, and 212 Collins Street, the relationship
of the proposed building to these existing buildings is considered to be
acceptable on the basis that their heights are similar. The proposed
building is eight storeys, 199 Macquarie Street is six storeys, and 212
Collins Street is seven storeys. Please refer above to Figure 19.

In terms of 203 to 205 Macquarie Street, the proposed building is well set
back from them (over 10m) and located further down the slope, which
means the heights of the buildings appear similar. It is noted that the
proposed building will not be readily visible in the Macquarie Street
streetscape.

In terms of 49 Molle Street, the proposed building is not insignificantly
higher (refer above to Figure 18). However, there is a significant (15m)
setback between these existing buildings and the proposed building, and
this is considered to be an adequate separation to allow for a transition in
height up to the proposed building from the lower existing building. As a
consequence, the height difference is not considered to be discordant,
and the transition is considered to be acceptable.

In terms of 208 to 210 Collins Street, these existing buildings are
predominantly two storeys, but with a steeply pitched roof, such that the
ridge height of the roof is in effect closer to at least a three storey building.
There is also a higher element towards the Molle Street end of the site,
associated with the former use of the buildings as a flour mill and brewery.
Between this building and the proposed building is the rivulet. The rear
building line of the proposed building is setback between 6m and 7m from
the existing buildings, and the proposed building is at its highest point at
the rear (almost 21m) because the topography of the land falls away to the
rivulet. The design of the proposed building includes horizontal bands and
screening, and the mid-level concrete panels on the rear elevation not
being in perfect alignment, all of which help reduce the perceived height
by breaking up the verticality of the building. The narrow footprint of the
proposed building also helps the relationship with this existing building,
ensuring there is a demonstrable gap on either side of it and its visual
neighbours, namely 212 Collins Street and 199 Macquarie Street. The
narrow footprint helps ensure the mass of the proposed building and its
neighbours do not overwhelm the existing building on this neighbouring
site. The applicant planning consultant also makes the point that the
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proposed building is lower than the more prominent buildings on
Macquarie Ridge. The montages provided with the application show the
proposed building from in front of these existing buildings. Refer Figures
15, 16 and 17 above.

The height of the proposed and existing buildings is clearly different. The
guestion is whether they are discordant. It's considered that the
combination of the proposed height not being excessive, the setback
created by the rivulet, the building's narrow footprint, the use of horizontal
banding and materiality, as well as the presence of existing mid-rise
buildings in close proximity (199 Macquarie Street and 212 Collins),
mean that the higher proposed building has had sufficient regard for, and
a recognition of, the lower existing buildings.

The Urban Design Advisory Panel made the following comments with
respect to the question of transition:

The proposal sought to provide a transition in building height between
199 Macquarie Street and 212 Collins Street. The Panel is of the
opinion the new building does not provide an acceptable transition
between the height and form of the two existing buildings. The new
building has a common height to the main building height of 199
Macquarie Street. Whilst the application had used the roof top plant
room on 199 Macqguarie Street to suggest a height transition, the inset
location of the existing plant room results in the dominant building
height of 199 Macquarie Street being the perimeter height, especially
when viewed from the lower level of Collins Street. The Panel also
noted whilst the seven-storey height of 212 Collins Street had been
referred in the application, 212 Collins street incorporates a varied
height building form, which steps down especially adjacent to the
existing building at 210 Collins Street. The Panel noted the more
appropriate height to evidence a transition to would be the lower height
of 212 Collins Street immediately adjacent 210 Collins Street. Building
in such a plane would likely have the effect of reducing the height at the
rivulet end of the site by several storeys — possibly two or three.

The Panel noted the proposal had incorporated a design change to the
uppermost level at the rivulet end, to assist in the reading of the
transition in height through the new development. Analysis from
different vantage points, especially Collins Street, lead the Panel to
determine this was a welcome design consideration but was insufficient
to address the Panel’s concerns with the overall height of the proposal.
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There was a lot of deliberation from the Panel on the building being built
right up to the edge of the rivulet. There is a feeling that the rear of the
building is not compatible with the transition within the streetscape of
Collins Street and it loses the connection with the rivulet. Consistent with
the Panel’'s comments from the pre-application meeting, it was also
discussed whether the building should step down towards the rivulet and
whether there is further opportunity to open up the apartments to allow
more sun into the apartments and improve the amenity of the building.

The Panel did not see sufficient evidence for the proposed transition in
building height and bulk within the precinct, as suggested by the
applicants, and were disappointed the comments of the pre-application
meeting had not been sufficiently investigated in the presentation of
alternate urban design strategies. The Panel recognised this project
presents considerable challenges in developing an infill site with large
topographic differences but were not satisfied this project demonstrates
a strong lead for future similar development in the area. Accordingly it is
the Panel’s advice that the height of the proposed development,
particularly for approximately the rear half of the site, does not satisfy
the City of Hobart Planning Scheme performance criteria to provide an
acceptable transition in heights of adjoining buildings within the
streetblock.

The comments of the Panel are noted, and it is acknowledged that the
Panel are of the view that the building does not provide an adequate
transition to other buildings to satisfy the planning scheme requirements.
In response to the Panel's comments it is considered that ultimately the
question of transition is a subjective one. Clearly there are arguments to
be put not in support of the building's transition, as the Panel have done
and as have most if not all of the objections received against the
application. However, the guidance provided by the Tribunal is
considered to be persuasive. They have clearly said the intent of a
planning control in relation to transition is 'to avoid discordant differences
in buildings heights, by requiring the design of higher buildings to have
regard for, and a recognition of, lower buildings.' Stepping down is
identified as one, but not the only, method of achieving transition. As
articulated above, it is considered that the proposed building will not be
discordant with the heights of adjoining buildings. It is considered that this
is less controversially so with the buildings at 199 Macquarie Street, 203
to 205 Macquarie Street, 49 Molle Street and 212 Collins Street. And
although less clear cut, on balance, it is also considered to be the case
with 210 Collins Street. With respect to this latter building, the proposed
building is considered to have had regard for it, and a recognition of it,
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and this is evidenced by the stepping of the top floor back from the rear
elevation, the building's narrow footprint, the breaking up of the verticality
of the building by the introduction of strong horizontal lines, and the use of
materials including the anodised aluminium sliding screens.

As such, on balance, and again acknowledging that this is a different
conclusion to that reached by the Panel, the proposed building height is
considered to allow for a transition in height between adjoining buildings.

Building Height Objective:

Subclauses (b) and (d) need to be read in the context of the objective of
the building height standard, which is to ensure building height contributes
positively to the streetscape. Streetscape is defined by the planning
scheme as:

means the visual quality of a street depicted by road width, street
planting, characteristics and features, public utilities constructed within
the road reserve, the setbacks of buildings and structures from the Jot
boundaries, the quality, scale, bulk and design of buildings and
structures fronting the road reserve.

For the purposes of determining streetscape with respect to a particular
site, the above factors are relevant if within 100 m of the site.

For this site and this building, there are three relevant streetscapes -
Macguarie, Molle, and Collins.

In an overall sense the proposed building is architecturally designed and
is considered to be of a high standard. The use of materials include a
base level of brick, with the substantive portion of the building to be
constructed of off white textured concrete, incorporating protruding decks
with glass balustrades and anodised aluminium screens. Thus, as a high
quality architecturally designed building with a variety of materials, the
proposed building is considered to make a positive contribution to each
of the relevant streetscapes.

In terms of Macquarie Street, this is a three lane one way arterial road,
with minimal street panting in the section between Molle and Barrack
Streets. Buildings are typically built close to the frontage, and are of an
eclectic range in terms of scale and form. The proposed building will not
be readily visible in this streetscape because of its setback from the
frontage. Importantly the existing building on the site will be retained,
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ensuring the existing building setback to the street is retained. The scale
and form of the building is considered to be in keeping with the variety
found on this street, including 199 Macquarie Street and the higher
buildings associated with Collegiate on the opposite side of the street.

Molle Street is a predominantly two lane one way road, which also carries
significant volumes of traffic. The section of the street between Macquarie
Street and Collins Street has no street planting, but has the rivulet running
underneath it. The buildings on the four ‘corners’ of this section of Molle
Street are the most prominent. There are existing through views toward
the CBD, from which the higher buildings in that area can be seen. 199
Macguarie Street is also visible. The proposed building will also be visible
from these points, but will fit in with the existing higher buildings of 212
Collins Street and 199 Macquarie Street. This, in combination with the
limited visibility of the proposed building and its generous setback from
this street frontage means it will not be a dominating or overbearing
feature in the streetscape.

Collins Street is a two lane two way city street. There is perhaps even
more variety of built form, scale, and siting in this streetscape than in
Macqguarie and Molle Streets. There is no formal street plantings but there
are noticeable trees within the streetscape on private property, most
notably in front of 208-210 Collins Street, and 199 Collins Street. Again,
the rivulet runs underneath Collins Street, and the gap it creates in the built
form is a characteristic of this particular streetscape. The larger buildings
of 199 Macquarie Street and 212 Collins are prominent in this
streetscape. Like these two buildings, the proposed building will also
appear prominent in the streetscape at some points on the street, most
particularly when viewed south west up the street through the gap created
by the rivulet, and when standing in front of 208-210 Collins Street.
However, the gap created by the rivulet will be retained by the proposed
building, which will essentially fit between the two existing larger buildings
of 212 Collins Street and 199 Macquarie Street. Because of the rivulet,
the proposed building is also well setback from the Collins Street
frontage, reducing its visual prominence in the streetscape. The variety of
materials to be used, including brick, off white concrete, glass
balustrading, and anodised aluminium screens, will add visual interest
and help reduce the building’s visual prominence. Similarly, the form of the
building includes strong horizontal banding to help break up its verticality,
as well as having the top floor stepped back from the rear elevation. While
it may be argued that the building could have had a greater rear setback
as well as being more stepped down to the rear elevation, both the
architect and the planning consultant have presented arguments in
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support of the building as proposed, stating that there is a consistent
pattern of building to rear boundaries, and there is not a consistent pattern
of stepping buildings down to reflect the topography of the land. Finally, it
is noted that there is the possibility in the future of further development at
the rear of 199 Macquarie Street, where there is a permitted height of
10m. A building of that height in this location would further soften the
proposed building's visibility in the Collins Street streetscape.

In terms of the proposal's contribution to the streetscape, the Urban
Design Advisory Panel commented as follows:

There were concerns around the height and massing of the building and
whether it provides a positive contribution fo the townscape and
streetscape of its setting.

There is a feeling that the rear of the building is not compatible with the
transition within the streetscape of Collins Street and it loses the
connection with the rivulet.

The Panel noted the importance of consideting the Macquatie Street
streetscape as a series of layered experiences and felt further planting
opportunities would be beneficial in enhancing the heritage building and
the streetscape experience on approach to the new building.

Overall, the Panel recognised the Macquarie Street fagade of the new
building had been reduced since the pre-application meeting, due to the
removal of the roof terrace in the earlier proposal and were satisfied the
height and bulk of the Macquarie Street fagade and its impact on the
streetscape.

Noting the comments of the Panel, the definition of streetscape, and the
assessment above, the proposal is on balance considered to make a
positive contribution to the Macquarie, Molle and Collins Streets
streetscapes.

The proposal complies with the performance criterion.

Residential Amenity —Part D 15.4.8 P1

6.8.1

The acceptable solution at clause 15.4.8 A1 requires that a dwelling must
have at least one habitable room window (other than a bedroom) facing
between 30 degrees west of north and 30 degrees east of north.
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The proposal includes new dwellings. The dwellings on the eastern side of
building have windows facing more than 40 degrees east of north. The
windows to the dwellings at the northern end of the building have windows
facing more than 40 degrees west of north. The windows to the dwellings
on the western side and southern end of the building have windows facing
south west or south east.

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

The performance criterion at clause 15.4.8 P1 provides as follows:

A dwelling must be sited and designed to optimise sunlight to at least
one habitable room (other than a bedroom).

The architect states ‘nearly all apartments will have either a mountain or
city views, and either morning or afternoon sun’. Noting the orientation and
dimensions of the site, the building is sited in an appropriate manner. The
design of the dwellings includes internalised corridors, and large glazed
opening doors into the main living areas which are directly adjacent to an
area of private open space. Those dwellings on the western side, and
southern end, will receive less sunlight than those on the eastern side and
northern end. However, the level light available to the western and
southern dwellings is considered to be reasonable. As such, all dwellings
are considered to be sited and designed to optimise sunlight to at least
one habitable room (other than a bedroom). It is noted that the Urban
Design Advisory Panel commented that "it was also discussed whether
the building should step down towards the rivulet and whether there is
further opportunity to open up the apartments to allow more sun into the
apartments and improve the amenity of the building."

The proposal complies with the performance criterion.

Excavation and Sensitive Use - Part E 2.5 P1 & 2.6.2 P1

6.9.1

6.9.2

The site is adjacent to a potentially contaminated site at 199 Macquarie
Street, and as such, is considered by the planning scheme to be
potentially contaminated itself. There are no acceptable solutions for
excavation of a potentially contaminated site, or for the use of a potentially
contaminated site for a sensitive use, of which residential is considered to
be one.

There are no acceptable solutions; therefore assessment against the
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performance criteria is relied on.

The performance criterion at clauses E2.5 P1 and E2.6.2 P1 provide as
follows:

E2.5 P1
Land is suitable for the intended use, having regard to:

(a) an environmental site assessment that demonstrates there is no
evidence the land is contaminated: or

(b) an environmental site assessment that demonstrates that the level of
contamination does not present a risk to human health or the
environment; or

(c) a plan to manage contamination and associated risk to human
health or the environment that includes:

(i) an environmental site assessment;

(ii) any specific remediation and protection measures required to be
implemented before any use commences, and

(ifi) a statement that the land is suitable for the intended use.

E2.6.2 P1
Excavation does not adversely impact on health and the environment,
having regard to:

(a) an environmental site assessment that demonstrates there is no
evidence the land is contaminated, or

(b) a plan to manage contamination and associated risk to human
health and the environment that includes:

(i) an environmental site assessment;

(i) any specific remediation and protection measures required to be
implemented before excavation commences; and

(iif) a statement that the excavation does not adversely impact on
human health or the environment.

The proposal has been assessed by the Council's Senior Environmental
Health Officer, who has advised that the Environmental Site Assessment
submitted with the application documentation satisfies the above
performance criteria.

The proposal complies with the performance criteria.

Building and Works, other than Minor Extensions - E3.7.1 P
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There is no acceptable solution for E3.7.1 A1.

The proposal includes building and works that is more than a minor
extension.

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

The performance criterion at clause E3.7.1 P1 provides as follows:
Buildings and works must satisfy all of the following:

(a) no part of the buildings and works is in a High Landslide Hazard
Area;

(b) the landslide risk associated with the buildings and works is either:
(i) acceptable risk; or

(i) capable of feasible and effective treatment through hazard
management measures, so as to be tolerable risk.

The Council's Environmental Development Planner has provided the
following assessment:

No works are proposed within a High Landslide Hazard Area.

A geotechnical assessment including landslide assessment was
submitted with the application. The landslide assessment concluded that
the risks would be low (tolerable) subject to recommended risk

treatments.

The application therefore complies with the performance criterion subject
to a condition requiring implementation of the report's recommendations.

The proposal complies with the performance criterion.

Proximity to Noisy Use - Part E 9.7.2 P1

6.11.1

6.11.2

6.11.3

There is no acceptable solution for E9.7.2 A1.

The proposal includes sensitive uses within the attenuation distance of
two late-night music venues (192 Macquarie Street and 124 Dave Street).

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

The performance criterion at clause E9.7.2 P1 provides as follows:

Development for sensitive use, including subdivision of lots within a
sensitive zone, must not result in potential to be impacted by
environmental harm from use with potential to cause environmental
harm, having regard to all of the following:

(a) the nature of the use with potential to cause environmental harm;
including:

(i) operational characteristics;

(i) scale and intensity;

(iii) degree of hazard or pollution that may emitted from the activity;

(b) the degree of encroachment by the sensitive use into the Attenuation
Area or the attenuation distance;

(c) measures in the design, layout and construction of the development
for the sensitive use to eliminate, mitigate or manage effects of
emissions

The Council's Environmental Development Planner has provided the
following assessment:

The music venues have the potential to cause an environmental
nuisance through noise emissions.

The proposed residential uses would be more than 142m from one of
the venues and more than 160m from the other. At these distances,
given the relatively-high ambient noise levels in the area, the screening
buildings between the sites and the design of the apartment building,
there is no credible risk of noise nuisance to the new residents from the
late night music venues and the exercise of discretion is
recommended.

The proposal complies with the performance criterion.

Buildings and Works - E11.7.1 P1

6.12.1

The acceptable solution at clause E11.7.1 A1 requires that building and
works within a waterway and coastal protection area are within a building
area on a plan of subdivision approved under this planning scheme.
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The proposal includes a building partially located within 10m of the top of
the retaining wall of the rivulet, and not located within a building area on a
plan of subdivision approved under this planning scheme.

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

The performance criterion at clause E11.7.1 P1 provides as follows:

Building and works within a Waterway and Coastal Protection Area must
satisfy all of the following:

(a) avoid or mitigate impact on natural values;

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

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

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

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

(f) avoid significantly impeding natural flow and drainage;

(g) maintain fish passage (where applicable);

(h) avoid landfilling of wetlands;

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

The Council's Environmental Development Planner advises:

The proposal will comply with the performance criterion subject to the
implementation of a Council-approved soil and water management plan.

The proposal complies with the performance criterion.
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Listed Place - Part E 13.7.1 P1,13.7.2 P1, P2, P3 & P4

The proposal is for demolition and new work to a listed place, and a place
within the area of archaeological potential. The proposal must be
assessed against the following provisions of the Historic Heritage Code
of the Scheme.

E13.7.1 P1 - Demolition - heritage place

E13.7.2 P1, P2, P3, P4 - New work - heritage place

E13.10.1 P1 - Demolition and new work - Place of Archaeological
Potential

The performance criterion provide as follows:

E13.7.1 P1

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

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

(b) there are no prudent and feasible alternatives;

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

(d) significant fabric is documented before demolition

E13.7.2 P1

Development must not result in any of the folfowing:

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

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

E13.7.2 P2:

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

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

(b) setback from frontage;

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

E13.7.2 P3:

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

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

E13.10.1 P1:

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

(a) the nature of the archaeological evidence, either known or predicted;
(b) measures proposed to investigate the archaeclogical evidence to
confirm predictive statements of potential;

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

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

(e) measures proposed fo preserve significant archaeological evidence
in situ’

The proposal has been assessed by the Council's Senior Cultural
Heritage Officer as follows. The officer's full report (including photos) is
provided as an Attachment to this report.

This application is for an apartment building located on a heritage place
listed in Table E13.1 of the Historic Heritage Code. It is also within a
Place of Archaeological Potential. The proposal is immediately adjacent
to the Hobart Rivulet Heritage Precinct.

The proposal is supported by the following documentation:
Conservation Management Policy, Statement of Archaeological
Potential and Development Impact Assessment by Praxis Environment,

dated February 2019 (Heritage Impact Assessment September 2019).

Representations:
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168 representations were received during the advertised period. The
following heritage related comments were received.

"My specific concerns with this proposed development are in relation
to the long single heritage building across the rivulet: height and width
of the building dominate the heritage building therefore not respectful
of the heritage design."

"Why do these companies spoil so much of our beautiful and historic
city ?"

"The style of the proposed development is also completely
incompatible with the heritage buildings in the area and the proposed
development should be rejected for this reason alone. "

" It should fit in with the heritage values of the area and not present an
appearance of a building that could be from anywhere. People come
to Hobart in appreciation of its heritage buildings, and the council isn't
doing enough to preserve this."

"This proposal will present a bulk wall to the vista from West Hobart
and detract from the view of other heritage buildings in the area.”
"that the city CAN be developed with care and consideration for its
unique heritage and not rushed.."

"Totally inappropriate development for this historic area in terms of
design, size and aesthetics. It's so ugly!! "

"another unimaginative converter apartment block which gives no
character to our city of beautiful old sandstone buildings."

" Too big, not respecting heritage area and buildings at all"

"Please respect our heritage listed properties by not approving huge
overshadowing modern buildings."

"There is no transition in height between this building and the long
single storey heritage building across the rivulet.”

" Totally out of character with the context within the city."

"This is an early historic area of Hobart and developments need to be
sympathetic."

"Haobart is losing its heritage status are we to become like other
mainland cities.why put so many restrictions on tassie residents who
buy heritage homes why do big corporations build the altar modern
high rise with out much consideration of.our beautiful city ."

"The proposed new building is at the rear of a heritage building and
directly across the rivulet is another heritage building. Both of these
old red brick building will be dominated by the oblong modern block."
"It is not designed to be subservient and complementary to the
heritage place."

"The development makes no attempt to acknowledge he sensitive
cultural landscape in which it is proposed.”

"the large size and scale of the development which will appear
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approximately two storeys higher than the existing building from the
Macquarie Street frontage and subsequently reduce the legibility of
the 19th century built-form elements. The lack of separation between
the proposed building and the existing building and outbuilding is
considered to diminish the significance of the heritage place by
increasing the visual prominence of the modern building. The siting of
the proposal is not considered to be sufficiently separated from the
heritage place, with no separation from the stable outbuilding. The
lack of setback from the existing buildings also does not retain a
reasonable curtilage to maintain the provision of a backyard space
which was a characteristic of the site and surrounding lots historically.
The proposed building has a bulky, rectilinear for that dominates,
rather than showing subservience to the existing form of the place. The
street facing wall of the brickwork, glass and off form concrete does
not provide a soft or visually permeable backdrop to the brick and
stone materiality of the existing building."

* The alteration to the outbuilding and partial demolition of the retaining
wall will result in the loss of significant fabric that contributes to the
historic significance of the place. All subparagraphs of E13.7.1 P1
must be satisfied. specifically subparagraph (b) in that there are
prudent and feasible alternatives to carrying out the works. ... the HIA
(Heritage Impact Assessment) there is reference to precendent. Any
reference to precendent is done is error as there is no precendent in
heritage. The proposed development cannot be justified based upon
other buildings in proximity to the site that are large in scale because
E13 does not provide for such a comparison. ... the proposal involves
a design that is incompatible with the heritage place, in terms of
height, scale, bulk, form and fenestration. ... when comparing the built
forms of the heritage place and the proposed development, the
development cannot be said to be either subservient or
complementary. "

o "if it goes ahead, will further strip this beautiful little city of its unique
character."

Background/history

This site contains two main buildings and landscape elements. There is a
two storey building that faces Macquarie Street and to the rear a smaller
two storey structure and rear retaining wall both of which appear on Sprent
drawings dated ¢.1841. Historic maps (c.1830) show the original building
which remains on the site and a mill race running through the site running
toward Government Mills in 1817. The building on Macquarie Street (see
image above) was renovated and extended in about 1907-8. The house
and rear smaller building have had little change since first built with minor
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alterations to both. The mill race ran across the site as early as 1817 and
was present for the remainder of the 19th century. No other development
is known to have occurred downslope of the retaining wall with the
exception of the sealing of the carpark and fencing and additions to the
wall of the rivulet. The following images document the basic
chronology/evolution of the site. It demonstrates that very little has
changed on the site, with the exception of minor utilities, service and
amenities, carparking, fencing and resurfacing.

The proposal

No changes to the front building are proposed as part of this application.
Change is proposed to the smaller 1830s outbuilding (also called stables)
to the rear to add on a bathroom and entry as part of its conversion to an
office. Internal demolition is proposed as well as alterations to the north
east elevation. The retaining wall shown in the image below (also ¢.1841)
will also be removed.

The application is for an apartment block in the rear yard that straddles
the ¢.1841 rear wall and abuts the rear two storey building shown above.
Demolition of heritage fabric is also involved.

Assessment of Demolition

The following assessment is against the provisions of the Historic
Heritage Code (clauses E13.7 and E13.10) of the Scheme:

The objective of clause E13.7.1 Demolition is:

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

There are no acceptable solutions and therefore the proposal must be
assessed against E13.7.1 P1 which states:

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

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

(b) there are no prudent and feasible alternatives;

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

(d) significant fabric is documented before demolition
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In consideration of E13.7.1 P1 Demolition, the fabric to be removed
includes most of the ¢.1841 retaining wall, rear outbuildings, stairs to the
Macguarie Street facing building and parts of the front wall and internal
wall of the ¢.1841 outbuilding (also called stables) at the rear.

The demolition associated with the Macquarie Street facing building are
acceptable because that work removes accretions that have been
modified for the purposes of circulation, services and amenities, elements
that have no heritage value. These are intrusive elements and do not
contribute to the heritage values of the front building. Reinstatement of a
single window to match existing is proposed. This is an acceptable
outcome.

Modifications to the rear structure are proposed and include demolition of
an internal wall and door on the ground floor and first floor as well as the
demolition of walls below windows on the ground floor to change into
doors/openings. Demolition of a section of floor is also proposed for the
installation of a spiral staircase. At the time of a site inspection, this
property was not available for an internal inspection due to tenancy
matters. However, the author of the HIA, concluded that the rear building is
‘probably original (if not early)' and 'retains its original form' and adds the
following recommendations: 'the interior of the building appears to have a
low degree of integrity, although the extent of modern linings make it
impossible to determine what extent of original detailing may have
survived in the building. The ground floor appears to have some original
floorboards (seen from below in the basement) and the basement door
appears to be original. It is recommended that in the event that these
linings are removed that a further detailed analysis of the interior be
undertaken to guide any future development.'

With such advice, the proposed development of this building would be in
conflict with subclause (b) as it has not been determined that 'no prudent
and feasible alternatives' have been explored. Clearly without definitively
knowing what heritage fabric exists and without the preparation of any
further analysis, the proposed works could result in the loss of significant
fabric. This clause specifically states 'demolition must not result in the loss
of significant fabric'. On this basis the demolition associated with this part
of the proposal fails to satisfy E13.7.1 P1.

The rear building has been modified, however, it is also identified as a

building of high significance as an 1830s city fringe residence with
stables. It also contributes to a collection of such buildings in this locale
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which have survived. However, pre-existing modifications is no
justification for further demolition, alterations or the addition of accretions.
If anything, this building deserves and warrants the highest level of respect
and conservation. This cannot be achieved unless further analysis is
undertaken. No evidence has been submitted that further conservation
input has been provided, accepted and implemented as set out in the
following heritage management policies in the Praxis report:

* "Policy 6 - The outbuilding is to be retained. If desired, the earlier
configuration of fenestration should be reinstated.", In response, the
architect has stated " Whilst the enlargement of the lower level window
to create an entrance is not ideal in the sense that it further changes
the heritage fabric, the photo on p.29 of the HIA does suggest an entry
was originally in this location. Given this and that it makes logical
planning sense to present a door in the proposed location, it was
considered reasonable to make the further change to the building."
This is not an adequate response to the removal of heritage fabric,
particularly as no documentation or analysis by a heritage professional
has been provided to demonstrate "there are no prudent or feasible
alternatives” as is required by the Historic Heritage Code. This is just
the architect's own view.

s "Policy 8 - The retaining wall to the rear of the outbuilding is to be
retained" See postscript below.

¢ "Policy 9 - Any future works which may involve major interventions to
the interior may require further conservation planning input.” In
response, it has been acknowledge that internal work will involve the
stripout of current modern linings to the interior”. This is not an
adequate response to the removal of internal walls, of which no
documentation or analysis by a heritage professional has been
provided to demonstrate "there are no prudent or feasible
alternatives" as is required by the Historic Heritage Code.

A total of 7.6 metres of the retaining wall (c.1841) is proposed to be
demolished, leaving approximately 2.3 metres immediately adjacent to
the rear building, of which only 0.8 metre is visible, the remaining ie
hidden behind a lift shaft and exhaust column.

The author of the Praxis report notes that 'Elements associated with the
original ¢1830s form and detailing of the buildings and other site features
are of high significance.' and 'elements which are of high significance and
must be conserved with minimal or no modification’, proceeding to
describe the retaining wall as having high heritage significance. (see
report page 53) In this regard, the applicant's own advice is for the
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retention of the wall with minimal or no modification with the plans showing
more than minimal modification. In this respect, the application does not
satisfy E13.7.1 P1.

Postscript to assessment of demolition of wall:

An email received from the applicant has indicated that an additional 3.8
metres of the wall can be reconstructed to be visible in the stair well and
corridor and that a condition of permit would be acceptable. In response
to this proposition, this would be an acceptable condition should a permit
be issued. However, the matter of demolition associated with the rear
outbuilding/stables remains problematic and does not comply with the
applicant's own conservation policies.

Assessment of new work

The Historic Heritage Code of the Scheme states that the objectives of
‘Buildings and Works other than Demolition’ in the Historic Heritage Code
are:

To ensure that development at a heritage place is:

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

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

There are no acceptable solutions and therefore the proposal must be
assessed against E13.7.2, specifically:

Clause E13.7.2 P1 which states:

Development must not result in any of the following:

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

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

Clause E13.7.2 P2 which states:

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

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

(b) setback from frontage;

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

(d) using less dominant materials and colours.
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Clause E13.7.2 P3 which states:

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

Clauses E13.7.2 P4 which states:
Extensions to existing building must not detract from the historic cultural
heritage significance of the place.

Clauses P5 and P6 are not considered relevant.

As outlined above, the proposed works to the rear outbuilding/stables
involves demolition and new openings, removal of walls and insertion of a
spiral staircase with a new single storey 'link' addition. New works to this
building require conservation and interventions to the highest standard,
not to mention the further investigations to understand the building in the
first instance followed by appropriate sympathetic works. It is not
considered that the advice or input of a heritage professional has been
obtained to come to these conclusions and the resultant design solution.

The proposed new work when considered against E13.7.2 P1, P2, P3
and P4 involves a single storey addition to the north east elevation with an
entry space, equal access toilet and kitchen to serve the office within the
1840s rear outbuilding. In addition, there is a doorway to a stairwell down
to the basement and lower ground floor building. Immediately abutting the
single storey element is a two storey structure which is the entry to the car
lift and plant platform. See proposed drawings below. [Refer full report for
photos.]

The new single storey element is in close proximity to the c.1841
outbuilding, a building that, in spite of it being to the rear of the front house
has always faced outwardly to the north east in an open fashion due to its
function as stables and storage with the space in front, an area formed by
a retaining wall specifically to create level access.

The new building should be considered in its proximity to the c.1841
building and consideration of the overarching objectives of being
subservient and sympathetic to the historic cultural heritage values of the
place. Any new buildings should be sited to offer space to provide some
degree of physical separation, allowing unobscured views of the north
east elevation. By allowing a full and complete view of the structure rather
than enclosing it. It would then be seen as an early building, complete with
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its roof form, chimney, bulk and dimensions and clearly understood as a
traditional structure, as well as being part of a wider grouping of traditional
buildings along Macquarie Street through to the Molle Street intersection.
This single storey 'link' obscures the listed building, diminishing and
confusing its value as a separate building.

The rear part of the block on which the apartment block is sited, is an
ideal location for higher density of construction, however its success could
be better achieved with a greater physical separation from the historic
features, and responding to the historic buildings and topography
including the leveled area and retaining wall which dates to the 1830-40. If
the proposed apartment block, were to be set further downhill on the lower
side of the retaining wall, the proposal would be a far more acceptable
and appropriate outcome. For example, if the front edge of the car lift
were to align with the edge of the historic sandstone wall, the historic
features would be given more space and the new apartment would have a
more logical relationship to the level access area and the rear of the
houses.

As a compromise, a revised design to the entry to the ¢.1841 outbuilding,
utilising the space between it and the rear of the Macquarie Street space
would result in a more compatible design solution for a listed place and
result in less demolition. Exploration for the utilisation of the space to the
south east elevation (where early service structures were once located)
would be a logical solution. This is only one option of the proposal that
requires deeper and more considered professional heritage input and
approach.

If the applicant were in agreeance, it would be recommended that a
condition be prepared, should a permit be issued, that separates out or
removes the outbuilding/stables and the space between it and the car lift,
from the application until further fabric analysis has been done. In essence
the contentious part of the proposal is removed from the application for
further work, leading to a new and separate application for this work.
Working with Council Officers on the redesign to this part of the proposal
would be a cleaner approach.

If this were not acceptable, the proposed works to the ¢.1841 building
cannot be considered to satisfy E13.7.2 P1, P2, P3 and P4.

The proposed apartment building is set back from Macquarie Street with

its height (shown above) responds to and takes its cues from the adjacent
scale, height, massing to the adjacent property at 199 Macquarie Street,
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rather than from other adjacent buildings, in Molle Street and on the other
side of Collins Street. Previous suggestions to the applicant have been to
acknowledge the topography of the site that falls away down to the Hobart
Rivulet by creating a series of descending columns or steps, with a more
responsive form that reflects Hobart's undulating landscape. Some
modifications to the height and design have been taken on board.
However, as recommended by so many of the representations, the
removal of another floor would make the proposal more in compliance
with Policy 12 of the Heritage Report which states "The overall height of
any new building should ideally be lower than that of the roof peak of the
existing building, however greater height may be allowable if the setback
from the rear of the building is greater.” (p.70 Praxis report)

In addition, the subject property is located in a Place of Archaeological
Potential. Given excavation is proposed, clause E13.10.1 P1 applies and
states:

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

(a) the nature of the archaeclogical evidence, either known or predicted;
(b) measures proposed to investigate the archaeological evidence to
confirm predictive statements of potential;

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

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

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

The Praxis report identifies that a 1810 mill race crosses the rear of the
site. It was once ran parallel to the Hobart Rivulet serving one of Hobart's
early mills. The nature, depth and integrity of these remains are not known
and as recommended in Policy 15 that "Any excavation in the vicinity of
the location of the mill race is to be archaeclogically monitored and if any
significant remains are found these are to be managed in accordance
with industry standard.” In order to mitigate the impact of the proposed
excavation that will result in the expected archaeological remains, the
Praxis report outlines an approach for an Archaeological Method
Statement, including test trenching, excavation methodology and so on.
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It is recommended that should a permit be issued, a condition be included
that references the recommendations as outlined in the Praxis report.

Other discussion/assessment

Much has been made of pre-application advice. That is all that it is and it
should be noted that early consultation with Council Officers occurred in
June and July 2019 with the applicants heritage report lodged after that in
November 2019 and then relodged in June 2020 because of errors. No
assessment of the proposal against the relevant provisions of the Scheme
occurred within the early consultation period. This is done within the formal
assessment period, after advertising when, and if, representations are
received. As mentioned above 168 representations were received during
the advertising period in February 2021. It is a requirement of the Land
Use Planning and Appeals Act 1993 to consider matters raised in
representations.

Section 51 of LUPAA 1993 states:

(2) In determining an application for a permit, a planning authotity —....
(c) must take into consideration the matters set out in representations
relating to the application that were made during the period referred to in
section 57(5) ;

To reiterate, any early advice or conclusions, would not have considered
relevant matters raised within the representations. In regard to this one
representation raises the matter of non-compliance with E13.7.1 P1
noting specifically that the applicant must demonstrate all of the
subclauses (a) to (d) are satisfied - in particular that there are 'no prudent
and feasible alternatives'. As discussed above in relation to the works
within the rear building/stables no evidence has been submitted to
demonstrate 'that a further detailed analysis of the interior be undertaken
to guide any future development.' (as stated in the Praxis report)

Conclusion

In summary, it is concluded that the proposal does not satisfy E13.7.1 P1,
E13.7.2 P1, P2, P3 and P4.

Further professional heritage input is required to ensure the demolition
and new work does not further compromise or result in the further erosion
of heritage value of the ¢.1841 rear outbuilding. Conservation work of the
highest standard is required for this building.

If accepted by the applicant, it is recommended that the single storey
extension to the front of the c.1841 outbuilding as well as the internal
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works be removed from the application to enable further thorough
professional heritage analysis and design work to proceed. Council'
Officers would be willing to work with the applicant to achieve the best
possible outcome. This could be achieved by a condition of permit.

It is noted that the applicant has already agreed to a condition that retains
a further section of the ¢.1830-40 wall.

No heritage issues are raised in relation to the apartment building and as
such, that part of the application satisfies E13.7.2 P1, P2, P3 and P4.

The heritage values of the listed structures the ¢.1830-40 wall and rear
outbuilding would be better served by the proposed apartment building
being site below the ¢.1830-40 wall. The option to reduce the height of the
apartment block by one floor and to modify the design approach to
acknowledge the topography of the site by forming a series of descending
columns or steps has already been put to the applicant as a suggested
change.

ADDENDUM

Further to the above report, two conditions of approval could be imposed
to address concerns and ultimately the recommendation for refusal
outlined above.

A condition requiring the retention of an additional 3.8 metres of the
¢.1830-40 heritage wall. This would also require careful repair, rebuilding
and reconstruction using traditional techniques to retain its traditional
character and appearance.

An additional condition removing the works associated with the rear
outbuilding/stables which dated to ¢.1841 to enable further detailed
conservation analysis as described above is also recommended. A
further application would be required for the works.

These conditions would be as follows:

Condition HER s1:
This permit does not approve any demolition, building or works to the
rear outbuilding/stables.

Advice: It is understood that works to this building will form a separate

planning application after further consultation has occurred with
Council's Senior Cultural Heritage Officer
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Reason for condition

To protect the cultural heritage values of the site.

Condition HER s2:

A total of 6.3m of the heritage retaining wall adjacent to the rear
outbuilding/stables must be retained. This is a further 3.8m in addition

to what is shown on plan 112A03 issue N.

Any work to repair the wall must be undertaken by a suitably qualified
stonemason and must retain its historic character and appearance.

Reason for condition
To protect the cultural hetitage values of the site.

With the above conditions the proposal will satisfy the relevant clauses of
the Historic Heritage Code of the Scheme.

The proposal complies with the performance criteria subject to
conditions.

Existing Road Accesses and Junctions - E5.5.1 P3

6.14.1

6.14.2

6.14.3

6.14.4

The acceptable solution at clause E5.5.1 A3 requires the traffic
movements to and from the site, to not increase by more than 20% or 40
vehicle movements, whichever is the greater.

The proposal includes development that will result in more than 20% and
40 vehicle movements to and from the site per day.

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

The performance criterion at clause E5.5.1 P3 provides as follows:
Any increase in vehicle traffic at an existing access or junction in an
area subject to a speed limit of 60km/h or less, must be safe and not
unreasonably impact on the efficiency of the road, having regard to:
(a) the increase in traffic caused by the use;

(b) the nature of the traffic generated by the use;
(c) the nature and efficiency of the access or the junction;
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(d) the nature and category of the road;

(e) the speed limit and traffic flow of the road;

(f) any alternative access to a road;

(g) the need for the use;

(h) any traffic impact assessment; and

(i) any written advice received from the road authority.

Council's Senior Development Engineer has assessed the proposal and
provided the following comment:

(a) the increase in traffic caused by the use;

Response: The increased traffic generated by the proposed development
is likely to be 100 plus vehicles per day when all units are fully developed
and occupied.

(b) the nature of the traffic generated by the use;

Response: All traffic generated by the proposed development will be
residential in nature.

(c) the nature and efficiency of the access or the junction;

Response: (Initially) the information provided on the operation of the site
as a whole is unsatisfactory and can not be supported. The Amended TIA
was also deemed unsatisfactory and was not supported.

Now supported with sufficient supporting detail provided by Howarth
Fisher and Associates.The peer review of Milan Prodanovic's TIA,
provided a much higher level of detail to support the assessment
including:

¢ The sights traffic generation with supporting data.

* Directional split into and out of the development with supporting
surveys.

* Directional split and queueing sensitivity testing

* Reference to queueing theory equations.

e AM and PM peak rates provided

(d) the nature and category of the road;

Response: Major arterial road.
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(e) the speed limit and traffic flow of the road:;

Response: The general urban speed limit of 50-km/h applies to
Macguarie Street.

(f) any alternative access to a road;

Response: No alternative access is possible for the proposed
development.

(g) the need for the use;

Response: The need for the use has not been assessed and is this
report.

(h) any traffic impact assessment;

Response: Traffic Impact Assessment and amended Traffic Impact
Assessment was submitted and deemed unsatisfactory. Now supported
with sufficient supporting detail provided by Howarth Fisher and
Associates

(i) any written advice received from the road authority.

- No written advice was requested by the road authority (Council) relating
to the access.

Detail on lift operation was minimal. Traffic increase may be higher.

6.14.6 Based on all the documentation submitted, including the TIA peer review
by Howarth Fisher, the proposal complies with the performance criterion.

Sight Distance at Access and Junctions - E5.6.4 P1
6.15.1 The acceptable solution at clause E5.6.4 A1 requires sight distances at
an access or junction to be in accordance with the Safe Intersection Sign

Distances shown in Table E5.1.

6.15.2 The proposal includes sight distances which will not comply with the Table
E5.1 distances on the occasions when cars are parked on the street.

6.15.3 The proposal does not comply with the acceptable solution; therefore
assessment against the performance criterion is relied on.
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The performance criterion at clause E5.6.4 P1 provides as follows:

The design, layout and location of an access, junction or raifl 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.

Council's Senior Development Engineer has assessed the proposal and
provided the following comment:

(a) the nature and frequency of the traffic generated by the use;
Response: All traffic generated by the proposed development will be
residential in nature. This is compatible with the existing traffic utilising
Macguarie Street near the subject site. The increased traffic generated
by the proposed development is likely to be 20 vehicles per day when all
units are fully developed and occupied.

(b) the frequency of use of the road or rail network;

Response: Macquarie Street is a major arterial road.

(c) any alternative access;

Response: No alternative access is possible for the proposed
development.

(d) the need for the access, junction or level crossing;
Response: The need for the use has not been assessed and is this report.
(e) any traffic impact assessment;

Response: Traffic Impact Statement was submitted. Sight distance was
not geometrically confirmed in report and there fore most be treated as a
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discretion, but can be supported due to the width and similarity to the
existing access.

(f) any measures to improve or maintain sight distance; and
Response: Not enough detail to assess.
(g) any written advice received from the road or rail authority.

Response: 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 the lack of geometric proof of sight lines being submitted.
However after the Senior Development Engineer carried out a site
inspection the development may therefore be accepted under
Performance Criteria P1:E5.6.4 of the Planning Scheme.

The proposal complies with the performance criterion.

Number of Onsite Carparking Spaces E6.6.1 P1

6.16.1

6.16.2

6.16.3

6.16.4

The acceptable solution at clause E6.6.1 requires 55 car parking spaces
on site.

The proposal includes 50 on site car parking spaces.

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

The performance criterion at clause E6.6.1 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;

(f) any reduction in car parking demand due to the sharing of car parking
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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;

(/) 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.

Council's Senior Development Engineer has assessed the proposal and
commented as follows:

(a) car parking demand;

Response: The empirical parking assessment indicates that the provision
of 50 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;

Response: There is a relatively littles supply of on-street parking in the
surrounding road network. Much of the available parking is in the form of
time-restricted parking on Macquarie street, with authorised residents
excepted. Department of State Growth has no obligation to provide
parking along Macquarie Street in the long term and may be subject to
change |leaving residents with little alternative for visitor parking.

Supported with visitor parking not depending on the use of Macquarie
Street.
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(c) the availability and frequency of public transport within a 400m walking
distance of the site;

Response: Metro Tasmania operate regular bus services within 400
metres of the subject site.

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

Response: 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;

Response: No alternative parking provision is available.

(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;

Response: Not applicable.

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

Response: 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;

Response: 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;

Response: Not applicable.

(j) any verified prior payment of a financial contribution in lieu of parking
for the land;
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Response: Not applicable.
(k) any relevant parking plan for the area adopted by Council;
Response: Not applicable.

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

Response: Not applicable.

(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.

Response: No impact.

Based on all the documentation submitted, including the TIA peer review
by Howarth Fisher, the proposal complies with the performance criterion.

Design Vehicle Access - E6.7.2 P1

6.16.1

6.16.2

6.16.3

6.16.4

The acceptable solution at clause E6.7.2 a1 requires the design of vehicle
access points to be in accordance with the relevant Australian Standard.

The proposal does not meet the relevant Australian Standard due to sight
lines.

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

The performance criterion at clause E6.7.2 P1 provides as follows:

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

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

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

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

(d) ease of accessibility and recognition for users.
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Council's Senior Development Engineer has assessed the proposal and
commented as follows:

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

Response: Acceptable, submitted documentation received from Howarth
Fisher and Associates demonstrating that safe access is possible subject
to conditions.

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

Response: 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

Response: 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.

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

Based on all the documentation submitted, including the TIA peer review
by Howarth Fisher, the proposal complies with the performance criterion.

Planning approval is sought for Partial Demolition, Alterations, Partial Change of
Use to Office and Two Multiple Dwellings, New Building for 45 Multiple Dwellings,
Signage, and Associated Works at 201 Macquarie Street. Associated services
works are proposed on 199 Macquarie Street, 49 Molle St, and within the adjacent
Hobart Rivulet.
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The application was advertised and received 170 representations. Of those, 168
were opposed to the proposal, and two were in support. The objections to the
proposal raised concerns with respect to the following issues: traffic, the design of
the proposed building, the residential amenity of the future occupants of the
building, the amenity of other properties, the proposed use of the building, heritage
impacts, and servicing. By way of response, in relation to:

Traffic: Council's engineering staff have considered the proposal's traffic
impacts in detail. There was considerable ongoing discussion between
Council's Senior Development Engineer and the applicant's traffic expert in
relation to, in particular, the potential impact of vehicular lifts on Macquarie
Street. This led to the submitted TIA being peer reviewed by Howarth Fisher.
The additional level of detail provided in the peer review provided comfort that
the proposal would not have an unacceptable impact on Macquarie St. The
peer review of the TIA is provided as an attachment to this report. As such, and
on balance, they are of the view that the proposal complies with the relevant
performance criteria, subject to conditions.

Building design: the proposal is discretionary with respect to its height. This
aspect of the proposal has been comprehensively assessed above in section 6
of the report. It is concluded that the building height of the proposal satisfies the
relevant performance criteria.

Amenity of occupants: The only discretion invoked by the proposal with respect
to this issue is the orientation of the habitable room windows. This discretion is
assessed above under section 6 of the report, and noting the constraints of the
site and its topography, it is concluded that the proposal satisfies the relevant
performance criteria.

Amenity of other properties: The site is in the Urban Mixed Use zone, and no
discretions are invoked with respect to the amenity of other properties. As such,
any impacts that the proposal may have are considered by the planning
scheme to not be unreasonable in this location.

Proposed use: The proposed use is residential. If another use was proposed,
this would need to be the subject of a separate planning application. Note that
in the Urban Mixed Use zone visitor accommodation is a discretionary use if it
is on the same site as a dwelling.

Heritage: The Council's Senior Cultural Heritage Officer has assessed the
proposal as complying with the relevant performance criteria, subject to
conditions including that no works to the existing heritage outbuilding/stables
are approved as part of this application.

Servicing: Council engineering staff have assessed the proposing servicing
arrangements of the site, and are satisfied that they meet the relevant
performance criteria, subject to conditions.
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The proposal was considered by the Urban Design Advisory Panel at its meeting
of 16 February 2021. The Panel's minutes are provided as an attachment to this
report. The Panel commented as follows:

The development was presented to the Panel during a pre-application
meeting on 20 August 2019. The Panel's comments at that meeting were
around the connection with the rivulet, form and bulk of the building and
how to integrate landscaping into the design. The Panel understand there
are constraints around the site but would have liked to have seen more
changes to the design with regards to their feedback.

There were concerns around the height and massing of the building and
whether it provides a positive contribution to the townscape and streetscape
of its setting.

The proposal sought to provide a transition in building height between 199
Macquarie Street and 212 Collins Street. The Panel is of the opinion the
new building does not provide an acceptable transition between the height
and form of the two existing buildings. The new building has a common
height to the main building height of 199 Macquarie Street. Whilst the
application had used the roof top plant room on 199 Macquarie Street to
suggest a height transition, the inset location of the existing plant room
results in the dominant building height of 199 Macquarie Street being the
perimeter height, especially when viewed from the lower level of Collins
Street. The Panel also noted whilst the seven-storey height of 212 Collins
Street had been referred in the application, 212 Collins street incorporates
a varied height building form, which steps down especially adjacent to the
existing building at 210 Collins Street. The Panel noted the more
appropriate height to evidence a transition to would be the lower height of
212 Collins Street immediately adjacent 210 Collins Street. Building in
such a plane would likely have the effect of reducing the height at the rivulet
end of the site by several storeys — possibly two or three.

The Panel noted the proposal had incorporated a design change to the
uppermost level at the rivulet end, to assist in the reading of the transition in
height through the new development. Analysis from different vantage
points, especially Collins Street, lead the Panel to determine this was a
welcome design consideration but was insufficient to address the Panel’s
concerns with the overall height of the proposal.

There was a lot of deliberation from the Panel on the building being buift

right up to the edge of the rivulet. There is a feeling that the rear of the
building is not compatible with the transition within the streetscape of
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Collins Street and it loses the connection with the rivulet. Consistent with
the Panel’s comments from the pre-application meeting, it was also
discussed whether the building should step down towards the rivulet and
whether there is further opportunity to open up the apartments to allow more
sun into the apartments and improve the amenity of the building.

Fronting Macquarie Street is an existing heritage building and the bulk of
the development is formed at the rear of this building and the development
is quite a solid form. This forms the entrance to the apartments and whilst
the Panel accepted the proposal for the new building to be a recessive
backdrop to the heritage building, there was the feeling that it is not
welcoming and further work could be completed on activating this space.
The Panel noted the importance of considering the Macquarie Street
streetscape as a series of layered experiences and felt further planting
opportunities would be beneficial in enhancing the heritage building and
the streetscape experience on approach to the new building.

The Panel also felt that there could be a greater integration with the design
between the Heritage cottage and the rear development.

Overall, the Panel recognised the Macquarie Street fagade of the new
building had been reduced since the pre-application meeting, due to the
removal of the roof terrace in the earlier proposal and were satisfied the
height and bulk of the Macquarie Street fagade and its impact on the
streetscape.

Concern was raised regarding the minimal side and rear boundary
setbacks, the limited opportunities for landscaping and the potential for
significant loss of amenity to apartments arising from future adjacent
development.

The Panel did not see sufficient evidence for the proposed fransition in
building height and bulk within the precinct, as suggested by the applicants,
and were disappointed the comments of the pre-application meeting had
not been sufficiently investigated in the presentation of alternate urban
design strategies. The Panel recognised this project presents
considerable challenges in developing an infill site with large topographic
differences, but were not satisfied this project demonstrates a strong lead
for future similar development in the area. Accordingly it is the Panel’s
advice that the height of the proposed development, particularly for
approximately the rear half of the site, does not satisfy the City of Hobart
Planning Scheme performance criteria to provide an acceptable transition
in heights of adjoining buildings within the streetblock.
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The proposal has been assessed against the relevant provisions of the planning
scheme and is considered to perform well.

The proposal has been assessed by other Council officers, including the Council's
Development Engineer, Cultural Heritage Officer, Stormwater Engineer,
Environmental Development Planner, Senior Environmental Health Officer, Parks
Planner, Roads Engineer, and Traffic Engineer. The officers have raised no
objection to the proposal, subject to conditions.

The proposal is recommended for approval.

Conclusion

8.1

The proposed Partial Demolition, Alterations, Partial Change of Use to Office and
Two Multiple Dwellings, New Building for 45 Multiple Dwellings, Signage and
Associated Work at 201 Macquarie Street, 199 Macquarie Street, 49 Molle Street,
and Adjacent Rivulet, Hobart, satisfies the relevant provisions of the Hobart Interim
Planning Scheme 2015, and as such is recommended for approval.
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9. Recommendations
That: Pursuant to the Hobart Interim Planning Scheme 2015, the Council approve the

application for Partial Demolition, Alterations, Partial Change of Use to Office
and Two Multiple Dwellings, New Building for 45 Multiple Dwellings, Signage and
Associated Work at 201 Macquarie Street, 199 Macquarie Street, 49 Molle
Street, and Adjacent Rivulet, 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-19-768 - 201 MACQUARIE
STREET HOBART TAS 7000 - Final Planning 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 2019/01665-HCC dated 7 July 2020 as attached to the permit.

Reason for condition

To clarify the scope of the permit.

PLN 15a

A demolition waste management plan must be implemented throughout
demolition. The demolition waste management plan must include provisions
for the handling, transport and disposal of demolition material, including any
contaminated waste and recycling opportunities, to satisfy the above
requirement.

Advice:

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

Reason for condition

To ensure that solid waste management from the site meets the Council's
requirements and standards

PLN s1
The palette of exterior colours and materials must be provided.

Prior to the issue of any approval under the Building Act 2016 (excluding for
demolition, excavation and works up to the ground floor slab), revised plans,
and montages and samples where appropriate, must be submitted and
approved as a Condition Endorsement to the satisfaction of the Director City
Planning showing exterior colours and materials in accordance with the above
requirement.

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

Advice: This condition requires further infarmation to be submilted as a Condition
Endorsement. Refer to the Condition Endorsement advice at the end of this permit.

Reason for condition
In the interest of the streetscape and townscape values of the surrounding area.
PLN s2

A landscape plan must be prepared by a suitably qualified landscape
designer.

Prior to the issue of any approval under the Building Act 2016 (excluding for
demolition, excavation and works up to the ground floor slab), revised plans
must be submitted and approved as a Condition Endorsement to the
satisfaction of the Director City Planning in accordance with the above
requirement.

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

approved revised plans. Prior to occupancy, confirmation from the landscape
architect who prepared the approved landscaping plan (or another suitably
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qualified landscape designer) that the all landscaping works required by this
condition have been implemented, must be submitted to the satisfaction of the
Directory City Planning.

Advice:

. This condition requires further information to be submitted as a Condlition
Endorsement. Refer to the Condition Endorsement advice at the end of this
permit.

. The applicant is encouraged to consider introducing more landscaping into
the design, including along the perimeter of the site, and with plants in the the
ground not just in planters.

Reason for condition

In the interest of the amenity of the spaces, streetscape and townscape values of the
surrounding area.

ENG 12

A construction waste management plan must be implemented throughout
construction.

A construction waste management plan must be submitted and approved as a
Condition Endorsement, prior to commencement of work on the site. The
construction waste management plan must include:

¢  Provisions for commercial waste services for the handling, storage,
transport and disposal of post-construction solid waste and recycle
bins from the development; and

. Provisions for the handling, transport and disposal of demolition
material, including any contaminated waste and recycling opportunities,

to satisfy the above requirement.

All work required by this condition must be undertaken in accordance with the
approved construction waste management plan.

Advice:

. This condition requires further information to be submitted as a Condition
Endorsement. Refer to the Condition Endorsement advice at the end of this

permit.
* [tis recommended that the developer liaise with the Council’s Cleansing and
Solid Waste Unit regarding reducing, reusing and recycling materials
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associated with demolition on the site to minimise solid waste being directed
to landfill. Further information can also be found on the Council’s website.

Reason for condition

To ensure that solid waste management from the site meets the Council's
requirements and standards.

ENG sw2.2

A post-construction CCTV recording of the Council’'s stormwater main
within/adjacent to the proposed development, along with photos of any
existing drainage structures connected to or modified as part of the
development, must be submitted to Council upon completion of work.

The post-construction CCTV recording and photos will be relied upon to
establish the extent of any damage caused to Council’'s stormwater
infrastructure during construction. If the owner/developer fails to provide
Council with pre-construction CCTV then any damage to Council’'s
infrastructure identified in the post-construction CCTV will be deemed to be
the responsibility of the owner.

Reason for condition

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

ENG sw3

The proposed development must be designed to ensure the protection and
access to the Council’s stormwater main.

A detailed design must be submitted and approved as a Condition
Endorsement prior to the issuing of any approval under the Building Act 2016
or commencement of works (which ever occurs first). The detailed design
must:

1. Demonstrate how the design will ensure the protection and provide
access to the Council’s stormwater main

All work required by this condition must be undertaken in accordance with the
approved detailed design.
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Advice: This condition requires further information to be submitted as a Condition
Endorsement. Refer to the Condition Endorsement advice at the end of this permit.

Reason for condition
To ensure the protection of the Council's hydraulic infrastructure.
ENG sw5

The existing stormwater main (DN225) must be redesigned to new alignment
and constructed prior to the commencement of the use.

Engineering drawings must be submitted and approved as a Condition
Endorsement, prior to the issuing of any approval under the Building Act 2016
or commencement of works (which ever occurs first). The engineering
drawings must:

1.  Be certified by a qualified and experienced civil engineer;
2. Include a plan and long-section of the proposed stormwater main; and
3. Include the associated calculations and catchment area plans. These

should include, but not be limited to, connections, flows, velocities,
clearances, cover, gradients, sizing, material, pipe class, easements and
inspection openings

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

Advice: This condition requires further information to be submitted as a Condition
Endorsement. Refer to the Condition Endorsement advice at the end of this permit.

Reason for condition

To ensure Council’'s hydraulic infrastructure meets acceptable standards.

ENG swb6

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
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approved as a Condition Endorsement prior to the commencement of work.
The design drawings and calculations must;

1.  prepared by a suitably qualified person; and
2. include long section(s)/levels, grades and material to the point of
discharge.

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

Advice: This condition requires further information to be submitted as a Condition
Endorsement. Refer to the Condition Endorsement advice at the end of this permit.

Reason for condition

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

SW7

Prior to occupancy or the commencement of the use (whichever occurs first),
any new stormwater connection must be constructed and existing redundant
connection(s) be abandoned and sealed at the owner’s expense.

Prior to the issuing of any approval under the Building Act 2016 or
commencement of works (whichever occurs first), detailed engineering
drawings must be submitted via the City of Hobart’s online request form which
is available on its website and approved. The detailed engineering drawings
must include:

1.  the location of the proposed connections and all existing connections;

2. the size and design of the connection such that it is appropriate to
safely service the development;

3. long-sections of the proposed connection clearly showing clearances
from any nearby services, cover, size, material and delineation of public
and private infrastructure;

4. connections which are free-flowing gravity driven;

5. any connections to watercourse must demonstrate adequate erosion
and scour control and minimise hydraulic intrusion. The cross-sections
must clearly show the top of bank and invert of watercourse.

All work required by this condition must be undertaken in accordance with the
approved detailed engineering drawings. The approved stormwater
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connection documents must be included in your plumbing permit application
document set and listed in accompanying forms.

sSwsa

All stormwater runoff from impervious surfaces within the site must be treated
and discharged from the site using Water Sensitive Urban Design principles to
achieve stormwater quality and quantity targets in accordance with the State
Stormwater Strategy 2010.

Detailed engineering designs accompanied with a report on all stormwater
design parameters and assumptions or a model using industry accepted
proprietary software, such as MUSIC, must be submitted and approved as a
Condition Endorsement prior to the issue of any approval under the Building
Act 2016 or the commencement of work on the site (whichever occurs first).

A maintenance management schedule must also be submitted and the facility
must be maintained in accordance with this schedule.

Advice: This condition requires further information to be submitted as a Condition
Endorsement. Refer to the Condition Endorsement advice at the end of this permit.

ENG 13

All garbage collection associated with the development must occur wholly
within the site. On-street garbage collection by private contractors within the
Macquarie Street Highway Reservation is not approved.

Reason for condition

To ensure the safety of vehicles entering and leaving the development and the safety
and access around the development site for the general public and adjacent
businesses.

ENG tr1

Traffic management within the access driveway, circulation roadway and
parking module (parking spaces and aisles) must be installed prior to the first
occupation.

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

must be submitted and approved as a Condition Endorsement, prior to the
issue of any approval under the Building Act 2016. The design drawing(s) must
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be prepared by a suitably qualified person and include (but not be limited to):

1.  Signage indicating that the car parking area is a private car park.

2.  Delineation of pedestrian pathways along the shared vehicular
circulation roadway.

3. Pedestrian safety bollards for egress to/from lifts and doorways.

4.  Physical separation including hand rails of pedestrian pathways along
the shared vehicular circulation roadway.

5. That the access driveway queuing areas are to be clearly line marked in
accordance with the Traffic Impact Assessment documentation received
by the Council on the 12th April 2021.

6. That the access driveway queuing areas must provide adequate space
to accommodate at least two vehicles when entering from Macquarie
Street in accordance with the Traffic Impact Assessment documentation
received by the Council on the 12th April 2021.

7. Line marking or alternate easily identifiable traffic control devices clearly
identifying entry and exit lanes.

8. Warning devices on the approaches to the service lift doors on all levels
of the car park advising drivers that they may encounter a pedestrian at
the lift.

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

Advice: This condition requires further information to be submitted as a Condition
Endorsement. Refer to the Condition Endorsement advice at the end of this permit.

Reason for condition
In the interests of user safety and the amenity of the occupiers of the development.
ENG tr2

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

The construction traffic (including cars, public transport vehicles, service
vehicles, pedestrians and cyclists) and parking management plan must be
submitted and approved as a Condition Endorsement, prior to
commencement work (including demolition). The construction traffic and
parking management plan must:

1. Be prepared by a suitably qualified person.

Page: 73 of 89



Item No. 7.1.1

Agenda (Open Portion) Page 107
City Planning Committee Meeting - 15/6/2021 ATTACHMENT A
2. Include a communications plan to advise the wider community of the
traffic and parking impacts during construction.
3. Include a start date and finish dates of various stages of works.
4. Include times that trucks and other traffic associated with the works will

be allowed to operate.

All work required by this condition must be undertaken in accordance with the
approved construction traffic and parking management plan.

Advice: This condition requires further information to be submitted as a Condition
Endorsement. Refer to the Condition Endorsement advice at the end of this permit.

Reason for condition

To ensure the safety of vehicles entering and leaving the development and the safety
and access around the development site for the general public and adjacent
businesses.

ENG 2a

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

Advice:

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

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

Reason for condition

To ensure the safety of users of the access driveway and parking module and
compliance with the standard.
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ENG 3a

The access driveway, circulation roadways, ramps and parking module
(parking spaces, aisles and manoeuvring area) must be designed and
constructed in accordance with Australian Standard AS/NZ252890.1:2004
(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 desighers consider the detailed design of the access and
parking module prior to finalising the Finished Floor Level (FFL) of the
parking spaces (especially if located within a garage incorporated into the
dwelling), as failure to do so may result in difficulty complying with this
condition.

Reason for condition

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

ENG 3b

The access driveway, circulation roadways, ramps and parking module
(parking spaces, aisles and manoeuvring area) design must be submitted and
approved as a Condition Endorsement, prior to the issuing of any approval
under the Building Act 2016.

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

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

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

3.  Where the design deviates from AS/NZ252890.1:2004 the designer must
demonstrate that the design will provide a safe and efficient access, and
enable safe, easy and efficient use, and

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

Advice:

. This condition requires further information to be submitted as a Condition
Endorsement. Refer to the Condition Endorsement advice at the end of this
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permit.
. It is advised that designers consider the detailed design of the access and

parking module prior to finalising the Finished Floor Level (FFL) of the
parking spaces (especially if located within a garage incorporated into the
dwelling), as failure to do so may result in difficulty complying with this
condition.

Reason for condition

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

ENG 3c

The access driveway, circulation roadways, ramps and parking module
(parking spaces, aisles and manoeuvring area) must be constructed in
accordance with the design drawings approved by Condition ENG 3b of PLN-
19-768 .

Prior to the first occupation or commencement of use, documentation by a
suitably qualified engineer certifying that the access driveway and parking
module has been constructed in accordance with the above drawings must be
lodged with Council.

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

Reason for condition

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

ENG 4

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

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

ENG 5

The number of car / motorbike / bicycle parking spaces approved on the site
is:

. Fifty (50) car parking spaces
. Eight (8) bicycle parking spaces
. Four (4) motorcycle parking spaces

All parking spaces must be delineated by means of white or yellow lines 80mm
to 100mm wide, or white or yellow pavement markers in accordance with
Australian Standards AS/NZS 2890.1 2004, prior to first occupation /
commencement of use.

Reason for condition

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

ENG 5b

The access driveway queuing areas must be clearly line marked in
accordance with the Traffic Impact Assessment documentation received by
the Council on the 12th April 2021.

Prior to the commencement of use, documentation by a suitably qualified
engineer certifying that the access driveway and parking module has been
constructed in accordance with the above drawings must be lodged with
Council.

Advice:

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

Reason for condition

To ensure the safety of users of the access and queueing area into the development
has sufficient capacity to hold two vehicles.

Page: 77 of 89



Item No. 7.1.1

Agenda (Open Portion) Page 111
City Planning Committee Meeting - 15/6/2021 ATTACHMENT A

ENG 8

The use of the car parking spaces approved by this permit is restricted to
residential, domestic associated with operations within the site.

A sign, approved by Council, and in accordance with Australian Standards
ASINZS1742.11:2016, must be erected at the entry of the parking access to
indicate the parking area is for residents only prior to first occupation.

Reason for condition

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

ENG 9

All car parking spaces for people with disabilities must be delineated to
Australian/NZS Standard, Parking facilities Part 6: Off-street parking for people
with disabilities AS/NZS 2890.6: 2009, prior to the commencement of the use.
Reason for condition

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

ENG 12

Parking, access and turning areas must be generally designed and
constructed in accordance with the Australian Standard Parking facilities, Part
1: Off-Street Carparking, AS 2890.1 — 2004, prior to the first occupation.

Design drawings must be submitted and approved as a Condition
Endorsement, prior to commencement of work. The amended design
drawings must show dimensions, levels & gradients, transitions and other

details as necessary to satisfy the above requirement.

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

Advice: This condition requires further information to be submitted as a Condition
Endorsement. Refer to the Condition Endorsement advice at the end of this permit.

Reason for condition

To ensure that the access and parking layout for the development is to accepted
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standards.
ENG 1

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

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

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

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

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

Reason for condition

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

ENG s1

Testing and commissioning certificates or equivalent supporting
documentation relating to the vehicle lifts and traffic/queuing control
devices must be submitted and approved as a Condition Endorsement, prior
to the commencement of use.

The documentation must:

Be prepared by a suitably qualified person.

2. Demonstrate any that traffic/queueing control devices within the
property boundary have been installed and tested and will operate to
the manufacturer’s specifications and all relevant Australian Standards.
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3. Demonstrate that the vehicle lifts have been installed and tested and will
operate to the manufacturer’s specifications received by council on the
12th April 2021 and all relevant Australian Standards.

4. Provide for emergency breakdown plans and contingency options,
including the change of any traffic/queueing operation, required in the
event the vehicle lifts become temporarily disabled or non-operational.

Advice: This condition requires further information to be submitted as a Condition
Endorsement. Refer to the Condition Endorsement advice at the end of this permit.

Reason for condition

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

ENG s2

The vehicle lifts and traffic/queueing control devices must be maintained so as
to operate to the standard and specification identified in the relevant
documentation submitted, approved and referred to by condition ENG s1 for
the life of the building.

If, in the opinion of a suitably qualified person, the vehicle lifts and/or
traffic/queueing control devices are no longer able to be maintained so as to
operate to the approved standard and specification (end of service life), they
must be replaced with devices which are able to perform to the equivalent
standard and specification identified in the relevant documentation submitted,
approved and referred to by condition ENG s1 within 14 days.

If the vehicle lifts and/or traffic/queuing control devices are replaced in
accordance with the above, revised documentation must be submitted in
accordance with the requirements of condition ENG s1.

Reason for condition

To ensure the continued use of the access and parking modules for the life of the unit
complex without causing the loss of amenity to the users of the access and road users

of Macquarie Street.

ENV 8

All recommendations in section 8 of the Geotechnical Assessment report by
Geo-Environmental Solutions P/L dated July 2020 must be implemented
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including:

. pad footings are to be used to the south of the site, where slightly
weathered dolerite bedrock is expected at the base of excavations. To
the north of the site, where the quaternary alluvial deposits are
encountered to 15.9 m AHD, bored pile foundations are recommended
to place footings into the underlying weathered dolerite;

*  cuttings onsite must be supported; and

* an Engineering Geologist must observe foundation excavations during
construction to ensure that founding conditions are consistent with
those on which the desigh recommendations are based.

Reason for condition

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

ENV 2

Sediment and erosion control measures, in accordance with an approved soil
and water management plan (SWMP), must be installed prior to the
commencement of work and maintained until such time as all disturbed areas
have been stabilised and/or restored or sealed to the Council’s satisfaction.

A SWMP must be submitted as a Condition Endorsement prior to the issue of
any approval under the Building Act 2016 or the commencement of work,
whichever occurs first. The SWMP must be prepared in accordance with the
Soil and Water Management on Building and Construction Sites fact sheets

(Derwent Estuary Program, 2008), available here.

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

Advice: This condition requires further information to be submilted as a Condition
Endorsement. Refer to the Condition Endorsement advice at the end of this permit.

Reason for Condition

To avoid the pollution and sedimentation of roads, drains and natural watercourses
that could be caused by erosion and runoff from the development.

HER 6

All onsite excavation and disturbance in the areas identified in the Praxis
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Environment report (Conservation Management Policy, Statement of
Archaeological Potential and Development Impact Assessment) (dated Feb
2019) and shown as red (see figure 1.8.9 p.68) must be monitored and
excavated in accordance with the recommendations of the above report (item
15 p.89 and section 2.2 pp.75-80.) Should any features or deposits of an
archaeological nature be discovered on the site during excavation or
disturbance:

1. All excavation and/or disturbance must stop immediately; and

2. A qualified archaeologist must be engaged to provide advice and
assessment of the features and/or deposits discovered and make
recommendations on further excavation and/or disturbance; and

3. All and any recommendations made by the archaeologist engaged in
accordance with 2. above must be complied with in full; and

4. All features and/or deposits discovered and excavated must be reported to
Council with 1 day and prior to the conclusion of the excavation; and

5. A qualified archaeologist must also undertake an audit of bulk
archaeological materials such as worked sandstone blocks, 19th century
bricks or cobblestones suitable for reuse. Refer also condition HER s3.

6. A copy of the archaeologist’'s advice, assessment and recommendations
obtained in accordance with 2. 3. and 5. above must be provided to Council
within 60 days of receipt of the advice, assessment and recommendations and
prior to the issue of any approval under the Building Act 2016 (excluding
demolition).

Excavation and/or disturbance must not recommence until approval is granted
from the Council.

Reason for condition

To ensure that work is planned and implemented in a manner that seeks to
understand, retain, protect, preserve and manage significant archaeological evidence

HER 7

All artefacts of high interpretative value and/or rare or otherwise significant as
determined by the qualified archaeologist engaged in accordance with
Condition HER 6 must be incorporated into an on site interpretation and
history.

An interpretation plan must be prepared and submitted and approved as a
Condition Endorsement, prior to occupation.
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. The on-site interpretation must be:

. in accordance with the approved interpretation plan,

. incorporate the artefacts described above,

* located in a publicly accessible space,

* and completed prior to the issues of a certificate of occupancy.

Advice: This condition requires further information to be submitted as a Condition
Endorsement. Refer to the Condition Endorsement advice at the end of this permit.

Reason for condition
To ensure that there is public benefit from archaeological investigations.
HER s1

This permit does not approve any demolition, building or works to the rear
outbhuilding/stables.

Advice: It is understood that works to this building will form a separate planning
application after further consultation has occurred with Council’'s Senior Cultural
Heritage Officer

Reason for condition

To protect the cultural heritage values of the site.

HER s2

A total of 6.3m of the heritage retaining wall adjacent to the rear
outbuilding/stables must be retained. This is a further 3.8m in addition to what
is shown on plan 112A03 issue N. Any work to repair the wall must be
undertaken by a suitably qualified stonemason and must retain its historic
character and appearance.

Reason for condition

To protect the cultural heritage values of the site.

HER s3

The audit report prepared in accordance with condition HER 6, must be

submitted and approved as a Condition Endorsement prior to the issue of any
approval under the Building Act 2016. The audit report must demonstrate how
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the finds described in HER 6 (humber 5.) are to be incorporated into the
development in landscaping, vertical or horizontal surfaces or other designed
or decorative features. Revised plans must be submitted and approved as part
of the Condition Endorsement showing the recommendations of the audit
report in accordance with the above requirement.

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

Advice: This condition requires further information to be submitted as a Condition
Endorsement. Refer to the Condition Endorsement advice at the end of this permit.

Reason for condition

To ensure that archaeological evidence is retained, protected and preserved or
otherwise appropriately managed.

ENVHE 1

Recommendations in the report Environmental Site Assessment 201
Macquarie Street, Hobart (dated August 2019) by Geo-Environmental Solutions
must be implemented for the duration of the development. Specifically:

1.  As manganese exceeded Level 2 Material classification in two samples it
is recommended that all soil excavated from the site is stockpiled,
sampled by a suitably qualified and experienced environmental
consultant and results compared against IB105 guideline limits; and

2. If deemed necessary, it is to be transported to a Level 2 waster facility
(Copping). A permit to transport the waste (obtained through the EPA)
will be required.

Reason for condition

To ensure that excavated contaminated soils are managed in an approved and safe
manner that negates potential harm to the environment.

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.
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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

If any condition requires that further documents are submitted and approved, you will
need to submit the relevant documentation to satisfy the condition via the Condition
Endorsement Submission on Council's online services e-planning portal. Detailed
instructions can be found here.

A fee of 2% of the value of the works for new public assets (stormwater infrastructure,
roads and related assets) will apply for the condition endorsement application.

Once approved, the Council will respond to you via email that the condition has been
endorsed (satisfied).

Where building approval is also required, it is recommended that documentation for
condition endorsement be submitted well before submitting documentation for building
approval. Failure to address condition endorsement requirements prior to submitting
for building approval may result in unexpected delays.

BUILDING PERMIT

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

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

PLUMBING PERMIT

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

OCCUPATION OF THE PUBLIC HIGHWAY
You may require a permit for the occupation of the public highway for construction or
special event (e.q. placement of skip bin, crane, scissor lift etc). Click here for more

information.

You may require an occupational license for structures in the Hobart City Council
highway reservation, in accordance with conditions to be established by the Council.
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Click here for more information.

You may require a road closure permit for construction or special event. 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.

GENERAL EXEMPTION (TEMPORARY) PARKING PERMITS

You may qualify for a General Exemption permit for construction vehicles i.e.
residential or meter parking/loading zones. 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.

STRUCTURES CLOSE TO COUNCILS' STORMWATER MAIN

The design of structures (including footings) must provide protection for the Council’s
infrastructure. For information regarding appropriate designs please contact the
Council's City Amenity Division. You may need the General Manager's consent under
section 13 of the Urban Drainage Ace 2013 and consent under section 73 or 74 of the
Building Act 2016.

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.

CBD AND HIGH VOLUME FOOTPATH CLOSURES

Please note that the City of Hobart does not support the extended closure of public
footpaths or roads to facilitate construction on adjacent land.

It is the developer's responsibility to ensure that the proposal as designed can be
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constructed without reliance on such extended closures.

In special cases, where it can be demonstrated that closure of footpaths in the CBD
and/or other high volume footpaths can occur for extended periods without
unreasonable impact on other businesses or the general public, such closures may
only be approved by the full Council.

For more information about this requirement please contact the Council's Traffic
Engineering Unit on 6238 2804.

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.

STORM WATER / ROADS / ACCESS

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

WORK PLACE HEALTH AND SAFETY

Appropriate occupational health and safety measures must be employed during the
works to minimise direct human exposure to potentially-contaminated soil, water, dust
and vapours. Click here for more information.

PROTECTING THE ENVIRONMENT

In accordance with the Environmental Management and Pollution Control Act 1994,
local government has an obligation to "use its best endeavours to prevent or control
acts or omissions which cause or are capable of causing pollution.” Click here for
more information.

LEVEL 1 ACTIVITIES
The activity conducted at the property is an environmentally relevant activity and a

Level 1 Activity as defined under s.3 of the Environmental Management and Pollution
Control Act 1994. For further information on what your responsibilities are, click here.

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

DIAL BEFORE YOU DIG

Click here for dial before you dig information.
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(Ben lkin)
Senior Statutory 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.

(Karen Abey)
Manager Development Appraisal

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

Date of Report: 4 June 2021

Attachment(s):

Attachment B - CPC Agenda Documents

Attachment C - Senior Cultural Heritage Officer Referral Officer Report

Attachment D - Senior Development Engineer Referral Officer Report

Attachment E - Urban Design Advisory Panel Meeting Minutes

Attachment F - Peer Review of TIA
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T Introduction

11 Purpose of the report

ERA Planning and Environment have been engaged to provide a supparting planning submission for a multiple
dwelling development at 201 Macquarie Street, Hobart. This planning report assesses the proposed
development against the Hobart Interim Planning Scheme 2015.

Engquiries relating to this planning report should be directed to:

Mark Q'Brien

Senior Planner

ERA Planning and Environment
Email: mark@eraplanning.com.au
Mobile: 0415 407 294

12 The proposal

The proposal consists of a new apartment complex with 45 new multiple dwelling units, 1 ground floor office
and associated parking spaces. The office is intended to be used for business and professional services
(dependent upon future lease arrangements). Proposal plans including architectural renders and engineering
drawings can be found at Appendix A

The proposal responds to an urgent need for additional medium-high density housing options across Greater
Hobart. This development will deliver predominantly one-bedroom dwellings in proximity to existing services,
transport and recreation facilities, providing a more affordable housing choice than existing dwellings in the
area.

More specifically, the proposal comprises of:

* 43 gne-bedroom and 2 two-bedroom units within a new apartment building (one-bedroom units are
approximately 46m? gross floor area plus 12m? balconies, and two-bedroom units are approximately

80m? gross floor area plus 18m? terrace);
e 2 existing two-bedroom units within a heritage listed building on the property being retained;

e 2 existing two-bedroom units within a heritage listed outbuilding on the property being converted to
1 commercial tenancy (approximately 70m? gross lettable area); and

e 50 car parking bays (49 basement and 1 ground floor), 4 motorcycle parking bays, and a 20m? bicycle

storage area.

It is important to note that the existing heritage place and outbuilding on the property is to be retained, with

only the more modern additions proposed for removal,

It is also important to note that the access crossover will remain unchanged. The driveway will be upgraded and
widened to no less than 6m to provide safe and efficient access to on-site parking via two car lifts.

The proponents have engaged with Council’s Planners, Cultural Heritage Officers, Engineers and the Urban
Design Advisory Panel prior to lodgement and advertising of this planning application. An architectural
statement detailing these discussions can be found at Appendix 8

201 Macquarie Street, Hobart
Supparting planning report
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1.3 Title details

The land at 201 Macguarie Street is contained within a single title under the ownership of 201 Macquarie 5t Pty

Agenda (Open Portion)

Ltd (CT249597/1). The proposal does however involve upgrades/connections to existing sewer and/or

stormwater infrastructure on adjoining land at 49 Molle Street (CT111776/1), 199 Macquarie Street (CT9220/3),

and the Hobart Rivulet.

The following landowners have therefore been notified of the intention to make this development application in
accordance with section 52 of the Land Use Planning and Approvals Act 1993. Landowner consent from the

General Manager of Hobart City Council has also been provided.

Title documentation can be found at Appendix C Landowner consent can be found in Appendix /

Title Reference

Owner

Postal Address

Certificate of Title Volume
249597 Folio 1

201 Macquarie 5t Pty Ltd

342 Tranmere Road, Tranmere TAS
7018

Certificate of Title Volume
111776 Folio 1

MW Property Pty Ltd

Level 7, 38 Murray Street, Hobart
TAS 7000

Certificate of Title Volume
9220 Folio 3

Wandoo Pty Ltd

Level 2, 141 Flinders Lane,
Melbourne WIC 3000

201 Macquarie Street, Hobart
Supparting planning report
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2 Site and surrounds

201 Macquarie Street, Hobart (the site) contains an existing heritage listed building and outbuilding currently
used as residential accommodation for four multiple dwellings. The site also currently contains commercial car
parking for 28 vehicles.

The site is approximately 1285m? in area. Land is sloping from a height of around 35m Australian Height Datum
(AHD) at the Macquarie Street frontage to around 25m AHD where the rear boundary adjoins the Hobart Rivulet

The site is located within the Urban Mixed Use Zone and is surrounded by existing multi-storey commercial and
residential developments. The Central Business Zone is situated approximately 60m northeast of the site.

Figure 1: Location Plan (Source: The LIST)

201 Macquarie Street, Hobart
Supporting planning report
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. 5

Figure 3: Overlay Plan (Source: The LIST)

201 Macquarie Street, Hobart
Supporting planning report



Item No. 7.1.1 Agenda (Open Portion)

City Planning Committee Meeting - 15/6/2021

Page 134
ATTACHMENT B

3  Planning assessment

31 Statutory controls

The site is subject to the provisions of the Hobart Interim Planning Scheme 2015 (the Planning Scheme).
Specifically, 201 Macquarie Street, Hobart is zoned Urban Mixed Use. The site is impacted by the medium
landslide hazard area overlay, is within an area of archeclogical potential and is listed as a Heritage Place in the
Planning Scheme. The property is also within the attenuation area for 124 Davey Street (Hotel Soho) and 192
Macquarie Street (The Duke of Wellington).

3.2 Use status

The proposed use for both multiple dwellings {within the Residential Use Class) and office {within the Business
and Professional Services Use Class) is permitted under Use Table 15.2 of the Planning 5cheme.

3.3 Use standards

The application is assessed against Clause 15.3 of the Planning Scheme in the table below.

15.3.1 Non-residential Use

Al Complies with the acceptable

. solution.
Hours of operation must be within:

. . . Th | seeks t Iy f

(a) 7.00 am to 9.00 pm Mondays to Fridays inclusive; ® pmp‘_)m SEEKs 1o apply o_r
the permitted hours of operation
(b} 8.00 am to 6.00 pm Saturdays; for non-residential use; a
condition on the permit is

recommended accordingly.

(c) 9.00 am to 5.00 pm Sundays and Public Holidays;

except for office and administrative tasks or visitor accommaodation.

A2 Complies with the acceptable

) o . solution.
Noise emissions measured at the boundary of the site must not exceed

the following: The proposed non-residential use

(a) 55 dB(A) (LAeqg) between the hours of 8.00 am to 6.00 pm; on the siteis for comr.ner.cml office
space. Mo external noise is to be

(b) 5dB(A) above the background (LASO) level or 40dB(A) (LAeq),
whichever is the lower, between the hours of 6.00 pm to 8.00 am;

(c) B5dB(A) (LAmax) at any time.

Measurement of noise levels must be in accordance with the methods
in the Tasmanian Moise Measurement Procedures Manual, issued by the
Director of Environmental Management, including adjustment of noise
levels for tonality and impulsiveness,

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

generated other than vehicle
access to the single dedicated
parking bay.
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A3
External lighting must comply with all of the following:

(a) be turned off between 10:00 pm and 6:00 am, except for security
lighting;

(b) security lighting must be baffled to ensure they do not cause
emission of light into adjoining private land.

Complies with the acceptable
solution.

External lighting is not currently
proposed as part of the planning
permit process.

It is anticipated that external
lighting will be for security
purposes only and will be located
and designed during the building
permit stage to not cause
emission of light into adjoining
private land.

A4

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

(&) 7.00 am to 5.00 pm Mondays to Fridays inclusive;
(b) .00 am to 5.00 pm Saturdays;

(€) 9.00 am to 12 noon Sundays and Public Holidays.

Complies with the acceptable
solution,

The proposal seeks to apply for
the permitted hours of operation
for commercial vehicle
movements; a condition on the
permit is recommendead
accordingly.

34 Development standards for buildings and works

The application is assessed against Clause 15.4 of the Planning Scheme in the table below.

15.4.1 Building height
Al P1 Considerations against the
Building height must be no more Building height must satisfy all of performance criteria area
than: the following: necessary.
10m (a) be consistent with any Desired The building does not comply with
Future Character Statements the height requirements under the
provided for the area: acceptable solution and further
' discussion is provided in Section
(b) be compatible with the scale of | 3 4.1 below,
nearby buildings;
(c) not unreasonably overshadow
adjacent public space;
201 Macquarie Street, Hobart
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(d) allow for a transition in height

between adjoining buildings,
where appropriate;

A2

Building height within 10 m of a residential zone must be no more than
8.5m.

Complies with the acceptable
solution or is not applicable.

The site is not within 10m of a
residential zone.

15.4.2 Setback

Al

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

1m from the median street setback of all existing buildings on the same
side of the street within 100m of the site.

Complies with the acceptable
solution or is not applicable.

The existing street frontage
sethack of approximately 2m is
maintained through the retention
of the existing heritage building on
the site.

A2

Building setback from the General Residential or Inner Residential Zone
must be no less than:

()3 m; or
(b) half the height of the wall,

whichever is the greater.

Complies with the acceptable
solution or is not applicable.

The site is not adjoining or in
proximity to the General
Residential or Inner Residential

Zones.

15.4.3 Design

Al

Building design for non-residential use must comply with all of the
following:

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

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

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

Complies with the acceptable
solution.

The non-residential use on the site
is clearly visible from public areas
on the site, being the shared
driveway and vehicle circulation
area,

Mo changes to the existing
heritage building's facade are
proposed.
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(d) screen mechanical plant and miscellaneous equipment such as heat
pumps, air conditioning units, switchboards, hot water units or similar
from view from the street and other public spaces;

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

(f) provide awnings over the public footpath if existing on the site or on

adjoining lots;

(g) not include security shutters over windows or doors with a frontage
to a street or public place.

A2

Walls of a building facing the General Residential Zone or Inner
Residential Zone must be coloured using colours with a light reflectance
value not greater than 40 percent.

Complies with the acceptable
solution or is not applicable.

The site is not facing the General
Residential or Inner Residential
Zones,

15.4.4 Passive surveillance

Al

Building design for non-residential uses must comply with all of the
following:

(a) provide the main pedestrian entrance to the building so thatitis
clearly visible from the road or publicly accessible areas an the site;

(b} for new buildings or alterations to an existing facade provide
windows and door openings at ground floor level in the front facade
which amount to no less than 40 % of the surface area of the ground
floor level facade:

(c) for new buildings or alterations to an existing facade provide
windows and door openings at ground floor level in the facade of any
wall which faces a public space or a car park which amount to no less
than 30% of the surface area of the ground floor level facade;

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

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

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

Complies with the acceptable
solution.

The non-residential use on the site
is clearly visible from public areas
on the site, being the shared
driveway and vehicle circulation
area,

Mo changes to the existing
heritage building’s facade are
proposed.
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15.4.5 Landscaping
Al P1 Considerations against the

Landscaping along the frontage of
a site is not required if all of the
following apply:

(a) the building extends across the
width of the frontage, (except for
vehicular access ways);

(b) the building has a setback from
the frontage of no more than 1 m.

Landscaping must be provided to
satisfy all of the following:

(a) enhance the appearance of the
development;

(b) provide a range of plant height
and forms to create diversity,
interest and amenity;

(¢) not create concealed
entrapment spaces;

(d) be cansistent with any Desired
Future Character Statements
provided for the area.

performance criteria are
necessary as the building is
sethack greater than 1m from the
frontage.

The existing building frontage is
landscaped and forms part of the
private outdoor space of
residential tenancies. A range of
plant species exist and will be
maintained throughout the
development.

A2

Along a boundary with the General Residential Zone or Inner Residential
Zone landscaping must be provided for a depth no less than:

Complies with the acceptable
solution or is not applicable.

The site is not adjoining or in
proximity to the General

the following:

Outdoor storage areas for non-residential uses must comply with all of

(a) be located behind the building line;
(b) all goods and materials stored must be screened from public view;

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

2m.
Residential or Inner Residential
zones.

15.4.6 Outdoor storage

Al Complies with the acceptable

solution or is not applicable.

The proposal does not involve
outdoor storage.

15.4.7 Fencing

Al

height of 1.2 m;

erected within 4.5 m of the frontage;

Fencing must comply with all of the following:

(a) fences, walls and gates of greater height than 1.5 m must not be

(b) fences along a frontage must be at least 50% transparent above a

Complies with the acceptable
solution or is not applicable.

Additional fencing does not form
part of this proposal.
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and must not contain barbed wire.

(c) height of fences along a commaon boundary with land in the General
Residential Zone or Inner Residential Zone must be no more than 2.1 m

15.4.8 Residential amenity

Al

A dwelling must have at least one
habitable room window (other
than a bedroom) facing between
30 degrees west of north and 30

P1

A dwelling must be sited and
designed to optimise sunlight to at
least one habitable room (other
than a bedroom).

degrees east of north.

Considerations against the
performance criteria are
necessary; 38% of the proposed
apartments are south-west facing.

To optimise sunlight access to
south-west facing units, access
corridors are internalised, with
dwellings at the edge of the
building afforded generously sized
windows, balconies and glazing.

Refer to Appendix B for further
detail,

A2

The potential for direct overlocking from windows of habitable rooms
with a finished surface or floor level more than 1m above natural
ground level on one lot to the windows of habitable rooms, balconies,
decks and roof gardens on adjacent lots must be avoided or minimised
by complying with any of the following:

(a) have a side boundary setback no less than 3 m;

(b) be offset no less than 1.5 m from the windows of habitable rooms on
adjacent lots where on the same horizontal lane;

(c) have a window seal height no less than 1.5 m.

Complies with the acceptable
solution or is not applicable.

The proposal does not result in
potential for direct overlooking as
windows are setback no less than
3m or offset no less than 1.5m
from habitable rooms, balconies,
decks and roof gardens on
adjacent lots.

A3

QOutdoor living space must be provided for a dwelling that complies with
all of the following:

(a) be no less than 10 m2;

(b} have a width no less than 2 m.

Complies with the acceptable
solution,

All new dwellings are provided
with no less than 12m? private
outdoor living space.

Ad

Habitable rooms of dwellings adjacent to streets carrying more than
6000 vehicle per day must be designed to achieve internal noise levels
no more than 45 dBa in accordance with relevant Australian Standards
for acoustics control, (including AS3671 - Road Traffic, and AS2107 -
Habitable Rooms).

Complies with the acceptable
solution or is not applicable.

The proposed new dwellings are
sethack over 25m from Macquarie
Street, behind the existing
heritage buildings on the site.

As a result, dwellings are capable
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of meeting the relevant Australian
Standards during subsequent
detailed design and building
permit stages.

3.41 Building height

The proposal is assessed against the performance criteria P1 of Clause 15.4.1 as follows.

P1{a) reads as: Building height must be consistent with any desired future character statements provided for the
area.

There are no desired future character statements for the area.

P1(b) reads as: Building height must be compatible with the scale of nearby buildings.

The test within the performance criteria at subclause (b) requires both a consideration of scale and
compatibility. Scale is not purely building height. Scale requires a consideration of the three-dimensional
components of a building, including its form, bulk, siting, articulation and visual quality. As the scale of nearby
buildings is variable when considering these three-dimensional components, the scale of the proposed building
has been developed within this context. For instance:

e Form

Built form of nearby buildings includes multiple dwellings, singles dwellings, commercial development,
residential development and visitor accommodation of both historic and more contemporary
structures, Some buildings have traditional style rooves while other have flat roofs typical of
contemporary commercial built form. This variety is typical of the urban mixed-use area and is depicted
in Figure 4 and Figure 5. For a specific example, the adjoining lot at 203 Macquarie Street features a 2-
3 starey heritage building with dormer windows, whereas nearby lots at 199 Macquarie Street and 212
Collins Street feature more modern 3-6 storey buildings of variable form.

The proposal presents a more madern built form which is not unprecedented in the streetscape and
adds to the layering of this mixed-use area.

«  Bulk

Bulk is a factor of both footprint, height and setback. The appearance of bulk can be mitigated by
articulation on elevations. Building bulk of nearby buildings includes smaller residential structures of
proportions akin to a single dwelling (e.g. 207 Macquarie 5t), larger residential structures with
proportions akin to multiple dwellings (e.g. 212 Collins 5t) and large commercial structures with
proportions akin to office blocks within the central business zone (e.g. 199 Macguarie 5t). This variety is
depicted in Figure 4 and Figure 5. In particular, Figure 5 shows the building at 199 Macquarie Street,
which is both greater in height and width than the proposal, Many buildings in the area also present a
larger building footprint than the proposal, as depicted in Figure 6.

In general, the proposed building bulk is of a scale that is compatible with the surrounding
development, both in terms of building footprint and dimensions.

*  Siting

The siting of structures on nearby lots has occurred variably over time, predominantly due to
topographical constraints and opportunities, Itis however important to note that the siting of buildings
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on nearby lots has often resulted in minimal or no boundary setbacks. This is particularly the case when
adjoining the Rivulet, where structures have been built to the boundary at ground floor level and also
have either minimal or no setback on the upper storeys. This is exemplified by the structures at 49
Maolle Street, 212 Collins Street and 210 Collins Street, as depicted in Figure 7.

The proposal includes small side boundary setbacks on the habitable floor levels, but minimal rear
boundary setback. As described above, this is consistent with existing adjoining development along the
Rivulet,

s Articulation

Due to the nature of the mixed use area surrounding the site, as well as the year of construction of
nearby buildings, there is variability with regards to building articulation. In general, there is a relatively
high standard of articulation on nearby buildings (e.g. 203 Macquarie Street), however there are also
more modern and less intricate structures (e.g. 199 Macquarie Street).

The proposal presents a specific approach to building articulation. A relatively high degree is presented
on the southern, northern and western facades due to the introduction of glazing and balconies, and
use a of mixed materials such as white textured concrete and bronze anodised sliding screens,
However, a more considered approach has been taken to articulation on the eastern fagade fronting
Macquarie Strest. In particular, the eastern facade incorporates a more simplified design so as not to
detract from the intricacies in the design of the existing heritage place on the site.

s Visual quality

Visual quality, whilst being somewhat subjective, could be considered as variable in the area due to the
number of different land uses present. This is reflective of (re)development over time, whereby more
functional buildings (e.g. 199 Macquarie St) exist alongside more ornate heritage buildings (e.g. the
site) and more modern structures that attempt to balance form and function (e.g. 212 Collins 5t).

The proposal falls within the more modern style of built form, blending form and function with a high
degree of visual guality that attempts not to dominate, nor imitate the fabric of existing heritage
buildings in the area.

Compatibility is taken to be a test of whether something can exist in harmony with something else or is capable
of co-existing.

The proposed development is more than capable of co-existing in harmony within the variable context described
above. That is, the scale of the development is similar to nearby development in terms of form, siting, bulk,
articulation and visual quality. This is visualised through architactural renders, extracts of which are depictad in
Figure 8 and Figure 9, with a complete set of renders by Rosevear Stephenson Architects attached in Appendix A

Additional information elaborating on the design intent of the proposal can be found at Appendiix B.
P1{c) readss as: Building height must not unreasonably overshadow adjacent public space

Shadow diagrams submitted with the application depict the extent of overshadowing resulting from the
proposal. Adjacent public space exists in the form of the Hobart Rivulet and Macquarie Street. Whilst the
proposal will not result in overshadowing on Macguarie Street, minimal overshadowing will occur over the
Rivulet in early morning (between approximately 9am to 10am in mid-winter). Given that this section of the
Rivulet in not accessible to the public, this minor early morning overshadowing is not considered unreasonable.
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P1{d) reads as: Building height must allow for a transition in hejght between adjoining buildings, where
appropriate.

The most relevant adjoining buildings to the site include the 3-6 storey structure at 199 Macquarie Street and
the 2-3 storey structure at 203 Macquarie Street, To a lesser extent the buildings at 210 Callins Street, 212
Collins Street, and 43 to 49 Molle Street are also considerad.

As viewed from the Macquarie Street and Hobart Rivulet elevations, the proposal presents a distinet height
transition from the adjoining high point {199 Macquarie Street) to the adjoining low points (203 Macquarie
Street/49 Molle Street). When considering the more dominant view lines of the surrounding area, being
Macquarie Street, Collins Street and Molle Street, the proposal clearly and appropriately transitions from these
neighbouring developments. The transitions described above are depicted in Figure 8, Figure 9, Figure 11 and
Figure 12.

It is not considered relevant or appropriate to transition the proposal more significantly to the buildings on
Molle Street for three main reasons. Firstly, there is more than 15m separation distance between the proposal
and the nearest building on Molle Street (49 Molle Street). The adjoining building at 203 Macquarie Street is
closer to the proposal than the building at 49 Molle Strest and is more dominant in the streetscape. It is
therefore considered more appropriate to transition to this building. Secondly, given the encumbrances on the
lot at 49 Molle Street, significant redevelopment is very unlikely in the future. For example, 48 Molle Street is
subject to a right of carriageway to the benefit of land at 43 Molle Street and is therefore to remain as vehicle
parking and access. Under these circumstances, further transitioning is unwarranted as redevelopment is
unlikely and a 15m separation distance will be maintained. Thirdly, the existing apartments at 212 Collins Street,
which are in proximity to buildings on Molle Street, provide a height transition precedent for which the proposal
is compatible with, For example, 212 Collins Street is three levels higher than 49 Molle Street and has
approximately 5m separation distance. 212 Collins Street is four levels higher than 43 and 47 Molle Street and
has 15m separation distance. For comparison, the proposal is also four levels higher than the buildings on Molle
Street and has no less than 15m separation.

As viewed from the northeast and southwest elevations, the proposal, when considered in the full context of
nearby buildings, alsc allows for a suitable height transition. The overall transition from the high points (199
Macquarie Street/203 Macquarie Street) to the low points (210 Collins Street/212 Collins Street) is achieved by
ensuring that the proposal is below the height of more prominent buildings on Macquarie Ridge and by stepping
back top floor apartments where adjoining the rivulet. This subtle step back approach ensures that building
height along the Rivulet facade visually aligns with the height of the apartment building at 212 Collins Street. In
addition, a considered choice of materials for the top floor apartments will provide a greater visual transition of
apparent building bulk. That is, the removal of the bronzed screens and more apparent glazing will soften the
top floor and visually set the main bulk of the building on lower floors. The transitions described above are
depicted in Figure 8, Figure 13 and Figure 14.

Within the context described above, the propased building height allows for a height transition that ensures the
development is compatible with the scale of existing buildings. Considering the variability in heights of nearby
buildings, transitioning between the more prominent buildings has been achieved, and a more exaggerated
height transition is not required to maintain this compatibility.
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Figure 8: Rendering of proposal ve;v from Collins Street) depicting compatibility of proposal u—'}'th
adjoining development (source: Rosevear Stephenson)
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Figure 9: Rendering of proposal (view from Bathurst/Molle St) depicting compatibility of proposal
with adjoining development (source: Rosevear Stephenson)
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212 Collins e

Figure 10: Rendering of proposal (view from Molle St/Rivulet) depicting compatibility of proposal
with adjoining development (source: Rosevear Stephenson)
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Figure 11: Macquarie Street elevation depicting transition in height between adjoining buildings and
proposed development (source: Rosevear Stephenson)
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Figure 13: Southwest elevation depicting transition in height between adjoining buildings and
proposed development

203 Macquarie [behind

Figure 14: Northeast elevation depicting transition in height between adjoining buildings and
proposed develompent
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35 Codes

The following codes are applicable to the application:
*  Potentially Contaminated Land Code
* landslide Code
e Road and Railway Assets Code
e Parking and Access Code
e Stormwater Management Code
¢ Inundation Prone Areas Cade
e Attenuation Code

*  Historic Heritage Code

351 Potentially Contaminated Land Code

The site is adjacent to a property at 199 Macquarie Street which is listed as having potentially contaminating
activities. An Environmental Site Assessment (ESA) prepared by Geo-Environmental Solutions and dated August
2019 has therefore been submitted with the proposal to address the requirements of the Potentially
Contaminated Land Code. The ESA concludes that there is no contamination at the site and no risk to human
health or the environment.

For details refer to the ESA, which can be found in Appendix D.

35.2 Landslide Code

Part of the site near the Rivulet boundary is in a medium landslide hazard area. Therefore, a Geotechnical
Assessment prepared by Geo-Environmental Solutions and dated July 2020 has been submitted with the
proposal to address the requirements of the Landslide Code. The assessment makes several recommendations
regarding construction methodology and concludes that the development presents a low and acceptable
landslide hazard risk.

For details refer to the Geotechnical Assessment, which can be found in Appendix E

35.3 Road and Railway Assets Code

The proposal involves the intensification of the existing vehicle access to Macquarie Street which is above the
designated thresholds. A Traffic Impact Assessment (TIA) prepared by Milan Prodanovic Traffic Engineering &
Road Safety and dated August 2020 has therefore been submitted with the proposal to address the
regquirements of the Road and Railway Assets Code, The TIA concludes that the peak hour trip rates resulting
from the proposal will be similar to the existing trip rates that result from the current use of the site as a
commercial car park. As such the proposal meets the requirements of the code,

For details refer to the TIA, which can be found in Appendlix £

The proposal has also been referred to the Department of State Growth as the relevant planning authority for
Macquarie Street. The Department’s written advice is provided in Agpendlix G In summary, the Department does
not object to proposal, citing the potential for on-street parking along Macquarie Street to be removed in future
and highlighting considerations for construction impacts,
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35.4 Parking and Access Code

The application is seeking discretion against the parking provisions as a shortfall of on-site parking is proposed. A
Traffic Impact Assessment (TIA) prepared by Milan Prodanovic Traffic Engineering & Road Safety and dated
August 2020 has therefore been submitted with the proposal to address the requirements of the Parking and
Access Code. The TIA concludes that the proposed on-site parking supply is sufficient to meet demand and is
designed as a practical solution to site constraints,

For details refer to the TIA, which can be found in Appendix F.

The proposal has also been referred to the Department of State Growth as the relevant planning authority for
Macquarie Street. The Department’s written advice is provided in Appendix G. In summary, the Department does
not object to proposal, citing the potential for on-street parking along Macquarie Street to be removed in future
and highlighting considerations for construction impacts.

355 Stormwater Management Code

This code is applicable to all use and development. A Stormwater Report and engineering drawings have been
prepared by Aldanmark Consulting Engineers to detail the proposed stormwater system in accordance with the
Stormwater Management Code,

For details refer to the engineering drawings found in Appendix A and Stormwater Report found in Appendix H.

The proposal involves the discharge of stormwater into the Hobart Rivulet, however, no works are proposed to
the Hobart Rivulet flood wall. Given that the Hobart Rivulet forms part of the flood management system under
the management of the local government, the application was deemed to require landowner consent from the
General Manager to lodge the application. This consent is provided in Appendix |

356 Attenuation Code

The Attenuation Code is applicable as the site is within the attenuation area for 124 Davey Street (Hotel Soho)
and 192 Macquarie Street (The Duke of Wellington). The following information has been provided to address
clause 9.7.2 P2, which is the only applicable clause of the code:

Both Hotel Soho and The Duke of Wellington are internal music venues. The intensity and scale of noise
emissions from these venues is considered to be low, particularly considering that either venue is a minimum of

175m from the site.

In the case of the Hotel Soho, all the proposed apartments face perpendicular to the potential noise source and
windows are recessed from the building face such that there is no direct line of site to the noise source. In
addition, 5t Michael's Collegiate School is located between the noise source and receptor, buffering any impact.

In the case of the Duke of Wellington, whilst the proposed apartments do face the potential noise source,
MNo.199 Macquarie Street shields the proposed development from a direct path of travel from the noise source,
The proposed development is also upwind of the source for prevailing NW and SW winds, which would further
diminish the chance of noise being heard.

For Class 2 sole occupancy units, the National Construction Code (NCC) requires sound insulation of a minimum
of 50 Rw for internal walls and floors. The proposed precast concrete external cladding with minimum of R2.5
thermal insulation and double glazing (as by required of Section ) of the NCC) will likely achieve a sound
insulation level of greater than 50 Rw and hence the minimum level of canstruction required by the NCC will
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provide substantial sound insulation. This will further ameliorate any risk of noise emissions from the source
properties being audible,

In summary, given the separation distances and physical buffers described above, it is unlikely that the low level
of noise emissions from either venue would be audible above the background inner city traffic noise at the site.
Given the design and construction technigues being proposed, it is highly unlikely that noise emissions will be
heard from within dwellings.

The proposal meets the performance criterion as there is no potential for the sensitive use to be impacted by
environmental harm from noise generated by either venue.

3.5.7 Historic Heritage Code

The site contains an existing dwelling and outbuilding, which are listed as a heritage place and defined as a place
of archaeological potential in the planning scheme. A Heritage Impact Assessment (HIA) prepared by Praxis
Environment and dated September 2019 has therefore been submitted with the proposal to address the
requirements of the Historic Heritage Code. The HIA concludes that the proposal will not result in the demaolition
of any significant heritage fabric and will not introduce development of an unprecedented scale or dominant
character. As such, the proposal is capable of being approved on cultural heritage grounds.

For details refer to the HIA, which can be found in Appendix J

It is also important to note that the proposal has been developed through a collaborative design process with
City of Hobart's Cultural Heritage Officers, which is documented in Appendix 8

35.8 Inundation Prone Areas Code

A Flood Level Analysis Report prepared by Flussig Spatial and dated February 2020 has been submitted with the
proposal. The report concludes that flood levels resulting from the 1% (plus climate change) Annual Exceedance
Probability (AEP) storm event will be below the height of the existing Hobart Rivulet flood wall, which is being
maintained, and well below the height a new habitable floor levels.

For details, refer to the Flood Level Analysis Report found in Appendix H.

201 Macquarie Street, Hobart
Supparting planning report



Item No. 7.1.1 Agenda (Open Portion) Page 151
City Planning Committee Meeting - 15/6/2021 ATTACHMENT B

4  Conclusion

The proposal presents a considered development of the site, providing for 45 new multiple dwelling units, 1 new
commercial tenancy and two existing multiple dwellings. The proposal seeks to maintain and enhance the
heritage place on the site by removing modern additions, thereby re-establishing its original context.

The site is afforded excellent access to essential services, as well as proximity to public transport. This provides a
tremendous opportunity for development of this nature, which will bring more people and housing options into
the city.

The design and scale of the proposal is considered appropriate within the context of the site. The proposed
design was chosen to provide a development that presents as a ‘background’ building and one which is
subservient to the heritage buildings in the area. The scale of the proposal is also compatible with buildings in
the surrounding mixed-use area. When considering the variable form, bulk, siting, articulation and visual quality
present, the proposal has been shown to exist in harmony.

The proposal requests the following planning discretions:
s  Building Height 15.4.1P1;
e landscaping 15.4.5P1;
» Residential Amenity 15.4.8 P1; and
* Additional code discretions applicable - refer to the relevant supporting reports.

ERA has assessed the proposal against the relevant standards within the urban mixed-use zone, which has been
found to the meet the requirements of the Hobart Interim Planning Scheme 2015, Therefore, the proposal can
be approved on planning grounds.
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Appendix A Proposal plans
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Appendix B Architectural design statement
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Appendix C  Title documentation
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Appendix D Environmental Site Assessment
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Appendix E Geotechnical Assessment
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Appendix F Traffic Impact Assessment
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Appendix G  State Growth advice
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Appendix H  Stormwater Report & Flood
Level Analysis
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Appendix | Landowner’s consent
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Appendix J Heritage Impact Assessment
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SEE SHEET 2~ ,

INFORTANT MOTE:

THIZ PLAN HAS BEEN PREPARED FOR 201 MACQUARIE STREET UMIT TRUST
FROM A COMBMATION OF FIELD SURVET AND EXISTING RECORDS FOR THE
PURPOSE OF DESIGHING MEW COMSTRUCTIONS ON THE LAND AMD SHOULD
HOT BE USED FOR AMY OTHER PURPOSE

URDERGROUND SERVICES HAVE BEEM LOCATED BY THEIR ABOVE GROUND
INDICATORS ONLY,

THE RELEVANT AUTHORMES SHOULD BE CONWTACTED REGARDING THE
LOCATION OF UMDERGROUND UTILMES (COMMUMCATIONS, ELECTRICITY.
WATER WAME, SEWER, DRAMAGE, GAS) WHICH REQUIRE VERIFICATION ON
SME BEFCRE CONSTRUCTION.

THIS DATA IS ON A& PLANE COORDINATE SYSTEM —

DISTAMCES ARE WHAT WOULD BE MEASURED ON THE GROUND USING A
TAPE MEASURE, THE COORDINATES HAWE AM MOA ORIGIN AT SPM3G44
(E:B263580,076, MB251496 756)

THE COMBINED SCALE FACTOR (CSF) TO BE APPUED TO COMVERT TO MGCA
COORDINATE SYSTEM 15 089960309 USE SPM3G44 AS THE SCALE ORIGIN
POINT,

BOUNDARY DIMEMSIONS SHOWH ARE PER THE CURRENT TITLE PLAN
(P249557), EXCEPT FOR THE RIVULET BOUNDARY WHICH HAS BEEN

WIHDOWS ALONG THE RTVULET HAVE BEEM LOCATED AT THE BOTTOM OMLY,
210 COLLING 5T {0AD SANDSTOME BUILDING) WINDOWS HAVE BEEN
WEASURED TO THE EXTENT OF SILL STOME.

THIS NOTE I5 AN INTEGRAL PART OF THE PLAN.

underside concrebe beam RL=20175

Toe of somdstone woll RL=1B.54

Rinubet ievert FL=18.8

Tea of sondstore waoll RL=18.

underside concrele beorn RL=20.62

Legend

+ Footpath

Toe Of Bank

Sewer Pipe Under Ground
Edge Of Bitumen

Top Of Kerb

Back Of Kerb

Concrete
Building/Shed

didelonl

- Overhaad Structure

Brick Wall

Fipre Optic Cable Underground
Boundary Line

Compiled Surrounding Boundary
Fence

Contour Line

Survey Contral Station
Grated Pit

Stormwater Pit

Telstra Pit

Sewer Pit

Stop Valve

Fire Plug
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Apartment development - 201Macquarie Street

Design statement

HBV|ARCHITECTS

ROSEVEAR STEPHENSON
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The proposal

The proposal is for construction of a new eight storey residential
building containing two basement levels of car parking and six
levels of residential accommodation. Specifically the proposal
includes:

« retention of the two existing heritage listed buildings sited
towards the front of the site with removal of connecting infill i, - b
between the two, continued use of the front building as two flats _ b’ : z "‘WW)‘ %
and conversation of the rear ‘stables’ building from two : = il
residential flats to a single office,

+ two basement levels of car parking, accessed from a driveway
off Macquarie Street and serviced via two car lifts to provide 49
car spaces with electric vehicle charging and 4 motor bike
spaces.

« atwo storey form at ground level which provides for the
apartment building entry and vehicle lifts entry in a form
integrated with and appropriate to the stables building,

« six levels of apartments service via a central corridor open at
the Macquarie Street end, el Bk A

+ 43 one bed apartments of average 47mz2 each with separate
bedroom and bathroom, combined living, dining and kitchen
and external balconies of 12m2 average. Nearly all apartments
will have either a mountain or city views and either morning or
afternoon sun,

+ 2 two bed apartments with separate bathroom, combined living,
dining and kitchen, balcony and roof terrace of 18m2
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Consultation

From the early concept stage, the proposal has benefitted from
considerable consultation with Hobart City Council planning and
heritage officers. The process followed the following stages.

Preliminary concept design meeting 12/6/19 @ HCC with Ben Ikin
and Liz Wilson for planning comment:

+ height and scale in keeping with 199 and Linear
Apartments and comfortable in relation to heritage
buildings on Macquarie Street, but onus on us to
demonstrate compatibility with Molle st surroundings,

+ 1to 1 parking/apartment ratio ideal,

« projection of balconies over rivulet to be discussed with
Rowan Probert.

Preliminary concept design meeting 26/6/19 @ 201 Macquarie
Street with Brendan Lennard and Liz Wilson for heritage
comment:
« satisfied with height and bulk of proposal, but needs more
separation between stables and new building,
« any overhang of rivulet including balconies would not be
supported,
« stables interiors have little heritage fabric remaining,
linking into the new building is acceptable.

Follow up meeting 15/07/19 @ HCC with Brendan Lennard and
Ben Ikin for follow up heritage comment:

+ removal of bedsits so greater separation to stables and
alignment of main body of building with edge of stables
achieved and satisfied BL,

« detail of how one storey entry section will connect to
stables will be required,

+ find potential reuse of stone from old retaining wall if
possible.
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Consultation

UDAP Panel pre DA meeting 20/08/19 including Liz Wilson and
Brendan Lennard:

panel considered development should step down with
topography and building should be recessive. We
highlighted such an approach would be inconsistent with
surrounding buildings,

minimal side boundary setback was questioned,

some apartments identified as have limited access to
sunlight,

suggestion that setback to rivulet was appropriate
however we highlighted that building to the rivulet edge
was the more dominate precedent,

suggestion the pedestrian access along rivulet should be
investigated, we clarified that there is no council policy
for this,

landscaping should be deep soil where possible,

internal corridor should have natural lighting,

Follow up conversation 21/08/19 with Liz Wilson regarding UDAP
meeting:

unclear why UDAP members see stepping of the building
as necessary and sees transition to neighbour buildings
(not including rivulet which is not a building,) as more
important,

sees that it is adequately transitioning in height generally
between the larger buildings but need to justify the
circumstances in relation to the Mole Street lower scale
neighbours,

accepts argument that no setback to rivulet is consistent
with the majority of buildings in the block and likely
development of 199 along the rivulet will not be setback,
suggestion that there should be greater side setback is not
consistent with planning scheme and therefore not
relevant.

r

apartments

malignment
H

»
g

stables =
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overhang removed
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Consultation

Following extensive negotiation with HCC stormwater T : .
management division in relation to the Hobart Rivulet frontage, ) ERIN N
GM consent was granted in June of 2020 and submission of the ’
proposal for planning approval shortly followed. ™ | | _ _ Ll S !

Initial assessment bu assessing planner Liz Wilson lead to the : i :  — - 20
advice that in relation to 15.4.1 PI, the proposal was not considered N S B —
to: R R D AR = TR Wiy,
+ be compatible with the scale of nearby buildings and, N1

« allow for a transition in height between adjoining =
buildings, where appropriate

In response a revised proposal was developed which:

« removed level 5 and roof terrace to reduce height,

« removed two units from the NW end and introduced more
setback to ‘step back’ from the boundaries and express the
main bulk of the building as four storey,

« interlink the balconies so the slab edge reads as a
continuous horizontal element which in conjunction with
sliding privacy screens to all balconies, significantly
reduces the appearance of bulk and scale.

This proposal was then presented to HCC planning and heritage
officers on 28.09.20 who subsequently indicated in principle
support for the revised proposal.

\
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Rivulet response

In the block between Molle and Barrack Street, the rivulet is
characterised by buildings defining the rivulet ‘wall’ with zero
setback and the proposal follows this precedent thereby
reinforcing the local urban pattern. In the broader context,
maintaining this precedent allows the rivulet to be located from
afar by the built form. Potentially development on 199 Macquarie
Street and 47-49 Molle Street can reinforce this pattern and make
the rivulet less anonymous.

Walled rivulet
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Street address

Whilst achieving the initial HCC direction for the proposal not to be
visible behind 201 Macquarie Street from street level, the proposed
building takes alignment queues from its neighbours and is massed
to contribute to the streetscape as follows:

+ aligning the main building bulk (parapet level RL 45.90,) with
the ridge height of 203, and stepping down from 199,

+ atwo storey brick entrance structure to present at street level as
well as reduce the overall scale of the street end. This effectively
provides a ‘transitional’ element between the five stories of new
building and the existing three storey street building,

« areferential crank to the apartment stair wall which matches the
existing street building alignment.

ARLRT R 4878 (BETUTH
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Form and material

The proposal takes a simple tripartite approach in both form and
material:

+ a ‘pedestal’ or base of brick to make contextual connection to
neighbouring history buildings in both scale and material,

« the ‘shaft’ or main body of articulated off white textured concrete
panels, projecting balconies with glass balustrades behind
bronzed anodised aluminium sliding screens,

+ a‘capitol’ or top in the form of the increased wall step back roof
terraces and an expressed roof.
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Heritage integration

The ‘stables,” although significantly modified,
has largely intact NW and SW elevations
which are to be retained in the proposal. The
NE elevation becomes integrated with the new
via a single storey entry between it and the
two storey apartment entry which matches the
brick height of the stables.

The dilapidated retaining wall which forms
the ‘stables’ base and a historical change of
level on the site, is to be mostly removed
however, a remnant section of wall and
existing ground levels are retained to allow a
continued understanding of that history.

Proposed for conversion to office space, the
‘stables’ will have poor quality residential
internal alterations removed and replaced
with revealed historical materials and finishes
where available.
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Apartment model

SLIDING PRIVACY SCREENS.

:
2
I

The developer considers the current housing market has limited E|
options for smaller, more affordable dwellings that suit the needs —

of single professional people, young couples and students looking
for inner city living.

BULKHEAD OVER

The 46-47m2 apartment floor plans whilst small, form an ‘L’ shape _
around the semi recessed 12m2 balconies such that the interior BEDROOM | LIVING] & DINING D
living space integrates with outdoor living space to maximise the [] []

feeling of space whilst also delivering a separate bedroom and 8
entry. BATHROOM ENTRY igg

gm

CUPBOARD

This apartment arrangement also presents an opportunity
externally in the form of a more significant amount of glazing and
balcony relative to wall area. Combined in the efficient floor plate
arrangement of 8 units per level, the resultant approach to overall ) - o am -
form was considered best as one of a simple well proportioned

main building bulk which is articulated by the recessed windows H l
and projecting balcony rhythm combined with the finer detail such
as balustrades and sliding screens.

BATHROOM ENTRY § KITCHEN
3

L1 .

O J :
| O |
E tiviG & DINING mg
i &
_F’ p—
H BALCONY o L
g
E = p—

SLIDING PRIVACY SCREENS
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Discussion on points raised through consultation with HCC and
UDAP

Heritage

Following the consultation process of June to August 2019
outlined above, we understand the proposed development had the
support of Brendan Lennard in terms of the alterations to the
front house and the stables as well as the relationship between
them and the new building.

GM Consent

Submission for planning approval was made in November 2019
but considered invalid as GM consent was required in relation to
the Hobart Rivulet. Resubmission is now made after receiving GM
consent 20-35 on 10 June 2020

Planning

‘Transitioning in height in relation to the Mole Street lower scale

neighbours’ being 43/47 & 49 Molle Street:

« currently vacant land used for car parking separates the
buildings of 43/47 & 49 Molle Street and the proposed
development,

« the rear of these buildings are approximately 13m from the
boundary with 201 Macquarie and thus have approximately a
15m minimum setback to the proposed building,

+ as no private outdoor spaces are potentially overlooked, and
given there is 15m separation to windows facing 201, we submit
that adequate setback is achieved that does not warrant 201
‘stepping away’ to achieve further setback for privacy purposes,

« in terms of transitioning in height between the proposed 6-7
stories and the Molle Street 2 storey properties:

« a‘stepping down’ towards the rivulet end would
compromise a transition in height between 199 and
Linear Apartments,

« Linear Apartments is 3 levels higher than 49 Molle
Street with approximately 5m setback where as the

proposal will be 3 levels higher than 49 Molle Street and

4 levels higher than 43/47 with 15m of setback.

UDAP

‘panel considered development should step down with

ropogr ‘aphy and building should be recessive’
this was considered but due to the strong surrounding
precedent of no setback to the rivulet, no precedent of existing
buildings following the topography and that any future
development of 199 Macquarie Street will likely align to and
follow the alignment of the rivulet, it is considered the proposed
response as the most appropriate. In immediate terms it allows
future occupants of the end appartments to be able to look up
and down the rivulet and thereby better relate to their context.
In the wider cityscape the proposed alignment to the rivulet will
define the rivulet edge when viewed from afar; something a
retreating approach would not do.

‘minimal side boundary setback was questioned’
« proposed setback is consistent with the planning scheme,

‘some apartments identified as have limited access to sunlight’

+ The site orientation being north south about the long axis is less
than ideal for maximising solar access however, the proposed
arrangement of apartments does facilitate nearly all apartments
to enjoy morning or afternoon sun and city or mountain views
respectively. Apartments in the SE corner, (9,17,25 and 41,) will
be impacted by 199 Macquarie Street but still achieve a
reasonable amenity overall.

'suggestion the pedestrian access along rivulet should be
investigated’
+ not council policy nor easement available,

‘landscaping should be deep soil where possible’

+ given the landscaped zones at level LG are over carparks they
cannot be ‘deep soil’ however soil depth of 70omm will be
achieved through planter boxes,

‘internal corridor should have natural lighting’
« this has been achieved at the SE end glass block facade.
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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
249597 1
EDITION DATE OF ISSUE
6 15-0ct-2018

SEARCH DATE : 17-Jun-2020
SEARCH TIME : 11.21 AM

DESCRIPTION OF LAND

City of HOBART
Lot 1 on Plan 249597

Derivation : The Allotment in Section H Gtd to D McPherson and
anr

Prior CT 3211/46

SCHEDULE 1

E153756 TRANSFER to 201 MACQUARIE STREET PTY LTD Registered
15-0ct-2018 at noon

SCHEDULE 2

FReservations and conditions in the Crown Grant if any

SAVING AND RESERVING to the occupier for the time beign of the
Mill now or formerly bkelonging to John Walker the
right of access at all times to the Mill Race running
through the said land within described for the
purpose of cleansing and repairing the same.

E153757 MORTGAGE to Australia and New Zealand Banking Group
Limited Registered 15-0ct-2018 at 12.01 PM

UNREGISTERED DEALINGS AND NOTATIONS

No unregistered dealings or other notations

Page 1 of 1

Department of Primary Industries, Parks, Water and Environment www.thelist.tas.gov.au
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the FOLIO PLAN 7~
I RECORDER OF TITLES —~—
] Tasmanian
[ ] Issued Pursuant to the Land Titles Act 1980 Government
B __ S —
) b
ORIGINAL - NOT TO BE REMOVED FROM TITLES OFFICE
RP. 1488 -
TASMANIA CERTIFICATE OF TITLE
REAL PROPERTY ACT. 1862, as amended
NOTE—REGISTERED FOR OFFICE Register Book
CONVENIENCE TO REPLACE Vol. Fol.
3211045

Cert. of Title Vol. 165 Fol. 135

I certify that the person described in the First Schedule is the registered proprietor of an eatate
in fee gimple in the land within described together with such interests and subject to such encum-
brances and interests as are shown In the Second Schedule. In witn h f I have h t

T e

® " Recorder of Titles.
DESCRIPTION OF LAND

CITY OF HOBART
ONE ROOD AND TEN PERCHES on the Plan hereon

FIRST SCHEDULE (continued overleaf)

ETHEL LOUISE MNURDOCH of Hobart, Married Woman. < "{I ___'_
Loy AL -
A g

SECOND SCHEDULE (continued overleaf)

SAVING and reservins to the occupier for the time being of the
¥ill now or formerly belonging to John Walker the right of access
at all times to the Mill Race running through the said land within
described for the purpose of cleansing and repairing the same.

THE RECORDER OF TITLES ARE NO LONGER SUBSISTING.

in the ab

Lot 1 of this plan consists of all the

land

cancelled folio of the Register.

249597

The allotment in Section H. Gtd.to D.McPherson and anr.Meas.are
e e AT in chains andlinks
FIRSTpgion, Registered | G 1 ¢ 1971 :

Derived from g 7,Vol. 165 Fol. 135 — Transfer 28176 B.Shaw. 42

Search Date: 17 Jun 2020 Search Time: 11:22 AM Volume Number: 249597 Revision Number: 01 Page 1 of 1
Department of Primary Industries, Parks, Water and Environment www.thelist.tas.gov.au
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thel & RESULT OF SEARCH -
I RECORDER OF TITLES ng;;ﬁn
‘11

Issued Pursuant to the Land Titles Act 1980 Government

SEARCH OF TORRENS TITLE

VOLUME FOLIO
9220 3

EDITION DATE OF ISSUE
9 17-Feb-2020

SEARCH DATE : 17-Jun-2020
SEARCH TIME : 11.23 AM

DESCRIPTION OF LAND

City of HOBART
Lot 3 on Sealed Plan 9220
(Formerly Lots 1 & 2 on 3P 9220)

Derivation : Whole of 0A-ZR-16Ps. and Part of OA-1R-34Ps. Gtd.
to Thomas Smith

Prior CT 3615/43

SCHEDULE 1

M629668

TRANSFER to WANDOO PTY LTD Registered 16-Jun-2017
at 12.01 PM

SCHEDULE 2

Reservations and conditions in the Crown Grant if any
BURDENING EASEMENT: Right of Drainage [appurtenant to the

SP 9220
EZ09657

balance of the land in Conveyance 38/4844) over the
drainage easement shown on SP 9220
FENCING PROVISION in Transfer

MORTGAGE to Westpac Banking Corporation Registered
17-Feb-2020 at 12.01 PM

UNREGISTERED DEALINGS AND NOTATIONS

No unregistered dealings or other notations

Page 1of 1

Department of Primary Industries, Parks, Water and Environment

www.thelist.tas.gov.au
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thel , SCHEDULE OF EASEMENTS =
N
RECORDER OF TITLES =
Tasmanian
o0 0 [ssued Pursuant fo the Land Titles Act 1980 Government
SCHEDULE OF EASEMENTS Plan No.
‘thm:Lﬁ—uT}e Tavéjncfierim Couneil g:rk must sisl; S p 9 2 2‘ '
certificate on ac) for urpose of
identification. poee pape .
The Schedule must be signed by the owners and
mortg; of the land affected. Signatures should be
attested.
FENCING PROVISION:~ In respect of Lot 2 the Vendor (The Victoria League for Commonwealth
Friendship in Tasmania) shall not be required to Fence
\
&V’EN__%N_TE:- Lot 2 is subject to a Right of Drainage (applicable to the balance of the
land in Indenture No. 38/4BL) remaining vested in Vendor at the date of acceptance
hereof excluding Lot 2) over the Drainage Easement shown on the plan
[ common
SEAL i
/ /
THE COMMON SEAL of THE VICTORIA LEAGUE for ) Sy £~  CHATRMAN
Commonwealth Friendship wag hereunto affixed ) t/(/ W
in the presence ofiw in a ) lv SECRETARY
- ) LURER.
SIGNED by GRAHAN GURDAN BLAGKWOOD and LEIGH ) -
BATLY HODGMAN as Mortgagees by virtue of
Ix;denture of Mortgage-io. L5/182L in the presence; %
ofi- il .
e )
SIGNED by GRAHAM GORTON BLACKWOOD as Attorney
for LEIGH BAILY HO under Power of Attorney g
No. 204,25 who declares that he has not at the %
date hereof received any notice of revocation %
of the said Power of Attorney in the presence ofi- ) e
i
| -
Page 1 of 2
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the SCHEDULE OF EASEMENTS -
I RECORDER OF TITLES —~—
Tasmanian
® Issued Pursuant to the Land Titles Act 1980 Government

'(»
|
1
|
|
|
Certified correct for the purposes of the Real Property Act 1862, as amended.
FINLAY BLACKWOOD MORRIS & SIMPSON
SubdividerSoliciton for the Subdivider
This is the schedule of hed to the plan of ....... The. Yictoria League foT. ....onien.
(Insert Subdivider’s Full Name)
... Lommpnvsak th. Exiendshin. dn. Tasmania ff land in
. TGNt of. Conveyanse. Nwhex. 38/uAll
{Insert Title Reference)
Sealed by W MoBART. . CATY  CovNE. on . MRARE K 1977...
"M
. -
Search Date: 17 Jun 2020 Search Time: 11:24 AM Volume Number: 9220 Revision Number: 01 Page 2 of 2

Department of Primary Industries, Parks, Water and Environment www,thelist_tas_go\.‘.au
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thel & RESULT OF SEARCH "‘
I RECORDER OF TITLES Ry
Tasmanian
] Issued Pursuant to the Land Titles Act 1980 Government
SEARCH OF TORRENS TITLE
VOLUME FOLIO
111776 1
EDITION DATE OF ISSUE
3 13-Jul-2018

SEARCH DATE : 17-Jun-2020
SEARCH TIME : 11.26 AM

DESCRIPTION OF LAND

City of HOBART

Lot 1 on Sealed Plan 111776

Derivation : Part of 0-2-36 Granted to D. McPherson
Prior CT 110443/1

SCHEDULE 1
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EXECUTIVE SUMMARY

This report presents the findings of an Environmental Site Assessment (ESA) undertaken by Geo-
Environmental Solutions Pty. Ltd. (GES) at 201 Macquarie Street, Hobart - hereby referred to as ‘The
Site’. A six-storey residential apartment block is proposed in an area currently being used for carparking,
behind the existing house at 201 Macquarie street.

GES was commissioned by 201 Macquarie Street P/L to conduct the site assessment. This ESA has been
prepared by a suitably qualified and experience practitioner in accordance with procedures and practices
detailed in National Environmental Protection Measure (Assessment of Site Contamination) (NEPM ASC:
2013).

The objective of this ESA was to:

e Conduct an invasive soil investigation to determine the current site conditions and confirm the
suitability of the site for the intended use in line with the Hobart City Councils planning
requirements from the Hobart Interim Planning Scheme 2015; Potentially Contaminated Land
[PLC] 1 — E2.6.2 Excavations);

e The ESA must prove that there is no contamination or that any potential contamination will not
adversely impact on human health or the environment during the site redevelopment work.

e The ESA must also confirm that the development must not pose a risk to human health of future
users, environmental risk plus specific remediation and/ or protection measures may be required
before the proposed use commences.

e A STATEMENT OF SUITABLITY must be provided.

From the desktop assessment, it is concluded that:

+ The site has hosted a residential property since around 1900. A paved carpark was instated between
1969 to 1982.

e There are no records of contaminating activities onsite. The adjacent property had a garage/ vehicle
workshop in the north-eastern corner close to the Hobart Rivulet.

e The site is zoned Mixed Urban Use under the Tasmanian Interim Planning Scheme (2015).

¢ Contaminants of concern at the site include Hydrocarbons, PAH’s, and heavy metals: none were
confirmed.

From the soil assessment, it is concluded that:

e There were no detections of hydrocarbons in any of the soil samples.
e There were some low-level detections of heavy metals and no guideline exceedances.
¢ No risk to Human Health or the Environment from contamination has been confirmed.

GES recommends the following:

o As manganese exceeded Level 2 Material classification in two samples it is recommended
that all soil excavated from the site is stockpiled, sampled by a suitably qualified and
experienced environmental consultant and results compared against /8105 guideline limits.

o If deemed necessary, it is to be transported to a Level 2 waster facility (Copping). A permit
to transport the waste (obtained through the EPA) will be required.

Statement of Suitability

The findings from the desktop investigation and results from the invasive soil investigation confirm that
there is no contamination at the site and no risk to Human Health or the Environment has been confirmed.
Therefore, the planned excavation works will not adversely impact on human health or the environment.
No contamination remediation or management measures will be required during the site redevelopment
works.

Gleo Environmental Solutions — GES Page ii
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1 INTRODUCTION
1.1 General

This report presents the findings of an Environmental Site Assessment (ESA) undertaken by Geo-
Environmental Solutions Pty. Ltd. (GES) at 201 Macquarie Street, Hobart - hereby referred to as ‘The Site’.
The site location is presented in Figure 1 and the aerial photograph is presented in Figure 2. GES was
commissioned by 201 Macquarie Street P/L to conduct the site assessment.

This ESA has been prepared by a suitably qualified and experience practitioner in accordance with
procedures and practices detailed in National Environmental Protection Measure [Assessment of Site
Contamination] (NEPM ASC; 2013) guidelines and key regulations and policies identified in the
References section of this document. Personnel engaged in preparing this ESA are listed in Appendix 1
along with their relevant qualifications and years of experience.

1.2 Site Layout

An aerial image of the existing site layout is presented in Figure 2.

Geo Envirenmental Solutions — GES Page 8 of 85
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Figure 2 Existing Site Layout

1.3 Site Details

Site details are presented in Table 1.
Table 1 Site Details

Page 229
ATTACHMENT B

LSITE LOCATION:
201 Macquarie Street, Hobart.

INVESTIGATION AREA
Lower majority of the site. excluding the existing house, area where the extension will be located

ITE ELEVATION & GRADIENT
oximately 25-35 m AHD with 7-10° fall to the North West

bITE SURFACING
The surface of the site is paved by asphalt

TITLE REFERENCES
The title references: CT 249597/1; PID 5668368

SITE OWNER
201 Macquarie Street PTY LTD

PREVIOUS LANDUSE
Residential Property, Car Parking

ITE SURROUNDING LAND ZONING
asmanian Interim Planning Scheme 2015 — Urban Mixed Use

SITE LAND USE
Urban Mixed Use

PROPOSED LAND USE
Unchanged - Residential

URROUNDING LAND USE:
onsistent with Zoning of Mixed Urban with residential. retail. offices and school all nearby.

Geo Environmental Solutions — GES
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Figure 3 Street View of The Site, (Image curtesy of Google Earth).

14

Investigation Objectives

The objective of this ESA was to:

Conduct an invasive soil investigation to determine the current site conditions and confirm the
suitability of the site for the intended use in line with the Hobart City Councils planning
requirements from the Hobart Interim Planning Scheme 2015: Potentially Contaminated Land
[PLC] 1 — E2.6.2 Excavations);

The ESA must prove that there is no contamination or that any potential contamination will not
adversely impact on human health or the environment during the site redevelopment work.

The ESA must also confirm that the development must not pose a risk to human health of future
users, environmental risk plus specific remediation and/ or protection measures may be required
before the proposed use commences.

A STATEMENT OF SUITABLITY must be provided.

1.5 Scope of Works

The scope of works of this ESA was to:

Review any historical contaminated site assessment reports or documents which may indicate
previous land use which may have had involved contaminating activities;

Conduct an invasive soil investigation at the site;

Drill a total of three (3) soil bores and collect seven (7) primary samples; the primary samples were
sent for analysis of total recoverable hydrocarbons (TRH) Benzene Toluene Ethylbenzene Xylene
Naphthalene (BTEXN), Polynuclear Aromatic Hydrocarbons (PAH) and Heavy Metals to a
National Association of Testing Authorities (NATA) accredited laboratory:

Samples were sent with quality assurance/ quality control (QA/QC) samples including one rinsate
blank, one duplicate sample and one interlaboratory duplicate split sample:

Determine the absence or presence and if present the level of site contamination;

Compare soil results against the relevant guidelines; and

Address Hobart City Councils Potentially Contaminated Land [PLC] 1 — E2.6.2 Excavations and
detail specific onsite human health or environmental risk which may source from any
contamination.

Geo Envirenmental Solutions — GES Page 10 of 85
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2 PLANNING
2.1 Overview

The development application is for a six-storey apartment block, with three-level basement, at the site which
will involve excavation works. The history of the site does not suggest potentially contaminating activities
may have taken place at the site. The adjacent property at 199 Macquarie Street is listed as having possible
contaminants from “gas cylinder/tank™ during date of operation by Forestry Tasmania 1977-1986.

The client is required to address the Potentially Contaminated Land Code of the Interim Planning Scheme
2015 under section 54 of the Land Use Planning and Approvals Act 1993. Due to the site being adjacent to
a potentially contaminated site.

2.2 Acceptable Solutions

As the history of the site suggests that potentially contaminating activities may have taken place on the
adjacent property and there is proposed excavatfion works at the site, there are no acceptable solutions to
proposed works, and therefore E2.6.2 P1 performance criteria are to be addressed.

2.3 Excavation Works E2.6.2 P1

As there is proposed excavation works at the site, there are no acceptable solutions to proposed works,
E2.6.2 P1 performance criteria are to be addressed. The performance criteria identify that the excavation
works must not adversely impact on health and the environment, having regard to:

(a) an environmental site assessment that demonstrates there is no evidence the land is
contaminated; or

() a plan to manage contamination and associated risk to human health and the environment that
includes:

i.  an environmental site assessment;
ii.  any specific remediation and protection measures required to be implemented before
excavation commences; and
iii.  a statement that the excavation does not adversely impact on human health or the
environment,

2.4 Proposed Site Re-Development Works

It is proposed that the area to the rear of the existing building will be excavated, and a new six storey
apartment block to be constructed, with a basement up to three stories, see Appendix 2 for relevant plans
for this investigation. Finished floor level of the basement of the proposed development will be RL 21.85
FFL, and excavation is proposed to be to RL 21.35m. The cross section of the proposed development is
illustrated in Figure 4.

The land swrrounding the existing extension ranges from 25m through to 35m AHD. So excavations of
most regolith to bedrock will occur in the proposed footprint, and this material will be removed from the
site.
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Figure 4 Cross section of proposed development

3 DESKTOP STUDY

3.1 Site Zoning

The site is zoned Urban Mixed Use under the Tasmanian Interim Planning Scheme of 2015. The land use
surrounding the site is of the same zoning (Figure 5). The swrrounding area includes residential dwellings,
offices, shopfronts, a school, and the north west boundary of the site borders onto Hobart rivulet. The site
is therefore to be assessed against land use Class A for low to medium density residential land use.

Central Business

‘ Urban Mixed Use ‘

Inner Residential

The Site

Open Space

Figure 5 Tasmanian Interim Planning Scheme Zones (2015)
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3.2 Site Walkover

The site was investigated by GES staff on the 5% February 2019, with borehole drilling and soil sampling
occurring over 5% and 6% February in the presence of an engineering geologist from GES. An image if the
current site conditions are presented in Plate 1 and additional photographs are presented in Appendix 3.

3.3 Surface Coverings and Signs of Contamination
The pavement surrounding the existing extension to the rear of the main building was observed for signs

of oil staining or storage of material which may present a potential hazard. There were no signs of potential
contamination.

Plate 1 Current Site conditions, view to the north west.

3.4 MRT Geology Mapping

The 1:25,000 scale geology map of Hobart, see Figure 6; indicates the site is mostly underlain with Jurassic
dolerite, with Quaternary alluvial deposits of predominantly dolerite on the lower part of the site.
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Tebd — Tertiary poorly sorted boulder to pebble grade deposits with boulders up to 3 m length, clasts generally dominantly of dolerite with
traces to rarely dominant amotnts of Upper Parmeener mudstone and other rocks and less commeonly Lower Parmeener rocks, clayey matrix.
Jd — Jurassic dolerite and related rocks.

Qpad — Quaternary older alluvium of river terrace, predominantly dolerite derived.

Qa — Quaternary alluvial gravel, sand and clay.

Q — Undifferentiated Quaternary sediments.

Figure 6 Mineral Resources Tasmania 1:25.000 Scale Mapping (The LIST).

3.5 Site Topography, Drainage & Hydrogeology

The site has a 13% gradient to the north-west, with peak gradient at 21%. The north west part of the site is
adjacent to Hobart Rivulet, which flows in a north-easterly direction. although the water table may have
more of a northerly to north-easterly trend.

Figure 7 Inferred Groundwater flow and Surface flow direction
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3.6 Historical Aerial Photography Interpretation

The 2017, 2008, 1990, 1982, 1969 and 1957 historical aerial photograph were viewed as part of this ESA.
Table 2 presents a summary of alterations to the site between photo events and the individual aerial photos
are presented in Plate 2 to 7.

Table 2 Historical Aerial Photograph Review

Photo Observations

2017 s There is very little change since 1082

1290 +  Former Service Station at 202-206 Macquarie Street

1982 *  The dwelling has not altered, the parking area behind the dwelling is sealed between 1969 and 1982, a new large

building is visible at 199 Macquarie Street (formally Forestry Tasmania) during the same time period. Note that sheds
being the potential workshops are at the north-east part of the block of 199 Macquarnie Street. which is both furthest
away and downgradient of 201 Macquarie street.

1969 +  Vegetation including trees is visible behind the dwelling. and also behind the dwelling at 199 Macquarie Street.
1957 s There is very little change from 1957 to 1969.

y 7 \ » 49 2
l' \ff. o ..- b " : e,
Plate 2 The 2017 Aerial Photograph of the site (c/o Google)
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Plate 3 The 2008 Aerial Photograph of the site (c/o Google)

Plate 4 The 1990 Historical Aerial Photograph of the site
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Plate 5 The 1982 Historical Aerial Photograph of the site

Plate 6 The 1969 Historical Aerial Photograph of the site
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Plate 7 The 1957 Historical Aerial Photograph of the site

3.7 Dangerous Goods Records (WorkSafe Tasmania)

A property information request (PIR) search was not conducted due to time constrains of reporting and
given the lack of industrial use of the site, as observed in the historical aerial photographs, the unlikelihood
of records existing is very low.

3.8 Previous Site Investigations

A full site Heritage Assessment, currently in draft form has been completed by Praxis which confirms that
since construction of the residential buildings onsite the site has only been used for residential purposes.
No documented commercial or industrial activities have ever taken place on the site.

3.9 Council Environmental Records

The Hobart City Council has the following information about the site, paraphrased from an email addressed
to Sarah Joyce at GES.
Hi Sarah

The information that you are affer is below:

The adjacent property that has been listed as potentially contaminated
is: Address - 199 Macquarie Street.

Names associated with sife — Forestry Departiment

Date of operation — 1977-1986
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Possible Contaminant — Gas cvlinder / tank

I do note that the gas cylinder/tanks are no longer pulled up as a part
of the PCL and this is one of the ones we need to fake off our overlay
and list.

Thanks Simone

Simone Safter | Senior Environmental Health Officer | Environmental Health
6238 2738

The Hobart City Council does not consider 201 Macquarie Street as potentially contaminated but is adjacent
to site that is potentially contaminated.

3.10 Groundwater

3.10.1 Potential Up-Gradient Contamination Sources

There are no known up-gradient contamination sources. There was a former Mobil Service Station at 202-
206 Macquarie Street. Groundwater from that site is likely to be traveling down Macquarie Street and
unlikely to be impacting the site.

3.10.2 Downgradient Ecosystem Receptors

Downgradient ecosystems are not considered to be of concern in this investigation given there is no known
evidence of contaminating activities at this site, and any potential contaminating activity appears to be
associated with the neighbouring downgradient site.

3.10.3 Registered Water Bores

The site is in close proximity to the Hobart Rivulet. The nearest groundwater bores are 1.5k away and in
the catchment of Sandy Bay Rivulet. Registered Water Bore 17284 drilled by KMR Drilling is present 2.5k
up-gradient from the site. These bores are considered not applicable to the site and have not been considered
for this investigation.

3.11 Potential Contaminating Activities

3.11.1 Areas of Potential Concern
No areas of potential concern have been identified on site.
The following neighbouring sites have been identified as hosting potentially contaminating activities:

e A vehicle servicing workshop 199 Macquarie street — northeast and down gradient of the site
e Former Mobile Service Station — 202-206 Macquarie Street, groundwater inferred to travel down
Macquarie Street and away from the current site.

There may be other areas on the site (highlighted in yellow) where potentially contaminating activities have
occurred. This investigation is contained by the available historical information.

3.11.2 Contaminants of Potential Concern

Despite the unlikely possibility that Contaminants Of Potential Concern (COPC), based on identified
AOPC’s on the neighbouring sites are impacted the site the following contaminates have been selected for
analysis during this investigation:

Total Petroleum/Recoverable Hydrocarbons (TPH/TRH):

Mono Aromatic hydrocarbons: Benzene, Toluene, Ethylbenzene, Xylene, Naphthalene (BTEXN):
Polynuclear Aromatic Hydrocarbons (PAHs): and

Up to 15 Metals.

* & o @
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4 FIELD INVESTIGATION PROCEDURES
41 Works Summary

Site investigation works occurred on 5% and 6% February 2019, and comprised of soil bore drilling which
is summarised in Table 3 and Figure 8.

Table 3 Summary of Site Investigation

Approximate Coordinates ™ Estimated Ground | Termination Depth
Borehole
Location ID | Eqsting (m) Northing (m) Surface Level (m below ground surface
asting (m, (4 g (m, AHD)* level (m)
BHO1 526,365 5,251.579 296 12.0
BHOZ2 526,341 5,251,606 254 13.16
BHO03 526,355 5,251,598 268 1.0
Notes:

*Coordinates are provided n GDA94 MGA Zone 55 coordinate system.
“Australian Height Datum (m AHD) has been estimated based on survey data provided due to the low
reliabality of the GOS elevation data and has been estimate using surface contouring.

Figure 8 Borehole Plan (BHI to BH3)
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4.2 Soil Investigation

4.2.1 Borehole Drilling

At each of the bore locations, the following precautions were put in place where required to avoid disrupting
underground service assets:

e Dial Before You Dig plans were obtained; and

e  Where practical. the first meter of the bore was cleared with a hand auger.
A total of three (3) 65 mm diameter soil bores were drilled for assessing site geology and sampling for
contamination impact. The boreholes were drilled using a truck mounted Drillmac Explorer 500 drilling
rig operated by Tasmanian Drilling Services Pty Ltd using a 159 mm diameter soil bore using a hollow
flight auger within soil and HQ3 sized core barrel within bedrock with a borehole diameter of 96 mm. Soil
samples were collected from the cores in accordance with procedures set out in Table 4.

4.2.2 Soil Sampling

Soil bore soil sampling was conducted per the National Environmental Protection Measure (NEPM ASC
2013) and AS4482 sampling guidelines. Table 4 presents a summary of the soil assessment methodology
adopted at the site.

Table 4 Summary of Soil Sampling Methods

Activity Details / Comments

At each testing location, the following precautions were put in place to avoid disrupting
Underground Service | underground service assets:

Clearance . Dial Before You Dig plans were obtained; and

. Where practical, the first meter of the bore was cleared with a hand auger.

Soil samples were collected every 0.5 m depth or change in geology. Discrete sampling
was conducted where there were visual signs of contamination (discoloration) or odours
present within the soil.

Logging the soil was conducted m accordance with the unified soil classification system
(USCS) as detailed 1n AS1726 (1993).

Quantum Clean Laboratory Detergent (R213) was used to decontaminate reusable
sampling equipment

In accordance with AS4482.2. Individual soil samples were collected from the core tray
at 0.5 intervals below ground surface (bgs) and/or change 1n geology. Collected samples
were screened for volatile fractions using a photoionisation Detector (PID). This was
done by placing the samples within snap lock bags and analysing the headspace with a
PID probe. Equipment calibration certificates are presented in Appendix 4.

In accordance with AS4482.1 (2005) All samples were collected usmg disposable nitrile
gloves. Samples were selected for laboratory analysis:

Soil sample
collection

Soil Logging

Decontamination of
Sampling Equipment

Soil Screening

. where PID values exceeded a nominal value
T g e et . at least every metre
Y . n the case where hydrocarbons were not detected in individual bores using the

Ll PID, select samples were collected from representative horizons and submitted

for analysis.
A mmimum number of samples were carefully selected which would provide sufficient
information to delineate hydrocarbon contamination in soils.
Samples were placed mto a jar for laboratory analysis. Soil jars were placed mn a pre-

Sample preservation

chilled cool box with ice bricks.

Sample holding
times

Sample holding times were within acceptable range (based on NEPM ASC B3-2013)
from collection to extraction.

4.2.3 Soil Analysis

Primary and QC samples were submitted to Analytical Laboratory Services (ALS), Springvale, Melbourne
for analysis. A total of seven primary samples were selected for analysis. Inter lab split (triplicate) sample
were sent to ALS Environmental, located in Smithfield, NSW. Chain of Custody (COC) documentation
was completed and is provided in Appendix along with the Sample Receipt Notification (SRN) for each
batch. Table 5 presents a summary of the laboratory analyses undertaken.
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Table 5 Overview of Soil Analysis and Quality Control

Analytes Primary Samples | Duplicates® | Rinse Blank® | Triplicate®
TPH/TRH 7 1 1 1
BTEXN 7 1 1 1
PAH* 7 1 1 1
Suite 15 Metals 7 1 1 1

Sampling Quality Control Standards (AS4482)
A+ C— One (1) in twenty (20) inter laboratory duplicate samples and One (1) in twenty (20) intra laboratory split (triplicate) samples
b - Single rinse sample per piece of equipment per day
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5 QUALITY CONTROL

All Field and laboratory Quality Assurance and Quality Control (QA/QC) details and outputs are presented
in Appendix 6.

5.1 Field

It is standard to expect up to 10% error in field duplication and up to 10% laboratory error. Therefore, in
theory up to 20% error can be assumed on duplicate analysis. Some variation may exist in soil and
groundwater because even though all efforts are made to split samples homogeneously, fragments of
materials may bias samples in certain elements.

Relative Percentage Differences (RPDs) for the duplicate sample where applicable are calculated using the
method outlined below.

The acceptance criteria used for the RPDs depend on the levels of contaminants detected and the
laboratory’s Method Detection Limits. The closer the levels detected are to the MDL the greater the
acceptable RPD. RPDs are calculated as follows:

e RPD <50% for low level results (<20 * MDL)
e RPD <30% for medium level results (20-100 * MDL)

* RPD <15% for high level results (=100 * MDL)

e No limit applies at <2 * MDL (Method Detection Limit)

Field QA/QC procedures and compliance are summarised in Table 6

Table 6 Soil Field QA/QC procedures and Compliance
QA/QC Requirement Completed | Comments
Approprate sampling
strategy used and

Sampling program was undertaken in accordance with AS4482.1-

representative samples Yes 2005

collected

Appropriate and well

documented sample

collection, handling. logging | Yes Appropriate and well documented

and transportation

procedures.

Decontamination Yes Appro.priate decontamination such as clea_m'ug tools before
sampling and between sample locations was undertaken
COC were completed 1n accordance with NEPM ASC Schedule
B2, Section 5.4.5 and transported under strict COC procedures

Chain-of-custody Yes The signed COC documents are included in this report, which

documentation completed mcludes the condition report on arrival of samples to the
Laboratory, cross checking of sample identification and
paperwork and preservation method

Required number of splits:
Duplicate & mter-lab splits: Yes
1 per 20 primary samples

QA/QC samples reported
method detection lumits No
within indicated guidelines.

A smgle duplicate and a single inter-lab split sample was collected
from 7 primary samples

For BHO02 1.5-1.6 and Duplicate pars, 98% of analytes complied.
Non comphiances include: an RPD of 51% for Lead where <50%
was expected; For BHO2 1.5-1.6 and TRIPLICATE pairs, there
were no non-compliances.

Required numbers of rinse

: rinse i ; g 2.1-2005.
blank samples collected Yes One rinse blank was collected as per AS4482.1-2005
Samples delivered to the
laboratory within sample Yes All samples were sent to the laboratory within holding times and

holding times and with correct preservative.
correct preservative
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5.2 Laboratory

Soil laboratory QA/QC procedures and compliance are summarised in Table 7.
Table 7 Soil Laboratory QA/QC Procedures and Compliance

Frequency Outliers

QA/QC Requirement Compliance | Comments

ALS Laboratories 1s NATA Accradited. Appropriate

. analytical methods used, in accordance with Schedule B(3) of
All lyses NATA dited Yes X
analyses acerect & the NEPM ASC 2013. Acceptable laboratory limits of

reporting (LORs) adopted.
Method Blanks: zero to
<Practical Quantitation Limut Yes There were no method blank value outliers in the QC1 report.
(PQL)
Laboratory Control Samples

& Wi tory tr t t .
70% to 130% recovery for soil Yes There were no laboratory control outhers m the QC1 report
Matrix spikes: 70% to 130% There were two matrix spike outhiers in the QC1 report, with
recovery for organics or 80%- No background level greater than or equal to 4x spike level;
120% recovery for inorganics Manganese in BH1 0.5-0 6, and Manganese in Rinse Blank.
Duplicate Samples: 0% to Ves There were no duplicate sample outliers.
<20% RPD.
" - 0, 0,

Slu‘lcfgal_es_ 70%to 130% Yes There were no surrogate recovery outliers in the QC1 report.
recovery
Analysis holding time outliers Yes No hold-time outliners exist for the QCI report

The following duplicate fraquency outliers were identified:

PAH/Phenols (GC/MS - SIM) with 0% and 10% expected
Quality Control Sample No TRH - Semuvolatile Fraction with 0% and 10% expected

The following matrix spike frequency outliers were identified:

PAH/Phenols (GC/MS - SIM) with 0% and 5% expected
TRH - Semivolatile Fraction with 0% and 5% expected
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6 FIELD INVESTIGATION FINDINGS

6.1 Soil Bores

6.1.1 Geological Interpretation

Page 245
ATTACHMENT B

The geology of the site is split into two regions, the dolerite soil featuring residual clays found upslope as
summarised in Table 8, and the alluvial soil deposits overlying dolerite found downslope as summarised in

Table 9.
Table 8 Typical Upslope Site Soil Profile (from BH1)
From To Description uscs
0 0.05 FILL: ASPHALT p
0.05 0.35 FILL : Silty sandy GRAVEL GM
0.35 0.5 FILL: Silty sandy CLAY CH
0.5 1.1 Sandy CLAY CH
1.1 1.4 Silty sandy CLAY Cl
1.4 8.0 DOLERITE, extremely weathered R
8.0 12.0 DOLERITE, distinctly weathered R
Table 9 Typical Downslope Site Soil Profile (from BH2)
From To Description UsCcs
0 0.05 FILL : ASPHALT p
0.05 0.2 FILL : Silty GRAVEL GM
0.2 0.6 FILL : Sandy gravelly CLAY Cl
0.6 2.6 FILL : Silty SAND trace gravels SM
2.6 4.8 FILL : Sandy gravelly SILT, some cobbles at depth ML
48 6.85 GRAVEL AND COBBLES GP
6.85 8.2 Clayey sandy GRAVEL and COBBLES GC
8.9 36 CORE LOS5 : Inferred as firm high plasticity sandy al
CLAY
8.6 9.2 Sandy CLAY with gravels CH
9.2 13.16 DOLERITE, highly weathered R

6.1.2 Grain & Depth Class Interpretation

Grain size classifications are applied to all soils at the site to determine threshold screening level

concentrations for hydrocarbons (and chromium) to assess soil ecological and human health risks.

Grain class threshold values are determined based on either the:

¢ sample grain size (in the case of ecological screening levels or chromium limits): or

e average grain class overlying the sample point (when assessing petroleum vapour screening levels)
relative to the proposed finished floor level.

The corresponding depth class from which the sample is collected is also adjusted and revised based on the
proposed development finished floor levels. Where the fields are left blank, a class is not assigned given
the sample was collected from within the proposed excavation. Pavement is assigned a clay class by default.
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Table 10 provides a summary of the grain class averages for material overlying the sample (excluding the
excavated materials). It should be noted that most of the site will be excavated, so the risk of dermal and
vapour contact is during excavation, with minimal risk during or after construction.

Table 10 Summary of Grain Class Based on USCS Classification

E - Soil Grain Size Class Averaging Above Soil Sample Attenuation §

v = - =

: |ES A 3
5o lg2 S-S 2. le
e i E% |2
o = E §| < 5
e AHERE R IHEEE
Sample Eg s 8 Els| 2 |z ,;-,5 2|2
G tgGWGPGMGCSWSPSMSCMLCLOLMHCHOHCI-gE % |S] % %gs H
SE (B2 sle| El3lE13|e°|°

PE|SE 5| 2 | & @] 2

] . E] °

[re L o
BHO1 0.5-0.6 7.3 4.8 4.7 NA |0.1] 1.0 |1.0| CLAY | CH
BHOL1 1.5-1.6 7.3 4.8 4.7 NA |0.1] 1.0 |1.0| CLAY R
|BHI32 0.5-0.86 3.0 9.6 2.1 1.4 1.2 0.6 0 |4.0 NA JO.1(1.0 [LO| CLay | C
|BH02 1.5-1.6 3.0 9.6 2.1 1.4 1.2 0.6 0 |4.0 NA |0.1] 1.0 |L.O| CLAY | SM
|EHD2 2.5-2.6 3.0 5.6 2.1 1.4 1.2 0.6 0 |4.0 NA |0.1] 1.0 | 1.0 CLAY | SM
|EH023.5-3.6 30 | 95 2.1 1.4 10 0.6 0 [4.0 NA |0.1] 1.0 |10] cuay | ML
|BH03 0.5-0.6 45 < NA |0.1] 1.0 |1.0| CLAY | CH

6.1.3 Soil Contamination Observations

Soil samples were screened with a PID: analysis information presented in Table 11. All soil samples had
PID values (measured in ppm) were below 0.4 which indicates that there is a low probability of hydrocarbon
contamination are present at the site.

Table 11 Summary of PID Screening Results

Soil Bore Depth (m) PID Value (ppm)
BHO1 0.2-03 0.2
BHO1 1.0-1.1 0.4
BHO02 0.2-03 0.3
BHOZ 1.0-1.1 0.0
BHO3 0.2-03 0.2
BHO3 1.0-1.1 0.3
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7 SOIL ECOLOGICAL IMPACT ASSESSMENT
7.1 Protected Environmental Values

The requirement for protecting soil from contaminated activities in Tasmania is managed under the
Environmental Management and Pollution Control Act 1994 (EMPCA) which states in Part 5A:

(2) An area of land is a contaminated site if —
(a) there is in, on or under that area of land a pollutant in a concentration that —
(1) 15 above the background concentration; and

(ii) is causing or is likely to be causing serious or material environmental harm or
environmental nuisance, or is likely to cause serious or material environmental harm or
environmental nuisance in the future if not appropriately managed:

Potential soil impact at the site is assessed through application of the following environmental investigation
guidelines.

7.2 NEPM ASC (2013) Guidelines

The following ecological investigation guidelines are to be addressed in order to assess acceptable levels
of risk to terrestrial ecosystems:

¢ NEPM ASC (2013) Ecological Investigation Levels (EIL’s) — have been developed for selected
metal and organic substances. EIL’s depend on specific soil and physicochemical properties and
land use scenarios and generally apply to the top two (2) metres of the soil profile (NEPM ASC
2013):

¢ NEPM ASC (2013) Ecological Screening Levels (ESL’s) — have been developed for selected
petroleum hydrocarbon compounds and total petroleum hydrocarbon fractions. ESL’s broadly
apply to coarse- and fine-grained soils and various land use scenarios within the top two (2) metres
of the soil profile (NEPM ASC 2013).

Soil analytical results are compared against Ecological Screening Levels (ESL's) and EIL"s limits presented
in Table 12.

Table 12 Summary of Soil Contaminates Considered as part of this investigation, based on NEPM (2013) ASC

Analytes Investigated
Hydrocarbons Metals
Investigation
Levels (IL)
¢ Benzo(a) Zn, Cu, DDT
TRH Naphthalene .
BTEX (F1 to F4) pyrene (PAH) Cr(III), Ni | Lead
(PAH) & As
ESL’s Analysed | Analysed | Analysed
EIL’s Analysed Analysed Analysed Mot
yse Y J Analysed

7.3 Guidelines

7.3.1 Ecological Screening Levels

The following compounds were compared against NEPM ASC (2013) Ecological Screening Levels
(ESL’s):

s BTEX:
e FltoF4 TRH; and
e Benzo(a)pyrene (PAH)
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Selection of ESL threshold investigation limits are set out in the NEPM ASC (2013) guidelines and require
classification of the soil according to:

e Land use sensitivity:
e Areas of ecological significance
¢ Urban residential and public open space; and
e Commercial and industrial.

¢ Dominant particle size passing through a 2 mm sieve into:
e Coarse — sand sizes and greater; and
e Fine — clay and silt sizes.

Adopted NEPM ASC (2013) soil and land use classifications are presented below.

7.3.2 Ecological Investigation Levels
The following compounds were compared against Environmental Investigation Levels:

Lead;
Nickel;
Chromium:
Zinc;
Copper;
Arsenic: and
Naphthalene.

There was a requirement to classify the soil according to physicochemical properties given that the above
listed compounds. Adopted physicochemical parameters are presented in the results tables.

Selection of EIL threshold investigation limits are set out in the NEPM ASC (2013) guidelines and require
classification of the soil per specific soil and physicochemical properties which are presented in the results
tables. The adopted land use scenarios presented in Table 13.

Table 13 Adopted Land Use Scenario for the Soil Bores

Land Use Scenario Applicable Soil Bores
Areas of Ecological Significance

Urban Residential & Public Open Space All soil bores
Commercial & Industrial

Based on a preliminary assessment of site soil conditions, the following physicochemical properties are
applied to assess guideline EILs:

e Clay content consistent with field observations:
e A soil pH and cation exchange capacity (CEC) consistent with Table 14.
Table 14 Cation Exchange and Clay content, Adopted For the Site

1SCS Clay % CEC pH
R 100 10 60
GW [ 10 6.0
E [ 10 6.0
E 10 15 5.0
ac 30 20 5.0
SW [ 10 5.0
P [ 10 5.0
B 10 15 6.0
sC 20 20 60
ML 30 20 6.0
cL 100 35 6.0
N 50 35 5.0
MH 30 35 6.0
cH 100 45 5.0
OH 100 50 5.0
PT 100 80 60
P [ 0 6.0
cL 100 35 6.0
c1 100 35 6.0
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7.4 Findings

7.4.1 Ecological Screening Levels

Laboratory analytical results are presented in Appendix 7. Table 15 compares soil analytical results against
relevant NEPM ASC (2013) ESL’s. Concentrations which exceeded laboratory limit of reporting (LOR)
would be highlighted in bold. ESL exceedances would be highlighted with a coloured cell, and samples
within the proposed excavation zone are marked with an X. Note all samples will be excavated and the site
resurfaced.

There were no laboratory detections and there were no ESL guideline exceedances. Therefore, no risk to
ecological receptors regarding potential hydrocarbon contamination has been identified.

Table 15 Summary of Soil Analytical Results Compared with ESL’s

NEPM Ecological Screening Levels for Soil BTEX PAH TRH
Bold - Indicates LOR Exceedances
¥-Indicates Sample Within Inferred
@ = = =
Excavation . 5 — =1 & g
I 8] U
Colour Shading - Indicates ESL § a2 8 ] . .

. o I= = - ] w0 o
Exceedances: £ E 3 g = g ] d i)
1%, % 2-5x, YT 520 % PR 20-50 %, TR =50 2 = z o 2 - o & &

o =] = = o - ~ [aa] =3
¥ m (= ] = (-] [ [™ w w
@ 2 2 R 2 = -2 = g i-d -4
L | & @ i i % F = F = H E‘;
= 3 uog = E E E E E E E E E
@ (= =}
a a 3 O
£ 2 53| 3 s | g
o FolEE|l - AR I - e = 2 S S
o s = = = =< =4 « =4 e« e o«
0 = = ] ] (=] ] o = [=}
= = = =i = =i = = =
BHO10.5-0.6 X 26/2/19 F URBAN <0.2 =<0.5 <0.5 <0.5 <0.5 =10 <50 =100 =100
BHO115-16X |26/2/18] F _|URBAN <02 [ <05 | <05 | <05 | <06 <10 <50 <100 | <100
BHO2 0.5-0.6 X 26/2/18 F URBAN =0.2 <0.5 <0.5 <0.5 <0.5 <10 <50 =100 =100
BHO2 1.5-16X 26/2/19 [ URBAN <0.2 <0.5 <0.5 <0.5 <0.5 =10 <50 <100 <100
BHO2 2.5-26 X 26/2/18 [ URBAN 0.2 <0.5 <0.5 <0.5 =0.5 <10 <50 =100 =100
BHO2 3.5-36X 26/2/19 [ URBAN <0.2 <0.5 <0.5 <0.5 <0.5 =10 <50 <100 <100
BHO3 0.5-0.6 X 26/2/18 F URBAN 0.2 <0.5 <0.5 <0.5 =05 <10 <50 =100 =100

7.4.2 Ecological Investigation Levels

Table 16 compares soil analytical results against relevant EIL’s. Concentrations which exceeded laboratory
LOR are reported in the table, EIL exceedances would be highlighted with a coloured cell, and samples
within the proposed excavation zone are marked with an X. Note all samples will be excavated and the site
resurfaced.

There were no EIL exceedances and therefore no risk to ecological receptors.

Table 16 Soil Analytical Results Compared Against Ecological Investigation Levels

NEPM Ecological Investigation Levels for Soil
Bold - Indicates LOR Exceedances
X-Indicates Sample Withiin Inferred Excavation
Colour Shading - Indicates ESL Exceedances:
1% *2-5% ** 5-20x, *** 20-50 %, **** >80 %
T —_ =i o
B . |82 g z
2| 3 z 9 | 5[ o £ & | 4
s | s |E| S| B[B|3|e|Eln|E|2
a 8 |3z |2 SE| S S| |&|s|8|z2]3
v @ = b
5 t |52 |8l el lelele]|e
E E = = = = ~ ~ = = = =~ =
5 - & 5 = s =| @ o o od of o ol o
v w o w » wn v =] E B E E = El = El
BHO10.5-0.6X |26/2/19 |URBAN 45 6(3)| F 6 36 6 75 <2 25 <5 <1
BHO11.5-1.6 X |26/2/19 |URBAN 10 6(3)| F 73 73 31 25 23 <5 <5 <1
BHO2 0.5-0.6 X |26/2/19 |URBAN 35 6(3)| F 70 70 17 30 4 <5 <5 <1
BHO2 1.5-1.6 X |26/2/19 |URBAN 15 | 6(3)] ¢ 8 15 | 41 | 20 | 27 | <5 | <1
BHOZ 2.5-26 X |26/2/19 [URBAN 15 | 6(3)] C <5 | <5 | 12 | 25 7 12 | <5 | <1
BHO2 3.5-3.6 X |26/2/19 |URBAN 20 | 6(3)| ¢ 16 | 16 | 10 | 19 | 13 8 <5 | <1
BHO3 0.5-0.6 X |26/2/19 |URBAN 45 6(3)| F 23 23 32 7 6 <5 <5 <1
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pH Designation:

1) Using 0.01IM CaCl2 extract. Rayment, GE and Lyons, D.J (2011). “Soal Chenucal Methods — Australasia”. 495420 pp. CSIRO Publishing,
Melbourne

2) pHF (1:5). Adjusted by subtracting 0.75 with +/- 0.25 error to calibrate to the CaCl2 method (per comm. ALS Brisbane Acid Sulphate Soils
Laboartory). Methods in accordance with Ahern. C.R.. Stone Y.. and Blunden B. (1908b). “Acid Sulfate Soils Assessment Guidelines™. Acid
Sulfate Soils Management Advisory Committee, Wollongbar, NSW, Australia.

3) Classified in accordance with parent material typical soil pH as per the Tasmanian soils database
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8 SOIL HUMAN HEALTH DIRECT CONTACT ASSESSMENT

8.1 Guidelines

Guidelines presented herein are based on potential exposure of human receptors to soil impact which may

include:

8.1.1

Trench workers repairing or building services (typically to 1 m bgs). This classification is not
dependent on the land use class.

Onsite inhabitants which may be exposed to potential shallow soil impact in non-paved areas of
the site; and

Onsite excavation works which may include potential swimming pools (up to 3 m bgs); basement
carparks: and deep foundations.

Land Use Classification

The NEPM ASC (2013) guidelines have been referenced to ensure that the correct land use and density
category has been adopted for the site and the surrounding properties (where applicable). As per NEPM
ASC 2013 guidelines, the adopted land use class is dependent on the building density and the opportunity
for soil access by site occupants (exposure to potentially impacted soil). Aspects needing to be considered

include:

8.1.2

Whether the site is of sensitive land use such as a childcare centre, preschool, primary school or
aged care facility in which case land use Class A is applicable:

The percentage of paved area to determine direct contact exposure risk and therefore classification
as low or high density: and

Classification based on residential, recreational or commercial/industrial setting.

Adopted Land Use Classification

The adopted land use class is presented in Table 17. Land use class is based on the opportunity for soil
access as per NEPM ASC 2013 guidelines.

Table 17 Summary of Land Use Setting and Density for Determining Exposure Risk for post development

Sensitive Land

Scenario Land Use Class | Land Use Density | Paved Area Use
School Students at St. Michaels Collegiate A Low Density Residential! sensitive receptor. 212-218
Senior School. Macquarie Street. (across the road from the site)
] Given medium'high density residential with limited
T — -4
i s e B opportunity for assesses to soil due to slab.
Commercial workers mvolved with the demolition works
Workers involved with excavations D up until concreting stage. Applies to any parts of the site
which are disturbed as part of the building works
Commercial works Offsite D Commercial workers on adjacent commercial properties.

8.1.3 Health Investigation & Screening Levels

The main exposure pathways and methods for assessing heath risk from contaminated soils are presented

in Table 18.
Table 18 Summary of Exposure Pathways and Preliminary (Tier 1) Methods for Assessing Human Exposure
Risk
Exposure Scenario Contaminant Type Tier 1 Assessment Method Reference
Vapour Inhalation — Indoor (PVI) HSL's l(‘f%];}l\;[ ASC
Petroleum o T seeti =
Vapeur Inhalation — Trench (PVI) Erydrocarbons (addressed i PVI sections) CFRC CA-R&E‘:
- riebel
Dermal Contact HSL's ;Ta:lebaum. 2011)
Dust Inhalation Metals o i NEPM ASC
y Health Investigation Levels (HIL s
Soil Ingestion PAH's s EES ) 2013)

PVI—Petrolenm Vapour Intrusion
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8.2 Findings

8.2.1 Dermal Contact - Petroleum Hydrocarbons

Laboratory analytical results are presented in Appendix 7. Table 19 presents soil hydrocarbon analytical
results compared against CRC CARE (Friebel & Nadebaum, 2011) HSL guidelines for assessing dermal
contact risk. Concentrations which exceeded laboratory LOR would be highlighted in bold, HSL
exceedances would highlighted with a coloured cell indicating the highest HSL land used class which is
exceeded and samples within the proposed excavation zone are marked with an X.

There were no guideline exceedances for dermal contact.

Table 19 Soil Analytical Results Compared Against CRC CARE (Friebel & Nadebaum, 2011) Guidelines for
Dermal Contact

EPO80: BTEXN EP080/071: TRH
CRC CARE Health Screening = = =
5] 5] o
Level s = = =
= a e H w w [y
Dermal Contact Hazard from Soil & o o e o 3 =4
| ¥ o S = ] [s] $] [®] (v}
Hydrocarbons < c E b = — ! . \
~ g - ] = {—'} (=] w =
g 5 5 5 ) w0 0 0 4}
fwi) ~ L ~ = (8] A A A
Units mg/kg [ mg/kg | me/kg | mg/kg |mg/kg|mg/kg | mg/kg | me/kg | me/kg
LOR 0.2 0.5 Q0.5 0.5 1 10 50 100 100
HSL A Low Density Residential 100 14000 | 4500 12000 | 1400 | 4400 | 3300 4500 6300
HSL B High Density Residential 140 21000 | 5500 17000 | 2200 | 5600 | 4200 5800 8100
HSL D Commercial/Industrial 430 99000 | 27000 | 81000 (11000| 26000 | 20000 | 27000 | 38000
Intrusive Maintenance Worker 1100 |120000| 85000 | 130000 29000 | 82000 | 62000 | 85000 | 120000
Date Sample
26/02/2019 |BHO10.5-0.6 X <0.2 <0.5 <0.5 <0.5 <1 <10 <50 <100 <100
26/02/2019 |BHO11.5-1.6 X <0.2 <0.5 <0.5 <0.5 <1 <10 <50 <100 <100
26/02/2019 |BHO02 0.5-0.6 X <0.2 <0.5 <0.5 <0.5 <1 <10 <50 <100 <100
26/02/2019 |BH02 1.5-1.6 X <0.2 <0.5 <0.5 <0.5 <1 <10 <50 <100 <100
26/02/2019 [BHO2 2.5-2.6 X <0.2 <0.5 <0.5 <0.5 <1 <10 <50 <100 | <100
26/02/2019 |BH023.5-3.6X <0.2 <0.5 <0.5 <0.5 <1 <10 <50 <100 <100
26/02/2019 |BHO03 0.5-0.6 X <0.2 <0.5 <0.5 <0.5 <1 <10 <50 <100 | <100

Note the following applies:

HIL A - Low density to off site receptors at St. Michaels Collegiate

HIL B - High densitv to onsite future users

HIL D — Commercial workers and Trench workers during the construction phase of works

8.2.2 Dust Inhalation & Soil Ingestion

Laboratory analytical results are presented in Appendix 7. Soil analytical results are compared against
combined dust inhalation and soil ingestion risk is assessed through the application of NEPM ASC (2013)
Health Investigation Levels (HILs) for exposure to soil contaminants are presented in Table 20.
Concentrations which exceeded laboratory LOR would be highlighted in bold except for the metals, and
HIL exceedances would highlighted with a coloured cell indicating the highest HIL land used class which
is exceeded and samples within the proposed excavation zone are marked with an X.

There were no HIL exceedances.
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Table 20 Soil Analytical Results Compared Against NEPM ASC (2013) Health Investigation Levels Guidelines
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Bold - Indicates LOR Exceedance in Non [FA055° T
" Maisture Total
Metalic Compounds
P Content  |EGOOST: Total Metals by ICP-AES Recov |EPO75(5IM)B: Polynuclear Aromatic Hydrocarbons
NEPM Health Investigation Levels [HIL's) a
x
. s . v | w % % o =
Dust Inhalation and Soil Ingestion . o g g =2 £ g
Assessment 5 ® E g slelelslslE v
= £ g | v u @ el flalclelsS] B c
5 = L N 8lols = S|lg|E|m|RE|2 2
. - % £ el E 8 £ 512z 5| &8s AR EEEERE s
¥ - Indicates Sample Within Proposed g o |elB g1z . b H E |5 t (25|58 g 2] e Elelelz|=(2|8|e =
Excavation Zone K. I B 5 % 5| % & 3 g 12| 8 g o 8 ‘; s|ls|lsls|s5|8]°® F) & E E E ElE E 2 %
fy e o = 3 3 =
= <T !lg @ & G| 5 S 3 ] = = i = N = zlala|lZ|E]ls]|lz|la]lal5|lalalale|ld]a = m
an -] =] an -] -] &b an =] -] -] =] an an --] -] an =] =] =] =] =] [ -] =] =] =] =] =] =] =] -] an
Units o I I - ) (- - - - I - - - - I I - - - - I I ) I - - I - I I - I
= |2|B|B| 2 [B|B|B| 2 |2|2|B|B|2| 8 |B|B[2|2|B|2|R2|2|B|2[2|R|2|2[2|2) B|B|2
LOR 1 5 w|1 3 1 2 2 5 5 5 2 W 5 5 01 JO5)05 )05 )05 )05 |05 |05 |05 |05 |05 |05 |05 |05]|05)05]|05)] 05 |05
HIL A Low Density Residential [ Hia 100 60 | 4500 | 20 100 | 6000 | 300 | 3800 | 400 | 200 7400 | 40 300 | 3
HIL B Medium/High Density Residel HIL B 500 50 | 40000 {150 600 | 30000 |1200] 14000 |1200| 1400 60000 | 120 400 | 4
HIL D Commerial /Industrial MHLD 3000 500 | 3E+05 |500 4000 [ 240000 |1500| 60000 | 6000 (10000 400000 730 4000 | 40
Sample date:|Samgle D

26/02/2019 |BHO10.5-06 X 13 <5 |30 | <1 | <50 |<1| <2 | 15 36 25 463 [ <5 15 75 0.1 |<05[<05|<05|<05]|<05]|<05]|<05]|<05]|<05]<05]<05]<05]|<05|<05|<05|<05| <05 [<05
26/02/2019 |BHOL 15-16 X 82 =5 120 <1 | <50 |<1| 23 | 23 73 <5 661 51 <5 (=] 25 <0.1 |<05]|<05|<05|<05|<05|<05|<05]<05]|<05|<05|<05]<0.5]<05]|<05]<05|<05]<0.5 [<0.5
26/02/2019 |BH02 05-06% 2 <5 B0 | <1 | <50 |=<1] 4 13 70 <5 271 17 <5 41 30 <0.1 |<05|<05|<0.5|<05|<05|<05|<0.5]<05]|<05|<05|<0.5]<0.5]<0.5|<0.5]<05|<0.5| <0.5 [<0.5
26/02/2019 ]BHOZ 15-16¥% 25 <5 30 | <1 | <50 |=<1) 20| 14 B 27 176 15 <5 15 41 <0.1 |<05|<05|<0.5|<05|<05|<05|<0.5]<05]|<05|<05|<0.5]<0.5]<0.5|<0.5]<05|<0.5| <0.5 [<0.5
26/02/2019 |BH02 25-26¥% 32 <5 20| =<1 | <50 | =<1} 7 12 <5 12 155 12 <5 9 25 <0.1 |<05|<05|<0.5|<05|<05|<05|<0.5]<05]|<05|<05|<0.5]<0.5]<0.5|<0.5]<05|<0.5| <0.5 [<0.5
25/02/2019 |BHU2 3536X 28 <5 |50 | <l | <50 |«1) 13| 13 16 8 276 10 <5 52 19 <0.1 |<05|<05|<05 |<05|<05|<05|<05|<05|<05|<05|<05|<05|<05|<05|<05|<05| <05 |<05
26/02/2019 IBH03 0.5-06 % 226 <5 S50 |=<1]| <50 |<1) & 82 23 <5 606 32 <5 59 7 <0.1 [<0.5|<05 <05 |<05|<05|<05|<05[<05]|<05|<05|<05]<0.5[<0.5|<05]<05|<05| <05 <05

Note the following applies:

HIL A — Low density to off site receptors at St. Michaels Collegiate
HIL B — High density to onsite future users
HIL D — Commercial workers and Trench workers during the construction phase of works
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9 PVIASSESSMENT FOR INDOOR INHABITANT and TRENCH WORKER
The indoor inhabitant and trench workers vapour risk has not been considered for the following reasons:

indicates that a petroleum vapour intrusion risk is not present.

10 SOIL DISPOSAL ASSESSSMENT

10.1 Guidelines

No hydrocarbon detections (above laboratory limit of reporting) have been identified which

Soil which is excavated from the site for landfill disposal is to be assessed against Information Bulletin
105 (IB105) for Classification and Management of Contaminated Soil for Disposal. The EPA uses four
categories to classify contaminated soil, as per Table 21:

(Level 1)

(Level 3)
(Level 4)

* o & 9

Fill Material;

Contaminated Soil; and
Contaminated Soil.

(Level 2) Low Level Contaminated Soil;

Fixed numerical values are presented for soil concentrations and leachable fraction concentrations.

Table 21 Summary of IB105 Classification Guidelines

Soil for
Remaediation

(Level 4)

contaminants above the limits
defined under Contaminated
Soil in Table 2 (regardless of
the maximum total
concentrations) is generally not
considered acceptable for off-
site  disposal without prior
treatment.

Classification Controlled Comments
(with reference to Table 2) Waste'

Fill Material’® Soil that exhibits levels of Unlikely Soil classified as Fill Material can still
(Level 1) contaminants below the limits be a ‘pollutant’ under the

defined under Fill Material in Environmental Management and

Table 2. Pollution Control Act 1994 and

needs to be responsibly managed.

Low Level Soil that exhibits levels of Likely Where leachable concentrations
Contaminated contaminants above the limits have not been prescribed, maximum
Soil defined under Fill Material but total concentrations will be used to
(Level 2) below the limits defined under classify the soil.

Low Level Contaminated Soil in

Table 2.
Contaminated Soil that exhibits levels of Yes Where leachable concentrations
Soil contaminants above the limits have not been prescribed, maximum
(Level 3) defined under Low Level total concentrations will be used to

Contaminated Soil but below classify the soil.

the limits defined under

Contaminated Soil in Table 2.
Contaminated Soil that exhibits levels of Yes Soil that contains contaminants that

do not have criteria for leachable
concentrations  (e.g.  petroleum
hydrocarbons), and the levels of
contaminants exceed the maximum
total  concentrations listed in
Contaminated Soil, are generally
classified as Contaminated Soil for
Remediation.

T Controlled Waste is defined in the Environmental Management and Pollution Control Act 1994,
2 Criteria for Fill Material are the limits set by the Director for the purposes of R.9(2)(a)(ii) in the Regulations.

10.2 Findings

The soil samples have been compared against IB105 guidelines for future soil disposal, see Table 22.
The following conclusions can be made:

Geo Environmental

Solutions — GES

Manganese exceeds Level 2 classification in two samples; BH0O1 1.5-1.6 and BH3 0.5-0.6.
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Table 22 Soil Analytical Results Compared Against IB105 Investigation Limits for soil Disposal

u
T @
Information Bulletin 105 s |§
-y o
— s |9
Classification and Management 8 2 5 ] g .,
2 [ = o T c o @
of Contaminated Soil For c o = 8 = |23 5 £
@ = = = -
Disposal u £ E|lE| 2 s | - § | _| § = | 5 g (28] 2| @ & =
c 5 = £ g 4 5 ] 3 T T S o | e e a a E=] =
Sl s g3l &2 Bl s 2|22 | & |5|s| 2 |58s|2|2]3
< @ a | 8|6 3 (o] ] = = z A < @ O U A £| @ [ fin] =
Unit ng/ke| me/ke [ng/kgng/kgme/ke)me/kg|me/ke|me/ke] ma/ke [me/ke me/kefme/kg| me/ke |me/ke|me/ke| me/keg |me/kg|me/kg|me/ke| me/ke [me/ke
LOR 5 10 1 1 2 5 2 5 5 0.1 2 5 5 0.5 10 50 0.5 0.2 0.5 0.5 0.5
Investigation Level Selected
IB105 Level 1 <20 | <300 | <2 | <3 | <50 | <100 | <100 [<300| <500 | <1 <60 | <10 | <200 |<0.08| <65 | <1000 | <20 | <1 <1 <3 <14
IB105 Level 2 20 [ 300 [ 2 | 3 [ 50 | 100 | 100 | 300 | 500 1 60 | 10 | 200 |0.08 | 65 | 1000 | 20 1 1 3 14
|I3105 Level 3 200 | 3000 | 40 | 40 | 500 | 2000 | 200 (1200|5000 | 30 |(600( 50 |14000( 2 650 | 5000 | 40 5 100 | 100 | 180
IB10S Level 4 750 | 30000 | 400 | 400 |5000 | 7500 | 1000 (3000250001 110 [(3000| 200 | 50000 | 20 |1000| 10000 | 200 | 50 (1000|1080 [1800
26/02/2019 |[BHO01 0.5-0.6 X <5 30 | <2 |<1| <2 | 36 | 15 | 25 | 463 | <01 | & <5 75 | <05 | <10 | <50 |[<0.5]<0.2 | <05 ] <05 <05
26/02/2019 |BHO1 1.5-1.6 X <5 120 | <1 | <1 | 23 73 23 <5 661 | <0.1 | 51 <5 25 <0.5 | <10 <50 | <05 | <02 | <05]| <05 [<05
26/02/2019 [BHO2 0.5-0.6 X <5 80 | <1 | <1 ]| 4 70 | 13 | <5 | 271 [ <01 | 17 | <5 30 [<05 | <10 | <50 |[<0.5|<0.2 |<05 ]| <05 |<05
26/02/2019 |[BH02 1.5-1.6 X <5 30 | <1 |<«1]| 20 8 14 | 27 | 176 [ <01 | 15 | <5 41 | <05 | <10 | <50 |[<0.5|<0.2 | <05 | <05 <05
26/02/2019 |[BH02 2.5-2.6 X <5 20 <1 |<1]| 7 <5 12 | 12 | 155 | <0.1 | 12 | <5 25 | <05 | <10 | <50 | <05 |<0.2|<05 | <05 |<0.5
26/02/2019 |[BHO2 3.5-3.6 X <5 50 <1 | <1 | 13 16 13 8 276 | <01 | 10 <5 19 <05 | <10 <50 | <05 | <02 | <05]| <05 [<05
26/02/2019 [BHO3 0.5-0.6 X <5 50 [ <1 ]<1]| & 23 | 82 | <5 | 606 <01 | 32 | <5 7 <05 | <10 | <50 |[<0.5|<0.2 |<05 | <0.5 |<0.5
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11 CONCEPTUAL SITE MODEL

It should be noted that the area onsite investigated was limited to the areas tested, which reflects the
footprint of the proposed building.

11.1 Potential & Identified Sources of Contamination

11.1.1 Potential Onsite Contamination
The primary potential sources of contamination impact in the investigation area includes the following:

e The urban setting — leaded fuel exhaust fallout
e Historical buildings — leaded paint and heating oil tanks
e Fill on site of unknown origins

Given the historical use of the site there may have been other areas at the site where potentially
confaminating activities have occurred. GES is not aware of any other such activities at the time this report
was written.

11.1.2 Potential Offsite Contamination

Potentially contaminating activities may have occurred at the following locations:

e Gas Tank and workshop on neighbouring property at 199 Macquarie Street - movement of
hydrocarbons from neighbouring property — unlikely as it is down gradient from the site.

Given the site has been in an urban setting for over 150 years, there may be residual contamination from
building and or road surfacing materials such as paints and asphalt mix as well as contamination from
leaded fuel exhaust fallout.

11.1.3 Identified Primary Sources

No confirmed primary sources of contamination have been identified.

11.1.4 Identified Secondary Sources

No confirmed secondary sources of contamination have been identified.
11.2 Potential Receptors
The following presents a summary of all potential receptors considered in the assessment.

11.2.1 Potential Future Onsite Receptors

Potential future onsite receptors are presented in Table 23. All onsite receptors have been ruled out as no
contamination was identified.

Table 23 Summary of Potential Future Onsite Receptors

Specific Onsite Receptor Phase Receptor Land Use Class
Trench workers During construction works/ Post construction Commercial/ md;:;lt]ii aéland use HSL. D/
Ecosystem During construction works Urban Residential

Future onsite inhabitants Post construction works Residential B

11.2.2 Potential Future Offsite Receptors
Potential future offsite receptors are presented in Table 24.

Table 24 Summary of Potential Future Offsite Receptors
Specific Onsite Receptor Phase Receptor Land Use Class

During construction works/ Post

Neighbouring Commercial works
construction works

Commercial/ Industrial (Class D)

. . During construction works/ Post Residential (Class A) (most conservative
Neighbouring School ) i ’ s -
construction works values for sensitive receptors
Ecosystem During construction works Urban
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11.3 Transport Mechanisms and Exposure Routes

11.3.1 Incomplete Contaminant Exposure Pathways

Incomplete contaminant exposure pathways relate to present unmanaged risk. Table 25 presents a summary
of potential receptors identified in desktop assessment of the site, with incomplete exposure pathways

deducted based on the soil investigations.

Table 25 Summary of Incomplete Contaminant Exposure Pathways

Medium

Specific Receptor

Pathways
Ruled Out

Basis

Shallow Soil
(=1.0m)

Future residents living onsite

Dermal contact
Dust mhalation
Soil Ingestion

No HSL. HIL or CRC CARE guideline exceedance;
plus paved surface with negligible chance of exposure
to underlying soils

Vapour No volatile vapour mtrusion nsk identified plus the two
Intrusion lower levels of the new building will be carparking
which would act as a barrier for any potential vapours.
Onsite & offsite ecosystem Soil erosion - No ESL or EIL exceedances.
waterways

Students at St. Michaels
Collegiate Senior School —
off site — during construction

Dermal contact
Dust inhalation
Soil Ingestion

No HSL, HIL or CRC CARE guideline exceedance

Trench worker

Dermal contact
Dust inhalation
Soul Ingestion
Vapour risk to
trench workers

Ne HSL. HIL or CRC CARE guideline exceedance or
hydrocarbon detections.

Deep Soil
(=1.0m)

Future residents living onsite

Dermal contact
Dust inhalation
Soil Ingestion

No HSL. HIL or CRC CARE guideline exceedance:
plus paved surface with negligible chance of exposure
to underlying soils

Students at St. Michaels
Collegiate Senor School —
off site — during site
redevelopment

Dermal contact
Dust mhalation
Soil Ingestion

No HSL, HIL or CRC CARE exceedances.

Trench worker

Dermal contact
Dust mnhalation
Soil Ingestion
Vapour risk to
trench workers

No HSL, HIL or CRC CARE guideline exceedance or
hydrocarbon detections.

Groundwater

Proposed Residential building | Vapour No hydrocarbons detected m soil samples plus the two
inhalation lower levels of the new building will be carparking
which would act as a barrier for any potential vapours.
Ecosystem receptors Groundwater No ESL or EIL exceedances / no groundwater

discharge into
marine
ecosystem

mtersected in any of the bore holes

11.3.2 Potential Pathways

No potential pathways have been identified.

11.3.3 Plausible Contaminant Exposure Pathway Details

No plausible contaminant exposure pathways have been identified.

11.4 Conceptual Site Model

Figure 9 illustrates potential risks may be associated with potential site contamination. In this instance no
soil or groundwater contamination has been identified at the site.
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Figure 9 Conceptual Site Model Identifying Potential Contamination Source, Receptors and Transport Mechanisms/Exposure Routes
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12 CONCLUSIONS

12.1 Desktop Assessment

From the desktop assessment, it is concluded that:

The site has hosted a residential property since around 1900. A paved carpark was instated between
1969 to 1982.

There are no records of contaminating activities onsite.

The site is zoned Mixed Urban Use under the Tasmanian Interim Planning Scheme 92015)
Contaminants of concern at the site include Hydrocarbons, PAH’s, and heavy metals: none were
confirmed.

12.2 Adopted Guideline Settings

The following investigation limits were adopted for the site:

L]

Ecosystem — Urban land use:
Future land users soil direct confact risk— limited soil access (all paved) therefore:
o HIL B for soil ingestion and dust inhalation risk to residents
o CRC CARE Dermal Contact
Future land users vapour inhalation risk —
o No Hydrocarbons detected — no risk confirmed
Site development works:
o Land Use D for assessing vapour intrusion, dust inhalation, soil ingestion and dermal
contact risk to trench workers and offsite commercial workers; and
o Land Use A for assessing dust inhalation, soil ingestion and dermal contact risk to offsite
sensitive receptors at the school.

12.3 Soil Assessment

From the soil assessment, it is concluded that:

e There were no detections of hydrocarbons in any of the soil samples.
e There were some low-level detections of metals and no guideline exceedances.
e No risk to Human Health or the Environment from contamination has been confirmed.
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13 RECOMMENDATIONS
GES recommends the following:

o Asmanganese exceeded Level 2 Material classification in two samples it is recommended
that all soil excavated from the site is stockpiled, sampled by a suitably qualified and
experienced environmental consultant and results compared against IB1035 guideline limits.

o If deemed necessary, it is to be transported to a Level 2 waster facility (Copping). A permit
to transport the waste (obtained through the EPA) will be required.

13.1 Statement of Suitability

The findings from the desktop investigation and results from the invasive soil investigation confirm that
there is no contamination at the