Planning: #256392

Property

73A NEW TOWN ROAD NEW TOWN TAS 7008

People

Applicant *

Owner *

Entered By

Use

Multiple dwellings

Details

Have you obtained pre application advice?

© ves

ERA Planning and Environment
Monica Cameron

Level 1, 125A Elizabeth Street
HOBART TAS 7000
0400712023
monica@eraplanning.com.au

Director of Housing, Housing Tasmania

C/- Chris Jacobson, Fairbrother
59 Sandy Bay Road

BATTERY POINT TAS 7004
0411877286
cjacobson@fairbrother.com.au

MONICA CAMERON
0400 712 023
monica@eraplanning.com.au

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

Are you applying for permitted visitor accommodation as defined by the State Government Visitor Accommodation
Standards? Click on help information button for definition. If you are not the owner of the property you MUST

include signed confirmation from the owner that they are aware of this application. *

© No

Is the application for SIGNAGE ONLY? If yes, please enter $0 in the cost of development, and you must enter the
number of signs under Other Details below. *

© No

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



Details

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

Sports and recreation

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

Three storey development comprising multiple dwellings. Refer to attached supporting documentation.

Estimated cost of development *

6700000.00
Existing floor area (m2) Proposed floor area (m2)
636.00
Site area (m2)
1849
Carparking on Site
Total parking spaces Existing parking spaces N/A

12 0

Other (no selection
chosen)

Other Details

Does the application include signage? *

© No

How many signs, please enter 0 if there are none involved in
this application? *

0

Tasmania Heritage Register

Is this property on the Tasmanian Heritage Register? © No

Documents

Required Documents

Title (Folio text and Plan and Appendix B_Certificates of Titles.pdf
Schedule of Easements) *

Plans (proposed, existing) * Appendix C_Architectural plans_22 Apr 2022.pdf

GM or Crown consent Appendix A_Land Owner Consent_DCT.pdf

Covering Letter Appendix H_Centacare letter_5 Apr 2022.pdf

Supporting Documents

Concept Servicing Plan Appendix F_Rare cover letter_25 Mar 2022.pdf

Concept Servicing Plan Appendix F_Civil infrastructure concept design_24 Mar 2022.pdf

Traffic Impact Assessment  Appendix E_Traffic Impact Assessment V2_5 May 2022.pdf

Planning Report Supporting planning report_73a New Town Road, New Town_Final_6.5.22.pdf

Heritage Report Appendix G_Heritage Impact Assessment_16 Mar 2022.pdf

Geotechnical Report Appendix D_Geotechnical Report V02_Feb 2022.pdf
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Submission to Planning Authority Notice

il Planni

Council Planning | , \ -5 58> Council notice date | 5/09/2022
Permit No.
TasWater details \
Tasw

asWater TWDA 2022/00684-HCC Date of response | 27/10/2022
Reference No.
TaswW

asWater Anthony Cengia Phone No. | 0474 933 293
Contact

Response issued to
Council name CITY OF HOBART

Contact details coh@hobartcity.com.au
Development details
Address 73A NEW TOWN RD, NEW TOWN Property ID (PID) 5515409

Description of
development

Demolition, 22 Multiple Dwellings, Front Fencing, and Associated Works

Schedule of drawings/documents

Prepared by Drawing/document No. Revision No. Date of Issue
S 092.21144 Sheets DA02, DA10,
Philp Lighton DA11, DA12, DA14, DALS C 17/10/2022
— 092.21144 Sheets DA09, DA15,
Philp Lighton DAL6, DAL7 B 17/10/2022
Rare 220008 Sheets C501, C601 3 11/10/2022
Rare 220008 Sheet C701 4 11/10/2022

SUBMISSION TO PLANNING AUTHORITY NOTICE OF PLANNING APPLICATION REFERRAL

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

CONNECTIONS, METERING & BACKFLOW

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

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

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

DEVELOPMENT ASSESSMENT FEES

4. The applicant or landowner as the case may be, must pay a development assessment fee of $723.84
to TasWater, as approved by the Economic Regulator and the fee will be indexed, until the date paid
to TasWater.

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

Page 1 of 2
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Water Sub Metering

As of July 1 2022, TasWater’s Sub-Metering Policy no longer permits TasWater sub-meters to be installed
for new developments. Please ensure plans submitted with the application for Certificate(s) for Certifiable
Work (Building and/or Plumbing) reflect this. For clarity, TasWater does not object to private sub-metering
arrangements. Further information is available on our website (www.taswater.com.au) within our Sub-
Metering Policy and Water Metering Guidelines.

General

For information on TasWater development standards, please visit https://www.taswater.com.au/building-
and-development/technical-standards

For application forms please visit https://www.taswater.com.au/building-and-development/development-
application-form

Service Locations

Please note that the developer is responsible for arranging to locate the existing TasWater infrastructure
and clearly showing it on the drawings. Existing TasWater infrastructure may be located by a surveyor
and/or a private contractor engaged at the developers cost to locate the infrastructure.

(a) A permitis required to work within TasWater’s easements or in the vicinity of its infrastructure.

Further information can be obtained from TasWater.

(b) TasWater has listed a number of service providers who can provide asset detection and location
services should you require it. Visit www.taswater.com.au/Development/Service-location for a list of
companies.

(c) Sewer drainage plans or Inspection Openings (I0) for residential properties are available from your
local council.

Declaration \

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

TasWater Contact Details
Phone 13 6992 Email development@taswater.com.au
Mail GPO Box 1393 Hobart TAS 7001 Web www.taswater.com.au

Page 2 of 2
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DRAWING LIST

DA0O COVER
DAO1 LOCATION PLAN
DAG2 SITE PLAN
DA03 IMAGE 01
DA04 IMAGE 02
DA05 IMAGE 03
DA0G LEVEL 00 LANDSCAPE
DAO7 LEVEL 02 LANDSCAPE
DA08 SITE CROSS SECTIONS
DA09 EXISTING PLAN
DA10 LEVEL 00
DA11 LEVEL 01
DA12 LEVEL 02
DA13 ROOF PLAN
DA14 SECTIONS
DA15 ELEVATIONS
DA16 ELEVATIONS
DA17 ELEVATIONS
DA18 SHADOW DIAGRAM EXIST 9AM - 21 JUNE
DA19 SHADOW DIAGRAM EXIST 10AM - 21 JUNE
DA20 SHADOW DIAGRAM EXIST 11AM - 21 JUNE
DA21 SHADOW DIAGRAM EXIST 12PM - 21 JUNE
DA22 SHADOW DIAGRAM EXIST 1PM - 21 JUNE
DA23 SHADOW DIAGRAM EXIST 2PM - 21 JUNE
. by ; _ - DA24 SHADOW DIAGRAM EXIST 3PM - 21 JUNE
CT 2050581 \ : * oy : : DA25 SHADOW DIAGRAM EXIST 9AM - 21 MAR&SEPT
L0 A : 3 - DA26 SHADOW DIAGRAM EXIST 10AM - 21 MAR&SEPT
: : : DA27 SHADOW DIAGRAM EXIST 11AM - 21 MAR&SEPT
DA28 SHADOW DIAGRAM EXIST 12PM - 21 MAR&SEPT
DA29 SHADOW DIAGRAM EXIST 1PM - 21 MAR&SEPT
DA30 SHADOW DIAGRAM EXIST 2PM - 21 MAR&SEPT
2 DA31 SHADOW DIAGRAM EXIST 3PM - 21 MAR&SEPT
o DA32 SHADOW DIAGRAM 9AM - 21 JUNE
Z DA33 SHADOW DIAGRAM 10AM - 21 JUNE
| & DA34 SHADOW DIAGRAM 11AM - 21 JUNE
= DA35 SHADOW DIAGRAM 12PM - 21 JUNE
= DA36 SHADOW DIAGRAM 1PM - 21 JUNE
DA3? SHADOW DIAGRAM 2PM - 21 JUNE
DA38 SHADOW DIAGRAM 3PM - 21 JUNE
DA39 SUNLIGHT & SHADOW DIAGRAMS JUNE 21 (WINTER) EAST FACING
DA40 SUNLIGHT & SHADOW DIAGRAMS JUNE 21 (WINTER) EAST FACING
DA41 SUNLIGHT & SHADOW DIAGRAMS JUNE 21 (WINTER) WEST
FACING
DA42 SUNLIGHT & SHADOW DIAGRAMS JUNE 21 (WINTER) WEST
FACING
DA43 SUNLIGHT & SHADOW DIAGRAMS SEPT 21 (SPRING) EAST FACING
DA44 SHADOW DIAGRAM 9AM - MARCH & SEPT
DA45 SHADOW DIAGRAM 10AM - MARCH & SEPT
DA46 SHADOW DIAGRAM 11AM - MARCH & SEPT
DA47 SHADOW DIAGRAM 12PM - MARCH & SEPT
DA48 SHADOW DIAGRAM 1PM - MARCH & SEPT
DA49 SHADOW DIAGRAM 2PM - MARCH & SEPT
DA50 SHADOW DIAGRAM 3PM - MARCH & SEPT
DA51 SUNLIGHT & SHADOW DIAGRAMS SEPT 21 (SPRING) WEST
FACING
DA52 SUNLIGHT & SHADOW DIAGRAMS DEC 21 (SUMMER) EAST FACING
DA53 SUNLIGHT & SHADOW DIAGRAMS DEC 21 (SUMMER) WEST
FACING
DA54 DETAIL FLOOR PLANS
DA56 PARKING ACCESS
SITE INFORMATION SITE DETAILS APARTMENTS PARKING DA57 PARKING ACCESS
11 x 1 BED APARTMENTS 12 TOTAL DA90 BYCICLE PARKING
ADDRESS 73a NEW TOWN ROAD NEW TOWN TAS 7008 g:;: ég‘E,éRAGE ;g‘;;";z DA93 NEW TOWN ROAD STREET MONTAGE
11 x 2 BED APARTMENTS
CBOS NOMINATED PETER GAGGIN CC 997A LOT NUMBER 1a
PHILP LIGHTON ARCHITECTS PTY LTD TITLE REFERENCE 205058-1 22TOTAL
ZONING INNER RESIDENTIAL
OVERLAY HERITAGE PRECINCT
LOCAL AUTHORITY HOBART CITY COUNCIL

092.21144 FAIRBROTHER —y .
TOWNHOUSE DEVELOPMENT PhilpLighton Setiiiies

73A NEW TOWN ROAD NEW TOWN Fairbrother Print Date 17.1022250pm  REV ¢ DAO1
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Fairbrother

59 Sandy Bay Road
Battery Point, TAS, 7004
P (03) 6220 9000

F (03) 6424 6610

E info@fairbrother.com.au
www.fairbrother.com.au

VIEW ALONG PAVIOUR STREET

[Hailie]BlelsltelgW A rchitects

49 Sandy Bay Road, Hobart, Tasmania 7004
T +61 (3) 6223 2333
hobart@philplighton.com.au

HOBART / LAUNCESTON

FAIRBROTHER

TOWNHOUSE DEVELOPMENT
73ANEW TOWN ROAD

NEW TOWN TAS 7008

IMAGE 01

Scale NTS @A1 Print Date Project 09221144
04.05.22 11:42am

Drawing No D Ao 3 Rev B

Autodesk 1144 Devel




Il

i) Il

‘Hllll ..
I

Fairbrother

59 Sandy Bay Road
Battery Point, TAS, 7004
P (03) 6220 9000

F (03) 6424 6610

E info@fairbrother.com.au
www.fairbrother.com.au

VIEW WITHIN SITE TOWARD
SUNNYSIDE ROAD

[Hailie]BlelsltelgW A rchitects

49 Sandy Bay Road, Hobart, Tasmania 7004
T +61 (3) 6223 2333
hobart@philplighton.com.au

HOBART / LAUNCESTON

FAIRBROTHER

TOWNHOUSE DEVELOPMENT
73ANEW TOWN ROAD

NEW TOWN TAS 7008

IMAGE 02

Scale NTS @A1 Print Date Project 09221144
04.05.22 11:42am

Drawing No DA04 Mlﬁz:v‘ B
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Fairbrother

59 Sandy Bay Road
Battery Point, TAS, 7004
P (03) 6220 9000

F (03) 6424 6610

E info@fairbrother.com.au
www.fairbrother.com.au

VIEW FROM SUNNYSIDE RD TOWARD
THE SITE

[Hailie]BlelsltelgW A rchitects

49 Sandy Bay Road, Hobart, Tasmania 7004
T +61 (3) 6223 2333
hobart@philplighton.com.au

HOBART / LAUNCESTON

FAIRBROTHER

TOWNHOUSE DEVELOPMENT
73ANEW TOWN ROAD

NEW TOWN TAS 7008

IMAGE 03

Scale NTS @A1 Print Date Project 09221144
04.05.22 11:42am

Drawing No D A05 Rev B
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49 Sandy Bay Road, Hobart, Tasmania 7004
T +61'(3) 6223 2333

hobart@philplighton.com.au
HOBART / LAUNCESTON

FAIRBROTHER

TOWNHOUSE DEVELOPMENT
73A NEW TOWN ROAD
NEW TOWN TAS 7008

LEVEL 00 LANDSCAPE

Scale 1:100 @ A1 Print Date Project 09221144
1:200 @ A3 17.10.22 2:50pm

Drawing No DA06 Rev C
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SYMBOL ITEM IMAGE NOTES
(ALL LANDSCAPING TO AS 2303)|
Mature Size: 5 x 5m
U R ST R E ET Species: Japonicum
PAV l o Foliage: Deciduous
Acer Japonicum 'Vitifolium' o
A B c D E F G H | J K L & e s 2
NOTE: 35l pot size. to be
+ %2 ¥ 02 * S * 5o ¥ %02 - 2 - 2 - 1 - %02 - 58 - 2 = maintained and protected
during construction
o ———— - -7 - - Mature Size: 5 x 3m
— Species: X Bilreana
_ Foliage: Deciduous
’ Prunus Blireana Units: 6
Purple Leaf Gum
NOTE: 35l pot size. to be
N maintained and protected
" during construction
™~ Mature Size: 0.6 x 0.6m
\ Species: Berberidanceae
— - — -\ A Foliage: Ornamental Flower
__,_.,._..._---—-»--—--‘-"‘“"_'_'_.—-— Nandina Domestica 'Nana' .
BOUNDARY e “ Dwarf Sacred Bamboo Units: approx. 260
e o o o i i e Notes: 400centres
r._.—-—-—\'—'—'_'_‘—-—-_'
|
' | Mature Size: 0.2 x 2m
{ i Species: Myopraceae
| Low | Foliage: Evergreen
‘HETNMNG | 1700H TIMBER GARDEN BED ’ " ol
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‘ | e o) coL coL coL coL coL coL coL coL coL
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- ‘. “‘ Mature Size: 0.6 x 0.6m
| Species: Liliaceae
| b Foliage: Evergreen
\ Lomandra Longifolia P
l& : | “ Tankia' Units: approx. 80
' V\é | \ Notes: 500centres
" s{y ! ¥ 300mm topsoil
1 ((6\ ! \“ 75mm mulch
L i \
{.—E,F* ****** s | Mature Size: 0.6 x 3m
é o \ Species: Cupressaceae
2 | —p I \ Foliage: Ornamental
© i ﬂg‘r \ .
g E T 1 \ Juniperus Conferta Units: ground cover -
- L5 _..,,g \ ‘Emerald Sea' i 180m?2
r«é :._}‘_—Q.A \ Shore Juniper
?. \ Notes: 1000 centres
= Js., a4 9w ® O ® U W - \
7 2 !
o “ Size: 20 - 40mm
S | Species:
g \ Foliage:
z i Decorative Gravel River Unit ground cover
| inits. -
9_ o \ Pebbles 20m?
Y M 2400 \
@ \
o \
< 'LANDSCAPED AREAS
g STAINED TIMBER BATTEN PRIVACY FENCE 1700 HIGH TYPICAL = \
3 e RO 8 ASTROTURF: 10.8m2
= . (S —— ) e PLANTED AREAS: 166m2
2 g / FUOEEE 0% g e 0o e (EXCLUDES EMBANKMENT)
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i o
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SHARED 3 o 02. 4 ‘
SPACE ° A l \ |
785m2 g FALL . 1
ASTROTURF 3 / \ \
5 ' §
g o1 g | |
LIGHTING BOLLARD - ] Z '\ \
2 NEW 1809 PIT 113 ' | 2] *
= HIGH = |
. | - airbrother
E 1, L A B \
;E; 38 )F; ‘\ e CARPARK \\% \. “\ z 59 Sandy Bay Road
B g g o 1 : FALL——> et |:| —FALL \E; \ i < Battery Point, TAS, 7004
33 5 ! PLANTS SPACED TO ALLOW N \ P \ ' \ wn P (03) 6220 9000
2% | OVERLAND STORMWATER FLOW AL \ - F (03) 6424 6610
a %; | ‘ NOT TO BE IMPEDED. \ ; \\ 4 \‘ U E info@fairbrother.com.au
o g g ; . \ \ \\ m www.fairbrother.com.au
! T A
§ @ | oS FAll——=70 LR AR = \ [ | o .
f o ] ~
[e] | p4/‘% ——————— VEFICLE ROGESS FRVP OVER 2 ; \ O 2o, \ // N
= ) & ; \ t N | [PROJECT )
= 2 “ T : ! E \ ) °
R /
o W = : ey 1 \ ; N s/ \ N
~NZ ! 00 A . \ \\ S N
1 5 \
i QL .
LIGHTING BOLLARD % | % HEhean ‘é \ \\ 01 2 3 4. .5m
5 1 z \ |
Z ‘ El \ |
= : E . \ . . .
o & | £ \ ! [Haitie]BleisltelaW A rchitects
E : .
2 73 NEW TOWN RD : _\ \
& ; \
8 ; 71A NEW TOWN RD \ 71 NEW TOWN RD
E l “
] : “
m
H ‘ \
E ! i
H ‘ ]
LIGHTING BOLLARD



FENCE RETURNS TO
EXISTING ALIGHNMENT

AND MEETS AT

BOUNDARY

10

75

NEW TOWN RD

PAVIOURST. - -

34 AVONNOS -
aogmva HOIH 008}

A B c D E F G H ; J
ALL WORKS TO BE WALKWAY
UNDERTAKEN OUTSIDE CONNECTING TO
EXTENT OF CANOPY. BUILDING
ARBORIST TO SIGHT
WORKS PRIOR TO ANY EXISTING KERB AND GUTTER TO BE
EXCAVATION NEAR THIS PROTECTED AND RETAINED
EXISTING TREE.

EXISTING PATH

MAKE GOOD TO MATCH EXISTING ALIGHNMENT

NCE

JE——

EXG =

TO BE RETAINED %
g8
S

FENGE - TYPE 1

|

NEW PEDESTRAIN CROSS OVER
-REFER TO CIVIL

WALKWAY
CONNECTING TO
A . BUILDING
=

EXISTING KERB AND
GUTTERTO BE
PROTECTED AND
RETAINED

EXISTING FOOTPATH
REFINISH AS PART
OF WORKS

SYMBOL

ITEM IMAGE NOTES
(ALL LANDSCAPING TO AS 23
Mature Size: 5x5m
Species: Japonicum
Foliage: Deciduous
‘ Acer Japonicum 'Vitifolium' L
Japanese Maple Units: 2

NOTE: 35l pot size. to be
maintained and protected
during construction

Mature Size: 5 x 3m

Species: X Bilreana
Foliage: Deciduous
. Prunus Blireana Units: 6
Purple Leaf Gum

NOTE: 35l pot size. to be
maintained and protected
during construction

Nandina Domestica 'Nana'
Dwarf Sacred Bamboo

Mature Size: 0.6 x 0.6m
Species: Berberidanceae
Foliage: Ornamental Flow

Units: approx. 260

Notes: 400centres

Myoporum parvifolium
Creeping Boobialla

Mature Size: 0.2 x 2m
Species:

Myopraceae
Foliage: Evergreen
Units: 12
Notes: 1000centres

H.\.Vd.\.OOd oNLSE

Mature Size: 0.6 x 0.6m
Species: Liliaceae
Foliage: Evergreen
Lomandra Longifolia .
‘Tankia' Units: approx. 80
Notes: 500centres
300mm topsoil
75mm mulch

Mature Size: 0.6 x 3m
Species:

T BRI

Cupressaceae
Foliage: Ornamental
Juniperus Conferta . .
‘Emerald Sea’ Units: groung cover
- 180m:
Shore Juniper
Notes: 1000 centres
Size: 20 - 40mm
Species:
Foliage:
Decorative Gravel River }
Pebbles Units: ground cover -
40m?2

REFER TO DRAWING L00 FOR
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Fairbrother

59 Sandy Bay Road
Battery Point, TAS, 7004
P (03) 6220 9000
F (03) 6424 6610
E info@fairbrother.com.au
www.fairbrother.com.au
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SECTION 3 - 'ACCESS FACILITIES TO OFF-
STREET PARKING AREAS AND QUEUING
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NOTES
PAVIOUR STREET

THE LAYOUT OF CAR PARKING SPACES,
ACCESS AILSES, CIRCULATION ROADWAYS
AND RAMPS WILL BE DESIGNED AND
CONSTRUCTED TO COMPLY WITH

SECTION 2 - 'DESIGN OF PARKING MODULES,
CIRCULATION ROADWAYS AND RAMPS' OF
AS/NZS 2890.1:2004 PARKING FACILITIES PART
1: OFF-STREET CAR PARKING AND MUST HAVE
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"HEADROOM" OF THE SAME STANDARD'.
EXISTING KERB AND GUTTER TO BE
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SECTION 3 - 'ACCESS FACILITIES TO OFF-
STREET PARKING AREAS AND QUEUING
AREAS' OF AS/NZS 2890.1:2004 PARKING

FACILITIES PART 1: OFF-STREET CAR
PARKING.
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NOTES

THE LAYOUT OF CAR PARKING SPACES,
ACCESS AILSES, CIRCULATION ROADWAYS
AND RAMPS WILL BE DESIGNED AND
CONSTRUCTED TO COMPLY WITH

SECTION 2 - 'DESIGN OF PARKING MODULES,
CIRCULATION ROADWAYS AND RAMPS' OF
AS/NZS 2890.1:2004 PARKING FACILITIES PART
1: OFF-STREET CAR PARKING AND MUST HAVE
SUFFICIENT HEADROOM WITH CLAUSE 5.3
"HEADROOM" OF THE SAME STANDARD'.

LOCATION, SIGHT DISTANCE, WIDTH AND
GRADIENT OF AN ACCESS WILL BE DESIGNED
AND CONSTRUCTED TO COMPLY WITH
SECTION 3 - 'ACCESS FACILITIES TO OFF-
STREET PARKING AREAS AND QUEUING
AREAS' OF AS/NZS 2890.1:2004 PARKING
FACILITIES PART 1: OFF-STREET CAR
PARKING.
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T Introduction

1.1 Purpose of the report

ERA Planning and Environment (ERA) has been engaged by Fairbrother on behalf of Housing Tasmania and
Centacare Evolve Housing to seek a planning permit for the use and development of multiple dwellings at 73A
New Town Road, New Town. This report provides a supporting planning submission providing relevant
background material, project details and an assessment against the relevant planning scheme provisions.

1.2 Name of Planning Authority
The Planning Authority is the Hobart City Council.

1.3  Statutory controls

The site is subject to the provisions of the Hobart Interim Planning Scheme 2015 (planning scheme).

1.4  Subject site

The subject site is known as ‘New Town Catholic Tennis Club’ —73A New Town Road, New Town, and is
contained within two lots formally known as CT 252210/1 and CT 205058/1. Both land parcels are under the
ownership of the Director of Housing, Housing Tasmania.

The Certificate of Title is provided in Appendix B.

15 Enquiries

Enquiries relating to this planning report should be directed to:

Monica Cameron

Senior Planner

ERA Planning and Environment

Level 1, 125a Elizabeth Street, Hobart TAS 7000
M: 0400 712 023

E: monica@eraplanning.com.au

73A New Town Road, New Town
Development application 1
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2 The proposal

2.1 Overview

The site is approximately 1849 m?in size and currently contains two tennis courts, a storage shed and a small
tennis club house building; all existing buildings are to be demolished. The proposal is for a three storey multiple
dwelling development consisting of 22 dwellings, 12 carparking spaces, 2 motorbike spaces, landscaping and an
outdoor shared space.

Pedestrian access will be provided to the development via New Town Road, Paviour Street and Sunnyside Road;
while vehicular access will be via a new ramp from Sunnyside Road. There are 12 carparking spaces and two
motorbike spaces provided on site for use by residents and visitors. A bicycle rack with capacity for six bicycles is
also provided on site.

The site is in the Inner Residential Zone and is close to a major public transport corridor along New Town Road
and shops and community services in the New Town area. The scale and location of the site is well-suited to the
provision of a new multiple dwelling development and the proposal accords with the zone purpose statements
of the Inner Residential Zone to provide a variety of residential development at higher densities in locations
within walkable distance of services, facilities, employment and high frequency public transport corridors.

Architectural plans prepared by Philp Lighton Architects are at Appendix C.

' mullliliiﬂl“"fﬂl“l

Figure 1: Render of proposed development, viewed from Sunnyside Road, prepared by Philp Lighton Architects

2.2 Development summary

A development summary is provided below.

73A New Town Road, New Town
Development application 2



Table 1: Development summary

Iltem Provision

Site area 1849 m?

Site coverage 636 m?/34.4%
Overall building height 10.36 m
Dwellings 22

Car parking spaces 12

Motorbike spaces 2

Bicycle parking spaces 6

2.3 Demolition

It is proposed to demolish the following from the subject site:
e Two tennis courts
e Chain wire mesh fencing enclosing the tennis courts
e Weatherboard clubhouse and shed
e Paved walkways within the site

e Crossover to New Town Road

2.4 Replacement and retention

The following is to be retained or replaced:

e The crossover to New Town Road will be removed and replaced with kerb and channel to Council
requirements.

e The existing chain wire mesh fencing with dense vegetation cover on the western boundary will be
retained and protected during construction.

73A New Town Road, New Town
Development application 3
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Figure 2: Demolition and retention plan prepared by Philp Lighton Architects

2.5 Built form

The proposed development comprises a three-storey apartment building with 22 apartments, including 11 one-
bedroom apartments and 11 two-bedroom apartments.

There are two dwelling types proposed:

e 11 one-bedroom units which will be single-storey and located at ground level. The dwellings comprise
one bedroom, an open plan kitchen/dining/living area, combined bathroom/laundry and two terraces
on either of the dwelling.

e 11 two-bedroom units which will be two-storey and located across Levels 01 and 02 (directly above
the one-bedroom units). The dwellings comprise of two bedrooms, two bathrooms, an open plan
kitchen/living/dining area, laundry and two terraces on the either side of the building located on
Level 02. Access to the units is from a shared walkway on Level 02. The main kitchen/living/dining area
is located on Level 02 and the bedrooms and main bathroom are located on Level 01.

Each of the units are accessed via an entry terrace. The one-bedroom units will be accessed from the western
side of the building from the ground level carpark area and the two-bedroom dwellings will be accessed from
the eastern side of the building from Pavior Street or via central stairs and a future lift from the ground level.

Private open space is provided for each unit by two terraces on the eastern and western sides of the building.
The total area of private open space for each one-bedroom units is 13.1 m? and for each two-bedroom unit is

73A New Town Road, New Town
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12.8 m?. Each east-facing terrace includes vertical bicycle storage and a clothesline. An outdoor shared space is
incorporated at ground level in front of the building, consisting of a BBQ shelter, park benches and a bicycle

storage rack for visitor use with capacity for six bicycles.

Figure 3: View within the site towards Sunnyside Road, prepared by Philp Lighton Architects

2.6 Parking and access

The site does not currently have vehicle access. The proposal includes a new 6.0 m wide vehicle access ramp
from Sunnyside Road that extends to a new carpark at ground level. The ramp will provide vehicle movements as
detailed in the Traffic Impact Assessment (Appendix E) and accommodate the swept path of B99 vehicles
entering and leaving Sunnyside Road. The carpark is located directly in front of the dwellings and will
accommodate 12 vehicle parking spaces and two motorbike parking spaces for use by residents. Visitor parking
will be accommodated by on-street parking, noting that ample on-street parking is currently available in the
area, as detailed in the Traffic Impact Assessment (Appendix E). Due to the site topography, the carpark will be
set below the level of Sunnyside Road and will have minimal impact on the visual amenity of the area. Two
screened waste storage areas will be located at the southern end of the site and will be accessible for Council
waste collection from Sunnyside Road. Letterboxes will be located on Sunnyside Road.

Pedestrian access to the site will be provided from New Town Road, Pavior Street (2 access points) and
Sunnyside Road. The access to New Town Road is via an existing laneway which is part of the subject site that
will be upgraded to provide a footpath and gated access to the development.

73A New Town Road, New Town
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5 Subject site and surrounds

3.1  Site description

The subject site has a battle-axe shape, with an access handle providing frontage to New Town Road. The site
has three road frontages, to New Town Road, Sunnyside Road and Paviour Street (Figure 4). The central part of
the site is relatively flat with a slight slope to the west. There is a significant level difference near the perimeter
of the site with Sunnyside Road and Paviour Street (see further geotechnical information below). The site is
located on the lower slope of a hillside with a western aspect with views towards New Town, Mount Stuart and

kunanyi/Mt Wellington.

The property is known as the ‘New Town Catholic Tennis Club’ site and contains two clay tennis courts, a tennis
club house, storage shed and fencing. The site is thought to have been used for tennis courts since the late
1920s (refer to Appendix G). Vegetation is present on the eastern and southern perimeters of the site. The land
is predominately surrounded by residential development. The site is located close to a bus stop near the
intersection of New Town Road and Sunnyside Road that is serviced by high-frequency bus routes.
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Figure 4: Aerial image of subject site and surrounds (Source: www.thelist.tas.gov.au, April 2022)
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3.2 Geotechnical investigation

An initial geotechnical investigation was commissioned for the development due to the significant level
difference and earth batters near the perimeter of the site with Paviour Street and Sunnyside Road. This
investigation was undertaken by GES in February 2022 and considered the soil and geotechnical conditions of
the site. The report classifies the site as Class P. It identifies potential geotechnical impediments to construction
and the need for appropriate engineering design for stabilisation of earth batters on site and retainment systems
for areas of overhanging sandstone. Refer to the full report and recommendations at Appendix D.

3.3 Title information

The Certificates of Title for the subject site are attached at Appendix B. The details for this property are outlined
below.

Table 2: Certificate of Title details

Address Title reference Landowner Total Area
73A New Town Road, New CT 252210/1 Director of Housing, Housing Tasmania
Town

1849 m?
73A New Town Road, New CT 205058/1 Director of Housing, Housing Tasmania
Town

CT 252210/1 is burdened by drainage easement that is 1.5m wide and situated along the access handle to
New Town Road. CT 205058/1 is not subject to any restrictions, easements, or covenants.

3.4 Servicing

The subject site has full reticulated services, as detailed within the Civil Engineering drawings in Appendix F.

3.5 Site photos

73A New Town Road, New Town
Development application 7



73A New Town Road, New Town
Development application

4

Az

"v




73A New Town Road, New Town
Development application 9



73A New Town Road, New Town
Development application 10



4  Planning controls

4.1  Statutory controls

The site is subject to the provisions of the Hobart Interim Planning Scheme 2015 (planning scheme).

The site is in the Inner Residential Zone and is within the Paviour Street Heritage Precinct (NT10) under the
planning scheme. Refer to Figure 5 and Figure 6 below. The site is not on the state heritage register.

(1]

Figure 5: Site (highlighted with blue border) is zoned Inner Residential (Source: www.thelist.tas.gov.au,
April 2022)

73A New Town Road, New Town
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Figure 6: Site (highlighted with blue border) is within the Paviour Street Heritage Precinct
(Source: www.thelist.tas.gov.au, April 2022)

4.2 Specific Area Plan
The site is subject to the Royal Hobart Hospital Helipad Airspace Specific Area Plan (outer area 100 m AHD).

The Specific Area Plan has restrictions around building height, requiring buildings to not interfere with safe
aircraft operations in the vicinity of the Royal Hobart Hospital helipad. Given the site is located within the outer

area, the building height, including minor protrusions, masts or aerials must be no more than 100 m AHD

4.3 Relevant codes

The following codes from the interim planning scheme are applicable to the application:
e E5.0 Road and Railway Assets Code
e E6.0 Parking and Access Code

e E7.0 Stormwater Management Code

Development application



5 Inner Residential zone

5.1 Zone purpose statements

11.1.1.1 To provide for a variety of residential uses and dwelling types close to services and facilities
in inner urban and historically established areas, which uses and types respect the existing
variation and pattern in lot sizes, set back, and height.

11.1.1.2 To provide for compatible non-residential uses that primarily serve the local community.

11.1.1.3 To encourage residential development at higher densities in locations within walkable
distance of services, facilities, employment and high frequency public transport corridors.

11.1.1.4 To encourage residential development that respects the neighbourhood character.
11.1.1.5 To provide a high standard of residential amenity.
11.1.1.6 To allow commercial uses which provide services for the needs of residents of a

neighbourhood and do not displace an existing residential use or adversely affect their
amenity particularly through noise, traffic generation and movement, and the impact of
demand for on-street parking.

Planner Response

It is considered that the proposal is in accordance with the zone purpose statements, specifically
Clauses 11.1.1.1, 11.1.1.3 and 11.1.1.5 for the following reasons:

e The proposal is for multiple dwellings in the form of social housing, allowing for a variety of dwelling
types in proximity to services and facilities in an inner urban established area which would respect the
existing variation and pattern in lot sizes, set back and height.

e The proposal would be for residential development at higher densities within walkable distance of
services, facilities, employment and high-frequency public transport corridors.

e The design of the proposed dwellings would enable a high standard of residential amenity.

5.2 Local area objectives

There are no Local Area Objectives for this Zone.

5.3 Desired future character statements

There are no Desired Future Character Statements for this Zone.

5.4 Use status

The proposed use is residential (multiple dwellings). Pursuant to Table 11.2 of the Inner Residential Zone in the
planning scheme, residential (multiple dwellings) is classified as a permitted use.

541 Use standards

The use standards only apply to non-residential use and visitor accommodation. Therefore, the standards are
not applicable to this application which is for a residential use (multiple dwellings).

73A New Town Road, New Town
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5.4.2 Development standards for dwellings

PLANNING SCHEME REQUIREMENT

Acceptable Solutions Performance Criteria

11.4.1 Residential density for multiple dwellings

Al P1
Multiple dwellings must have a site area per Multiple dwellings must only have a site area per
dwelling of not less than 200 m2. dwelling less than 200 m? if:

(a) The development contributes to a range of
dwelling types and sizes appropriate to the
surrounding area; or

(b) The development provides for a specific
accommodation need with significant social or
community benefit.

Planner Response

There are 22 dwellings proposed on the subject site, which has a total site area of 1849 m?. This results in a
density of 84 m? per dwelling. As this is less than 200 m? per dwelling, the proposal requires assessment
against the performance criteria.

The proposal is for two different dwelling types (11 one bedroom units and 11 two bedroom units). This will
contribute to providing a range of dwelling types that are compatible with the zone purpose statements
and the existing variation and pattern of housing in the New Town area. The proposal is for social housing
provided by Housing Tasmania which will have a significant community benefit by providing housing for
those in need that is well-located close to a high-frequency public transport corridor, shops and community
facilities.

Refer to the statement in Appendix H prepared by Centacare Evolve Housing which details the significant
benefits this social housing provision will have.

The performance criterion (P1) is satisfied.

11.4.2 Setbacks and building envelope for all dwellings

Al P1

Unless within a building area on a sealed plan, a A dwelling must have a setback from a frontage that
dwelling, excluding garages, carports and is compatible with the streetscape having regard to
protrusions that extend not more than 0.9m into any topographical constraints.

the frontage setback, must have a setback from a
frontage that is:

(a) if the frontage is a primary frontage, not less
than 3m, or, if the setback from the primary

frontage is less than 3m, not less than the setback,

73A New Town Road, New Town
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PLANNING SCHEME REQUIREMENT

from the primary frontage, of any existing dwelling
on the site;

(b) if the frontage is not a primary frontage, not
less than 2m, or, if the setback from the frontage is
less than 2m, not less than the setback, from a
frontage that is not a primary frontage, of any
existing dwelling on the site;

(c) if for a vacant site and there are existing
dwellings on adjoining properties on the same
street, not more than the greater, or less than the
lesser, setback for the equivalent frontage of the
dwellings on the adjoining sites on the same street;
or

(d) if located above a non-residential use at
ground floor level, not less than the setback from
the frontage of the ground floor level.

Planner Response

The subject site has three road frontages with the following setbacks:
e New Town Road (primary frontage): more than 40 m

e Sunnyside Road (secondary frontage): 0 m for access ramp walkways/stairs, min. 2.4 m for
building facade

e  Paviour Street (secondary frontage): 0 m for access ramp walkways, min. 4.7 m for building facade

The proposal complies with Al(a) but not with A1(b) due to the walkways connecting the building to the
public footpaths on Paviour Street and Sunnyside Road. The proposal must therefore be assessed against
the performance criteria.

Due to the site topography and the large level difference along the rear of the site, the building design has
been required to incorporate access walkways and stairs to connect the building to the Paviour Street and
Sunnyside Road frontages. These walkways provide important access to the dwellings from these streets
and level access to the two bedroom units on Level 02. The walkways and stairs result in Om setbacks to
both the eastern and southern secondary frontages, however the building facade itself is within the
frontage setbacks required under the acceptable solutions. The walkways will include balustrades with
heights of approximately 1.2 - 1.5 m (refer to plans for details). It is considered that the walkways and
balustrades are compatible with the streetscape given their limited use and low visual prominence as they
will be largely screened by the 1.8 m high boundary fencing. The walkways are a direct response to the
topographic constraints of the site and the access requirements of the building.

The performance criterion (P1) is satisfied.

A2 P2

73A New Town Road, New Town
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PLANNING SCHEME REQUIREMENT

A garage or carport for a dwelling must have
a setback from a primary frontage of not less than:

(a) 4 m, or alternatively 1 m behind the building
line;

(b) the same as the building line, if a portion of
the dwelling gross floor area is located above
the garage or carport; or

(c) 1 m,if the existing ground level slopes up or
down at a gradient steeper than 1in 5 for a
distance of 10 m from the frontage.

A garage or carport must have a setback from a
primary frontage that is compatible with the
setbacks of existing garages or carports in the
street, having regard to any topographical
constraints.

Planner Response

There are no garages or carports proposed.

Not applicable.

A3

A dwelling, excluding outbuildings with a building
height of not more than 2.4 m and protrusions that
extend not more than 0.9 m horizontally beyond
the building envelope, must:

(a) be contained within a building envelope (refer
to Figures 11.1, 11.2 and 11.3) determined by:

(i) adistance equal to the frontage setback or,
for an internal lot, a distance of 3 m from
the rear boundary of a property with
an adjoining frontage; and

(ii) projecting a line at an angle of 45 degrees
from the horizontal at a height of 3 m
above existing ground level at the side and
rear boundaries to a building height of not
more than 9.5 m above existing ground
level; and

(b) only have a setback within 1.5 m of a side or
rear boundary if the dwelling:

(i) does not extend beyond an
existing building built on or within 0.2 m of
the boundary of the adjoining property; or

P3
The siting and scale of a dwelling must:

(@) not cause unreasonable loss of amenity to
adjoining properties, having regard to:

(i) reduction in sunlight to a habitable room
(other than a bedroom) of a dwelling on an
adjoining property; or

(i) overshadowing the private open space of a
dwelling on an adjoining property; or

(iii) overshadowing of an adjoining vacant lot;
or

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

(b) provide separation between dwellings on
adjoining properties that is consistent with
that existing on established properties in the
area.

73A New Town Road, New Town
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PLANNING SCHEME REQUIREMENT

(i) does not exceed a total length of 9 m or
one-third the length of the side boundary
(whichever is the lesser).

This acceptable solution does not apply to Battery
Point Heritage Precinct (BP1).

Planner Response

The proposal is outside of the building envelope due to small encroachments, including the top corner of
Unit 12 and part of the roofline (refer to sections and elevations at Appendix C).

The extent of the building located outside of the building envelope is relatively minor. The boundary
setbacks of the building facade are within the building envelope and provide a separation between
buildings on adjoining properties that is compatible with the surrounding area. The roofline peaks that lie
outside the building envelope are positioned towards the rear of the site and are well set back from the
rear boundaries of the properties along New Town Road.

It is considered that the proposal will not lead to an unreasonable loss of amenity due to a reduction in
sunlight to a habitable room of a dwelling or the overshadowing of private open space of an adjoining
property in accordance with performance criteria P1(i)&(ii). The shadow diagrams prepared by Philp
Lighton Architects (Appendix C) indicate there is existing overshadowing of the dwellings along New Town
Road at 9am and 10am on 21 June. There is existing overshadowing of the rear of the gardens of 67, 69, 71
and 71A New Town Road at 11am on 21 June. The shadow diagrams for the proposed development
indicate that overshadowing of the dwellings at 9am and 10am on 21 June will remaining largely
unchanged, except for a small area of the backyard of 69 New Town Road at 10am. By 11am on 21 June,
sunlight to the dwellings and majority of the backyards of 67, 69, 71 and 71A New Town Road are
comparable to existing sunlight access at that time of year, except for the backyards of 71 and 71A New
Town Road. From midday to 3pm on 21 June, sunlight access to the dwellings and private open space of 67,
69, 71 and 71A New Town Road is comparable to existing sunlight access at that time of year.

The shadow diagrams for 21 March/September indicate that access to sunlight for dwellings and private
open space for properties along New Town Road is comparable to existing sunlight access for the majority
of the day. There is some additional overshadowing at 9am of the properties at 71A and 73 New Town
Road. The rear part of the backyards of these properties are overshadowed at 10am but the dwellings and
front part of the backyards are not impacted. By 11am, sunlight to these properties is comparable to
existing sunlight access at this time of year. This level of overshadowing of adjacent properties is not
considered to lead to an unreasonable loss of amenity.

There is no overshadowing of an adjacent vacant lot, therefore P1(iii) is not applicable.

It is considered that the proposal will not lead to an unreasonable loss of amenity to adjoining properties
due to the visual appearance and scale of the building in accordance with P1(iv). The proposed design sets
the building into the topography at the rear of the site which maximises the distance from adjacent
dwellings on New Town Road. The minimum distance from the apartment building to the rear boundary of
73 New Town Road, the closest of these properties, is approximately 7.7 m. The proposed building is
separated from the rear boundaries of these properties by the carpark and outdoor shared space areas
which will minimise the apparent bulk of the building. A block retaining wall is proposed along the western

73A New Town Road, New Town
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PLANNING SCHEME REQUIREMENT

boundary with the properties 67, 69 and 71 New Town Road. Views of the vehicle ramp will be screened by
existing vegetation along the fence line with 67 and 69 New Town Road. A new 1.8 m high timber paling
fence is proposed along the boundary with the properties at 71, 71A and 73 New Town Road.

The building will be setback 2.4 m from the side boundary of 10 Paviour Street. A new 1.8 m high timber
paling fence is proposed along the boundary beside the proposed building, connecting to the existing
boundary fence. The existing residence at 10 Paviour Street is located to the north of the property (away
from the side boundary) and is in an elevated position above the subject site due to the site topography.
This elevation and the boundary fencing will reduce the apparent bulk of the side of the proposed building
from this angle.

The visual appearance of the proposed building at street level from Paviour Street will be of low impact.
The roofline of the proposed building will be set at a level that is comparable to and compatible with other
dwellings in the street. The roof design incorporates roof pitches which echo the character of housing in
the area and provide a visual variation from street level. The visual appearance of the building from
Sunnyside Road will also be relatively low due to the significant change in level of the subject site which
positions the majority of the ground level below road level. The building will be screened by retaining walls
and fencing along Sunnyside Road. The nearest dwellings are located on the opposite side of Sunnyside
Road and the main bulk of the building will be hidden from view from this angle.

As noted above, the setback of the proposed building at the rear of the site allows for separation between
dwellings on adjoining properties that is consistent and compatible with established properties in the area
in accordance with P1(b).

The performance criterion (P3) is satisfied.

A4 P4
No trees of high conservation value will be Buildings and works are designed and located to
impacted. avoid, minimise, mitigate and offset impacts on

trees of high conservation value.

Planner Response

No tree removal is proposed.

Not applicable.

11.4.3 Site coverage and private open space for all dwellings

Al P1

Dwellings must have: Dwellings must have:

(a) asite coverage of not more than 65% (a) site coverage consistent with that existing on
(excluding eaves up to 0.6m); established properties in the area;

(b) for multiple dwellings, a total area of private (b) private open space that is of a size and
open space of not less than 40m? associated dimensions that are appropriate for the size of
with each dwelling, unless the dwelling has a the dwelling and is able to accommodate:
finished floor level that is entirely more than

73A New Town Road, New Town
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1.8m above the finished ground
level (excluding a garage, carport or entry
foyer).

(i) outdoor recreational space consistent with
the projected requirements of the
occupants and, for multiple dwellings, take
into account any communal open space
provided for this purpose within the
development; and

(i) operational needs, such as clothes drying
and storage; and

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

Planner Response

The proposed building has a total footprint of 636 m?and the site area is 1849 m?2. This results in a site
coverage of 34.4% which is within the required coverage and meets acceptable solution Al(a).

The one bedroom units located on the ground floor incorporate two terraces which provide a total of 13.1
m? of private open space (7.6 m? and 5.5 m?). The two bedroom units incorporate a terrace and balcony on
Level 02 that provide a total of 12.8 m? of private open space (7.2 m? and 5.6 m?) (refer to floor plan DA54).
The private open space for the ground level one bedroom units does not comply with Al(b) and needs to
be assessed against performance criterion P1(b) and P1(c). The private open space for the two bedroom
units is located over 1.8 m above the finished ground level and Al(b) does not apply.

The private open space for the one-bedroom units is considered to meet the requirements of performance
criterion P1(b) and P1(c). The two terraces are 3.8 m wide and are of a size and dimension that can
accommodate utility needs (clothesline, bike storage and a hot water cylinder) and outdoor relaxation. The
proposed development incorporates an outdoor shared space that will include a BBQ shelter and seating
this is easily accessible at ground level from the one bedroom units. A planting bed is provided for each of
the one bedroom units on the site embankment adjacent to the eastern facing terraces. It is considered
that the terrace and planting bed areas would provide reasonable space for the planting of gardens and
landscaping.

The performance criterion (P1) is satisfied.

A2

A dwelling must have an area of private open
space that:

(a) isinone location and is at least
(i) 24 m?or

(i) 12 m?, if the dwellingis a
multiple dwelling with a finished floor level
that is entirely more than 1.8 m above
the finished ground level (excluding a
garage, carport or entry foyer); and

P2

A dwelling must have private open space that
includes an area that is capable of serving as an
extension of the dwelling for outdoor relaxation,
dining, entertaining and children’s play and is:

(@) conveniently located in relation to a living area
of the dwelling; and

(b) orientated to take advantage of sunlight.
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(b) has a minimum horizontal dimension of:
(i) 4mor

(i) 2 m, if the dwellingis a
multiple dwelling with a finished floor level
that is entirely more than 1.8 m above
the finished ground level (excluding a
garage, carport or entry foyer); and

(c) islocated between the dwelling and
the frontage, only if the frontage is orientated
between 30 degrees west of true north and 30
degrees east of true north; and

(d) has agradient not steeper than 1 in 10.

Planner Response

The one bedroom units located on the ground floor incorporate two terraces which provide a total of 13.1
m? of private open space (7.6 m? and 5.5 m?). The two bedroom units incorporate two terraces on Level 02
that provide a total of 12.8 m? of private open space (7.2 m? and 5.6 m?). Refer to floor plan DA54 at
Appendix C. The private open space for the dwellings does not meet the acceptable solution as the terraces
do not provide one location with an area of 24 m? or 12 m? respectively and requires assessment against
the performance criteria.

The one bedroom units located on the ground floor incorporate a terrace for private open space on the
western side of the building that is directly accessible from the living/dining/kitchen area and can provide
an extension for outdoor recreation (utilities for the unit are all located in the terrace on the other side of
the building). The west-facing terraces are oriented to take advantage of afternoon sunlight. The east-
facing terraces of the one bedroom units provide an additional outdoor space which receives morning
sunlight and additional space for planting beds. In addition, the one-bedroom units have ground level
access to the outdoor shared space with BBQ shelter and seating. Each of the terraces has a minimum
horizontal dimension of 3.8 m. Combined, this is considered sufficient space for residents for outdoor
relaxation, dining, entertaining and children’s play.

The two bedroom units comprise a terrace and balcony on Level 02. The terrace provides an area of private
open space that is directly accessible from the living/dining/kitchen area and is east facing and can provide
an extension for outdoor recreation. The terraces obtain sunlight from approximately 9am to 3pm during
winter (refer to plan DA40 at Appendix C). The units also all have a west-facing balcony that obtains
afternoon sun in winter. The terrace and balcony each have a minimum horizontal dimension of 3.8 m.
Residents of the two bedroom units can also take advantage of the shared outdoor space at ground level.
This is considered sufficient space for the residents.

The performance criterion (P2) is satisfied.

11.4.4 Sunlight to private open space of multiple dwellings

Al P1
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A multiple dwelling, that is to the north of

the private open space of another dwelling on the
same site, required to satisfy A2 or P2 of clause
11.4.3, must satisfy (a) or (b), unless excluded by (c):

(a) The multiple dwelling is contained within a line
projecting (see Figure 11.4):

(i) atadistance of 3 m from the northern

A multiple dwelling must be designed and sited to
not cause an unreasonable loss of amenity by
overshadowing the private open space, of another
dwelling on the same site, which is required to
satisfy A2 or P2 of clause 11.4.3 of this planning
scheme.

edge of the private open space; and

(ii) vertically to a height of 3 m above natural
ground level and then at an angle of 45
degrees from the horizontal.

(b)  The multiple dwelling does not cause 50% of
the private open space to receive less than 3
hours of sunlight between 9.00 am and 3.00
pm on 21st June.

(c) This acceptable solution excludes that part of
a multiple dwelling consisting of:

(i) an outbuilding with a building height no
more than 2.4 m; or

(ii) protrusions that extend not more than 0.9
m horizontally from the multiple dwelling.

Planner Response

The main length of the proposed building is aligned approximately 20-30 degrees west of north. This means
that some dwellings and private open space will lie to the north of the private open space of the terraces
and balconies of other dwellings.

With regard to the two bedroom units, more than 50% of the east-facing private open space of the two
bedroom units will receive over 3 hours of sunlight between 11am and 3pm on 21 June (refer to shadow
diagrams DA39 & DA40 at Appendix C). The balconies will partially receive sunlight at 4pm on 21 June (refer
to shadow diagrams DA41 & DA42 Appendix C). The acceptable solution Al(b) is met for the two bedroom
units.

The one bedroom units contain terraces on the western and eastern sides of the building. The west-facing
terraces will receive sun from 4pm on 21 June (refer to shadow diagrams DA41 & DA42 at Appendix C). The
east-facing terraces will partially receive sunlight from 2pm on 21 June (refer to shadow diagrams DA39 &
DA40 at Appendix C). This does not meet the acceptable solutions and requires assessment against the
performance criteria.

The apartment building has been efficiently designed to align with the orientation and topography of the
site, which includes an existing significant level difference at the rear of the site. The difficulty in obtaining
over 3 hours of sunlight for the ground level one bedroom units in winter is partially the result of the site

topography and the level difference between the ground level and Paviour Street. Paviour Street extends
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along the north-eastern boundary of the site at a height of approximately 6m above the ground level in the
centre of the site and equivalent to the floor height of Level 02 of the building (refer to sections at DA14 at
Appendix C). The subject site is also located on a hillside which contributes to additional overshadowing of
the site in the morning in winter (refer to diagrams DA18 to DA21 at Appendix C). The proposed design has
sought to maximise access to sunlight throughout the year by incorporating two areas of private open
space for each unit on the eastern and western sides of the building. As noted above, the private open
space for the one bedroom units will receive some direct sunlight during the day in winter in the afternoon.
The proposal also incorporates an outdoor shared space that is easily accessible for residents of the ground
floor units that receives over 3 hours of sunlight between 9.00 am and 3.00 pm on 21 June.

It is considered that the proposed dwellings have been designed and sited to not cause an unreasonable
loss of amenity by overshadowing the private open space of other dwellings on the site. The design
incorporates two areas of private open space for each apartment, and an outdoor shared area to maximise
the availability of sunlight for residents during winter.

The acceptable solution A1(b) is met for the two bedroom units. The performance criteria (P1) is satisfied
for the one bedroom units.

11.4.5 Width of openings for garages and carports for all dwellings

Al P1

A garage or carport within 12 m of a primary A garage or carport must be designed to minimise
frontage (whether the garage or carport is free- the width of its openings that are visible from the
standing or part of the dwelling) must have a total street, so as to reduce the potential for the

width of openings facing the primary frontage of not | openings of a garage or carport to dominate the
more than 6 m or half the width of primary frontage.
the frontage (whichever is the lesser).

Planner Response

There are no garages or carports proposed.

Not applicable.

11.4.6 Privacy for all dwellings

Al P1

A balcony, deck, roof terrace, parking space, or A balcony, deck, roof terrace, parking space or
carport for a dwelling (whether freestanding or part | carport for a dwelling (whether freestanding or part
of the dwelling), that has a finished surface or floor of the dwelling) that has a finished surface or floor

level more than 1 m above existing ground level more than 1 m above existing ground level,
level must have a permanently fixed screen to a must be screened, or otherwise designed, to
height of not less than 1.7 m above the finished minimise overlooking of:

surface or floor level, with a uniform transparency (a) a dwelling on an adjoining lot or its private

of not more than 25%, along the sides facing a:
open space; or
(a) side boundary, unless the balcony, deck, roof

terrace, parking space, or carport has
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a setback of not less than 3 m from the side
boundary;

(b) rear boundary, unless the balcony, deck, roof
terrace, parking space, or carport has
a setback of not less than 4 m from the rear
boundary; and

(c) dwelling on the same site, unless the balcony,
deck, roof terrace, parking space, or carport is
not less than 6 m:

(i) from a window or glazed door, to
a habitable room of the other dwelling on
the same site; or

(i) from a balcony, deck, roof terrace or
the private open space, of the
other dwelling on the same site.

(b) another dwelling on the same site or its
private open space.

Planner Response

by a retaining wall.

The acceptable solution (A1) has been met.

The terraces and balconies for the two bedroom units are located on Level 02 of the building, more than 1
m above existing ground level. The east-facing terraces will have 1.7 m high fences which will screen views
to and from Paviour Street. In addition, they will also be screened by the 1.8 m high fencing on the Paviour
Street boundary line. There will be 1.7 m high privacy fencing between the terraces of adjoining units. The
side of the terrace of Unit 12 will be screened from the side boundary with 10 Paviour Street by a 1.7 m
high metal screen. The west-facing balconies will have 1.0m high balustrades that will be located a
minimum of 6.2 m from the rear boundary of dwellings with frontages to New Town Road. The balcony of
Unit 12 will be less than 3m from the side boundary with 10 Paviour Street and will be screened on this side

A2

A window or glazed door, to a habitable room, of
a dwelling, that has a floor level more than 1 m
above the existing ground level, must satisfy (a),
unless it satisfies (b):

(a) The window or glazed door:

(i) isto have a setback of at least 3 m from a
side boundary; and

(i) is to have a setback of at least 4 m from a
rear boundary; and

(iii) if the dwelling is a multiple dwelling, is to

be at least 6 m from a window or glazed

P2

A window or glazed door, to a habitable room of
dwelling, that has a floor level more than 1 m above
the natural ground level, must be screened, or
otherwise located or designed, to minimise direct
views to:

(a) window or glazed door, to a habitable room of
another dwelling; and

(b) the private open space of another dwelling.
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door, to a habitable room, of
another dwelling on the same site; and

(iv) if the dwelling is a multiple dwelling, is to
be at least 6 m from the private open

space of another dwelling on the same site.

(b) The window or glazed door:

(i) isto be offset, in the horizontal plane, at
least 1.5 m from the edge of a window or
glazed door, to a habitable room of
another dwelling; or

(ii) is to have asill height of at least 1.7 m
above the floor level or has fixed obscure
glazing extending to a height of at least 1.7
m above the floor level; or

(iii) is to have a permanently fixed external
screen for the full length of the window or
glazed door, to a height of at least 1.7 m
above floor level, with a uniform
transparency of not more than 25%.

Planner Response

All windows or glazed doors to the two bedroom units with a finished floor level more than 1 m above

existing ground level are set back over 4 m from the rear boundary and comply with Clause A2(a).

The acceptable solution (A2) is met.

A3

A shared driveway or parking space (excluding a
parking space allocated to that dwelling) must be
separated from a window, or glazed door, to

a habitable room of a multiple dwelling by a
horizontal distance of not less than:

(a) 2.5m;or
(b) 1mif:

(i) itis separated by a screen of at least 1.7 m
in height; or

(ii) the window, or glazed door, to a habitable
room has a sill height of at least 1.7 m
above the shared driveway or parking
space, or has fixed obscure glazing

P3

A shared driveway or parking space (excluding a
parking space allocated to that dwelling), must be
screened, or otherwise located or designed, to
minimise unreasonable impact of vehicle noise or
vehicle light intrusion to a habitable room of a
multiple dwelling.
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extending to a height of at least 1.7 m
above the floor level.

Planner Response

The shared driveway and parking spaces are separated by a horizontal distance of over 2.5 m from a
window or glazed door of the units on the ground level of the building. In addition, there isa 1.7 m high
batten fence between the front terraces on ground level and the shared driveway and parking spaces.

The acceptable solution (A3) is met.

11.4.7 Frontage fences for all dwellings

Al P1

No acceptable solution. A fence (including a free-standing wall) for a
dwelling within 4.5 m of a frontage must:

(a) provide for security and privacy while allowing
for passive surveillance of the road; and

(b) be compatible with the height and
transparency of fences in the street, having
regard to:

(i) the topography of the site; and

(ii) traffic volumes on the adjoining road.

Planner Response
There is no acceptable solution so the proposal must be considered against the performance criteria.

There is no fencing proposed within 4.5 m of the primary frontage to New Town Road. A section of 1.8 m
high fencing with a gate will be located at the end of the access laneway (refer to DA55 at Appendix C). This
fencing will be consistent with the proposed 1.8 m high fencing along the site boundary at the rear of
adjacent properties along New Town Road.

Fencing is proposed with a 0 m setback along the boundary line of the secondary frontages to Pavior Street
and Sunnyside Road. A new 1.8 m high fence is proposed along the boundary line to Pavior Street (refer to
DA12 and DA15 at Appendix C). There will be two sections of 1.8 m high fence on the boundary line of
Sunnyside Road to screen the stairway and the front edge of the waste storage area). A concrete block wall
is proposed along the remaining sections of the boundary line to Sunnyside Road for the letterbox area and
adjacent to the ramp entry (refer to DA12 and DA17).

The fencing along Paviour Street will provide for security and safety of pedestrian given the steep
topography of the site along the boundary. The fencing height is similar to the front hedging of the
property on the opposite side of the street. Due to the topography of the hillside, the fencing will have a
lower visual appearance when viewed from dwellings on the opposite side of the road which are elevated
above the subject site.
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The fencing along Sunnyside Road will provide for safety of pedestrians given the steep topography of the
site along the boundary. It will provide security and will screen the waste storage area from street level.
There are no windows proposed on the southern fagade of the building but there will be opportunities for
passive surveillance by residents during the day when accessing the letterboxes, the waste storage area and
stairway. The fencing is compatible with other fences in the street which range from timber fencing to solid
brick walls. The height of the fencing is comparable to front brick wall on the opposite side of the street and
the shrub hedging that is currently along the boundary of the site. Due to the topography of the hill, the
habitable rooms of dwellings on the opposite side of the street have an elevated position in comparison to
the fencing and proposed development. The use of timber fencing and concrete walls will create visual
variation along the Sunnyside Road and is compatible with the traffic speed of the street. The fencing
(concrete wall) near the exit of the ramp has been angled to allow for unobstructed views to the left when
exiting the site which is compatible with the traffic volumes on Sunnyside Road.

The performance criteria (P1) is satisfied.

11.4.8 Waste storage for multiple dwellings

Al P1

A multiple dwelling must have a storage area, for A multiple dwelling development must have storage
waste and recycling bins, that is not less than 1.5 m? | for waste and recycling bins that is:

er dwelling and is within one of the followin . . .
P _ g ne (a) capable of storing the number of bins required
locations: )
for the site; and
(a) inan area for the exclusive use of

(b) screened from the frontage and dwellings; and
each dwelling, excluding the area in front of

the dwelling; or (c) if the storage area is a common storage area,
separated from dwellings on the site to

(b) ina common storage area with an impervious o )
minimise impacts caused by odours and noise.

surface that:
(i) has asetback of at least 4.5 m from
a frontage; and

(i) is atleast 5.5 m from any dwelling; and

(iii) is screened from the frontage and
any dwelling by a wall to a height not less
than 1.2 m above the finished surface level
of the storage area.
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Planner Response

The proposed waste storage area is within 4.5m from a frontage and is within 5.5m of a dwelling and
therefore does not meet the acceptable solutions and must be assessed against the corresponding
performance criteria.

The proposal includes two waste storage areas adjacent to Sunnyside Road. The eastern area is accessible
from the two-bedroom units and the western area is accessible via stairs from the ground floor one
bedroom units. The two areas can store the number of bins required for the 24 units. The two waste
storage areas will be screened from the road. The bins will be moved to the roadside on the day of
collection. The western waste storage area is separated from the nearest dwelling (Unit 22) by the stairway.
The eastern area is adjacent to the outer wall of Unit 22. This facade does not contain any windows which
will minimise any impacts by odour and noise to the unit.

The performance criteria (P1) is satisfied.
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6 Codes

The following codes are applicable to the application:
e Road and Railway Assets Code
e Parking and Access Code

e Stormwater Management Code

6.1 Road and Railway Assets Code

The Road and Railway Assets Code applies to the proposed development as it will require a new vehicle crossing
to Sunnyside Road. The vehicle access will consist of a new 6.0m wide vehicular access ramp with a standard
concrete kerb crossover. A Traffic Impact Assessment prepared by Hubble Traffic is provided at Appendix E. It
includes an assessment of proposal against the requirements of the code (refer to Section 10.1 of the report)
and finds that the proposal meets the requirements of the Road and Railway Assets Code.

6.1.1 Use standards

The use standards do not apply as the proposal does not involve an existing road access, junction or level
crossing.

6.1.2 Development standards

The proposal requires assessment against the development standards (E5.6). As Sunnyside Road has a speed
limit of 50km/h, E5.6.1 does not apply. The proposal meets acceptable solution A2 of E5.6.2 as only one access
providing both entry and exit is proposed for the development and Sunnyside Road has a speed limit of less than
60km/h. The proposal meets acceptable solution Al of E5.6.4 as the sight distances at the proposed access meet
the Safe Intersection Sight Distance specified in Table E5.1. The Traffic Impact Assessment measures the sight
distance for a driver leaving the site onto Sunnyside Road as at least 100m to the left and 80 metres to the right.
These sight distances meet and exceed the Safe Intersection Sight Distance for a 50km/h speed limit road in
Table E5.1.

The proposal is consistent with the requirements of the Road and Railway Assets Code as outlined in Appendix E.

6.2 Parking and Access Code

The Parking and Access Code applies to all use and development. The current site has no vehicular access or on-
site parking. The proposal includes the provision of 12 on-site vehicle parking spaces for residents. The parking
spaces will be at ground level and will be accessed from Sunnyside Road via a 6.0 m vehicle ramp which will
accommodate the swept path of B99 vehicles entering and leaving the site.

The Traffic Impact Assessment prepared by Hubble Traffic (Appendix E) provides an assessment of the proposal
against the code. A summary is provided below. The report finds that the proposal meets the requirements of
the Parking and Access Code.
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6.2.1 Use standards

The proposal includes provision for 12 vehicle parking spaces and two motorcycle parking spaces for residents at
ground level. There are no accessible parking spaces proposed. The number of vehicle parking spaces is less than
the number of spaces specified under Table E6.1 of 38 parking spaces (1 spaces per one-bedroom unit; 2 spaces
per two-bedroom unit; and 1 visitor space per 4 dwellings) and requires assessment against performance criteria
P1of E.6.6.1.

Section 4 of the Traffic Impact Assessment includes analysis of the likely parking requirements for the
development based on relevant guidelines and examples of similar social housing developments. The TIA finds
that the Queensland Government — Design Standards for New Construction of Social Housing: Houses and
Apartments provides an appropriate model for parking requirements for this particular development given the
high level of access to public transport, availability of on-street parking in the neighbourhood and the expected
low car ownership of future residents, The TIA calculates that based a Category A site location (with a high level
of access to public transport) under the Queensland Design Standards, 22 units could be expected to generate a
parking demand of 14 spaces. The parking deficiency will be readily absorbed however into the network of on-
street parking in surrounding streets. Visitor parking would similarly be accommodated by on-street parking.

An assessment against performance criteria P1 of £6.6.1 of the use standards is provided in Section 10.2 of the
TIA prepared by Hubble Traffic. There are no accessible parking spaces required for this building type under
E6.2.2 of the code. There are two on-site motorcycle parking spaces provided in the ground level parking area
which exceeds acceptable solution Al of E6.6.3. There are no bicycle parking spaces required for a multiple
dwelling development under Table E6.2 of the code, E6.6.4 is not applicable. Each unit will be provided with
adequate space for bicycle storage within the security of the unit and a bicycle storage rack will be provided in
the common area with capacity for 6 bicycles for visitors. Additional visitor motorcycle and bicycle parking would
be accommodated by on-street parking.

6.2.2 Development standards

An assessment against the development standards is provided in Section 10.2 of the TIA prepared by Hubble
Traffic. The proposal relies on assessment against performance criteria P1 of £6.7.12 as the siting of the car
parking is not behind the building line of a proposed building in the Inner Residential Zone. The proposal meets
the performance criteria due to topographical constraints and a lack of space behind the building line to enable
compliance with Al. The car park will be located at ground level (below the street level of Sunnyside Road) and
will have minimal visibility from surrounding areas. The parking layout will be compact and incorporate sections
of landscaping and common space that will break up its visual appearance. Due to the low expected level of use
(12 parking spaces) and location of the carpark below the adjoining road level it is not expected to result in a
poor quality of visual or audio amenity for the occupants of immediately adjoining properties. The entry/exit of
the proposed carpark and windows on the upper level of the dwellings will allow passive surveillance of the
street. Passive surveillance of the carpark will be provided by the proposed dwellings on the site.

The proposal is consistent with the requirements of the Parking and Access Code.

6.3 Stormwater Management Code

The Stormwater Management Code applies to all development requiring management of stormwater.

6.3.1 Use standards

There are no use standards in this code.

73A New Town Road, New Town
Development application 29



6.3.2 Development standards

PLANNING SCHEME REQUIREMENT

Acceptable Solutions

Performance Criteria

7.7.1 Stormwater Drainage and Disposal

Al

Stormwater from new impervious surfaces must be
disposed of by gravity to public stormwater

P1

Stormwater from new impervious surfaces must be
managed by any of the following:

infrastructure. ) . . )

(a) disposed of on-site with soakage devices
having regard to the suitability of the site,
the system design and water sensitive
urban design principles;

(b) collected for re-use on the site;

(c) disposed of to public stormwater
infrastructure via a pump system which is
designed, maintained and managed to
minimise the risk of failure to the
satisfaction of the Council.

Response

Stormwater is proposed to be disposed of via a new stormwater connection to the existing stormwater
main on New Town Road in accordance with acceptable solution Al. Refer to cover letter, plans and
sections prepared by Rare Innovation Pty Ltd at Appendix F for details.

A2

A stormwater system for a new development must
incorporate water sensitive urban design
principles for the treatment and disposal of
stormwater if any of the following apply:

(a) the size of new impervious area is more
than 600 m2;

(b) new car parking is provided for more than
6 cars;

(c) asubdivision is for more than 5 lots.

P2

A stormwater system for a new development must
incorporate a stormwater drainage system of a size
and design sufficient to achieve the stormwater
quality and quantity targets in accordance with the
State Stormwater Strategy 2010, as detailed in Table
E7.1 unless it is not feasible to do so.

Response

Appendix F outlines the proposed stormwater system for the development. The existing site has a large
area (approximately 80%) of pre-existing impervious surfaces due to the clay/gravel tennis courts and
concrete hard stand. The proposed development will also have a large area of impervious surfaces
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(estimated at 90%), including a carpark. Stormwater detention is proposed to detain runoff above pre-
existing conditions. This is to be achieved through containment within the courtyard and carpark area.
Stormwater treatment is also proposed via a SPEL system or similar.

Refer to cover letter, plans and sections at Appendix F for details.

6.4 Historic Heritage Code

The subject site does not contain any listed heritage places but is situated within the Paviour Street Heritage
Precinct (NT10) under the planning scheme.

6.41 Use standards

There are no use standards in this code.

6.4.2 Development standards for Heritage Precincts

A comprehensive Heritage Impact Assessment of the proposed development against the Historic Heritage Code
has been undertaken by John Wadsley Planning and Heritage Consultancy (Appendix G). This includes analysis of
the historical context of subject site and the association between the previous use of the site as the New Town
Catholic Tennis Club and its connection to the New Town community.

The assessment found that, noting the local community connections to the tennis club, there is nothing
significant about the subject site that precludes the proposed development. It finds that the demolition of the
previous tennis club infrastructure will not result in the loss of heritage fabric or have an adverse impact on the
heritage character of the Paviour Street Heritage Precinct. The report notes the importance of the club
memorabilia and records being properly recorded, stored and archived to ensure the club’s contribution to the
social history of the area is appropriately recorded. The report finds that the proposed design and siting of the
building has addressed the requirements of the Paviour Street Heritage Precinct under the planning scheme and
will not have an adverse impact on the heritage significance of the heritage precinct. Refer to Appendix G for the
full assessment of the proposal against the requirements of the code.
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/7 Specific Area Plan

7. Royal Hobart Hospital Helipad Airspace Specific Area Plan

The site is subject to the Royal Hobart Hospital Helipad Airspace Specific Area Plan and is located in the Outer
Area 100m AHD.

PLANNING SCHEME REQUIREMENT

Acceptable Solutions Performance Criteria

F4.3.1 Building Height

Al P1

Building height including minor protrusions, masts Buildings that exceed the specified height must not
or aerials within the areas shown on Figure F4.1 create an obstruction or hazard for the operation of
must be no more than: aircraft, having regard to any advice from the Civil

Aviation Safety Authority, the Department of Health

(a) 64.5m AHD if within the Inner Area;
and Human Services and the helipad operator.

(b) 100m AHD if within the Outer Area

Planner Response

The site is located in the Outer Area 100m AHD and the proposed building height will be under 200m AHD.
Refer to the architectural plans for further details.

The acceptable solution (A1) is met.

73A New Town Road, New Town
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8 Conclusion

The proposal is use and development of the subject site at 73A New Town Road for a new three-storey multiple
dwelling development. The development will include 22 dwellings (including 11 one bedroom units and 11 two
bedroom units), a carpark and outdoor shared space and landscaping. All dwellings will be provided with two
areas of private open space and access to a communal open space area to meet the anticipated needs of future
residents. Vehicle access to the site will be via a new access ramp from Sunnyside Road. Pedestrian access to the
site will be via the primary frontage from New Town Road (via the existing laneway) and from Paviour Street and
Sunnyside Road. The building design utilises the steep level change at the rear of the site to achieve a single
storey roofline along Paviour Street, in keeping with the character of the local area and the Paviour Street
Historic Precinct.

The proposal relies upon the following performance criteria:
e 11.4.1 Residential density for multiple dwellings, P1
e 11.4.2 Setbacks and building envelope for all dwellings, P1 and P3
e 11.4.3 Site coverage and private open space for all dwellings, P1 and P2
e 11.4.4 Sunlight to private open space of multiple dwellings, P1
e 11.4.7 Frontage fences for all dwellings, P1
e 11.4.8 Waste storage for multiple dwellings, P1
e E6.6.1 Number of Car Parking Spaces, P1
e [E6.7.12 Siting of Car Parking, P1

The proposal will provide 22 new dwellings that contribute to providing a range of dwelling types in the area that
is compatible with the zone purpose statements and the existing variation and pattern of housing in the

New Town area. The proposal is for social housing which will have a significant community benefit by providing
housing for those in need that is well-located close to a high-frequency public transport corridor and is walking
distance to shops and community facilities.

The proposal is consistent with the requirements of the Hobart Interim Planning Scheme 2015 and is
recommended for approval.
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Department of Communities Tasmania =~

N 7
GPO Box 65, HOBART TAS 7001 Australia e~
Ph: 1300 135 513 Tasmanian
Web: www.communities.tas.gov.au Government

Contact: Kristy Warren
Phone: (03) 6166 3617
Email: kristy.warren@communities.tas.gov.au

City of Hobart
GPO Box 503
Hobart TAS 7001

Subject: Development Application Pursuant to S.52(1F) of the Land Use
Planning and Approvals Act 1993 — 73A New Town Road, New Town

Pursuant to S.52(IF) of the Land Use Planning and Approvals Act 1993 |, Richard Gilmour, as an
authorised delegate under Section 6AB of the Homes Act 1935, hereby give permission for Philp
Lighton Architects and/or Fairbrother Pty Ltd on behalf and for Centacare Evolve Housing to lodge
development application over 73A New Town Road, New Town, being land in the ownership of the
Director of Housing.

The subject land at 73A New Town Road is comprised of;

Certificates of Title: 252210/1, and
PIDs 5515409

If you have any questions regarding this letter, please don’t hesitate to contact me via telephone on
6166 3616.

Yours sincerely
Richard Gilmour
Director, Portfolio and Supply

Communities Tasmania

10 November 2021
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Department of Communities Tasmania =~

Tasmanian
Government

HOMES ACT 1935

INSTRUMENT OF
DELEGATION

, Michael Pervan, being and as the Director of Housing under the Homes Act 1 935 (the Act), pursuant to section
6AB(1) of the Actand section 23AA of the Acts Interpretation Act 193 |, hereby:

o Terminate the delegation of powers and functions under the Actissued on 24 September 2019,
and
o Delegate the powersandfunctions under the provisions of the Actset outin Column 3 of the below

Schedule, to the person or persons holding the offices or positions with the position number or
numbers set out in Column | of the below Schedule and the office or position title set outin Column 2 of
the below Schedule, subject to the conditions set outin Column 4 of the below Schedule:

SCHEDULE
Column | Column 2 Column 3 Column 4
500018 Deputy Secretary — Sections 3(3), I I, I 1A

Housing, Disability and | 12(1), 12(2), 12A(l),
Community Services | 12A(2), 13, 14, 14A,
I5AA, I5AB, 15AC,
I5AD, 17,17AB, I7AC,
[7A,178B, 18, 18B, 18G,
19, 19B, 20(5), 21(1),
22,27A,31,32,34,37,
37B,37C,37D,37E, 39,
40 and 43(1)

Section 30 The delegation does not extend to receiving
payment from the borrower or purchaser to
cover expenses incurred in effectingrepairs
whichtheDirectorof Housing deems necessary
under section

30(2)(b).

Section 35 The delegation does not extend to taking action in
a court of competent jurisdiction against the
owner of land or land and dwelling house to which
section 35(1) applies.
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SCHEDULE

Column | Column 2 Column 3 Column 4
517891 Director Portfolio and | gections|1,11A, 12(1),
Supply 12(2), 12A(1), 12AQ2),

13, 14, 14A, 17, 17AB,

I7AC, 17A, 17B, 18,

18B, 19, 20(5), 21(l),

22,27A,31,32,34,37,

378B, 37C, 37D, 37E, 39

and 40

Section 30 The delegation does not extend to
receivingpaymentfromtheborroweror
purchaserto coverexpensesincurredin
effecting repairs which the Director of
Housingdeems necessary undersection
30(2)(b).

Section 35 The delegation does not extend to taking
action in a court of competent
jurisdictionagainstthe owneroflandor
land and dwelling house to which section
35(1) applies.

512430 Director Housing Sections |15AA, |5AB,

Programs

I5AC, I5AD, 19, 37
and 39

18G

TheDirector HousingProgramscanonly
exercise the delegation when the Deputy
Secretary Housing Disability and Community
Services is on leave, is uncontactable, orisunable
foranyreason
to perform the relevant function

Section 30(2)

The delegation does not extend to:

. Authorisingapersontoenterand take
possession of land, orlandand dwelling
housie under section 30(2)(b), or

. Entering upon land or land and dwelling
housing under section 30(2)(b), or

. Receiving payment from the
borrowerorpurchasertocover
expenses incurred in effecting repairs
which the Director of Housing deems
necessary under section 30(2)(b).
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SCHEDULE

Column | Column 2 Column 3 Column 4
513958 Director Tenancy Sections|5AA, |5AB,
Services I5AC, I5AD, 19, 37
and 39
18G TheDirector Tenancy Servicescanonly exercise
the delegation when the Deputy Secretary

Housing Disability and Community Services

and Director Housing Programs are on leave,

are uncontactable,orarebothunableforany
reason to perform the relevant function
30(2) The delegation does not extend to:

. Authorisingapersontoenterand take
possession of land, orlandand dwelling
housie under section 30(2)(b), or

. Entering upon land or land and dwelling
housing under section 30(2)(b), or

. Receiving payment from the
borrower orpurchasertocover
expenses incurred in effecting repairs
which the Director of Housing deems
necessary under section 30(2)(b).

520545 General Manager Sections 14, 30(l) and

Portfolio
Maintenance

37C

Section 14A

The delegation does not extend to selling or
leasing, or entering into other transactionsin
respectof, land orany buildings or works
thereon.

Section 30(2)

The delegation does not extend to receiving
payment from the borrower or purchaser to
cover expenses incurred in effectingrepairs
whichtheDirectorof Housing deems necessary
under section 30(2)(b).
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SCHEDULE

Column |

Column 2

Column 3

Column 4

Section 35

The delegation does not extend to:

Taking action in a court of competent
jurisdiction against the owner of land or
land and dwelling house to which section
35(1) applies, or

Letting any land or land and dwelling
housethatissubjectto section 35(2)
pendingthesale of

theland orlandand dwellinghouse under
section 35(2A).

517007,
514263

Manager Portfolio
Maintenance

Section 37C

Section 30(2)

The delegation does not extend to:

Giving a borrower or purchaser
onemonth’snotice in writingifthe
purchaser or borrower has not
complied with the requirements of section
30, or

Receiving payment from the
borrowerorpurchasertocover
expenses incurred in effecting repairs
which the Director of Housing deems
necessary under section 30(2)(b).

Section 35(1)

The delegation does not extend to:

Taking action in a court of competent
jurisdiction against the owner of land or
land and dwelling house to which section
35(1) applies, or

Letting any land or land and dwelling
housethatis subjectto section 35(2)
pendingthe sale of theland orlandand
dwellinghouse under section 35(2A).

513352

Manager Portfolio
Planning

Section 31(1)

501768

Manager Program

Sections |15AA, |15AB,
I5AC and I5AD
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SCHEDULE

Column |

Column 2

Column 3

Column 4

Delivery, Housing
Programs

Section 30(2)

The delegation does not extend to:

Authorisingapersontoenterand take
possession ofland, orlandand a dwelling
house under section 30(2)(a), or

Enteringupon land or landanda dwelling
house under section 30(2)(b), or

Receiving payment from the
borrowerorpurchasertocover
expenses incurred in effecting repairs
which the Director of

Housing deems necessary under section
30(2)(b).

500029

Principal Housing
Advisor, Housing
Programs

Sections |5AA,
I5AB,I5AC and I5AD

Section 30(2)

The delegation does not extend to:

Authorisingapersontoenterand take
possession of land, orlandand a dwelling
house under section 30(2)(a), or

Enteringupon land or landand a dwelling
house under section 30(2)(b), or

Receiving payment from the
borrowerorpurchasertocover
expenses incurred in effecting repairs
which the Director of Housing deems
necessary under section 30(2)(b).

520546

Principal Performance
Advisor, Housing
Programs

Sections |5AA,
I5AB,I5AC and I5AD

Section 30(2)

The delegation does not extend to:

Authorisingapersontoenterand take
possession ofland, or landand a dwelling
house under section 30(2)(a), or

Enteringupon land or landanda dwelling
house under section 30(2)(b), or

Receiving payment from the borroweror
purchasertocover expenses incurred in effecting
repairs which the Director of Housing deems
necessary under section 30(2)(b).
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SCHEDULE

Column | Column 2 Column 3 Column 4
512470 Housing Advisor, Sections I5AA,
Housing Programs I5AB,I5AC and I5AD
Section 30(2) The delegation does not extend to:

. Authorisingapersontoenterand take
possession ofland, orlandand a dwelling
house under section 30(2)(a), or

. Enteringupon land or landanda dwelling
house under section 30(2)(b), or

. Receiving payment from the
borrowerorpurchaserto cover
expenses incurred in effecting repairs
which the Director of Housing deems
necessary under section 30(2)(b).

500026 Program Officer, Sections |5AA,

500212 Housing Programs I5AB,I15AC and I5AD

517112 Section 30(2) The delegation does not extend to:

517113 . Authorisingapersontoenterand take
524732 possession ofland, orlandand a dwelling
524733 house under section 30(2)(a), or

Enteringupon land or landand a dwelling
house under section 30(2)(b), or

Receiving payment from the
borrowerorpurchasertocover
expenses incurred in effecting repairs
which the Director of Housing deems
necessary under section 30(2)(b).

Section 30(2)

The delegation does not extend to:

Authorisingapersontoenterand take
possession of land, or landand a dwelling
house under section 30(2)(a), or

Enteringupon land or landand a dwelling
house under section 30(2)(b), or
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SCHEDULE

Column | Column 2 Column 3 Column 4

. Receiving payment from the
borrowerorpurchasertocover
expenses incurred in effecting repairs
which the Director of Housing deems
necessary under section 30(2)(b).

518040 Manager Community Sections 15AA, |I5AB,
Housing Programs I5AC and I15AD
Section 30(2) The delegation does not extend to:

. Authorisingapersontoenterand take
possession ofland, orlandand a dwelling
house under section 30(2)(a), or

. Enteringupon land or landanda dwelling
house under section 30(2)(b), or

. Receiving payment from the
borrowerorpurchasertocover
expenses incurred in effecting repairs
which the Director of Housing deems
necessary under section 30(2)(b).

510953 Area Manager — Sections 15AA, |5AB,
Greater North I5AC and I15AD

510951 Area Manager — Sections | SAA, [ SAB,
Greater South I5AC and I5AD

517101 Assistant Area Sections 15AA, I5AC
Manager and I5AD

522447 Operations Officer | Sections 15AA, I5AB

I5AC and I15AD

522445 Tenancy Intervention | Sections I5AA, I5AB,
Officer (Greater I5AC and |15AB
South)

522444 Tenancy Intervention | Sections |5AA,15AB,
Officer (Greater I5AC and I15AD
North)
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SCHEDULE

Column |

Column 2

Column 3

Column 4

516992,
516996,
516997,
516998,
516999,
517000,
517002,
517003,
517005,
517006,
517021,
517024,
517025,
517029,
517056,
517058,
517059,
517060,
517061,
517064,
517065,
517085,
517088,
517089,
517090,
517091,
517093,
517094,
517105

Property Officer

Sections |5AA |5AB,
I5AC and I5AD

511146,
511147,
511151,

Administrative Support

Officer

Sections I5AA, |5AB,
IS5AC and I5AD

511153,
516153,
517010,
517043,
517074,
517105,
517106,
522515,
522516,
522811,
522812

517038

Community Housing
Programs Contract

Officer

Sections |15AA, |5AB,
I5AC and I5AD
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SCHEDULE

Column | Column 2 Column 3 Column 4
522453, Zone Coordinator Sections |5AAI5AB,

522454, (Greater South) IS5AC and I5AD

522455,

522456

522449, Zone Coordinator Sections |5AA, I5AB,

522452, (Greater North) I5AC and I5AD

522448,

52245]|

Dated this 7t day of August 2020

Michael Pervan

Director of Housing
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LAND USE PLANNING AND APPROVALS ACT 1993

INSTRUMENT OF DELEGATION

|, Guy Barnett MP, being the Minister for Housing and the Minister of the Crown administering land
administered or owned by the Director of Housing by or under, or for the purposes of the Homes
Act 935 for and on behalf of the Crown, pursuant to section 52(1F) of the Land Use Planning and

Approval Act

1993 and section 23AA of the Acts Interpretation Act 1931, hereby:

Revoke the delegation made by Michael Darrel Joseph Ferguson of functions under
section 52(1B) of the Land Use Planning and Approvals Act 1993 on 21 September 2021,

and
2, Delegate my functions under section 52(1B) of the Land Use Planning Approval Act 1993
to the person or persons for the time being holding, occupying or acting in the offices or
positions with the position number set out in Column | of the below Schedule and the
office or position title set out in Column 2 of the below Schedule:
SCHEDULE
Column | Column 2
Secretary Department of Communities
Director of Housing
500018 Deputy Secretary — Community Services, Infrastructure and
Housing
517891 Director - Community Infrastructure
520545 State Manager - Maintenance Services
513352 Manager - Asset Management and Planning
Dated this Ist day of August 2022
&
Guy Barnett MP
Minister for Housing
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GEOTECHNICAL SITE ASSESSMENT
73A New Town Road

New Town

February 2022
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Disclaimer: The author does not warrant the information contained in this document is free from errors or
omissions. The author shall not in any way be liable for any loss, damage or injury suffered by the User
consequent upon, or incidental to, the existence of errors in the information.



Introduction

73A New Town Road, New Town — Geotechnical Site Assessment

Client:

Date of inspection:
Location:

Land Zoning:
Building type:
Investigation:

Inspected by:

Philp Lighton Architects P/L

02/02/2022

73a New Town Road, New Town, Tasmania

11.0 Inner Residential
Unit Block
Excavation

JP Cumming

Background information

Map:
Rock type:
Soil depth:

Planning Overlays:

Local meteorology:

Local services:

Site conditions

Mineral Resources Tasmania map 1:25 000

Triassic Sediment Deposits

~1.2-45m

Heritage Precinct Paviour Street Area, Royal Hobart Hospital Helipad Airspace Specific

Area Plan,

Annual rainfall approx. 750 mm

Reticulated water and services on site.

Slope and aspect:
Site drainage:
Vegetation:
Weather conditions:

Ground surface;

Original slopes SE wall ~10-14°, NE wall ~35-75°, to flat on courts.

Moderately drained

Previously some small shrubs & gardens. Area striped at present.

Fine, approx. 5Smm rainfall received in preceding 7 days.

Grassed areas with some gardens. Area excavated and striped at present.

© Geo-Environmental Solutions Pty Ltd



73A New Town Road, New Town — Geotechnical Site Assessment

Investigation

Geo-Environmental Solutions Pty. Ltd. (GES) were engaged by Philp Lighton Architects P/L (“the Client”) to
undertake a Geotechnical Investigation at 73A New Town Road (hereby referred to as ‘The Site”), as shown in
Figure 1. This report presents the findings of the Geotechnical Investigation undertaken by GES at the

investigation site in New Town, Tasmania.

Figure 1. Location of the site, outlined in blue (The LIST).

A number of test pits were completed to identify the distribution of, and variation in soil materials on the site.
Representative profiles at the location indicated in Appendix 1 were logged and chosen for classification

according to AS1726-1993

The purpose of the investigation was to:
e Provide factual data from the soil material encountered on site.
e Provide information on the geotechnical conditions encountered.
e Provide advice on the bearing capacities of the material encountered

e Provide ‘Site Classification” according to AS2870-2071.

© Geo-Environmental Solutions Pty Ltd



73A New Town Road, New Town — Geotechnical Site Assessment

Site Summary

The underlying geology on site is part of the New Town Coal Measures formation formed during the Triassic
period, Interbedded cross-bedded white quartzose sandstone, quartz-rich lithic sandstone, siltstone, and mudstone,
Hobart area- upper interval with much dark grey carbonaceous mudstone, thin lenticular coal seams and fossil
plants in place. (The LIST 1:25,000). The site was previously a quarry (possibly for building/road material with a

coal sub-commodity), prior to being a tennis court (Figure 2).

Figure 2. Mapped Geology of the area with the site outlined in blue (The LIST).

© Geo-Environmental Solutions Pty Ltd



73A New Town Road, New Town — Geotechnical Site Assessment

North-eastern Wall

The long north-eastern wall has been excavated to create an embankment with a steep batter angle. The

embankment has two trenches cut vertically into the wall (see Figure 3 & Appendix 2 for locations).

Figure 3. View of the north-eastern embankment with Trench 1 (LHS), showing sandy topsoil and sand/mudstone

base. The sand/mudstone outcrop of the south-eastern wall is visible (RHS).

The exposed topsoil is extremely dry, friable, highly weathered, and non-coherent. The soil becomes more
coherent and consolidated with depth. Some intermittent sections of the embankments base show outcropping

sand/mudstone and lose floating rock.
The loss of venation on the north-eastern embankment and the recent excavations may have exacerbated any

potential for slope failure or soil creep. This slope may require some form of slope consolidation such as wire

netting and replanting of suitable flora to help stabilise the slope.
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South-eastern Wall

The highly weathered outcrop on the south-eastern side of the site has a textbook example of the New Town

Coal Measure. The outcrop comprises cross bedded sandstone/mudstone, steeply dipping towards the south,

overlying a lens of extremely weathered and eroded coal (Figure 4).

Figure 4. Highly weathered outcrop of New Town Coal Measure, located on the South-eastern side of the site

The nature of the cross/interbedded mud/sandstone means that the outcrop will have natural lines of partition
along the cleavage, foliation, and bedding that are susceptible to separation by physical and chemical
weathering. These beds are also dipping at a steep direction towards the south which is increasing pressure upon

the overhang units.

The underlying coal measure is a comparable soft rock and is continually being weathered and eroded away at a

greater rate and undermining the overlying mud/sandstone beds.
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These factors are combining to create increasing stress and strain upon the overlying mud/sandstone unit.
This outcrop has the potential to become highly unstable in the future and may result in localised catastrophic

failure of the overhanging outcrop.

Civil geotechnical engineering will be required to mitigate any potential wall and slope failure. This may require
rock bolting, or some type of retaining structure (such as an engineered retaining wall or mass concrete blocks
with appropriate backfill to support the rock). This should be completed prior to any further substantial

earthworks.

Soil Profile Notes

The subsurface conditions encountered during field excavation were dominated by various mixed fill types with
variations of depth across the site. The subsail is generally consistent with available geological mapping of the
Triassic aged deposits (MRT 1:25 000 sheets) but is only proximal to the bedrock. See Figure 2. The soil profile
across the site is dominated by an upper mixed fill containing varying amounts of surface gravely sands (tennis
court base), overlying a sandy gravely clay mixed fill. This overlies a parent rock subsoil consisting of sandy

gravels (Table 1 & Appendix ).

Table 1—TP3 only see appendix 1 for full soil bore hole logs.

Depth (m) NS Description

FILL - SANDY GRAVEL: with clay, trace building materials, orange to brown to
0-250 sC pale grey, slightly moist, medium dense, water ingress at m.

FILL - Sandy CLAY: medium to high plasticity, dark brown to pale grey, moist,
2.50-330 CH Stiff

SANDSTONE: grey/orange/yellow, dry, low strength, highly weathered, bedding
& joint spacing 10-100mm; interbedded mudstone & coal measures, dark
grey/yellow, very low to low strength, extremely to highly weathered,
laminations spaced 5-15mm. New Town Coal Measures. REFUSAL

3.50-4.50 Rock

Geotechnical Testing

Soil and Rock Descriptions

The bore holes and cut landscape were logged in accordance with Australian Standard AS 1726 — 2017

‘Geotechnical Site Investigations'.
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Point Load Strength Index
PLSI testing conducted on lumps was converted to 1s(50). Bad breaks through healed defects were not included

in the results. Nine (9) PLSI tests were carried out on sandstone bedrock samples with results summarised in

Table 2.

Table 2 Summary of Point Load Strength Index Test Results

Strength Classification
Number of test results within this
Is(50) Class
strength classification
(MPa)

0to0 0.03 Extremely Low -
0.03 to 0.1 Very Low 2
01t0 0.3 Low 6
03to1 Medium 1
1to3 High -
31010 Very High -
>10 Extremely High -

The results indicate the sandstone rock is highly variable. Rock strength ranges from very low to medium strength
ranging from 1.2 to 4.5 m depth.

The results of the PLSI are presented on the engineering logs in Appendix 1.

It should be noted the PLSI results provide an indication of the strength of the rock that was encountered during

the investigation and that rock with higher or lower strengths than tested may be present at the site.

Groundwater

Groundwater was encountered in test pits 1, 3, & 5 at an approximate depth of one (~1) metre the time of this

site investigation.

Site Excavation Conditions

Excavation of all soil material across the site is likely to be achieved with relative ease with conventional hydraulic
excavation machinery at all locations depending on required excavation depths, which have not been provided to
GES at the time this report was written. Given the groundwater ingress was encountered at relatively shallow
depths below current ground surface at the time of this investigation, dewatering techniques are likely to be

required to facilitate excavations for foundation preparations across the site.

8
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Bearing Capacities

The soil and fill material on site exhibited variable bearing capacities generally increasing with depth, there were
some low bearing capacities encountered during field testing within the fill material, it is imperative that all
foundations be placed into the underlying weathered sandstone. The weathered sandstone has an assigned
allowable end bearing capacity of 200kPa. It must be noted this is based upon point load testing of sandstone
and the rock mass view on site. No foundations should be placed in the coal seams present within the sandstone

as the coal has a much lower strength.

Bearing capacities of natural soils underlying the proposed development will also exhibit a small degree of
heterogeneity across the site. Localised water inflows are also likely be encountered during excavation which may
cause softening of the founding material. Therefore, it is recommended that all loose or water affected material
be removed from the base of all excavations prior to construction. It is also recommended that the
foundation/pavement excavations be inspected by an engineer or GES in order confirm the foundations

conditions are consistent with engineering design parameters.

Site Classification

The site has been assessed and classified in accordance with AS2870:2011 “Residential Slabs and Footings”.

The site has been classified as:

Class P due to:

1. Significant volumes of uncontrolled fill material across the entire site.

2. The variability of the soil profile across the site which is anticipated to exhibit considerable differential
settlement due to the nature of the fill.

3. Elevated moisture conditions including free water ingress through the fill is likely to cause additional
impediments to design and construction.

4. The cutting landform/unsupported subvertical embankment also has the potential for failure and requires
design and implementation of appropriate retainment structures.

Y's range: 20-40mm
NOTE: All foundations must be socketed into the underlying weathered bedrock.
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Construction Recommendations

Conventional foundation designs are likely to be suitable for the proposed structure on this site provided

sufficient founding depth and bearing capacities.

It is recommended that:

For areas of proposed shallow foundations all foundations must penetrate through ALL fill material &
any topsoils and socketed into the highly weathered rock with bearing capacities >150kPa.

Conventional pad footings are likely to be suitable only if excavated to sufficient depth and bearing.
Dependent upon the final foundation design chosen and the loads supported, pile foundations may be
required, and all piles should be driven or bored into underlying natural material with sufficient bearing
capacities for the proposed design. If loads are high, further detailed site investigations will be required
to obtain specific geotechnical parameters.

Levelling and compaction of footprints with either natural rock fill or imported Class 1 fill should follow AS
1289 511

All earthworks onsite be compliant with AS3798-2007 "Guidelines for Earthworks on commercial and
residential subdivision”

Pavements should be designed with an estimated CBR value of 1% (based upon controlled compaction
of existing layers or natural soils) although this may be increased with further stabilisation of the
subgrade using lime or cement, further testing and 4-day soaked CBR analysis may provide greater CBR
% value.

Stormwater be connected as soon as any roofing is sealed.

Drainage of the site pertinent to foundation and pavements be designed to flow away from footing

areas and towards stormwater discharge points.

10
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Conclusions

The above geotechnical investigation has found that overall, the ground conditions across the proposed areas of
development may be problematic with potential geotechnical impediments to construction. Conventional
foundation designs are likely to be suitable for the proposed structure provided all footings are founded in the

sandstone bedrock with adequate bearing capacities for the load required for the proposed development.

It is also recommended that:

e Appropriate engineering design for stabilisation of earth batters on site must be implemented.

e Appropriate engineering design of retainment systems for the overhanging sandstone in the SE corner
of the site must be undertaken.

e Further geotechnical investigations may be required to provide relevant information for foundation
design once loads and depths are confirmed.

e All earthworks onsite be compliant with AS3798-2007 “Guidelines for Earthworks on commercial and
residential developments”

e Levelling and compaction of footprints with either natural soil or imported Class 1 fill should follow
AS1289 5.11

e Drainage of the site pertinent to foundation and pavements be designed to flow away from footing

areas and towards stormwater discharge points.

1
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Appendix 1 — Test hole logs

PN — PROJECT:
= s @ 73A New Town Road Log of TP1

GEO-ENVIRONMEN TA L | CUENT: Philp Lighton Architects P/L EASTING (GDA94):
S OF T ITi N § LOCATION: New Town NORTHING (GDA94):
CONTRACTOR: Fairbrother Group EXCAVATOR: 14T ELEVATION (m AHD):
PIT WIDTH: 0.7m PIT LENGTH: 1.5m TOTAL DEPTH (m): 1.2
EXCAVATOR REACH: 2.9m DATE: 26/10/2021 NATURAL GROUND (m): 0.6
LOGGED BY: JP. Cumming DEPTH WATER STRUCK (m):
FIELD STRENGTH | HAND SHEAR
| soiL ROCK | SAMPLE PENO VANE )
N & o 2 |7 |o B z
EQ-Ewnb 5 £ 2 (|| T
I (O Ehle I 53 < 58§87 = ; =
ERSERR LE | | | T CRPNERE IR - Whedog 5
U wlw@yl 20 X = g |3e T |5 SN o 3 | Pitwai% =
Dg%gb’lgogj 5153 35 == 8%% % e _E ‘% %% 2 5’ Integrity %
ooBzuzLEzoor & | 2 (338x 8| |ESSSRME 8 bsssss z
SOsAssa>25Es © o <o S § 5 0SERM=° PTTTI
S Ll | 1D | G S FILL - Sandy GRAVEL: orange to
i brown, slightly dry, medium dense.
o FILL - Sandy CLAY: with gravel,
<| medium to high plasticity, dark grey to
=] yellow brown, slightly moist, stiff.
© | | QM i
R P2 = QnIh Sandy GRAVEL: extremely weathered
= *+“*d Sandstone, yellow brown to grey,
P \EP slightly moist, dense
| Rveq o- G. D gntly
o | ] .
= . &. A
&l BN | | | 27D Rock:_j.l SANDSTONE: grey/orange/yellow, |
- | dry, low strength, highly weathered, |

| bedding & joint spacing 10-100mm; |
| interbedded mudstone & coal |
| measures, dark grey/yellow, very low |
| to low strength, extremely to highly |
|weathered, laminations spaced |
|5-15mm. New Town Coal Measures. |
REFUSAL |

| GEO-ENVIRONMENTAL SOLUTIONS - 29 KIRKSWAY PLACE, BATTERY POINT 7004 - T: 03 6223 1839 Page 1of 1

12
© Geo-Environmental Solutions Pty Ltd



73A New Town Road, New Town — Geotechnical Site Assessment

. PROJECT:
G g @ 73A New Town Road Log of TP2
GEO-ENVIRONMENTAL CLIENT: Philp Lighton Architects P/L EASTING (GDA94):
$ O UTIO NS LOCATION: New Town NORTHING (GDA94):
‘ CONTRACTOR: Fairbrother Group EXCAVATOR: 14T ELEVATION (m AHD):
PIT WIDTH: 0.7m PIT LENGTH: 1.5m TOTAL DEPTH (m): 3.5
EXCAVATOR REACH: 2.9m DATE: 26/10/2021 NATURAL GROUND (m): 3
LOGGED BY: JP. Cumming DEPTH WATER STRUCK (m): 1
FIELD STRENGTH
[~ soiL ROCK SAMRLE Fevo | Ve =)
— w o | ® S E
Elol =l E 5 2 o 12 B £
ZoEEln = ElG < |5 85 E = >
T SLTiES I ge c 8% |28 z Lithology z
b S 26 o 2 532 |7|2|2|: 80 .| 3 2
w (W< (W = 3 @ > ° k) © | Z | PitWall%
08&4%%1%09;‘;51:';5 § % 8§'g % e E '% §'§ g % é’ Integrity %
CozBEEEE0E @ 2 33gx 92 2|8 552KM3 8 lbse 8 o
SosESsEecszy 8 | 6 22885 5|2 S<SEMS| O PTTTE =
=1 D = '*W'h; FILL - Sandy GRAVEL: orange to
& B | A “ brown, slightly ﬂy medium dense.
° I —_— — FILL - Clayey SAND: with gravel, dark
- = grey to pale grey, slightly moist to
o moist, stiff, water ingress at 1m.
©
o
@ |
o
= »
] 1.0
o |
A4
FILL |
@ SM =
o
o]
o~
"
o
<
o~
Q_
o~
o
o~
o -
2] | SANDSTONE: grey/orange/yellow,
4 s i B dry, low strength, highly weathered,
] D [Rveq|. . bedding & joint spacing 10-100mm;
<| PP Al interbedded mudstone & coal
P : | measures, dark grey/yellow, very low
i to-tow strength; extremely to-highty ———
‘\‘ weathered, laminations spaced /
|5-15mm. New Town Coal Measures.
\REFUSAL
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> . PROJECT:
G g @ 73A New Town Road Log of TP3

GEO-ENVIRONMENTAL CLIENT: Philp Lighton Architects P/L EASTING (GDA94):

$ O UTIO NS LOCATION: New Town NORTHING (GDA94):

CONTRACTOR: Fairbrother Group EXCAVATOR: 14T ELEVATION (m AHD):

PIT WIDTH: 0.7m PIT LENGTH: 1.5m TOTAL DEPTH (m): 4.5

EXCAVATOR REACH: 2.9m DATE: 26/10/2021 NATURAL GROUND (m): 2.5

LOGGED BY: JP. Cumming DEPTH WATER STRUCK (m): 1
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0 dry, low strength, highly weathered,
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q ~| 5-15mm. New Town Coal Measures.
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S . PROJECT:
ra Log of
(& ﬁ @ 73A New Town Road og of TP4
GEO-ENVIRONMENTA L | CUENT: Philp Lighton Architects P/L EASTING (GDA94):
SOLUTTION S LOCATION:  New Town NORTHING (GDA94):

‘ CONTRACTOR:  Fairbrother Group EXCAVATOR: 14T ELEVATION (m AHD):

PIT WIDTH: 0.7m PIT LENGTH: 1.5m TOTAL DEPTH (m): 1.2
EXCAVATOR REACH: 2.9m DATE: 26/10/2021 NATURAL GROUND (m): 1
LOGGED BY: JP. Cumming DEPTH WATER STRUCK (m):
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™ D |Rveq|” _Roql(_ ~| dry, low strength, highly weathered,

| bedding & joint spacing 10-100mm; ]
\‘ interbedded mudstone & coal |
| measures, dark grey/yellow, very low |
| to low strength, extremely to highly |
| weathered, laminations spaced [
|5-15mm. New Town Coal Measures. [
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Site Investigation Plan
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Appendix 2 - Site Plan
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Explanatory Notes

1  Scope of Works

The methods of description and classification of soils used in this report are based largely on Australian
Standard 1726 — Geotechnical Site Investigations (AS1726:2017), with reference to Australian Standard 1289 —
Methods for testing soils for engineering purposes (AS1289), for eventual Site Classification according to
Australian Standard 2870 (AS2870:2011) — Residential Slabs and Footings and Australian Standard 1547
(AS1547:2012) On-site domestic wastewater management.

1.1 Site Classification AS2870:2011

Site classification with reference to the above Australian Standards are based on site reactivity.

Class Foundation Conditions Characteristic
Surface Movement
A Most sand and rock sites with little or no ground movement from omm
moisture changes.
S Slightly reactive clay sites, which may experience only slight ground 0 — 20mm
movement from moisture changes.
M Moderately reactive clay or silt S|tes,. which may experience 20 — 40mm
moderate ground movement from moisture changes.
H-1 Highly reactive clay. sites, which may experience high ground 40 — 60mm
movement from moisture changes.
H-D Highly reactive clay. sites, which may experience very high ground 60 — 75mm
movement from moisture changes.
E Extremely reactive §|tes, which may experience extreme ground S 75mm
movement from moisture changes.

Note: Soils where foundation performance may be significantly affected by factors other than reactive soil
movement are classified as Class P.

A site is classified as Class P when:
e The bearing capacity of the soil profile in the foundation zone is generally less than 100kpa
e If excessive foundation settlement may occur due to loading on the foundation.

e The site contains uncontrolled fill greater than 0.8m in depth for sandy sites and 0.4m in
depth for other soil materials.

e The site is subject to mine subsistence, landslip, collapse activity or coastal erosion.
e The site is underlain by highly dispersive soils with significant potential for erosion

e If the site is subject to abnormal moisture conditions which can affect foundation performance

18
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1.2 Soil Characterisation
This information explains the terms of phrase used within the soil description area of the report.

It includes terminology for cohesive and non-cohesive soils and includes information on how the
Unified Soil Classification Scheme (USCS) codes are determined.

NON COHSIVE — SAND & GRAVEL

Dynamic Cone
Consistency Description Field Test Penetrometer

blows/100 mm

Easily penetrated with 13 mm reinforcing rod pushed

Very loose (VL) 0-1
by hand.
Easily penetrated with 13 mm reinforcing rod pushed

Loose (L) by hand. Can be excavated with a spade; 50 mm 1-3
wooden peg can be easily driven.

Medium dense (MD) Penetrated 300 mm with 13 mm reinforcing rod 3.8

driven with 2 kg hammer, - hard shovelling.

Penetrated 300 mm with 13 mm reinforcing rod
Dense (D) driven with 2 kg hammer, requires pick for 8-15
excavation: 50 mm wooden peg hard to drive.
Penetrated only 25 - 50 mm with 13 mm reinforcing
rod driven with 2 kg hammer.

Very dense (VD) >15

COHESIVE - SILT & CLAY

Indicative undrained
Consistency Description Field Test shear strength
kPa

Very soft Easily penetrated >40 mm by thumb. Exudes 2
between thumb and fingers when squeezed in

Soft Easily penetrated 10 mm by thumb. Moulded by 12 and <25
light finger pressure

Firm Impression by thumb with moderate effort. 225 and <50
Moulded by strong finger pressure

Stiff Slight impression by thumb cannot be moulded 50 and <100
with finger.
Very tough. Readily indented by thumbnail.

Very Stiff >100 and <200
Brittle. Indented with difficulty by thumbnail.

Hard >200

19
© Geo-Environmental Solutions Pty Ltd



73A New Town Road, New Town — Geotechnical Site Assessment

1.3  USCS Material Descriptions

Soils for engineering purposes are the unconsolidated materials above bedrock, they can be residual, alluvial,

colluvial or aeolian in origin.

© Geo-Environmental Solutions Pty Ltd
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73A New Town Road, New Town — Geotechnical Site Assessment

Grain size analysis is performed by two processes depending on particle size. Sand silt and clay particles are
assessed using a standardised hydrometer test, and coarse sand and larger is assessed through sieving by
USCS certified sieves. For more detail see the following section.

Soil Classification Particle Size
Clay Less than 0.002mm
Silt 0.002 — 0.06mm
Fine/Medium Sand 0.06 = 2.0mm
Coarse Sand 2.0mm —4.75mm
Gravel 4.75mm - 60.00mm

1.4  Bearing Capacities and DCP testing.

DCP and PSP weighted penetrometer tests — Dynamic Cone Penetrometer (DCP) and Perth Sand
Penetrometer (PSP) tests are carried out by driving a rod into the ground with a falling weight hammer and
measuring the blows for successive 100mm increments of penetration. Normally, there is a depth limitation of
1.2m but this may be extended in certain conditions by the use of extension rods. The methods for the two
tests are quite similar.

e Dynamic Cone Penetrometer — a 16mm rod with a 20mm diameter cone end is driven with a 9kg
hammer dropping 510mm (AS 1289, Test 6.3.2).

e Perth Sand Penetrometer — a 16mm diameter flat-ended rod is driven with a 9kg hammer,
dropping 600mm (AS 1289 Test 6.3.3). This test was developed for testing the density of sands and is
mainly used in granular soils and filling.

Site Anomalies — During construction GES will need to be notified of any major variation to the foundation

conditions as predicted in this report.
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73A New Town Road, New Town — Geotechnical Site Assessment

1.5 Batter Angles for Embankments (Guide Only)
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Glossary of Terms

Bearing Capacity — Maximum bearing pressure that can be sustained by the foundation from the
proposed footing system under service loads which should avoid failure or excessive settlement.

Clay — (Mineral particles less than 0.002mm in diameter). Fine grained cohesive soil with plastic
properties when wet. Also includes sandy clays, silty clays, and gravelly clays.

Dynamic Cone Penetrometer (DCP) — Field equipment used to determine underlying soil strength and
therefore bearing capacity (kPa) by measuring the penetration of the device into the soil after each
hammer blow.

Dispersive soil — A soil that has the ability to pass rapidly into suspension in water. Footing —
Construction which transfers the load from the building to the foundation. Foundation —
Ground which supports the building

Landslip — Foundation condition on a sloping site where downhill foundation movement or failure is a
design consideration.

Qualified Engineer — A professional engineer with academic qualifications in geotechnical or structural
engineering who also has extensive experience in the design of the footing systems for houses or
similar structures.

Reactive Site — Site consisting of clay soil which swells on wetting and shrinks on drying by an amount
that can damage buildings on light strip footings or unstiffened slabs. Includes sites classified as S, M,
H-1, H-2 & E in accordance with AS2870-2011.

Sand — (Mineral particles greater than 0.02mm in diameter). Granular non-cohesive, non- plastic soil
that may contain fines including silt or clay up to 15%.

Services — Means all underground services to the site including but not limited to power, telephone,
sewerage, water & storm water.

Silt — (Mineral particles 0.002 — 0.02mm in diameter). Fine grained non-cohesive soil, non- plastic
when wet. Often confers a silky smoothness of field texture, regularly includes clay and sand to form
clayey silts, sandy silts and gravelly silts.

Site — The site title, as denoted by address, lot number, or Certificate of Title (CT) number, or Property
|dentification Number (PID).

Surface Movement (Ys) — Design movement (mm) at the surface of a reactive site caused by moisture
changes.

Geo-Environmental Solutions Pty Ltd 29 Kirksway Place Battery Point 7004. Ph 6223 1839



Disclaimer

This Report has been prepared in accordance with the scope of services between Geo-Environmental
Solutions Pty. Ltd. (GES) and the Client. To the best of GES's knowledge, the information presented
herein represents the client's requirements at the time of printing of the Report. However, the passage of
time, manifestation of latent conditions or impacts of future events may result in findings differing from
that discussed in this Report. In preparing this Report, GES has relied upon data, surveys, analyses,
designs, plans and other information provided by the Client and other individuals and organisations
referenced herein. Except as otherwise stated in this Report, GES has not verified the accuracy or
completeness of such data, surveys, analyses, designs, plans and other information.

The scope of this study does not allow for the review of every possible geotechnical parameter or the soil
conditions over the whole area of the site. Soil and rock samples collected from the investigation area are
assumed to be representative of the areas from where they were collected and not indicative of the
entire site. The conclusions discussed within this report are based on observations and/or testing at
these investigation points.

This report does not purport to provide legal advice. Readers of the report should engage professional
legal practitioners for this purpose as required.

No responsibility is accepted for use of any part of this report in any other context or for any other
purpose by third a party.
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1 Introduction

1.1 Project outline

Centacare Evolve has engaged Fairbrother Pty Ltd to provide Communities Tasmania with 22 one- and
two-bedroom units, located on the New Town Catholic Tennis Club site at 73a New Town Road, New
Town, Tasmania (the project site). The proposed development is for a three-storey accommodation
block.

The entire project site is within the Paviour Street Heritage Precinct (NT10) of the Hobart Interim
Planning Scheme 2015. There are several properties in the vicinity of the project site that are listed in
Table E13.1 Heritage Places in the Historic Heritage Code of the Hobart Interim Planning Scheme 2015
and some listed on the Tasmanian Heritage Register. As such, John Wadsley Planning and Heritage
Consultancy has been commissioned to prepare a Heritage Impact Assessment (HIA), which will form part
of documentation to be submitted to the City of Hobart as Planning Authority.

1.2 Project location

The project site is located at 73a New Town Road in the suburb of New Town, Hobart, Tasmania (see
Figure 1). It comprises 1,905 m? of land on the eastern side of New Town Road, accessed by a narrow
right of way, with the south-eastern boundary along Sunnyside Road and the north-eastern boundary
along Paviour Street. Pedestrian access is by stairs off Sunnyside Road. The land is flat, within a former
quarry cutting, with steep vegetated rock faces on the Paviour Street and Sunnyside Road boundaries.
The site currently has two clay tennis courts with light poles, a small weatherboard clubroom building
and a weatherboard toilet block. Each court is surrounded by steel chain mesh fencing supported on steel
posts. The project site is surrounded by private residential and rental residential properties on all sides.

Figure 1 - Project Site Location Map (photo taken from The LIST)
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1.3

Project scope

The scope of works to undertake this project is as follows:

Become familiar with the site and the proposed development to ascertain the extent of works
and potential impact on heritage values and elements.

Establish the historic context of the site and adjoining areas to understand the historical
background and identify any key places and associations.

Undertake stakeholder consultation as necessary.

Prepare a heritage impact assessment of the proposed development and identify heritage
management prescriptions to ensure mitigation or removal of any adverse impacts.

Prepare a report that includes the findings and recommendations arising from the above to
comply with any requirements of the Planning Authority, as well as any matter that may require
further investigation.

This assessment has been prepared in accordance with The Burra Charter: The Australia ICOMOS Charter
for Places of Cultural Significance 2013 (Australia ICOMOS, 2013), and associated ICOMOS Practice Notes,
as well as the Works Guidelines for Historic Heritage Places (Heritage Tasmania, November 2015).

1.4

Limitations

This assessment is limited to the consideration of historic cultural heritage values and significance. The
assessment of Aboriginal cultural heritage values is not covered by this report. This assessment is based
upon visual inspections of the subject site, its buildings and surrounding area. No intrusive or
archaeological investigations were carried out as part of this assessment. While investigations have been
undertaken of government archives and discussion with Council staff and local residents to better
understand the history of the site, the assessment and recommendations contained in this report are
limited by the nature of such research, particularly where access to material or local knowledge is
restricted, and/or where the location of archival material is not known.

1.5 Acknowledgements

John Wadsley would like to thank the following individuals and organisations for their assistance in
undertaking this project:

City of Hobart - Sarah Waight

Philp Lighton Architects - Peter Gaggin, Richard Headlam and Shane Cox

Heritage Tasmania - John Stephenson

Tasmanian Archives

David Brown and Malcolm Ward - New Town Catholic Tennis Club members and local residents
Brendan Lennard - local resident and former heritage officer

Perry Foster, former local resident
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2 Planning Instruments

2.1 World Heritage and National Heritage Listings

There are no places in the vicinity that are inscribed on the World Heritage List or registered on the
National Heritage List or Commonwealth Heritage List.

2.2 Tasmanian Heritage Register

The Tasmanian Heritage Register (THR) is a register of places recognised as having historic cultural
heritage significance to the whole of Tasmania. The THR is maintained by the Tasmanian Heritage
Council under the Historic Cultural Heritage Act 1995 (HCHA).

Several places nearby to the project site are listed in the THR (and identified through the LIST). It is
considered that none of these will be impacted by the proposed development. However, it is worth
noting those within 100m of the project site:

¢ Sunnyside, 7 Swanston Street (ID 2757)
e Stoke House, 12 Stoke Street (ID 2743)

e The Gables, 2-2B Stoke Street (ID 2752)
o House, 413 Argyle Street (ID 2644)

e House, 80 New Town Road (ID 2692)

Figure 2 - Sunnyside, New Town ca1880. Viewed from near Cleary’s Gates looking west.
(Tasmanian Archives, LPIC102-1-36)
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2.3 Hobart Interim Planning Scheme 2015

Under the Hobart Interim Planning Scheme 2015, the project site and all properties surrounding it are
zoned ‘Inner Residential. Properties along New Town Road further to the north from the Pedder Street
junction are zoned ‘Urban Mixed Use’. There is a park zoned ‘Recreation’ at the intersection of New
Town Road and Argyle Street.

The entire project site is within the Paviour Street Heritage Precinct (NT10), listed in Table E13.2 of the
Historic Heritage Code of the Hobart Interim Planning Scheme 2015 (see Figure 3). This precinct extends
from the northern side of Sunnyside Road and includes properties on the eastern side of New Town Road
as far north as the boundary with 91 New Town Road. It includes all properties with a Paviour Street
address up to the boundary with 25 Paviour Street.

8

e

Figure 3 - Paviour Street Heritage Precinct Map (from iplan.tas.gov.au)

Project Site

In Table 13.2, the Paviour Street Heritage Precinct is described as having historic cultural heritage
significance because:

a) The collections of largely intact Federation Bungalow and Federation Queen Anne residences
contribute to the understanding of the pattern of development within New Town.

b) A general uniformity of form, scale and orientation, together with a distinctive late nineteenth
century/early twentieth century subdivision pattern, has created a consistent and strong
streetscape.

Several places within 100m of the project site are listed in Table E13.1 of the Historic Heritage Code in
the Hobart Interim Planning Scheme 2015 and are shown below. Note these places are all outside the
Paviour Street Heritage Precinct and there are no listed properties on Sunnyside Road or Paviour Street.

e Houses at 5, 7, 8 and 12 Swanston Road (Refs 3056, 3057, 3058 and 3059)

e Houses at 413, 415, 4117 and 419 Argyle Street (Refs 120, 121, 122 and 123)
e Houses at 84, 86 and 88 New Town Road (Refs 2280, 2281 and 2282)

e Public reserve at junction of New Town Road and Argyle Street (Ref 2274)

e House at 37 Seymour Street (Ref 2904)

e Houses at 2-2B and 12 Stoke Street (Refs 3018 and 3023)

Heritage Impact Assessment — Proposed Centacare Social Housing, 73a New Town Road, New Town



2.4 City of Hobart Local Heritage Precincts (2019)

This document provides a description of each precinct’s heritage character based on the building stock,
architectural styles, views and vistas and scale. The contributory and non-contributory elements within
each precinct are identified. A statement of local historic heritage significance and a series of design
criteria and conservation policies are defined for each precinct (see below).

This document is designed to provide guidance and advice on the Development Standards for Heritage
Precincts in the Historic Heritage Code in the Hobart Interim Planning Scheme 2015. However, at this
time there is no statutory requirement to comply with the design criteria and conservation policies listed
here. But they are included here to show how the proposed development addresses the heritage
characteristics of the Paviour Street area.

2.4.1 Paviour Street Heritage Precinct - precinct character and features

Streetscape and townscape
Design and topography

Paviour Street reflects the topography of the area, with houses set above the street oriented
towards the expansive views. The area is characterised by substantial late nineteenth and early
20th century dwellings. The few houses on the southern side of Paviour Street are generally set
well below street level and do not feature prominently in the streetscape. The western side of
the precinct includes houses on the southern side of the New Town Road, these residences are
smaller in scale and have more modest setbacks from the road. Laneways provide pedestrian
links between New Town Road and Swanston Street.

Vegetation

Houses in Paviour Street are set back off the road with front gardens featuring established
trees, mass planting and hedges. The western side of Paviour Street features a grassed nature
strip with mature eucalypts trees, wattles, and maple trees. The houses along New Town Road
have small cottage gardens providing a buffer from the road.

Views and vistas

The precinct features westerly views over New Town, Mount Stuart, and Lenah Valley. There are
also prominent views of kunanyi/Mount Wellington.

Built form
Materials

Houses are primarily of brick construction, and a small number clad in weatherboard, smooth
stucco and roughcast. A number of houses have rusticated sandstone foundations. The majority
of roofs are corrugated iron, however Marseille tiles also feature in the precinct.

Architectural styles and scales

Architectural styles present within the precinct include; Victorian Georgian, Federation Queen
Anne, Federation Arts and Crafts, Federation Bungalow and Inter-War Californian Bungalow.
Buildings are single storey, however some feature attic rooms with traditional dormers.

Orientation

Buildings are primarily orientated towards the street. A number of residences are set back from
the street with front gardens partially obscuring views of buildings. Earlier major houses are
sited for views and the houses on the northern side of Paviour Street are elevated above the
street. The residences on New Town Road are set closer to the street.
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2.4.2

Building stock

Number 1 Paviour Street is a large Federation Queen Anne brick residence that is positioned on
the corner of Sunnyside Road and Paviour Street. It has a large garden and the house features
projecting gables, a large veranda, prominent brick chimneys, circular ‘port hole’ windows, and
dormer windows. Number 21 Paviour Street is a Federation Queen Anne red face brick residence
with a sandstone base a projecting front gable, a tower with decorative timber detailing and a
‘candle snuffer’ roof. Number 23 Paviour Street is a Federation Arts and Crafts residence
featuring roughcast chimneys, a tiled roof, eave brackets and veranda with sandstone and brick
columns. The two houses of 81 and 83 New Town Road are matching and feature red face brick
exterior and chimneys, a front dormer window, projecting gables, and 3 panel bay windows.

Fencing

Fences vary in height from low to mid-level and have a degree of transparency. Hedges and mass
planting also feature as do sandstone retaining walls. Higher, solid fences interrupt views of the
front gardens and the houses. The desired fencing type is low-level Federation timber picket, or
Federation brick fencing. There are also a number of Inter-War brick and iron fences within the
precinct.

Paviour Street Heritage Precinct - statement of local historic heritage
significance
Significance because of the collective heritage value of individual places as a group for their
streetscape or townscape values and the precinct’s role in, representation of, or potential for
contributing to the understanding of:

For contributing to the understanding of local history:

e The area contributes to an understanding of the pattern of development and early
subdivisions of the suburb of New Town with pedestrian laneways linking residential
streets.

e The precinct is a collection of largely intact Federation Bungalow and Federation Queen
Anne residences which contribute to the understanding of the pattern of development
within New Town.

For the representation of aesthetic characteristics:

e The precinct demonstrates a strong relationship of houses designed and sited to capture
views, with residences visually prominent in the street, precinct and outside the
precinct.

o A general uniformity of form, scale and orientation, together with a distinctive late
nineteenth century/early twentieth century subdivision pattern, has created a
consistent and strong streetscape.

e The established front gardens and street plantings are aesthetic features that reinforce
and contribute to the residential character of the precinct.

e Low and transparent front fences allow an appreciation of houses in their garden
setting.

For the representation of a class of building or place:

e The precinct has a fine collection of late nineteenth, early twentieth century, and Inter-
War houses with established gardens that form a coherent and largely intact streetscape
and demonstrate the key design features, styles and forms of the time.

Heritage Impact Assessment — Proposed Centacare Social Housing, 73a New Town Road, New Town 6



2.4.3 Paviour Street Heritage Precinct - design criteria / conservation policy

NOTE: these are non-statutory requirements.

1.

AN WD

10.
11.

12.

13.

14.

Heritage Impact Assessment — Proposed Centacare Social Housing, 73a New Town Road, New Town

Elements which contribute to the precinct must be retained.
Non-contributory elements may be removed to enhance the character of the precinct.
Alterations and additions are not to dominate or detract from the original building.

New buildings, extensions or structures must be compatible with and sympathetic to the
height, bulk, setback, materials and finishes, and general character of contributory and
heritage listed places.

New buildings and extensions to contributory and heritage listed buildings must be
compatible and visually subservient when viewed from any road or public open space.

Alterations and additions are to respect the uniformity of properties which form part of
a consistent row, semi-pair or group of buildings.

Established and/or significant planted garden settings, hedges, and visually prominent
trees must be retained.

Unpainted and unrendered masonry and brick exterior surfaces must remain as such.

Garages, carports, and ancillary structures are to be setback from the principal facade
to enable the original building form to remain unobscured and prominent within the
streetscape.

Driveways and hard stand areas are to be located at the side of the house.

Fences and gates should be appropriate in form, scale, height and materials appropriate
to the architecture of the main building. Styles include Federation/Victorian timber
picket, Inter-War masonry, brick and ironwork fences and gates. Detailed design
guidance may be found in City of Hobart publication, New fences for old houses.

Maintain a curtilage of usable open space to provide an appropriate setting to the scale
of the house.

New development must not interrupt building patterns where a subdivision pattern has
resulted in a distinctive built form.

Lot boundary changes should not occur in areas where the original subdivision pattern is
significant and remains intact.

-
-

Figure 4 - View of the project site from Paviour Street/Sunnyside Road junction



3 Historic Context

3.1 Early settlement

It appears that the project site was adjacent to a large grant of 109 acres made to Captain John Bell,
probably around 1830. The grant extended from where Sunnyside Road is now in the south to the shore of
Stainsforth Cove (New Town Bay) in the north, bounded on the east by the Government Domain and to
the west by a large land grant made to Captain Charles Swanston.

John Bell (1790-1841) was a ships master and merchant, born in Scotland. In command of the Minerva, he
transported convicts to New South Wales in 1818. After further sailings, he was granted 1200 acres in
NSW. In 1826, he bought the brig Caledonia in England and brought out his wife and family. However,
after a storm damaged his ship, Bell arrived in Hobart Town in February 1827 for repairs. He decided to
stay in Van Diemen’s Land and did a deal with Captain JG Briggs where he took ownership of Brigg’s
wharf store, shipping agency and a fine house at New Town in exchange for the Caledonia. Bell became a
significant merchant entering trading partnerships and arranged the export of wool and wheat. By 1830
he was a director of the Bank of Van Diemen's Land and was part of a committee established to raise
funds for the construction of St John’s Church at New Town, which held its first services in 1835. In 1832,
he married his second wife, Louisa, daughter of George Meredith, of Swanport. In 1840, Bell retired due
to ill health; he had by then accumulated more land including estates in the Midlands of some 12,000
acres. He died on 12 December 1841 at his New Town home, ‘Belle Vue’."

The project site appears on a map of the Belle Vue estate (dated 1832) as part of a triangular block,
annotated as follows: ‘Captain Bell: additional grant 2 acres, 3 roods, 20 perches’ (see Figure 5). Several
lots have been drawn across the estate, presumably for future sale. Marshalls Lane (later to become
Sunnyside Road) has been added later in pencil on the southern side of the triangle.

& ; 3 ; / 16

e

i N
) 3
/ A
Figure 5 - Map of Belle Vue Estate (detail), dated 1832. The project site is outlined in red.
(Tasmanian Archives, Map - N-23, New Town, AF721-3-2)

Lr. c. Green, ‘Chapman, Thomas Daniel (1815-1884)", Australian Dictionary of Biography, (Australian National University, 1969),
accessed online 9 September 2021.
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The only two buildings shown on Figure 3 are the residence of Josiah Spode, ‘Stoke Cottage’, east of the
project site and a small building to the north next to the Pirie Street-New Town road junction. There is
no development shown on the project site.

Josiah Spode (1790-1858) was the grandson of Josiah Spode, founder of the Staffordshire pottery bearing
his name. He arrived in 1821 after leaving the family business. He was originally given a land grant near
Hamilton then an additional grant near New Norfolk. He was part of the colonial administration as
assistant police magistrate and coroner, later becoming principal superintendent of convicts from 1831 to
1844. He was also a member of the Legislative Council for a time. He built a house known as Stoke
Cottage in the 1830s, before returning to England in 1854 where he died in 1858. He was regarded as a
highly efficient civil servant by Lt Governor George Arthur.? The Stoke Cottage property would eventually
be purchased and a grand new home, ‘Stoke House’ was built in 1887 by the Lt Governor Sir John Dodd.
There would be later subdivision of the Stoke House property in the 1920s, including land on the southern
side of Sunnyside Road.

Another grand home built near the project site was
‘Sunnyside’ in ca.1842, on land originally owned by Samuel
Carr. This home was designed by the Government Architect
William Porden Kay for the shipping merchant and whaling
businessman Thomas Chapman (1815-1884). He came to
Van Diemen’s Land in 1841 bringing emigrants for the Van
Diemen’s Land Co. In 1847 he established his own business
based on wool, whale oil and timber exports. He was a
leading member of the Anti-Transportation League, and in
1851 was elected to the Legislative Council. He was later
elected to the first House of Assembly and was treasurer
then premier in 1861-63. He was in and out of Parliament
until he died in 1884, widely regarded as one of the most
able of Tasmania’s politicians.?

At some point, the project site was developed as a
sandstone quarry. No definitive date has been established
for when this occurred or why but, given its proximity to
Main Road (later New Town Road), it is likely the quarry
provided stone for roadworks along Main Road during the
1840s and 1850s. A nearby section of Main Road was built
with retaining walls and became known as the ‘causeway’ -
this would have required a source of stone, possibly met by
the project site and the quarry at Cleary’s gates. Figure 6 - Thomas Chapman (TA, NS407-1-19)

Advertisements run in The Mercury in 1864 by auctioneers Brent and Westbrook saw most of Chapman’s
New Town land put up for sale to help the Chapman business out of debt. Under the banner, ‘TO
CAPITALISTS, MARKET GARDENERS, BUTCHERS AND OTHERS’, 24 lots were offered including, ‘A valuable
block of ground known as the Quarry Paddock containing 3 acres and 20 perches, and bounded by the
road leading to Sunnyside, the main road and the Sunnyside property.’ This included the project site. It
is not known if the land was sold at this time*.

2F. C. Green, 'Spode, Josiah (1790-1858)', Australian Dictionary of Biography (Australian National University, 1969)
, accessed online 9 September 2021.

3F. C. Green, '‘Chapman, Thomas Daniel (1815-1884)’, Australian Dictionary of Biography (Australian National University, 1969),
accessed online 9 September 2021.

“The Mercury, 17 September 1864, p4
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The road leading to Sunnyside would become known as Marshalls Lane sometime in the 1880s, as is shown
in Figure 7 (it is not known who Marshall was). As can be seen, Paviour Street has not yet been created.
The project site remained undeveloped through the early years of the 20th century, and the photograph
at Figure 8 shows a fenced paddock running on the northern side of Marshalls Lane. The latter is on the
edge of the Stoke House property, which was constructed as a magnificent mansion in the Gothic Revival
style in 1887 for the Lt Governor of Tasmania, Sir John Dodd. It is located beyond the tree line running
up alongside Marshalls Lane.
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Figure 7 - Plan of Hobart and surrounding suburbs (detail), ca1890. The project site is outlined in red.
(Tasmanian Archives Map 106, AF394-1-108)

Figure 8 - New Town from 'Carolside,' ca1900. The paddock where the project site is circled.
(Tasmanian Archives, PH30-1-5648-1)
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3.2 Subdivisions

Around 1907-1908 the New Town Council approved the
construction of Paviour Street on private land owned by
Henry Cane. He named the street after his mother Jane
Paviour. Cane ran a number of succesful businesses in
Hobart including metal working, insurance and financial
services as well as residential development. He was also
responsible for subdividing land along Mortimer Avenue
and Bellevue Parade.?

In February 1911, the land was advertised for sale as 12
allotments ‘... having frontages to the Main-Road,
Paviour and Swanston Streets, New Town adjoining Sir
John Dodd’s fine residence ... were put up for sale.
The notice gave a lot of encouragement, ‘EVERY
THRIFTY YOUNG MAN CAN AFFORD TO PURCHASE A
BLOCK, AND PROVIDE A SOUND INVESTMENT FOR A
FUTURE HOME (see Figure 9).

It was expected the land would sell quickly given the
views across to kunanyi/Mount Wellington, and its
proximity to the to the tram route along Main Road.

e ——

GRAND SUBDIVISION SALE,
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Figure 9 - Advertisement in The Mercury, 16 February 1911, p8

Blocks along Paviour Street did sell, as can be seen in Figure 10. This photograph taken from Mount Stuart in
1917 clearly shows the Federation Queen Anne styled building at No.1 Paviour Street, which is still there
today directly above the project site on the corner with Sunnyside Road. There are a couple of other
dwellings, but the ‘quarry paddock’ is still undeveloped. The cutting of the quarry face can be seen below

Paviour Street (circled).

Advertisements to sell the ‘quarry paddock’ had been made in 1912 and again in 1917. Although it was well-
located, the fact that it had been a quarry was obviously not a great selling point, even at a cheap price.

;{‘.E‘ﬁ.ﬁ” et el
- ~

Figure 10 - New Town from St Johns Hill (detail), (Tasmanian Mail, 13 December 1917, p.27)

> Howatson, D., (2011) The Story of New Town Street by Street, p.71
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Sometime during the 1910s, Marshalls Lane was renamed Sunnyside Road. During the 1920s, further
subdivisions occurred along Sunnyside Road, Argyle Street and Stoke Street, known as the Stoke
Subdivision. A major selling point was promoted as being part of the former Stoke Estate and near to
Stoke House. By 1938, there was one block left for sale along Sunnyside Road at the sum of £250.

Land along Paviour Street, Swanston Street and Main Road was also sold as part of New Town’s growing
importance as a Hobart suburb. It was not only popular to people who worked in the city but also to
those who were working at the new industrial sites near Hobart - the Zinc Works at Risdon and the
Rosella fruit processing factory near Cornelian Bay.

At some point the quarry paddock was sold to a Mr WG Alberry, a builder and something of a property
developer around Hobart and southern Tasmania. Land fronting onto Main Road was sold as lots for
housing, but the quarry paddock itself remained undeveloped.

3.3 The tennis courts

In the 1920s, advertisements start appearing from a Mr Roy Crawford offering to give tennis lessons. He
was an active member of the growing tennis scene in Hobart. It appears his business partner, a Mr Cyril
Barnett, had purchased the quarry paddock and developed tennis courts on the site from at least 1929,
when he and Crawford advertised them for hire.®

There are references in the local newspapers to tournaments held at the Sunnyside tennis courts (as they
were known), including one held by the Romani Club in 1933. The courts were even used by basketball
teams for evening training sessions, making use of the lighting system.

Then, in August 1939, the New Town Catholic Tennis Club wrote to the Catholic Archbishop of Tasmania
seeking his support to purchase the property next to Sunnyside Road, noting the Club had been offered
‘... two tennis courts, a club house, a lighting system for night tennis together with an adjoining block of
land for £550.” 7 The Club sought the support of the church for a loan to enable purchase of the property,
and that although the property would be in the church’s name, the loan debt would be paid off by the
Tennis Club. In their submission, the Club noted they had 90 members with an annual membership fee of
£1 per person, plus the opportunity to lease/hire the courts out to other organisations as well as holding
their own club events on weekends and public holidays.

By October 1939, the property had been sold to the Catholic Church and the Tennis Club entered into an
agreement where they would pay at least £100 a year until the loan debt had been repaid in full. The
Archbishop was invited to carry out the official opening on 17 December 1939. He was also invited to
become patron of the Tennis Club.

It appears the Tennis Club was quite active in holding fundraising events to assist church activities as well
as social occasions, such as a Grand Ball held at St Peter’s Hall, Harrington Street in 1939 and 1940.

In 1943, a ball was held at the Belvedere in Hobart raising £70 to help pay off the loan debt. That event
was attended by the Premier, Mr Cosgrove MHR and his wife, Dr Gaha MHR, Mr T Corby, President of the
Tasmanian Catholic Tennis Association and Mr E Freeman, President of the New Town Tennis Catholic
Club. Committee members listed at the time were Mesdames E Hughes, S Freeman, J Dalton, H Wilson,
D Brickhill, Misses T. Jones, L Denholm, L James, R Denholm, P Ogilvie, L Mason, M Denholm, M O’ Byrne
and Messrs B Denholm, E Freeman, J Brickhill, B Freeman, R Johnstone, | Lowe, J McKercher, A O'Byrne
and D Orpwood.

Through the 1940s and 1950s, there are regular reports in newspapers on tennis tournaments at
Sunnyside Road, as well as fundraising events, raffles and meetings. Unfortunately, no photographs of the
tennis courts during this period have been found.

¢ Advertisement, The Mercury, 19 October 1929, p1
7 New Town Catholic Tennis Club file, letter dated 27 August 1939
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In 1966, the Tennis Club (through the Catholic Church Trustees) sold a parcel of land on the northern side
of the tennis courts to a Mr WH Cox and at the same time, the Church purchased a small triangular parcel
of land on the western side from a neighbour, Mr Scurrah; the latter enabling the Club to provide more
space for one of the courts.

In 2004, it appears that the Church contemplated selling the tennis courts. However, this does not seem
to have eventuated into a sale. At the time, the club looked for other support to purchase the property.
The Club also investigated whether they could argue that they owned the courts, not the Church, given
that they had paid all costs and outgoings since 1939. However, the legal advice given to them at the
time stated that, although they might have a moral claim, the agreement with the Church was clear as to
where the ownership resided.

In recent years, the Club’s membership has stood at approximately 30-40 members, with club matches
most weekends. As the courts are clay-based, they are highly weather dependent. The Club is also an
active member of the AYC competition. The project site has continued to be used by the Tennis Club
right up to the present day.

Figure 11 - Looking down Sunnyside Road towards the tennis courts during the major snow event of July 1986

(courtesy Perry Foster)

Figure 11 shows the fence above the tennis courts along the Paviour Street and Sunnyside Road
boundaries. There is no evidence of significant vegetation on the property boundary. This can be
compared with Figure 4.
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4 Current Site Condition

4.1 Setting

The project site is located within the Hobart suburb of New Town. It has the address, 73a New Town
Road but is effectively an internal block from that frontage with most visibility of the site from the
Sunnyside Road and Paviour Street frontages. As the property is within a former quarry cutting, the flat
ground level used for the tennis courts is set well down in the landscape and can only be seen when
looking directly from the property boundaries on Sunnyside Road and Paviour Street (albeit that the view
from the latter is significantly hampered by vegetation on the fence line and growing above the rock
face). The outlook from Sunnyside Road and Paviour Street is towards the west across New Town towards
Lenah Valley, Mount Stuart and in the distance to kunanyi/Mount Wellington (see Figures 5 and 12).

The project site is surrounded by private residential and rental residential properties on all sides,
including Paviour Street and Swanston Street to the northeast; Sunnyside Road, Stoke Street and Argyle
Street to the southeast; New Town Road and Seymour Street to the southwest; and New Town Road and
Pirie Street to the northwest. The housing stock surrounding the project site is predominantly single
storey dwellings (some with dormer rooms in roof spaces or with garages under depending on the ground
slope). Most houses are low scale, of brick construction with pitched corrugated steel roofs, and
collectively represent many building styles and periods, with a particular emphasis on structures dating
from the 1910s to the 1940s (see Figures 12 to 15). There are a smaller number of buildings dating from
the 1980s onwards. Virtually all the housing is situated on suburban sized blocks, with houses having a
consistent linear frontage to the streets with front gardens and larger backyards.

The overall impression of the area surrounding the project site is very typical of early 20th century
suburban development in Tasmania, with a uniformity in housing styles and property layout.

Figure 12 - Looking south from Paviour Street above the site towards Mount Stuart.

The tennis courts are below the vegetation in the foreground.
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Figure 14 - Views of nearby housing styles along Sunnyside Road

Figure 15 - Views of nearby housing styles along New Town Road
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4.2 Site description

The property is within a former quarry cutting, with steep vegetated rock faces on the Paviour Street and
Sunnyside Road boundaries. The site currently has two clay tennis courts with light poles, a small
weatherboard clubrooms building and a weatherboard toilet block. Each court is surrounded by steel
chain mesh fencing supported on steel posts. There is a low timber fence on part of the Sunnyside Road
boundary and along the Paviour Street boundary. Vehicle access is via a narrow right of way off New
Town Road (little used) and concrete stairs for pedestrians off Sunnyside Road. There are no overhead
powerlines or other utilities present.

g ~

Figure 17 - Clockwise from top left: clubrooms building, toilet block, access way, interior of clubrooms

Heritage Impact Assessment — Proposed Centacare Social Housing, 73a New Town Road, New Town 16



The New Town Catholic Tennis Clubrooms and toilet block (possibly dating back to the 1940s) are of
weatherboard construction with skillion steel roofing. Internally, they have sheet wall covering and
timber ceiling panelling. In the clubrooms, there are several tables, chairs, table tennis table, tv, kitchen
bench, sink and kitchen appliances. There are several honour boards, trophies, pennants and photographs
on the walls documenting important individuals and events in the Club’s history.

AUSTRALIAN CATHOLIC LAWN TENMIS carnivaL L[ 1964

1943 (DEC)
195I
195
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1978
1978
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1995
1995
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Figure 18 - Examples of Club memorabilia held in the clubrooms

4.3 Potential archaeological resources

It is beyond the scope of this report to prepare a detailed Statement of Archaeological Potential;
however, through an examination of the site’s history and imagery of the site, it is clear that there is
little potential for any significant material to be identified given that, apart from the tennis club, there
is no evidence of other buildings or significant occupation (apart from the quarry operation) through the

site’s European history.
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5 Proposed Development

The proposed construction of the housing development on the project site will include the following
elements:

e A three-storey accommodation block incorporating 22 one- and two-bedroom units;

¢ Vehicle access via a ramp off Sunnyside Road, with on-site carparking for 12 cars plus motorcycle
parking;

e Pedestrian access via staircases off Pavior Street and Sunnyside Road, plus access from New Town
Road via the existing right of way; and

e Landscaping and boundary fencing.

The proposed design is based on the concept of reducing the bulk of the structure by breaking the
roofline at intervals and using gable roof ends and pitched roof outlines to complement the existing
housing character of the area. From the Paviour Street and Sunnyside Road frontages, only the top level
and rooflines will be visible from the roadway and nearby housing (see Figures 19 and 20). Given the
setback of the development from New Town Road, the accommodation block will be largely hidden
behind the existing housing as seen from road level.

The proposed development will not dominate the existing housing stock and given it is set down in the
former quarry, the new buildings will be sympathetic in height and bulk to the general character of the
precinct. Importantly the new buildings will be visually subservient when viewed from Paviour Street and
Sunnyside Road. For those residents on the eastern side of Paviour Street, they will retain their views
across New Town to kunanyi/Mount Wellington (see Figure 20).

Figure 19 - View of proposed development from Paviour Street

(Image provided by Philp Lighton)
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Figure 20 - View of proposed development from Sunnyside Street
(Image provided by Philp Lighton)

Several materials are proposed for wall and roof finishes, including: colorbond ribbed profile roofing and
wall cladding, fibre cement cladding, perforated metal screens, precast concrete panels and powder-
coated steel window and door frames. On the Paviour Street and Sunnyside Road boundaries, a 1800mm
high timber fence will be erected. The carpark and pedestrian walkways will be concrete. The proposed
structure does not seek to imitate existing housing styles (nor should it), but it does complement them in
a modern interpretation. The use of several finishes will serve to visually break the overall size of the
finished structure.

Figure 21 - View of proposed development from the internal carpark area

(Image provided by Philp Lighton)
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6 Impact Assessment

This assessment has been based on best practice guidelines such as the Burra Charter (the Australia
ICOMOS Charter for the Conservation of Places of Cultural Significance) and Works Guidelines for Historic
Heritage Places (Heritage Tasmania), as well as professional consideration of the heritage significance of
New Town and its cultural heritage elements - built, landscape and visual.

As the project site lies within the Paviour Street Heritage Precinct (NT10) listed in Table E13.2 of the
Historic Heritage Code in the Hobart Interim Planning Scheme 2015, the following assessment must
respond to the Scheme’s Development Standards for Heritage Precincts.

Although they are not yet statutory requirements, this assessment takes account of the statement of
local historic heritage significance and the design criteria and conservation policies as defined in the
‘City of Hobart Local Heritage Precincts, Description, Statement of Local Historic Heritage Significance
and Design Criteria/Conservation Policy’ (2019).

6.1 Paviour Street Heritage Precinct

In Table 13.2 of the Historic Heritage Code, the Paviour Street Heritage Precinct is described as
significant for reasons including:

a) The collections of largely intact Federation Bungalow and Federation Queen Anne residences
contribute to the understanding of the pattern of development within New Town.

b) A general uniformity of form, scale and orientation, together with a distinctive late nineteenth
century/early twentieth century subdivision pattern, has created a consistent and strong
streetscape.

The layout of the houses within the Paviour Street Heritage Precinct reflects the local topography, with
views from the majority of houses oriented towards the west across New Town to Lenah Valley and
beyond to kunanyi/Mount Wellington. The slope of the ground sees houses on the eastern side of Paviour
Street elevated above the roadway, enjoying the vista to the west. As you look up Sunnyside Road, the
topography sees houses set above one another, which ensures that most structures have good views,
again to the west and northwest.

Housing is mostly early to mid-20th century dwellings, with a limited number of structures built in the
last 50 years. The scale of dwellings is residential in scale with most being setback from the roads, with
established front gardens, mature trees and hedges. Most houses are of brick co