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NOTICE OF ORDINARY MEETING  
 

Notice is hereby given that the next ordinary meeting of the Glamorgan Spring Bay Council 
will be held at the Triabunna Council Offices on Tuesday, 28

th
 March, 2017 commencing at 

5.00pm. 

Dated this Thursday 23
rd

 March, 2017   
       David Metcalf 
       GENERAL MANAGER 

 

ñI certify that with respect to all advice, information and recommendations 
provided to Council with this agenda:  

 
1. The advice, information or recommendation is given by a 

person who has the qualifications or experience necessary to 
give such advice, information or recommendation, and  
 

2. Where any advice is given directly to the Council by a person 
who does not have the required qualifications or experience, 
that person has obtained and taken into account in that 
personôs general advice the advice from any appropriately 
qualified or experienced person. ñ 

 
Note : Section 65 of The Local Government Act 1993 
states ï  
 
(1) A general manager must ensure that any advice, 

information or recommendation given to the 
council or a council committee is given by a 
person who has the qualifications or experience 
necessary to give such advice, information or 
recommendation.  

 
(2) A council or council committee is not to decide 

on any matter which requires the advice of a 
qualified person without considering such advice 
unless the general manager certifies in writing 
that such advice was obtained and taken into 
account in providing general advice to the 
council or council committee.  

 
David Metcalf 
GENERAL MANAGER 
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Audio Recording of Ordinary Meetings of Council 
 
As determined by Glamorgan Spring Bay Council, all Ordinary and Special Meetings of 
Council will be electronically audio recorded from April 2014 onwards.   
 
In accordance with the Local Government Act 1993 and Regulation 33, these audio files will 
be retained by Council for at least 6 months and made available for listening on written 
request by any person.  The written minutes of a meeting, once confirmed, prevail over the 
audio recording of the meeting. 
 

1. Opening 
 
The Mayor to welcome Councillors, staff and members of the public and declare the meeting 
open at (Time). 
 

1.1  Present and Apologies 

 

1.2  In Attendance 

 

1.3  Declaration of Pecuniary Interests  

 
In accordance with Regulation 8 of the Local Government (Meeting Procedures) Regulations 
2005, the Mayor requests Elected Members to indicate whether they or a close associate 
have, or likely to have, a pecuniary interest in any item included in the Agenda. 
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2.  Confirmation of Minutes and Workshops 
 

2.1  Ordinary Meeting ï February 28th, 2017 

 

Recommendation  
 
That the Minutes of the Ordinary Meeting held Tuesday 28

th
 February 2017 be confirmed as a 

true and correct record. 
 

 

2.2  Workshop Held ï February 28th, 2017 

In accordance with the requirements of the Local Government (Meeting Procedures) 
Regulations 2005, it is reported that a workshop was held at 3pm on Tuesday 28

th
 February in 

Triabunna.  This workshop was held to discuss the community consultation strategy on 
Council amalgamations and to brief Councillors on the óSwansea Loo with A Viewô community 
consultation feedback. 
 
 
 

Recommendation 
 
That Council notes this information. 
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3.  PLANNING AUTHORITY SECTION  
 

Under Regulation 25 of Local Government (Meeting Procedures) 

Regulations 2005 the Chairperson hereby declares that the Council is 

now acting as a Planning Authority under the provisions of the Land 

Use Planning and Approvals Act 1993 for Section 3 of the Agenda. 

 
Recommendation  

 
That Council now acts as a Planning Authority.  (Time:     ) 
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3.1 DEVELOPMENT APPLICATION DA2017/00004 

 

 
Planning Assessment Report 

 
Proposal: Paintball Field and Reception Building 
 
Applicant: J Binns 
 
Location: 961 Coles Bay Road, Coles Bay 
 
Planning Document: Glamorgan Spring Bay Interim Planning Scheme 

2015 (Interim Scheme) 
 
Zoning: Rural Resource Zone 
 
Application Date: 25 January 2017 
 
Statutory Date: 31 March 2017 
 
Discretions: Ten 
   
Attachments: Appendix A ï Plans & covering letter 
 
Author:  Shane Wells, Manager Planning and Special 

Projects 
  

  
1. Executive Summary 

1.1. Planning approval is sought for the establishment of a paintball 
field and construction of a reception building at 961 Coles Bay 
Road, Coles Bay. 

1.2. The application is a discretionary use in the zone due to reliance 
on a number of different performance criteria.  

1.3. One statutory representation was received.   

1.4. The proposal is recommended for conditional approval.  

1.5. The final decision must be made by the Planning Authority or by 
full Council acting as a planning authority due to the receipt of 
representations via the public exhibition period. 
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2. Legislative & Policy Content 

2.1. The purpose of this report is to enable the Planning Authority to 
determine application DA 2017 / 00004. 

2.2. This determination must be made no later than 31 March 2017, 
which has been extended with the written consent of the 
applicant. 

2.3. The relevant legislation is the Land Use Planning and Approvals 
Act 1993 (LUPAA).  The provisions of LUPAA require a planning 
authority to take all reasonable steps to ensure compliance with 
the planning scheme. 

2.4. This report details the reasons for the officerôs recommendation.  
The Planning Authority must consider this report but is not bound 
to adopt the recommendation.  Broadly, the Planning Authority 
can either: (1) adopt the recommendation, or (2) vary the 
recommendation by adding, modifying or removing recommended 
reasons and conditions or replacing an approval with a refusal (or 
vice versa).  Any alternative decision requires a full statement of 
reasons to comply with the Judicial Review Act 2000 and the 
Local Government (Meeting Procedures) Regulations 2005. 

2.5. This report has been prepared with appropriate regard to the 
State Policies that apply under the State Policies and Projects Act 
1993. 

2.6. This report has been prepared with appropriate regard to 
Councilôs Strategic Plan and other Council policies, and the 
application is not found to be inconsistent with these.  
Nevertheless, it must be recognised that the planning scheme is a 
regulatory document that provides the overriding consideration for 
this application.  Matters of policy and strategy are primarily a 
matter for preparing or amending the planning scheme. 

3. Risk & Implications 

3.1. Approval or refusal of this application will have no direct financial 
implications for the Planning Authority. 

3.2. Implications for Council include general matters related to rate 
income, asset maintenance and renewal and responding to future 
building applications.  No specific implications for Council have 
been identified. 

4. Relevant Background and Past Applications 

4.1. Nil 
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5. Site Detail 

5.1. The site is a large rural lot located off Coles Bay Road 
approximately 1km south of Friendly Beaches Road and 
approximately 17km from Coles Bay village by road.  The lot was 
created as part of a recent subdivision.  

5.2. The site is within the Rural Resource Zone of the Glamorgan 
Spring Bay Interim Planning Scheme 2015.  The adjoining land to 
the north and south is also zoned Rural Resource and this 
includes a small, undeveloped quarry reserve owned by the 
Crown.  Land to the east is zoned Environmental Management as 
part of the Freycinet National Park.  Coles Bay Road to the west 
is zoned Utilities and the foreshore is zoned Environmental 
Management. 

5.3. The parcel is a triangle shaped lot, 42.4ha in size. The part of the 
site near Coles Bay Road is largely cleared with a scattering of 
trees and with a gentle gradient and north-west aspect.  There is 
an existing dwelling on the site setback approximately 400m from 
the road and it is in this location where the land becomes 
vegetated.  The land rises in elevation to a small knoll 
approximately 40m in elevation.    

5.4. The vegetated part of the site is subject to a Biodiversity 
Protection Area, however, no works are proposed in this location.  

5.5. Land within 100m of Coles Bay Road is subject to a Scenic 
Landscape Corridor.  No new work is proposed in this area.  The 
driveway for the use exists. 

5.6. Land within 140m of Coles Bay Road is subject to a Waterways 
and Coastal Protection Area.  No new work is proposed in this 
area.  The driveway for the use exists. 

5.7. The site is unserviced, other than reticulated telecommunications 
and electricity.   
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Figure 1: An aerial photograph of the subject area. 

6. Proposal  

6.1. Planning approval is sought for the establishment of a paintball 
field and construction of a reception building at 961 Coles Bay 
Road, Coles Bay. 

6.2. The reception building is a series of shipping containers aligned 
around a proposed roofed deck and courtyard area.  This will 
provide toilet, laundry, reception and storage use along with a 
small tearoom for refreshments.  The roof area of the 
deck/courtyard will extend over the shipping containers with a 
skillion design.  The reception building is setback approximately 
280m from Coles Bay Road and approximately 40m from the 
south-west boundary. 

6.3. A 3.6m wide one-way loop road is proposed off the existing 
vehicular access road for the reception building.  Twenty car 
parking spaces are proposed adjacent to this loop road.  Passing 
bays are proposed for the existing access. 

6.4. The paintball field is a 3.7ha area.  The field is located 
approximately 150m from Coles Bay Road, 5m from the northern 
boundary, 15m from the south-west boundary and extends up 
towards the existing dwelling.  This area is a mixture of cleared 
pasture, native vegetation and scattering of trees.  The field will 
be enclosed by a 3.6m high netted fence and developed for forts, 
bunkers and the like. 



  

 

 

12 Agenda ς Glamorgan Spring Bay Council ς 28/03/2017 

 
 

7. Assessment against planning scheme provisions 

7.1. An application must meet every applicable standard to be 
approved.  Each standard can be met by either an acceptable 
solution or a performance criteria.  Where a performance criteria 
is relied upon an application is discretionary and the application 
may be approved or refused. 

7.2. The following provisions are relevant to the proposed use and 
development; 

¶ Rural Resource Zone 

¶ E5.0 Road and Railway Assets Code 

¶ E6.0 Parking and Access Code 

¶ E7.0 Stormwater Management Code 

7.3. The proposal complies with all applicable acceptable solutions 
other than the following where the proposal is reliant on the 
associated performance criteria.    

 Acceptable Solution 
Requirement 

Proposed  

1 Use 
 
Clause 26.2 

The proposal is a discretionary 
use in the use table  

 

2 Sensitive use 
 
Clause 
26.3.1 A1 

Sensitive use, other than for a 
home-based business, home-
based child care or addition to 
existing dwelling is assessed 
against the performance 
criteria 

 

3 Discretionary 
use 
 
Clause 
26.3.1 A1 
 

All discretionary uses are 
subject to the discretionary 
use performance criteria 

 

4 Side setback 
 
Clause 
29.4.2  
A2 

Setback to a side boundary is 
50m 

Setback to the side 
boundaries for the fence 
around the paintball field 
is 5m to the north and 
15m to the south-west 

5 Building 
design 
 
Clause 

Light reflectance value of 
exterior building surfaces must 
be no more than 40% 

Not specified 
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29.4.3 A2 

6 Traffic 
movements 
 
Clause 
E5.5.1 A2 

Traffic movements along a 
>60km/hr road not to increase 
by more than 10% 

The proposal will 
increase traffic 
movements by more 
than 10% 

7 Car parking 
numbers 
 
Clause 
E6.6.1 A1 

No minimum number provided.  
All uses of this kind are 
discretionary 

20 spaces are proposed 

8 Car parking 
number of 
motor cycle 
spaces 
 
Clause 
E6.6.3 A1 

1 motor cycle space per 20 car 
parking spaces 

Nil 

9 Car parking 
passing 
areas 
 
Clause 
E6.7.3 
A1 

Passing areas are provided to 
meet a number of criteria 
including being spaced 30m 
apart 

Two passing areas are 
proposed which are 
more than 30m apart 

10 Car parking 
surfacing 
 
Clause 
E6.7.6 A1 

Car parking and driveway 
areas within 75m of a sealed 
road are to be sealed 

Existing gravel driveway 

 

7.4. Discretion 1, 2 & 3 ï Use 

7.4.1. The use is categorised as an outdoor recreation facility 
which is part of the Sports and recreation use class.  This 
is discretionary in the zone, and is also a sensitive use.  

7.4.2. The zone provides two relevant performance criteria for 
use of this kind: 

26.3.1 P1 

A sensitive use must not unreasonably convert agricultural 
land or conflict with or fetter non-sensitive use on adjoining 
land having regard to all of the following: 

(a) the characteristics of the proposed sensitive use; 
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(b) the characteristics of the existing or likely non-sensitive 
use on adjoining land; 

(c) setback to site boundaries and separation distance 
between the proposed sensitive use and existing or 
likely non-sensitive use on adjoining land; 

(d) any characteristics of the site and adjoining land that 
would buffer the proposed sensitive use from the 
adverse impacts on residential amenity from existing or 
likely non-sensitive use. 

26.3.3 P1 

A discretionary non-agricultural use must not conflict with 
or fetter agricultural use on the site or adjoining land having 
regard to all of the following: 

(a) the characteristics of the proposed non-agricultural use; 

(b) the characteristics of the existing or likely agricultural 
use; 

(c) setback to site boundaries and separation distance 
between the proposed non-agricultural use and existing 
or likely agricultural use; 

(d) any characteristics of the site and adjoining land that 
would buffer the proposed non-agricultural use from the 
adverse impacts on amenity from existing or likely 
agricultural use. 

7.4.3. Existing agricultural use in the area is minimal.  A vineyard 
is under establishment to the south but other than this, 
agricultural or rural activities are minimal given soil type, 
access to water, and land configuration.  Niche agricultural 
activities are nevertheless possible, and could be 
envisaged given the tourism traffic.  The potential of the 
use to fetter agricultural use is considered minimal given 
the short time in which customers will be onsite and the 
active nature of the use which is unlikely to be impeded by 
noise from agricultural use.  The use has minimal impact 
on the land and therefore does not preclude agricultural 
use of the land. 

7.5. Discretion 4 ï Side setback 

7.5.1. The paintball field is within the 50m setback to side 
boundaries. The relevant performance criteria is: 
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Building setback from side and rear boundaries must 
maintain the character of the surrounding rural landscape, 
having regard to all of the following:  
 
(a) the topography of the site;  

(b) the size and shape of the site;  

(c) the location of existing buildings on the site;  

(d) the proposed colours and external materials of the building;  

(e) visual impact on skylines and prominent ridgelines;  

(f) impact on native vegetation.  
 

7.5.2. The location of the paintball field raises no particular 
concerns given the operational details outlined in the 
application.  The surrounding netted fence is likely to be 
black netting material not dissimilar to horticultural netting.  
Given that this is a non-agricultural use it is considered that 
planting be provided on the outside of the fence, along the 
front and northern side, to improve the appearance of the 
site. 

7.6. Discretion 5 ï Light reflectance values 

7.6.1. The shipping containers are to be painted with colour 
unspecified. The relevant performance criteria is: 

Buildings must have external finishes that are non-
reflective and coloured to blend with the rural landscape. 

 
7.6.2. The buildings are some distance from adjoining land.  

Nevertheless, a condition is recommended for any 
approval granted to require details to be submitted and for 
colours to have a light reflectance value no greater than 
40%. 

7.7. Discretion 6 ï Traffic movements 

7.7.1. Any use that will increase traffic movements by 10 per day 
or 10% is subject to the following performance criteria: 

Any increase in vehicle traffic at an existing access or 
junction in an area subject to a speed limit of more than 
60km/h must be safe and not unreasonably impact on the 
efficiency of the road, having regard to: 
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(a) the increase in traffic caused by the use; 

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

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

(d) the nature and category of the road; 

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

(f) any alternative access to a road; 

(g) the need for the use; 

(h) any traffic impact assessment; and 

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

7.7.2. An estimation of traffic movements is not provided in the 
application. The operation of the use will be a mixture of 
larger group bookings that are more likely to use bus 
transport and smaller groups.  Ultimately the traffic 
generation will depend on the success of the operation but 
it would appear that the 20 proposed car parking spaces 
will be in excess of demand generated. 

7.7.3. Coles Bay Road is subject to a large number of vehicle 
movements, particularly tourist traffic.  The section near the 
site is flat and straight and has good sight distances in both 
directions.   

7.7.4. The Department of State Growth have advised that they 
have no objection to the proposal. 

7.7.5. It is considered that the use will not affect traffic safety or 
efficiency.  

7.8. Discretion 7 & 8 ï Number of car and motor cycle spaces 

7.8.1. 20 car parking spaces and nil motor cycle spaces are 
proposed.  The planning scheme requires all car parking 
spaces for sport and recreation uses of this kind to be 
determined on a case by case basis.  The performance 
criteria provides: 

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



  

 

 

17 Agenda ς Glamorgan Spring Bay Council ς 28/03/2017 

 
 

(a) car parking demand; 

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

(c) the availability and frequency of public transport 
within a 400m walking distance of the site; 

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

(e) the availability and suitability of alternative 
arrangements for car parking provision; 

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

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

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

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

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

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

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

7.8.2. An estimation of traffic movements is not provided in the 
application. The operation of the use will be a mixture of 
larger group bookings that are more likely to use bus 
transport and smaller groups.  Ultimately the traffic 
generation will depend on the success of the operation but 
it would appear that the 20 proposed car parking spaces 
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will be in excess of demand generated.  In the alternative, 
the site is large and the reception building is some distance 
from the road and overflow car parking would be contained 
on site.  Specific motor cycle parking is not considered 
necessary. 

7.9. Discretion 9 - Car parking passing areas 

7.9.1. Two passing areas for vehicles are proposed which do not 
comply with the acceptable solution standard that passing 
areas are 30m apart.  The relevant performance criteria 
provides: 

Vehicular passing areas must be provided in sufficient 
number, dimension and siting so that the access is safe, 
efficient and convenient, having regard to all of the 
following: 

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

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

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

(d) ease of accessibility and recognition for users. 

7.9.2. Councils Technical Officer has reviewed the passing 
arrangement and has no concern with the proposal.  The 
need for an additional passing bay at the entrance has 
been identified and a recommended condition to this effect 
has been provided for. 

7.10. Discretion 10 ï Car parking surfacing 

7.10.1. The proposal seeks to utilitse the existing gravel driveway 
and provide a gravel loop road for the reception building.  
As noted above, a passing bay is recommended to be 
provided at the front of the property, also in gravel.  The 
relevant performance criteria provides: 

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

(a) the suitability of the surface treatment; 
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(b) the characteristics of the use or development; 

(c) measures to mitigate mud or dust generation or 
sediment transport. 

7.10.2. The existing driveway is in good condition with adequate 
drainage.  Gravel construction is consistent with the 
amenity and character of the area and should be preferred.  
Given the increase in traffic movements it is considered 
reasonable to require an extension of the plantings along 
the driveway to assist in control of dust generation. 

8. Referrals 

8.1. TasWater 

8.1.1. The proposal was not referred to TasWater.    

8.2. Councilôs Technical Officer 

8.2.1. The application has been referred to Councilôs Technical 
Officer, who has provided the following comments as well 
as conditions and advice to be included on the permit, 
should Council grant approval. 

 The existing vehicular access off Coles Bay Road 
services a dwelling at the rear of the property and also 
provides access to the adjacent property to the south via 
a Right Of Way.  The existing internal access is a well 
formed gravel driveway.   Sight distances from the 
existing access are good. 

The access is to be widened to 6m wide at Coles Bay 
Road however the applicant proposes the passing area at 
Coles Bay Road be only 6m in length.  It is recommended 
this be increased to 20m in length to comply with Bushfire 
standards but also allow for some queuing of vehicles at 
the intersection with Coles Bay Rd.  The internal driveway 
should have a minimum trafficable width of 4m with 
passing bays of a total width of 6m.  It is proposed to 
provide passing bays every 50m.  The proposed access 
with the recommended conditions should provide safe 
access and an adequate level of service to the proposed 
development. 

 Parking is proposed for 20 vehicles.  There is more than 
adequate space on site to expand the parking area should 
demand increase. 
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 The application was referred to DSG who had no 
objections. 

Stormwater from the proposed development will need to 
be disposed of on site.  WSUD principle will be 
incorporated via on site disposal. 

8.3. Councilôs Natural Resource Management Department 

8.3.1. Councilôs NRM Department has reviewed the report and 
note that no vegetation will be removed.  

9. Concerns raised by representors 

9.1. The following table outlines the issues raised by the representors.   

Issue Response 

Noise from paintball guns and 
from customers, and how this 
will be managed? 

The guns themselves are quiet and unobtrusive.  
The main noise would be from customers 
themselves and this would be mitigated by the 
distance over the large area.   
 
The adjoining lots to the north and south are 
currently vacant.  There is a dwelling approximately 
550m from the site which will sufficiently mitigate 
any potential noise. 

What are the hours of 
operation? 

Hours of operation are not specified.  Having regard 
to the nature of the use, the character of the area 
and similar operations it is recommended that a 
permit condition be imposed limiting operations to 
no earlier than 9am and no later than 6pm 
weekdays or 5pm weekends. 

 

10. Conclusion 

10.1. The application satisfies the relevant provisions of the 
Glamorgan Spring Bay Interim Planning Scheme 2015 as outlined 
in this report and is recommended for approval.  

11. Recommendations 

That:  
A. Pursuant to Section 57 of the Land Use Planning & Approvals Act 1993 

and the Glamorgan Spring Bay Interim Planning Scheme 2015, that the 
application for the establishment of a paintball field and construction of 
a reception building at 961 Coles Bay Road, Coles Bay 
(DA2017/00004), be APPROVED subject to the following conditions: 
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1. The use or development must be carried out substantially in 
accordance with the application for planning approval, the endorsed 
drawings and with the conditions of this permit and must not be 
altered or extended without the further written approval of Council. 

2. The use must operate only between the following hours, excluding 
administration, cleaning or similar functions: 

Monday to Friday 9am to 6pm 

Saturday, Sunday and Public Holiday 9am to 5pm 

3. Native vegetation, including trees or shrubs, must not be removed 
for the use or development unless for bushfire hazard management. 

4. Within six months of the commencement of the use, plantings be 
provided on the outside of the netted fence, along the front and 
northern side, to improve the appearance of the site, and must be 
maintained throughout the life of the use to the satisfaction of 
Councils General Manager.   

5. Prior to the commencement of the use a detailed landscaping plan 
must be prepared to the satisfaction of Councils General Manager 
showing the type, number and location of all plantings. 

6. Prior to the commencement of the use, the shipping containers 
must be painted with a colour that has a light reflectance value of 
no greater than 40%. 

Services 

7. The developer must pay the cost of any alterations and/or 
reinstatement to existing services, Council infrastructure or private 
property incurred as a result of the development.  Any work 
required is to be specified or undertaken by the authority 
concerned. 

Parking and Access 

8. At least twenty (20) car parking spaces must be provided on the 
land at all times for the use of the development, in accordance with 
Standards Australia (2004) Australian Standard AS 2890.1 - 2004 ï 
Parking Facilities Part 1: Off Street Car Parking; Standards 
Australia, Sydney. 

9. The internal driveway and areas set-aside for parking and 
associated access and turning must be provided in accordance with 
Standards Australia (2004): Australian Standard AS 2890.1 - 2004 
ï Parking Facilities Part 1: Off Street Car Parking; Standards 
Australia, Sydney and to the satisfaction of Councilôs Municipal 
Engineer, and must include all of the following; 

(a) Constructed with a durable all weather pavement. 

(b) Minimum carriageway width of 4 metres 

(c) Drained to an approved stormwater system. 
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(d) Vehicular passing areas 6 metres wide (total) x 20 metre 
long at Coles Bay Road and every 50 metres. 

10. The internal driveway and areas set-aside for parking and 
associated access and turning must be designed, constructed and 
maintained to avoid dust or mud generation, erosion and sediment 
transfer off site or de-stabilisation of the soil on site or on adjacent 
properties to the standard required by Councilôs Municipal Engineer 

Access to State Road 

11. The existing vehicular access off Coles Bay Road must be 
upgraded to the satisfaction of the Department of State Growth and 
Councilôs General Manager, including: 

(a) Sealed surface from the edge of Coles Bay Road to the 
property boundary 

(b) Minimum carriageway width of 6 metres.   

12. Prior to the works commencing, the applicant must obtain a permit 
provided by the Transport Infrastructure Services Division of the 
Department of State Growth.  Any conditions imposed by the 
Department of State Growth for works affecting the road reserve 
shall form part of this permit and must be adhered to.  No works on 
the State Road shall commence until the Ministerôs consent has 
been obtained and a permit issued in accordance with the Roads 
and Jetties Act 1935. 

Stormwater 

13. Stormwater drainage from the proposed development must be 
retained on site to the satisfaction of Councilôs General Manager 
and in accordance with a Certificate of Likely Compliance or 
Plumbing permit issued by the Permit Authority in accordance with 
the Building Act 2016. 

Wastewater 

14. Wastewater from the development must discharge to an on-site 
waste disposal system in accordance with a Certificate of Likely 
Compliance or Plumbing Permit issued by the Permit Authority in 
accordance with the Building Act 2016. 

Soil and Water Management 

15. Before any work commences, a soil and water management plan 
(SWMP) prepared in accordance with the guidelines Soil and Water 
Management on Building and Construction Sites, by the Derwent 
Estuary Programme and NRM South, must be approved by 
Council's General Manager before development of the land 
commences.  The SWMP shall form part of this permit when 
approved. 
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16. Before any work commences install temporary run-off, erosion and 
sediment controls in accordance with the recommendations of the 
approved SWMP and maintain these controls at full operational 
capacity until the land is effectively rehabilitated and stabilised after 
completion of the development in accordance with the guidelines 
Soil and Water Management on Building and Construction Sites, by 
the Derwent Estuary Programme and NRM South and to the 
satisfaction of Councilôs General Manager.  

Construction Amenity 

17. Works associated with the development of the land must only be 
carried out between the following hours unless otherwise approved 
by the Councilôs General Manager: 

¶ Monday to Friday 6:00 a.m. to 7:00 p.m. 

¶ Saturday 8:00 a.m. to 6:00 p.m. 

¶ Sunday and State-wide public holidays 10:00 a.m. to 6:00 p.m. 

18. All works associated with the development of the land shall be 
carried out in such a manner so as not to unreasonably cause injury 
to, or prejudice or affect the amenity, function and safety of any 
adjoining or adjacent land, and of any person therein or in the 
vicinity thereof, by reason of: 
a. Emission of noise, artificial light, vibration, odour, fumes, smoke, 

vapour, steam, ash, dust, waste water, waste products, grit or 
otherwise. 

b. The transportation of materials, goods and commodities to and 
from the land. 

c. Obstruction of any public footway or highway. 
d. Appearance of any building, works or materials. 

19. Any accumulation of vegetation, building debris or other unwanted 
material must be disposed of by removal from the site in an 
approved manner.  No burning of such materials on site will be 
permitted unless approved in writing by the Councilôs General 
Manager. 

20. Public roadways or footpaths must not be used for the storage of 
any construction materials or wastes, for the loading/unloading of 
any vehicle or equipment; or for the carrying out of any work, 
process or tasks associated with the project during the construction 
period. 

21. The developer must make good and/or clean any footpath, road 
surface or other element damaged or soiled by the development to 
the satisfaction of the Councilôs General Manager. 

22. The developer must provide a commercial skip (or similar) for the 
storage of builders waste on site and arrange for the removal and 
disposal of the waste to an approved landfill site by private contract. 
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DEVELOPMENT APPLICATION 17004 
 

Paintball Field and Reception Building  
961 Coles Bay Road, Coles Bay 
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3.2 DEVELOPMENT APPLICATION DA 2017 00018 

 

 
Planning Assessment Report 

 
Proposal: Outbuilding  
 
Applicant: My Build Home Pty Ltd 
 
Location: RA1110 Dolphin Sands Road, Dolphin Sands 
 
Planning Document: Glamorgan Spring Bay Interim Planning Scheme 

2015 (Interim Scheme) 
 
Zoning: Particular Purpose Zone ï Dolphin Sands 
 
Application Date: 7 February 2016 
 
Statutory Date: 31 March 2017 (by consent of applicant) 
 
Discretions: Four 
   
Attachments: Appendix A ï Plans 
 
Author:  Shane Wells, Manager Planning and Special 

Projects 
  

  
1. Executive Summary 

1.1. Planning approval is sought for an outbuilding at RA1110 Dolphin 
Sands Road, Dolphin Sands. 

1.2. The application is a discretionary due to reliance on a number of 
different performance criteria.   

1.3. One representation was received.   

1.4. The proposal is recommended for conditional approval.  

1.5. The final decision must be made by the Planning Authority or by 
full Council acting as a planning authority due to the receipt of 
representations via the public exhibition period. 

 
2. Legislative & Policy Content 

2.1. The purpose of this report is to enable the Planning Authority to 
determine application DA 2017 / 00018. 
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2.2. This determination must be made no later than 31 March 2017, 
which has been extended beyond the normal statutory timeframe 
with the consent of the applicant. 

2.3. The relevant legislation is the Land Use Planning and Approvals 
Act 1993 (LUPAA).  The provisions of LUPAA require a planning 
authority to take all reasonable steps to ensure compliance with 
the planning scheme. 

2.4. This report details the reasons for the officerôs recommendation.  
The Planning Authority must consider this report but is not bound 
to adopt the recommendation.  Broadly, the Planning Authority 
can either: (1) adopt the recommendation, or (2) vary the 
recommendation by adding, modifying or removing recommended 
reasons and conditions or replacing an approval with a refusal (or 
vice versa).  Any alternative decision requires a full statement of 
reasons to comply with the Judicial Review Act 2000 and the 
Local Government (Meeting Procedures) Regulations 2005. 

2.5. This report has been prepared with appropriate regard to the 
State Policies that apply under the State Policies and Projects Act 
1993. 

2.6. This report has been prepared with appropriate regard to 
Councilôs Strategic Plan and other Council policies, and the 
application is not found to be inconsistent with these.  
Nevertheless, it must be recognised that the planning scheme is a 
regulatory document that provides the overriding consideration for 
this application.  Matters of policy and strategy are primarily a 
matter for preparing or amending the planning scheme. 

3. Risk & Implications 

3.1. Approval or refusal of this application will have no direct financial 
implications for the Planning Authority. 

3.2. Implications for Council include general matters related to rate 
income, asset maintenance and renewal and responding to future 
building applications.    

4. Relevant Background and Past Applications 

4.1. In 2016, permit DA 2016/142 was approved at this site for an 
addition to the dwelling.  Essentially, that approval was for the 
same as the current application but was proposed as a habitable 
structure and much closer to the existing dwelling.  Subsequently, 
a building application was sought for the approved DA which 
showed a non-habitable structure closer to the boundary and 
separated from the existing dwelling.  The change was ultimately 
due to bushfire regulation.  All buildings within 6m of an existing 
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dwelling must have the same Building Attack Level (BAL) as the 
dwelling, whereas a building more than 6m is considered as a 
standalone structure for determining BAL.   The change therefore 
avoided certain construction requirements necessary for bushfire 
hazard management. 

5. Site Detail 

5.1. The site is located at RA1110 Dolphin Sands Road, Dolphin 
Sands, and is within the Particular Purpose Zone for Dolphin 
Sands of the Glamorgan Spring Bay Interim Planning Scheme 
2015. 

5.2. The site is an irregular shaped lot, 2ha in size.  The site is 
developed for residential use with an existing residence located in 
the southern part of the site setback some 30m from the foreshore 
boundary.  The lot is consistent with those throughout Dolphin 
Sands in that it contains areas of coastal native vegetation and 
areas developed for residential use, including driveway and 
gardens.  

5.3. All adjoining lots are also within the Particular Purpose Zone ï 
Dolphin Sands.   

5.4. The entire site is subject to the Biodiversity Protection Area.   

5.5. The area of the existing dwelling and proposed outbuilding is 
within the Coastal Erosion Hazard Area with a medium level of 
risk identified. 

5.6. The site is serviced by reticulated telecommunication and 
electrical services.  Water, sewer and stormwater services are 
onsite.    
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Figure 1: An aerial photograph of the site. 

6. Proposal  

6.1. Planning approval is sought for an outbuilding which is noted as 
being for the purposes of a sunroom. 

6.2. The outbuilding is 7.4m x 4m with a 1m wide deck to the eastern 
side.  The maximum height is 3.1m.  It is clad in Sycon Axon 
cement sheet which has a vertical board profile.  The outbuilding 
is setback 28.3m from the foreshore, 4m from the western side 
boundary and 6m from the dwelling.  The outbuilding requires the 
removal of vegetation as seen on the aerial image. 

6.3. It has been brought to Councils attention that the works have 
largely been completed. 

7. Assessment against planning scheme provisions 

7.1. An application must meet every applicable standard to be 
approved.  Each standard can be met by either an acceptable 
solution or performance criteria.  Where a performance criteria is 
relied upon an application is discretionary and the application may 
be approved or refused. 

7.2. The following provisions are relevant to the proposed use and 
development; 

¶ Particular Purpose Zone ï Dolphin Sands 
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¶ E10.0 Biodiversity Code 

¶ E16.0 Coastal Erosion Code 

7.3. The proposal complies with all applicable acceptable solutions 
other than the following where the proposal is reliant on the 
associated performance criteria.    

 

 Acceptable Solution 
Requirement 

Proposed  

1 Side setback 
 
Clause 34.4.2  
A2  

Side boundary setback is 10m 
 
 

4m is proposed 

2 Native 
vegetation 
 
Clause 34.4.2  
A4 

Buildings do not require 
clearing of native vegetation 

Native vegetation is to 
be removed 

3 Biodiversity 
Code 
 
Clause 
E10.7.1  
A1 

All native vegetation removal 
within a Biodiversity Protection 
Area is discretionary 

Native vegetation is to 
be removed 

4 Coastal 
Erosion 
 
Clause 
E16.7.1 A1 

All building within a Coastal 
Erosion Hazard Area are 
discretionary 

 

 

7.4. Discretion 1  - Setback 

7.4.1. The proposal is to setback the outbuilding 4m from the side 
boundary.  The relevant performance criteria provides:  

Building setback from side and rear boundaries must be 
sufficient to prevent unreasonable adverse impacts on 
residential amenity having regard to: 

(a) the efficient use of the site and location of native 
vegetation; 

(b)  the amenity of adjoining lots; 

(c)  the prevailing setbacks of existing buildings on 
 nearby lots 
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(d) the visual impact of buildings when viewed in the 
landscape and from the foreshore. 

7.4.2. The building is located within proximity to the existing 
dwelling, is small in footprint and low in height and will have 
minimal impact to adjoining properties.      

7.5. Discretion 2 & 3 ï Native vegetation 

7.5.1. The following performance criteria is relevant to the 
removal of native vegetation within the Zone: 

Buildings may be located in areas containing native 
vegetation where no other alternatives exist due to a lack 
of cleared area with suitable topography, setbacks, and 
having regard to bushfire hazard management. 

7.5.2. The following performance criteria is relevant to the 
removal of the native vegetation for the Biodiversity Code: 

Clearance and conversion or disturbance must satisfy the 
following: 

(a) if low priority biodiversity values: 

(i) development is designed and located to 
minimise impacts, having regard to 
constraints such as topography or land 
hazard and the particular requirements of 
the development; 

(ii) impacts resulting from bushfire hazard 
management measures are minimised as 
far as reasonably practicable through siting 
and fire-resistant design of habitable 
buildings; 

7.5.3. The extent of vegetation removal is minimal and the overall 
impact is considered to be negligible. 

7.6. Discretion 4 ï Coastal Erosion 

7.6.1. The performance criteria for new buildings in an erosion 
hazard area is: 

Buildings and works must satisfy all of the following: 

(a) not increase the level of risk to the life of the users 
of the site or of hazard for adjoining or nearby 
properties or public infrastructure; 
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(b) erosion risk arising from wave run-up, including 
impact and material suitability, may be mitigated to 
an acceptable level through structural or design 
methods used to avoid damage to, or loss of, 
buildings or works; 

(c) erosion risk is mitigated to an acceptable level 
through measures to modify the hazard where 
these measures are designed and certified by an 
engineer with suitable experience in coastal, civil 
and/or hydraulic engineering; 

    (d) need for future remediation works is minimised; 

(e) health and safety of people is not placed at risk; 

(f) important natural features are adequately 
protected; 

(g) public foreshore access is not obstructed where 
the managing public authority requires it to 
continue to exist; 

(h) access to the site will not be lost or substantially 
compromised by expected future erosion whether 
on the proposed site or off-site; 

(i) provision of a developer contribution for required 
mitigation works consistent with any adopted 
Council Policy, prior to commencement of works; 

(j) not be located on an actively mobile landform. 

7.6.2. The proposal is for a small outbuilding near an existing 
dwelling.  There is minimal potential for this building to 
affect erosion processes or to increase risk to other 
property given the existing dwelling.  It is capable of being 
removed if need be. 

8. Referrals 

8.1. TasWater 

   The application was not required to be referred to TasWater. 

8.2. Department of State Growth 

   The application was not referred to the Department. 

8.3. Councilôs Technical Officer 
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The application has been referred to Councilôs Technical Officer, 
who has provided a number of recommended permit conditions 
for any permit granted.   

9. Concerns raised by representors 

9.1. The following table outlines the issues raised by the representor.    

Issue Response 

Works have been completed 

prior to the application being 

made.   

On receipt of this advice Council staff inspected the 
site and compliance notices have been issued under 
the Building Act 2016. 

The site has been developed in contravention of the 
planning scheme.  No notice has been issued under 
LUPAA given that the application is before Council.   

That the works have been undertaken, and the 
application is now retrospective, is not a relevant 
consideration under the planning scheme.  The 
application must be determined on its merits against 
the relevant provisions of the planning scheme. 

ñThe outbuilding is proposed to 

be built to within 4.4 metres of 

my easterly boundary which is in 

breach of planning 

requirementsò and establishes a 

precedent. 

The application is discretionary because the building 
is less than the 10m side boundary setback 
specified by the zone.  All applications are 
considered on their merit; precedents are not 
established by any one application. 

The outbuilding will exacerbate 

the unsightly aesthetic of the 

existing two storey dwelling 

which is in breach of planning 

scheme requirements. 

The design and materials proposed are common.  
The representor has concern with overlooking from 
the existing dwelling which is not part of this 
application.  The existing dwelling is setback 15m 
from the boundaries and the two dwellings are 
separated by some 40m. 

Past clearing of the public 

reserve. 

Aerial imagery would suggest that the open space 
area around the existing dwelling has encroached 
into the foreshore area.  This is not relevant to the 
determination of the application.  Aerial imagery also 
suggests that there has been no change to this 
since 2008. 
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10. Conclusion 

10.1. The proposed development satisfies the relevant provisions of the 
Glamorgan Spring Bay Interim Planning Scheme 2015 as outlined 
in this report and is recommended for approval.  

11. Recommendations 

That:  
B. Pursuant to Section 57 of the Land Use Planning & Approvals Act 1993 

and the Glamorgan Spring Bay Interim Planning Scheme 2015, that the 
application for an outbuilding at RA1110 Dolphin Sands Road, Dolphin 
Sands (DA2017/00018), be APPROVED subject to the following 
conditions: 

1. The use or development must be carried out substantially in 
accordance with the application for planning approval, the endorsed 
drawings and with the conditions of this permit and must not be 
altered or extended without the further written approval of Council. 

2. Unless approved otherwise by Councilôs General Manager the 
vehicular access, from the road carriageway to the property 
boundary, must be upgraded with a sealed surface to comply with 
Standard Drawings TSD-R03-v1 Rural Roads Typical Property 
Access, TSD-R04-v1 Rural Roads Typical Driveway Profile and 
TSD-RF01-v1 Guide To Intersection And Domestic Access Sight 
Distance and to the satisfaction of Councils General Manager.   

3. Before any work commences, the applicant shall install temporary 
run-off, erosion and sediment controls and maintain these at full 
operational capacity until the land is effectively rehabilitated and 
stabilised after completion of the development in accordance with 
the guidelines Soil and Water Management on Building and 
Construction Sites, by the Derwent Estuary Programme and NRM 
South and to the satisfaction of Councilôs General Manager. 

Construction Amenity 

4. The development must only be carried out between the following 
hours unless otherwise approved by the Councilôs General 
Manager:  

a) Monday to Friday 7:00 a.m. to 6:00 p.m. 

b) Saturday   8:00 a.m. to 6:00 p.m. 

c) Sunday and State-wide public holidays 10:00 a.m. to 
6:00 p.m. 

5. All works associated with the development of the land shall be 
carried out in such a manner so as not to unreasonably cause injury 
to, or prejudice or affect the amenity, function and safety of any 
adjoining or adjacent land, and of any person therein or in the 
vicinity thereof, by reason of: 
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a) Emission of noise, artificial light, vibration, odour, fumes, 
smoke, vapour, steam, ash, dust, waste water, waste 
products, grit or otherwise. 

b) The transportation of materials, goods and commodities to 
and from the land. 

c) Obstruction of any public footway or highway. 

d) Appearance of any building, works or materials. 

6. Any accumulation of vegetation, building debris or other unwanted 
material must be disposed of by removal from the site in an 
approved manner.  No burning of such materials on site will be 
permitted unless approved in writing by the Councilôs General 
Manager. 

7. Public roadways or footpaths must not be used for the storage of 
any construction materials or wastes, for the loading/unloading of 
any vehicle or equipment; or for the carrying out of any work, 
process or tasks associated with the project during the construction 
period. 

8. The developer must make good and/or clean any footpath, road 
surface or other element damaged or soiled by the development to 
the satisfaction of the Councilôs General Manager. 

9. The developer shall provide a commercial skip for the storage of 
builders waste on site and arrange for the removal and disposal of 
the waste to an approved landfill site by private contract.   
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DEVELOPMENT APPLICATION 17018 
 

Outbuilding  
RA1110 Dolphin Sands Road, Dolphin Sands 
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3.3 DEVELOPMENT APPLICATION DA 2017 00016 

 

 
Planning Assessment Report 

 
Proposal: Partial change of use to visitor accommodation 
 
Applicant: A L Robinson 
 
Location: 4 Parsons Lane, Coles Bay 
 
Planning Document: Glamorgan Spring Bay Interim Planning Scheme 

2015 (Interim Scheme) 
 
Zoning: Low Density Residential Zone 
 
Application Date: 31 January 2017 
 
Statutory Date: 31 March 2017 (by consent of applicant) 
 
Discretions: One 
   
Attachments: Appendix A ï Plans  
 
Author:  Shane Wells, Manager Planning and Special 

Projects 
  

  
1. Executive Summary 

1.1. Planning approval is sought for a partial change of use to visitor 
accommodation at 4 Parsons Lane, Coles Bay.   

1.2. The application is for a permitted use however the application is 
discretionary as it relies on a number of different performance 
criteria.  

1.3. Seven representations were received.   

1.4. The proposal is recommended for conditional approval.  

1.5. The final decision must be made by the Planning Authority or by 
full Council acting as a planning authority due to the receipt of 
representations via the public exhibition period. 

 
2. Legislative & Policy Content 

2.1. The purpose of this report is to enable the Planning Authority to 
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determine application DA 2017 / 00016. 

2.2. This determination must be made no later than 31 March 2017, 
which has been extended beyond the normal statutory timeframe 
with the consent of the applicant. 

2.3. The relevant legislation is the Land Use Planning and Approvals 
Act 1993 (LUPAA).  The provisions of LUPAA require a planning 
authority to take all reasonable steps to ensure compliance with 
the planning scheme. 

2.4. This report details the reasons for the officerôs recommendation.  
The Planning Authority must consider this report but is not bound 
to adopt the recommendation.  Broadly, the Planning Authority 
can either: (1) adopt the recommendation, or (2) vary the 
recommendation by adding, modifying or removing recommended 
reasons and conditions or replacing an approval with a refusal (or 
vice versa).  Any alternative decision requires a full statement of 
reasons to comply with the Judicial Review Act 2000 and the 
Local Government (Meeting Procedures) Regulations 2005. 

2.5. This report has been prepared with appropriate regard to the 
State Policies that apply under the State Policies and Projects Act 
1993. 

2.6. This report has been prepared with appropriate regard to 
Councilôs Strategic Plan and other Council policies, and the 
application is not found to be inconsistent with these.  
Nevertheless, it must be recognised that the planning scheme is a 
regulatory document that provides the overriding consideration for 
this application.  Matters of policy and strategy are primarily a 
matter for preparing or amending the planning scheme. 

3. Risk & Implications 

3.1. Approval or refusal of this application will have no direct financial 
implications for the Planning Authority. 

3.2. Implications for Council include general matters related to rate 
income, asset maintenance and renewal and responding to future 
building applications.    

4. Relevant Background and Past Applications 

4.1. Nil 

5. Site Detail 

5.1. The site is located at 4 Parsons Lane, Coles Bay, and is within the 
Low Density Residential Zone of the Glamorgan Spring Bay 
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Interim Planning Scheme 2015. 

5.2. The site is a regular shaped lot, 1500m2 in size, located at the 
beginning of Parsons Lane.  The site contains an existing two 
bedroom dwelling located centrally on site with uncovered car 
parking provided between the building and the street.  The 
dwelling is located amongst native vegetation.    

5.3. The rear section of the site is subject to the Biodiversity Protection 
Area.  No works are proposed in this area. 

5.4. The site is fully serviced. 

 

 

Figure 1: An aerial photograph of the subject area. 

6. Proposal  

6.1. Planning approval is for a partial change of use to visitor 
accommodation.  This would allow the existing dwelling to be 
used for visitor accommodation when not used by the owner as 
personal holiday accommodation. 

6.2. No works are proposed to the land or building. 

6.3. The applicant advises that the property would be rented through 
Freycinet Holiday Homes who manage other properties in the 
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area.  The applicant notes the shortage of visitor accommodation 
in the area in light of the current, and growing, demand. 

7. Assessment against planning scheme provisions 

7.1. An application must meet every applicable standard to be 
approved.  Each standard can be met by either an acceptable 
solution or performance criteria.  Where a performance criterion is 
relied upon an application is discretionary and the application may 
be approved or refused. 

7.2. The following provisions are relevant to the proposed use and 
development; 

¶ Low Density Residential Zone 

¶ E6.0 Parking and Access Code 

7.3. The proposal complies with all applicable acceptable solutions 
other than the following where the proposal is reliant on the 
associated performance criteria.    

 

 Acceptable Solution 
Requirement 

Proposed  

1 Floor area of 
visitor 
accommodation 
use 
 
Clause 12.3.2 
A1 

Visitor accommodation use is 
located in an existing building, 
has a floor area less than 
160m2 and provides car 
parking onsite 
 

The existing floor area 
of the dwelling is 
163.2m2  
 

 

7.4. Discretion 1 ï Floor area of visitor accommodation use 

7.4.1. The relevant performance criteria for more than 160m2 of 
floor area for visitor accommodation use is as follows: 

Visitor accommodation must satisfy all of the following: 

(a) not adversely impact residential amenity and 
privacy of adjoining properties; 

(b) provide for any parking and manoeuvring spaces 
required pursuant to the Parking and Access Code 
on-site;    

(c) be of an intensity that respects the character of 
use of the area; 
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(d) not adversely impact the safety and efficiency of 
the local road network or disadvantage owners 
and users of private rights of way. 

7.4.2. The extent of the discretion is 3.2m2 of floor area.  This 
would strongly suggest that the use is consistent with the 
amenity of the area.  Privacy is unchanged as this is 
established by the existing design of buildings and open 
space which are not modified.  The dwelling provides two 
bedrooms and therefore has limited intensity of use which 
is consistent with the character of the area.  Car parking is 
contained on site.  Although the road is suitable for limited 
traffic movements only, the proposal would have minimal 
impact on traffic movements to and from the site as one 
could expect that the behaviour of visitor or owners would 
be similar in terms of car usage. 

8. Referrals 

8.1. TasWater 

8.1.1. Referral to TasWater was not required. 

8.2. Department of State Growth 

8.2.1. Referral to the Department was not required. 

8.3. Councilôs Technical Officer 

8.3.1. The application has been referred to Councilôs Technical 
Officer, who notes that no change is proposed to access 
or car parking and has provided conditions for approval in 
any permit granted. 

9. Concerns raised by representors 

9.1. The following table outlines the issues raised by the representors.    

Issue Response 

No precedence for using a 

shack for commercial use 

Precedence is not a relevant consideration.  It 
should be noted that shacks are commonly used by 
persons other than the owners such as by extended 
family or friends.  Expanding such activities to 
tourists is not substantially different to this, ensures 
that the building is occupied and maintained and 
meets a genuine need for visitor accommodation 
beds in the area. 

Uncertainty over the use and The proposal, if approved, would allow the dwelling 



  

 

 

50 Agenda ς Glamorgan Spring Bay Council ς 28/03/2017 

 
 

what is sought to be rented for short-term stays.   

Management of garbage, 

wastewater, tanks, open fires 

etc in a sensitive area adjacent 

to a National Park. 

The applicant advices that the commercial use 
would be managed by Freycinet Holiday Homes. 

Although not strictly necessary under the terms of 
the planning scheme, it is recommended that a 
permit condition be imposed on any permit granted 
requiring the operator to prepare, and make 
available, advice on the values of the National Park 
and appropriate behaviour whilst staying on the site.  
This should include that no dogs are allowed in the 
Freycinet National Park and therefore any proposed 
visitor accommodation use.   

There is no increase to demand on the wastewater 
system that has been installed for a two bedroom 
dwelling.  As the site will have a commercial element 
the water tank must be registered under the Public 
Health Act. 

Noise from visitors using the 

properties deck. 

There is no reason to suspect that visitors would 
behave inappropriately.  Nevertheless, the condition 
recommended in the above section would address 
this issue.   

Commercialisation and 

increased visitation to the Coles 

Bay area creating difficulties for 

access to private properties. 

This one site will not contribute to these issues.  
Visitation is projected to continue to grow which will 
require ongoing management by public agencies to 
ensure infrastructure is adequate. 

 

10. Conclusion 

 The proposal satisfies the relevant provisions of the Glamorgan Spring 
Bay Interim Planning Scheme 2015 as outlined in this report and is 
recommended for approval.  

  



  

 

 

51 Agenda ς Glamorgan Spring Bay Council ς 28/03/2017 

 
 

 
11. Recommendations 

That:  
C. Pursuant to Section 57 of the Land Use Planning & Approvals Act 1993 

and the Glamorgan Spring Bay Interim Planning Scheme 2015, that the 
application for a partial change of use to visitor accommodation at 4 
Parsons Lane, Coles Bay (DA2017/00016), be APPROVED subject to 
the following conditions: 

1. The use or development must be carried out substantially in 
accordance with the application for planning approval, the endorsed 
drawings and with the conditions of this permit and must not be 
altered or extended without the further written approval of Council. 

2. This permit allows the building to be used for either residential use 
or visitor accommodation use without further planning approval. 

3. Maximum occupancy at any one time for visitor accommodation use 
must not exceed 4 persons (2 persons per bedroom).  This 
maximum occupancy must be made clear on all advertising and 
through signage provided in a clearly visible location at the front of 
or within the building. 

4. No signage onsite is approved other than for a sign identifying the 
business that has a total face area no created than 0.2m2. 

5. Prior to the commencement of the use the operator must prepare 
written advice that is made available for all occupiers outlining the 
values of, and risk to, the National Park and how individuals can 
minimise their impact.  This must also detail expectations of 
occupant behaviour and limitations of onsite services.  A copy must 
be submitted to Council. 

6. As per the Glamorgan Spring Bay Dog Management Policy 2014 - 
2019, dogs are prohibited in the Fisheries for visitor 
accommodation.  This must be communicated to all guests. 
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DEVELOPMENT APPLICATION 17016 
 

Change of use to Visitor Accommodation  
4 Parsons Lane, Coles Bay 
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3.4 SUBDIVISION APPLICATION SA 2016 00025 

 

 
Planning Assessment Report 

 
Proposal: Subdivision into four lots 
 
Applicant: Nick Griggs & Co 
 
Location: 54 Holkham Court, Orford 
 
Planning Document: Glamorgan Spring Bay Interim Planning Scheme 

2015 (Interim Scheme) 
 
Zoning: Low Density Zone 
 
Application Date: 16 December 2016 
 
Statutory Date: 31 March 2017 (by consent of applicant) 
 
Discretions: One 
   
Attachments: Appendix A ï Plan, stormwater report 
 
Author:  Shane Wells, Manager Planning and Special 

Projects 
  

  
1. Executive Summary 

1.1. Planning approval is sought to subdivide four lots at 54 Holkham 
Court, Orford.   

1.2. All subdivision applications are discretionary.  The subdivision 
also relies on a number of different performance criteria.  

1.3. One representation was received.    

1.4. The proposal is recommended for conditional approval.  

1.5. The final decision must be made by full Council acting as a 
planning authority due to the receipt of representations via the 
public exhibition period. 

2. Legislative & Policy Content 

2.1. The purpose of this report is to enable the Planning Authority to 
determine application SA 2016 / 00025. 
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2.2. This determination must be made no later than 31 March 2017, 
which has been extended beyond the normal statutory timeframe 
with the consent of the applicant. 

2.3. The relevant legislation is the Land Use Planning and Approvals 
Act 1993 (LUPAA).  The provisions of LUPAA require a planning 
authority to take all reasonable steps to ensure compliance with 
the planning scheme. 

2.4. This report details the reasons for the officerôs recommendation.  
The Planning Authority must consider this report but is not bound 
to adopt the recommendation.  Broadly, the Planning Authority 
can either: (1) adopt the recommendation, or (2) vary the 
recommendation by adding, modifying or removing recommended 
reasons and conditions or replacing an approval with a refusal (or 
vice versa).  Any alternative decision requires a full statement of 
reasons to comply with the Judicial Review Act 2000 and the 
Local Government (Meeting Procedures) Regulations 2005. 

2.5. This report has been prepared with appropriate regard to the 
State Policies that apply under the State Policies and Projects Act 
1993. 

2.6. This report has been prepared with appropriate regard to 
Councilôs Strategic Plan and other Council policies, and the 
application is not found to be inconsistent with these.  
Nevertheless, it must be recognised that the planning scheme is a 
regulatory document that provides the overriding consideration for 
this application.  Matters of policy and strategy are primarily a 
matter for preparing or amending the planning scheme. 

3. Risk & Implications 

3.1. Approval or refusal of this application will have no direct financial 
implications for the Planning Authority. 

3.2. Implications for Council include general matters related to rate 
income, asset maintenance and renewal and responding to future 
building applications.    

4. Relevant Background and Past Applications 

4.1. Nil 

5. Site Detail 

5.1. The site is located at 54 Holkham Court, Orford, and is within the 
Low Density Residential Zone of the Glamorgan Spring Bay 
Interim Planning Scheme 2015. 
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5.2. The site is a 4.3ha lot with frontage to Holkham Court.  The site is 
vacant other than for a shed.  The site falls from 20m in elevation 
to approximately 2m in elevation with a southerly aspect.  The 
proposed residential lots have a gradient of approximately 1 in 10.  

5.3. The site adjoins other Low Density Residential Zone properties to 
the north, south and west.  The site adjoins the golf course which 
is a mixure of Open Space Zone and Rural Resource Zone.   

5.4. There is a small patch of native vegetation in the south-west 
corner of the site which is subject to the Biodiversity Protection 
Area.  The rear half of lots 6, 7 and 8 are within this area.   

5.5. All land below the 10m in elevation is also subject to a Coastal 
Inundation Hazard Area.  However, more recent mapping by the 
State Government indicates that there is no risk of coastal 
inundation.  Lots 6, 7, and 8 are free of this area. 

5.6. The site is fully serviced. 

 

 

 

Figure 1: An aerial photograph of the subject area. 
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6. Proposal  

6.1. Planning approval is sought for four lots.  Lot 6, 7 & 8 are 1500m2 
in size and are regular in shape.  The balance lot 101 is 3.84 ha in 
size.  All lots have frontage and access from Holkham Court. 

6.2. The plan shows building areas which are clear of the native 
vegetation on the land.  The land is not considered to be bushfire 
prone. 

7. Assessment against planning scheme provisions 

7.1. An application must meet every applicable standard to be 
approved.  Each standard can be met by either an acceptable 
solution or performance criteria.  Where a performance criteria is 
relied upon an application is discretionary and the application may 
be approved or refused. 

7.2. The following provisions are relevant to the proposed use and 
development; 

¶ Low Density Residential Zone 

¶ E7.0 Stormwater Management Code 

¶ E10.0 Biodiversity Code 

7.3. The proposal complies with all applicable acceptable solutions 
other than the following where the proposal is reliant on the 
associated performance criteria.    

 

 Acceptable Solution 
Requirement 

Proposed  

1 Ways and 
Open Space 
 
Clause 12.5.3 
A1 & A2 

All subdivision must be 
assessed against the 
performance criteria for ways 
and open space to allow for a 
detailed assessment of if and 
how open space should be 
provided. 

No open space or public 
ways are proposed. 

 

7.4. Discretion 1 ï Ways and Open Space 

7.4.1. The relevant performance criteria provide: 

P1 
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The arrangement of ways and public open space within a 
subdivision must satisfy all of the following: 

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

(b) connections with any neighbouring land with 
subdivision potential is provided through the 
provision of ways to the common boundary, as 
appropriate; 

(c) connections with the neighbourhood road network 
are provided through the provision of ways to 
those roads, as appropriate; 

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

(e) topographical and other physical conditions of the 
site are appropriately accommodated in the 
design; 

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

(g) new ways or extensions to existing ways must be 
designed to minimise opportunities for entrapment 
or other criminal behaviour including, but not 
limited to, having regard to the following: 

(i) the width of the way; 

(ii) the length of the way; 

(iii) landscaping within the way; 

(iv) lighting; 

(v) provision of opportunities for  'loitering'; 

(vi) the shape of the way (avoiding bends, 
corners or other opportunities for 
concealment). And 

P2 

Public Open Space must be provided as land or cash in 
lieu, in accordance with the relevant Council policy. 
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7.4.2. No open space or ways are proposed.  The application 
seeks approval for three new lots from land with 
significantly greater subdivision potential. The lots will not 
impede future consideration of open space or ways. 

7.4.3. Consistent with Council policy, a cash in lieu of open space 
condition is recommended for any permit granted.   

8. Referrals 

8.1. TasWater 

8.1.1. TasWater has provided conditions of approval that must 
be included in any permit granted. 

8.2. Department of State Growth 

8.2.1. Referral to the Department was not required. 

8.3. Councilôs Technical Officer 

8.3.1. The application has been referred to Councilôs Technical 
Officer, who has provided the following comments which 
are reflected in the recommended permit conditions.   

All lots have frontage and proposed access off Holkham 
Court.  Holkham Court is a Council maintained road 
constructed to a sealed urban road standard for most of 
its length.  Kerb and channel extends from the south, 
across the frontage of lots 7 and 8, to just north of the 
southern boundary of lot 6. There is no kerb and channel 
on the western side of Holkham Court opposite the 
subdivision or on either side of Holkham Court north of lot 
6. 
 
Kerb and channel should be extended across the entire 
frontage of lot 6.   
Lot 6 has an existing crossover but will need a concrete 
apron.  New vehicular accesses will need to be provided 
to lots 7, 8 and the balance.  
 
Councilôs existing reticulated stormwater system extends 
up Holkham Court to a point approximately 25m south of 
the subdivision.  The applicant proposes to extend the 
piped network to provide property connection points to 
lots 6 to 8.  This stormwater system ultimately discharges 
to the watercourse which runs through 34 Holkham Court 
and the Orford caravan park and then under the Tasman 
Highway to Raspins Beach.   The watercourse and 
system in general has been subject to flooding. 
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A stormwater report, prepared by Ross Cumming 
Engineering, was provided by the applicant in response to 
the representation.  The report concludes that: 
 
ñéthe installation of detention tanks is unnecessary from 
an hydrology/hydraulics point of view and would add an 
unnecessary cost burden on the development. 
Without detention tanks the peak runoff flow from the 
additional three lots will only constitute a 0.1% increase at 
the Tasman Highway which in hydraulic terms is 
insignificant.ò  
 
It is noted that the 3 additional lots proposed by this 
application form part of a larger proposed subdivision and 
there are other subdivision proposals and potential for 
further development within this catchment.  The 
contribution from these 3 lots, whilst minimal, will, when 
combined with other developments, have a measurable 
impact on stormwater flows and increase to flooding risks.  
In this instance a financial contribution to Council for 
stormwater management within the catchment could be a 
reasonable approach, rather than put detention on 

individual lots. A condition to this effect is recommended. 
 

8.4. Councils Natural Resource Management Department 

The application was referred to the NRM Department.  No 
other conditions of approval were considered necessary. 

9. Concerns raised by representors 

9.1. The following table outlines the issues raised by the representor.    

Issue Response 

Management of stormwater 

given inadequate downstream 

system causing localised 

flooding. 

Causes of this include the large 

size of the catchment, debris 

and plant growth blocking the 

open drain network, inadequate 

sized pipe network, and the 

discharge point at Raspins 

Beach 

The Urban Drainage Act 2013 requires Council to 
prepare catchment management plans for all 
catchments.  The issues with the current catchment 
are well known and Council staff are currently 
preparing a project brief to engage consultant advice 
in the preparation of a catchment management plan. 

In response to the representor the applicant 
provided a statement from Ross Cumming 
Engineering.  The report assumes 300m2 of roofed 
area for lots 6, 7 and 8 which will increase peak 
runoff by 0.1%.  This low amount is principally 
because the catchment is 82ha in size.   



  

 

 

65 Agenda ς Glamorgan Spring Bay Council ς 28/03/2017 

 
 

The report notes than a 2m3 detention tank would 
attenuate peak roof runoff to pre-development levels 
for a 1 in 100 year rain event but considers this 
unnecessary in light of the minimal change. 

It considers that driveways should be designed with 
shallow surface swale drains to provide the best 
opportunity for subsurface re-charge and limit 
increase runoff. 

Councilôs Technical Officer has also reviewed this 
report.  Conditions of approval are provided for 
which are considered to appropriate. 

It should be noted that a number of recent rain 
events have exceeded the design parameters used 
in stormwater system design throughout Tasmania 
which seeks to provide an overland flow path 
sufficient for a 1 in 100 year rain event.  It should 
also be noted that the design of the caravan park 
maintained the same volume of onsite storage in 
drains as pre-existed and is not directly contributing 
to current issues. 

 

10. Conclusion 

 The proposal satisfies the relevant provisions of the Glamorgan Spring 
Bay Interim Planning Scheme 2015 as outlined in this report and is 
recommended for approval.  

11. Recommendations 

That:  
D. Pursuant to Section 57 of the Land Use Planning & Approvals Act 1993 

and the Glamorgan Spring Bay Interim Planning Scheme 2015, that the 
application for subdivision into 4 lots at 54 Holkham Court, Orford 
(SA2016/00025), be APPROVED subject to the following conditions: 

1. The development must be carried out substantially in accordance 
with the application for planning approval, the endorsed drawings 
and with the conditions of this permit and must not be altered or 
extended without the further written approval of Council. 

2. No native trees are to be removed, lopped or otherwise disturbed 
by subdivision works, including fencing. 
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3. In accordance with the provisions of Section 117 of the Local 
Government (Building and Miscellaneous Provisions) Act 1993, 
payment of a cash contribution for Public Open Space must be 
made to the Council prior to sealing the Final Plan of Survey.  The 
cash contribution amount is to be equal to 5% of the value of the 
area of land described as lots 6, 7 and 8 in the plan of subdivision 
at the date of lodgement of the Final Plan of Survey.   

The value is to be determined by a Land Valuer within the meaning 
of the Land Valuers Act 2001 at the developerôs expense. 

4. The cash-in-lieu of public open space must be in the form of a direct 
payment made before the sealing of the final plan of survey or, 
alternatively, in the form of a Bond or Bank guarantee to cover 
payment within ninety (90) days after demand, made after the final 
plan of survey has taken effect, and be commensurate with the 
number of lots in the stage being sealed.  

5. Covenants or other similar restrictive controls that conflict with any 
provisions or seek to prohibit any use provided within the planning 
scheme must not be included or otherwise imposed on the titles to 
the lots created by this permit, either by transfer, inclusion of such 
covenants in a Schedule of Easements or registration of any 
instrument creating such covenants with the Recorder of Titles, 
unless such covenants or controls are expressly authorised by the 
terms of this permit or the consent in writing of the Councilôs 
General Manager. 

TasWater 

6. The development must meet all required Conditions of approval 
specified by TasWater Submission to Planning Authority Notice, 
date 19/01/2017, TWDA 2017/00022-GSB. 

Engineering General 

7. All conditions of this permit, including either the completion of all 
works and maintenance or payment of security in accordance with 
this permit, must be satisfied before the Council seals the final plan 
of survey for each stage.  It is the subdividerôs responsibility to 
notify Council in writing that the conditions of the permit have been 
satisfied and to arrange any required inspections. 

Easements 

8. Easements must be created over all drains, pipelines, wayleaves 
and services in accordance with the requirements of the Councilôs 
General Manager.  The cost of locating and creating the easements 
shall be at the subdividerôs full cost. 

Services 

9. Property services must be contained wholly within each lot served 
or an easement to the satisfaction of the Councilôs General 
Manager or responsible authority. 
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10. The Subdivider must pay the cost of any alterations and/or 
reinstatement to existing services, Council infrastructure or private 
property incurred as a result of the proposed subdivision works.  
Any work required is to be specified or undertaken by the authority 
concerned. 

Drainage 

11. The developer is to provide an underground stormwater drainage 
system capable of accommodating a storm with an ARI of 20 years, 
when the land serviced by the system is fully developed. 

12. The developer is to provide a major stormwater drainage system 
designed to accommodate a storm with an ARI of 100 years. 

13. The developer is to provide a stormwater property connection to 
each lot capable of servicing the entirety of each lot by gravity in 
accordance with Council standards and to the satisfaction of 
Councilôs General Manager. 

14. The developer must provide a financial contribution to Council for 
the upgrade of the stormwater drainage network(s) downstream of 
the proposed subdivision to provide for the conveyance and 
treatment of the additional flows generated by the subdivision and 
expected future development of the lots.  The value contribution is 
to be no less than the cost of providing 2 cubic metres detention 
tank per lot for lots 6, 7 and 8 and as approved by Councilôs 
General Manager.  Payment of the contribution must be made prior 
to the sealing of the Final Plan of Survey for any relevant stage.   

Telecommunications and electrical reticulation 

15. Electrical and telecommunications services must be provided to 
each lot in accordance with the requirements of the responsible 
authority and the satisfaction of Councilôs General Manager. 

16. Where electrical and fixed line telecommunications services are 
provided they must be installed underground to the requirements of 
the responsible authority unless approved otherwise by Councilôs 
General Manager.   

17. Prior to the work being carried out a drawing of the electrical 
reticulation and street lighting, and telecommunications reticulation 
in accordance with the appropriate authorityôs requirements and 
relevant Australian Standards must be submitted to and endorsed 
by the Councilôs General Manager.   

18. A Letter of Release from each authority confirming that all 
conditions of the Agreement between the Owner and authority have 
been complied with and that future lot owners will not be liable for 
network extension or upgrade costs, other than individual property 
connections at the time each lot is further developed, must be 
submitted to Council prior to the sealing of the Final Plan of Survey.   
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Roads 

19. Roadworks and drainage must be constructed in accordance with 
the standard drawings prepared by the IPWE Aust. (Tasmania 
Division) and to the requirements of Councilôs General Manager. 

20. The developer must upgrade Holkham Court from the end of the 
existing sealed section immediately south of the subdivision across 
the entire frontage of the subdivision.  Works must include: - 

a) Extend kerb and channel across the entire frontage of Lot 
6 

b) 1.5m wide concrete footpath across the entire frontage of 
lots 6 to 8; 

21. All carriageway surface courses must be constructed with a 10 mm 
nominal size hotmix asphalt with a minimum compacted depth of 35 
mm in accordance with standard drawings and specifications 
prepared by the IPWE Aust. (Tasmania Division) and the 
requirements of Councilôs General Manager. 

Vehicular Access 

22. A reinforced concrete vehicle access must be provided from the 
road carriageway to each lot in accordance with Councilôs Standard 
Drawings and to the satisfaction of Councilôs General Manager. 

Engineering drawings 

23. Engineering design drawings to the satisfaction of the Councilôs 
General Manager must be submitted to and approved by the 
Glamorgan Spring Bay Council before development of the land 
commences.   

24. Engineering design drawings are to be prepared by a qualified and 
experienced civil engineer, or other person approved by Councilôs 
Municipal Engineer, and must show - 

a) all existing and proposed services required by this permit; 

b) all existing and proposed roadwork required by this 
permit; 

c) measures to be taken to provide sight distance in 
accordance with the relevant standards of the planning 
scheme; 

d) measures to be taken to limit or control erosion and 
sedimentation; 

e) any other work required by this permit. 

25. Approved engineering design drawings will remain valid for a period 
of 2 years from the date of approval of the engineering drawings. 
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Water quality 

26. A soil and water management plan (here referred to as a óSWMPô) 
prepared in accordance with the guidelines Soil and Water 
Management on Building and Construction Sites, by the Derwent 
Estuary Programme and NRM South, must be approved by 
Council's General Manager before development of the land 
commences. 

27. Temporary run-off, erosion and sediment controls must be installed 
in accordance with the approved SWMP and must be maintained at 
full operational capacity to the satisfaction of Councilôs General 
Manager until the land is effectively rehabilitated and stabilised after 
completion of the development. 

28. The topsoil on any areas required to be disturbed must be stripped 
and stockpiled in an approved location shown on the detailed soil 
and water management plan for reuse in the rehabilitation of the 
site.  Topsoil must not be removed from the site until the completion 
of all works unless approved otherwise by the Councilôs General 
Manager. 

29. All disturbed surfaces on the land, except those set aside for 
roadways, footways and driveways, must be covered with top soil 
and, where appropriate, re-vegetated and stabilised to the 
satisfaction of the Councilôs General Manager. 

Construction 

30. The developer must provide not less than forty eight (48) hours 
written notice to Councilôs General Manager before commencing 
construction works on-site or within a council roadway.   

31. The developer must provide not less than forty eight (48) hours 
written notice to Councilôs General Manager before reaching any 
stage of works requiring inspection by Council unless otherwise 
agreed by the Councilôs General Manager. 

32. Subdivision works must be carried out under the direct supervision 
of an approved practising professional civil engineer engaged by 
the subdivider and approved by the Councilôs General Manager. 

 Survey pegs 

33. Survey pegs must be stamped with lot numbers and marked for 
ease of identification. 

34. Prior to works being taken over by Council, evidence must be 
provided from a registered surveyor that the subdivision has been 
re-pegged following completion of substantial subdivision 
construction work.  The cost of the re-peg survey must be included 
in the value of any security. 
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 óAs constructedô drawings 

35. Prior to the works being placed on the maintenance and defects 
liability period an ñas constructedò drawing of all engineering works 
provided as part of this approval must be provided to Council to the 
satisfaction of the Councilôs General Manager.  These drawings and 
data sheets must be prepared by a qualified and experienced civil 
engineer or other person approved by the General Manager in 
accordance with Councilôs Guidelines for As Constructed Data.  

Maintenance and Defects Liability Period 

36. The subdivision must be placed onto a twelve (12) month 
maintenance and defects liability period in accordance with Council 
Policy following the completion of the works in accordance with the 
approved engineering plans and permit conditions. 

37. Prior to placing the subdivision onto the twelve (12) month 
maintenance and defects liability period the Supervising Engineer 
must provide certification that the works comply with the Councilôs 
Standard Drawings, specification and the approved plans. 
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SUBDIVISION APPLICATION 16025 
 

Subdivision into Four (4) Lots 
54 Holkham Court, Orford 

 
 

 

  



  

 

 

72 Agenda ς Glamorgan Spring Bay Council ς 28/03/2017 

 
 

 
  



  

 

 

73 Agenda ς Glamorgan Spring Bay Council ς 28/03/2017 

 
 

 
  



  

 

 

74 Agenda ς Glamorgan Spring Bay Council ς 28/03/2017 

 
 

 
 



  

 

 

75 Agenda ς Glamorgan Spring Bay Council ς 28/03/2017 

 
 

3.5 SUBDIVISION APPLICATION SA 2017 00001 

 

 
Planning Assessment Report 

 
Proposal: Subdivision into six lots 
 
Applicant: Andy Hamilton & Associates 
 
Location: 119 Harveys Farm Road, Bicheno 
 
Planning Document: Glamorgan Spring Bay Interim Planning Scheme 

2015 (Interim Scheme) 
 
Zoning: Rural Living Zone 
 
Application Date: 5 January 2017 
 
Statutory Date: 31 March 2017 (by consent of applicant) 
 
Discretions: Four 
   
Attachments: Appendix A ï Plan  
 
Author:  Shane Wells, Manager Planning and Special 

Projects 
  

  
1. Executive Summary 

1.1. Planning approval is sought to subdivide six lots at 119 Harveys 
Farm Road, Bicheno.   

1.2. All subdivision applications are discretionary.  The subdivision 
also relies on a number of different performance criteria.  

1.3. Two representations were received.    

1.4. The proposal is recommended for conditional approval.  

1.5. The final decision must be made by full Council acting as a 
planning authority due to the receipt of representations via the 
public exhibition period. 

2. Legislative & Policy Content 

2.1. The purpose of this report is to enable the Planning Authority to 
determine application SA 2017 / 00001. 
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2.2. This determination must be made no later than 31 March 2017, 
which has been extended beyond the normal statutory timeframe 
with the consent of the applicant. 

2.3. The relevant legislation is the Land Use Planning and Approvals 
Act 1993 (LUPAA).  The provisions of LUPAA require a planning 
authority to take all reasonable steps to ensure compliance with 
the planning scheme. 

2.4. This report details the reasons for the officer recommendation.  
The Planning Authority must consider this report but is not bound 
to adopt the recommendation.  Broadly, the Planning Authority 
can either: (1) adopt the recommendation, or (2) vary the 
recommendation by adding, modifying or removing recommended 
reasons and conditions or replacing an approval with a refusal (or 
vice versa).  Any alternative decision requires a full statement of 
reasons to comply with the Judicial Review Act 2000 and the 
Local Government (Meeting Procedures) Regulations 2005. 

2.5. This report has been prepared with appropriate regard to the 
State Policies that apply under the State Policies and Projects Act 
1993. 

2.6. This report has been prepared with appropriate regard to 
Councilôs Strategic Plan and other Council policies, and the 
application is not found to be inconsistent with these.  
Nevertheless, it must be recognised that the planning scheme is a 
regulatory document that provides the overriding consideration for 
this application.  Matters of policy and strategy are primarily a 
matter for preparing or amending the planning scheme. 

3. Risk & Implications 

3.1. Approval or refusal of this application will have no direct financial 
implications for the Planning Authority. 

3.2. Implications for Council include general matters related to rate 
income, asset maintenance and renewal and responding to future 
building applications.    

4. Relevant Background and Past Applications 

4.1. Nil 

5. Site Detail 

5.1. The site is located at 119 Harveys Farm Road, and is within the 
Rural Living Zone of the Glamorgan Spring Bay Interim Planning 
Scheme 2015. 
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5.2. The site is a 7.8ha lot with frontage to Harveys Farm Road.  It is 
located on the eastern side of Harveys Farm Road and adjoins 
the crown foreshore.  An existing dwelling is located centrally on 
the site.  The land near Harveys Farm Road is under native 
vegetation whilst the land closest to the foreshore and including 
the existing dwelling is cleared.  A dam is found in the south-east 
corner of the site. 

5.3. The site has a moderate gradient and easterly aspect. 

5.4. The site adjoins other Rural Living Zone properties to the north, 
south and west.  The foreshore is within the Environmental 
Management Zone.   

5.5. The area of native vegetation on the land is subject to the 
Biodiversity Protection Area.  The building area for lot 24 and 
vehicular access to all lots are through this area. 

5.6. There is a watercourse leading to the properties dam and this is 
subject to a Waterway and Coastal Protection Area.  

5.7. All land below the 10m in elevation is also subject to a Coastal 
Inundation Hazard Area.  However, more recent mapping by the 
State Government indicates that there is no risk of coastal 
inundation. 

 

 

Figure 1: An aerial photograph of the subject area. 
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6. Proposal  

6.1. Planning approval is sought for six lots.  Each lot is between 
1.13ha and 1.52ha in size and all have frontage to Harveys Farm 
Road. 

6.2. The applicant has advised that they would prefer to utilise shared 
access arrangements and are investigating the potential to 
upgrade the existing transformer on the site near the existing 
dwelling to run underground power to maintain as much bush as 
possible.  Existing clearings through the bush shown on aerial 
imagery are to be used for driveways wherever possible. 

6.3. The application is supported by a bushfire hazard management 
report prepared by AK Consultants and dated 16 December 2016.  
This report concludes that each building area shown on the 
proposal has a bushfire attack level (BAL) rating of BAL19 which 
is the minimum for subdivision. 

6.4. Section 51 (2) of LUPAA provides that a Planning Authorities 
must accept any bushfire hazard management plan certified by an 
accredited person.    

6.5. The application is supported by a natural values report prepared 
by AK Consultants and dated 6 February 2017.  The report notes 
that the site supports non-threatened vegetation communities 
which have moderate biodiversity values due to potential habitat 
values.  The site also supports the listed Fresh water aquatic 
sedgeland and rushland (ASF) community which exists in and 
around the dam and is a high biodiversity value.  A number of 
weeds exist throughout the site and along the foreshore.  The 
report notes that clearing will be required for access, and up to 
0.5ha on lot 24 and 0.15ha on lot 23.  

6.6. The application is supported by a wastewater assessment by 
GES Geo-Environmental Solutions Pty Ltd dated December 2016.  
The report identifies that the land is suitable for onsite wastewater 
management through a number of commercial available systems.  
It is notes that approximately 46m2 of trench would be required for 
each lot for future stormwater management assuming 400m2 of 
roofed area. 

7. Assessment against planning scheme provisions 

7.1. An application must meet every applicable standard to be 
approved.  Each standard can be met by either an acceptable 
solution or performance criteria.  Where a performance criteria is 
relied upon an application is discretionary and the application may 
be approved or refused. 
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7.2. The following provisions are relevant to the proposed use and 
development; 

¶ Rural Living Zone 

¶ E1.0 Bushfire Prone Areas Code 

¶ E5.0 Road and Rail Asset Code 

¶ E7.0 Stormwater Management Code 

¶ E10.0 Biodiversity Code 

¶ E15.0 Coastal Inundation Protection Code 

7.3. The proposal complies with all applicable acceptable solutions 
other than the following where the proposal is reliant on the 
associated performance criteria.    

 

 Acceptable Solution 
Requirement 

Proposed  

1 Building Area 
 
Clause 13.5.1 
A2  

Each lot must show a building 
area that is rectangular in 
shape, is 30mx30m in size, is 
setback 100m from the 
Environmental Management 
Zone, is setback 20m from 
proposed and existing 
boundaries and is not subject 
to codes.  

The proposed building 
areas are within 100m of 
the foreshore which is 
zoned Environmental 
Management.  Some of 
the building areas do not 
meet the size or shape 
criteria and most are 
shown as being setback 
10m from existing and 
proposed boundaries.  
Lot 24 building area is 
within the Biodiversity 
Protection Area. 

2 Ways and 
Open Space 
 
Clause 13.5.3 
A1 & A2 

All subdivision must be 
assessed against the 
performance criteria for ways 
and open space to allow for a 
detailed assessment of if and 
how open space should be 
provided. 

No open space or public 
ways are proposed. 

3 Road and 
Rail Assets 
Code 
 
Clause 
E5.5.1 A3 

Increase traffic movements 
from a site to a 60km/hr or less 
road must be less than 20% or 
40 movements per day. 

5 new lots equates to 50 
movements per day 
using a commonly 
accepted projection of 
10 movements per day 
per household on 
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average. 

4 Biodiversity 
Code 
 
Clause 
E10.8.1 A1 

No works occur within a 
Biodiversity Protection Area. 

Access and 
infrastructure will run 
through the Biodiversity 
Protection Area, and the 
building area for lot 24 is 
within the area. 

 

7.4. Discretion 1 ï Building Area 

7.4.1. The relevant performance criteria for each lot is as follows: 

The design of each lot must contain a building area able to 
satisfy all of the following: 

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

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

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

(d) minimises the requirement for earth works, 
retaining walls, and cut & fill associated with future 
development; 

(e) is sufficiently separated from the land zoned Rural 
Resource and Significant Agriculture to prevent 
potential for land use conflict that would fetter non-
sensitive use of that land, and the separation 
distance is no less than: 

(i) 40 m from land zoned Rural Resource; 

(ii) 80 m from land zoned Significant 
Agriculture; 

(f) is setback from land zoned Environmental 
Management to satisfy all of the following: 

(i) there is no significant impact from the 
development on environmental values; 

(ii) the potential for the spread of weeds or soil 
pathogens onto the land zoned 
Environmental Management is minimised; 
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(iii) there is minimal potential for contaminated 
or sedimented water runoff impacting the 
land zoned Environmental Management; 

(iv) there are no reasonable and practical 
alternatives to developing close to land 
zoned Environmental Management. 

 

7.4.2. On subclause (a), (b) and (c), the building areas are of 
different sizes and shapes but are all less than 30m in 
width.  The 30m x 30m requirement of the acceptable 
solution is idealised and quite large.  Each building area 
shown is at least 15m wide and more than 30m in length 
(west to east).  It is considered reasonably likely that future 
dwellings, outbuildings and onsite wastewater area can be 
designed within the building areas provided.  Solar access 
can be readily achieved given the east-west orientation of 
lots and all lots do comply with the relevant codes (detailed 
below) 

The building areas shown on the proposal plans do not 
necessarily need to be transferred to titles as restrictive 
building envelopes.  However, in this case it is considered 
appropriate to provide for restrictive building envelopes by 
conditions on any permit granted. 

7.4.3. Minimal earthworks will be required for future buildings.  It 
is recommended that a condition be included on any permit 
to require shared access and electrical easements to 
minimise earthworks at the subdivision stage. 

7.4.4. Subclause (e) is not applicable. 

7.4.5. Future development is unlikely to affect the foreshore land 
in any way.  A condition of approval is recommended for 
any permit granted to undertake weed management on the 
property which will assist to protect foreshore values.  The 
land is zoned for residential purposes with subdivision 
standards designed to allow for infill development of this 
kind.  Separation from the foreshore can only be provided 
at the expense of vegetation on the site and it is 
considered that a sound balance is achieved between 
these aims of the planning scheme.    

7.5. Discretion 2 ï Ways and Open Space 

7.5.1. The relevant performance criteria provides: 
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P1 

The arrangement of ways and public open space within a 
subdivision must satisfy all of the following: 

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

(b) connections with any neighbouring land with 
subdivision potential is provided through the 
provision of ways to the common boundary, as 
appropriate; 

(c) connections with the neighbourhood road network 
are provided through the provision of ways to 
those roads, as appropriate; 

(d) topographical and other physical conditions of the 
site are appropriately accommodated in the 
design; 

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

And 

P2 

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

7.5.2. No open space or ways are proposed.  Open Space land is 
not considered necessary in a rural living context.  Ways 
between Harveys Farm Road and the foreshore exist 170m 
(approx.) north of the site and 1.3km south of the site.  It is 
considered that a new connection through this site would 
not significantly improve public access to the foreshore. 

7.5.3. Consistent with Council policy a cash in lieu of open space 
condition is recommended for any permit granted.   

7.6. Discretion 3 ï Road and Rail Assets Code 

7.6.1. The relevant performance criteria provides: 

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

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

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

(d) the nature and category of the road; 

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

(f) any alternative access to a road; 

(g) the need for the use; 

(h) any traffic impact assessment; and 

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

7.6.2. Harveys Farm Road is a sealed two-way road in good 
condition and with capacity for additional vehicle 
movements.  Sight distances along this section are large 
as the road is flat and straight.  There are no issues with 
traffic safety or efficiency. 

7.7. Discretion 4 ï Biodiversity Code 

7.7.1. The relevant performance criteria is for moderate priority 
values and provides the following.  No works are proposed 
to high priority values that exist around the dam: 

Clearance and conversion or disturbance must satisfy the 
following: 

b) if moderate priority biodiversity values: 

(i) development is designed and located to 
minimise impacts, having regard to 
constraints such as topography or land 
hazard and the particular requirements of 
the development; 

(ii) impacts resulting from bushfire hazard 
management measures are minimised as 
far as reasonably practicable through siting 
and fire-resistant design of habitable 
buildings; 

(iii) remaining moderate priority biodiversity 
values on the site are retained and 
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improved through implementation of current 
best practice mitigation strategies and 
ongoing management measures designed 
to protect the integrity of these values; 

(iv) residual adverse impacts on moderate 
priority biodiversity values not able to be 
avoided or satisfactorily mitigated are offset 
in accordance with the Guidelines for the 
Use of Biodiversity Offsets in the Local 
Planning Approval Process, Southern 
Tasmanian Councils Authority 2013 and 
any relevant Council policy. 

7.7.2. The subdivision design minimises impacts through the 
siting of building envelopes which for each lot are located 
at the place of least impact for future buildings and their 
management of bushfire risk.  Shared accesses and 
services will further minimise impact. 

7.7.3. Weed management should be provided for as a condition 
of any permit to protect remaining values.  Boundary 
fencing through bushland areas should also be avoided in 
order to avoid the need for loss of vegetation during 
construction and to not impede wildlife. 

8. Referrals 

8.1. TasWater 

8.1.1. Referral to TasWater was not required for an unserviced 
subdivision. 

8.2. Department of State Growth 

8.2.1. Referral to the Department was not required. 

8.3. Councilôs Technical Officer 

8.3.1. The application has been referred to Councilôs Technical 
Officer, who has provided the following comments which 
are reflected in the recommended permit conditions.   

 
The subdivision is in the Rural Living zone.  The proposal 
involves splitting an existing lot, which has frontage to 
Harveys Farm Rd, into 6 lots.   
 
Lot 21 contains an existing house.   
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Lot 24 contains an existing dam which is fed from an open 
drain from Harveys Farm Road through Lot 23. 
 
Harveys Farm Road is a Council maintained road 
constructed to a sealed rural road standard.  There is an 
existing vehicular access to the house on lot 21.  This will 
need to be upgraded to council standard including a seal 
for the 1st 6m from the edge of the existing road. 
 
Vehicular accesses will need to be provided to each lot to 
comply with Councilôs construction and sight distance 
standards. 
 
The applicant has suggested they would like to consider a 
shared access with ROW to the lots.  A condition 
regarding shared access construction is included. 
 
No sewer, water or stormwater services are available to 
the land. 
 
Lot 24 contains an existing dam which is fed from an open 
drain from Harveys Farm Road through Lot 23.  An 
easement should be provided over this drain. 
 
A Bushfire Hazard Management report was submitted 
with the application 

 
8.4. Councils Natural Resource Management Department 

The application was referred to the NRM Department who have 
provided a number of conditions for inclusion in any permit 
granted.  

9. Concerns raised by representors 

9.1. The following table outlines the issues raised by the representors.    

Issue Response 

Test holes for wastewater are 

located in the inundation area.  

For lot 24 the test hole is shown 

on the other side of the dam. 

The purpose of the report is to demonstrate that 
each lot can practically provide for wastewater and 
stormwater management onsite.  It does not limit or 
approve any specific system.  It is based on 
representative sampling by excavations and 
locations considered appropriate by the consultant 
in order to generate an understanding of typical soil 
conditions throughout the site. 

The inundation area shown on the overlay is out of 
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date with recent State Government modelling 
indicating that there is no risk of inundation.  The 
overlay will eventually be removed. 

In this light, the recommended covenant does not 
seek to limit buildings to be outside the inundation 
area but rather imposes a setback distance to the 
foreshore boundary. 

Setback of existing dwelling to 

new boundaries is less than 

20m.  Setback of building areas 

are less than 20m. The design 

of the subdivision provides 

insufficient setbacks and 

therefore does not maintain the 

desirable character of the 

surrounding landscape or the 

amenity, solar access and 

privacy of adjoining lots. 

The width of each lot at their narrowest point is 
wider than the width of foreshore boundaries for the 
adjoining lot to the north and is comparable to more 
recent subdivisions to the north.  Lots north of the 
subject site are rectangular in shape with east-west 
alignments similar to those proposed.  Lots south of 
the site are more regular in shape but this is a 
function of Harveys Farm Road being closer to the 
foreshore. 

Future development is unlikely to comply with the 
20m side boundary setback and therefore will be 
discretionary.  The ultimate impact on amenity and 
privacy is determined by the design of future houses 
as it is considered that 10m setbacks as shown for 
the building areas can provide adequate protection 
of privacy and amenity. 

It should be noted that the recently released State 
Planning Provisions will apply a 10m side boundary 
setback standard to the Rural Living Zone, rather 
than the current 20m.  It is appropriate to have 
regard to this future regulation. 

Bushfire report does not show 

access and fire trails. 

The bushfire report is discussed earlier in this report. 

Insufficient information on the 

impacts on native vegetation 

through future accesses. 

It is noted that the plans do not show the access 
from the road to the building areas.  However, the 
impact on native vegetation is sufficiently described 
by the supported reports and has been discussed 
earlier in this report. 

 

10. Conclusion 

 The proposal satisfies the relevant provisions of the Glamorgan Spring 
Bay Interim Planning Scheme 2015 as outlined in this report and is 
recommended for approval.  



  

 

 

87 Agenda ς Glamorgan Spring Bay Council ς 28/03/2017 

 
 

 
11. Recommendations 

That:  
E. Pursuant to Section 57 of the Land Use Planning & Approvals Act 1993 

and the Glamorgan Spring Bay Interim Planning Scheme 2015, that the 
application for subdivision into 6 lots at 119 Harveys Farm Road, 
Bicheno (SA2017/00001), be APPROVED subject to the following 
conditions: 

1. The development must be carried out substantially in accordance 
with the application for planning approval, the endorsed drawings 
and with the conditions of this permit and must not be altered or 
extended without the further written approval of Council. 

2. Either by way of Part 5 Agreement or Covenant in Gross the 
subdivider must provide restrictive covenants that have the 
following effect: 

(a) Buildings are located no closer than 23m from the edge of 
forest currently in existence 

(b) Buildings are located no closer than 10m to any side 
boundary of the parent title 

(c) Buildings are located no closer to the foreshore boundary 
than 40m on lots 20, 21 and 25 generally equating to the 
setback of the existing dwelling on the land, 30m on lots 22 
and 23 and 100m on lot 24 

(d) To maintain the existing Fresh water aquatic sedgeland and 
rushland (ASF) native vegetation community within and 
adjacent to the dam on lot 24 

(e) To not fence the side boundaries of any lot through an area 
of native forest or bushland 

(f) To access each lot only via vehicular accesses and 
crossovers constructed at the time of subdivision 

(g) To outline future obligations for the maintenance of shared 
access and/or services 

3. Accesses and service easements to each lot, other than lot 24, 
must be shared in order the minimise impact to native vegetation on 
the land.  A plan of accesses and service easements to the 
satisfaction of Councilôs General Manager must be submitted prior 
to the commencement of works. 
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4. Prior to any works, develop a management plan in order to control 
the two declared weeds (Spanish heath and boneseed) present on 
the property and to avoid the introduction, spread and 
establishment of weeds and diseases during construction - refer to 
DPIPWE Weed and Disease Planning and Hygiene Guidelines ï 
Preventing the spread of weeds and diseases in Tasmania (2015) 
which can be found at: 
http://dpipwe.tas.gov.au/Documents/Weed%20%20Management%2
0and%20Hygiene%20Guidelines.pdf 

Engineering General 

5. All conditions of this permit, including either the completion of all 
works and maintenance or payment of security in accordance with 
this permit, must be satisfied before the Council seals the final plan 
of survey for each stage.  It is the subdividerôs responsibility to 
notify Council in writing that the conditions of the permit have been 
satisfied and to arrange any required inspections. 

Easements 

6. Easements must be created over all drains, pipelines, wayleaves 
and services in accordance with the requirements of the Councilôs 
General Manager.  The cost of locating and creating the easements 
shall be at the subdividerôs full cost. 

7. The subdivider must provide a drainage easement over the existing 
open stormwater drain in proposed lot 23 to the satisfaction of 
Councilôs General Manager. 

Endorsements 

8. The Final Plan of Survey must contain a notation to the effect that 
Council cannot or will not provide a means of drainage to the Lots 
shown on the Final Plan of Survey. 

Services 

9. Property services must be contained wholly within each lots served 
or an easement to the satisfaction of the Councilôs General 
Manager or responsible authority. 

10. The Subdivider must pay the cost of any alterations and/or 
reinstatement to existing services, Council infrastructure or private 
property incurred as a result of the proposed subdivision works.  
Any work required is to be specified or undertaken by the authority 
concerned. 

11. Any shared services between Lots are to be separated to the 
satisfaction of Councils General Manager. 

Telecommunications and electrical reticulation 

12. Electrical and telecommunications services must be provided to 
each lot in accordance with the requirements of the responsible 
authority and the satisfaction of Councilôs General Manager. 

http://dpipwe.tas.gov.au/Documents/Weed%20%20Management%20and%20Hygiene%20Guidelines.pdf
http://dpipwe.tas.gov.au/Documents/Weed%20%20Management%20and%20Hygiene%20Guidelines.pdf
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13. A Letter of Release from each authority confirming that all 
conditions of the Agreement between the Owner and authority have 
been complied with and that future lot owners will not be liable for 
network extension or upgrade costs, other than individual property 
connections at the time each lot is further developed, must be 
submitted to Council prior to the sealing of the Final Plan of Survey.   

Vehicular Access 

14. A vehicular access must be provided from the Harveys Farm Road 
carriageway to each of the lots in accordance with Council 
standards. 

15. The existing vehicular access to lot 21 must be upgraded from the 
road carriageway to the property boundary including a sealed 
surface in accordance with Council standards.   

16. Vehicular accesses must be located and constructed, with a sealed 
surface, in accordance with the standards shown on standard 
drawings TSD-R03-v1 Rural Roads Typical Property Access, TSD-
R04-v1 Rural Roads Typical Driveway Profile, and TSD-RF01-v1 
Guide to Intersection and Domestic Access Sight Distance 
Requirements prepared by the IPWE Aust. (Tasmania Division) and 
the satisfaction of Councilôs General Manager. 

17. Vehicular accesses to the lots must have a minimum carriageway 
width of 4m and be in accordance with the requirements of the 
approved Bushfire Plan and Table E2 of the Glamorgan Spring Bay 
Interim planning Scheme. 

18. Any driveway carriageway providing shared access must be 
constructed in accordance with Section 107 of the Local 
Government (Buildings and Miscellaneous Provisions) Act 1993 
and municipal standard drawings.   Unless approved otherwise by 
Councilôs General Manager shared access must include: 

a. a minimum trafficable width of 4.00 metres, with additional 
minimum 2.0 metre wide by 20 metre long passing bays at the 
public road and every 100 metres along the access; 

b. an all-weather pavement constructed and surfaced to the 
satisfaction of the Councilôs General Manager; and 

c. stormwater drainage as required.  

d. curves with a minimum inner radius of 10m; 

e. terminate with a turning area for fire appliances provided by one 
of the following: 

i. a turning circle with a minimum outer radius of 10m; or 

ii. a property access encircling the building; or 

iii. a hammerhead 'T' or 'Y' turning head 4m wide and 8m 
long. 
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f. Any requirements of the approved Bushfire Plan and Table E2 
of the Glamorgan Spring Bay Interim planning Scheme. 

Engineering drawings 

19. Engineering design drawings to the satisfaction of the Councilôs 
General Manager must be submitted to and approved by the 
Glamorgan Spring Bay Council before development of the land 
commences.   

20. Engineering design drawings are to be prepared by a qualified and 
experienced civil engineer, or other person approved by Councilôs 
Municipal Engineer, and must show - 

(a) all existing and proposed services required by this permit; 

(b) all existing and proposed roadwork required by this permit; 

(c) measures to be taken to provide sight distance in accordance 
with the relevant standards of the planning scheme; 

(d) measures to be taken to limit or control erosion and 
sedimentation; 

(e) any other work required by this permit. 

21. Approved engineering design drawings will remain valid for a period 
of 2 years from the date of approval of the engineering drawings. 

Water quality 

22. A soil and water management plan (here referred to as a óSWMPô) 
prepared in accordance with the guidelines Soil and Water 
Management on Building and Construction Sites, by the Derwent 
Estuary Programme and NRM South, must be approved by 
Council's General Manager before development of the land 
commences. 

23. Temporary run-off, erosion and sediment controls must be installed 
in accordance with the approved SWMP and must be maintained at 
full operational capacity to the satisfaction of Councilôs General 
Manager until the land is effectively rehabilitated and stabilised after 
completion of the development. 

24. The topsoil on any areas required to be disturbed must be stripped 
and stockpiled in an approved location shown on the detailed soil 
and water management plan for reuse in the rehabilitation of the 
site.  Topsoil must not be removed from the site until the completion 
of all works unless approved otherwise by the Councilôs General 
Manager. 

25. All disturbed surfaces on the land, except those set aside for 
roadways, footways and driveways, must be covered with top soil 
and, where appropriate, re-vegetated and stabilised to the 
satisfaction of the Councilôs General Manager. 
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Construction 

26. The subdivider must provide not less than forty eight (48) hours 
written notice to Councilôs General Manager before commencing 
construction works on-site or within a council roadway.   

27. The subdivider must provide not less than forty eight (48) hours 
written notice to Councilôs General Manager before reaching any 
stage of works requiring inspection by Council unless otherwise 
agreed by the Councilôs General Manager. 

Survey pegs 

28. Survey pegs must be stamped with lot numbers and marked for 
ease of identification. 

29. Prior to works being taken over by Council, evidence must be 
provided from a registered surveyor that the subdivision has been 
re-pegged following completion of substantial subdivision 
construction work.  The cost of the re-peg survey must be included 
in the value of any security. 

Maintenance and Defects Liability Period 

30. The subdivision must be placed onto a twelve (12) month 
maintenance and defects liability period in accordance with Council 
Policy following the completion of the works in accordance with the 
approved engineering plans and permit conditions. 

31. Prior to placing the subdivision onto the twelve (12) month 
maintenance and defects liability period the Supervising Engineer 
must provide certification that the works comply with the Councilôs 
Standard Drawings, specification and the approved plans. 
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SUBDIVISION APPLICATION 17001 
 

Subdivision into Six (6) Lots 
RA119 Harveys Farm Road, Bicheno 
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