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Notice is hereby given that the Ordinary Meeting of the City of Launceston Council will 
be held at the Council Chambers, Town Hall, St John Street, Launceston: 
 
Date: 20 March 2017 
 
Time: 1.00pm 
 

 
Section 65 Certificate of Qualified Advice 

 
Background 

 
Section 65 of the Local Government Act 1993 requires the General Manager to certify that 
any advice, information or recommendation given to Council is provided by a person with 
appropriate qualifications or experience. 
 
Declaration 

 
I certify that persons with appropriate qualifications and experience have provided the advice, 
information and recommendations given to Council in the Agenda Items for this Meeting. 
 

 
Robert Dobrzynski 
General Manager 
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1 OPENING OF MEETING - ATTENDANCE AND APOLOGIES 

 
 
 

2 DECLARATIONS OF INTEREST 

Local Government Act 1993 - Section 48 
 
(A councillor must declare any interest that the councillor has in a matter before any 
discussion on that matter commences.) 

 
 
 

3 CONFIRMATION OF MINUTES 

 Local Government (Meeting Procedures) Regulations 2015 - Regulation 35(1)(b) 
 
RECOMMENDATION: 
 
1. That the Minutes of the Ordinary Meeting of the City of Launceston Council 

held on 27 February 2017 be confirmed as a true and correct record. 
 
2. That the Minutes of the Special Meeting of the City of Launceston Council held 

on 6 March 2017 be confirmed as a true and correct record. 
 
 

 

4 DEPUTATIONS 

 
No Deputations have been identified as part of this Agenda 
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5 PETITIONS 

Local Government Act 1993 - Sections 57 and 58 
 

5.1 Petition - Speed Limit Reduction and Resident Parking on West Tamar Road, 
Trevallyn   

 
FILE NO: SF0097/SF2150/SF0608 
 
AUTHOR: Anthea Rooney (Committee Clerk) 
 
GENERAL MANAGER: Robert Dobrzynski (General Manager) 
 

DECISION STATEMENT: 

To receive a petition submitted by Mr William Baker regarding the proposed speed limit 
reduction and resident parking on West Tamar Highway, Trevallyn. 
 

RECOMMENDATION: 

Pursuant to section 58(2) of the Local Government Act 1993 (Tas), Council receives the 
petition regarding the proposed speed limit reduction and resident parking on West Tamar 
Highway, Trevallyn tabled by the General Manager and submitted by Mr William Baker. 
 

 

REPORT: 

A petition, with 15 signatures, submitted by Mr William Baker, has been received by the 
Council (Attachment 1).  This petition complies with section 57(2) of the Local Government 
Act 1993 (Tas) (the Act).  The petition states: 
 

Regarding: the proposed speed limit reduction and resident parking on West 
Tamar Highway, Trevallyn. 
 
We the undersigned petition the Launceston City Council to: 
1. Reduce the speed limit from 70kmh to 60kmh until at least number 19 West 

Tamar Road. 
2. Implement a 2 hour parking limit (Residents excepted) between 1 and 17 West 

Tamar Road. 
 
This petition has been forwarded to Mr Shane Eberhardt (Acting Director Infrastructure 
Services) for action and as required under section 60(2)(b) of the Act, a report will be 
brought back to Council within 42 days for Council to determine any action to be taken in 
respect of the petition. 
 
The Manager Corporate Strategy will give reasonable notice to Mr Baker of when the 
Council is to consider this petition. 
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5.1 Petition - Speed Limit Reduction and Resident Parking on West Tamar Road, 
Trevallyn …(Cont’d) 

 

 

ECONOMIC IMPACT: 

Not considered relevant to this report. 
 

ENVIRONMENTAL IMPACT: 

Not considered relevant to this report. 
 

SOCIAL IMPACT: 

Not considered relevant to this report. 
 

STRATEGIC DOCUMENT REFERENCE: 

City of Launceston Strategic Plan 2014-2024 
Priority Area 8 - A secure, accountable and responsive Organisation 
Ten-year goals - To communicate and engage consistently and effectively with our 
community and stakeholders 
Key Direction - 
3. To ensure decisions are made on the basis of accurate and relevant information 
 
 

BUDGET & FINANCIAL ASPECTS: 

Not considered relevant to this report. 
 

DISCLOSURE OF INTERESTS: 

The officer has no conflict of interest in this item. 
 

 
 
ATTACHMENTS: 
1. Petition - Mr William Baker - Proposed speed limit reduction and resident parking on 

West Tamar Highway, Trevallyn 
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Attachment 1 - Petition - Mr William Baker - Proposed speed limit reduction 
and resident parking on West Tamar Highway, Trevallyn 
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5.2 Petition - Vodafone Tower on Youngtown Football and Cricket Oval   
 
FILE NO: DA0616/2016/SF0097 
 
AUTHOR: Anthea Rooney (Committee Clerk) 
 
GENERAL MANAGER: Robert Dobrzynski (General Manager) 
 

DECISION STATEMENT: 

To receive a petition submitted by Ms Pamela Skeggs regarding the proposed Vodafone 
Tower on Youngtown Football and Cricket Oval. 
 

RECOMMENDATION: 

Pursuant to section 58(2) of the Local Government Act 1993 (Tas), Council receives the 
petition regarding the proposed Vodafone Tower on Youngtown Football and Cricket Oval, 
tabled by the General Manager and submitted by Ms Pamela Skeggs. 
 

 

REPORT: 

A petition, with 23 signatures, submitted by Ms Pamela Skeggs, has been received by the 
Council (Attachment 1).  This petition complies with section 57(2) of the Local Government 
Act 1993 (Tas) (the Act) but does not comply with section 59 which requires the signatures 
of 1,000 electors in the municipal area.  The petition states: 
 

Regarding: the proposed Vodafone Tower on Youngtown Football and Cricket 
Oval. 

 
"We, the electors of the Launceston Municipal Area, petition the Aldermen for a 
public meeting in accordance with section 59 and 57 of the Local Government Act 
1993 to: 

 
 Prevent a Vodafone tower being erected on Youngtown Football and Cricket oval 
and close to Childrens' Playground." 

 
This petition has been forwarded to Mrs Leanne Hurst (Director Development Services) for 
action and as required under section 60(2)(b) of the Act, a report will be brought back to 
Council within 42 days for Council to determine any action to be taken in respect of the 
petition. 
 
The Manager Corporate Strategy will give reasonable notice to Ms Skeggs of when the 
Council is to consider this petition. 
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5.2 Petition - Vodafone Tower on Youngtown Football and Cricket Oval 
…(Cont’d) 

 

 
Please note that Agenda Item 8.1 - Youngtown Memorial Park, 21 Highgate Street, 
Youngtown - Utilities - Telecommunications; Construction of a 25m High 
Telecommunications Facility Including a Monopole and Associated Infrastructure in this 
Agenda will be dealing with the Development Application relevant to this petition. 
 

ECONOMIC IMPACT: 

Not considered relevant to this report. 
 

ENVIRONMENTAL IMPACT: 

Not considered relevant to this report. 
 

SOCIAL IMPACT: 

Not considered relevant to this report. 
 

STRATEGIC DOCUMENT REFERENCE: 

City of Launceston Strategic Plan 2014-2024 
Priority Area 8 - A secure, accountable and responsive Organisation 
Ten-year goals - To communicate and engage consistently and effectively with our 
community and stakeholders 
Key Direction - 
3. To ensure decisions are made on the basis of accurate and relevant information 
 
 

BUDGET & FINANCIAL ASPECTS: 

Not considered relevant to this report. 
 

DISCLOSURE OF INTERESTS: 

The officer has no conflict of interest in this item. 
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5.2 Petition - Vodafone Tower on Youngtown Football and Cricket Oval 
…(Cont’d) 

 

 
ATTACHMENTS: 
1. Petition - Ms Pamela Skeggs - Vodafone Tower on Youngtown Football and Cricket 

Oval 
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Attachment 1 - Petition - Ms Pamela Skeggs - Vodafone Tower on  
Youngtown Football and Cricket Oval 
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6 COMMUNITY REPORTS 

 
(Community Reports allow an opportunity for Community Groups to provide Council 
with a three minute verbal presentation detailing activities of the group.  This report 
is not intended to be used as the time to speak on Agenda Items; that opportunity 
exists when that Agenda Item is about to be considered.  Speakers are not to 
request funding or ask questions of Council.  Printed documentation may be left for 
Aldermen.) 

 
No Community Reports have been registered with Council as part of this 
Agenda 

 
 
 

7 PUBLIC QUESTION TIME 

Local Government (Meeting Procedures) Regulations 2015 - Regulation 31 
 
7.1 Public Questions on Notice 
 Local Government (Meeting Procedures) Regulations 2015 - Regulation 31(1) 
 
 (Questions on Notice must be in writing and should be received by the General 

Manager at least seven days before the relevant Council Meeting.  Questions on 
Notice will be researched by Council Officers and both the Question on Notice (as 
received) and the response will be provided at the Council Meeting and a reply in 
writing will also be provided.) 
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7.1.1 Public Questions on Notice - Mr Basil Fitch - Council Meeting - 27 February 
2017  

 
FILE NO: SF6381 
 
AUTHOR: Anthea Rooney (Committee Clerk) 
 
GENERAL MANAGER: Robert Dobrzynski (General Manager) 
 

QUESTIONS and RESPONSES: 
 
The following questions were asked by Mr Basil Fitch at the Council Meeting of 27 
February 2017 and have been answered by Mr Robert Dobrzynski (General Manager). 
 
1. With reference to the Council's decision to approve the relocation of the University of 

Tasmania to the Inveresk site, could the General Manager investigate whether any 
Aldermen have business interests in the CBD? 

 
Response: 
 
The question is ambiguous.  The General Manager does not intend to undertake 
such an investigation premised on the ambiguity of the question. 
 

 
2. With reference to the use of an external Code of Conduct Panel, could Council 

consider amending the Model Code of Conduct for Aldermen to enable a Code of 
Conduct Panel to be set up as an internal Council Panel? 

 
Response: 
 
The question confuses the ability of a Council to amend the Model Code of Conduct, 
subject to the Minister's approval under section 28T(3) of the Local Government Act 
1993 and the legislative requirements for an independent Code of Conduct Panel to 
deal with the Code of Conduct complaints against Aldermen, which all Councils are 
required to comply with under sections 28V-28ZF of the Local Government Act 1993. 
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7.2 Public Questions without Notice 
Local Government (Meeting Procedures) Regulations 2015 - Regulation 31(2)(b) 

  
 (Members of the public who ask Questions without Notice at a meeting will have 

both the question and any answer provided recorded in the Minutes.  Council 
Officers will endeavour to answer the question asked at the meeting, however, that 
is not always possible and more research may be required.  If an answer cannot be 
provided at the Meeting, the question will be treated as a Question on Notice.  A 
response will be provided at the next Council Meeting.) 
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Under the provisions of the Land Use Planning and Approvals Act 1993, Council 
acts as a Planning Authority in regard to items included in Agenda Item 8 - Planning 
Authority. 
 

8 PLANNING AUTHORITY 

 
8.1 Youngtown Memorial Park, 21 Highgate Street, Youngtown - Utilities - 

Telecommunications; Construction of a 25m High Telecommunications 
Facility Including a Monopole and Associated Infrastructure   

 
FILE NO: DA0616/2016 
 
AUTHOR: Ashley Brook (Consultant Planner) 
 
DIRECTOR:  Leanne Hurst (Director Development Services) 
 

DECISION STATEMENT: 

For Planning Authority to consider and determine a Development Application in 
accordance with section 57 of the Land Use Planning and Approvals Act 1993. 
 

PLANNING APPLICATION INFORMATION: 

Applicant: Service Stream Mobile Communications on behalf of 
Vodafone 

Property: Youngtown Memorial Park, 21 Highgate Street, 
Youngtown 

Zoning: Recreation 
Receipt Date: 15/12/2016 
Validity Date: 02/02/2017 
Further Information Request: N/A 
Further Information Received: N/A 
Deemed approval: 20/03/2017 
Public exhibition period 11/02/2017 to 27/02/2017 
Representations: One  
 

RECOMMENDATION: 

That, in accordance with sections 51 and 57 of the Land Use Planning and Approvals Act 
1993 and the Launceston Interim Planning Scheme 2015, Council approves DA0616/2016 
for Utilities – telecommunications; construction of a 25m high telecommunications facility 
including a monopole and associated infrastructure at Youngtown Memorial Park, 21 
Highgate Street, Youngtown subject to the following conditions: 
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1. ENDORSED PLANS & DOCUMENTS 
The development must be carried out in accordance with the following endorsed 
plans and documents to the satisfaction of the Planning Authority unless modified by 
a condition of the Permit: 
 
a. Cover letter (dated 12 December 2016). 
b. Planning Report (Service Stream, dated February 2017). 
c. Precautionary Approach to Site Selection Checklist. 
d. Environmental EME Report (dated 9 December 2016) 
e. Plans, including: 

i. Site and Locality Plans (Service Stream, Drawing No 780033 – G1, 
Revision A). 

ii. Site Setout Plan (Service Stream, Drawing No 780033 – G2, Revision A). 
iii. South Western Elevation (Service Stream, Drawing No 780033 – G3, 

Revision A). 
iv. Antenna Configuration and Ancillaries Table (Service Stream, Drawing No 

780033 – G4, Revision A) 
 
2. AMENITY 

The construction of the development permitted by this permit must not adversely 
affect the amenity of the site and the locality by reason of the processes carried on; 
the transportation of materials, goods or commodities to or from the subject land; 
the appearance of any buildings, works or materials; the emission of noise, artificial 
light, vibration, smell, fumes, smoke, vapour, steam, soot, ash, dust, waste water, 
waste products, grit or oil; the presence of vermin, or otherwise. 
 

3. VISUAL AMENITY 
To ensure that the proposal does not unreasonably affect the visual amenity of the 
area, all materials used are to be of muted, non-reflective finishes. 

 
4. HOURS OF CONSTRUCTION  

Construction works must only be carried out between the hours of: 
Monday to Friday - 7.00am to 6.00pm  
Saturday - and 8.00am to 5.00pm  
Sunday and Public Holidays - no works 

 
5. LEGAL TITLE 

All development and use associated with the proposal must be confined to the legal 
title of the subject land. 
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Notes 
 
A. General 

This permit was issued based on the proposal documents submitted for 
DA0616/2016. 
 
This permit takes effect after: 
a. The 14 day appeal period expires; or  
b. Any appeal to the Resource Management and Planning Appeal Tribunal is 

abandoned or determined. 
 

This permit is valid for two years only from the date of approval and will thereafter 
lapse if the development is not substantially commenced.  An extension may be 
granted subject to the provisions of the Land Use Planning and Approvals Act 1993 
as amended, by a request to Council. 

 
B. Other Approvals 

This permit does not imply that any other approval required under any other by-law 
or legislation has been granted. 

 
C. Building Permit Required 

Prior to the commencement of any construction the applicant is required to attain a 
Building Permit pursuant to the Building Act 2016.  A copy of this planning permit 
should be given to your Building Surveyor. Please contact the Council’s Building 
Services Department on 6323 3000 for further information. 

 
D. Appeal Provisions 

A planning appeal may be instituted by lodging a notice of appeal with the Registrar 
of the Resource Management and Planning Appeal Tribunal. 
 
A planning appeal may be instituted within 14 days of the date the Corporation 
serves notice of the decision on the applicant. 
 
For more information see the Resource Management and Planning Appeal Tribunal 
website www.rmpat.tas.gov.au <http://www.rmpat.tas.gov.au> 
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REPORT: 

In accordance with Council Policy the assessment of this application has been outsourced 
to an independent consultant planner as it relates to development of land in which Council 
has an interest. 
 
1. PROPOSAL 

 
It is proposed to install a telecommunications facility including a monopole and associated 
infrastructure on Council-owned land at 21 Highgate Street, Youngtown (CT 50364/1).  
The subject land comprises the Youngtown Memorial Park owned by Launceston City 
Council.  The application was lodged by Service Stream on behalf of Vodafone. 
 
The proposed monopole is 25m in height, including a 5m high turret headframe and 
associated infrastructure.  It will be supported by an in-ground foundation approximately 
4m X 4m in plan.  The structure is enclosed by a new compound fence with access gates. 
The fence is to enclose an area of 6m X 6m and reach 2.4m in height. 
 
2. LOCATION AND AREA CHARACTER 

 
The Youngtown Memorial Park is situated to the north-east of Highgate Street.  The sports 
ground is developed with a sports oval, main stand, change rooms and parking.  The 
north-eastern portion of the site is separated from the sports ground by chain wire fence. 
Beyond this fence is a grouping of Eucalypt trees extending into the adjacent property, 
associated with Launceston Technopark.  A small children’s playground is situated 
partially on the subject land, to the north-east and accessed from Medina Street.  The site 
is surrounded by residentially zoned and developed land to the north, south and east. 
 

3. PLANNING SCHEME REQUIREMENTS 

 
3.1 Zone Purpose 
18.0 Recreation Zone 

18.1.1 Zone Purpose Statements 
18.1.1.1 To provide land for a range of active and organised recreational uses or 
developments and complementary uses that do not impact adversely on the recreational 
use of the land. 
18.1.1.2 To provide for the amenity of residential uses on land adjoining the zone. 

Consistent 
The site will continue to be used as a sports ground and the proposed utilities 
infrastructure will not have an unreasonable impact on the existing use of the site. 
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3.2 Use Standards 
18.2 Use Table 
Utilities is a discretionary use in the Recreation zone.  
 
18.3.1 Hours of operation 

Objective 
To ensure that uses do not cause unreasonable loss of amenity to nearby sensitive uses.  

A1 Operating hours, except for office and administrative tasks, must be between: 
(a) 8.00am and 10.00pm adjacent to the boundary of the General Residential, Inner 

Residential, Low Density Residential Urban Mixed Use and Village zones; or 
(b) 6.00am to midnight otherwise. 

Not applicable 
The application is for a communications tower and weather monitoring equipment which 
operates 24 hours per day for those purposes.  As a provider of a public service  
operating hours are not relevant to the proposal. 

 
18.3.2 Mechanical plant and equipment 

Objective 
To ensure that the use of mechanical plant and equipment does not cause an 
unreasonable loss of amenity to sensitive uses.   

A1 Air conditioning, air extraction, heating or refrigeration systems or compressors must 
be designed, located, baffled or insulated to prevent noise, odours, fumes or vibration 
from being received by adjoining or immediately opposite sensitive uses. 

Not applicable 
Not proposed. 

 
18.3.3 Light spill and illumination  

Objective 
To ensure that light spill and levels of illumination from external lighting does not cause 
unreasonable loss of amenity to sensitive uses.  

A1 The use must: 
(a) Not include permanent, fixed floodlighting where the zone adjoins the boundary of 

the General Residential, Inner Residential, Low Density Residential, Urban Mixed 

Use and Village Zones; and 

(b) Contain direct light from external light sources within the boundaries of the site.  

Complies 
Lighting is not proposed in the application. 
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18.3.4 External Storage of goods 

Objective 
To ensure that external storage of goods, materials and waste does not detract from the 
amenity of the area.  

A1 Storage of goods and materials, other than for retail sale, or waste must not be visible 
from any road or public open space adjoining the site.  

Not applicable 
No external storage of goods is proposed. 

 
3.3 Development Standards 
18.4.1 Building height, setback and siting 

Objective 
To ensure that building bulk and form, and siting: 
(a) accommodates sport and recreation uses;  
(b) is compatible with the streetscape and character of the surrounding area; and 
(c) protects the amenity of adjoining lots and surrounding uses. 

Consistent 
The proposed structure will not hinder the existing use of the oval, is compatible with the 
character of the area and will not have any unreasonable impacts on the adjoining lots 
and uses. 

A1 Building height must be no greater than 7m. 

Relies on Performance Criteria 
The proposed facility will have a height of 25m. 

P1 Building height must be compatible with the character of the surrounding area, and 
protect the amenity of adjoining lots and surrounding uses, having regard to: 
(a) the topography of the site; 
(b) the height of buildings on the site, adjoining lots and adjacent lots; 
(c) the requirements of the proposed use; 
(d) the bulk and form of existing and proposed buildings; 
(e) the allowable building heights; 
(f) the apparent height when viewed from roads and public places; 
(g) sunlight to private open space and windows of habitable rooms on adjoining lots; 
(h) the privacy to private open space and windows of habitable rooms on adjoining lots; 
(i) any existing screening or the ability to implement screening; and 
(j) any overshadowing of adjacent lots or public places. 

Complies 
The height of the structure is necessary to achieve the required coverage objectives. The 
structure is setback approximately 85m from the nearest residential properties and will 
therefore not affect the sunlight or overshadowing of adjacent properties.  Given the 
slimline design of the tower, the proposal will not have an unreasonable impact in terms 
of the overshadowing of public space.  It will be viewed partly in the context of the existing 
light poles associated with the sportsground and will be constructed in muted, non-
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reflective finishes.  The impact of the proposed utility tower when viewed from public 
spaces is therefore not considered unreasonable. 

A2 Setback from all boundaries must be no less than 10m. 

Complies 
The proposed structure will have a minimum setback from the north-eastern boundary of 
approximately 60m. 

18.4.2 Landscaping 

Objective 
To ensure that development is landscaped to retain the natural values of the site and 
contributes to the broader landscape of the area. 

Consistent 

A1 If for: 
(a) no permit required uses; or 

(b) an extension or alteration to a permitted use that does not require the removal of 

existing vegetation. 

Relies on Performance Criteria 
The application is for a Discretionary use. 

P1 Development must be landscaped to reduce the impact on the site and surrounding 
area, having regard to: 
(a) location and height of retaining walls; 
(b) the existing vegetation and its retention where it is feasible to do so; 
(c) the location of any proposed buildings, driveways, car parking, storage areas, 

signage and utility services; 
(d) proposed height and type of fencing; 
(e) proposed vegetation plantings; 
(f) the location of pedestrian movement routes; 
(g) maintenance of plantings, weed management and soil and water management; and 
(h) the character of the surrounding area; 
as shown in a detailed landscaping plan. 

Complies 
The existing landscaping of the Youngtown Memorial Park, as shown on the submitted 
Site and Locality Plans (drawing number 780033 – G1), is sufficient to meet the 
provisions of this Clause. 

 
3.3 Overlays and Codes 
E6.0 Parking and Sustainable Transport Code 
The Code applies to all use and development.  There is no parking requirement is set for a 
Utilities use in the Code. Any parking requirement is therefore at the discretion of the 
planning authority.  The proposal includes an area of 10m X 5m for the parking of an 
Elevating Work Platform (EWP) for the maintenance of the tower.  Given the existing on-
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site parking and the accessibility of the telecommunications facility site for service 
vehicles, no additional on-site parking is considered to be necessary.  
 
E8.0 Biodiversity Code 
The land on which the structure, including fencing and EWP, is proposed consists of 
regularly mowed lawn and a gravel driveway.  The priority habitat vegetation is situated to 
the north east of the development area, behind the sportsground fence and is not 
proposed or required to be cleared or modified.  The provisions of the Code therefore do 
not apply to the application.  
 
E15.0 Telecommunications Code 
E15.6.1 Visual Amenity 

Objective  
To: 
(a) minimise any detrimental impact upon the visual amenity of a locality by reducing the 

prominence of facilities; and 
(b) protect important public views, such as vistas to significant public buildings, 

streetscapes and areas reserved or designated for natural or scenic values. 

Consistent  
The proposed development complies with the performance criteria. 

A1 No acceptable solution. 

Relies on Performance Criteria 

P1.2 Facilities not located within existing utility corridors and sites and using existing 
facilities, must minimise visual impact, having regard to: 
(a) the need to locate outside existing utility corridors or sites or not use existing 

facilities;  
(b) best practice methods to: 
(i) reduce the visual impact of facilities; or 
(ii) conceal facilities within the surrounding natural or built environment; 
(c) minimising clearing for facilities corridors and facilities to limit visible prominence; 
(d) functional and safety requirements in establishing, operating and maintaining 

facilities; 
(e) the siting and design of facilities to limit visual impacts on prominent skylines; and  
(f) the siting design and screening of equipment housing and other visually intrusive 

facilities to limit visual prominence in public areas. 

Complies 
The applicant has demonstrated that five opportunities for co-location were sought and 
investigated prior to finalising the current proposal.  The co-location options were not 
found to be feasible for the proposed facility.  The tower will be adjacent to existing light 
poles at the site.  It is proposed to construct the tower in a muted and non-reflective finish 
to reduce the visual impacts of the tower.  No vegetation clearance, other than a regularly 
mowed grassed area, is either proposed or required.  
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A2.2 No acceptable solution relevant to the zone. 

P2 The height of freestanding aerials, towers and masts must minimise visual impact on 
vistas to significant public buildings, streetscapes and land reserved or designated for 
natural or scenic values, having regard to: 
(a) the existing height of infrastructure or vegetation in the surrounding area;  
(b) best practice methods to reduce the visual impact of freestanding aerials, towers and 

masts; 
(c) the functional and safety in establishing, operating and maintaining freestanding 

aerials, towers and masts; 
(d) the siting and design of freestanding aerials, towers and masts to limit visual impacts 

on prominent skylines; and  
(e) the siting design and screening of freestanding aerials, towers and masts to limit 

visual prominence in public areas. 

Complies. 
The location of the proposed structure is not adjacent to any significant buildings or land 
reserved for natural or scenic values.  The site is already developed as a sportsground 
with light poles.  The structure is setback from Highgate Street by approximately 220m 
and the nearest residential property by approximately 60m.  The proposal will not have an 
unreasonable impact on the streetscape or the adjacent properties. 

 
4. REFERRALS 
 

REFERRAL COMMENTS 

INTERNAL 

Roads and Hydraulics N/A 

Environmental Health Amenity condition requested. 

Parks and Recreation N/A 

Heritage/Urban Design N/A 

Building and Plumbing N/A 

EXTERNAL 

TasWater N/A 

TasGas N/A 

State Growth N/A 

TasFire N/A 

Tas Heritage Council N/A 

Crown Land N/A 

TasRail N/A 

EPA N/A 

Aurora N/A 
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5. REPRESENTATIONS 
 
Pursuant to Section 57 of the Land Use Planning and Approvals Act 1993, the application 
was advertised for a period of 14 days from 11 February 2017 to 27 February 2017.  One 
representation, comprising a petition with 23 signatures, was received. 
 

ISSUE COMMENT 

Objection to the Vodafone Tower (25m in 
height) which is planned to be erected on 
the grounds Youngtown Football and 
Cricket Ground and which would also be in 
close proximity to the children’s playground. 

The application demonstrates compliance 
with the relevant planning scheme 
standards including E15.0 
‘Telecommunication Code’, where visual 
amenity provisions are addressed.  
 
The application includes an Environmental 
EME Report, which demonstrates that the 
maximum EME level calculated for the 
proposed systems at the site is equivalent 
to 1.27% of the public exposure limit. 
 
A small children's playground with swing 
and seesaw are located in the north eastern 
corner of site approximately 90m from the 
proposed facility.  

 
6. CONCLUSION 
 
It is considered that the proposal complies with the Launceston Interim Planning Scheme 
2015 and is recommended for approval. 
 

ECONOMIC IMPACT: 

The Launceston Interim Planning Scheme 2015 contains provisions intended to implement 
the objectives of the Resource Management Planning System.  The application has been 
assessed using these provisions and as such economic impacts have been considered. 
 

ENVIRONMENTAL IMPACT: 

The Launceston Interim Planning Scheme 2015 contains provisions intended to implement 
the objectives of the Resource Management Planning System.  The application has been 
assessed using these provisions and as such environmental impacts have been 
considered. 
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SOCIAL IMPACT: 

The Launceston Interim Planning Scheme 2015 contains provisions intended to implement 
the objectives of the Resource Management Planning System.  The application has been 
assessed using these provisions and as such social impacts have been considered. 
 

STRATEGIC DOCUMENT REFERENCE: 

Launceston Interim Planning Scheme 2015 
 

BUDGET & FINANCIAL ASPECTS: 

Not considered relevant to this report. 
 

DISCLOSURE OF INTERESTS: 

The officer has no conflict of interest in this item. 
 

 
 
ATTACHMENTS: 
1. Locality Map (distributed electronically) 
2. Plans of Proposal (distributed electronically) 
3. Copy of Representation (distributed electronically) 
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8.2 19 Jinglers Drive, Youngtown; Residential - Multiple Dwellings; Construction 
and Use of Five Townhouses   

 
FILE NO: DA0601/2016 
 
AUTHOR: Catherine Mainsbridge (Senior Town Planner) 
 
DIRECTOR: Leanne Hurst (Director Development Services) 
 

DECISION STATEMENT: 

To consider and determine a development application pursuant to the Land Use Planning 
and Approvals Act 1993.  
 

PLANNING APPLICATION INFORMATION: 

Applicant: Miranda (Trufferie) Pastoral Company Pty Ltd 
Property: 19 Jinglers Drive Youngtown 
Zoning: Low Density Residential 
Receipt Date: 8/12/2016 
Validity Date: 13/12/2016 
Further Information Request: 16/12/2016 
Further Information Received: 08/02/2017 
Deemed Approval: 20/03/2017 
Representations: Six 
 

PREVIOUS COUNCIL CONSIDERATION: 

DA0225/2016 - Subdivision - subdivide land into 40 residential lots including road and 
open space (staged) 
 
DA0422/2013 - Subdivide land to create 9 lots including road 
 
DA0199/2015 - Rezone 19-22 Jinglers Drive from Open Space to Low Density Residential. 
Residential; Subdivision - Two Lot Subdivision (and planning scheme amendment 
SF6296) 
 
DA0044/2016 - subdivision of land into 4 lots 
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RECOMMENDATION: 

That, in accordance with Section 51 and Section 57 of the Land Use Planning and 
Approvals Act 1993 and the Launceston Interim Planning Scheme 2015, a permit be 
granted, for Residential - multiple dwellings; construction and use of five townhouses at 19 
Jinglers Drive, Youngtown subject to the following conditions: 
 
1. ENDORSED PLANS & DOCUMENTS 

The use and development must be carried out in accordance with the endorsed 
plans and documents to the satisfaction of the Council unless modified by a 
condition of the Permit: 
a. Site Plan, Prepared by Wilkin Design, Job No. DA-16055, Drawing No. 01 of 

11, Scale NA, Dated 5/12/2016. 
b. Floor Plan dwelling 1, Prepared by Wilkin Design, Job No. DA-16055, 

Drawing No. 02 of 11, Scale 1:100, Dated 5/12/2016. 
c. Elevations dwelling 1, Prepared by Wilkin Design, Job No. DA-16055, 

Drawing No. 03 of 11, Scale 1:100, Dated 5/12/2016. 
d. Floor Plan dwelling 2, Prepared by Wilkin Design, Job No. DA-16055, 

Drawing No. 04 of 11, Scale 1:100, Dated 5/12/2016. 
e. Elevations dwelling 2, Prepared by Wilkin Design, Job No. DA-16055, 

Drawing No. 05 of 11, Scale 1:100, Dated 5/12/2016. 
f. Floor Plan dwelling 3, Prepared by Wilkin Design, Job No. DA-16055, 

Drawing No. 06 of 11, Scale 1:100, Dated 5/12/2016. 
g. Elevations dwelling 3, Prepared by Wilkin Design, Job No. DA-16055, 

Drawing No. 07 of 11, Scale 1:100, Dated 5/12/2016. 
h. Floor Plan dwelling 4, Prepared by Wilkin Design, Job No. DA-16055, 

Drawing No. 08 of 11, Scale 1:100, Dated 5/12/2016. 
i. Elevations dwelling 4, Prepared by Wilkin Design, Job No. DA-16055, 

Drawing No. 09 of 11, Scale 1:100, Dated 5/12/2016. 
j. Floor Plan dwelling 5, Prepared by Wilkin Design, Job No. DA-16055, 

Drawing No. 10 of 11, Scale 1:100, Dated 5/12/2016. 
k. Elevations dwelling 5, Prepared by Wilkin Design, Job No. DA-16055, 

Drawing No. 11 of 11, Scale 1:100, Dated 5/12/2016. 
 

2. LEGAL TITLE 
All development and use associated with the proposal must be confined to the legal 
title of the subject land. 

 
3. TASWATER 

The development must be in accordance with the Submission to Planning Authority 
Notice issued by TasWater (TWDA No. 2016/01899-LCC) (attached). 
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4. HOURS OF CONSTRUCTION  
Construction works must only be carried out between the hours of: 
Monday to Friday - 7.00am and 6.00pm 
Saturday - 9.00am to 6.00pm 
Sundays and Public Holidays - 10.00am to 6.00pm 

 
5. SITE LANDSCAPING PLAN  

Prior to the commencement of works, a landscape plan must be submitted for 
approval by the Manager Planning Services  The plan must be prepared by a 
suitably qualified person, must be drawn to scale and must include the following 
details: 
a. Major site features such as building footprints, topography, contours existing 

vegetation and street boundaries; and 
b. Retention of native species where possible to maintain some diversity in the 

landscaping of the site; and 
c. Use of native rather than ornamental species; and 
d. Any stabilisation works required as a result of tree or vegetation removal; 

and 
e. All proposed garden beds, fences, retaining walls, lawn, hard surfaces and 

pathways; and 
f. Suitable irrigation or a fixed sprinkler system for the watering of all lawns and 

landscaped areas; and 
 

Once approved the plan will be endorsed and will form part of the permit.  The 
landscaping must be: 

 
g. Installed in accordance with the endorsed plan; and 
h. Completed prior to the use commencing or at such time as agreed to in 

writing by the Manager Planning Services; and 
i. Maintained as part of the residential development.  It must not be removed, 

destroyed or lopped without the written consent of the Council. 
 
6. FENCING  

Prior to the commencement of the use, all side and rear boundaries must be 
provided with a solid (i.e. no gaps) fence to provide full privacy between each 
dwelling and adjoining neighbours.  The fence must be constructed at the 
developer's cost and to a height of: 
a. 1.2m within 4.5m of the frontage; and 
b. between 1.8m and 2.1m elsewhere when measured from the highest finished 

level on either side of the common boundaries. 
  



 

City of Launceston 
 

COUNCIL AGENDA Monday 20 March 2017 
 

 
8.2 19 Jinglers Drive, Youngtown; Residential - Multiple Dwellings; Construction 

and Use of Five Townhouses …(Cont’d) 
 

 

 

36 

7. MULTIPLE DWELLINGS - SERVICE FACILITIES  
Prior to the commencement of the use, the following site facilities for multiple 
dwellings must be installed: 
a. Mail receptacles must be provided and appropriately numbered for each 

dwelling unit.  
b. Each multiple dwelling must be provided with a minimum 6m exterior 

waterproof, lockable storage area or similar easily accessible area within the 
dwelling. 

c. Either internal or external clothes drying facility to be provided for each 
dwelling to the satisfaction of the Council. 

 
8. SPECIAL DRAINAGE REQUIREMENT 

A second stormwater connection is required for this development. 
 
The roof and impervious areas of the proposed dwellings are to be connected to the 
existing stormwater connection located in the eastern corner of the property. 
 
The shared driveway shall be connected to the main located on the Jinglers Drive 
frontage and shall include a transverse trench drain or similar inside the property 
boundary to intercept surface flows from the driveway. 
 
An application for the second connection is to be made in accordance with the 
condition headed 'Application to Alter Stormwater Service' 
 

9. DRIVEWAY CONSTRUCTION 
Before the use commences, areas set aside for parking vehicles and access lanes 
as shown on the endorsed plans must; 
a. Be properly constructed to such levels that they can be used in accordance 

with the plans, 
b. Be surfaced with an impervious all weather seal, 
c. Be adequately drained to prevent stormwater being discharged to 

neighbouring property, 
d. Be line-marked or otherwise delineated to indicate each car space and 

access lanes,  
 
Parking areas and access lanes must be kept available for these purposes at all times. 
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10. DAMAGE TO COUNCIL INFRASTRUCTURE 
The developer is liable for all costs associated with damage to Council infrastructure 
resulting from non-compliance with the conditions of the Planning Permit and any 
bylaw or legislation relevant to the development activity on the site.  The developer 
will also be liable for all reasonable costs associated with the enforcement of 
compliance with the conditions, bylaws and legislation relevant to the development 
activity on the site. 

 
11. WORKS WITHIN/OCCUPATION OF THE ROAD RESERVE  

All works in (or requiring the occupation of) the road reserve must be carried out in 
accordance with a detailed Traffic Management Plan prepared by a qualified person 
in accordance with the requirements of Australian Standard AS1742.  A copy of 
such plan is to be maintained on site and available for inspection upon request by 
an Authorised Officer. 

 
The explicit permission of Technical Services is required prior to undertaking works 
where the works: 
a. require a road or lane closure; 
b. require occupation of the road reserve for more than one week at a particular 

location; 
c. are in nominated high traffic locations; or 
d. involve opening or breaking trafficable surfaces. 
 
Where the work is associated with the installation, removal or modification of a 
driveway or a stormwater connection, the approval of a permit for such works shall 
form the explicit approval. 
 

12. APPLICATION TO ALTER A STORMWATER SERVICE 
To have an existing service connection physically removed/relocated/altered, or to 
have a new connection installed, an application must be made using the Council's 
eServices web portal or on the approved form and accompanied by the prescribed 
fee. All work must be carried out by a suitably experienced contractor and in 
accordance with Council standards.  All costs associated with these contractors are 
to be borne by the applicant. 

 
13. ROAD CROSSINGS FOR SERVICE CONNECTIONS 

Where it is required by a service provider (i.e. TasWater, Telstra, Aurora, etc) to 
upgrade, relocate or remove the existing connection or install a new connection, the 
developer must apply to Council's Roads and Hydraulics Manager for approval to 
install the connection across Jinglers Drive. 
 
The approved installation method is direction drilling/boring.  Open trench 
installation will not be permitted except in EXCEPTIONAL circumstances and 
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requires the written consent of the Council's Technical Services Manager who will 
specify the required construction and reinstatement works. 

 
No work must commence for the installation, alteration or removal of the connection 
until such time as the service crossing approval has been obtained. 
 

14. SOIL AND WATER MANAGEMENT PLAN 
Prior to the commencement of the development works the applicant must install all 
necessary silt fences and cut-off drains to prevent the soil, gravel and other debris 
from escaping the site.  Additional works may be required on complex sites.  No 
material or debris is to be transported onto the road reserve (including the nature 
strip, footpath and road pavement).  Any material that is deposited on the road 
reserve as a result of the development activity is to be removed by the applicant.  
The silt fencing, cut off drains and other works to minimise erosion are to be 
maintained on the site until such time as the site has revegetated sufficiently to 
mitigate erosion and sediment transport. 

 
15. STRATA LOT NUMBERS AND ADDRESSES FOR DWELLINGS 

The following number and addressing is to be assigned to the development 
consistent with the residential addressing standard: Australian Standard AS4819: 
 

Dwelling No Strata Lot No.  Street Address 

2 1 1/19 Jinglers Drive 

3 2 1/19 Jinglers Drive 

4 3 1/19 Jinglers Drive 

5 4 1/19 Jinglers Drive 

1 5 5/19 Jinglers Driver 
 

The above addresses are to be adhered to when identifying the dwellings and their 
associated letterboxes. 

 
16. AMENITY 

The construction of the development permitted by this permit must not adversely 
affect the amenity of the site and the locality by reason of the processes carried on; 
the transportation of materials, goods or commodities to or from the subject land; 
the appearance of any buildings, works or materials; the emission of noise, artificial 
light, vibration, smell, fumes, smoke, vapour, steam, soot, ash, dust, waste water, 
waste products, grit or oil; the presence of vermin, or otherwise. 
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17. NO BURNING OF WASTE 
No burning of any waste materials generated by the construction process, to be 
undertaken on-site.  Any such waste materials to be removed to a licensed refuse 
disposal facility (e.g. Launceston Waste Centre). 

 
Notes 
 
A. Building Permit Required 

Prior to the commencement of any construction the applicant is required to attain a 
Building Permit pursuant to the Building Act 2016.  A copy of this planning permit 
should be given to your Building Surveyor. Please contact the Council’s Building 
Services Department on 6323 3000 for further information. 

 
B. Occupancy Permit Required 

Prior to the occupation of the premises the applicant is required to attain an 
Occupancy Permit pursuant to the Building Act 2016. Section 225.  A copy of this 
planning permit should be given to your Building Surveyor. 

 
C. Plumbing Permit Required 

Prior to the commencement of any construction the applicant is required to attain a 
Plumbing Permit pursuant to the Building Act 2016.  A copy of this planning permit 
should be given to your Building Surveyor. Please contact the Council’s Building 
Services Department on 6323 3000 for further information. 

 
D. General 

This permit was issued based on the proposal documents submitted for 
DA0601/2016.  You should contact Council with any other use or developments, as 
they may require the separate approval of Council.  Council's planning staff can be 
contacted on 03 6323 3000. 

 
This permit takes effect after: 
a. The 14 day appeal period expires; or  
b. Any appeal to the Resource Management and Planning Appeal Tribunal is 

abandoned or determined; or.   
c. Any agreement that is required by this permit pursuant to Part V of the Land 

Use Planning and Approvals Act 1993 is executed; or 
d. Any other required approvals under this or any other Act are granted. 

 
This permit is valid for two years only from the date of approval and will thereafter 
lapse if the development is not substantially commenced.  An extension may be 
granted subject to the provisions of the Land Use Planning and Approvals Act 1993 
as amended, by a request to Council. 
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E. Restrictive Covenants 
The granting of this permit takes no account of any covenants applicable to the 
land. The permit holder and any other interested party, should make their own 
enquires as to whether the proposed development is effected, restricted or 
prohibited by any such covenant. 

 
If the proposal is non-compliant with any restrictive covenants, those restrictive 
covenants should be removed from the title prior to construction commencing or the 
owner will carry the liability of potential legal action in the future. 

 
F. Appeal Provisions 

A planning appeal may be instituted by lodging a notice of appeal with the Registrar 
of the Resource Management and Planning Appeal Tribunal.  

 
A planning appeal may be instituted within 14 days of the date the Corporation 
serves notice of the decision on the applicant.  

 
For more information see the Resource Management and Planning Appeal Tribunal 
website www.rmpat.tas.gov.au <http://www.rmpat.tas.gov.au> 

 

 

REPORT: 

1. THE PROPOSAL 
 
The application is for the construction and use of five dwellings on an internal vacant 
residential lot.  Each dwelling has the same footprint, the footprint for dwelling 5 a mirror 
image of the others.  All have a main bedroom suite, two other bedrooms and a bathroom, 
an L-shaped lounge/dining and kitchen, a garage with laundry at the end and an adjoining 
carport.  Construction is of brick veneer with a hipped colorbond clad roof. 
 
The access to the lot is over a portion of land that has a burdening easement where it 
provides access to 21 Jinglers Drive.  The driveway is relatively long, given the 
configuration of the lot, with the dwellings having a circular type setout within the body of 
the site. 
 
2. LOCATION AND NEIGHBOURHOOD CHARACTER 
 
The site is located on the southern end of the two cul-de-sacs of recent subdivisions that 
have been developed from the parent title.  Jinlgers Drive extends to the south west and 
Deeks Street to the north east.   Access to the subdivision is off the southern side the 
circular road of Techno Park Drive.  The neighbouring properties are primarily developed 
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with single dwellings, although Gilmont Court, to the north west, contains a number of 
multiple dwelling developments.  Immediately to the north, Techno Park Drive, originally 
developed for development and use of Call Centres retains such a use within two buildings 
with other building used for business premises and a child care centre. 
 
The site has a battle-axe type shape where the frontage is 13.21m wide, and widens out 
over 52m to provide a larger near rectangular development area.  It has a site area of 
8944m and falls 15m to the north east over a distance of 101m. 
 
Access to the site is directly off the street via sealed drove approximately 90m long to the 
position of the dwellings.  As noted above, the access is burdened by a right of way 
access to 21 Jinglers Drive.   
  
The site contains a scattering of mature native vegetation, the parent site recognised in the 
past for such qualities and contained within the biodiversity overlay.  This significance has 
been reassessed over more recently and the status of the vegetation has been 
downgraded given the examples of similar communities in the general landscape.   
  
The site is able to be connected to all reticulated services. 
 
3. PLANNING SCHEME REQUIREMENTS 
3.1 Zone Purpose 
 
12.0 Low Density Residential Zone 

12.1.1 Zone Purpose Statements  
12.1.1.1 To provide for residential use or development on larger lots in residential areas 
where there are infrastructure or environmental constraints that limit development.  
12.1.1.2 To provide for non-residential uses that are compatible with residential amenity.  
12.1.1.3 To provide for development that is compatible with the natural character of the 
surrounding area. 

Consistent 
The proposed development has a low density residential character in an area surrounded 
by both medium and low density development where there is suitable land area for the 
provision of landscaping. 

 
12.4 Development Standards 
12.4.1 Site Coverage 

Objective:  
To ensure that site coverage:  
(a) is compatible with the character of the surrounding area;  
(b) provides sufficient area for private open space and landscaping; and  
(c) assists with the management of stormwater runoff.  
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Consistent 
The proposed site cover is appropriate for the intended character of the zone, the 
provision of open space and pervious services. 

A1.1 Site coverage must be no greater than 50%; and  
A1.2 No less than 25% of the site must be free from impervious surfaces. 

Complies 
The site area is 8944m², minus the portion of access of 865m², to provide an effective 
area of 8079m².  Each dwelling has a roofed area of 247.47m² resulting in a total area of 
1237.35m².  The site cover is therefore 15.3%.   
 
The extent of sealed driveways and maneourving spaces is approximately 1385m² which 
along with the site cover creates a pervious area of 32.4% and ensures that at least 25% 
of the site is impervious. 

 
12.4.2 Building height, setback and siting 

Objective:  
To ensure that building bulk and form, and siting:  
(a) is compatible with the streetscape and character of the surrounding area; and  
(b) protects the amenity of adjoining lots.  

Consistent 
The proposed dwellings are single storey and will be appropriate to the site and setting. 

A1 Building height, other than for outbuildings, must be no greater than 8m. 

Complies 
The maximum heights of the dwellings follow: 
 
Dwelling 1: 7m; 
Dwelling 2: 5.5m; 
Dwelling 3: 6.2m; 
Dwelling 4: 6.1m; and 
Dwelling 5: 6m. 
 
All dwellings therefore comply. 

A2.1 Setback from a primary frontage must be no less than:  
(a) 8m; or  
(b) for infill lots, within the range of the setbacks of buildings on adjoining lots, indicated 

by the hatched section in Figure 12.4.2 below; and Figure 12.4.2 - Primary Frontage 
Setback for Infill Lots  

A2.2 Setback from a frontage other than a primary frontage must be no less than 3m. 
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Complies 
The dwellings are setback within the body of the site, approximately 60m from the 
frontage. 

A3.1 Setback from a side boundary must be no less than 3m plus 0.5m for every metre of 
building height over 3m, or part thereof.  
A3.2 Setback from a rear boundary must be no less than 5m. 

Complies 
The dwellings are all able to be contained within the building setback requirements. 

 
12.4.3 Outbuildings and other structures 

A2 Earthworks and retaining walls requiring cut or fill more than 600mm below or above 
existing ground level must:  
(a) be located no less than 1.5m from each lot boundary;  
(b) be no higher than 1m (including the height of any batters) above existing ground 

level;  
(c) not require cut or fill more than 1m below or above existing ground level;  
(d) not concentrate the flow of surface water onto an adjoining lot; and  
(e) be located no less than 1m from any registered easement, sewer main or water 

main or stormwater drain.  

Complies 
Plans indicate earthworks are limited to minor filling of land for turning areas for each 
dwelling and for minor terracing to the rear and south west of the southern most 
dwellings.  A maximum depth of 900mm is nominated and in all cases the earth works is 
in excess of the building setback, the minimum distance being 5.5m. 

 
12.4.4 Development for discretionary uses 

Objective:  
To ensure that discretionary uses are compatible with the form and scale of residential 
development and do not adversely impact on the amenity of nearby sensitive uses. 

Consistent 
The proposal for five dwellings on the 8944m² lot is considered to have a minimal impact 
on the amenity of the area.  While the number of dwellings on the site is higher than most 
multiple dwelling developments, the density of dwellings per site area is maintained and 
there is an ample area of open space and landscaping. 

A1 No acceptable solution 

Relies on Performance Criteria 

P1 Development must be compatible with the form and scale of residential development 
and not unreasonably impact on the amenity of nearby sensitive uses, having regard to:  
(a) the setback of the building to a frontage;  
(b) the streetscape;  
(c) the topography of the site;  
(d) the building height, which must not be greater than 8.0m;  
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(e) the bulk and form of the building;  
(f) height, bulk and form of buildings on the site, adjoining lots and adjacent lots;  
(g) setbacks to side and rear boundaries;  
(h) solar access and privacy of habitable room windows and private open spaces of 

adjoining dwellings;  
(i) the degree of overshadowing and overlooking of adjoining lots;  
(j) mutual passive surveillance between the road and the building;  
(k) any existing and proposed landscaping;  
(l) the visual impact of the building when viewed from adjoining or immediately 

opposite lots;  
(m) the location and impacts of traffic circulation and parking; and  
(n) the character of the surrounding area.  

Complies 

The proposed residential development is considered to be compatible with the form and 
scale of residential development in the area and to not cause unreasonably impact on the 
amenity of nieghbouring dwellings in the area.  In relation to the matters to consider: 
(a) the setback of the building to a frontage;  
(b) the streetscape;  
The proposal is barely visible from the street with only one dwelling likley to be visible 
from the driveway. 
 
(c) the topography of the site;  
The site has a gradual fall across the site to the east.  Dwelling 2 runs with the contours 
but the other dwellings run slightly cross the contours.  Minimal earthworks are required 
to provide suitable levels for parking and open space. 
 
(d) the building height, which must not be greater than 8.0m;  
Resulting from the terrain the dwellings have a level surface to entry the garage to have a 
single storey heigth but are one and half storey at the opposing corners.  The maximum 
height of any portion of the buildings would be 7.5m. 
 
(e) the bulk and form of the building;  
The dwellings are all similar in bulk and form to a single dwelling on a slightly sloped site, 
single at the entrance and up to storey at the far corner. 
 
(f) height, bulk and form of buildings on the site, adjoining lots and adjacent lots;  
The west of the site is established development primarily in the form of single dwellings 
on lots around 750m².  To the east the land is currently being developed with residential 
development on lots of around 1500m². 

  



 

City of Launceston 
 

COUNCIL AGENDA Monday 20 March 2017 
 

 
8.2 19 Jinglers Drive, Youngtown; Residential - Multiple Dwellings; Construction 

and Use of Five Townhouses …(Cont’d) 
 

 

 

45 

(g) setbacks to side and rear boundaries;  
The setbacks comply with acceptable solutions of 3m to the side boundaries and 5m to 
the rear. 
 
(h) solar access and privacy of habitable room windows and private open spaces of 
adjoining dwellings; 
(i) the degree of overshadowing and overlooking of adjoining lots;  
The dwellings are all suitably setback from each other and external boundaries to all 
allow for solar access and privacy to be achieved and maintained and to prevent 
overshadowing 
 
(j) mutual passive surveillance between the road and the building;  
The property is an internal lot in that the development is proposed beyond the access.  
This will limit passive surveillance between development and the street.  This is no 
different to the situation of a single dwelling on the site and as that there are other 
dwellings on the site to have surveillance over one another, surveillance of the site will be 
provided. 
 
(k) any existing and proposed landscaping;  
Scattered native vegetation is proposed to be removed with ornamental species 
proposed.  An ancillary report has been provided that states the existing vegetation is not 
specifically important.  It is considered that a supplementary plan be submitted so to 
include the retention of some of the existing specimens to maintain some of the existing 
character of the site and minimise change to neighbouring properties. 
 
(l) the visual impact of the building when viewed from adjoining or immediately 

opposite lots;  
The dwellings are relatively low key and conservative in design.  The density should not 
impact on adjoining dwellings. 
 
(m) the location and impacts of traffic circulation and parking;  
Each dwelling has its own parking with two visitor spaces proposed.  all vehicles will be 
able to enter and exit in a forward direction. 
 
and  
(n) the character of the surrounding area. 
The area has a low density residential character suitable for its location adjoining the 
more rural charactered land to the south. 

 
E6.0 Parking and Sustainable Transport Code 

E6.1 The purpose of this provision is to:  
(a) ensure that an appropriate level of parking facilities are provided to service use and 

development;  
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(b) ensure that cycling, walking and public transport are supported as a means of 
transport in urban areas;  

(c) ensure access for cars and cyclists and delivery of people and goods is safe and 
adequate;  

(d) ensure that parking does not adversely impact on the amenity of a locality;  
(e) ensure that parking spaces and accesses meet appropriate standards; and  
(f) provide for the implementation of parking precinct plans.  

Consistent 
Adequate parking can be provided on site. 

 
E6.5 Use Standards 
E6.5.1 Car parking numbers 

Objective:  
To ensure that an appropriate level of car parking is provided to meet the needs of the 
use. 

Consistent 
Suitable parking can be provided for the five multiple dwellings proposed. 

A1 The number of car parking spaces must:  
(a) not be less than 90% of the requirements of Table E6.1 (except for dwellings in the 

General Residential Zone); or  
(b) not be less than 100% of the requirements of Table E6.1 for dwellings in the 

General Residential Zone; or  
(c) not exceed the requirements of Table E6.1 by more than two spaces or 5% 

whichever is the greater, except for dwellings in the General Residential Zone; or  
(d) be in accordance with an acceptable solution contained within a parking precinct 

plan.  

Complies 

Table E6.1 requires two car spaces per dwelling and one visitor space.  Each dwelling is 
proposed with an attached garage and carport and two visitor spaces are proposed 
therefore the development complies. 

 
E6.6 Development Standards 
E6.6.1 Construction of parking areas 

Objective:  
To ensure that parking areas are constructed to an appropriate standard. 

Consistent 
Parking will be appropriately constructed. 

A1 All parking, access ways, manoeuvring and circulation spaces must:  
(a) have a gradient of 10% or less;  
(b) be formed and paved;  
(c) be drained to the public stormwater system, or contain stormwater on the site;  
(d) except for a single dwelling, and all uses in the Rural Resource, Environmental 
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Management and Open Space zones, be provided with an impervious all weather 
seal; and  

(e) except for a single dwelling, be line marked or provided with other clear physical 
means to delineate parking spaces.  

Complies 
The two parking spaces will be constructed simultaneously with the dwellings.  The 
spaces will be level and have a concrete surface. 

 
E6.6.2 Design and layout of parking areas 

Objective:  
To ensure that parking areas are designed and laid out to provide convenient, safe and 
efficient parking. 

Consistent 
The parking areas are appropriately designed. 

A1.1 Car parking, access ways, manoeuvring and circulation spaces must:  
(a) provide for vehicles to enter and exit the site in a forward direction where providing 

for more than four parking spaces;  
(b) have a width of vehicular access no less than the requirements in Table E6.2, and 

no more than 10% greater than the requirements in Table E6.2;  
(c) have parking space dimensions in accordance with the requirements in Table E6.3;  
(d) have a combined access and manoeuvring width adjacent to parking spaces not 

less than the requirements in Table E6.3 where there are three or more car parking 
spaces; and  

(e) have a vertical clearance of not less than 2.1m above the parking surface level.  
A1.2 All accessible spaces for use by persons with a disability must be located closest to 
the main entry point to the building.  
A1.3 Accessible spaces for people with disability must be designated and signed as 
accessible spaces where there are six spaces or more.  
A1.4 Accessible car parking spaces for use by persons with disabilities must be designed 
and constructed in accordance with AS/NZ2890.6 - 2009 Parking facilities - Off-street 
parking for people with disabilities. 

Complies 

The proposed parking meets the acceptable solutions: 
(a) provide for vehicles to enter and exit the site in a forward direction where providing 

for more than four parking spaces;  
 
All vehicles will be able to turn on site. 
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(b) have a width of vehicular access no less than the requirements in Table E6.2, and 
no more than 10% greater than the requirements in Table E6.2;  

 
The table requires a minimum drive width of 4.5m for the first 7m from the road 
carriageway and 3m thereafter, which has been provided.  A passing bay is proposd 
approximately 15m in from the frontage.  
 
(c) have parking space dimensions in accordance with the requirements in Table E6.3;  
 
Parking spaces provided as part of the dwelling are each provided with their own turning 
bay within the proposed strata allotments.  . 
 
(d) have a combined access and manoeuvring width adjacent to parking spaces not 

less than the requirements in Table E6.3 where there are three or more car parking 
spaces; and  

 
Manoeuvring spaces are at a variety of angles with each over 3m wide and 5.5m in length 
 
(e) have a vertical clearance of not less than 2.1 metres above the parking surface 

level.  
 
Each space has a clearance of greater than 2.1m. 

 
E6.6.3 Pedestrian access 

Objective:  
To ensure pedestrian access is provided in a safe and convenient manner. 

Consistent 
Pedestrians should be able to walk within the site safely and efficiently. 

A1.1 Uses that require 10 or more parking spaces must:  
(a) have a 1m wide footpath that is separated from the access ways or parking aisles, 

except where crossing access ways or parking aisles, by:  
(i) a horizontal distance of 2.5m between the edge of the footpath and the 

access way or parking aisle; or  
(ii) protective devices such as bollards, guard rails or planters between the 

footpath and the access way or parking aisle; and  
(b) be signed and line marked at points where pedestrians cross access ways or 

parking aisles; and  
 
A1.2 In parking areas containing accessible car parking spaces for use by persons with a 
disability, a footpath having a minimum width of 1.5m and a gradient not exceeding 1 in 
14 is required from those spaces to the main entry point to the building. 
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Relies on Performance Criteria 
Eleven car parking spaces are required but no separate footpath is proposed to access 
each dwelling from the street.  

P1 Safe pedestrian access must be provided within car parks, having regard to:  
(a) the characteristics of the site;  
(b) the nature of the use;  
(c) the number of parking spaces;  
(d) the frequency of vehicle movements;  
(e) the needs of persons with a disability;  
(f) the location and number of footpath crossings;  
(g) vehicle and pedestrian traffic safety;  
(h) the location of any access ways or parking aisles; and  
(i) any protective devices proposed for pedestrian safety.  

Complies 
Given the length of the access a footpath from the street alongside the driveway is 
considered appropriate but excessive in this case as the driveway would generally only 
be used by residents.  The speed of the users should be minimal given the nature of 
travel within the site. 

 
E6.7.1 Precinct 1 - Launceston Central Business District Parking Exemption Area 
E8.0 Biodiversity Code 

E8.1 The purpose of this provision is to:  
(a) support the conservation of biodiversity in the planning scheme area and the 

northern region, including the extent, condition and connectivity of important habitats 
and priority vegetation communities, and the number and status of threatened 
species; and  

(b) consider and manage the impact of use or development on biodiversity through:  
(i) minimisation of vegetation and habitat loss or degradation; and  
(ii) appropriate location of development.  

Consistent 
The proposal is submitted with justification as to why the future development will not have 
a significant impact on the code, this primarily as two species that were present on the 
site when initial assessments were undertaken, and that were recognised as being 
threatened, are no longer listed as such.  In addition, the community type mapped by 
TASVEG is not correct.  Therefore, the community that exists is Eucalyptus amygdalina 
forest and woodland on dolerite, which is not threatened.   The supplementary report also 
notes that, especially given the corrected classifications of the site, that the proposal will 
not impact on the priority vegetation. 

 
E8.6 Development Standards 
E8.6.1 Habitat and vegetation management 

Objective:  
To appropriately protect or manage vegetation identified as priority habitat and priority 



 

City of Launceston 
 

COUNCIL AGENDA Monday 20 March 2017 
 

 
8.2 19 Jinglers Drive, Youngtown; Residential - Multiple Dwellings; Construction 

and Use of Five Townhouses …(Cont’d) 
 

 

 

50 

vegetation communities. 

Consistent 
The proposal is submitted with justification that it will not have a significant impact on 
vegetation communities. 

A1 Clearance or disturbance of priority habitat is in accordance with a certified Forest 
Practices Plan. 

Relies on Performance Criteria 
The native vegetation proposed to be removed has been reclassified to Eucalyptus 
amygdalina forest and woodland on dolerite, which is not threatened nor priority habitat.  
The site is mapped as such but given the reclassification a Forest Practive Plan was not 
undertaken. 

P1 Clearance or disturbance of native vegetation within priority habitat or areas identified 
as priority vegetation communities does not compromise the adequacy of representation 
of species or vegetation communities, having regard to:  
(a) the quality of the site to provide habitat of significance to the maintenance or 

protection of biodiversity in the planning scheme area;  
(b) the need for the clearance or disturbance of the vegetation;  
(c) the method of clearance or disturbance of the vegetation;  
(d) the extent and quality of the vegetation or habitats affected by the proposal;  
(e) the value of the vegetation as a wildlife corridor;  
(f) the value of riparian vegetation to the protection of habitats and wildlife corridors;  
(g) any rehabilitation and maintenance measures;  
(h) the impacts of development and vegetation clearance, in proximity to the priority 

habitat or priority vegetation communities;  
(i) any conservation outcomes achieved and the long term security of any offset for 

the loss of the vegetation, provided in accordance with the General Offset 
Principles document published by the Department of Primary Industries, Parks, 
Water and Environment, available at 
http://dpipwe.tas.gov.au/Documents/General-Offset-Principles.pdf ;  

(j) any agreement under section 71 of the Act relating to vegetation management;  
(k) any conservation covenant made under the Nature Conservation Act 2002, that 

exists on or adjacent to the site of the proposed development; and  
(l) any recommendations or advice contained in a flora and fauna report.  

Complies 

While the overlay maps cover the site, in respect of priority habitat, expert advice within a 
supplementary report to the original Ecological assessment for the site, has corrected the 
classification of the vegetation on site including at caused the site to be included.  The 
report states that while there are 'biodiversity values' on the site, "the contribution is not 
significant because it does not involve threatened vegetation types, populations of 
threatened flora or significant potential habitat or known sites". 
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The vegetation is proposed to be removed to allow for construction of five dwelling, their 
access and infrastructure to service the dwellings.  As it is considered that the site does 
not have any significant contribution, the retention of vegetation where possible and 
replanting/replenishing with native vegetation should provide for the site is substantiated 
to ensure a level of biodiversity for the area.   
 
The reclassification of the community to Eucalyptus amygdalina forest and woodland on 
dolerite, with further statements in the reports that the landscape is of a low quality given 
its use over the years has reduced the ecological value of the site.  In addition, the 
proposed development is not considered to effect the broader quantity of this community 
or habitat in the area. 
 
There are no riparian values in the vicinity, no other controls in respect of protecting 
vegetation and no rehabilitation measures identified as necessary.  It is although 
considered in this respect that landscaping of the site must be predominantly of native 
vegetation.   
 
As noted above, the proposal is submitted with justification as to why the future 
development will not have a significant impact on the code, this primarily as two species 
that were present on the site when initial assessments were undertaken, and that were 
recognised as being threatened, are no longer listed as such.  In addition, the community 
type mapped by TASVEG is not correct.  Therefore the community that exists is 
Eucalyptus amygdalina forest and woodland on dolerite, which is not threatened.   The 
supplementary report also notes that, especially given the corrected classifications of the 
land does not support any significant potential habitat of fauna listed as threatened. 
 

 
4. REFERRALS 
 

REFERRAL COMMENTS 

INTERNAL 

Infrastructure Services Conditions recommended.  

Environmental Health Conditions recommended.  

Heritage/Urban Design N/A  

Building and Plumbing Standard notes apply. 
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EXTERNAL 

TasWater Conditional consent provided. TasWater has 
issued a Development Certificate of Consent 
TWDA 2016/1899 - LCC. 

State Growth N/A  

TasFire N/A  

Tas Heritage Council N/A  

Crown Land N/A  

TasRail N/A  

EPA N/A  

Aurora N/A  

 
5. REPRESENTATIONS 
 
Pursuant to Section 57 of the Land Use Planning and Approvals Act 1993, the application 
was advertised for a 14 day period from 11 February to 27 February 2017.  Six 
representations were received. The issues raised are summarised in the following table. 
Whilst the summary attempts to capture the essence of each issue raised it should be read 
in conjunction with the representations received which are attached to this report.  
 

ISSUE COMMENTS 
 

Concern about the density of the 
development - in particular is the 
number of dwellings proposed on the 
lot where it was expected that there 
would be one dwelling per lot given 
the recent subdivision approval. 

The zone allows for the development of multiple 
dwellings with a site area per dwelling of not less 
than 1,500m².  With deletion of nominally 865m² 
as the access strip the effective area reduces 
8079m² to result in a density of one dwelling per 
1615.8m² to comply. 

Precedence of development that may 
result if this approved. 

Each application is considered on its merits 
against the particular planning scheme that may 
be in place at the time.  The use and 
development on adjoining land is relevant as 
much as the planning scheme requires 
consideration of such. 

Subsequent increase in noise and 
traffic. 

There is likely to be a difference in noise and 
traffic but this is not necessarily to the detriment 
of an area as each residential household 
contains individuals of various ages, character 
and number of vehicles. 
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ISSUE COMMENTS 

Misrepresentation by real estate 
agents as to the level of development 
ever expected upon the land from the 
first stage. 

This is not a planning consideration.  The status 
of development in an area changes over time. 

Loss of vegetation and bird life. It is acknowledged that the character of the area 
has changed over the last couple of years as the 
subdivision has proceeded.  Comment from the 
developer follows:  "This land was removed from 
the original rezoning to allow greater study of the 
priority habitat in the area. This study was done 
and it was found that there were no species listed 
as priority habitat in this area and the current 
mature gum trees were well past their usable life 
and presented a danger to any use of this site. 
This work has been repeated now on three 
occasions with the same results. Whether the 
land was going to be developed or not the 
vegetation in this area is in transition – from age 
of trees and due to a long history of illegal felling 
by “wood hookers” who until the subdivision took 
place would blatantly cut wood and fill their 
trailers and trucks with the logs." 

 
6. CONCLUSION 
 
Subject to the recommended conditions, it is considered that the proposal complies with 
the Scheme and it is appropriate to recommend for approval.  
 

ECONOMIC IMPACT: 

The Launceston Interim Planning Scheme 2015 contains provisions intended to implement 
the objectives of the Resource Management Planning System.  The application has been 
assessed using these provisions and as such economic impacts have been considered. 
 

ENVIRONMENTAL IMPACT: 

The Launceston Interim Planning Scheme 2015 contains provisions intended to implement 
the objectives of the Resource Management Planning System.  The application has been 
assessed using these provisions and as such environmental impacts have been 
considered. 
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SOCIAL IMPACT: 

The Launceston Interim Planning Scheme 2015 contains provisions intended to implement 
the objectives of the Resource Management Planning System.  The application has been 
assessed using these provisions and as such social impacts have been considered. 
 

STRATEGIC DOCUMENT REFERENCE: 

Launceston Interim Planning Scheme 2015. 
 

BUDGET & FINANCIAL ASPECTS: 

Not considered relevant to this report. 
 

DISCLOSURE OF INTERESTS: 

The officer has no conflict of interest in this item. 
 

 
 
ATTACHMENTS: 
1. Locality Map (distributed electronically) 
2. Plans of Proposal (distributed electronically) 
3. Representations (distributed electronically) 
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8.3 21 Ann Street, East Launceston: Residential - Multiple Dwellings; Demolish 
Existing Dwelling; Construction and Use of Two Multiple Dwellings   

 
FILE NO: DA0047/2017 
 
AUTHOR: Claire Fawdry (Town Planner) 
 
DIRECTOR: Leanne Hurst (Director Development Services) 
 

DECISION STATEMENT: 

To consider and determine a development application pursuant to the Land Use Planning 
and Approvals Act 1993 
 

PLANNING APPLICATION INFORMATION: 

Applicant: Honed Architecture & Design 
Property: 21 Ann Street, East Launceston 
Zoning: Inner Residential 
Receipt Date: 7/02/2017 
Validity Date: 9/02/2017 
Further Information Request: N/A 
Further Information Received: N/A 
Deemed Approval: 23/03/2017 
Representations: Six 
 

RECOMMENDATION: 

That, in accordance with Section 51 and Section 57 of the Land Use Planning and 
Approvals Act 1993 and the Launceston Interim Planning Scheme 2015, a permit be 
granted, for DA0047/2017 Residential - multiple dwellings; demolish existing dwelling; 
construction and use of two multiple dwellings at 21 Ann Street, East Launceston subject 
to the following conditions:  
 
1. ENDORSED PLANS  

The use and development must be carried out in accordance with the endorsed 
plans to the satisfaction of the Council unless modified by a condition of the Permit: 
a. Cover Sheet by Honed Architecture & Design, Drawing No. A-DA-01, Rev. A, 

Project No. 1625, Dated: October 2016;  
b. Site Plan by Honed Architecture & Design, Drawing No. A-DA-03, Rev. A, 

Project No. 1625, Dated: October 2016;  
c. Townhouse 1 - Level 1 Plan by Honed Architecture & Design, Drawing No. A-

DA-04, Rev. A, Project No. 1625, Dated: October 2016;  
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d.  Townhouse 1 - Level 2 Plan by Honed Architecture & Design, Drawing No. A-
DA-05, Rev. A, Project No. 1625, Dated: October 2016;  

e.  Townhouse 1 - Northern & Eastern Elevations by Honed Architecture & 
Design, Drawing No. A-DA-07, Rev. A, Project No. 1625, Dated: October 
2016;  

f.  Townhouse 1 - Southern & Western Elevations by Honed Architecture & 
Design, Drawing No. A-DA-08, Rev. A, Project No. 1625, Dated: October 
2016;  

g.  Townhouse 2 - Level 1 Plan by Honed Architecture & Design, Drawing No. A-
DA-09, Rev. A, Project No. 1625, Dated: October 2016;  

h.  Townhouse 2 - Level 2 Plan by Honed Architecture & Design, Drawing No. A-
DA-10, Rev. A, Project No. 1625, Dated: October 2016;  

i.  Townhouse 2 - Northern & Eastern Elevations by Honed Architecture & 
Design, Drawing No. A-DA-12, Rev. A, Project No. 1625, Dated: October 
2016;  

j.  Townhouse 2 - Southern & Western Elevations by Honed Architecture & 
Design, Drawing No. A-DA-13, Rev. A, Project No. 1625, Dated: October 
2016;  

k.  Landscape Plan by Honed Architecture & Design, Drawing No. A-DA-19, 
Rev. A, Project No. 1625, Dated: October 2016 (To Be Amended); 

l.  Front Fence Detail by Honed Architecture & Design, Drawing No. A-DA-20, 
Rev. A, Project No. 1625, Dated: October 2016. 

 
2. AMENDED PLANS REQUIRED 

Prior to building approval, an amended Landscape Plan must be submitted to the 
satisfaction of the Manager Planning Services to replace plan annotated as "To Be 
Amended" and attached to the Permit.  Once approved, this plan will be endorsed 
and will then form part of the Permit.  The amended plan must show: 
a. A screen of trees or shrubs must be planted between the driveway and the 

boundary fence with 19 Ann St for a distance of at least 23m from the 
frontage to ensure reasonable privacy and separation.  The plant screen 
must be a species that will grow to a height of at least 2m.  

 
3. LEGAL TITLE 

All development and use associated with the proposal must be confined to the legal 
title of the subject land except construction of access from the street. 

 
4. TASWATER 

The development must be in accordance with the Submission to Planning Authority 
Notice issued by TasWater (TWDA No. 2017/00191-LCC) (attached). 
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5. HOURS OF CONSTRUCTION  
Construction works must only be carried out between the hours of: 
Monday to Friday - 7.00am and 6.00pm 
Saturday - 9.00am to 6.00pm 
Sundays and Public Holidays - 10.00am to 6.00pm 

 
6. SITE LANDSCAPING 

The landscaping must be: 
a. Installed in accordance with the endorsed plan; and 
b. Completed prior to the use commencing or a further period as agreed by the 

Manager Planning Services; and 
c. Maintained as part of residential development.  It must not be removed, 

destroyed or lopped without the written consent of the Manager Planning 
Services. 

 
7. FENCING  

Prior to the commencement of the use, all side and rear boundaries must be 
provided with a solid (i.e. no gaps) fence to provide full privacy between each 
dwelling and adjoining neighbours.  The fence must be constructed at the 
developer's cost and to a height of: 
a. 1.2m within 4.5m of the frontage; and 
b. 1.8m - 2.1m elsewhere when measured from the highest finished level on 

either side of the common boundaries. 
 
8. MULTIPLE DWELLINGS - SERVICE FACILITIES  

Prior to the commencement of the use, the following site facilities for multiple 
dwellings must be installed: 
a. Mail receptacles must be provided and appropriately numbered for each 

dwelling unit. 
b. Either internal or external clothes drying facility to be provided for each 

dwelling to the satisfaction of the Council. 
 
9. STRATA LOT NUMBERS AND ADDRESSES FOR DWELLINGS 

The following number and addressing is to be assigned to the development 
consistent with the residential addressing standard: Australian Standard AS4819: 
 

Dwelling No Strata Lot No.  Street Address 

1 1 1/21 Ann Street 

2 2 2/21 Ann Street 
 

The above addresses are to be adhered to when identifying the dwellings and their 
associated letterboxes. 
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10. DRIVEWAY CONSTRUCTION 
Before the use commences, areas set aside for parking vehicles and access lanes 
as shown on the endorsed plans must: 
a. Be properly constructed to such levels that they can be used in accordance 

with the plans, 
b. Be surfaced with an impervious all weather seal, 
c. Be adequately drained to prevent stormwater being discharged to 

neighbouring property, 
d. Be line-marked or otherwise delineated to indicate each car space and 

access lanes. 
 
Parking areas and access lanes must be kept available for these purposes at all 
times. 

 
11. DAMAGE TO COUNCIL INFRASTRUCTURE 

The developer is liable for all costs associated with damage to Council infrastructure 
resulting from non-compliance with the conditions of the Planning Permit and any 
bylaw or legislation relevant to the development activity on the site.  The developer 
will also be liable for all reasonable costs associated with the enforcement of 
compliance with the conditions, bylaws and legislation relevant to the development 
activity on the site. 

 
12. WORKS WITHIN/OCCUPATION OF THE ROAD RESERVE  

All works in (or requiring the occupation of) the road reserve must be carried out in 
accordance with a detailed Traffic Management Plan prepared by a qualified person 
in accordance with the requirements of Australian Standard AS1742.  A copy of 
such plan is to be maintained on site and available for inspection upon request by 
an Authorised Officer. 

 
The explicit permission of Technical Services is required prior to undertaking works 
where the works: 
a. require a road or lane closure; 
b. require occupation of the road reserve for more than one week at a particular 

location; 
c. are in nominated high traffic locations; or 
d. involve opening or breaking trafficable surfaces. 
 
Where the work is associated with the installation, removal or modification of a 
driveway or a stormwater connection, the approval of a permit for such works shall 
form the explicit approval. 
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13. VEHICULAR CROSSINGS 
No new vehicular crossing shall be installed, or any existing crossing removed or 
altered (including but not limited to the alteration of the kerb and channel or the 
placement of additional concrete segments against the existing apron) without the 
prior approval of Technical Services. 
 
An application for such work must be lodged electronically via the Council's 
eServices web portal or on the approved hard copy form. 
 
All redundant crossovers and driveways must be removed prior to the occupation of 
the development. 
 
All new works must be constructed to Council standards by a contractor authorised 
to perform such work.  The work must include all necessary alterations to other 
services including lowering/raising pit levels, upgrading trenches non trafficable 
trenches to trafficable standard and and/or relocation of services.  Permission to 
alter such services must be obtained from the relevant authority (eg TasWater, 
Telstra, and TasNetworks etc).  The construction of the new crossover and 
driveway and removal of the unused crossover and driveway will be at the 
applicant’s expense. 

 
14. SOIL AND WATER MANAGEMENT  

Prior to the commencement of the development works the applicant must install all 
necessary silt fences and cut-off drains to prevent the soil, gravel and other debris 
from escaping the site.  Additional works may be required on complex sites.  No 
material or debris is to be transported onto the road reserve (including the nature 
strip, footpath and road pavement).  Any material that is deposited on the road 
reserve as a result of the development activity is to be removed by the applicant.  
The silt fencing, cut off drains and other works to minimise erosion are to be 
maintained on the site until such time as the site has revegetated sufficiently to 
mitigate erosion and sediment transport. 

 
15. AMENITY 

The construction of the development permitted by this permit must not adversely 
affect the amenity of the site and the locality by reason of the processes carried on; 
the transportation of materials, goods or commodities to or from the subject land; 
the appearance of any buildings, works or materials; the emission of noise, artificial 
light, vibration, smell, fumes, smoke, vapour, steam, soot, ash, dust, wastewater, 
waste products, grit or oil; the presence of vermin, or otherwise. 
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16. DEMOLITION 
The Developer must: 
a. protect property and services which are to either remain on or adjacent to the 

site from interference or damage and erect dust screens as necessary;  
b. not undertake any burning of waste materials on site; 
c. remove all rubbish from the site for disposal at a licensed refuse disposal 

site;  
d. dispose of any asbestos found during demolition in accordance with the  

Worksafe Tasmania 'How to Safely Remove Asbestos' Code of Practice 
2012 or any subsequent versions of the document. 

 
Notes 
 
A. Building Permit Required 

Prior to the commencement of any construction the applicant is required to attain a 
Building Permit pursuant to the Building Act 2016.  A copy of this planning permit 
should be given to your Building Surveyor. Please contact the Council’s Building 
Services Department on 6323 3000 for further information. 

 
B. Occupancy Permit Required 

Prior to the occupation of the premises the applicant is required to attain an 
Occupancy Permit pursuant to the Building Act 2016, Section 225.  A copy of this 
planning permit should be given to your Building Surveyor. 

 
C. General 

This permit was issued based on the proposal documents submitted for 
DA0047/2017.  You should contact Council with any other use or developments, as 
they may require the separate approval of Council.  Council's planning staff can be 
contacted on 03 6323 3000. 

 
This permit takes effect after: 
a. The 14 day appeal period expires; or  
b. Any appeal to the Resource Management and Planning Appeal Tribunal is 

abandoned or determined; or.   
c. Any agreement that is required by this permit pursuant to Part V of the Land 

Use Planning and Approvals Act 1993 is executed; or 
d. Any other required approvals under this or any other Act are granted. 

 
This permit is valid for two years only from the date of approval and will thereafter 
lapse if the development is not substantially commenced.  An extension may be 
granted subject to the provisions of the Land Use Planning and Approvals Act 1993 
as amended, by a request to Council. 
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D. Restrictive Covenants 
The granting of this permit takes no account of any covenants applicable to the 
land.  The permit holder and any other interested party, should make their own 
enquires as to whether the proposed development is effected, restricted or 
prohibited by any such covenant. 

 
If the proposal is non-compliant with any restrictive covenants, those restrictive 
covenants should be removed from the title prior to construction commencing or the 
owner will carry the liability of potential legal action in the future. 

 
E. Appeal Provisions 

A planning appeal may be instituted by lodging a notice of appeal with the Registrar 
of the Resource Management and Planning Appeal Tribunal.  

 
A planning appeal may be instituted within 14 days of the date the Corporation 
serves notice of the decision on the applicant.  

 
For more information see the Resource Management and Planning Appeal Tribunal 
website www.rmpat.tas.gov.au <http://www.rmpat.tas.gov.au> 

 
F. Permit Commencement. 

If an applicant is the only person with a right of appeal pursuant to section 61 of the 
Land Use Planning and Approvals Act 1993 and wishes to commence the use or 
development for which the permit has been granted within that 14 day period, the 
Council must be so notified in writing.  A copy of Council’s Notice to Waive Right of 
Appeal is attached. 

 
G. Strata Title Approval 

The proposal may be Strata titled.  If this is to be staged the Strata plan must be 
accompanied by a Disclosure Statement for a Staged Development Scheme. 

 

 

REPORT: 

1. THE PROPOSAL 
 
A development application was lodged by Honed Architecture & Design for the demolition 
of an existing dwelling to facilitate the use and development of two new dwellings at 21 
Ann Street in East Launceston.  While the built form and character of the dwelling at 21 
Ann Street is not detrimental to the surrounding area, it may be argued that it is not 
consistent with the predominant character of the area. 
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The applicant provided the following perspectives to assist with how the development will 
look when viewed from the street. 
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The two proposed dwellings will have three bedrooms and parking for two cars in a double 
garage under each respective roofline.  Due to the slope of the site, the designer has 
chosen to have garaging and storage on the ground level with living areas entirely 
upstairs.  
 
Dwelling 1: 
Dwelling 1 will be located closest to the street and will be the predominant built form visible 
from the frontage.  The dwelling will read as double storey from the frontage, however will 
only be marginally higher than a single storey dwelling in height (approx. 4m), when 
viewed from the west due to the slope of the land.  This is somewhat representative of the 
existing single dwelling on the site which contains a single car garage on the ground level 
with living areas above.  
 
The proposed dwelling will have an open plan living area which encompasses the kitchen, 
dining and living room with a northerly aspect.  French doors open onto a large deck (5.8m 
x 4m) off the kitchen/dining room.  The existing retaining wall/fence across the frontage will 
be replaced and increased by 700mm on the lower side to allow for backfill of the front 
yard to create useable space which will be accessible from the proposed deck.  A 1.2m 
high picket fence will be constructed atop the retaining wall.  
 
Level 1 floor area (garage and storage) = 66m² 
Level 2 floor area = 143m² 
Level 2 deck = 23m² 
Total Floor Area = 232m² 
 
Dwelling 2: 
Dwelling 2 will be tucked behind dwelling 1 and will be accessed via a driveway which will 
run parallel to the eastern title boundary.  This dwelling will be double storey in height, 
however all habitable rooms will be upstairs.  Similarly to dwelling 1, a 12m² deck is 
proposed with access from the living room.  
 
Level 1 floor area (garage and storage) = 65m² 
Level 2 floor area = 108m² 
Level 2 deck area = 12m² 
Total Floor Area = 185m² 
 
Generally: 
The proposed dwellings have been designed to be compatible and sympathetic to the 
character of Ann Street and East Launceston more broadly.  The exterior cladding will be 
James Hardie 'Primeline' weatherboard and 'Easylap' with a pitched form colorbond clad 
roof.  
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A 1m wide garden bed is proposed along the fence line to allow for appropriate 
landscaping and separation between the sealed driveway and the fence.  The existing 
vehicular crossover will be shifted to the east to maximise site area.  The relocation of the 
crossover also allows sufficient length for two vehicles to park out the front of the site. This 
is relevant as a variation to the provision of an on-site visitor parking is sought.  
 
The developer is proposing to replace all three boundary fences with 19 and 23 Ann Street 
and 3 Philip Street as sections are not solid and are relatively low.  The developer 
proposes to construct 1.8m high fences (i.e. 2.1m is the maximum height allowable without 
planning approval). 
 
2. LOCATION AND NEIGHBOURHOOD CHARACTER 
 
Location: 
The site is located on the southern side of Ann Street between Philip and Oxford Streets.  
The site is situated in the suburb of East Launceston, on the eastern side of High Street 
ridgeline within 170m of St George's Square and to the north west of the East Launceston 
Primary School oval.  It shares neighbouring boundaries with 19 and 23 Ann Street and 3 
Philip Street.  The area is zoned Inner Residential with scattered pockets of Local 
Business zoning for cafes and local shops in the surrounding street network.  
 
Subject Site: 
The site is rectangular in shape with an area of 626m² and is formally described in 
Certificate of Title Volume 13732 Folio 1.  The site rises from the frontage to the centre of 
the site and then falls to the south with an overall slope direction which runs from the 
north-west to the south east of the site.  The average slope of the site is 10%.  The 
existing driveway has been levelled and is relatively flat.  The site is not mapped as being 
within a class 4 or 5 landslip area.  The site contains planted hedging along its eastern and 
western side boundaries with associated landscaping and lawn areas in the front and rear 
yards.  
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Figure 1: Aerial Imagery identifying subject site 

 

 
Figure 2: Contour Plan identifying subject site 
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Character: 
There is an existing dwelling on the site which is likely to be of the 1950s or early 1960s, 
whereas the house on the adjoining lot to the east and the neighbouring properties on this 
side of the street are bungalows of timber construction with weatherboard cladding and 
gable roof forms.  These appear to be from the Edwardian period (early 1900s-1910s), 
while the development to the west and opposite the site, along the northern side of Ann 
Street appears to be mostly from the late Victorian period (around 1890).  These buildings 
are a mix of detached and attached cottages and terrace houses, also of timber 
construction with weatherboard cladding, however, hipped roof forms and richly decorated 
verandahs are common for these properties, with many retaining their original timber 
fretwork and iron lacework. 
 
Services: 
The road is sealed with bitumen and drained to a Council standard.  The existing vehicular 
crossover is also bitumen with drainage underneath into the public stormwater system.  
The site is connected to the reticulated water, sewer and stormwater systems as well as 
telecommunications and NBN.  The closest bus stop is less than 200m walk in High Street. 
A power pole is located to the west of the front title boundary.  
 
3. PLANNING SCHEME REQUIREMENTS 
 
3.1 Zone Purpose 
11.0 Inner Residential Zone 

11.1.1 Zone Purpose Statements  
11.1.1.1 To provide for a variety of residential uses and dwelling types close to services 
and facilities in inner urban and historically established areas, which uses and types 
respect the existing variation and pattern in lot sizes, set back, and height.  
11.1.1.2 To provide for compatible non-residential uses that primarily serve the local 
community.  
11.1.1.3 To allow increased residential densities where it does not significantly affect the 
existing residential amenity, ensure appropriate location of parking, and maintain vehicle 
and pedestrian traffic safety.  
11.1.1.4 To maintain and develop residential uses and ensure that non-residential uses do 
not displace or dominate residential uses.  
11.1.1.5 To provide for development that provides a high standard of amenity and 
contributes to the streetscape. 

Consistent 

The proposed multiple dwelling development is located in an established area of East 
Launceston to the south east of St George's Square and north west of the East 
Launceston Primary School oval.  The wider area is characterised by single dwellings with 
scattered multiple dwellings, conjoined terrace houses and heritage properties. The 
density of the area is therefore reflective of the established character. 
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The proposed multiple dwelling development will create two dwellings on a 626m² title.  
The acceptable solution minimum density requirement for multiple dwellings is 350m², 
however, the absolute minimum is 250m² in the performance criteria (P1) of clause 
11.4.16.  The density of the proposed development will be 313m² per dwelling.  It is noted 
that the acceptable solution (A1.1 of clause 11.4.24) stipulates a minimum lot size for 
subdivision at 300m² with no absolute minimum in the performance criterion (P1).  This 
means that an application for subdivision at the densities proposed for this multiple 
dwelling development would comply with the minimum lot size acceptable solution.  The 
density of development therefore aligns with the intended lot sizes set out in the Inner 
Residential Zone. 
 
This area of East Launceston is developed with predominantly single and double storey 
dwellings.  It is suggested that the proposed dwellings, would be more compatible with the 
surrounding character of the area than if they were of a more standard design which is 
characteristic of many multiple dwelling developments in new subdivisions throughout 
Launceston. 

 
Local Area Objectives - There are no local area objectives 
 
Desired Future Character Statements - There are no desired future character 
statements 
 
11.3 Use Standards 

Not applicable 
 
11.4 Development Standards 
11.4.7 Site coverage 

Objective:  
To:  
(a) ensure that the site coverage of residential development and ancillary buildings 

respects the character of the surrounding area;  
(b) reduce the impact of increased stormwater runoff on the drainage system; and  
(c) provide for landscaping and private open space.  

Consistent 
The proposed site coverage of the development is considered to be compatible with 
character of the surrounding area.  Rainwater will be directed through appropriate design 
and drainage to the public stormwater system.  The proposal plans indicate the areas on 
the site where shrubs and trees will be planted.  Private open space areas will be located 
to the north in dedicated private deck areas which will act as an extension to the living 
area.  

A1.1 Site coverage must be no greater than 60%; and  
A1.2 No less than 25% of the site must be pervious to rainfall. 
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Complies 
Site coverage means the proportion of the site (excluding any access strip) covered by 
roofed buildings as defined in clause 4.1.3 of the planning scheme. 
 
Total title area = 626m²  
Dwelling 1 = 143m²  
Dwelling 2 = 108m² 
Total site coverage = 40% (251m²) 
 
Approximately 190m² of the total site will be covered by soft landscaping.  This equates to 
approximately 30% of pervious area on the site (ie. the driveway occupies approximately 
185m² of sealed area). 
 
The proposal complies with A1.1 and A1.2. 

 
11.4.8 Building height 

Objective:  
To ensure that the building height respects the character of the surrounding area. 

Consistent 
The proposed building heights of the two dwellings will be compatible with the area and 
consistent with other similar development in the immediate surrounds.  

A1 Building height must be no greater than 9m. 

Complies 
Building height means the vertical distance from natural ground level at any point to the 
uppermost part of a building directly above that point, excluding minor protrusions such as 
aerials, antennae, solar panels, chimneys and vents as defined in clause 4.1.3 of the 
planning scheme. 
 
The maximum building height of dwelling 1 will be 6.6m at the apex of the roof. The 
approximate height of the building taken from the various elevations is set out below: 

 6.2m, closest to 19 Ann Street (setback distance ranging between 4.2m and 4.8m) 

 4.2m, closest to 23 Ann Street (1m setback distance) 
 
The maximum building height of dwelling 2 will be 7.8m at the apex of the roof.  The 
approximate height of the building taken from the various elevations is set out below:  

 5.6m, closest to 19 Ann Street (setback distance ranging between 1m and 2.6m) 

 4.5m closest to 23 Ann Street (1m setback distance) 

 6m (2.5m rear setback distance) 
 
The proposed heights comply with A1.  
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11.4.9 Frontage setbacks 

Objective:  
To ensure that the setbacks from a frontage respect the character of the surrounding area. 

Consistent 
The proposed frontage setback distance is considered appropriate for the site and 
surrounding area. 

A1.1 The primary frontage setback must be no less than:  
(a) 4m; or  
(b) for infill lots, within the range of the frontage setbacks of buildings on adjoining lots, 

indicated by the hatched section in the Figure 11.4.9 below; and Figure 11.4.9 - 
Primary Frontage Setback for Infill Lots  

A1.2 Setback from a frontage other than a primary frontage must be no less than 3m; and  
A1.3 Porches, pergolas, verandas, that are less than 3.6m high and eaves may encroach 
no greater than 1.5m into the setbacks of this standard. 

Complies 
The existing dwelling on the site is proposed to be demolished and two new dwellings 
constructed.  The site must therefore be considered as an infill lot for the purposes of 
assessment against this standard. 
 
The frontage setback distances of 19 and 23 Ann Street are approximately 8.3m and 3m 
respectively.  The proposed development has been designed with a front setback of 4m 
and therefore complies with the acceptable solution (A1.1(b)).  Notwithstanding, A1.1(a) 
also requires a frontage setback of 4m.  

 
11.4.10 Rear and side setbacks 

Objective:  
To ensure that the setbacks are compatible with the character of the surrounding area and 
minimise the impacts on the amenity and solar access of adjoining dwellings. 

Consistent 
The setbacks to the side boundaries are considered appropriate for the site and will be 
compatible with the character of the surrounding area. 

A1 Buildings must be set back from the rear boundary no less than 2.5m. 

Complies 
The proposed development (specifically dwelling 2) will have a rear boundary setback of 
2.5m and complies with A1.  

A2 Buildings must be set back from side boundaries no less than:  
(a) for lots 1,000m² or less, 1m, plus 0.3m for every metre of building height over 3.6m 

up to 6.9m, plus 1m for every metre of height over 6.9m; or  
(b) for lots greater than 1,000m² , 2.0m, plus 0.3m for every metre of building height over 

3.6m up to 6.9m, plus 1m for every metre of height over 6.9m.  
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Relies on Performance Criteria 
The subject site has a title area of 626m² so A2(a) applies.  
 
Dwelling 1 will have a side setback distance of 1m to the west and 4m to the east. 
Dwelling 2 will have a side setback to the west and east of 1m.  The Elevation Plans 
provided as part of the lodgement documentation identify the maximum building height 
allowable based on the side setback distance.  
 
The Northern Elevation Plan - Townhouse 1 (dwelling 1) identifies that the western eave 
and approximately 500mm of the western wall will protrude.  The Northern Elevation Plan - 
Townhouse 2 (dwelling 2) identifies 'wedges' of the dwelling to the east and west which 
exceed the height requirements for a 1m side setback. 
 
Assessment against the performance criteria is required to achieve compliance with this 
standard. 

P2 Building setback to the rear boundary must be appropriate to the location, having 
regard to:  
(a) the ability to provide adequate private open space;  
(b) the character of the area and location of buildings on adjoining lots;  
(c) the impact on the amenity, solar access and privacy of habitable rooms, windows, 

and private open space of nearby or adjoining buildings; and  
(d) the size, shape and orientation of the lot.  

Complies 

It is noted that the standard refers to a 'rear' boundary instead of a 'side' boundary.  This is 
considered to be an error and the standard will be considered on the basis that it applies to 
a side boundary setback. 
 
Dwelling 1: 
The Northern Elevation Plan - Townhouse 1 (dwelling 1) identifies that the western eave 
and approximately 500mm of the western wall will exceed the height requirement for this 
setback distance.  When considering the impacts of overshadowing, it is only the offending 
portion of the building which is to be considered.  This is not to say that development 
within the acceptable height and setback will not have an overshadowing impact, but that 
the planning scheme standards have been developed on the basis that this level of 
shading is considered to be reasonable in an Inner Residential Zone context.  It is not 
anticipated that this 'wedge' which runs parallel to the boundary will itself result in an 
unreasonable degree of overshadowing. 
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Dwelling 2: 
The Southern Elevation Plan - Townhouse 2 (dwelling) identifies that portions of the 
eastern and western eaves exceed the height requirement for a setback distance of 1m.  
Similarly to dwelling 1, this dwelling is located substantially within the specified parameters 
and the protrusions are unlikely to result in an unreasonable level of overshadowing. 
 
A 3D model was internally prepared to assist with the assessment of this development 
application.  The model identifies the proposed dwellings, and immediately adjoining 
dwellings, and the degree of height encroachment.  The blue 'envelope' identifies the 
allowable height based on the setback distance. 
 

 
Figure 3: Building Envelope  A 
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Figure 4: Building Envelope B 
 

 
Figure 5: Building Envelope C 

 
Shadow diagrams provided by the applicant with the lodgement documentation illustrate 
that although some shading will occur, each of the neighbouring dwellings will receive at 
least four hours of direct sunlight on 21 June.  The east facing windows of 23 Ann Street 
may be shaded at sunrise (7:38am) till late morning on 21 June, however, this dwelling will 
not be shaded by the development after approximately 11.00am according to the shading 
diagrams provided.  Similarly, the property at 3 Philip Street to the south will be affected by 
a degree of shading from sunrise till 12.00pm to varying windows on 21 June.  It is noted 
however, that this property is double storey to the rear (i.e. the second storey deck will 
have a higher floor level to the second storey floor level of proposed dwelling 2) and the 
shadow indicated on the diagrams does not take into account the built form and the 
degree at which the shadow creeps up a wall.  The neighbouring dwelling at 19 Ann Street 
will be affected by potential shading from 2.00pm onwards, noting that sunset on 21 June 
is prior to 5.00pm. 

 
To assist with the assessment of overshadowing, the 3D model prepared internally 
identifies the overshadowing of neighbouring properties on 21 December (summer solstice 
and longest day of the year when the sun is at its highest) and 21 June (winter solstice and 
shortest day of the year when the sun is at its lowest and casts the longest shadows). 

 
The model illustrates that shading of 23 Ann Street in the middle of summer will only be 
half way up the eastern wall of the dwelling (i.e. kitchen window may not be affected due to 
raised floor level) at sunrise and be entirely out of shadow shortly thereafter. In winter, the 
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shadow line will creep up the eastern wall of 23 Ann Street, however, this partial shadow 
only lasts for a few hours and from midday has entirely gone. 

 

 
 

Figure 6: 3D Model Shading Diagrams 
 

Shading of 19 Ann Street or 3 Philip Street from the proposed development does not occur 
in the model in summer due to the angle of the sun.  The model indicates that shading of 
19 Ann Street in the afternoon in winter barely reaches the dwelling in the late afternoon. 
Shading of the ground floor of 3 Philip Street will occur to some extent in winter from 
sunrise till midday to varying windows. 

 
The private open space areas for the two dwellings are substantially comprised in the deck 
areas which act as an extension to the respective living areas.  Dwelling 1 will also have 
additional private open space within the frontage between the deck and the proposed 
fence.  The private open space areas for each dwelling complies with the specific private 
open space acceptable solution in clause 11.4.17 A1.2 of the zone. 

 
The general topography of this section of Ann Street means that small portions of 
dwellings may protrude from the height based setback requirement as the dwellings are 
stepped down the hill, many with double storey components where the ground level is 
usable or not.  The photograph below indicates the slope of this section of Ann Street. 
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Figure 7: Slope of Ann Street 

 
In suburban areas of Launceston, shading impacts from neighbouring dwellings is a 
reality. The planning scheme attempts to regulate the point at which shading becomes 
unreasonable. It is assessed that the proposed development will not result in an 
unreasonable level of shading to neighbours. 

 
The proposal complies with P2. 

 

11.4.12 Location of car parking 

Objective:  
To:  
(a) provide convenient car parking for residents and visitors;  
(b) protect residents from vehicular noise within sites; and  
(c) minimise visual impact on the streetscape.  

Consistent 
Each dwelling will contain appropriate on-site garaging for two vehicles.  The garages will 
not be visible when viewed from the street. 

A1 Shared driveways or car parks of residential buildings must be located no less than 
1.5m from the windows of habitable rooms. 

Relies on Performance Criteria 
The east and south facing windows of dwelling 1 and north facing windows of dwelling 2 
will be within 1.5m of the proposed driveway.  
 
Assessment against the performance criteria is required to achieve compliance with this 
clause.  

P1 Shared driveways or car parking spaces must be located to not unreasonably impact 
on the amenity of the adjoining habitable rooms, having regard to:  
(a) the width of the driveway;  
(b) the location of the existing dwellings and habitable rooms;  
(c) the location of car spaces;  
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(d) the number of car spaces served by the driveway; and  
(e) any noise mitigation measures including screening or landscaping  

Complies 
The floor level of both dwellings will be elevated so that garaging can be located on the 
ground floor.  The floor level of the habitable rooms in dwellings 1 and 2 will be 
approximately 2.8m and 3m respectively which mitigates the impacts from the shared 
driveway. 
 
The width of the driveway will be at least 3m and will provide access for four cars which 
will be garaged.  The impacts of the shared driveway on habitable room windows are not 
considered to be unreasonable. 
 
The proposal complies with P1.  

A2.1 Car parking must not be located in the primary front setback, unless it is a tandem 
car parking space in a driveway located within the setback from the frontage.  
A2.2 Turning areas for vehicles must not be located within the primary front setback. 

Complies 
No parking or turning is proposed within the front setback. 

A3 A garage or carport must be:  
(a) within 10m of the dwelling it serves; and  
(b) located no less than 5.5m from a frontage; or  
(c) with a setback equal to or greater than the setback of the dwelling to the frontage; or  
(d) in line with or behind the front building line of the dwelling, if the dwelling is facing an 

internal driveway.  

Complies 
Each dwelling will have a double car garage located under the roofline of the dwelling. The 
garage for dwelling 1 will be located approximately 8.1m from the frontage perpendicular 
to the driveway.  The dwelling will have a frontage setback of 4m.  
 
The proposal complies with A3.  

 
11.4.13 Overlooking 

Objective:  
To minimise:  
(a) overlooking into private open space and habitable room windows; and  
(b) the impact on the amenity of the adjoining and the subject site.  

Consistent 
The proposed dwellings have been designed to maximise reasonable privacy between 
neighbours. 

A1.1 A habitable room window, balcony, terrace, deck or patio with a direct view into a 
habitable room window or private open space of dwellings within a horizontal distance of 
9m (measured at ground level) of the window, balcony, terrace, deck or patio must:  
(a) be offset no less than 1.5m from the edge of one window to the edge of the other; or  
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(b) have sill heights no less than 1.7m above floor level; or  
(c) have fixed, obscure glazing in any part of the window less than 1.7m above floor 

level; or  
(d) have permanently fixed external screens to no less than 1.7m above floor level; and  
(e) have obscure glazing and screens must be no greater than 25% transparent; or  
A1.2 New habitable room windows, balconies, terraces, decks or patios that face a 
property boundary at ground level must have a visual barrier no less than 1.8m high. 

Relies on Performance Criteria 
There are four windows on the western elevation of dwelling 1.  These windows will be 
approximately 3m - 3.5m from the east facing windows of 23 Ann Street.  
 
There will be a 6.4m separation distance between the east facing windows of dwelling 1 
and the west facing windows of 19 Ann Street. 
 
Dwelling 2 will be located 10m from the southern wall of 19 Ann Street, however, will have 
passive views from east facing windows in the rear yard of 19 Ann Street. 
 
Dwelling 2 will be separated by 5.5m from the deck of 3 Philip Street however there is only 
one bedroom window proposed on the southern elevation of dwelling 2 which will have a 
sill height of 1.2m and will not be within 1.5m of any neighbouring window.  Passive views 
into the rear yard of 3 Philip Street may however occur.  Similarly passive views into the 
rear yard of 23 Ann Street may occur from west facing windows of dwelling 2. 
 
Assessment against the performance criteria is required to achieve compliance with this 
standard. 

P1 Buildings must be designed to minimise the potential for loss of amenity caused by 
overlooking of adjacent dwellings having regard to:  
(a) the setback of the existing and proposed building;  
(b) the location of windows and private open spaces areas within the development and 

the adjoining sites;  
(c) the level and effectiveness of physical screening by fences or vegetation;  
(d) the topography of the site; and  
(e) the characteristics and design of houses in the immediate area.  

Complies 

The existing carport on the site at 23 Ann Street is setback approximately 16m from the 
frontage and extends for approximately 7.8m along the boundary.  This is relevant as the 
three windows to the rear of proposed dwelling 1 (refer to Western Elevation - Townhouse 
1 Plan which are to bedroom 2, bathroom and bedroom 3) will be obstructed/separated by 
the existing carport at 23 Ann Street.  There do not appear to be any east facing windows 
of 23 Ann Street which are directly opposite these windows of dwelling 1.  Established 
pittosporums are also planted on 23 Ann Street and extend from several metres between 
the kitchen window and the carport of 23 Ann Street.  
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The proposed kitchen window of dwelling 1 will presumably act as a splashback to the 
hotplates and bench in the kitchen.  The floor level of the kitchen will be approximately 
0.7m above natural ground level.  It is noted that due to the topography of Ann Street, the 
dwelling at 23 Ann Street has a higher floor level than proposed dwelling 1 and therefore 
will not be within a horizontal plane of one another.  There may be a degree of passive 
overlooking between neighbours, but it is not anticipated that this will be unreasonable.  
This level of passive overlooking is generally accepted in urban areas where dwellings are 
located relatively close to one another.  
 
There is a significant hedge between the dwellings which is located on both sides of the 
fence line.  The portion of the hedge from the frontage which extends for approximately 7m 
is located on 21 Ann Street and is anticipated to be removed.  
 
There will be a 6.4m separation distance between dwelling 1 and 19 Ann Street.  Again, 
due to the slope of the area, the east facing windows of dwelling 1 will look out over the 
roof of 19 Ann Street.  Given the concerns of representors, a permit condition has been 
recommended to require vegetative screening along the fence line.  Plantings have been 
identified on the Landscape Plan for this garden bed, however, the permit condition will 
specify the mature height of the selected shrubs. 
 
Views from the windows on the eastern and western elevations of dwelling 2 into the rear 
yards of 19 and 23 Ann Street will be obstructed by existing vegetation.  Significant native 
shrubs in the rear yard of 23 Ann Street will provide screening of the proposed dwelling.  
Notwithstanding, the windows on the western elevation of dwelling 2 will be to a walk-in-
robe, ensuite, bathroom, toilet (each anticipated to be opaque), and bedroom 2 to the rear 
which will likely be obstructed from view by a significant liquid amber tree in the south 
western corner of 23 Ann Street.  The dining room and kitchen windows as well as the 
deck on the eastern elevation of dwelling 2 will again be obstructed from direct view into 
the rear yard of 19 Ann Street by vegetation.  The applicant has advised that significant 
shrubs on the subject site to the north east of the deck will ideally be retained if possible.  
The usable private open space area for 19 Ann Street is significant, however is most likely 
to occur closest to the dwelling.  With a separation distance between dwellings of 10m, 
unreasonable overlooking would be unlikely.  Dwelling 2 appears to have been designed 
to maximise outlook over the East Launceston Primary School oval and beyond rather 
than directly into the rear yard of 19 Ann Street. 
 
There is only one bedroom window on the southern elevation of dwelling 2.  Given that the 
use of this room is for a bedroom, deliberate overlooking into the rear yard of 3 Philip 
Street is not considered to be reasonable.  The potential for overlooking is again restricted 
by the variation in horizontal plane due to the slope of the land and the double storey 
nature of dwelling 2.  A deliberate view down would be required to look into the rear yard 
of 3 Philip Street.  
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The proposal complies with P1. 

 
11.4.14 North-facing windows 

Objective:  
To allow adequate solar access to existing north-facing habitable room windows. 

Consistent 
The dwelling has been designed to receive maximum sunlight to habitable rooms.  The 
street pattern in an east/west direction means that direct obstruction of north facing 
windows from neighbouring dwellings cannot occur.  

A1 If a north-facing habitable room window of an existing dwelling is within 3.0m of a 
boundary on an abutting lot, a building must be set back from the boundary no less than 
1m, plus 0.6m for every metre of height over 3.6m up to 6.9m, plus 1m for every metre of 
height over 6.9m for a distance of 3m from the edge of each side of the window as 
indicated in Figure 11.4.14 

Not Applicable 
The lot layout in Ann Street is aligned so that the frontage of the subject site faces north. 
Obstruction of north facing habitable room windows is therefore not a concern.  

 
11.4.15 Daylight to windows 

Objective:  
To allow adequate daylight into habitable room windows. 

Consistent 
The dwelling has been designed to receive maximum sunlight to habitable rooms.  

A1 Where the minimum distance between:  
(a) a new window in a habitable room and an existing building; or  
(b) a new building constructed directly opposite an existing habitable room window, is 

less than 3.0m, a light court with an area of no less than 3m² and dimension of no 
less than 1m clear to the sky must be provided. 

Not Applicable 
The separation distance between the habitable room windows of the proposed dwellings 
will not be less than 3m of a habitable room window of a neighbouring dwelling. 

 
11.4.16 Density control of multiple dwellings 

Objective:  
To ensure that multiple dwellings and other forms of residential development are 
interspersed with single dwellings in a manner that ensures that single dwellings remain 
the primary form of dwellings in a road and the surrounding area. 
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Consistent 
The development of the site for multiple dwellings will not result in multiple dwellings 
becoming the primary dwelling type in the surrounding area.  The properties adjoining the 
site and in Ann Street are single dwellings.  The Residential (multiple dwelling) use class is 
discretionary in the Inner Residential Zone which means that any application for a multiple 
dwelling development will require public advertising as required under Section 57 of the 
Land Use Planning and Approvals Act 1993.  

A1 Multiple dwellings must have a site area per dwelling of no less than 350m² . 

Relies on Performance Criteria 
The proposed multiple dwelling development will create two private lots (lot 1: 
approximately 237m² and lot 2: approx. 263m²) and one common property lot 
(approximately 145m²); on average 626m² ÷ 2 = 313m².  
 
Assessment against the performance criteria is required to demonstrate compliance with 
this standard. 

P1 Multiple dwellings must not detract from the character of the surrounding area, having 
regard to:  
(a) the character of the streetscape;  
(b) the density of dwellings in the surrounding area;  
(c) the proximity of multiple dwellings on nearby sites; and  
(d) the proximity to public transport routes and services; and must have a site area per 

dwelling of not less than 250m² . 

Complies 

The site does not adjoin any multiple dwellings nor are there any multiple dwellings in this 
section of Ann Street (east of High Street).  It is clear that the proposed development will 
not distort the predominant single dwelling character of the area.  The site is within a 
reasonable walking distance of the CBD, St Georges Square, Launceston Aquatic as well 
as local shops and cafes in Arthur and Abbott Streets.  The site is less than 200m from the 
metro bus stops on High Street.  It is in some respects an ideal location to promote higher 
density development.  
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Figure 8: Multiple dwelling sites in surrounding area 

 
It is noted that the acceptable solution (A1.1 of clause 11.4.24) stipulates a minimum lot 
size for subdivision at 300m² with no absolute minimum in the performance criterion (P1).  
This means that an application for subdivision at the densities proposed for multiple 
dwelling development would comply with the minimum lot size acceptable solution. 
 
The proposed site area per dwelling exceeds the 250m² minimum stipulated in P1.  
 
The proposal complies with P1. 

A2 Dwellings must have a density no greater than 40% by lot number, of the number of 
lots on land zoned Inner Residential along the road to which the site has frontage. 

Complies 
As identified by the image above, there are currently no other multiple dwellings in this 
section of Ann Street between High and Oxford Streets. 

 
11.4.17 Private open space for multiple dwellings 

Objective:  
To provide adequate and useable private open space for the needs of residents. 

Consistent 
Each dwelling will be provided with well-designed and usable private open space areas.  

A1.1 Each multiple dwelling must have private open space:  
(a) with a continuous area of 24m2 and a horizontal dimension of no less than 4m;  
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(b) directly accessible from, and adjacent to, a habitable room other than a bedroom;  
(c) with a gradient no steeper than 1:16;  
(d) located on the side or rear of the dwelling; and  
(e) that is not provided within the setback from a frontage.  
A1.2 Where all bedrooms and living areas in a multiple dwelling are above ground floor, 
each multiple dwelling must have private open space, with direct access from a habitable 
room other than a bedroom, of:  
(a) a balcony of 8m2 with a minimum dimension of 2m2 ; or  
(b) a roof-top area of 10m2 with a minimum width of 2m2 .  

Complies 
As all the bedrooms and living areas of both dwellings will be above ground floor, A1.2 
applies. It is noted that there is a typographical error in A1.2(a) which state that a balcony 
is to have a minimum horizontal dimension of 2m².  It is taken that this is intended to be 
'2m' and assessed accordingly.  
 
Dwelling 1 will have a private open space area of 23m² (deck) which is accessed via 
French doors off the living area with a minimum horizontal dimension of 4m.  The deck will 
also provide access to additional grassed private open space area (32m²) within the 
frontage. 
 
Dwelling 2 will have a private open space area of 13m² (deck) which is accessed via glass 
sliding doors off the living area with a minimum horizontal dimension of 2m.  
 
The proposal complies with A1.2. 

A2 The southern boundary of private open space must be set back from any wall 2m high 
or greater on the north of the space, no less than (2m + 0.9h) metres, where 'h' is the 
height of the wall as indicated in Figure 11.4.17. 

Complies 
The private open space area is located to the north of each dwelling.  There are no walls 
to the north of these private open space areas and are therefore not impacted by any 
consequent shading.  

 
11.4.18 Site facilities for multiple dwellings 

Objective:  
To provide adequate site and storage facilities for multiple dwellings. 

Consistent 
Each dwelling will be provided with adequate site and storage facilities to meet the 
requirements of this clause.  

A1 Each multiple dwelling must have access to 6m3 of secure storage space not located 
between the primary frontage and the facade of a dwelling. 
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Complies 
Storage areas in excess of 6m³ are identified on the level 1 plans adjacent to the garage.  
 
The proposal complies with A1.  

A2 Mailboxes must be provided at the frontage. 

Complies 
Mailboxes are proposed to be located at the frontage of the lot in common property.  
 
The proposal complies with A2.  

A3 No less than 2m² per dwelling must be provided for bin and recycling enclosures and 
be located behind a screening fence of no less than 1.2m. 

Complies 
Bin storage areas are identified for each dwelling in private property behind the building 
line.  
 
The proposal complies with A3.  

 
11.4.19 Common property for multiple dwellings 

Objective:  
To ensure that common areas are easily identified. 

Consistent 
The proposal plans clearly delineate areas of private and common property. 

A1 Site drawings must clearly delineate private and common areas, including:  
(a) driveways;  
(b) parking, including visitor parking;  
(c) landscaping and gardens;  
(d) mailboxes; and  
(e) storage for waste and recycling bins.  

Complies 
Each dwelling will have its own private lot which contains the dwelling, landscaping, 
parking and bin storage.  The access driveway and mailboxes will be located in common 
property as delineated on the Future Strata Diagram.  There may be a few minor issues 
with the strata lot boundaries identified when it comes to Strata Title approval, however, 
these issues can be rectified prior to execution of the Strata Title. 
 
The proposal complies with A1.  

 
11.4.20 Streetscape integration and appearance 

Objective:  
To:  
(a) integrate the layout and form of residential development with the road; and  
(b) promote passive surveillance; and  
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(c) enhance streetscapes.  

Consistent 
Both dwellings will have excellent passive surveillance and have an attractive and open 
streetscape presence. 

A1 Dwellings, other than outbuildings, must:  
(a) have a front door and a window to a habitable room in the wall that faces a road; or  
(b) if not immediately adjacent to a road, face an internal driveway or common open 

space area.  

Complies 
Dwelling 1 will have its front door facing Ann Street and French doors which open onto the 
proposed deck facing the street. Dwelling 2, which is located to the rear of the site and will 
not have a direct relationship with the street, will have its front door facing the internal 
driveway.  

A2 Dwellings, other than outbuildings, must provide a porch, shelter, awning, recess, or 
similar architectural feature that identifies and provides shade and weather protection to 
the front door. 

Complies 
Both dwellings have been designed with an architectural feature that provides shade and 
weather protection to the front door.  

A3 The height of fences on and within 4.5m of a frontage must be no higher than:  
(a) 1.2m if solid; or  
(b) 1.8m, provided that the part of the fence above 1.2m has openings which provide no 

less than 50% transparency.  

Relies on Performance Criteria 
Due to the slope of the site, and the desire to create a levelled open space area within the 
frontage of dwelling 1, a new retaining wall is proposed across the frontage which will 
range in height from 375mm and 1.8m (i.e. 700mm increase from existing retaining wall).  
A 1.2m high timber picket fence is proposed on top of the retaining wall to provide privacy.  
 
Assessment against the performance criteria is required to achieve compliance with this 
standard. 

P3 Fences on and within 4.5m of a frontage must be designed to:  
(a) provide for security and privacy of residents while allowing for mutual passive 

surveillance of the road;  
(b) take account of the prevailing height, design and character of neighbouring fences;  
(c) attenuate noise from high volume traffic;  
(d) take account of steep slope or other topographical constraints; and  
(e) have regard to streetscape.  
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Complies 
The fence atop the retaining wall will contain adequate separation between the pickets to 
maintain passive surveillance.  The existing dwelling contains a short retaining wall across 
the frontage to manage the changing ground level.  To create a useable front yard, the 
applicant has proposed to increase the height of a retaining wall across the frontage and 
backfill.  Retaining walls with picket fences across the frontage of lots in East Launceston 
are a common characteristic as identified below from 25 and 23 Ann Street. 
 

 
Figure 9: Retaining walls across the frontage in Ann St 

 
11.4.22 Earthworks and retaining walls 

Objective:  
To ensure that earthworks and retaining walls are appropriate to the site and respect the 
amenity of adjoining lots. 

Consistent 
The retaining walls proposed are considered to be appropriate for the site and will not 
compromise or impact upon the amenity of neighbouring dwellings.  

A1 Earthworks and retaining walls requiring cut or fill more than 600mm below or above 
existing ground level must:  
(a) be located no less than 900mm from each lot boundary;  
(b) be no higher than 1m (including the height of any batters) above existing ground 

level;  
(c) not require cut or fill more than 1m below or above existing ground level;  
(d) not concentrate the flow of surface water onto an adjoining lot; and  
(e) be located no less than 1m from any registered easement, sewer main or water main 

or stormwater drain.  

Relies on Performance Criteria 

The proposed retaining wall across the frontage of the lot will exceed 600mm in height 
within 900mm of the title boundary.  
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Assessment against the performance criteria is required to achieve compliance with this 
standard. 

P1 Earthworks and retaining walls must be designed and located so as not to have an 
unreasonable impact on the amenity of adjoining lots, having regard to:  
(a) the topography of the site;  
(b) the appearance, scale and extent of the works;  
(c) overlooking and overshadowing of adjoining lots;  
(d) the type of construction of the works;  
(e) the need for the works;  
(f) any impact on adjoining structures;  
(g) the management of groundwater and stormwater; and  
(h) the potential for loss of topsoil or soil erosion.  

Complies 
As discussed against P3 of clause 11.4.20, a new retaining wall is proposed across the 
frontage of the lot which will range in height from 375mm and 1.8m due to the slope of the 
site.  A 1.2m high picket fence will be constructed atop the retaining wall to provide privacy 
to the private open space area of dwelling 1.  As identified on the elevation plans, a degree 
of excavation is also required for each dwelling so that the impacts are reduced.  The 
decision by the applicant to excavate the site to sit the dwellings into the site will assist 
with reducing the height and any unreasonable overlooking.  
 
It is understood that during construction, appropriate measures will be taken by the 
building surveyor to ensure that excavation works will not impact upon the integrity of 
neighbouring dwellings.  The retaining walls will be appropriately engineered (as is 
required by the building approval process) and appropriately designed to manage soil, 
groundwater and stormwater runoff.  
 
The proposal complies with P1.  

 
11.4.23 Development for discretionary uses 

Objective:  
To ensure that development for discretionary uses is sympathetic to the form and scale of 
residential development and does not adversely impact on the amenity of nearby sensitive 
uses. 

Consistent 
The proposed Residential (multiple dwellings) development is a discretionary use in the 
zone.  Although this clause is anticipated to apply only to discretionary uses which are not 
a single or multiple dwelling, unfortunately the applicability of this clause in the scheme 
does not apply in this way.  Consequently assessment is required against this standard. 
Notwithstanding, consideration of the specific development standards which apply to 
multiple dwellings should inform and demonstrate compliance with this standard.  

A1 No acceptable solution. 
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Relies on Performance Criteria 
In the absence of an acceptable solution, compliance with the performance criterion must 
be demonstrated.  

P1 Development must be compatible with the form and scale of residential development 
and not unreasonably impact on the amenity of nearby sensitive uses, having regard to:  
(a) the setback of the building to a frontage;  
(b) the streetscape;  
(c) the topography of the site;  
(d) the building height, which must not be greater than 8.0m;  
(e) the bulk and form of the building;  
(f) the height, bulk and form of buildings on the site, adjoining lots and adjacent lots;  
(g) setbacks to side and rear boundaries;  
(h) solar access and privacy of habitable room windows and private open spaces of 

adjoining dwellings;  
(i) the degree of overshadowing and overlooking of adjoining lots;  
(j) mutual passive surveillance between the road and the building;  
(k) any existing and proposed landscaping;  
(l) the visual impact of the building when viewed from adjoining or immediately opposite 

lots;  
(m) the location and impacts of traffic circulation and parking; and  
(n) the character of the surrounding area.  

Complies 
The only measurable standard in P1 is building height.  The building height for multiple 
dwellings is dealt with in the assessment against clause 11.4.8 of this report.  The 
maximum building height of dwelling 1 is 6.6m and dwelling 2 is 7.8m.  The other 
considerations of P1 above have been dealt with throughout the report as they apply to 
specific clauses.  

 
E4.0 Road and Railway Assets Code 

E4.1 The purpose of this provision is to:  
(a) protect the safety and efficiency of the road and railway networks; and  
(b) reduce conflicts between sensitive uses and major roads and the rail network.  

Consistent 

This code applies to the use or development of land that will require a new vehicle 
crossing, junction or level crossing, that intensifies the use of an existing access or that 
involves a sensitive use, a building, works or subdivision within 50m of a Utilities zone that 
is part of a rail network or a category 1 or 2 road.  The existing access will be intensified by 
the proposed development of two multiple dwellings and therefore assessment against the 
code is required.  
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The proposed access off Ann Street is assessed as being appropriate to manage the 
anticipated traffic movements to the site.  It is not considered that Ann Street, or the 
surrounding road network, will be unreasonably burdened as a consequence.  
 
The proposal is consistent with the purpose statements through compliance with the 
standards of the code. 

 
E4.5 Use Standards 
E4.5.1 Existing road accesses and junctions 

Objective: 
To ensure that the safety and efficiency of roads is not reduced by increased use of 
existing accesses and junctions. 

Consistent 
The proposed relocated access is appropriate for the site. 

A3 The annual average daily traffic (AADT) of vehicle movements, to and from a site, 
using an existing access or junction, in an area subject to a speed limit of 60km/h or 
less, must not increase by more than 20% or 40 vehicle movements per day, whichever 
is the greater. 

Complies 
Ann Street has a speed limit of less than 60km/h.  Each of the proposed multiple 
dwellings will have three bedrooms.  It is generally accepted that a three bedroom 
dwelling will generate nine vehicle movements per day.  Therefore, it is anticipated that 
the two dwellings would generate approximately 18 movements per day.  This is 
significantly less than 40 movements per day. 
 
The proposal complies with A3. 

 
E4.6 Development Standards 
E4.6.2 Road accesses and junctions 

Objective:  
To ensure that the safety and efficiency of roads is not reduced by the creation of new 
accesses and junctions. 

Consistent 
The proposed relocation of the driveway by shifting it slightly to the east will continue to 
allow for safe and efficient access to the site.  

A2 No more than one access providing both entry and exit, or two accesses providing 
separate entry and exit, to roads in an area subject to a speed limit of 60km/h or less. 

Complies 
The proposed use and development will be accessed by one crossover.  
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E4.6.4 Sight distance at accesses, junctions and level crossings 

Objective:  
To ensure that accesses, junctions and level crossings provide sufficient sight distance 
between vehicles and between vehicles and trains to enable safe movement of traffic. 

Consistent 
Sight distances from the proposed access will be sufficient to allow for safe movement of 
traffic and pedestrians. The proposal is consistent with the objective.  

A1 Sight distances at:  
(a) an access or junction must comply with the Safe Intersection Sight Distance shown in 

Table E4.6.4; and  
(b) rail level crossings must comply with AS1742.7 Manual of uniform traffic control 

devices - Railway crossings, Standards Association of Australia.  

Not Applicable 
This standard applies to new intersections rather than new driveway crossovers.  

 
E6.0 Parking and Sustainable Transport Code 

E6.1 The purpose of this provision is to:  
(a) ensure that an appropriate level of parking facilities are provided to service use and 

development;  
(b) ensure that cycling, walking and public transport are supported as a means of 

transport in urban areas;  
(c) ensure access for cars and cyclists and delivery of people and goods is safe and 

adequate;  
(d) ensure that parking does not adversely impact on the amenity of a locality;  
(e) ensure that parking spaces and accesses meet appropriate standards; and  
(f) provide for the implementation of parking precinct plans. 

Consistent 
An appropriate level of parking is proposed for the two townhouses within walking distance 
of the main services of the city.  The proposal is consistent with the purpose statements of 
the Code.  Further assessment is conducted against individual standards of the Code 
below.  

 
E6.5 Use Standards 
E6.5.1 Car parking numbers 

Objective:  
To ensure that an appropriate level of car parking is provided to meet the needs of the 
use. 

Consistent 
An appropriate level of parking is proposed.  Assessment against the standards below 
demonstrates that the proposal is consistent with the objective. 

A1 The number of car parking spaces must:  
(a) not be less than 90% of the requirements of Table E6.1 (except for dwellings in the 

General Residential Zone); or  
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(b) not be less than 100% of the requirements of Table E6.1 for dwellings in the General 
Residential Zone; or  

(c) not exceed the requirements of Table E6.1 by more than two spaces or 5% 
whichever is the greater, except for dwellings in the General Residential Zone; or  

(d) be in accordance with an acceptable solution contained within a parking precinct 
plan.  

Relies on Performance Criteria 
Table E6.1 requires two spaces for residential uses with more than two bedrooms and one 
dedicated space per four dwellings (rounded up to the nearest whole number).  Each 
dwelling will have three bedrooms and a double car garage for parking of its residents. A 
dedicated on-site visitor parking space is not proposed.  
 
Assessment against the performance criteria is required to achieve compliance with this 
standard.  

P1.1 The number of car parking spaces for other than residential uses, must be provided 
to meet the reasonable needs of the use, having regard to:  
(a) the availability of off-road public car parking spaces within reasonable walking 

distance;  
(b) the ability of multiple users to share spaces because of:  

(i) variations in car parking demand over time; or  
(ii) efficiencies gained by consolidation of car parking spaces;  

(c) the availability and frequency of public transport within reasonable walking distance 
of the site;  

(d) any site constraints such as existing buildings, slope, drainage, vegetation and 
landscaping;  

(e) the availability, accessibility and safety of on-road parking, having regard to the 
nature of the roads, traffic management and other uses in the vicinity;  

(f) an assessment of the actual car parking demand determined in light of the nature of 
the use and development;  

(g) the effect on streetscape; and  
(h) the recommendations of any traffic impact assessment prepared for the proposal; or  
P1.2 The number of car parking spaces for residential uses must be provided to meet the 
reasonable needs of the use, having regard to:  
(a) the intensity of the use and car parking required;  
(b) the size of the dwelling and the number of bedrooms; and  
(c) the pattern of parking in the locality; or  
P1.3 The number of car parking spaces complies with any relevant parking precinct plan. 
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Complies 
As the proposal is for a residential use, P1.2 applies.  
 
It is generally accepted that a three bedroom dwelling will generate nine vehicle 
movements per day.  Therefore, it is anticipated that the two dwellings would generate 
approximately 18 movements per day. 
 
The relocation of the vehicular crossover further to the west will allow sufficient length for 
two visitor parking spaces on the street outside the property.  The dwellings on the 
northern side of Ann Street have double frontages to Ann Street and Hopkins Street to the 
north.  Many of these dwellings have garaging off Hopkins Street and do not rely on Ann 
Street for on-street parking.  
 
Traffic calming measures (speed bumps) are located in the section of Ann Street between 
Philip and Oxford Street to ensure that traffic moves at a speed which is appropriate for 
the residential street.  
 
The proposal is complies with P1.2. 

A2 The number of accessible car parking spaces for use by persons with a disability for 
uses that require six or more parking spaces must be in accordance with Part D3 of the 
National Construction Code 2014, as amended from time to time. 

Not Applicable 
There is no requirement for delineated accessible parking spaces for a Class 1 building. 

 
E6.5.2 Bicycle parking numbers 

Objective:  
To ensure that an appropriate level of bicycle parking spaces are provided to meet the 
needs of the use. 

Not Applicable 
There is no requirement for bicycle parking for a Residential multiple dwelling 
development.  Notwithstanding, bicycle parking and storage can be accommodated in 
each garage or storage area. 

 
E6.6 Development Standards 
E6.6.1 Construction of parking areas 

Objective:  
To ensure that parking areas are constructed to an appropriate standard. 

Consistent 
The proposed parking areas will be constructed to an appropriate standard to service the 
use and development.   

A1 All parking, access ways, manoeuvring and circulation spaces must:  
(a) have a gradient of 10% or less;  
(b) be formed and paved;  
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(c) be drained to the public stormwater system, or contain stormwater on the site;  
(d) except for a single dwelling, and all uses in the Rural Resource, Environmental 

Management and Open Space zones, be provided with an impervious all weather 
seal; and  

(e) except for a single dwelling, be line marked or provided with other clear physical 
means to delineate parking spaces.  

Complies 
The proposed driveway will have a slope which will be reflective of the slope of the existing 
driveway.  The applicant has advised that the gradient will be less than 10%.  Spot levels 
indicated on the Site Survey provided with the lodgement documentation indicate that the 
driveway will be relatively flat.  The driveway will be sealed with concrete and appropriately 
drained to the stormwater system.  

 
E6.6.2 Design and layout of parking areas 

Objective:  
To ensure that parking areas are designed and laid out to provide convenient, safe and 
efficient parking. 

Consistent 
The proposed parking areas have been designed and laid out to provide convenient, safe 
and efficient parking options for future residents. 

A1.1 Car parking, access ways, manoeuvring and circulation spaces must:  
(a) provide for vehicles to enter and exit the site in a forward direction where providing 

for more than four parking spaces;  
(b) have a width of vehicular access no less than the requirements in Table E6.2, and no 

more than 10% greater than the requirements in Table E6.2;  
(c) have parking space dimensions in accordance with the requirements in Table E6.3;  
(d) have a combined access and manoeuvring width adjacent to parking spaces not less 

than the requirements in Table E6.3 where there are three or more car parking 
spaces; and  

(e) have a vertical clearance of not less than 2.1m above the parking surface level.  
A1.2 All accessible spaces for use by persons with a disability must be located closest to 
the main entry point to the building.  
A1.3 Accessible spaces for people with disability must be designated and signed as 
accessible spaces where there are six spaces or more.  
A1.4 Accessible car parking spaces for use by persons with disabilities must be designed 
and constructed in accordance with AS/NZ2890.6 - 2009 Parking facilities - Off-street 
parking for people with disabilities. 
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Complies 
The proposed multiple dwelling development will provide for four on-site parking spaces 
and therefore the requirement for vehicles to enter and exit in a forward direction is not 
required.  Notwithstanding, as detailed by swept paths cars will be able to enter and exit in 
a forward direction.  Table E6.2 requires a minimum driveway width of 3m where 1-5 
parking spaces are served.  The proposed driveway will be at least 3m wide.  
 
The two parking spaces in the garage for dwelling 1 will be 6m long and 3m wide.  There is 
a 6m distance between the garage door and the boundary fence for manoeuvring.  Table 
E6.3 requires a minimum manoeuvring distance of 5.2m for a 3m wide space which is at 
least 5.4m long. 
 
The two parking spaces in the garage for dwelling 2 will be 6m long and 3m wide.  There is 
a 9m distance between the garage door and the southern wall of dwelling 1 for 
manoeuvring into the dedicated turning bay.  Table E6.3 requires a minimum manoeuvring 
distance of 5.2m for a 3m wide space which is at least 5.4m long. 
 
The proposal complies with A1.1. 

 
4. REFERRALS 
 

REFERRAL COMMENTS 

INTERNAL 

Infrastructure Assets Road owners consent from the City of 
Launceston for the lodgement of the 
development application was granted on 9 
February 2017. 
 
Application was internally referred for comment 
and consent provided with recommended 
conditions relating to: 

 Basic - soil and water management plan 

 Urban - vehicular crossings 

 Works within/occupation of the road 
reserve 

 Damage to council infrastructure 

 Car parking construction 

 Strata lot numbers and addresses for 
dwellings 

 Construction of retaining walls 
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REFERRAL COMMENTS 

INTERNAL 

Environmental Health Consent provided with recommended conditions 
relating to: 

 Amenity - residential 

 Demolition 

Parks and Recreation No referral required 

Heritage/Urban Design Referred for comment on architectural features of 
existing and proposed dwelling and 
neighbourhood character. 

Building and Plumbing As required by the Building Act 2016 

EXTERNAL 

TasWater Development application referred to TasWater on 
10 February 2017 
 
TasWater provided their conditional consent via a 
Submission to Planning Authority Notice (TWDA 
2017/00191-LCC) on 14 February 2017.  

DIER No referral required 

TasFire No referral required 

Tas Heritage Council No referral required 

Crown Land No referral required 

TasRail No referral required 

EPA No referral required 

Aurora No referral required 

 
5. REPRESENTATIONS 
 
Pursuant to Section 57 of the Land Use Planning and Approvals Act 1993, the application 
was advertised for a 14 day period from 15 February 2017 to 2 March 2017.  Notification of 
neighbours was undertaken pursuant to the Act by a site notice at the frontage, notification 
cards posted to residents and owners of neighbouring properties and an advertisement in 
The Examiner.  The following neighbours were sent notification cards: 17, 19, 23, 24, 25, 
26 and 28 Ann Street and 3 and 5 Philip Street.  Regulation 9(1)(c) of the Land Use 
Planning and Approvals Regulation 2014 requires notification of immediate neighbours, 
however in the interests of neighbourhood awareness, the Planning Department generally 
notifies more broadly. 
 
Six formal representations were received.  
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Richard Jamieson, Manager Planning Services, and Claire Fawdry, Town Planner, met 
with representors on-site on 8 March 2017 to better understand the concerns of 
representors.  The process was explained and each person in attendance had the 
opportunity to voice their concerns and ask questions. 
 
The issues raised are summarised in the following table.  Whilst the summary attempts to 
capture the essence of each issue raised it should be read in conjunction with the 
representations received which are attached to this report.  
 

ISSUE COMMENTS 

Multiple dwellings will be out of character 
with the established character of Ann 
Street.  Family friendly street will be 
compromised.  Single dwelling 
development would be more appropriate. 

The dwellings have been designed to be 
compatible with the existing dwellings in the 
street with a weatherboard look with window 
and facade trim.  The density and site 
coverage of the development is considered 
to be appropriate 

Adverse visual impact. There will be no adverse visual impact from 
the street.  The proposed front dwelling will 
be narrower than the existing house.  The 
proposed design has been chosen to belong 
in the surrounding environment and 
streetscape. 

Loss of view. The planning scheme does not specifically 
protect views. 

Loss of vegetation on-site will exacerbate 
the loss of privacy. 

This site is not in a scenic management 
area and therefore there is no mechanism to 
require approval for any vegetation removal 
in Ann Street.  Privacy and overlooking 
concerns have been substantially addressed 
in the assessment against clause 11.4.13. 

Overshadowing impact on private open 
space and habitable rooms of 
neighbouring dwellings.  Loss of natural 
light to kitchen/dining area. 

Shadow diagrams indicate that although 
there will be some expected shading, each 
immediate neighbour will receive over four 
hours of direct sunlight throughout the day 
on 21 June.  This issue has been discussed 
in detail against clause 11.4.10 noting that 
the overshadowing will be significantly less 
in summer. 
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ISSUE COMMENTS 

Stormwater management not detailed on 
plans. 

This is not entirely a planning matter and will 
substantially be address in the building 
application phase.  Appropriate drainage will 
be installed to manage runoff from sealed 
surfaces. 

Parking congestion on the street will be 
increased. 

The parking variation sought is for one 
visitor parking space.  There will be 
sufficient length outside the site for two 
parking spaces. 

Disruption to the area by a semi-
commercial development in a street 
characterised by single dwellings. 

Multiple dwellings are not considered to be 
semi-commercial in nature. 

This development will set a precedent for 
the future of Ann Street. 

The Residential (multiple dwellings) use 
class is discretionary in the Inner Residential 
Zone.  There are also current development 
standards relating to the number of sites 
which can be developed in the street.  The 
planning scheme does not operate based on 
a precedent in the street for use. 

Demolition may cause impacts on 
neighbouring dwellings 

This is not a planning issue and will be dealt 
with by the building surveyor should the 
development proceed.  

 
6. CONCLUSION 
Subject to the recommended conditions, it is considered that the proposal complies with 
the Scheme and it is appropriate to recommend for approval.  
 

ECONOMIC IMPACT: 

The Launceston Interim Planning Scheme 2015 contains provisions intended to implement 
the objectives of the Resource Management Planning System.  The application has been 
assessed using these provisions and as such economic impacts have been considered. 
 

ENVIRONMENTAL IMPACT: 

The Launceston Interim Planning Scheme 2015 contains provisions intended to implement 
the objectives of the Resource Management Planning System.  The application has been 
assessed using these provisions and as such environmental impacts have been 
considered. 
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SOCIAL IMPACT: 

The Launceston Interim Planning Scheme 2015 contains provisions intended to implement 
the objectives of the Resource Management Planning System.  The application has been 
assessed using these provisions and as such social impacts have been considered. 
 

STRATEGIC DOCUMENT REFERENCE: 

Launceston Interim Planning Scheme 2015 
 

BUDGET & FINANCIAL ASPECTS: 

Not considered relevant to this report. 
 

DISCLOSURE OF INTERESTS: 

The officer has no conflict of interest in this item. 
 

 
 
ATTACHMENTS: 
 
1. Locality Plan (distributed electronically) 
2. Advertised Plans (distributed electronically) 
3. Representations (distributed electronically) 
4. Plans to be Endorsed (distributed electronically) 
5. Plan to be Amended (distributed electronically) 
6. TasWater SPAN (distributed electronically) 
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8.4 Residential - Multiple Dwellings, Subdivision; Subdivide Land off the Rear of 
27 and 29 Peel Street, South Launceston and Consolidate with 51-55 
Westbury Road, South Launceston to Allow for Construction and Use of Four 
Additional Dwellings (Staged)   

 
FILE NO: DA0526/2016 
 
AUTHOR: Duncan Payton (Town Planner) 
 
DIRECTOR: Leanne Hurst (Director Development Services) 
 

DECISION STATEMENT: 

To consider and determine a development application pursuant to the Land Use Planning 
and Approvals Act 1993. 
 

PLANNING APPLICATION INFORMATION: 

Applicant: MSR Property Investments Pty Ltd 
Property: 51-55 Westbury Road, South Launceston 

27 Peel Street, South Launceston and 29 Peel Street, 
South Launceston 

Zoning: General Residential 
Receipt Date: 31/10/2016 
Validity Date: 8/11/2016 
Further Information Request: 11/11/2016 
Further Information Received: 16/01/2017 
Deemed Approval: 20/03/2017 
Representations: Four 
 

PREVIOUS COUNCIL CONSIDERATION: 

D15/79 - 31 Peel Street and 51-55 Westbury Road, South Launceston - construction of 
three pairs of single storey units. 
 
DA0618/2015 - 51-55 Westbury Road and 27 and 29 Peel Street, South Launceston - 
Subdivision and Residential - construction of four additional dwellings.  Application, 
substantially similar to the current proposal was listed for the 29/06/2016 agenda with a 
recommendation for refusal.  The application was withdrawn by the applicant prior to 
determination. 
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RECOMMENDATION: 

That, in accordance with Section 51 and Section 57 of the Land Use Planning and 
Approvals Act 1993 and the Launceston Interim Planning Scheme 2015, Council refuses 
DA0526/2016 for Residential - multiple dwellings - subdivision; subdivide land off the rear 
of 27 and 29 Peel Street and consolidate with 51-55 Westbury Road to allow for 
construction and use of four additional dwellings (staged) on land located at 51-55 
Westbury Road and 27 and 29 Peel Street, South Launceston on the following grounds: 

 The development application does not comply with Clause 10.4.2 P3 (a) (iv) of the 
Launceston Interim Planning Scheme 2015 on the basis that the proposed setback 
to the east and building height will result in an unacceptable visual impact in terms 
of scale, bulk and proportions when viewed from adjoining properties. 

 The development application does not comply with Clause 10.4.3 P2 on the basis 
that the areas of private open space associated with the existing units 4 and 5 is not 
capable of serving as an extension of the dwelling for outdoor relaxation, dining, 
entertaining and children's play.  

 The development application does not comply with Clause 10.4.6, P2 of the 
Launceston Interim Planning Scheme 2015 on the basis that the proposed 
balconies, of units 7/8, have not been designed to minimise overlooking of the 
private open space of adjoining lots to the north. 

 The development application does not comply with Clause 10.4.6, P2 of the 
Launceston Interim Planning Scheme 2015 on the basis that the windows to the 
habitable rooms on the eastern elevation of both unit blocks have not been 
designed to minimise direct views to the private open space of the adjacent 
dwellings. 

 The development application does not comply with the Management Objectives of 
the Western Hillside Precinct at clause E7.6.3.3 of the Launceston Interim Planning 
Scheme 2015 in that the proposal interrupts the existing or historical pattern of 
development and does not maximise available open space available for vegetation. 

 

 

REPORT: 

1. THE PROPOSAL 
 
The proposal involves a subdivision to increase the size of 51-55 Westbury Road for the 
purpose of the use and development of four additional multiple dwellings on that title (there 
are six existing multiple dwellings on the site).  
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Detailed description of the proposed works is outlined below: 
 
Subdivision 
The subdivision deals with the following lots: 
 

Original Lot No. Existing Change New New Lot No. 

Lot 1 2752m2 526m2 - Lot 4 and 5 3278m2 Lot 1 

Lot 2 1326m2 (501m2) - Lot 4 825m2 Lot 2 

Lot 3 653m2 (25m2) - Lot 5 628m2 Lot 3 

 
It is proposed to: 

 subdivide 501m2 (Lot 4) from 29 Peel Street, leaving a balance lot of 825m2 (Lot 2); 

 subdivide 25m2 (Lot 5) from 27 Peel Street, leaving a balance lot of 628m2 (Lot 3); 

 consolidate lots 4 and 5 with 51-55 Westbury Road (Lot 1) to create a lot of 3278m2
. 

 
Multiple Dwellings 
It is proposed to construct two separate, identical buildings, each containing two multiple 
dwellings of one bedroom and a two bedroom configuration.  The proposed dwellings are 
to be located to the east of the existing dwellings 3/4 and 5/6.  
 
Specifics of the proposed development are: 

 Each building is built across three levels with a maximum height of 9.7m; 

 The ground floor is proposed to contain a partly enclosed three space carport, 
storage areas and access stairs. 

 The first floor is proposed to contain dwellings 7 and 9 being a 2-bedroom dwelling 
with a bathroom/laundry, kitchen/living/dining and alfresco balcony area on the 
northern façade. 

 Second floor comprising Units 8 and 10 being a single bedroom unit plus study 
bathroom/laundry, an open plan kitchen/living/dining area and an alfresco balcony 
area on the northern façade. 

 Construction materials include a mix of brick blockwork, colorbond cladding, 
colorbond roofing, easylap cladding, finished timber screening and axon cladding. 

 Provision of a communal open space area of approximately 25m² in the south-
eastern corner. 

 Access via existing, widened (4.5m) crossover onto Peel Street, construction of 
driveway and one visitor space situated at the northern end of units 9/10.  

 Removal of one tree and its subsequent replacement. 

 Installation of masonry/timber mailboxes for dwellings 1, 7, 8, 9 and 10. 
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This application varies, but is not significantly different from DA0618/2015.  The following 
are the principal changes: 

 Increasing the buildings setback to 2m off the rear eastern boundary versus 1m 
which decreases the height of the buildings relative to the of adjoining sites; 

 Increasing the northern setback of dwellings 7 and 8 to 2m versus 1.5m, 

 Increasing the northern setback of dwellings 9 and 10 to 2m versus 1.5m, 

 Relocation of a visitor car park from between dwellings 5/6 and 9/10, to the north of 
dwellings 9/10; 

 Upgrade of the geotechnical information with detail reflected in the plans. 
 
2. LOCATION AND NEIGHBOURHOOD CHARACTER 
 
The subject site is located within the Western Hillside precinct at the corner of Westbury 
Road and Peel Street.  The area is characterised by older, predominately single, dwellings 
built over the hill side on relatively large lots.  Houses are built towards the front of the lots, 
providing larger areas of vegetation from adjoining back yards.  
 
The subject property already contains four pairs of units.  Access to the proposed 
development area will be via the existing access on Peel Street, although this will require 
substantial upgrading. 
 
The area is fully serviced. 
 
Westbury Road is a busy arterial road with some parking bays to provide safe parking 
areas. 
 
3. PLANNING SCHEME REQUIREMENTS 
3.1 Zone Purpose 
10.0 General Residential Zone 

10.1.1 Zone Purpose Statements  
10.1.1.1 To provide for residential use or development that accommodates a range of 
dwelling types at suburban densities, where full infrastructure services are available or 
can be provided.  
10.1.1.2 To provide for compatible non-residential uses that primarily serve the local 
community.  
10.1.1.3 Non-residential uses are not to adversely affect residential amenity, through 
noise, activity outside of business hours, traffic generation and movement, or other off 
site impacts.  
10.1.1.4 To encourage residential development that respects the existing and desired 
neighbourhood character.  
10.1.1.5 To encourage residential use and development that facilitates solar access, 
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integrated urban landscapes, and utilisation of public transport, walking and cycling 
networks. 

Consistent 
The proposal is to create a consolidated lot and to develop and use four additional units.  
However, the size and bulk of the units is not consistent with the existing neighbourhood 
character. 

 
10.3 Use Standards 
10.3.1 Hours of operation 

Objective:  
To ensure that non-residential uses do not cause unreasonable loss of amenity to 
nearby sensitive uses. 

Consistent 
Clause 10.3.1 - 10.3.5 do not apply to the use class Residential uses  

 
10.4 Development Standards 
10.4.1 Residential density for multiple dwellings 

Objective:  
To provide for suburban densities for multiple dwellings that:  
(a) make efficient use of suburban land for housing; and  
(b) optimise the use of infrastructure and community services.  

Consistent 
The proposed density of development allows of an efficient use of the fully serviced site 
with a compliant area per dwelling.  

A1 Multiple dwellings must have a site area per dwelling of not less than:  
(a) 325m² or  
(b) if within a density area specified in Table 10.4.1 below and shown on the planning 

scheme maps, that specified for the density area.  

Complies 
Following the consolidation of the land parcels the total site area will 3278m², resulting 
in a site density of 327.8m².  Therefore, the proposal complies with the Acceptable 
Solution in relation to site density. 

 
10.4.2 Setbacks and building envelope for all dwellings 

Objective:  
To control the siting and scale of dwellings to:  
(a) provide reasonably consistent separation between dwellings on adjacent sites and 

a dwelling and its frontage; and  
(b) assist in the attenuation of traffic noise or any other detrimental impacts from roads 

with high traffic volumes; and  
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(c) provide consistency in the apparent scale, bulk, massing and proportion of 
dwellings; and  

(d) provide separation between dwellings on adjacent sites to provide reasonable 
opportunity for daylight and sunlight to enter habitable rooms and private open 
space.  

Not Consistent 
Notwithstanding this lot is the result of subdivision and consolidation of land from 27 and 
29 Peel Street and that the minimum area per unit requirement can be met, the 
proposed siting of the units, 2m from adjoining boundaries, is constrained by the shape 
and topography of the lot. 
 
The proposal to develop four units in this manner results in two three storey buildings, 
each 17.5m x 6.5m and up to 9.75m high. 
 
The resulting scale and bulk is not consistent with surrounding development and will 
impact adversely on the private open space of adjoining properties and dwellings. 

A1 Unless within a building area, a dwelling, excluding protrusions (such as eaves, 
steps, porches, and awnings) that extend not more than 0.6m into the frontage setback, 
must have a setback from a frontage that is:  
(a) if the frontage is a primary frontage, at least 4.5m, or, if the setback from the 

primary frontage is less than 4.5m, not less than the setback, from the primary 
frontage, of any existing dwelling on the site; or  

(b) if the frontage is not a primary frontage, at least 3m, or, if the setback from the 
frontage is less than 3m, not less than the setback, from a frontage that is not a 
primary frontage, of any existing dwelling on the site; or  

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

(d) if the development is on land that abuts a road specified in Table 10.4.2, at least 
that specified for the road.  

Complies 
The site has the predominant characteristics of a corner lot.  Therefore, Peel Street is 
the primary frontage and requires a setback of 4.5m.  The proposed dwellings will be 
located internally on the site and behind the setback of the existing units 1 and 2 in 
accordance with A1(a), above. 
 
Westbury Road, as the secondary frontage, requires a setback of 3m.  The proposed 
buildings are well behind this. 

A2 A garage or carport must have a setback from a primary frontage of at least:  
(a) 5.5 m, or alternatively 1m behind the facade of the dwelling; or  
(b) the same as the dwelling facade, if a portion of the dwelling gross floor area is 
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located above the garage or carport; or  
(c) 1m, if the natural ground level slopes up or down at a gradient steeper than 1 in 5 

for a distance of 10m from the frontage.  

Complies 
The two proposed buildings propose garages at ground level, with units above in 
accordance with A2(b), above. 

A3 A dwelling, excluding outbuildings with a building height of not more than 2.4 m and 
protrusions (such as eaves, steps, porches, and awnings) that extend not more than 0.6 
m horizontally beyond the building envelope, must:  
(a) be contained within a building envelope (refer to Diagrams 10.4.2A, 10.4.2B, 

10.4.2C and 10.4.2D) determined by:  
(i) a distance equal to the frontage setback or, for an internal lot, a distance of 

4.5m from the rear boundary of a lot with an adjoining frontage; and  
(ii) projecting a line at an angle of 45 degrees from the horizontal at a height of 3m 

above natural ground level at the side boundaries and a distance of 4m from 
the rear boundary to a building height of not more than 8.5m above natural 
ground level; and  

(b) only have a setback within 1.5m of a side boundary if the dwelling:  
(i) does not extend beyond an existing building built on or within 0.2m of the 

boundary of the adjoining lot; or  
(ii) does not exceed a total length of 9m or one-third the length of the side 

boundary (whichever is the lesser).  

Relies on Performance Criteria 
As a corner lot, diagram 10.4.2C as referred to above applies.  This means that the 
building envelope starts 4.5m from the northern boundary at a height of 8.5m.  On the 
eastern boundary, the envelope starts on the boundary at a height of 3m, increasing in 
height at an angle of 45 degrees up to 8.5m high. 
 
The proposed dwellings (7/8 and 9/10) breach this envelope to a varying extent. 
Dwelling 7/8 is proposed to be setback only 2m from the northern boundary, which 
effectively places the first 2.5m (9.5m high) within the designated setback (it is noted 
that the proposal plans depict a prescribed building envelope as if the northern 
boundary was a side boundary rather than a frontage).  This part of the building will also 
breach the building envelope from the eastern boundary. 
 
The top 800mm of the eastern wall of dwelling 9/10 breaches the building envelope, 
although only for a depth of 1m as the height of the envelope increases at 45 degrees. 

P3 The siting and scale of a dwelling must:  
(a) not cause unreasonable loss of amenity by:  

(i) reduction in sunlight to a habitable room (other than a bedroom) of a dwelling 
on an adjoining lot; or  
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(ii) overshadowing the private open space of a dwelling on an adjoining lot; or  
(iii) overshadowing of an adjoining vacant lot; or  
(iv) visual impacts caused by the apparent scale, bulk or proportions of the 

dwelling when viewed from an adjoining lot; and  
(b) provide separation between dwellings on adjoining lots that is compatible with that 

prevailing in the surrounding area.  

Does Not Comply 
The siting and scale of the proposed units is considered against the matters under P3 
as follows: 

(a) (i) The siting and scale of proposed units will not cause a reduction in sunlight to 
 a habitable room of a dwelling on an adjoining lot.  The residences on 
 adjoining lots 8 and 10 Merivale Street are situated towards the frontage of 
 those lots and have large rear, private open space areas abutting the proposed 
 units. 
(ii) The siting and scale of the proposed units will not significantly overshadow the 

large private open space areas of the dwellings on the adjoining lots. 
(iii) N/A - There are no vacant lots adjoining the site. 
(iv) The siting and scale of proposed units 9/10 will be visually prominent in terms 

of scale, bulk and proportions when viewed from the dwelling on 10, 12 and 14 
Merivale Street.  Whilst somewhat ameliorated by existing trees, it is 
considered that the visual impact of a building of this size and bulk, intruding 
into the prescribed building envelope, is significant and discretion should not 
be granted.  The impact of units 8/9 on 8 Merivale Street and 27 Peel Street - 
notwithstanding that the site of these units is to be subdivided from 27 Peel 
Street - is likely to be greater given the greater encroachment beyond the 
building envelope. 

(b) The characteristics of the prevailing area, particularly the suburb 'block' on which 
the development is proposed is that of larger allotments with dwellings sited 
towards the front of the allotments such that the rear private open space areas of 
the allotments abut each other, creating a significant separation between the 
dwellings.  The proposed development will alter this pattern.  Notwithstanding 
Council's strategic direction to encourage infill development, the proposed increase 
in density is contrary to the Western Hillside Precinct as there will be an 
unreasonable proximity between dwellings on adjoining lots.  Therefore, 
compliance with P3(b) is not achieved.  

 
10.4.3 Site coverage and private open space for all dwellings 

Objective:  
To provide:  
(a) for outdoor recreation and the operational needs of the residents; and  
(b) opportunities for the planting of gardens and landscaping; and  
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(c) private open space that is integrated with the living areas of the dwelling; and  
(d) private open space that has access to sunlight.  

Not Consistent 
The proposal includes an area of communal open space in the south east corner of the 
site.  All four of the proposed dwelling units have al fresco areas, within their footprint 
and open to northern sunlight, to provide private open space.  However, this adversely 
impacts upon the private open space of some of the existing units on site. 

A1 Dwellings must have:  
(a) a site coverage of not more than 50% (excluding eaves up to 0.6m); and  
(b) for multiple dwellings, a total area of private open space of not less than 60m² 

associated with each dwelling, unless the dwelling has a finished floor level that is 
entirely more than 1.8m above the finished ground level (excluding a garage, 
carport or entry foyer); and  

(c) a site area of which at least 25% of the site area is free from impervious surfaces.  

Complies 
(a) The proposed site coverage is less than 25%. 
(b) All units have floor levels entirely more than 1.8m above the finished ground level. 
(c) More than 25% of the site is free from impervious surfaces. 

A2 A dwelling must have an area of private open space that:  
(a) is in one location and is at least:  

(i) 24m²; or  
(ii) 12m², if the dwelling is a multiple dwelling with a finished floor level that is 

entirely more than 1.8m above the finished ground level (excluding a garage, 
carport or entry foyer); and  

(b) has a minimum horizontal dimension of:  
(i) 4m; or  
(ii) 2m, if the dwelling is a multiple dwelling with a finished floor level that is 

entirely more than 1.8m above the finished ground level (excluding a garage, 
carport or entry foyer); and  

(c) is directly accessible from, and adjacent to, a habitable room (other than a 
bedroom); and  

(d) is not located to the south, south-east or south-west of the dwelling, unless the 
area receives at least three hours of sunlight to 50% of the area between 9.00am 
and 3.00pm on 21 June; and  

(e) is located between the dwelling and the frontage, only if the frontage is orientated 
between 30 degrees west of north and 30 degrees east of north, excluding any 
dwelling located behind another on the same site; and  

(f) has a gradient not steeper than 1 in 10; and  
(g) is not used for vehicle access or parking.  
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Relies on Performance Criteria 
Each of the proposed dwellings has a 5.1m wide x 3.025m deep alfresco area, within 
their footprint and open to northern sunlight.  The proposed dwellings are all located 
more than 1.8m off ground level, (below, if not adjacent).  The al fresco areas are 
accessed from the living room in each dwelling. 
 
A communal area of 30m² of open space is also proposed in the south eastern corner of 
the lot.  
 
It is noted that the proposal plans include two Location and Site Plans, one at 1:200 and 
one at 1:500, both marked as revision 2 and dated 24.10.16.  The private open space 
for unit 4, and correspondingly units 3 and 2 are not consistent between the two plans. 
 
As the access and parking areas associated with the proposed units encroaches into 
the areas of private open space for the existing units, the requirement for a minimum 
horizontal dimension of 4m is no longer achieved at units 4 (on the 1:500 plan sheet) 
and 5 and the performance criteria must therefore be relied upon. 
 
Additionally, with the proposed driveway being above and only one metre from these 
areas, the extent of their privacy is questioned. 

P2 A dwelling must have private open space that:  
(a) includes an area that is capable of serving as an extension of the dwelling for 

outdoor relaxation, dining, entertaining and children's play and that is:  
(i) conveniently located in relation to a living area of the dwelling; and  
(ii) oriented to take advantage of sunlight.  

Does Not Comply 
The existing private open space areas for units 4 and 5 appear to currently be 
satisfactory for the needs of the residents.  They are constrained by the topography of 
the site and present as a flat, generally grassed area, each dominated by a clothesline 
and bordered by the building and a steep, thickly vegetated, slope. 
 
The loss of the minimum 4m dimension in the private open space, combined with a new 
driveway above and only 1m away, has a significant impact upon the amenity of these 
areas.  The resulting areas are not capable of serving as an extension of the dwellings 
for outdoor relaxation, dining, entertaining and children's play.  The proposed area for 
unit 4 is not considered to be conveniently located in relation to a living area of the 
dwelling. 
 
Compliance with P2 is not achieved.  
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10.4.4 Sunlight and overshadowing for all dwellings 

Objective:  
To provide:  
(a) the opportunity for sunlight to enter habitable rooms (other than bedrooms) of 

dwellings; and  
(b) separation between dwellings on the same site to provide reasonable opportunity 

for daylight and sunlight to enter habitable rooms and private open space.  

Consistent 
The proposed dwelling units will all achieve sunlight in habitable rooms.  However, given 
the scale and bulk of the buildings, through overshadowing, they will reduce the 
available sunlight to the private open space of units 3, 4, 5 and 6, albeit not below 
acceptable levels.  

A1 A dwelling must have at least one habitable room (other than a bedroom) in which 
there is a window that faces between 30 degrees west of north and 30 degrees east of 
north (see Diagram 10.4.4A). 

Complies 
All proposed units have northerly facing windows from their living areas.  

A2 A multiple dwelling that is to the north of a window of a habitable room (other than a 
bedroom) of another dwelling on the same site, which window faces between 
30 degrees west of north and 30 degrees east of north (see Diagram 10.4.4A), must be 
in accordance with (a) or (b), unless excluded by (c):  
(a) The multiple dwelling is contained within a line projecting (see Diagram 10.4.4B):  

(i) at a distance of 3m from the window; and 
(ii) vertically to a height of 3m above natural ground level and then at an angle of 

45 degrees from the horizontal. 
(b) The multiple dwelling does not cause the habitable room to receive less than three 

hours of sunlight between 9.00am and 3.00pm on 21 June. 
(c) That part, of a multiple dwelling, consisting of:  

(i) an outbuilding with a building height no more than 2.4m; or 
(ii) protrusions (such as eaves, steps, and awnings) that extend no more than 

0.6m horizontally from the multiple dwelling. 

Complies 
Whilst units 7 and 8 are located to the north of units 9 and 10 and of the existing units 5 
and 6, they are sufficiently separated and offset such that they will not cause habitable 
rooms to receive less than three hours of sunlight between 9.00am and 3.00pm on 21 
June. 

A3 A multiple dwelling, that is to the north of the private open space, of another dwelling 
on the same site, required in accordance with A2 or P2 of subclause 10.4.3, must be in 
accordance with (a) or (b), unless excluded by (c):  
(a) The multiple dwelling is contained within a line projecting (see Diagram 10.4.4C):  

(i) at a distance of 3m from the northern edge of the private open space; and  
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(ii) vertically to a height of 3m above natural ground level and then at an angle of 
45 degrees from the horizontal.  

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

(c) That part, of a multiple dwelling, consisting of:  
(i) an outbuilding with a building height no more than 2.4m; or  
(ii) protrusions (such as eaves, steps, and awnings) that extend no more than 

0.6m horizontally from the multiple dwelling.  

Complies 
Units 7 and 8 are located to the north of units 9 and 10 and of the existing units 5 and 6, 
they are sufficiently separated and offset such that they will not cause 50% the private 
open space to receive less than three hours of sunlight between 9.00am and 3.00pm on 
21 June. 

 
10.4.5 Width of openings for garages and carports for all dwellings 

Objective:  
To reduce the potential for garage or carport openings to dominate the primary frontage. 

Consistent 
Garage openings do not face the primary frontage. 

A1 A garage or carport within 12m of a primary frontage (whether the garage or carport 
is free-standing or part of the dwelling) must have a total width of openings facing the 
primary frontage of not more than 6m or half the width of the frontage (whichever is the 
lesser). 

Complies 
The garage openings do not face the primary frontage. 

 
10.4.6 Privacy for all dwellings 

Objective:  
To provide reasonable opportunity for privacy for dwellings. 

Consistent 

A1 A balcony, deck, roof terrace, parking space, or carport (whether freestanding or part 
of the dwelling), that has a finished surface or floor level more than 1m above natural 
ground level must have a permanently fixed screen to a height of at least 1.7m above 
the finished surface or floor level, with a uniform transparency of no more than 25%, 
along the sides facing a:  
(a) side boundary, unless the balcony, deck, roof terrace, parking space, or carport 

has a setback of at least 3m from the side boundary; and  
(b) rear boundary, unless the balcony, deck, roof terrace, parking space, or carport 

has a setback of at least 4m from the rear boundary; and  
(c) dwelling on the same site, unless the balcony, deck, roof terrace, parking space, or 

carport is at least 6m:  
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(i) from a window or glazed door, to a habitable room of the other dwelling on the 
same site; or  

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

Complies 
Each of the four proposed units includes an al fresco area at the northern end which is 
intended to be viewed as a balcony/deck area.  Whilst the bulk of the proposed buildings 
are to be setback 2m from the eastern boundary, these al fresco areas are all set back 
3m and include timber screening of 50% transparency. 
 
Separation to the northern boundary remains at 2m, however, this is a frontage rather 
than a side or rear boundary and the provision does not apply. 
 
Separation to the existing dwellings on site is greater than 6m. 

A2 A window or glazed door, to a habitable room, of a dwelling, that has a floor level 
more than 1m above the natural ground level, must be in accordance with (a), unless it 
is in accordance with (b):  
(a) The window or glazed door:  

(i) is to have a setback of at least 3m from a side boundary; and  
(ii) is to have a setback of at least 4m from a rear boundary; and  
(iii) if the dwelling is a multiple dwelling, is to be at least 6m from a window or 

glazed door, to a habitable room, of another dwelling on the same site; and  
(iv) if the dwelling is a multiple dwelling, is to be at least 6m from the private open 

space of another dwelling on the same site.  
(b) The window or glazed door:  

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

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

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

Relies on Performance Criteria 

The floor levels of proposed units 7 and 9 are not more than 1m above the natural 
ground level at the rear of the buildings.  As such A2 does not apply to these first floor 
units. 
 
Units 8 and 10 are each setback only 2m from the eastern side boundary and 
consequently rely upon the performance criteria. 
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Units 8 and 10 both have floor levels well above 1m from natural ground level.  Both 
units are more than 6m from the window of a dwelling on an adjoining lot or the private 
open space of dwellings on the same lot.  

P2 A window or glazed door, to a habitable room of dwelling, that has a floor level more 
than 1m above the natural ground level, must be screened, or otherwise located or 
designed, to minimise direct views to:  
(a) window or glazed door, to a habitable room of another dwelling; and  
(b) the private open space of another dwelling; and  
(c) an adjoining vacant residential lot.  

Complies 
Relevantly, the performance criteria requires that the windows on the eastern wall of 
units 8 and 10 be screened to minimise direct views to the private open space of 
another dwelling. 
 
Obscure glazing is proposed for the kitchen and bathroom windows.  No screening has 
been proposed for the windows to the study and walk-in-robes of each unit. 
 
Compliance with the performance criteria can be achieved through an appropriate 
condition requiring either obscure glazing or permanent external screening with a 
uniform transparency of not more than 25%.  

A3 A shared driveway or parking space (excluding a parking space allocated to that 
dwelling) must be separated from a window, or glazed door, to a habitable room of a 
multiple dwelling by a horizontal distance of at least:  
(a) 2.5m; or  
(b) 1m if:  

(i) it is separated by a screen of at least 1.7m in height; or  
(ii) the window, or glazed door, to a habitable room has a sill height of at least 

1.7m above the shared driveway or parking space, or has fixed obscure 
glazing extending to a height of at least 1.7m above the floor level.  

Complies 

 
10.4.7 Frontage fences for all dwellings 

Objective:  
To control the height and transparency of frontage fences to:  
(a) provide adequate privacy and security for residents; and  
(b) allow the potential for mutual passive surveillance between the road and the 

dwelling; and  
(c) provide reasonably consistent height and transparency.  

Consistent 

A1 A fence (including a free-standing wall) within 4.5m of a frontage must have a height 
above natural ground level of not more than:  
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(a) 1.2m if the fence is solid; or  
(b) 1.8m, if any part of the fence that is within 4.5m of a primary frontage has openings 

above a height of 1.2m which provide a uniform transparency of not less than 30% 
(excluding any posts or uprights).  

Complies 
No front fence is proposed.  However, it is likely that some fencing will be included and 
as such it is considered appropriate to include a suitable condition if the proposal is 
approved. 

 
10.4.8 Waste storage for multiple dwellings 

Objective:  
To provide for the storage of waste and recycling bins for multiple dwellings. 

Consistent 
Suitable storage areas are provided within the garage area for each unit. 

A1 A multiple dwelling must have a storage area, for waste and recycling bins, that is an 
area of at least 1.5m² per dwelling and is within one of the following locations: 
(a) in an area for the exclusive use of each dwelling, excluding the area in front of the 

dwelling; or  
(b) in a communal storage area with an impervious surface that:  

(i) has a setback of at least 4.5m from a frontage; and  
(ii) is at least 5.5m from any dwelling; and  
(iii) is screened from the frontage and any dwelling by a wall to a height of at least 

1.2m above the finished surface level of the storage area.  

Complies 
Separate areas are provided within the garage area for each unit. 

 
10.4.9 Site facilities for multiple dwellings 

Objective:  
To provide adequate site and storage facilities for multiple dwellings. 

Consistent 
Separate areas are provided within the garage area for each unit. 

A1 Each multiple dwelling must have access to 6m3 of secure storage space not located 
between the primary frontage and the facade of a dwelling. 

Complies 
Separate areas are provided within the garage area for each unit 

A2 Mailboxes must be provided at the frontage. 

Complies 
Mailboxes are proposed at the frontage, once substantial works are completed to 
provide suitable access. 
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10.4.10 Common property for multiple dwellings 

Objective:  
To ensure that common areas are easily identified. 

Consistent 

A1 Site drawings must clearly delineate private and common areas, including:  
(a) driveways;  
(b) parking spaces, including visitor parking spaces;  
(c) landscaping and gardens;  
(d) mailboxes; and  
(e) storage for waste and recycling bins.  

Complies 
These are all clearly shown on the proposal plans. 

 
10.4.12 Earthworks and retaining walls 

Objective:  
To ensure that earthworks and retaining walls are appropriate to the site and respect the 
amenity of adjoining lots. 

Consistent 

A1 Earthworks and retaining walls requiring cut or fill more than 600mm below or above 
existing ground level must:  
(a) be located no less than 900mm from each lot boundary;  
(b) be no higher than 1m (including the height of any batters) above existing ground 

level;  
(c) not require cut or fill more than 1m below or above existing ground level;  
(d) not concentrate the flow of surface water onto an adjoining lot; and  
(e) be located no less than 1m from any registered easement, sewer main or water 

main or stormwater drain.  

Relies on Performance Criteria 
Two retaining walls are proposed between the driveway and the private open space for 
units 3, 4 and 5.  These walls will be up to 2.1m high and 12m and 9m long.  The 
proposal relies upon the performance criteria.  

P1 Earthworks and retaining walls must be designed and located so as not to have an 
unreasonable impact on the amenity of adjoining lots, having regard to:  
(a) the topography of the site;  
(b) the appearance, scale and extent of the works;  
(c) overlooking and overshadowing of adjoining lots;  
(d) the type of construction of the works;  
(e) the need for the works;  
(f) any impact on adjoining structures;  
(g) the management of groundwater and stormwater; and  
(h) the potential for loss of topsoil or soil erosion.  
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Complies 
The proposed retaining walls will be on the edge of the reduced private open space for 
units 3, 4 and 5 and will replace the vegetated embankments that currently border these 
areas,  
 
They will not result in significant overshadowing or overlooking of any other lots as they 
are located centrally within the site. 
 
The applicants advise that construction will be consistent with the recommendations of 
the July 2016 landslide risk assessment undertaken by Tasman Geotechnics.  If 
approved, a condition requiring this would be appropriate. 

 
10.4.13 Location of car parking 

Objective:  
To:  
(a) provide convenient car parking for residents and visitors;  
(b) protect residents from vehicular noise within sites; and  
(c) minimise visual impact on the streetscape.  

Consistent 
Appropriate car parking and driveways are provided to meet the needs and protect the 
amenity of residents.  

A1 Shared driveways or car parks of residential buildings (other than for single 
dwellings) must be located no less than 1.5m from the windows of habitable rooms. 

Relies on Performance Criteria 
As a result of car parking being located under the units, the shared driveways must abut 
the unit buildings and therefore be within 1.5m of the windows to the living/dining areas. 

P1 Shared driveways or car parking spaces (other than for single dwellings) must be 
located to not unreasonably impact on the amenity of the adjoining habitable rooms, 
having regard to:  
(a) the width of the driveway;  
(b) the location of the existing dwellings and habitable rooms;  
(c) the location of car parking spaces;  
(d) the number of car spaces served by the driveway; and  
(e) any noise mitigation measures including screening or landscaping. 

Complies 
This configuration is frequently used on sites where the topography calls for elevated 
buildings and is not considered to result in an unreasonable impact on residential 
amenity. 

A2.1 Car parking must not be located in the primary front setback, unless it is a tandem 
car parking space in a driveway located within the setback from the frontage.  
A2.2 Turning areas for vehicles must not be located within the primary front setback. 
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Relies on Performance Criteria 
The northern boundary is the primary frontage.  The visitor carpark, turning areas and 
the parking for units 7 and 8 are within this area.  

P2 The location of car parking and turning areas must be safe, convenient and minimise 
the visual impact on the streetscape having regard to:  
(a) the visual impact of the car parking location viewed from the road;  
(b) access for users of the site;  
(c) pedestrian and vehicular traffic safety;  
(d) the nature and characteristics of the street;  
(e) the need for the location;  
(f) any landscaping of the car parking or turning area location; and  
(g) construction methods and pavement types.  

Complies 
The location of the parking is safe, convenient and will have no impact on, or be visible 
from, the streetscape. 

 
10.4.15 Lot size and dimensions 

Objective:  
To ensure the area and dimensions of lots are appropriate for the intended use of the 
lots. 

Consistent 

A1.1 Each lot, or a lot proposed in a plan of subdivision, must:  
(a) have a minimum area of no less than 500m2 ; and  
(b) be able to contain a rectangle measuring 10m by 15m; or  
A1.2 Each lot, or a lot proposed in a plan of subdivision, must:  
(a) be required for public use by the Crown, an agency, or a corporation all the shares 

of which are held by Councils or a municipality; or  
(b) be required for the provision of public utilities; or  
(c) be for the consolidation of a lot with another lot, provided each lot is within the 

same zone; and  
A1.3 Each lot, or a lot proposed in a plan of subdivision, must have new boundaries 
aligned from buildings that satisfy the relevant acceptable solutions for setbacks. 

Complies 

The proposed subdivision and consolidation will result in lots with the following areas: 

 Lot 1: 3278m2 

 Lot 2: 825m2 

 Lot 3: 628m2 
 
Each lot will contain the prescribed rectangle 
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10.4.16 Frontage and access 

Objective:  
To ensure that lots provide:  
(a) appropriate frontage to a road; and  
(b) safe and appropriate access suitable for the intended use.  

Consistent 
The proposed development has been assessed as being consistent with the objective of 
the standard.  Refer to assessment against the specific provisions of the standard in the 
report below which demonstrates compliance  

A1 Each lot, or a lot proposed in a plan of subdivision, must have a frontage to a road 
maintained by a road authority of no less than 3.6m. 

Complies 
The proposed subdivision creates two new lots (4 and 5) only for the purpose of being 
joined with lot 1.  The resulting three lots (1, 2 and 3) from the subdivision will all have a 
minimum 3.6m frontage. 

A2 No acceptable solution. 

Relies on Performance Criteria 

P2 Each lot, or a lot proposed in a plan of subdivision, is capable of being provided with 
reasonable vehicular access to a boundary of a lot or building area on the lot, if any, 
having regard to:  
(a) the topography of the site;  
(b) the distance between the lot or building area and the carriageway;  
(c) the nature of the road and the traffic;  
(d) the character of the area; and  
(e) the advice of the road authority.  

Complies 
The access points to each resultant lot will not be impacted as a result of the subdivision  

 
10.4.17 Discharge of stormwater 

Objective:  
To ensure that the subdivision layout, including roads, provides that stormwater is 
satisfactorily drained and discharged. 

Consistent 
The proposed development has been assessed as being consistent with the objective of 
the standard.  Refer to assessment against the specific provisions of the standard in the 
report below which demonstrates compliance.   

A1 Each lot, or a lot proposed in a plan of subdivision, including roads, must be capable 
of connecting to a public stormwater system. 
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Complies 
Each resultant lot is already connected to the public stormwater system. 

 
10.4.18 Water and sewerage services 

Objective:  
To ensure each lot provides for appropriate water supply and wastewater disposal. 

Consistent 
The proposed development has been assessed as being consistent with the objective of 
the standard.  Refer to assessment against the specific provisions of the standard in the 
report below which demonstrates compliance.  

A1 Each lot, or a lot proposed in a plan of subdivision, must be connected to a 
reticulated water supply. 

Complies 
Each resultant lot is connected to a reticulated water supply.  

A2 Each lot, or a lot proposed in a plan of subdivision, must be connected to a 
reticulated sewerage system. 

Complies 
Each resultant lot is connected to a reticulated sewerage system.  

 
10.4.19 Integrated urban landscape 

Objective:  
To provide landscaping of lots, roads and public open spaces that contributes to the 
character and identity of urban places and the character of the surrounding area. 

Consistent 
The proposed development has been assessed as being consistent with the objective of 
the standard.  Refer to assessment against the specific provisions of the standard in the 
report below which demonstrates compliance. 

A1 Subdivision does not create any new road, public open space or other reserves.  

Complies 
No new roads, public open spaces or reserves are created.  

 
10.4.20 Walking and cycling network 

Objective:  
To:  
(a) provide safe and convenient movement through and between neighbourhoods by 

pedestrians and cyclists;  
(b) design footpaths, shared path and cycle path networks that are safe and 

accessible; and  
(c) accommodate wheelchairs, prams, scooters and other footpath bound vehicles.  
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Consistent 
The proposed development has been assessed as being consistent with the objective of 
the standard.  Refer to assessment against the specific provisions of the standard in the 
report below which demonstrates compliance. 

A1 Subdivision does not create any new road, footpath or public open space. 

Complies 
No new roads, footpaths or public open space is proposed. 

 
10.4.21 Lot diversity 

Objective:  
To provide a range and mix of lot sizes to suit a variety of dwelling and household types. 

Consistent 
The proposed development has been assessed as being consistent with the objective of 
the standard.  Refer to assessment against the specific provisions of the standard in the 
report below which demonstrates compliance.   

A1 Subdivision is for 10 lots or less. 

Complies 
The subdivision and consolidation will result in 3 lots in total.  

 
10.4.22 Solar orientation of lots 

Objective:  
To provide for solar orientation of lots and solar access for future dwellings. 

Consistent 
The proposed development has been assessed as being consistent with the objective of 
the standard.  Refer to assessment against the specific provisions of the standard in the 
report below which demonstrates compliance.   

A1 Any lot for residential use with an area of less than 500m², in a subdivision of 10 or 
more lots, must have the long access between 30 degrees west of north and 30 degrees 
east of north. 

Complies 
The subdivision is for fewer than 10 lots. 

 
10.4.23 Neighbourhood road network 

Objective:  
To provide for convenient and safe movement, through and between neighbourhoods, 
for motor vehicles, pedestrians, cyclists and public transport using the road network. 
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Consistent 
The proposed development has been assessed as being consistent with the objective of 
the standard.  Refer to assessment against the specific provisions of the standard in the 
report below which demonstrates compliance.   

A1 Subdivision does not create any new road. 

Complies 
No new roads are proposed. 

 
10.4.24 Public transport network 

Objective:  
To provide for access to public transport. 

Consistent 
The proposed development has been assessed as being consistent with the objective of 
the standard.  Refer to assessment against the specific provisions of the standard in the 
report below which demonstrates compliance.   

A1 Subdivision does not create any new road. 

Complies 
No new roads are proposed. 

 
E3.0 Landslide Code 

E3.1 The purpose of this provision is to:  
(a) ensure that use and development subject to risk from landslide is appropriately 

located and managed; and  
(b) ensure that use and development does not cause, or have potential to cause an 

increased risk of landslide.  

Consistent 
The proposed use and development has been assessed as being consistent with the 
purpose of the Code.  Refer to the assessment against the specific provisions of the 
Code in the following section  

 
E3.6 Development Standards 
E3.6.1 Development on Land Subject to Risk of Landslip 

Objective:  
To ensure that development is located and constructed to manage landslide risk through 
suitable measures to avoid the risk of injury to, or loss of human life, or damage to land, 
property and public infrastructure. 
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Consistent 
The applicants have supplied a Landslide Risk Assessment, prepared by Tasman 
Geotechnics Pty Ltd, July 2016, which defines the site as low risk and provides a list of 
limitations on development to maintain the risk profile at low.  

A1 No acceptable solution. 

Relies on Performance Criteria 

P1 Human life, land, property and public infrastructure is protected from landslide risk, 
having regard to:  
(a) the level of risk identified in a landslide risk management assessment;  
(b) any declaration of a landslip area under Part 9A of the Mineral Resources 

Development Act 1995;  
(c) measures proposed to mitigate the risk;  
(d) the nature, degree, practicality and obligation for any management activities to 

mitigate the risk;  
(e) the need for and permanency of any on-site or off-site maintenance arrangements;  
(f) the responsibility for and the permanency of any on-site or off-site maintenance 

arrangements;  
(g) impacts on public infrastructure; and  
(h) the impact of any mitigation works on the character of the area.  

Complies 
The Landslide Risk Assessment accompanying the application shows that the 
development presents a low risk level provided the limitations listed in Section 6 of the 
report are incorporated in the design.  
 
Those limitations include: 

 Permanent cut slopes should be designed at 55o (1v:1.4H) or flatter.  Cut slopes 
should be limited to 1m in vertical height.  Cuts greater than 1m should be retained 
by an engineer designed retaining wall.  Any proposed cuts greater than 1.5m 
should be reviewed by a Geotechnical Engineer. 

 Fill earthworks should be limited to a maximum height of 1m. 
 
The proposal includes cuts and retaining walls greater than 1m in height.  If approved, 
appropriate conditions requiring compliance with the risk assessment limitations should 
be included. 
 
Fill earthworks are kept below 1m.  

 
E4.0 Road and Railway Assets Code 

E4.1 The purpose of this provision is to:  
(a) protect the safety and efficiency of the road and railway networks; and  
(b) reduce conflicts between sensitive uses and major roads and the rail network.  



 

City of Launceston 
 

COUNCIL AGENDA Monday 20 March 2017 
 

 
8.4 Residential - Multiple Dwellings, Subdivision; Subdivide Land off the Rear of 

27 and 29 Peel Street, South Launceston and Consolidate with 51-55 
Westbury Road, South Launceston to Allow for Construction and Use of Four 
Additional Dwellings (Staged) …(Cont’d) 

 

 

 

120 

Consistent 
The proposed development has been assessed as being consistent with the purpose of 
the Code.  Refer to the assessment against the relevant standards and provisions which 
demonstrates compliance.  

 
E4.5 Use Standards 
E4.5.1 Existing road accesses and junctions 

Objective:  
To ensure that the safety and efficiency of roads is not reduced by increased use of 
existing accesses and junctions. 

Consistent 
The proposed development has been assessed as being consistent with the objective of 
the standard.  Refer to the assessment against specific provisions of the standard below 
which demonstrates compliance.  

A3 The annual average daily traffic (AADT) of vehicle movements, to and from a site, 
using an existing access or junction, in an area subject to a speed limit of 60km/h or 
less, must not increase by more than 20% or 40 vehicle movements per day, whichever 
is the greater. 

Relies on Performance Criteria 
The existing access onto Peel Street serves existing dwelling 1.  The RTA Guide to 
Traffic Generating Developments (NSW) estimates traffic generation for medium density 
residential buildings (up to two bedrooms) at 4.5 movements per dwelling per day.  
Therefore, the use of the existing Peel Street access can be estimated to be 4.5 
movements per day.  It is proposed that this access will service five dwellings in total, 
therefore creating daily movements of 22.5 which represent an increase of more than 
20%.  Therefore, the application relies on the Performance Criteria.  

P3 Any increase in vehicle traffic at an existing access or junction in an area subject to a 
speed limit of 60km/h or less, must be safe and not unreasonably impact on the 
efficiency of the road, having regard to:  
(a) the increase in traffic caused by the use;  
(b) the nature of the traffic generated by the use;  
(c) the nature and efficiency of the access or the junction;  
(d) the nature and category of the road;  
(e) the speed limit and traffic flow of the road;  
(f) any alternative access to a road;  
(g) the need for the use;  
(h) any traffic impact assessment; and  
(i) any written advice received from the road authority.  
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Complies 
Infrastructure services have reviewed the application and indicated that the proposed 
access will be upgraded to a satisfactory standard although it is noted that significant 
works will be required to achieve the design as proposed.   

 
E4.6 Development Standards 
E4.6.4 Sight distance at accesses, junctions and level crossings 

Objective:  
To ensure that accesses, junctions and level crossings provide sufficient sight distance 
between vehicles and between vehicles and trains to enable safe movement of traffic. 

Consistent 

A1 Sight distances at:  
(a) an access or junction must comply with the Safe Intersection Sight Distance shown 

in Table E4.6.4; and  
(b) rail level crossings must comply with AS1742.7 Manual of uniform traffic control 

devices - Railway crossings, Standards Association of Australia.  

Complies 
The access from Peel Street is an existing access which will be upgraded to meet the 
required standard. 

 
E6.0 Parking and Sustainable Transport Code 

E6.1 The purpose of this provision is to:  
(a) ensure that an appropriate level of parking facilities are provided to service use 

and development;  
(b) ensure that cycling, walking and public transport are supported as a means of 

transport in urban areas;  
(c) ensure access for cars and cyclists and delivery of people and goods is safe and 

adequate;  
(d) ensure that parking does not adversely impact on the amenity of a locality;  
(e) ensure that parking spaces and accesses meet appropriate standards; and  
(f) provide for the implementation of parking precinct plans.  

Consistent 
The proposed development has been assessed as being consistent with the purpose of 
the Code.  Refer to the assessment against the relevant standards and provisions which 
demonstrates compliance  

 
E6.5 Use Standards 
E6.5.1 Car parking numbers 

Objective:  
To ensure that an appropriate level of car parking is provided to meet the needs of the 
use. 
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Consistent 
The proposed development has been assessed as being consistent with the objective of 
the standard.  Refer to the assessment against specific provisions of the standard below 
which demonstrates compliance. 

A1 The number of car parking spaces must:  
(a) not be less than 90% of the requirements of Table E6.1 (except for dwellings in the 

General Residential Zone); or  
(b) not be less than 100% of the requirements of Table E6.1 for dwellings in the 

General Residential Zone; or  
(c) not exceed the requirements of Table E6.1 by more than two spaces or 5% 

whichever is the greater, except for dwellings in the General Residential Zone; or  
(d) be in accordance with an acceptable solution contained within a parking precinct 

plan.  

Relies on Performance Criteria 
Table E6.1 requires one space per single bedroom dwelling, two spaces per two or 
more bedroom dwelling plus one dedicated space per four dwellings.  Given there are 8 
x 2-bedroom dwellings and 2 x 1-bedroom dwellings on the site, the required number of 
car parking spaces is 21 and provision of 19 spaces is proposed therefore the 
application relies on the Performance Criteria.  

P1.1 The number of car parking spaces for other than residential uses, must be 
provided to meet the reasonable needs of the use, having regard to:  
(a) the availability of off-road public car parking spaces within reasonable walking 

distance;  
(b) the ability of multiple users to share spaces because of:  

(i) variations in car parking demand over time; or  
(ii) efficiencies gained by consolidation of car parking spaces;  

(c) the availability and frequency of public transport within reasonable walking 
distance of the site;  

(d) any site constraints such as existing buildings, slope, drainage, vegetation and 
landscaping;  

(e) the availability, accessibility and safety of on-road parking, having regard to the 
nature of the roads, traffic management and other uses in the vicinity;  

(f) an assessment of the actual car parking demand determined in light of the nature 
of the use and development;  

(g) the effect on streetscape; and  
(h) the recommendations of any traffic impact assessment prepared for the proposal; 

or  
P1.2 The number of car parking spaces for residential uses must be provided to meet 
the reasonable needs of the use, having regard to:  
(a) the intensity of the use and car parking required;  
(b) the size of the dwelling and the number of bedrooms; and  
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(c) the pattern of parking in the locality; or  
P1.3 The number of car parking spaces complies with any relevant parking precinct 
plan. 

Complies 
Once the site is fully developed, there will be a shortfall of two car parking spaces. 
However, this is the current situation with the existing eight units on site and this 
appears to meet the reasonable needs of the occupants. 
 
The current proposal, for development and use of four dwellings, generates a 
requirement for seven additional car parking spaces and these are provided as part of 
the proposal. 

A2 The number of accessible car parking spaces for use by persons with a disability for 
uses that require six or more parking spaces must be in accordance with Part D3 of the 
National Construction Code 2014, as amended from time to time. 

Complies 
There is no requirement for this residential development. 

 
E6.6 Development Standards 
E6.6.1 Construction of parking areas 

Objective:  
To ensure that parking areas are constructed to an appropriate standard. 

Consistent 
The proposed development has been assessed as being consistent with the objective of 
the standard.  Refer to the assessment against specific provisions of the standard below 
which demonstrates compliance.  

A1 All parking, access ways, manoeuvring and circulation spaces must:  
(a) have a gradient of 10% or less;  
(b) be formed and paved;  
(c) be drained to the public stormwater system, or contain stormwater on the site;  
(d) except for a single dwelling, and all uses in the Rural Resource, Environmental 

Management and Open Space zones, be provided with an impervious all weather 
seal; and  

(e) except for a single dwelling, be line marked or provided with other clear physical 
means to delineate parking spaces.  

Complies 
The applicant asserts that "with appropriate conditions contained in an approval, the 
proposal is considered to comply with the acceptable solution". 
 
If approved, appropriate conditions regarding slope, construction and drainage of 
driveways should be included.  
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E6.6.2 Design and layout of parking areas 

Objective:  
To ensure that parking areas are designed and laid out to provide convenient, safe and 
efficient parking. 

Consistent 
The proposed development has been assessed as being consistent with the objective of 
the standard.  Refer to the assessment against specific provisions of the standard below 
which demonstrates compliance.  

A1.1 Car parking, access ways, manoeuvring and circulation spaces must:  
(a) provide for vehicles to enter and exit the site in a forward direction where providing 

for more than four parking spaces;  
(b) have a width of vehicular access no less than the requirements in Table E6.2, and 

no more than 10% greater than the requirements in Table E6.2;  
(c) have parking space dimensions in accordance with the requirements in Table 

E6.3;  
(d) have a combined access and manoeuvring width adjacent to parking spaces not 

less than the requirements in Table E6.3 where there are three or more car parking 
spaces; and  

(e) have a vertical clearance of not less than 2.1m above the parking surface level.  
A1.2 All accessible spaces for use by persons with a disability must be located closest 
to the main entry point to the building.  
A1.3 Accessible spaces for people with disability must be designated and signed as 
accessible spaces where there are six spaces or more.  
A1.4 Accessible car parking spaces for use by persons with disabilities must be 
designed and constructed in accordance with AS/NZ2890.6 - 2009 Parking facilities - 
Off-street parking for people with disabilities. 

Complies 
In this instance, the proposed internal driveway including all parking, access ways, 
manoeuvring and circulation spaces will: 

 allow for vehicles to exit the site in a forward direction; 

 be designed to comply with the requirements of Tables E6.2 and E6.3; and 
will have a vertical clearance of not less than 2.1m.  

 
E6.6.3 Pedestrian access 

Objective:  
To ensure pedestrian access is provided in a safe and convenient manner. 

Consistent 
The proposed development has been assessed as being consistent with the objective of 
the standard.  Refer to the assessment against specific provisions of the standard below 
which demonstrates compliance.  
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A1.1 Uses that require 10 or more parking spaces must:  
(a) have a 1m wide footpath that is separated from the access ways or parking aisles, 

except where crossing access ways or parking aisles, by:  
(i) a horizontal distance of 2.5m between the edge of the footpath and the access 

way or parking aisle; or  
(ii) protective devices such as bollards, guard rails or planters between the 

footpath and the access way or parking aisle; and  
(b) be signed and line marked at points where pedestrians cross access ways or 

parking aisles; and  
A1.2 In parking areas containing accessible car parking spaces for use by persons with 
a disability, a footpath having a minimum width of 1.5m and a gradient not exceeding 1 
in 14 is required from those spaces to the main entry point to the building. 

Relies on Performance Criteria 

P1 Safe pedestrian access must be provided within car parks, having regard to:  
(a) the characteristics of the site;  
(b) the nature of the use;  
(c) the number of parking spaces;  
(d) the frequency of vehicle movements;  
(e) the needs of persons with a disability;  
(f) the location and number of footpath crossings;  
(g) vehicle and pedestrian traffic safety;  
(h) the location of any access ways or parking aisles; and  
(i) any protective devices proposed for pedestrian safety.  

Complies 
A total of 19 car parking spaces are provided over the whole of the site, with 10 being 
accessed via the Westbury Road access and the remaining nine accessed via the 
upgraded access off Peel Street.  The car parking spaces are not consolidated in one 
area, rather they are dispersed to the individual units. 
 
Given this and the relatively low usage of the driveways, pedestrians using the 
driveways will have ample opportunity to step to the side and allow vehicles to pass.   

 
E6.7.1 Precinct 1 - Launceston Central Business District Parking Exemption Area 
E7.0 Scenic Management Code 

E7.1 The purpose of this provision is to:  
(a) ensure that siting and design of development protects and complements the visual 

amenity of scenic road corridors; and  
(b) ensure that siting and design of development in scenic management areas is 

unobtrusive and complements the visual amenity of the locality and landscape; and  
(c) ensure that vegetation is managed for its contribution to the scenic landscape.  
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Not Consistent 
The proposal is for infill development which will have residential development above and 
below when viewed from tourist roads. However, it does not compliment the visual 
amenity of the locality and landscape in that its bulk is not consistent with surrounding 
development and it is inconsistent with the pattern of vegative contribution to the scenic 
landscape. 

 
E7.6 Development Standards 
E7.6.1 Scenic road corridor 

Objective:  
To ensure the visual amenity of the scenic road corridors is managed through 
appropriate siting and design of development, including subdivision, to provide for views 
that are significant to the traveller experience and avoid obtrusive visual impacts on 
skylines, ridge lines and prominent locations. 

Consistent 
The proposal is infill development.  Views across the scenic road corridor will not be 
interrupted by this development as it has other residential development on the hillside 
above and below. 

A1 Development (not including subdivision), must not be visible when viewed from the 
scenic road. 

Relies on Performance Criteria 
Whilst it is unlikely that this development will be specifically seen from the scenic road, it 
will be visible. 

P1 The visual impact of development (not including subdivision) should be minimised 
when viewed from the scenic road, having regard to:  
(a) the impact on skylines, ridge lines and prominent locations;  
(b) the proximity to the scenic road and the impact on views from the road;  
(c) the need for the development to be prominent to the scenic road;  
(d) the specific requirements of the development;  
(e) the retention or establishment of vegetation to provide screening;  
(f) the need to clear existing vegetation;  
(g) the requirements for any hazard management;  
(h) the need for infrastructure services;  
(i) the existing landscape character and the scenic qualities of the site; and  
(j) the design treatment of development including:  

(i) the bulk and form of buildings, including materials and finishes;  
(ii) earthworks for cut or fill; and  
(iii) complementing the physical (built or natural) characteristics of the site.  
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Complies 
Having acknowledged that this development may be seen from the scenic road, such 
vision will only be incidental to viewing a residentially developed hillside.  Whilst the 
proposed development has considerable bulk, visually from the scenic road it will not 
intrude beyond the existing development or take particular prominence. 

A2 Subdivision must not alter any boundaries within the scenic road corridor. 

Relies on Performance Criteria 
The nature of the subdivision is that of a boundary adjustment, where the total number 
of lots does not change. 

P2 Subdivision that alters any boundaries within the scenic road corridor must have 
regard to:  
(a) the size, shape and orientation of the lot;  
(b) the density of potential development on lots created;  
(c) the need for the clearance or retention of vegetation;  
(d) the requirements for any hazard management;  
(e) the need for infrastructure services;  
(f) the extent of works required for roads or to gain access to sites, including cut and 

fill;  
(g) the specific requirements of the subdivision;  
(h) the physical characteristics of the site and locality;  
(i) the pattern of development in the surrounding area; and  
(j) the scenic qualities of the site.  

Complies 
The proposed subdivision is concurrent with the proposal to develop and use the site for 
four dwellings. All relevant matters have been addressed within that assessment. 

 
E7.6.2 Scenic management areas 

Objective:  
The siting and design of development is to be unobtrusive in the landscape and 
complement the character of the scenic management areas. 

Not Consistent 
The units proposed will be relatively unobtrusive in terms of their scenic impact. 
However, as a result of their bulk and the intensity of development on site, they are not 
complimentary to the character of the scenic management area. 

A1 No acceptable solution. 

Relies on Performance Criteria 

P1 Development (not including development that involves only the clearance or removal 
of vegetation, or subdivision) must have regard to:  
(a) the scenic management precinct existing character statement and management 

objectives in clause E7.6.3;  
(b) the impact on skylines, ridgelines and prominent locations;  
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(c) the nature and extent of existing development on the site;  
(d) the retention or establishment of vegetation to provide screening;  
(e) the need to clear existing vegetation;  
(f) the requirements for any hazard management;  
(g) the need for infrastructure services;  
(h) the specific requirements of the development;  
(i) the location of development to facilitate the retention of trees; and  
(j) design treatment of development, including:  

(i) the bulk and form of buildings including materials and finishes;  
(ii) any earthworks for cut or fill;  
(iii) the physical (built or natural) characteristics of the site or area;  
(iv) the nature and character of the existing development; and  
(v) the retention of trees.  

Does Not Comply 
The subject site is within the Western Hillside Precinct and whilst the visual impact of 
the proposed dwellings, from the scenic road, will be significantly mitigated by the 
backdrop of existing residential development, the proposal is not consistent with the 
management objectives of the precinct. 
 
Specifically, Objective (d) states: 
Increased residential density is encouraged, but only where development does not 
adversely interrupt the existing historic pattern of development, and ability of the site to 
maintain significant vegetation.  The favoured form of this type of development is one 
building, with shared driveways and gardens to maximise the open space available for 
vegetation. 
 
The proposed development seeks to maximise the residential footprint over the 
expanded site and is contrary to the preferred development of one building to maximise 
open space available for vegetation.  Additionally, the representor's argument, that the 
proposed development is inconsistent with the historic pattern of development in the 
area, is supported.  The dominant form of development in the area is that of single 
dwellings, of one or two levels, with substantial vegetated areas.  The subject site will 
contain four two level buildings and two three level buildings. 

A2 No vegetation is to be removed. 

Relies on Performance Criteria 

P2 Development that involves only the clearance or removal of vegetation must have 
regard to:  
(a) the scenic management precinct existing character statement and management 

objectives in clause E7.6.3;  
(b) the physical characteristics of the site;  
(c) the location of existing buildings;  
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(d) the type and condition of the existing vegetation;  
(e) any proposed revegetation; and  
(f) the options for management of the vegetation.  

Complies 
The proposed development will result in the removal of unkempt grasses and shrubs 
and one tree.  However, it is proposed to replace the removed tree with a new one at 
the southern end to units 9/10. Additionally, it is proposed to plant a vegetative screen 
along the eastern and much of the northern boundary. Most of the eastern boundary 
planting will be obscured by the proposed buildings. 

 
4. REFERRALS 
 

REFERRAL COMMENTS 

INTERNAL 

Infrastructure Services Conditional consent provided.  Conditions 
recommended. 

Environmental Health Conditional consent provided.  Conditions 
recommended. 

Parks and Recreation N/A  

Heritage/Urban Design N/A  

Building and Plumbing N/A  

EXTERNAL 

TasWater Conditional consent provided.  TasWater has 
issued a Development Certificate of Consent 
TWDA 2016/01676 - LCC.  

State Growth N/A  

TasFire N/A  

Tas Heritage Council N/A  

Crown Land N/A  

TasRail N/A  

EPA N/A  

Aurora N/A  

 
5. REPRESENTATIONS 
 
Pursuant to Section 57 of the Land Use Planning and Approvals Act 1993, the application 
was advertised for a 14 day period from 21 January 2017 to 6 February 2017.  Four 
representations were received.  The issues raised are summarised in the following table. 
Whilst the summary attempts to capture the essence of each issue raised it should be read 
in conjunction with the representations received which are attached to this report.  
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ISSUE COMMENTS 

The proposed siting of the 
development is particularly ill-
considered in regards to location and 
height 

The proposed position on the lot does not meet 
the acceptable solutions of Clause 10.4.2 but is 
able to be considered against the performance 
requirements (P3). 

Proposal is too close to the eastern 
rear boundary and too high.  Privacy 
will be lost with residents looking 
straight into backyards and living 
areas. 

The buildings are proposed to be only 2m from 
the rear boundary and up to a maximum height 
of 9.72m.  Overlooking to properties to the east 
could be addressed by a decrease in the deck 
screens transparency and obscuring the glass 
or screening the windows.  However, no such 
measures were proposed in this second 
iteration and obscuring the windows of the study 
and walk-in-robe is unlikely to be acceptable to 
residents.  Similarly, overlooking to the north 
may adversely impact upon residents at 27 Peel 
Street and screening with less than 50% 
transparency will significantly impact upon the 
amenity of the al fresco areas. 

Views will be lost. The development is not considered to 
significantly impact on views from adjoining 
properties given that the site is lower than those 
along Merivale Street.  Views to the north, down 
the river, will not be obscured and those to the 
west should not be significantly altered.  The 
planning scheme does not specifically address 
preservation of distant views. 

Development will devalue adjoining 
properties. 

The planning scheme does not provide the 
means to consider possible reduction of 
property values.  However, it does seek to 
address issues of amenity and include other 
means in an attempt to maximise a variety of 
lifestyle choices. 
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ISSUE COMMENTS 

Concern of the potential for landslip 
especially given the building height 
with cracked walls and brickwork 
likely.  The report lacks certainty as to 
the potential future risk. 

If the development of the additional two 
buildings is approved it will be subject to 
appropriate engineering designs.  If approved 
the Geotechnical report forms part of the 
endorsed plans and any requirements must be 
addressed for the building approval.  It is noted 
that the report limits and qualifies depths of 
excavations along with other restraints on 
building on sloping sites, including water runoff. 

The height of the buildings and 
proximity to the boundary will 
overshadow existing units and private 
open space on site.  The proposal 
documents have incorrectly 
dismissed this. 

The impact of overshadowing, along with the 
reduction in size of private open space, has 
been considered and the report concludes that 
this impact will prevent the private open space 
of units 4 and 5 from being capable of use as 
intended by the scheme. 

Future development plans of 
adjoining residents will be adversely 
impacted. 

Possible future development of adjoining sites 
cannot be considered.  The proposal and its 
assessment can only have regard to existing or 
approved development. 

The overall scale and bulk of the 
buildings is not compatible with the 
streetscape and encroaches into the 
prescribed building envelope. 

The scale and bulk of the proposed buildings 
are not compatible with the character of existing 
development in the area and conflicts with the 
Western Hillside Precinct management 
objectives.  The proposed building for dwellings 
7/8 significantly encroaches into the building 
envelope and has the potential to present an 
overwhelming bulk to the rear yard of 27 Peel 
Street, including significant overlooking. 

Units may require additional parking The proposal has been assessed against the 
relevant code and there is no capacity to require 
additional spaces. 

Communal open space may result in 
pollution through noise, light, rubbish 
or cigarette smoke. 

A small communal open space area is proposed 
to the rear of the dwellings adjacent to the 
boundary.  The future behaviour of residents in 
regard to the use of this area cannot be 
governed by the planning scheme.  However, 
reasonable fencing could be expected to 
alleviate most of these concerns. 
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ISSUE COMMENTS 

The internal vehicle manoeuvring and 
driveways are too tight and could be 
dangerous. 

These areas comply with the provisions of the 
parking and sustainable transport code and are 
considered acceptable. 

The access to Peel Street is 
dangerous. 

Significant upgrade works are proposed to bring 
the existing access to a standard suitable for the 
increased usage proposed. 

 
6. CONCLUSION 
 
Following the assessment, it has been determined that the proposal does not comply with 
the Interim Planning Scheme and it is appropriate to recommend refusal for the following 
reasons: 

 The development application does not comply with Clause 10.4.2 P3 (a) (iv) of the 
Launceston Interim Planning Scheme 2015 on the basis that the proposed setback to 
the east and building height will result in an unacceptable visual impact in terms of 
scale, bulk and proportions when viewed from adjoining properties. 

 The development application does not comply with Clause 10.4.3 P2 on the basis 
that the areas of private open space associated with existing dwellings 4 and 5 is not 
capable of serving as an extension of the dwelling for outdoor relaxation, dining, 
entertaining and children's play.  

 The development application does not comply with Clause 10.4.6, P2 of the 
Launceston Interim Planning Scheme 2015 on the basis that the proposed balconies 
have not been designed to minimise overlooking of the private open space of 
adjoining lots to the north. 

 The development application does not comply with Clause 10.4.6, P2 of the 
Launceston Interim Planning Scheme 2015 on the basis that the windows to the 
habitable rooms on the eastern elevation of both dwelling blocks have not been 
designed to minimise direct views to the private open space of the adjacent 
dwellings. 

 The development application does not comply with the Management Objectives of 
the Western Hillside Precinct at clause E7.6.3.3 of the Launceston Interim Planning 
Scheme 2015 in that the proposal interrupts the existing or historical pattern of 
development and does not maximise available open space available for vegetation. 

 
If the decision was to approve the application a number of conditions would be required to 
justify the number of variations to the acceptable solutions that have been sought. 
 



 

City of Launceston 
 

COUNCIL AGENDA Monday 20 March 2017 
 

 
8.4 Residential - Multiple Dwellings, Subdivision; Subdivide Land off the Rear of 

27 and 29 Peel Street, South Launceston and Consolidate with 51-55 
Westbury Road, South Launceston to Allow for Construction and Use of Four 
Additional Dwellings (Staged) …(Cont’d) 

 

 

 

133 

ECONOMIC IMPACT: 

The Launceston Interim Planning Scheme 2015 contains provisions intended to implement 
the objectives of the Resource Management Planning System.  The application has been 
assessed using these provisions and as such economic impacts have been considered. 
 

ENVIRONMENTAL IMPACT: 

The Launceston Interim Planning Scheme 2015 contains provisions intended to implement 
the objectives of the Resource Management Planning System.  The application has been 
assessed using these provisions and as such environmental impacts have been 
considered. 
 

SOCIAL IMPACT: 

The Launceston Interim Planning Scheme 2015 contains provisions intended to implement 
the objectives of the Resource Management Planning System.  The application has been 
assessed using these provisions and as such social impacts have been considered. 
 

STRATEGIC DOCUMENT REFERENCE: 

Launceston Interim Planning Scheme 2015.  
 

BUDGET & FINANCIAL ASPECTS: 

Not considered relevant to this report. 
 

DISCLOSURE OF INTERESTS: 

The officer has no conflict of interest in this item. 
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ATTACHMENTS: 
1. Locality map (distributed electronically) 
2. Plans of Proposal (distributed electronically) 
3. Representations (distributed electronically) 
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9 ANNOUNCEMENTS BY THE MAYOR 

 
9.1 Mayor's Announcements   
 
FILE NO: SF2375 
 

 
Wednesday 1 March 2017 
 

 Attended Morning Tea with the Premier in St John Street 
 
Friday 3 March 2017 
 

 Officiated at the Opening Night of Wicked at the Princess Theatre 
 
Saturday 4 March 2017 
 

 Officiated at the UTAS Welcome to Town Event at the Harvest Market 

 Cut the ribbon at the start of Relay for Life at UTAS Stadium 
 
Wednesday 8 March 2017 
 

 Attended the Rotary Tamar Sunrise 2017 Women's International Day Breakfast at 
the Hotel Grand Chancellor 

 
Friday 10 March 2017 
 

 Attended the Clifford Craig International Women's Day Lunch at the Hotel Grand 
Chancellor 

 
Sunday 12 March 2017 
 

 Presented trophies and certificates at the Launceston Henley Regatta at the Royal 
Park 

 
Thursday 16 March 2017 
 

 Attended the Jansz Night Party as part of Ten Days on the Island 
 
Friday 17 March 2017 
 

 Attended the Welcome High Tea for the Women's Croquet Australian 
Championships at the Northern Tasmanian Croquet Centre 
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9.1 Mayor's Announcements …(Cont’d) 
 

 
Saturday 18 March 2017 
 

 Attended the Examiner's 175th Anniversary Celebration at the UTAS Academy 
Gallery 

 
Sunday 19 March 2017 
 

 Attended the Stadium Step-up for inclusion at UTAS Stadium 

 Attended the Bible Society Bicentennial Service at St John's Anglican Church 

 Presented medals at the Harmony Soccer Match  
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10 ALDERMEN'S REPORTS 

 
(This item provides an opportunity for Aldermen to briefly report on the activities that 
have been undertaken in their capacity as a representative of the Council.  It is not 
necessary to list social functions that have been attended.) 

 
 
 

11 QUESTIONS BY ALDERMEN 

 
11.1 Questions on Notice 

Local Government (Meeting Procedures) Regulations 2015 - Regulation 30 
 
(A councillor, at least seven days before an ordinary Council Meeting or a Council 
Committee Meeting, may give written notice to the General Manager of a question 
in respect of which the councillor seeks an answer at that Meeting.  An answer to a 
Question on Notice will be in writing.) 

 
No Aldermen's Questions on Notice have been identified as part of this 
Agenda 

 
 
11.2 Questions without Notice 

Local Government (Meeting Procedures) Regulations 2015 - Regulation 29 
 
(Questions without Notice, and any answers to those questions, are not required to 
be recorded in the Minutes of the Meeting.) 
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12 COMMITTEE REPORTS 

 
12.1 Northern Youth Coordinating Committee Meeting - 2 February 2017   
 
FILE NO: SF0136 
 
AUTHOR: Claudia Garwood (Youth Development Officer) 
 
DIRECTOR: Leanne Hurst (Director Development Services) 
 

DECISION STATEMENT: 

To receive and consider a report from the Northern Youth Coordinating Committee's 
Meeting held on 2 February 2017. 
 

RECOMMENDATION: 

That Council receives the report from the Northern Youth Coordinating Committee Meeting 
held on 2 February 2017. 
 

 

REPORT: 

The Northern Youth Coordinating Committee (NYCC) met on Thursday, 2 February 2017, 
and the following business was conducted: 
 

 A presentation by Metal Minds Robotics about their two youth robotics programs for 
10-14 year olds and 15-18 year olds.  Metal minds teach both teams to design, 
build and program robots, offer demonstrations and present at expos such as 
Brixibition. 

 

 An update from the Youth Network of Tasmania on the results of the 2016 Mission 
Australia Youth Survey Report stating the top three issues of concern for young 
people were stress, school or study problems and body image.   
 

 Committee members provided input into Youth Network of Tasmania's 2017/2018 
budget to the Department of Treasury and Finance.  

 

 The committee has submitted a $5,000 grant application to the Department of 
Premier and Cabinet (Sport and Recreation) under their 2017 National Youth Week 
Grants Program in order to host a regional National Youth Week event in 
Launceston in April.   
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12.1 Northern Youth Coordinating Committee Meeting - 2 February 2017 …(Cont’d) 
 

 
At the meeting, members agreed: 
 

 To support a funding request for $625 from Youth Network of Tasmania to fund five 
Tasmanian Youth Conference 2017 registrations for Launceston-based young 
people. 

 

ECONOMIC IMPACT: 

Not considered relevant to this report. 
 

ENVIRONMENTAL IMPACT: 

Not considered relevant to this report. 
 

SOCIAL IMPACT: 

Consideration contained in report. 
 

STRATEGIC DOCUMENT REFERENCE: 

City of Launceston Strategic Plan 2014-2024 
Priority Area 4 - A diverse and welcoming City of Launceston  
Ten-year goal - To offer access to services and spaces for all community members and to 
work in partnership with others to address the needs of vulnerable and diverse 
communities 
Key Direction - 
4. To work in partnership with community organisations and other levels of government 

to maximise participation opportunities for vulnerable and diverse members of the 
community 

 
Youth Engagement Framework 
 

BUDGET & FINANCIAL ASPECTS: 

Not considered relevant to this report. 
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12.1 Northern Youth Coordinating Committee Meeting - 2 February 2017 …(Cont’d) 
 

 

DISCLOSURE OF INTERESTS: 

The officer has no conflict of interest in this item. 
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12.2 Audit Panel Meeting - 16 February 2017   
 
FILE NO: SF3611 
 
AUTHOR: Paul Gimpl (Manager Finance) 
 
DIRECTOR:  Michael Tidey (Director Corporate Services)  
 

DECISION STATEMENT: 

To receive a report from the Audit Panel following the Meeting on 16 February 2017. 
 

RECOMMENDATION: 

That Council receives the report from the Audit Panel Meeting held on 16 February 2017. 
 

 

REPORT: 

The following is a precis of the substantive Agenda Items dealt with at the Meeting: 
 
6.2 Internal Audit 
 
Details The Internal Auditors gave a verbal update on the Management Reporting 

Review Plan and the final report will be received by the Council in the next 
few weeks. 

 
Action Items raised will be addressed once the final report is received.  
 
7.2 External Audit 
 
Details The upcoming Financial Audit Strategy for 30 June 2017 was discussed and 

the Tasmanian Audit Office's interest in key regional projects such as the 
UTAS relocation, the Northern Stimulus Package and Combined Drainage 
were noted.  Discussion was also had regarding the new accounting 
standard being introduced on 1 July 2016 relating to "Disclosure of Related 
Party Transactions".  

 
The Panel also discussed the appointment of an additional independent 
member of the Audit Panel to keep step with other major Councils and to 
help with potential quorum requirements from time to time.  

 
Action The Panel noted the report and recommended that an Agenda item be 

prepared for Council recommending that a third Independent Audit Panel 
member be appointed. 
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12.2 Audit Panel Meeting - 16 February 2017 …(Cont’d) 
 

 
9.1 Budget Funding Overview 
 
Details The Panel received the report and noted that amendments related to 

transfers from operations to capital and adjustments to capital and operations 
to reflect a net decrease in external funds granted. 

 
Action The Panel recommended the changes to the 2016/2017 Statutory Budget be 

presented to Council for approval.  
 
9.2 Budget Amendments 
 
Details The Panel received that report and noted that changes to the 2016/2017 

budget. 
 
Action The Budget Amendments to be recommended to Council. 
 
9.3 Budget Reallocations 
 
Details The Panel received the report on transfers within the budget that do not 

require a change to the total budget. 
 
Action The Panel noted the reallocations and transfers.  
 
9.4 - 10.4 Financial Reports and KPI's 
 
Details The Panel received the operating results in the six months to 31 December 

2016 as well as reports on capital, debtors and investments.  
 
Action The Panel noted the reports. 
 
13.1 - 13.3 Risk Management 
 
Details The Panel received reports reviewing the progress of Directorate level Risk 

Registers for Corporate Services, Facilities Management and QVMAG 
Directorates as well as an update on Fraud Management and Prevention and 
Personal Information Protection (Privacy) Risk Registers. 

 
Action The Panel noted the reports. 
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12.2 Audit Panel Meeting - 16 February 2017 …(Cont’d) 
 

 
14.2 Code of Conduct (External) Members of Committees 
 
Details The Code of Conduct that Council has adopted for external members was 

presented for consideration and discussion.  
 
Action The Policy and expectations of external members of committees was noted.  
 

ECONOMIC IMPACT: 

Not considered relevant to this report. 
 

ENVIRONMENTAL IMPACT: 

Not considered relevant to this report. 
 

SOCIAL IMPACT: 

Not considered relevant to this report. 
 

STRATEGIC DOCUMENT REFERENCE: 

City of Launceston Strategic Plan 2014-2024 
Priority Area 8 - A secure, accountable and responsive Organisation 
Ten-year goals - To communicate and engage consistently and effectively with our 
community and stakeholders 
Key Direction - 
6. To maintain a financially sustainable organisation 
 
 

BUDGET & FINANCIAL ASPECTS: 

Not considered relevant to this report. 
 

DISCLOSURE OF INTERESTS: 

The officer has no conflict of interest in this item. 
 

 
  



 

City of Launceston 
 

COUNCIL AGENDA Monday 20 March 2017 
 

 

 

144 

12.3 Heritage Advisory Committee Meeting - 2 March 2017   
 
FILE NO: SF2965 
 
AUTHOR: Fiona Ranson (Urban Design and Heritage Planner) 
 
DIRECTOR:  Leanne Hurst (Director Development Services) 
 

DECISION STATEMENT: 

To receive and consider a report from the Heritage Advisory Committee Meeting held on 2 
March 2017. 
 

RECOMMENDATION: 

That Council receives the report from the Heritage Advisory Committee Meeting held on 
2 March 2017. 
 

 

REPORT: 

At its Meeting held on 2 March 2017, the Committee discussed the following items: 
 
Heritage Planning Review  
The Committee noted the report including costings for stages and recommendations 
included in the 'Heritage List Review Project Update - February 2017' (ECM Reference - 
4000335) and a report and recommendation is prepared for consideration by Council. 
 
Heritage Awards 2017 
The Committee agreed the date for the Awards Ceremony is 11 May 2017. 
 
DA0440/2016 - Civic Square (Macquarie House) 92 Cameron Street Launceston 
The Committee were provided with an update on the development. 
 

ECONOMIC IMPACT: 

Not considered relevant to this report. 
 

ENVIRONMENTAL IMPACT: 

Not considered relevant to this report. 
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12.3 Heritage Advisory Committee Meeting - 2 March 2017 …(Cont’d) 
 

 

SOCIAL IMPACT: 

Not considered relevant to this report. 
 

STRATEGIC DOCUMENT REFERENCE: 

City of Launceston Strategic Plan 2014-2024 
Priority Area 8 - A secure, accountable and responsive Organisation 
Ten-year goals - To communicate and engage consistently and effectively with our 
community and stakeholders 
Key Direction - 
1. To develop and consistently use community engagement processes 
 
 

BUDGET & FINANCIAL ASPECTS: 

Not considered relevant to this report. 
 

DISCLOSURE OF INTERESTS: 

The officer has no conflict of interest in this item. 
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13 COUNCIL WORKSHOPS 

 
Council Workshops conducted on 6 March 2017 were: 
 

 Improving the Health of the Tamar River - Making it Happen 

 Masters Games Special Event Application 

 Proposed Fee Schedule 2017/2018 Financial Year 

 Launceston City Heart Wayfinding Signage 

 Northern Suburbs Community Centre Men and Community Shed Request 
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14 NOTICES OF MOTION 

Local Government (Meeting Procedures) Regulations 2015 - Regulation 16(5) 
 

14.1 Notice of Motion - Cricket Tasmania - Alderman R L McKendrick   
 
FILE NO: SF5547 
 
AUTHOR: Anthea Rooney (Committee Clerk) 
 
GENERAL MANAGER: Robert Dobrzynski (General Manager) 
 

DECISION STATEMENT: 

To consider at Notice of Motion from Alderman R L McKendrick regarding Cricket 
Tasmania. 
 

RECOMMENDATION: 

1. That the City of Launceston enter into formal negotiations with Cricket Tasmania which 
culminate in the signing of a Memorandum of Understanding (MOU) between the two 
parties, with the aim of providing an agreed level of additional cricket content for the 
University of Tasmania Stadium. 

 
2. The additional content within the MOU to include, but not be limited to the following: 

a) Big Bash T20 matches. 
b) Women's Big Bash League matches. 
c) Matador Cup limited overs matches. 
d) Sheffield Shield matches. 
e) Age category and youth men's and women's representative matches. 
f) International cricket opportunities. 

 
3. That a working group from the City of Launceston including two Aldermen and the 

General Manager progress the matters in 1. and 2. above with the President and Chief 
Executive Officer of Cricket Tasmania. 

 

 

REPORT: 

Alderman McKendrick will speak to the item as this is very important to the University of 
Tasmania Stadium and Northern Tasmania. 
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14.1 Notice Of Motion - Cricket Tasmania - Alderman R L Mckendrick …(Cont’d) 
 

 
OFFICER COMMENTS: 
Robert Dobrzynski (General Manager) 
 

Notice of Motion is self-explanatory. 
 

ECONOMIC IMPACT: 

Not considered relevant to this report. 
 

ENVIRONMENTAL IMPACT: 

Not considered relevant to this report. 
 

SOCIAL IMPACT: 

Not considered relevant to this report. 
 

STRATEGIC DOCUMENT REFERENCE: 

City of Launceston Strategic Plan 2014-2024 
Priority Area 8 - A secure, accountable and responsive Organisation 
Ten-year goals - To seek and champion collaboration to address major issues for Northern 
Tasmania 
Key Direction - 
1. To develop and consistently use community engagement processes 
 
 

BUDGET & FINANCIAL ASPECTS: 

Not considered relevant to this report. 
 

DISCLOSURE OF INTERESTS: 

The officer has no conflict of interest in this item. 
 

 
 
ATTACHMENTS: 
1. Notice of Motion - Cricket Tasmania - Alderman R L McKendrick 
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Attachment 1 - Notice of Motion - Cricket Tasmania - Alderman R L McKendrick 
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14.2 Notice of Motion - River Health Within the Tamar Estuary - Alderman E K 
Williams   

 
FILE NO: SF5547 
 
AUTHOR: Anthea Rooney (Committee Clerk) 
 
GENERAL MANAGER: Robert Dobrzynski (General Manager) 
 

DECISION STATEMENT: 

To consider at Notice of Motion from Alderman E K Williams regarding river health within 
the Tamar Estuary. 
 

RECOMMENDATION: 

That the Council calls on the State Government to urgently convene a meeting of key 
State Government, TasWater, Hydro Tasmania and City of Launceston stakeholders, in 
order to resolve the strategic and financial commitments from each stakeholder to a series 
of evidence based priority projects directed at addressing the unacceptable level of river 
health within the Tamar Estuary. 
 

 

REPORT: 

Repeated TEER (Tamar Estuary and Esk Rivers Program) reports into the health of the 
Tamar Estuary indicate that the zone of the Tamar within the urban area of Launceston 
has poor and degraded ecosystem health, based on reporting indicators.  These poor 
results represent not only a threat to environmental and human health, but other social and 
economic matters including tourism, lifestyle and business investment opportunities. 
 
A body of evidence-based work has been produced identifying influencing factors in the 
current state of the Tamar, including the TEER Water Quality Improvement Plan (2015).  
However, these factors can only be addressed by a multi-stakeholder approach to 
responsibilities. 
 
The community of Launceston is well aware of the problems of the Tamar Estuary and has 
an expectation that solid steps are being made to resolve problems, where possible, 
reasonably and across stakeholder roles and responsibilities. 
 
Therefore, the motion sees the City of Launceston respond to this expectation and the 
needs of the City, in calling on the State Government to convene a meeting of key 
stakeholders in order to seek a multi-party resolution to a range of issues contributing to 
the poor health of the Tamar Estuary. 
 

  



 

City of Launceston 
 

COUNCIL AGENDA Monday 20 March 2017 
 

 

 

151 

14.2 Notice of Motion - River Health Within the Tamar Estuary - Alderman E K 
Williams …(Cont’d) 

 

 
These considerations will include, but not be limited to:  
1. Sewage discharges into the river system. 
2. Environmental flows and strategic flushing of the Estuary.  
3. Surcharging from the combined system into the river. 
4. Land management practices to reduce pollutant inflows.  
5. Investigation of hydro electricity generation. 
6. Funding and project timing commitments from the key stakeholders. 
 
OFFICER COMMENT: 
Robert Dobrzynski (General Manager) 
 
Notice of Motion is self-explanatory. 
 

ECONOMIC IMPACT: 

Not considered relevant to this report. 
 

ENVIRONMENTAL IMPACT: 

Not considered relevant to this report. 
 

SOCIAL IMPACT: 

Not considered relevant to this report. 
 

STRATEGIC DOCUMENT REFERENCE: 

City of Launceston Strategic Plan 2014-2024 
Priority Area 8 - A secure, accountable and responsive Organisation 
Ten-year goals - To communicate and engage consistently and effectively with our 
community and stakeholders  
Key Direction - 
1. To develop and consistently use community engagement processes 
 
 

BUDGET & FINANCIAL ASPECTS: 

Not considered relevant to this report. 
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14.2 Notice of Motion - River Health Within the Tamar Estuary - Alderman E K 
Williams …(Cont’d) 

 

 

DISCLOSURE OF INTERESTS: 

The officer has no conflict of interest in this item. 
 

 
 
ATTACHMENTS: 
1. Notice of Motion - River Health Within the Tamar Estuary 
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Attachment 1 - Notice of Motion - River Health Within the Tamar Estuary 
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15 DEVELOPMENT SERVICES DIRECTORATE ITEMS 

 
15.1 Australian Masters Games Funding Request   
 
FILE NO: SF5892 
 
DIRECTOR:  Leanne Hurst (Director Development Services) 
 

DECISION STATEMENT: 

To consider a request from the Cradle Coast Authority to contribute towards the licensing 
fee to host the 2017 Australian Masters Games in October 2017, incorporating events in 
Launceston. 
 

RECOMMENDATION: 

That Council agrees to pre-commit $40,000 event sponsorship from the 2017/2018 budget 
for the 2017 Australian Masters Games, subject to the pool based sports being conducted 
at the Launceston Aquatic Centre as a minimum component of the overall event program. 
 

 

REPORT: 

Cradle Coast Authority (CCA) has secured the rights to host the 16th Australian Masters 
Games (AMG) to be held from the 21 - 28 October 2017.  The cost of hosting is $2.1m. 
 
The swimming pool based events (Swimming and Pool Lifesaving) will be held at the 
Launceston Aquatic Centre, attracting in excess of 300 direct visitors as participants and 
support staff.  A conservative projection of the total economic impact over the three 
competition days is $160,000.  This does not take into account the pre- and post- tour 
opportunities and repeat visitations to the City and region in subsequent holidays. 
 
Additional anticipated, but not confirmed, events to be held in the region are track cycling 
and mountain biking, with in excess of 200 visitors expected across those events. 
 
Requests for funding under the City of Launceston Events Sponsorship programs are 
referred to the Event Sponsorship Assessment Panel for consideration and 
recommendation to Council.  However, in this instance the application for the AMG could 
not be assessed by the Panel as it did not meet eligibility requirements, which preclude 
local government agencies and bodies from applying in the Special Events category. 
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15.1 Australian Masters Games Funding Request …(Cont’d) 
 

 
The following factors were taken into account when assessing the merits of whether the 
request should be referred directly to Council for a decision: 
 

 At the time the original application was received, it was eligible for assessment 
under previous events incentive guidelines, which have been superseded by the 
most recently adopted Events Sponsorship Policy; 

 

 The request is to assist with the licensing costs associated with securing the event 
for northern Tasmania.  The information provided in the application is unlikely to 
enable direct assessment against the newly endorsed criteria under the new 
Policy's Special Event category; and 

 

 The AMG will commence in October 2017 and a decision on the funding application 
is required for event planning and promotion.   

 
Given the overall economic and profile benefits that the event is likely to bring to 
Launceston, it is appropriate that the Council considers the request.  Officers have 
considered the submission against current and previous incentive/special events criteria, 
and it is recommended that the Council agrees to pre-commit funding for the full requested 
amount in order to enable the Cradle Coast Authority to meet its licensing fee 
commitments for the Australian Masters Games. 
 
As with any other event sponsorship commitment, a funding agreement will be applied, 
that will specify the full set of conditions commensurate with this level of funding. 
 

ECONOMIC IMPACT: 

Consideration contained in report. 
 

ENVIRONMENTAL IMPACT: 

Not considered relevant to this report. 
 

SOCIAL IMPACT: 

Consideration contained in report. 
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15.1 Australian Masters Games Funding Request …(Cont’d) 
 

 

STRATEGIC DOCUMENT REFERENCE: 

City of Launceston Strategic Plan 2014-2024 
Priority Area 1 - A creative and innovative city 
Ten-year goal - To foster creative and innovative people and industries 
Key Direction - 
3. To optimise the use and usability of our assets for different types of activities 
 
Priority Area 2 - A city where people choose to live 
Ten-year goal - To promote Launceston as a unique place to live, work, study and play 
Key Directions - 
1. To continue to offer and attractive network of parks, open spaces and facilities 

throughout Launceston 
6. To promote active and healthy lifestyles 
 
Priority Area 7 - A city that stimulates economic activity and vibrancy 
Ten-year goal - To develop a strategic and dedicated approach to securing economic 
investment in Launceston 
Key Directions - 
3. To promote tourism and a quality Launceston tourism offering 
4. To promote and attract national and international events and support the sector to 

ensure a diverse annual events calendar 
 
City of Launceston Event Strategy 2016-2019 
4.1 Goal 5 - Tourism, economic and profile 
1. Generate increased visitation, length of stay and high economic yields 
2. Positively promote the profile of Launceston and the region in intra and interstate 

markets, and align with the unique brand attributes of Launceston 
3. Fill gaps in the existing events calendar, particularly when there is low accommodation 

occupancy and minimal impacts on existing events 
4. Utilise the Council's key facilities as event venues 
 
4.2 Goal - Community, social and lifestyle outcomes 
1. Contribute to a vibrant and diverse calendar of events throughout the year that are 

affordable and accessible to local residents 
2. Strengthen Launceston's position as a highly desirable place to live, visit and invest 
3. Encourage and support creativity, innovation and local talent 
4. Builds community spirit, pride and sense of place 
5. Enable social connections to take place within the community, including volunteering 

and participation opportunities 
  



 

City of Launceston 
 

COUNCIL AGENDA Monday 20 March 2017 
 

 

 

158 

15.1 Australian Masters Games Funding Request …(Cont’d) 
 

 
4.3 Goal 3 - Maximising the promotion, usage of and financial return on City of Launceston 
owned and managed facilities and infrastructure as event venues 
 

BUDGET & FINANCIAL ASPECTS: 

The draft budget for the 2017/2018 financial year includes (based on previous discussions 
with aldermen in regard to the Events Strategy) an overall provision that would enable this 
contribution to be funded.  This level of funding could be pre committed on a 'first come 
basis'.  Other requests will need to be considered in the context of the proposed budget for 
2017/2018. 
 

DISCLOSURE OF INTERESTS: 

The officer has no conflict of interest in this item. 
 

 
 
ATTACHMENTS: 
1. Cradle Coast Authority Special Event Application - February 2017 
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Attachment 1 - Cradle Coast Authority Special Event Application - February 2017 

 

 



 

City of Launceston 
 

COUNCIL AGENDA Monday 20 March 2017 
 

 

 

160 



 

City of Launceston 
 

COUNCIL AGENDA Monday 20 March 2017 
 

 

 

161 



 

City of Launceston 
 

COUNCIL AGENDA Monday 20 March 2017 
 

 

 

162 



 

City of Launceston 
 

COUNCIL AGENDA Monday 20 March 2017 
 

 

 

163 



 

City of Launceston 
 

COUNCIL AGENDA Monday 20 March 2017 
 

 

 

164 



 

City of Launceston 
 

COUNCIL AGENDA Monday 20 March 2017 
 

 

 

165 



 

City of Launceston 
 

COUNCIL AGENDA Monday 20 March 2017 
 

 

 

166 



 

City of Launceston 
 

COUNCIL AGENDA Monday 20 March 2017 
 

 

 

167 



 

City of Launceston 
 

COUNCIL AGENDA Monday 20 March 2017 
 

 

 

168 



 

City of Launceston 
 

COUNCIL AGENDA Monday 20 March 2017 
 

 

 

169 



 

City of Launceston 
 

COUNCIL AGENDA Monday 20 March 2017 
 

 

 

170 



 

City of Launceston 
 

COUNCIL AGENDA Monday 20 March 2017 
 

 

 

171 



 

City of Launceston 
 

COUNCIL AGENDA Monday 20 March 2017 
 

 

 

172 

 
  



 

City of Launceston 
 

COUNCIL AGENDA Monday 20 March 2017 
 

 

 

173 

15.2 Heritage List Review   
 
FILE NO: SF2965 
 
AUTHOR: Fiona Ranson (Urban Design and Heritage Planner) 
 
DIRECTOR:  Leanne Hurst (Director Development Services) 
 

DECISION STATEMENT: 

To consider a recommendation to implement the Heritage List Review Stage 2. 
 

RECOMMENDATION: 

That Council approves the following schedule for the completion of the Heritage List 
Review project: 
 
a. Completion of the project by precinct groupings, commencing in the current financial 

year and rolling the balance of precinct investigations out over five years, subject to 
budget allocations. 

b. That the following precinct investigations be undertaken in the first phase:   

 Cimitiere Street  

 City Commercial  

 City Civic  

 City Industrial 
 

 

REPORT: 

Background 

Building on previous work and studies undertaken, a project commenced in 2015 to review 
historic heritage management in the municipality in line with the revised Historic Cultural 
Heritage Act and the emerging State-wide Planning Provisions. 

The aim of the project was to: 
1. Review the list of existing local heritage places (excluding state listings) for adequacy. 
2. Review the list of outstanding nominations for local listing for inclusion in the 

Launceston Planning Scheme. 
3. Develop a database to manage local heritage information to support listings. 
4. Develop listing criteria and a process for listing and the removal of listings. 
5. Develop a comprehensive schedule of 'precincts' to provide broader protection to 

important streetscapes to complement the listing of individual places suitable for 
inclusion in the planning scheme.  
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15.2 Heritage List Review …(Cont’d) 
 

 
This list review was scheduled in two stages:  

Stage 1 which is now complete included the establishment of a Local Heritage Places 
Database, as well preparation of estimates of costs and resources required to update the 
current list to the required standard by experienced heritage consultants.  

Stage 2 was intended to include an update of the existing heritage database, 
recommendations for new listings and documentation to support proposed listings. 

In completing Stage 1 it became clear to realise efficiencies in research efforts, minimise 
costs, and also minimise the risk of inappropriate redevelopment within precincts, the 
adoption of an approach based on simultaneous consideration of individual heritage 
places and precinct provisions for each specific precinct would be recommended.   
 
The proposed precincts are based on those identified by Paul Davies as part of the 
Launceston Heritage Study completed in 2007 with further development by the Council in 
partnership with officers of Heritage Tasmania (HT) and the Council's Heritage Advisory 
Committee (HAC).  The list of precincts, proposed stages and the current priorities based 
on heritage considerations are contained in Appendix 1 to this report.   

It is proposed that in subsequent years further budget allocations will be sought to 
complete the remaining stages.   It is anticipated that to complete the five proposed stages 
a total budget of $250,000 may be required over five financial years.  This does not include 
funds which may be required for assistance with public consultation. 

The recommended staging of the Heritage List Review project has endorsed by the 
Heritage Advisory Committee. 
 

ECONOMIC IMPACT: 

There are costs involved in the review of the heritage list and the development of the 
proposed precincts and there are ongoing savings and efficiencies offered by the proposal 
in regard to the accessibility of information by CoL staff and the public. 
 

ENVIRONMENTAL IMPACT: 

The proposal is intended to provide for the responsible management of Launceston's 
significant historic heritage places and the valued character of the City's built and natural 
environments. 
 

SOCIAL IMPACT: 

Not considered relevant to this report. 
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15.2 Heritage List Review …(Cont’d) 
 

 

STRATEGIC DOCUMENT REFERENCE: 

City of Launceston Strategic Plan 2014-2024 
Priority Area 2 - A city where people choose to live 
Ten-year goals - A positive perception of Launceston 
Key Direction - 
4. To promote Launceston’s rich heritage and natural environment  
 
Priority Area 8 - A secure, accountable and responsive Organisation 
Ten-year goals - To communicate and engage consistently and effectively with our 
community and stakeholders 
Key Direction - 
1. To develop and consistently use community engagement processes 
 
 

BUDGET & FINANCIAL ASPECTS: 

To enable this phase of the project to be undertaken transfers (which do not require a 
Council decision) will be made.  
 

Project 
Number 

Project Description Current 
Approved 
Amount 

Transfer 
From 

Transfer 
To 

New 
Budget 

21504 Launceston Heritage List Review $25,000 $0 $25,000 $50,000 

21586 Regional Infrastructure Strategy $20,000 $20,000 $0 $0 

21503 Conversion of the Planning 
Scheme 

$50,000 $5,000 $0 $45,000 

 TOTALS $95,000 $25,000 $25,000 $95,000 

 

DISCLOSURE OF INTERESTS: 

The officer has no conflict of interest in this item. 
 

 
 
ATTACHMENTS: 
1. List of proposed precincts and priorities 
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Attachment 1 - List of proposed precincts and priorities 
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15.3 Youth Advisory Group Terms of Reference   
 
FILE NO: SF0134 
 
AUTHOR: Claudia Garwood (Youth Development Officer) 
 
DIRECTOR: Leanne Hurst (Director Development Services)  
 

DECISION STATEMENT: 

To consider the Youth Advisory Group Terms of Reference 04-Plx-007. 
 

RECOMMENDATION: 

That Council approves the Youth Advisory Group Terms of Reference 04-Plx-007 as set 
out below. 
 
Youth Advisory Group - Terms of Reference 
The Youth Advisory Group (YAG) is a Special Committee of Council as defined under 
section 24 of the Local Government Act 1993. 
 
PURPOSE: 
The primary purpose of the City of Launceston's YAG is to: 

 Act as a link between young people and the City of Launceston and ensure a youth 
perspective on youth services and initiatives is provided to Council;  

 Inform and advise the broader community including agencies and all levels of 
government about matters that affect them, including fellow young people; 

 Foster youth engagement within the community so that young people are enabled 
and empowered to voice their ideas and concerns, and take ownership over action 
and change for a positive future;  

 Promote and recognise the diverse contributions young people make to the 
community; and 

 Provide representation on external committees as identified. 
 
OBJECTIVE: 

 To enable a representative group of young people to respond to and offer advice to 
Council, other agencies and all other levels of government on specific matters 
relating to youth in Launceston; 

 To provide an avenue for young people to raise issues or make comments on 
matters of importance to them; 

 To take action where appropriate on issues of importance and priority to young 
people;  

 To ensure that young people are involved in their community's economic, social and 
cultural development; and  

  



 

City of Launceston 
 

COUNCIL AGENDA Monday 20 March 2017 
 

 

 

179 

15.3 Youth Advisory Group Terms of Reference …(Cont’d) 
 

 

 To positively promote youth within the municipality, especially in regards to the 
potential value which the community can gain from youth input. 

  
MEMBERSHIP: 
The City of Launceston's Youth Advisory Group will consist of the following positions: 

 Youth Development Officer who coordinates the rosters and facilitates meetings.  

 Maximum of three Aldermen who act as co-facilitators with the Youth Development 
Officer. At least one Alderman is expected to attend every meeting. 

 Members aged 12-25 years who live in the boundaries of the City of Launceston. 
 
The Aldermen's role will be for a four year period to coincide with Council Elections, 
subject to a review after two years.  
 
MEETINGS: 
The Youth Advisory Group will meet according to a roster set by the Youth Development 
Officer, usually for an hour each fortnight.  The Youth Development Officer has the right to 
call additional meetings to work on projects when required. 
 
CODE OF CONDUCT: 
All members must adhere to the Code of Conduct for Committees. Aldermen and Council 
Officers must also adhere to their own relevant Code of Conduct. 
 
MEETING QUORUM: 
A quorum is not required for meetings to take place.  
 
When a decision by the Committee is required by vote each attending member is entitled 
to one vote, except for Aldermen and the Youth Development Officer who do not have 
voting rights.  A majority of at least 51% of voting members in attendance is necessary to 
approve the request.  If a member cannot attend the meeting, they are entitled to send 
their vote to the Youth Development Officer at least 24 hours prior to the meeting 
commencing.  
 
RESOURCES: 
Council will provide an Officer to organise the meetings at Town Hall according to the 
roster. 
  
MEETING NOTICES  
Meeting Agendas, Minutes and meeting papers will be distributed to all Committee 
members via email. 
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15.3 Youth Advisory Group Terms of Reference …(Cont’d) 
 

 
REVIEW: 
The Terms of Reference will be reviewed every four years to coincide with Council 
Elections. 
 

 

REPORT: 

The Youth Advisory Group is a Special Committee of Council established under section 24 
of the Local Government Act 1993 (Tas).  The primary purpose of the committee is to act 
as a link between young people and the City of Launceston and ensure a youth 
perspective on youth services and initiatives provided to Council.  
 
Goal 2 of the Youth Engagement Framework: A diverse and inclusive youth voice into and 
out of the City of Launceston priority action is to review the Youth Advisory Group Terms 
of Reference and ensure that it is more closely aligned with what young people see as the 
benefits of such a group.  During 2016, the Youth Advisory Group was consulted and 
provided feedback in relation to the committee's Terms of Reference which has informed 
the draft. 
 
The Youth Advisory Group plays a role in informing and advising the broader community 
including agencies and all levels of government to ensure the needs, issues and rights of 
young people are heard, considered, acted upon and upheld in order to create an 
equitable, cohesive, creative, caring and sustainable community that recognises and 
values the positive contribution young people make to the City of Launceston. 
 
A Youth Advisory Group Terms of Reference has been drafted under the City of 
Launceston requirement that all Specific Purpose Internal Committees operate in 
accordance with a Council endorsed Terms of Reference. 
 

ECONOMIC IMPACT: 

Not considered relevant to this report. 
 

ENVIRONMENTAL IMPACT: 

Not considered relevant to this report. 
 

SOCIAL IMPACT: 

Consideration contained in report. 
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15.3 Youth Advisory Group Terms of Reference …(Cont’d) 
 

 

STRATEGIC DOCUMENT REFERENCE: 

City of Launceston Strategic Plan 2014-2024 
Priority Area 4 - A diverse and welcoming City of Launceston  
Ten-year goal - To offer access to services and spaces for all community members and to 
work in partnership with others to address the needs of vulnerable and diverse 
communities 
Key Directions - 
1. To understand the needs and requirements of key community service providers and 

stakeholders 
3. To define and communicate our role in promoting social inclusion and equity 
6. To support the delivery of programs and events for people to connect with each other 

through participation in community activities and civic life 
 
Youth Engagement Framework 
Goal 2: A diverse and inclusive youth voice into and out of the City of Launceston 
 

BUDGET & FINANCIAL ASPECTS: 

Not considered relevant to this report. 
 

DISCLOSURE OF INTERESTS: 

The officer has no conflict of interest in this item. 
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15.4 City of Launceston Economic Profile and the Economic Development Strategy   
 
FILE NO: SF6469 
 
AUTHOR: Bruce Williams (Economic Development Officer) 
 
DIRECTOR: Leanne Hurst (Director Development Services) 
 

DECISION STATEMENT: 

To consider and adopt the City of Launceston Economic Development Strategy. 
 

PREVIOUS COUNCIL CONSIDERATION: 

Workshop - 15 August 2016 - City of Launceston Draft Economic Development Strategy 
Workshop - 6 February 2017 - City of Launceston Draft Economic Development Strategy 
and Draft Economic Profile 
Workshop - 20 February 2017 - City of Launceston Draft Economic Development Strategy 
and Draft Economic Profile 
 

RECOMMENDATION: 

That Council adopts the City of Launceston Economic Development Strategy (ECM 
Reference: 4011066). 
 

 

REPORT: 

Background and opportunity 
 
During 2016 the consultancy company "id" was engaged by Council to develop an 
economic profile of the City of Launceston.  Concurrently, a consultancy collaboration 
between Hill PDA and Sasha Lennon and Associates was engaged to prepare an 
Economic Development Strategy for the City of Launceston.  
 
The Economic Profile of the City, was completed by the development of a data base to 
evaluate the economic trends occurring in the City of Launceston.  This was developed 
using Australian Bureau Statistical data, other data bases and a range of model 
projections developed by "id".  The Economic Profile was completed prior to the Economic 
Development Strategy and as such it provided additional current evidence to inform the 
development of the Strategy. 
 
The Economic Profile sets out the current economic situation, but its primary focus is on 
the potential for economic growth and opportunity.  This document informs the Economic 
Development Strategy. 
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15.4 City of Launceston Economic Profile and the Economic Development 
Strategy …(Cont’d) 

 

 
The Economic Development Strategy set out the path of action.  The strategy was 
informed by an extensive engagement process. 
 
Introductory Economic Development Strategy workshops were held with the: 
1.  Senior Management Team; 
2.  Executive Management Team; and 
3.  Economic Development Committee. 
 
In-person or telephone Interviews were also undertaken with: 

 11 of the major businesses in the City and surrounds; 

 Two developers; 

 Hawthorn Football Club; and 

 Six stakeholder organisations representing the business interests in the City. 
 
Relevant strategies and data sets were also reviewed. 
 
Workshop presentations and discussions were conducted on 6 and 20 February 2017. 
 
The first action item will be the development of an investment prospectus which is 
identified as a high priority within the strategy. 
 

ECONOMIC IMPACT: 

Not considered relevant to this report. 
 

ENVIRONMENTAL IMPACT: 

Consideration contained within the Economic Development Strategy. 
 

SOCIAL IMPACT: 

Not considered relevant to this report. 
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15.4 City of Launceston Economic Profile and the Economic Development 
Strategy …(Cont’d) 

 

 

STRATEGIC DOCUMENT REFERENCE: 

City of Launceston Strategic Plan 2014-2024 
Priority Area 7 - A city that stimulates economic activity and vibrancy   
Ten-year goal - To develop a strategic and dedicated approach to securing economic 
investment in Launceston 
Key Directions - 
1. To actively market the City and Region and pursue investment 
2. To provide an environment that is conductive to business and development  
3. To promote tourism and a quality Launceston tourism offering 
4. To promote and attract national and international events and support the sector to 

ensure a diverse annual events calendar 
5. To support sustainable population growth in Launceston 
6. To facilitate direct investment in the local economy to support its growth 
 
 

BUDGET & FINANCIAL ASPECTS: 

Over the next 12 months the work program arising from adoption of the Economic Profile 
and Economic Development Strategy will focus on the development of : 
1. A City prospectus; 
2. Facilitating the relocation of University of Tasmania campus to Invermay; and 
3. Facilitating economic initiatives identified in the City Deal. 
 
The budgetary impact of adopting these Economic Profile and Economic Development 
Strategy will presented for Council consideration in the 2017/2018 budget. 
 

DISCLOSURE OF INTERESTS: 

The officer has no conflict of interest in this item. 
 

 
 
ATTACHMENTS: 
1. City of Launceston Economic Profile (distributed electronically) 
2. City of Launceston Economic Development Strategy (distributed electronically) 
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15.5 Special Event Sponsorship Application - Netball Tasmania   
 
FILE NO: SF5892 
 
AUTHOR: Eve Gibbons (Grants and Sponsorship Officer) 
 
DIRECTOR:  Leanne Hurst (Director Development Services) 
 

DECISION STATEMENT: 

To consider an application received by City of Launceston's Special Event Sponsorship 
Program from Netball Tasmania. 
 
PREVIOUS COUNCIL DECISION: 
 
Council - 27 February 2017 - Agenda Item - Special Event Sponsorship Application - 
Netball Tasmania - decision deferred 
 
Workshop - 6 March 2017 - Special Event Sponsorship Applications  
 

RECOMMENDATION: 

That Council pre-commits funds of $22,500 from the 2017/2018 Special Event 
Sponsorship Program budget for the International Netball Festival 2018. 
 

 

REPORT: 

This item was deferred at the 27 February 2017 Council Meeting to enable Aldermen an 
opportunity to consider the Events Sponsorship Policy and guidelines at its Workshop on 6 
March 2017. 
 
Netball Tasmania has applied for $45,000 to the City of Launceston Special Event 
Sponsorship Program for the International Netball Festival. 
 
A ‘Special Event’ is defined as an irregular or one-off event that has the ability to attract 
significant attendees from local, state and interstate areas.  Events will deliver an inclusive 
experience, encouraging community participation, creativity, and fostering pride and 
positivity in our city.  They will also deliver tourism and economic returns to the Launceston 
community, building our profile and reputation as a great place to live, visit and invest. 
 
The International Netball Festival is planned to be held in Launceston from the 25 - 31 
March 2018.  Launceston will host to two international netball teams in preparation for the 
lead up to the 2018 Commonwealth Games, Gold Coast, from 4 - 15 April 2018. 
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15.5 Special Event Sponsorship Application - Netball Tasmania …(Cont’d) 
 

 
Netball Tasmania will be utilising the 2015 model where a pre-World Cup Camp was held 
in Launceston with teams from Wales and Scotland participating. 
 
Over the seven day period from 25 - 31 March 2018, Launceston will host two international 
teams.  These teams will play a series of matches at the Launceston Silverdome and each 
feature will comprise of a double header with the Australian Centre for Excellence team 
and also the newly formed Tasmanian Magpies.  Throughout the week there will be a 
series of community engagement initiatives within the school community, as well as 
development opportunities for participants and officials of netball in Tasmania. 
 
It is estimated the Festival will attract 3,500 participants to the event.  With an estimated 
attendance break down of 35-40% (local), 57% (intrastate) and 3% (interstate), it is also 
estimated that 420 bed nights will be utilised, with a participant spend per day of $1,500 
and spectator spend of $150 per day.  The full details of the funding request are set out in 
a separate report which has been distributed to Aldermen.  
 
The application was assessed by the Event Sponsorship Assessment Panel, comprising of 
Alderman Danny Gibson (Chair), Alderman Karina Stojansek, Alderman Emma Williams, 
Ms Vanessa Cahoon (Executive Officer - Cityprom) and Mr Chris Griffin (Chief Executive 
Officer - Tourism Northern Tasmania) and utilised the following criteria. 
 
Assessment Criteria 
 
Participation - Enables social connections to take place within the community, including 
volunteering and participation opportunities. 
Creativity and Innovation - Encourages and supports creativity, innovation and local 
talent. 
Community Spirit - Fosters pride and positivity in our city, building community spirit. 
Economic - Demonstrates positive economic benefits through visitor spend, employment 
and/or investment. 
Tourism and profile - Demonstrates positive tourism benefits, through the promotion of 
Launceston and the region, building our profile and reputation. 
Asset Usage - Utilisation and activation of community assets including cultural, 
entertainment, sport and recreation venues, including Council owned and operated assets. 
 
The Netball Tasmania assessment resulted in a score of 50%. 
 
Under the distribution of funds formula applied for event sponsorship, an application 
receiving a score between 50% - 60% is recommended to receive 50% of the requested 
funding amount. 
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15.5 Special Event Sponsorship Application - Netball Tasmania …(Cont’d) 
 

 

ECONOMIC IMPACT: 

Consideration contained in report. 
 

ENVIRONMENTAL IMPACT: 

Consideration contained in report. 
 

SOCIAL IMPACT: 

Consideration contained in report. 
 

STRATEGIC DOCUMENT REFERENCE: 

City of Launceston Strategic Plan 2014-2024 
Priority Area 1 - A creative and innovative city 
Ten-year goal - To foster creative and innovative people and industries 
Key Direction - 
3. To optimise the use and usability of our assets for different types of activities 
 
Priority Area 2 - A city where people choose to live 
Ten-year goal - To promote Launceston as a unique place to live, work, study and play 
Key Directions - 
1. To continue to offer and attractive network of parks, open spaces and facilities 

throughout Launceston 
6. To promote active and healthy lifestyles 
 
Priority Area 7 - A city that stimulates economic activity and vibrancy 
Ten-year goal - To develop a strategic and dedicated approach to securing economic 
investment in Launceston 
Key Directions -  
1. To actively market the City and Region and pursue investment 
3. To promote tourism and a quality Launceston tourism offering 
4. To promote and attract national and international events and support the sector to 

ensure a diverse annual events calendar 
6. To facilitate direct investment in the local economy to support its growth 
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15.5 Special Event Sponsorship Application - Netball Tasmania …(Cont’d) 
 

 
City of Launceston Event Strategy 2016-2019 
4.1 Goal 5 - Tourism, economic and profile 
1. Generate increased visitation, length of stay and high economic yields 
2. Positively promote the profile of Launceston and the region in intra and interstate 

markets, and align with the unique brand attributes of Launceston 
3. Fill gaps in the existing events calendar, particularly when there is low accommodation 

occupancy and minimal impacts on existing events 
4. Utilise the Council's key facilities as event venues 
 
4.2 Goal - Community, social and lifestyle outcomes 
1. Contribute to a vibrant and diverse calendar of events throughout the year that are 

affordable and accessible to local residents 
2. Strengthen Launceston's position as a highly desirable place to live, visit and invest 
3. Encourage and support creativity, innovation and local talent 
4. Builds community spirit, pride and sense of place 
5. Enable social connections to take place within the community, including volunteering 

and participation opportunities 
 
 

BUDGET & FINANCIAL ASPECTS: 

The draft budget for the 2017/2018 financial year includes (based on previous discussion 
with aldermen in regard to the Events Strategy) an overall provision that would enable this 
contribution to be funded. 
 
This level of funding could be pre committed on a 'first come basis'.  Other requests will 
need to be considered in the context of the proposed budget for 2017/2018. 
 

DISCLOSURE OF INTERESTS: 

The officer has no conflict of interest in this item. 
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15.6 Northern Suburbs Men and Community Shed Request   
 
FILE NO: SF6504 
 
DIRECTOR:  Leanne Hurst (Director Development Services) 
 

DECISION STATEMENT: 

To consider a request from the Northern Suburbs Community Centre for support for an 
application to the Department of State Growth Community Infrastructure Fund Major 
Grants to build a Men and Community Shed. 
 

RECOMMENDATION: 

That Council: 
 
1. Agrees to provide a letter of support and commitment of a co-contribution of up to 

$125,000 to assist the Northern Suburbs Community Centre application to the 
Department of State Growth Community Infrastructure Fund Major Grants to build a 
Men and Community Shed; and 

 
2. Advises the commitment is subject to the Northern Suburbs Community Centre 

undertaking to seek other cash and in-kind support from corporate and community 
partners to assist with the realisation of the project. 

 

 

REPORT: 

The Council has received a request from the Northern Suburbs Community Centre 
(NSCC) to provide a commitment of a co-contribution of $125,000 to assist their 
application to the Department of State Growth Community Infrastructure Fund Major 
Grants to build a Men and Community Shed. 
 
NSCC requires the commitment from Council before 31 March 2017 when the Expressions 
of Interest close for this grant round. 
 
The building of a Men and Community Shed was identified by the Rocherlea community as 
a priority project within the Northern Suburbs Revitalisation Project ABCD Learning Site 
engagement strategy.  Council Officers have agreed in principle to provide a peppercorn 
lease to NSCC for an area within Kingbilly Park for the construction and will work with the 
NSCC to assist with the preparation of the application, costing and project plan 
documentation for the funding application. 
 

  



 

City of Launceston 
 

COUNCIL AGENDA Monday 20 March 2017 
 

 

 

190 

15.6 Northern Suburbs Men and Community Shed Request …(Cont’d) 
 

 
The proposed Men and Community Shed will form the major first investment in the 
establishment of a community hub precinct in the heart of Rocherlea, which is the first 
project site for the Northern Suburbs Revitalisation project and which has been identified 
through the community engagement.  It is recommended that the project application and 
commitment co-contribution be supported. 
 

ECONOMIC IMPACT: 

Consideration contained in report. 
 

ENVIRONMENTAL IMPACT: 

Consideration contained in report. 
 

SOCIAL IMPACT: 

Consideration contained in report. 
 

STRATEGIC DOCUMENT REFERENCE: 

Greater Launceston Plan: Northern Suburbs Revitalisation 
The purpose of the Northern Suburbs Revitalisation project is to work closely with the 
community to develop a strategic framework for the future of the Northern Suburbs of 
Launceston, with the aim of improving the social, economic and environmental wellbeing 
for the area.  This is a planning project led by community engagement. 
 

Focus Areas 
 Rocherlea/Mayfield 
 Ravenswood/Waverley 
 Newnham/Mowbray 

 

Goals 
With respect to the focus areas, to: 
1. Identify strengths and assets within the community 
2. Identify needs of the community 
3. Define the community's future vision 
4. Develop a plan  
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15.6 Northern Suburbs Men and Community Shed Request …(Cont’d) 
 

 

BUDGET & FINANCIAL ASPECTS: 

The proposal involves the construction of a facility on the Council's land with the result that 
a Council asset (which would be the subject of a lease) would be acquired.  The outcome 
of the proposal (based on the estimates provided) is a building asset costing $250,000 
funded by a grant and a Council contribution.   
 
The $125,000 Council contribution can be funded within the proposed 2017/2018 capital 
budget.  
 

DISCLOSURE OF INTERESTS: 

The officer has no conflict of interest in this item. 
 

 
 
ATTACHMENTS: 
1. Rocherlea Men and Community Shed 
2. Support Information - Rocherlea Men and Community Shed 
3. Cost Breakdown - Stage 1 - Rocherlea Men and Community Shed 
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Attachment 1 - Rocherlea Men and Community Shed 
 

 

 
 



 

City of Launceston 
 

COUNCIL AGENDA Monday 20 March 2017 
 

 

 

193 

 
  



 

City of Launceston 
 

COUNCIL AGENDA Monday 20 March 2017 
 

 

 

194 

Attachment 2 - Support Information - Rocherlea Men and Community Shed 
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Attachment 3 - Cost Breakdown - Stage 1 - Rocherlea Men and Community Shed 
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16 FACILITIES MANAGEMENT DIRECTORATE ITEMS 

 
16.1 Petition - Rocherlea Surveillance   
 
FILE NO: SF2306/SF0097 
 
AUTHOR: Matthew Skirving (Manager Architectural Services) 
 
DIRECTOR: Rod Sweetnam (Director Facilities Management) 
 

DECISION STATEMENT: 

To consider action to be taken in respect of a petition submitted by Hon. Ivan Dean MLC 
requesting Council and Tasmania Police jointly under-take the installation of CCTV 
Surveillance Cameras in the Rocherlea area. 
 

PREVIOUS COUNCIL CONSIDERATION: 

Council - 13 February 2017 - Agenda Item 5.1 - Petition - Rocherlea Surveillance 
 

RECOMMENDATION: 

That Council receives a report in relation to the petition submitted on 13 February 2017 
regarding Rocherlea surveillance. 
 

 

REPORT: 

A petition, submitted by Hon. Ivan Dean MLC, was tabled at the 13 February 2017 Council 
meeting.  Pursuant to section 60(2)(b) of the Local Government Act 1993, the following 
report details the action to be taken in respect of the petition. 
 
The petition requested that Council and Tasmania Police jointly support the provision of 
CCTV surveillance cameras at multiple locations in and around the suburb of Rocherlea. 
 
Council Officers have recently met with representatives from Tasmania Police to discuss 
the merit and efficacy of the actions proposed in the petition.  A Strategic Planning and 
Policy Committee (SPPC) Workshop has been scheduled with Aldermen on the 27 March 
2017 to discuss feedback provided by Tasmania Police and other matters relevant to the 
actions proposed in the petition presented to Council. 
 
A report outlining the proposed actions to be implemented in response to the petition will 
be presented to a Council Meeting as soon as practical for consideration following this 
SPPC Workshop. 
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16.1 Petition - Rocherlea Surveillance …(Cont’d) 
 

 

ECONOMIC IMPACT: 

Not considered relevant to this report. 
 

ENVIRONMENTAL IMPACT: 

Not considered relevant to this report. 
 

SOCIAL IMPACT: 

Not considered relevant to this report. 
 

STRATEGIC DOCUMENT REFERENCE: 

City of Launceston Strategic Plan 2014-2024 
Priority Area 8 - A secure, accountable and responsive Organisation 
Ten-year goals - To communicate and engage consistently and effectively with our 
community and stakeholders; to ensure decisions are made in a transparent and 
accountable way and to continue to meet our statutory obligations and deliver quality 
services 
Key Directions - 
1. To develop and consistently use community engagement processes  
3. To ensure decisions are made on the basis of accurate and relevant information  
 
 

BUDGET & FINANCIAL ASPECTS: 

Not considered relevant to this report. 
 

DISCLOSURE OF INTERESTS: 

The officer has no conflict of interest in this item. 
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17 QUEEN VICTORIA MUSEUM AND ART GALLERY DIRECTORATE ITEMS 

 
No Items have been identified as part of this Agenda 
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18 INFRASTRUCTURE SERVICES DIRECTORATE ITEMS 

 
18.1 St Georges Square - Mobile Food Vendors   
 
FILE NO: SF1549/SF6145 
 
AUTHOR: Harry Galea (Senior Engineering Advisor) 
 
DIRECTOR:  Shane Eberhardt (Acting Director Infrastructure Services) 
 

DECISION STATEMENT: 

To consider investigations into alternative sites to locate Food Vans at St Georges Square 
that maximise public safety. 
 

PREVIOUS COUNCIL CONSIDERATION: 

Workshop - 20 February 2017 - Presentation on options available within St Georges 
Square to locate Mobile Food Vendors 
 

RECOMMENDATION: 

That Council, in respect to the operation of Food Vans at St Georges Square and the 
consequential road safety risks, park deterioration and litter, supports the following actions: 
 
A. For an interim period until approximately 30 September 2017: 

1. Food Vans be required to operate from High Street allocated parking spaces so 
that a gap of 20m (i.e. three-four car lengths) is provided between vans.  Other 
parking between the vans shall be prohibited during the evening trading period. 

2. The High Street location is limited to five Food Van sites. 
3. Along High Street between Arthur Street and Ann Street approval be sought from 

the Department of State Growth to change the posted speed limit to 40km/h 
between the hours 4.00pm - 9.00pm. 

4. Five Mobile Food Vendors licences be issued to operate from St Georges Square, 
valid until 30 September 2017 at a licence fee of $902 (based on the approved 
vendor fee of $702 for nine months plus $200 to cover the cost of interim line 
marking and signage works). 

 
B. A report be prepared to be considered by the Council on alternative sites for Mobile 

Food Vendors that address road safety, public convenience and amenity. 
 
C. The irrigation of St Georges Square (East) be listed as a project in the Capital 

Improvement Program. 
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18.1 St Georges Square - Mobile Food Vendors …(Cont’d) 
 

 
D. A pedestrian refuge in High Street at the intersection of Ann Street be considered in 

the 2017/2018 budget. 
 

 

REPORT: 

The Council requested a report be prepared on addressing a number of issues arising 
from the operations of Mobile Food Vendors from St Georges Square.  
 
The objectives of the investigation were: 

 To retain St Georges Square as a casual dining venue serviced by on-street food 
vans. 

 To maximise public safety given the number crossing High Street and particularly 
crossing between vans/in front of (blind side) of vans. 

 To address the worn grass. 

 To minimise litter in the park. 

 To consider requests for built public conveniences. 

 To work within the existing Policy on Mobile Food Vans and apply priority to the 
needs of 'fixed' business operations. 

 
The development of options or relocation involved moving around St Georges Square and 
identifying the positives and negatives of the alternate locations. 
 
In essence, the proposals considered to have potential were: 

 Use of angled car parking in Ann Street opposite existing businesses - 
Consultation was undertaken with the businesses directly opposite and there was 
strong objection to occupation of the area based on need for parking during the 
hours the food van businesses needed to operate. 

 Construction of circular driveway inside the park - significant construction works 
would be required. Works were costed at $124,000 for a space dedicated to Food 
Vans.  It is likely there would be significant community objections to undertaking 
civil works within the boundaries of the park. 

 Along High Street with appropriate road safety devices. 
 
The recommended interim option is to continue with on-street food van trading at 
St Georges Square.  It is proposed to retain parking along High Street but improve sight 
distance by spacing vans, eliminate infill parking and reduce the speed limit along the road 
for the period the businesses are trading.  To improve compliance it is proposed to install a 
large information sign to inform drivers of the restriction and reasons.  
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18.1 St Georges Square - Mobile Food Vendors …(Cont’d) 
 

 
Other considerations: 
1. St Georges Square (west) is irrigated and presents very well over summer by retaining 

a green lustre.  However, St Georges Square (east - playground side) is not irrigated.  
The cost of this project is likely to be $60,000 (but subject to detailed design.) 

 
2. Costs have been obtained to install a public toilet at St Georges Square.  The likely 

cost is $300,000 but potentially much higher if servicing is difficult.  Alternatively a 
simple pre-fabricated single accessible cubicle could be installed for between $120-
140,000 depending on services connections. 

 
3. The discussion in this paper on infrastructure is purely to support the Food Van 

businesses' desire to operate at St Georges Square.  A fundamental question is that 
should these services be paid from community funds or as part of the business cost.  
Based on the discussion with Aldermen during the 20 February workshop it appears 
clear that infrastructure directly required to support the food vans should be paid by 
the food van vendors. 

 
On the basis that the safety issues are unable to be fully resolved then it is recommended 
that the relatively low cost works should be implemented for an interim period (six months) 
and consider options to relocate the Mobile Food Vendors to an alternative venue that 
provides existing public conveniences and less conflict with traffic. 
 
A copy of this report has been provided to current licenced food vendors operating at 
St Georges Square.  A workshop with the vendors will be held within the next 4 weeks to 
get feedback on long term options for facilitating the operation of food vans within the 
municipality. 
 

ECONOMIC IMPACT: 

The increase in Mobile Food Vendors increases the businesses and employment 
opportunities within the City of Launceston. 
 

ENVIRONMENTAL IMPACT: 

Not considered relevant to this report. 
 

SOCIAL IMPACT: 

Casual dining at St Georges Square has been a tremendous success and an alternative 
experience to improve the liveability of Launceston residents. 
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18.1 St Georges Square - Mobile Food Vendors …(Cont’d) 
 

 

STRATEGIC DOCUMENT REFERENCE: 

City of Launceston Strategic Plan 2014-2024 
Priority Area 2 - A city where people choose to live 
Ten-year goal - To promote Launceston as a unique place to live, work, study and play 
Key Directions - 
1. To continue to offer and attractive network of parks, open spaces and facilities 

throughout Launceston 
2. To support the CBD and commercial areas as activity places during day and night 
3. To contribute to enhanced public health and amenity to promote a safe and secure 

environment 
 
 

BUDGET & FINANCIAL ASPECTS: 

The approved fees and charges specify a fee of $936pa (or $234pq) for the Mobile Food 
Vendors.  The cost to implement the interim works (including information sign bay marking 
and parking signage) is estimated to be $1,000.  On the basis that only five licences are 
issued then the fee would need to include an amount of $200 to cover these works.  As a 
result the fee for the nine month period (1 January - 30 September) would be $902.  The 
cost of the 4 speed limit signs is approximately $500 which is considered a community 
cost. 
 

DISCLOSURE OF INTERESTS: 

The officer has no conflict of interest in this item. 
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19 MAJOR PROJECTS DIRECTORATE ITEMS 

 
No Items have been identified as part of this Agenda 
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20 CORPORATE SERVICES DIRECTORATE ITEMS 

 
20.1 Council Fees - 2017/2018 Financial Year   
 
FILE NO: SF7024 
 
AUTHOR: Paul Gimpl (Manager Finance) 
 
DIRECTOR: Michael Tidey (Director Corporate Services)  
 

DECISION STATEMENT: 

To determine various Council Fees for the 2017/2018 Financial Year in accordance with 
the requirements of the Local Government Act 1993.  The decision requires an absolute 
majority.  
 

PREVIOUS COUNCIL CONSIDERATION: 

Presented annually to Council. 
 

RECOMMENDATION: 

That, pursuant to section 205 of the Local Government Act 1993, Council sets the 
following fees for the financial year ending 30 June 2018. 
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REPORT: 

Fees revenue for 2016 amounted to $21.1m or 21.3% of operating revenues (excluding 
capital grant revenue), not all of the fees that comprise this revenue are set through this 
process, for example certificate fees are set by the State Government.  
 
The Council operates under a number of pieces of legislation.  In regard to fees and 
charges the Local Government Act 1993 provides a general power as well as a specific 
power to raise revenue through fees and charges.  
 
Section 73. Sources of funds 
A council may raise funds in any one or more of the following ways: 

a) by imposing rates, fees and charges; 
f) by carrying out commercial activities;… 

 
Section 205. Fees and charges 
(1) In addition to any other power to impose fees and charges but subject to 

Subsection(2), a council may impose fees and charges in respect of any one or all of 
the following matters: 

(a) the use of any property or facility owned, controlled, managed or maintained 
by the Council 

(b) services supplied at a person's request; 
(c) carrying out work at a person's request; 
(d) providing information or materials, or providing copies of, or extracts from, 

records of the council; 
(e) any application to the council 
(f) any licence, permit, registration or authorisation granted by the council; 
(g) any other prescribed matter. 

(2) A council may not impose a fee or charge in respect of a matter if -  
(a) a fee or charge is prescribed in respect of that matter; or 
(b) this or any other Act provides that a fee or charge is not payable in respect 

of that matter.  
(3) Any fee or charge under Subsection(1) need not be fixed by reference to the cost of 

the council. 
 
Section 206. List of fees and charges  

A general manager of a council is to -  
(a) keep a list of all fees and charges fixed under this Division; and 
(b) make the list available… 

 
Section 207. Remission of fees and charges 

A council may remit all or part of any fee… 
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There is an ongoing process of reviewing and refining the fees that are set under section 
205 of the Local Government Act 1993 with a view to: 
 

(a) rationalising the number of individual fees 
(b) eliminating incidental minor administrative fees 
(c) developing a conceptual relationship between fees and concessional fees 

(eg adult and child or pensioner fee) 
 
Principles 
The review of fees for 2018 has been predicated on the same principles as in previous 
years.  

 The real value of fees should be maintained over time; must increase annually by at 
least the consumer price index. 

o In the context of this budget a general baseline of 2% has been applied. 

 Fees and charges should be commercially appropriate. 

o Competitive in the market (not subsidised by rates)  

o Provide an adequate business return. 

 Fees and charges that relate to services provided should be cost reflective. 

 Fee concessions should be provided in a consistent and strategic context. 

o Targeted provision of concession. 

o Appropriate relativity between full and concessional fees.  

 Structure fees with payment incentives rather than payment penalties (where 
appropriate).  

 Structure fees to assist with the achievement of strategic customer outcomes and 
behaviours.  

 Continued simplification and consolidation of fees wherever possible. 

 The appropriate setting of fees is an important way in which the City of Launceston 
can obtain a wider contribution to regional facilities.  

 
While a baseline of 2% is above the current consumer price index of 1.31% (the Council 
Cost Index for 2017 is 1.5% (2016 was 1.87%), it is essential in the context on the 
Council's current budget and the underlying operating result that every effort is made to 
maintain and increase fee revenue so as not to increase the reliance on rate revenue.  
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Goods and Services Tax 
An explanation of the varying GST Status' is as follows: 
 

GST Exempt (Div 81) Excluded from GST by Division 81 

GST Free Supply is specifically GST Free under the GST 
Act 

Mixed Currently only Waste Centre Entry Fee is 
mixed - part is subject to GST and part is 
exempt under Division 81 

Non Taxable Beyond the scope of GST Act eg payment of 
bond 

Taxable Represents a taxable supply under the GST 
Act, GST is applicable 

 
Fees Revenue, Fee Setting and Budget Implications 
In common with any commercial or government operation the total revenue that is 
generated from the activity is due to two elements: 
 

(a) the unit price (fee) that is set; and 
(b) the number of units sold 

 
Economic activity (eg property purchases and sales) determines the revenue from some 
areas.  Strategic decisions, such as the need to fully recover the long term cost of waste 
disposal are the driver of other revenues.  
 
Specific Comments 
The line references below refer to the attached schedule.  The attached schedule shows 
the fee change.  Fees have been rounded, where appropriate, to the dollar or ten cents.  
 
Development Services  
Building Services (lines 1 to 131) 
 

Budget Extract 2016 Actual 
$'000 

2017 Budget 
$'000 

Building Fees 225 276 

Plumbing Fees 343 295 

Plan Review and Extensions 203 259 

 
Fees, subject to rounding, have generally moved in line with 2%. 
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Planning Services (lines 132 to 160) 
 

Budget Extract 2016 Actual 
$'000 

2017 Budget  
$'000 

Subdivision Plan 92 90 

Development Advertising & Signs 167 161 

Development Applications 402 352 

Request Amendment 26 20 

 
Fees, subject to rounding, have generally moved in line with 2%. 
 
Environmental Services (lines 161 to 207) 
 

Budget Extract 2016 Actual 
$'000 

2017 Budget 
$'000 

Health Infringements 22 2 

Immunisation 36 45 

Food/Public Health 8 4 

General Licences  139 133 

 
Fees, subject to rounding, have generally moved in line with 2%. 
 
By Laws (lines 208 to 238) 
 

Budget Extract 2016 Actual 
$'000 

2017 Budget  
$'000 

Dog Licences 201 194 

Outdoor Dining 30 28 

Dog Infringements 100 70 

 
Fees, subject to rounding, have generally moved in line with 2%. 
 
Community Development (lines 239 to 240) 
 
Fees, subject to rounding, have generally moved in line with 2%. 
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Facilities Management 
 
Parking (lines 241 to 288) 
 

Budget Extract 2016 Actual 
$'000 

2017 Budget  
$'000 

Off Street 2,509 2,556 

On Street 2,455 2,530 

Infringements 1,223 1,306 

 
The strategy of increasing on street parking fees and not increasing most off street parking 
fees is being maintained.  This strategy is intended to influence motorists to park in the off 
street car parks and increase on street availability.  
 
Some parking fees have been increase by more than 2% because of rounding issues.  
 
The fee to hire parking meter hoods has been increased by $5.00 or (25%) which is 
comparable to other municipalities that charge fees for similar service. 
 
Carr Villa Cemetery and Crematorium (lines 289 to 345) 
 

Budget Extract 2016 Actual 
$'000 

2017 Budget 
$'000 

Cremations 280 280 

Plaques and Vases 101 104 

Preservation of Ashes 148 134 

   

Burials 407 460 

Plaques and Vases  80 78 

Pre-Purchase of Land 50 61 

 
The burial fees have been increased by 15% in line with the five year 'Break Even' 
strategy.  This is the third year of the strategy. 
 
The fees related to cremations have been increased by 2%, unless there are rounding 
issues. 
 
This is part of a strategy to address an operating deficit and align to market benchmarks. 
 
Lilydale Cemetery (lines 346 to 360) 
 
Fees are consistent with those charges at Carr Villa. 
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Launceston Aquatic (lines 361 to 520) 
 

Budget Extract 2016 Actual 
$'000 

2017 Budget  
$'000 

Aquatic   

Membership and Passes 217 223 

Admissions 554 575 

Aquatic Education 1,367 1,333 

Programs 57 56 

Facility Hire 316 333 

Health and Fitness 807 870 

 
LAFit 

 The corporate rate will allow LAFit to continue to build membership base by 
developing positive partnerships with Launceston businesses and contribute to 
improved health and wellbeing in the workplace. 

 The corporate rate will only be applicable once five or more employees have joined 
LAFit. 

 The corporate rate will only apply as long as the minimum number of members is 
maintained. 

 The normal Complete Membership rate will be charged until five or more employees is 
met. 

 LAFit off peak rates and associated concession rates have increased as LAC 
continues to refine the fee structure. 
Aquatic 

 All casual entry has been increased to the nearest 10 cents, this has taken some 
charges slightly over 2%.  10 cents is seen as the minimum increase due to cash 
handling complexity. 

 Concession rates are calculated at 25% discount on full rates, rounded to the nearest 
10 cents, this takes some concession rates slightly over a 2% increase. 

 Multi-visit passes have been standardised to be 15% discount for 10 visits and 25% 
discount for 20 visits.  Over time LAC plans to move all visit passes to 10 visits = 10% 
discount, 20 visits = 20% discount.  Premium Pass multi-visit prices have been 
standardised to be 20% discount for 10 visits and, 25% discount for 20 visits.  Over 
time LAC plans to move all visit passes to 10 visits = 10% discount, 20 visit = 20% 
discount.  This will simplify the fees and charges across the Centre. 

 Lane hire off peak rates reduced in October 2016 to be 50% off full hire rate as per 
Council resolution.  This revised rate has been increased in line with other fees for the 
2017/2018 financial year. 
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University of Tasmania Stadium and Inveresk Precinct 
 
Following the decision of Council to windup YPIPA a further report will be presented to 
Council prior to the start of the 2017/2018 financial year.  
 
Corporate Services 
 
Corporate Strategy (lines 522 to 524) 
 
Incidental costs associated with the provision of copies of Agendas and Meeting 
recordings. 
 
Infrastructure Services 
 
Waste Centre and Transfer Stations (lines 551 to 589) 
 
Waste Transfer Stations 
 

Budget Extract 2016 Actual 
$'000 

2017 Budget  
$'000 

Nunamara 2 7 

Lilydale 8 2 

 
Launceston Waste Centre 
 

Budget Extract 2016 Actual 
$'000 

2017 Budget 
$'000 

Organic Material Sales - 30 

Daily Takings 940 1,003 

Other Trade 3,774 4,486 

Kerbside Waste 1,094 1,230 

 
The fees at the Waste Centre are proposed to increase to sustainable levels over a 
number of years as part of a Strategic decision of the Council, in conjunction with the 
introduction of weight based entry fees.  The increase is consistent with the Council 
decision to increase fees for domestic customers over an eight year period and 
commercial customers over a two year period. 
 
Parks and Recreations (lines 590 to 682) 
 
Fee increases in line with the baseline index of 2% with some changes being adjusted to 
fall in line with other surrounding councils. 
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Queen Victoria Museum and Art Gallery (lines 683 to 799)  
 

Budget Extract 2016 Actual 
$'000 

2017 Budget  
$'000 

Fees 75 77 

 
Fee increases in line with the baseline index of 2%. 
 

ECONOMIC IMPACT: 

The net economic impact of the community is considered to be marginal as expenditure is 
switched to cover the increased fees.  However, there is some impact as discretionary 
expenditure is switched to cover these fees. 
 

ENVIRONMENTAL IMPACT: 

The extent to which some fee changes impact behaviour through reduction in waste 
disposal or increase use of public transport, there is likely to be a positive environmental 
impact.  
 

SOCIAL IMPACT: 

The impact on household's budgets has the potential to have some impact but this is 
considered to be marginal given the spread of the impact of fees across the broader 
community. 
 

STRATEGIC DOCUMENT REFERENCE: 

City of Launceston Strategic Plan 2014-2024 
Priority Area 8 - A secure, accountable and responsive Organisation 
Ten-year goals - To continue to ensure the long-term sustainability of our Organisation  
Key Directions - 
6. To maintain a financially sustainable organisation 
 
 

BUDGET & FINANCIAL ASPECTS: 

As per the report. 
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DISCLOSURE OF INTERESTS: 

The officer has no conflict of interest in this item. 
 

 
 
ATTACHMENTS: 
1. Proposed 2016/2017 Fees and Charges (distributed electronically) 
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20.2 Budget Amendments (for Council)   
 
FILE NO: SF3611/SF6329 
 
AUTHOR: Paul Gimpl (Manager Finance) 
 
DIRECTOR:  Michael Tidey (Director Corporate Services) 
 

DECISION STATEMENT: 

To consider changes to the Council's 2016/2017 Statutory Estimates.  
 
This decision requires an absolute majority of Council in accordance with section 
82(4) of the Local Government Act 1993. 
 

PREVIOUS COUNCIL CONSIDERATION: 

Audit Panel - 16 February 2017 - Agenda Item 9.2 
 

RECOMMENDATION: 

1. Pursuant to section 82(4) of the Local Government Act 1993, Council approves the 
following amendments to the Statutory Estimates: 
 
(a) Revenue  

(i) the net decrease in revenue from external grants of $785,281. 
(ii) the increase in revenue from external funds of $5,500,000 relating to State 

Government grant funding for the Launceston City Heart project that has 
been confirmed.  

 
(b) Operating Expenditure  

(i) a decrease in expenditure relating to transfers from operations to capital of 
$26,580. 

 
(c) Capital Works Expenditure 

(i) the increase in expenditure from transfers from operations to capital of 
$26,580. 

(ii) the net decrease in expenditure from external funds of $785,281. 
 
2. Council notes that amendments from point 1 result in: 

(a) the operating surplus (including capital grants of $21.0m) being amended to 
$22.465m. 

(b) the capital budget being increased to $53.386m.  
 

  



 

City of Launceston 
 

COUNCIL AGENDA Monday 20 March 2017 
 

 

 

237 

20.2 Budget Amendments (For Council) …(Cont’d) 
 

 

REPORT: 

The budget amendments are changes to the Statutory Budget Estimates that require a 
Council decision.  The changes relate to external grant revenue and a transfer from 
operations to capital. 
 
 Operations Capital 
 $'000 $'000 
Statutory Budget 8,025 24,486 
Amendments approved by Council 9,699 10,159 

Approved by Council 17,724 34,645 
   
Amendments recommended by Audit Panel 16/02/2017   
Transfers from Operations to Capital 27 27 
External Funds Decrease (786) (786) 

 16,965 33,886 
Budget amendments approved by Council 13/02/2017   
Reimagining the Gorge  500 
St John Street Redevelopment  4,200 
Brisbane Street Mall Redevelopment  5,800 
CH Smith Car Park  9,000 

 16,965 53,386 
City Heart Grant Revenue (State Government) 5,500 - 

 22,465 53,386 

 
The table summarises all other budget agenda items and includes reconciliations of the 
budgeted operating result and capital expenditure.  Details of the amendments are as 
follows: 
 
1 a) The following item needs to be reallocated from Operations to Capital. 
 

Project 
Number 

Project Description 
Current 

Approved 
Amount 

Transfer 
From 

Transfer 
To 

New 
Budget 

OP49870 
YPIPA Aurora Stadium 
Function Centre Mtce 

$30,000 $26,580 - $3,420 

CP23626 
Function Centre 
Replacement Chairs 

- - $26,580 $26,580 

 TOTALS $30,000 $26,580 $26,580 $30,000 
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20.2 Budget Amendments (For Council) …(Cont’d) 
 

 

The project scope of works: 
Replacement of the row of seats in the Aurora Function Centre has been decided to be 
capitalised and so a transfer needs to occur from the operational budget from Aurora 
Stadium to a capital project for the works. 
 
Robert Groenewegen 
Manager Inveresk & Aurora Stadium 
 
Summary Table 
 
Operations to Capital Operations Capital 

Function Centre Replacement Chairs ($26,580) $26,580 

TOTAL ($26,580) $26,580 

 
1 b) The following items have been affected by external funding changes and affect 

both the Capital and Operations budgets. 
 

Project 
Number 

Project Description 
Current 

Approved 
Amount 

Transfer 
From 

Transfer 
To 

New 
Budget 

G10062.12160 

External Funds to be 
Received from a State 
Government Grant 

- $204,719 - ($204,719) 

G10062.12565 

External Funds Received 
from Ravenswood 
Neighbourhood House 

- 
$10,000 - ($10,000) 

CP23627 
Ravenswood Community 
Centre Upgrade 

- 
- $214,719 $214,719 

 TOTALS - $214,719 $214,719 - 

 

The project scope of works: 
The Ravenswood Neighbourhood House has successfully secured State Government 
funding to redevelop the Ravenswood Community Centre.  The City of Launceston's 
Natural Environment Department have agreed to receive the Grant Funds and project 
manage the redevelopment. 
 
The Grant is in the sum of $204,719 exclusive of GST and requires the Ravenswood 
Neighbourhood House (the Grantor) to contribute the sum of $10,000 exclusive of GST 
before the payment of the Grant.  This sum has been received by Council. 
 
Barry Pickett 
Natural Environment Manager 
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20.2 Budget Amendments (For Council) …(Cont’d) 
 

 

Project 
Number 

Project Description 
Current 

Approved 
Amount 

Transfer 
From 

Transfer 
To 

New 
Budget 

CP23152 Seaport/Royal Boardwalk $2,975,000 $1,000,000 - $1,975,000 

G10067.12160 
External Funds that we will 
now not receive 

($1,000,000) - $1,000,000 - 

 TOTALS $1,975,000 $1,000,000 $1,000,000 $1,975,000 

 

The project scope of works: 
The existing budget was made up of an original project proposal of $1,975,000 City of 
Launceston Funds as well as an anticipated $1,000,000 external funds.  External funds 
were not secured for this project and the impact of this reduced budget has already been 
identified and a tender has been secured within the available budget. 
 
Barry Pickett 
Natural Environment Manager 
 
Summary Table 
 

External Funding Operations Capital 

Ravenswood Community Centre Upgrade ($214,179) $214,179 

Seaport/Royal Boardwalk $1,000,000 ($1,000,000) 

TOTAL $785,821 ($785,821) 

 

1 c) The following Launceston City Heart projects have been affected by external 
grant funding of $5,500,000 approved by the State Government and the change 
affects the Operations budget. 

 

 2016/2017 
Budget 
$'000 

Grant Funds 5,500 

Council Funds 4,500 

 10,000 

  

This funding is allocated to the following projects:  

St John Street Redevelopment 4,200 

Brisbane Street Mall Redevelopment 5,800 

 10,000 

  



 

City of Launceston 
 

COUNCIL AGENDA Monday 20 March 2017 
 

 

 

240 

20.2 Budget Amendments (For Council) …(Cont’d) 
 

 
On 13 February 2017 Council approved borrowings and capital expenditure to take 
advantage of the State Government's Accelerated Local Government Capital Program.  In 
addition to the interest rebates offered by the State Government it has also agreed to grant 
funding for the Brisbane Street Mall Redevelopment and the St John Street 
Redevelopment to the amount of $5,500,000 as part of the City Heart Upgrade. 
 
This item does not increase the capital budget but recognises that the $10.0m approved 
by Council for these two projects is now partly funded by the State Government in the 
amount of $5.5m. 
 

ECONOMIC IMPACT: 

Not considered relevant to this report. 
 

ENVIRONMENTAL IMPACT: 

Not considered relevant to this report. 
 

SOCIAL IMPACT: 

Not considered relevant to this report. 
 

STRATEGIC DOCUMENT REFERENCE: 

City of Launceston Strategic Plan 2014-2024 
Priority Area 8 - A secure, accountable and responsive Organisation 
Ten-year goals - To continue to ensure the long-term sustainability of our Organisation  
Key Direction - 
6. To maintain a financially sustainable organisation 
 
 

BUDGET & FINANCIAL ASPECTS: 

The budget adjustment consideration of this item has been approved by the Director 
Corporate Services. 
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DISCLOSURE OF INTERESTS: 

The officer has no conflict of interest in this item. 
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20.3 Audit Panel Membership   
 
FILE NO: SF3618 
 
DIRECTOR: Michael Tidey (Director Corporate Services) 
 

DECISION STATEMENT: 

To consider the appointment of a third independent member of the Audit Panel. 
 

RECOMMENDATION: 

That Council: 
 
1. Authorises the recruitment of a third external independent member for the Audit Panel; 
2. Notes the Audit Panel charter 14-Plx-010 includes the scope for a third member; and 
3. Requests that the General Manager arrange the recruitment process.  
 

 

REPORT: 

The Audit Panel has been working well with the updated structure.  One issue that can 
occur is that a quorum requires both independent members to be available for a meeting; 
the addition of a third member would provide some flexibility for the future. 
 
The recent Auditor General's report to Parliament included details of membership of Audit 
Panels which showed that many Councils have three independent members.  
 
The Audit Panel Charter 14-Plx-010 includes a section on membership which states: 
 

"The membership of the Panel will be: 
(a) Two aldermen… 
(b) At least two external independent members one of whom will be the Chair of 

the Panel.  Additional members may be approved by the Council". 
 

ECONOMIC IMPACT: 

Not considered relevant to this report. 
 

ENVIRONMENTAL IMPACT: 

Not considered relevant to this report. 
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20.3 Audit Panel Membership …(Cont’d) 
 

 

SOCIAL IMPACT: 

Not considered relevant to this report. 
 

STRATEGIC DOCUMENT REFERENCE: 

City of Launceston Strategic Plan 2014-2024 
Priority Area 8 - A secure, accountable and responsive Organisation 
Ten-year goals -To continue to meet our statutory obligations and deliver quality services 
Key Directions - 
4. To continually improve our service delivery and supporting processes 
6. To maintain a financially sustainable organisation 
 
 

BUDGET & FINANCIAL ASPECTS: 

The annual cost of an independent member is of the order of $2,000 - $2,500. 
 
This cost can be accommodated within the existing budget provision.  
 

DISCLOSURE OF INTERESTS: 

The officer has no conflict of interest in this item. 
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20.4 Financial Report to Council - 31 December 2016   
 
FILE NO: SF3611 
 
AUTHOR: Paul Gimpl (Manager Finance)  
 
DIRECTOR: Michael Tidey (Director Corporate Services) 
 

DECISION STATEMENT: 

To consider the Council's financial performance for the six months ended 31 December 
2016. 
 

PREVIOUS COUNCIL CONSIDERATION: 

Audit Panel - 16 February 2016 - Agenda Item 9.5 - Financial Statements - Analysis and 
Commentary.  
 

RECOMMENDATION: 

That Council adopts the financial report for the six months ended 31 December 2016 
which shows an overall surplus of $3.187m.  After excluding Capital Grant Income and 
Capital Grant Interest the underlying surplus was $1.209m. 
 

REPORT: 

1. Operations Summary 
 
The Statement of Comprehensive Income for the reporting period is included below the 
Operations Summary commentary.  
 
The significant variances in the year to date figures are in the Trade Waste revenue of the 
Launceston Waste Centre which are unfavourable, labour costs are favourable due to 
vacancies across the organisation and Materials and Services project costs are favourable 
over the first six months.  
 
The projected result for the full 2016/2017 financial year is an underlying operating surplus 
of $1.16m compared to the full year budget for 2016/2017 showing an underlying surplus 
of $1.484m. 
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Operating Statement for the six months ended 31 December 2016 
 

 
2016/2017 

 
2016/2017 

 
Variance 

Statement of Comprehensive Income YTD 
 

YTD 
 

YTD 

For Year to Date 31 December 2016 $ 
 

$ 
 

$ 

 
Actual 

 
Budget 

 
Fav/(Unfav) 

REVENUES FROM ORDINARY ACTIVITIES 
     Rates 31,735,651 

 
31,750,094 

 
(14,442) 

Fees and Charges 10,883,514 
 

11,334,766 
 

(451,252) 

Revenue Grants 
     Financial Assistance 2,043,378 

 
2,074,500 

 
(31,123) 

Other Grants 2,870,085 
 

2,751,929 
 

118,156 

Interest 1,036,686 
 

1,034,046 
 

2,640 

Interest Committed 56,948 
 

- 
 

56,948 

Investment Revenue 940,140 
 

840,000 
 

100,140 

Bequests 53,600 
 

87,938 
 

(34,337) 

Other Income 1,425,393 
 

979,992 
 

445,401 

 
51,045,396 

 
50,853,264 

 
192,132 

EXPENSES FROM ORDINARY ACTIVITIES 
     Maintenance of Facilities and Provision of 

Services 
     Employee Benefits 18,073,905 

 
18,896,282 

 
822,377 

Materials and Services 16,705,836 
 

17,638,192 
 

932,357 

Impairment of Debts 51,777 
 

42,210 
 

(9,567) 

Finance Costs 
    

- 

Interest on Loans 138,323 
 

126,122 
 

(12,201) 

Provision for Rehabilitation 150,000 
 

150,000 
 

- 

Change in Rehabilitation Provision - 
 

- 
 

- 

Depreciation 10,235,674 
 

9,890,695 
 

(344,979) 

State Government Fire Service Levy 3,571,894 
 

3,571,894 
 

- 

Rate Remissions and Abatements 824,798 
 

795,750 
 

(29,048) 

Write Down of Assets Held For Sale - 
 

- 
 

- 

 
49,752,206 

 
51,111,144 

 
1,358,938 

OPERATING SURPLUS / (DEFICIT) 1,293,190 
 

(257,880) 
 

1,551,070 

Capital Grants 1,921,688 
 

1,794,607 
 

127,081 

Infrastructure Take Up - 
 

- 
 

- 

Other Comprehensive Income - 
 

- 
 

- 

 
1,921,688 

 
1,794,607 

 
127,081 

Non-Operating Expenses 
     Loss on Disposal of Fixed Assets 28,001 

 
- 

 
(28,001) 

Comprehensive Result 3,186,877 
 

1,536,727 
 

1,650,151 

Unaudited - Internal Use Only 
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20.4 Financial Report to Council - 31 December 2016 …(Cont’d) 
 

 
2. Balance Sheet as at 31 December 2016. 
 

Statement of Financial Position 2016/2017 
 

2015/2016 
 

2014/2015 

 
$ 

 
$ 

 
$ 

EQUITY 
     Capital Reserves 171,941,773 

 
161,324,758 

 
153,662,206 

Revenue Reserves 910,522,664 
 

888,793,651 
 

863,726,764 

Asset Revaluation Reserves 586,507,631 
 

607,044,375 
 

425,562,965 

Trusts and Bequests 2,202,342 
 

2,352,662 
 

1,674,726 

Operating Surplus 3,186,877 
 

1,425,399 
 

3,034,933 

TOTAL EQUITY 1,674,361,288 
 

1,660,940,846 
 

1,447,661,595 

      Represented by:- 
     CURRENT ASSETS 
     Cash at Bank and on Hand 2,010,884 

 
1,272,085 

 
4,842,485 

Rate and Sundry Receivables 29,313,964 
 

28,863,529 
 

27,449,521 

Less Rates not yet Recognised (31,629,966) 
 

(30,928,111) 
 

(28,652,666) 

Short Term Investments 70,401,549 
 

64,959,666 
 

58,744,633 

Inventories 686,411 
 

707,255 
 

672,071 

Assets Held for Sale - 
 

415,000 
 

- 

 
70,782,842 

 
65,289,423 

 
63,056,044 

NON-CURRENT ASSETS 
     Deferred Receivables 255,310 

 
257,556 

 
229,607 

Investments 233,483,915 
 

229,156,688 
 

262,303,000 

Intangibles 4,488,040 
 

4,402,302 
 

4,448,958 

Infrastructure and Other Assets 1,151,704,152 
 

1,153,974,958 
 

920,555,704 

Museum Collection 237,111,940 
 

236,034,766 
 

232,237,706 

 
1,627,043,358 

 
1,623,826,269 

 
1,419,774,974 

TOTAL ASSETS 1,697,826,200 
 

1,689,115,693 
 

1,482,831,018 

      CURRENT LIABILITIES 
     Deposits and Prepayments 1,397,532 

 
1,321,851 

 
1,329,566 

Employee Provisions 5,997,736 
 

6,239,407 
 

6,059,574 

Interest-bearing Liabilities 2,241,370 
 

2,131,602 
 

2,706,541 

Sundry Payables and Accruals 4,217,639 
 

7,646,606 
 

2,975,260 

 
13,854,277 

 
17,339,467 

 
13,070,941 
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20.4 Financial Report to Council - 31 December 2016 …(Cont’d) 
 

 

Statement of Financial Position 2016/2017 
 

2015/2016 
 

2014/2015 

 
$ 

 
$ 

 
$ 

NON-CURRENT LIABILITIES 
     Employee Provisions 1,777,114 

 
1,416,691 

 
836,215 

Superannuation Obligation 247,080 
 

457,080 
 

2,550,080 

Interest-bearing Liabilities 2,017,442 
 

4,315,241 
 

8,727,000 

Rehabilitation Provision 5,569,000 
 

4,646,369 
 

9,985,187 

 
9,610,636 

 
10,835,380 

 
22,098,482 

TOTAL LIABILITIES 23,464,913 
 

28,174,847 
 

35,169,423 

NET ASSETS 1,674,361,288 
 

1,660,940,846 
 

1,447,661,595 

      Unaudited - Internal Use Only 

 
3. Loan Balances 
 
The loan balance as at 31 December 2016 was $4.258m. 
 
Council has recently approved $19.5m in capital expenditure and $19.5m in loan funding 
under the Northern Economic Stimulus Package.  A number of loans are for a short period 
allowing planned works to be brought forward.  
 
Existing loans have fixed interest rates (ranging from 4.64% to 6.8%) and the new loans 
will be for six months to five years depending on the period the project has been brought 
forward. 
 
As stated in a previous Council agenda item for the three months ended 30 September 
2016 the CH Smith Car Park business case envisages a new loan of the order of $4.5m 
when the original $9m subsidised loan is paid out in five years' time.  
 

ECONOMIC IMPACT: 

Not considered relevant to this report. 
 

ENVIRONMENTAL IMPACT: 

Not considered relevant to this report. 
 

SOCIAL IMPACT: 

Not considered relevant to this report. 
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20.4 Financial Report to Council - 31 December 2016 …(Cont’d) 
 

 

STRATEGIC DOCUMENT REFERENCE: 

City of Launceston Strategic Plan 2014-2024 
Priority Area 8 - A secure, accountable and responsive Organisation 
Ten-year goals - To continue to ensure the long-term sustainability of our Organisation  
Key Direction - 
6. To maintain a financially sustainable organisation 
 
 

BUDGET & FINANCIAL ASPECTS: 

As per the report.  
 

DISCLOSURE OF INTERESTS: 

The officer has no conflict of interest in this item. 
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21 GENERAL MANAGER'S DIRECTORATE ITEMS 

 
No Items have been identified as part of this Agenda 

 
 
 

22 URGENT BUSINESS 

 
Regulation 8(6) of the Local Government (Meeting Procedures) Regulations 2015, 
states that a council, by absolute majority at an ordinary council meeting, may 
decide to deal with a matter that is not on the Agenda. 

 
 
 

23 CLOSED COUNCIL 

Local Government (Meeting Procedures) Regulations 2015 - Regulation 15(2) 
 
 

23.1 Confirmation of the Minutes 
 

DECISION STATEMENT: 
 

Pursuant to the Local Government (Meeting Procedures) Regulations 2015 - 
Regulation 34(6) states that at the next closed meeting, the minutes of a closed 
meeting, after any necessary correction, are to be confirmed as the true record by 
the council or council committee and signed by the chairperson of the closed 
meeting. 

 
 

23.2 Lease - Punchbowl Cottage    
 
RECOMMENDATION: 
 
That Agenda Item 23.2 - Lease - Punchbowl Cottage be considered within Closed 
Council pursuant to the authority contained within Regulation 15(2)(g) of the Local 
Government (Meeting Procedures) Regulations 2015, which permits the meeting to 
be closed to the public for business relating to the following: 

 
15(2)(g) information of a personal and confidential  nature or information provided 

to the council on the condition it is kept confidential. 
 
 
 

24 MEETING CLOSURE 
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