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or other animals. This change to the legislation would require owners confine their cats to
their properties.

Limiting the number of cats allowed at a property without a permit

As with the Dog Control Act, the number of cats allowed on a single property would be
limited. The number has been proposed to be between 3-5 cats, and a permit would be
required to keep more than the prescribed number, such as in the case of registered cat
breeders. Costs associated with the permits also need to be considered.

Improve arrangements to support landholders undertaking cat management actions
Recommended amendments to the protection of property from roaming cats would
include:

» on any land used for primary production cat management action (trap, seize,
humanely destroy) can be undertaken regardless of proximity to nearest residence;

e on any other private property type the affected landowner is able to trap/seize a cat,
but not destroy.

e exceptions would be on prescribed land such as reserves and cat prohibited areas
where cat management action could be undertaken regardless of proximity to
nearest residence.

Improving arrangements for registered cat breeders

The breeding of cats by unregistered breeders is an offence under the current legislation.
Those wishing to breed cats can either be registered by the cat breeder associations, which
focus on pedigree animals or by the State Government, which focuses simply on the
breeding of cats, pedigree or non-pedigree. The current arrangements are not effective and
difficult to enforce.

Development of a code of practice for the operation of a cat management facility

A code of practice would formalize the operation of cat management facilities, better
defining their roles and responsibilities and operational requirements in refation to
legislation. The code of practice could also provide guidance for the operation of cat refuge
and rescue organisations.

Amendments to the Act covering administrative components

The changes aim to improve administrative operation of the Act and in some cases make
their intent clearer.

s Amend the definitions for feral cats and stray cats.
o Define the term “breeding”.

e Commence section 24 of the Act, under which cats are to be microchipped and
desexed before being reclaimed from a cat management facility.

14
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Qurref.  112200.55;5748; P16-055; 6ty Pty Lid
Enquiries: Paul Godier .

18 March 2016

NORTHERN
MIDLANDS

6ty Pty Ltd COUNCIL
via email: hgoess@6ty.com.au

Dear Ms Goess

Additional Information Required for Planning Application P16-055 -
17-lot subdivision & cul de sac at 80 Seccombe Street, Perth

| refer to the abovementioned application, which has been reviewed by Council's
Senior Planner, Paul Godier. The following information is required to compose a valid
application under the Northern Midlands Interim Planning Scheme 2013:
o Plan of subdivision to show hazard management areas as per clause E1.6.1
AT (b) (ii)

This information is required under Section 51(1AC) of the Land Use Planning and
Approvals Act 1993. If you have any queries, please contact Council's Planning
Section on 6397 7301, or e-mail Planning@nmc.tas.gov.au.

Yours sincerely

Pl

"~ Jan Cunningham
PLANNING ADMINISTRATION OFFICER
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Proposal

Description of proposal:

o 17 lot subdivision

(attach additional sheets if necessary)

Site address:  80-88 Seccombe Street, Perth

ID no: 1474654 and /or Council’s property no.
AND/OR
Area offand:  2.314ha ha/m® and/or CT no: 108916/3
. . (include cost of landscaping, car
Estimated cost of project $0 parks elc for commercialindustrial Uses)

Are there any existing buildings on this property? / No

If yes — main building is used as _ Residential

If variation to Planning Scheme provisions requested, justification to be provided:

Clause 10.4.15.5, P1  Clause E4.6.1 P2

Clause 10.4.15.6 P1

Clause 10.4.15.7 P1

(attach additional sheets if necessary)

If outbuilding has a floor area of aver 56m>, or there will be over 56m” of outbuildings on the lot,
or is over 3m at apex in residential zone, details of the use of the outbuilding to be provided:

External colours
(attach additional sheets if necessary)

s any signage required? No

(if yes, provide details)
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2. PROPOSAL - 17 LOT SUBDIVISION

The application is seeking approval to create seventeen serviced lots in accordance
with the Proposal Plan, drawing number 16.043 P01. The lots proposed by this
subdivision are intended for residential use. These are summarised in Table 1 below.

Table 1: Proposed Lot Areas and Frontage to a Road
: Frontage to

Lot ~ Area (m?)

Road {(m)

1 723 17.1
2 717 19.0
3 717 19.0
4 717 19.0.
5 717 19.0
6 727 19.3
7 813 17.0
8 1155 6.2

9 8441 8.0

10 1132 11.8
11 745 17.0
12 711 23.2
13 725 19.0
14 716 18.0
15 714 19.0
16 732 15.7
17 733 18.5

2.1 Existing Dwelling and Low Density Residential Zone

The application is seeking to contain the existing dwelling on proposed Lot 9. Lot
9 has an area of approximately 8441m*+/- of which 7100m?+- is zoned Low
Density Residential with the remaining portion zoned General Residential.

The existing dwelling location would only achieve a minimum separation of 12.5m
if the boundary of Lot 9 were aligned with the boundary of the Low Density
Residential zone. The purpose of incorporating a portion of the land zoned
General Residential into Lot 9 is to:

. Maximise the setback from the existing dwelling and new development by
more than 23m; and

» Reflect the area used in conjunction with the existing dwelling by allowing the
retention of established trees and landscaping within the bounds of Lot 9.

17 Lot Subdivision Page 5 of 24
B0-88 Seccombe Strest, Perth
Supporting Submission
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The incorporation of an area zoned General Residential development is
inconsequential as access limits any future development.

2.2 Bushfire-Prone Area

The site is identified as being within a bushfire-prone area, accordingly a bushfire
hazard management plan is provided (refer to Appendix C).

2.3 Access and New Road

A new road will be constructed, forming a T-junction with Seccombe Street
providing access to Lots 1 to 16. Access fo Lot 17 is provided from Seccombe
Street. A Traffic Impact Assessment is provided in support of this application
{refer to Appendix D).

2.4 Reticulated Services

All fots will be connected to reticulated water and sewer system. Stormwater
disposal will be in accordance with the Proposal Plan, drawing number 16.043
PO1.

2.5 Dam

A dam is contained on proposed Lots 1 and 2. The existing dam will be filled and
levelled.

3. SITE AND SURROUNDING USES

The site comprises an area of 2.4ha and has frontage to Seccombe Street of more
than 90m. The regular shaped parcel of land is located at the northern edge of the
area zoned General Residential between the Midland Highway and Mulgrave Street.
The South Esk River is approximately 950m to the east of the site.

A single detached dwelling and associated outbuildings is contained on the site with
access provided from Seccombe Street at the south-western corner of the property.
The buildings are setback a minimum distance of more than 180m. A dam is currently
located within the south-western corner.

This site adjoins the residential development of Minerva Drive and Mulgrave Street
and is immediately north of the residential development fronting Sassafras Street. The
adjoining land is characterised by single dwellings constructed on a range of lot sizes
interspersed with some multiple dwelling development. The [and north of the site is
zoned Low Density Residential which is generally characterised by single detached
dwellings on lots with areas around 1ha or more.

The property at 54 Mulgrave Street currently contains a single dwelling and ancillary
outbuildings. This land is zoned General Residential and has development potential.
The properties at 60 Mulgrave Street and 17 Minerva Drive each contain single

17 Lot Subdivision Page 6 of 24
80-88 Seccombe Street, Perth
Suppoerting Submission
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4. NORTHERN MIDLANDS INTERIM PLANNING SCHEME
The following section of this report examines the relevant provisions of the NMIPS with
respect to the proposed subdivision of land. This assessment demonstrates that the
approval sought for seventeen lots is suitable for residential purposes and is consistent
with the applicable standards of the General Residential zone and the relevant codes.

4.1 General Residential Zone - Purpose Statements

The subdivision forms an extension fo the existing developed residential area of
Perth. This subdivision, if approved, will create 16 fots with areas ranging from
741m? to 1155m?, facilitating a range of dwelling types. These lot areas are
consistent with the density of residential development to the east, west and south
of the site.

The three larger lots located within the northern portion of the site provide for an
appropriate transition from the General Residential to the Low Density Residential
zone. Accordingly, the proposed subdivision will encourage a lot density that
respects the neighbourhood character in this location and in turn will provide
opportunity for a high standard of residential amenity.

The site is serviced by reticulated mains water and sewer.

The proposal is consistent with the purpose of the General Residential zone.

4.2 General Residential Zone - Local Area Objectives

The proposed lots are located within the Urban Growth Boundary of Perth and are
in a location not subject to a Heritage Precinct.

The proposal is consistent with the local area objectives.
4.3 General Residential Zone - Desired Future Character Statement
There are no desired future character statements.
4.4 Use Table
The proposed lots are intended for residential use. The Use Table lists
‘residential’ as a no permit use. ‘Residential’ if for multiple dwellings is a permitted

use.

Subdivision, however, is discretionary.

17 Lot Subdivision Page 8 of 24
BO-88 Seccombe Street, Perth
Supporting Submission
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4.5 General Residential Zone — Use and Development Standards

Table 1 assesses the objectives and applicable standards relevant to this

proposed subdivision of land. Where the proposed subdivision cannot comply with
an acceptable solution, this report provides further assessment against the
relevant objective and performance criteria. '

Table 1: Assessment of 10 - General Residential Zone, Northern Midiands Inferim Planning Scheme

10.3 Use Standards

10.4.15 Subdivis

ion

Scheme Comment Assessment
Standard
10.3.1 Amenity
Al The lots are intended for Complies with Acceptable
residential use. Solution
A2 The proposal is seeking Not Applicable
approval for subdivision. No
commercial activities
proposed.
A3 The lots are intended for Complies with Acceptable
residential use. Solution
10.3.2 Residential Character — Discretionary Uses
A1 The proposal is seeking Not Applicable
approval for subdivision. No
commercial activities
proposed.
A2 There is no discretionary use | Not Applicable
proposed.
A3 There is no discretionary use | Not Applicable
proposed.
10.4 Development Standards
Clauses 10.4.1 — 10.4.12 are not applicable as the application is for subdivision
only.
Clauses 10.4.13.1 - 10.4.13.9 are not applicable as the application is for
subdivision only.

10.4.15.1 Lot Area, Building Envelopes and Frontage

A1 (a)

All lots have an area greater

Complies with Acceptable

17 Lot Subdivisicn
80-88 Seccombe Street, Perth
Supporting Submission

Page 9 of 24
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than 450m”, Solution
(i) All lots are capable of Complies with Acceptable
containing a rectangle Solution

measuring 10m by 15m as
shown on the Proposal Plan,
drawing number 16.043 PO1.

(i) There are no buildings fo be Not Applicable
retained on the portion of the
land zoned General
Residential.

Al(b) Not required for public use by | Not Applicable
the Crown, an agency, or a
corporation all the shares
which are held by Councils or
a municipality.

A1(c) The proposal is not for the Not Applicable
provision of utilities.

A1(d) The proposal is not for the Not Applicable
consolidation of lots.

Al(e) The purpose of the proposal is | Not Applicable
not to align existing titles with-
zone boundaries and no
additional lots created.

A2 All lots have a minimum Complies with Acceptable
frontage of 6.0m. This Scluticn

exceeds the minimum
requirement of 3.6m.

10.4.15.2 Provision of Services

Ala) Each lot will be connected to a | Complies with Acceptable
reticulated water supply. Solution
b} Each lot will be connected to a | Complies with Acceptable

reticulated sewerage system. | Solution

A2 Each lot will be connected to a | Complies with Acceptable
reticulated stormwater system. | Solution

17 Lot Subdivision Page 10 of 24
B0-88 Seccombe Street, Perth
Supporting Submission




1-238

6ty°
Supporting Submission Measured form and function

10.4.15.3 Solar Orientation of Lots

A1l More than 50% of the fots are | Complies with Acceptable
in accordance with this Solution

acceptable solution as shown
on the Proposal Plan 16.043
PG1.

A2 There are no lots proposed Complies with Acceptable
with areas of less than 500m?. | Solution

10.4.15.4 Interaction, Safety and Security
This clause is not utilised in the Northern Midlands Interim Planning Scheme.

10.4.15.5 Integrated Urban Landscape

Al The proposal will create a new | Relies on Performance
road. Criteria

10.4.15.6 Walking and Cycling Network

A1 The proposal will create a new | Relies on Perfermance
‘road and footpath. Criteria

10.4.15.7 Neighbourhood Road Network

Al The proposal will create a new | Relies on Performance
road. ‘ Criteria

4.6 Low Density Residential Zone - Purpose Statements

The site is zoned General Residential and Low Density Residential. The existing
dwelling and associated outbuildings is within the poriion of the site zoned Low
Density Residential. The propesed subdivision has given regard to the zoning of
the site and accordingly proposes to contain the dwelling on a large lot with an
area of approximately 8410m°.

The lot area extends beyond the beunds of the land zoned Low Density
Residential to contain an area of approximately 1300m* zoned General
Residential. The incorporation of land zoned General Residential within Lot 9 is
primarily to increase the setback between the existing dwelling and the new lot
boundary achieving the intent and purpose of the Low Density Residential zone.

The Lot is serviced by reticulated mains water and sewer.

The proposal is consistent with the purpose of the Low Density Residential zone.

17 Lot Subdivision Page 11 of 24
B0-88 Seccombe Street, Perth
Supporting Submission
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4.7 Low Density Residential Zone - Local Area Objectives

The proposed lot within the Low Density Residential zone contains an existing
dwelling and will not result in any new lots within the zone.

The proposal is consistent with the local area objectives.

4.8 Low Density Residential Zone - Desired Future Character Statement

There are no deasired future character statements.

4.9 Low Density Residential Zone - Use Table

The proposed lots are intended for residential use. ‘Residential’ is listed as a
permitted use at Clause 12.2.

The application is for subdivision and accordingly it is a discretionary application,

4,10 Low Density Residential Zone — Use and Development Standards

Table 1 assesses the objectives and applicable standards relevant to this
proposed subdivision of land. Where the proposed subdivision cannot comply with
an acceptable solution, this report provides further assessment against the
relevant objective and performance criteria.

Table 1: Assessment of 12 - Low Density Residential Zone, Northern Midlands Interim Planning Scheme

12.3 Use Standards

12.3.2 Residentia
A1

| Character — Discretionary Uses

The proposal is seeking
approval for subdivision. No
commercial activities
proposed.

Scheme

Standard Comment Assessment

12.3.1 Amenity

A1l The lots are intended for Complies with Acceptable
residential use. Solution

A2 The proposal is seeking Not Applicable
approval for subdivision. No
commercial activities
proposed.

A3 The lots are intended for Complies with Acceptable
residential use. Solution

Not Applicable

17 Lot Subdivision
80-8B Seccombe Street, Perth
Supperting Submission

Page 12 of 24
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AZ There is no discretionary use | Not Applicable
proposed.

A3 There is no discretionary use Not Applicable
proposed.

12.4 Development Standards

Clauses 12.4.1.1 - 12.4.1.6 are not applicable as the application is for
subdivision only. There are no new residential uses proposed.

Clauses 12.4.2.1 is not applicable as the application is for subdivision only.

12.4.3 Subdivision

12.4.3.1 Lot Area, Building Envelopes and Frontage
Al(a) Lot 9 has an area less than Relies on Performance

1.0ha Criteria
A1(b) The buildings contained on Lot | Complies with the
9 satisfy the relevant Acceptable Solution.

acceptable solutions for
setbacks from new lot
boundaries.

Al{c) Not required for public use by | Not Applicable
the Crown, an agency, or a
corporation all the shares
which are held by Councils or
a municipality.

A1(d) The proposal is not for the Not Applicable
provision of utilities. '

Al(e) The proposal is not for the Not Applicable
consolidation of lots. ‘

Al The proposal will nof align Not Applicable
existing titles with zone
boundaries.

Al1.2 The land is not within Devon Not Applicable
Hills ~

A2 Lot © has a frontage of 8.0m. | Complies with Acceptable

‘ Solution

A3(a} and (b) Lot 9 will be connected to a Complies with Acceptable

reticulated water supply and Solution

sewerage system

17 Lot Subdivisicn Page 13 cf 24
80-88 Seccombe Street, Perth
Supperting Submission
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Ad

Lot 9 will be connected to a
reticulated stormwater system.

Complies with Acceptable
Solution

4.11 CODES

The relevant Codes applicable to the application are outlined below.
4.11.1 E1.0 Bushfire-Prone Areas Code

A bushfire assessment has been prepared by AK Consultants in
accordance with the requirements of this Code. Please refer to Appendix

C.

4.11.2 EA4.0 Road and Railway Assets Code

The proposed use and development will create a new junction with
Seccombe Street. This Code applies to the proposed subdivision of land.
Accordingly, Table 2 assesses the application against the applicable
standards of this Code

Table 2: Road and Railway Assets Code, Use and Development Standards
E4.8.1 Use Standards

Scheme
Standard

Al

Comment

E4.6.1 Use and road or rail infrastructure

Dwellings are not proposed as
part of this application.

Assessment

Not Applicable

A2

Seccombe Street has a speed
limit in this location not
exceeding 80km/hr. The lots
will generate around 153
vehicle movements per day.
This exceeds the standard of
40 vehicle entry and exit
movements per day.

Relies on Performance
Criteria

A3

Seccombe Street is not
subject to a speed limit of
more than 60km/hr.

E4.7 Development Standards

Not Applicable

E4.7.1 Development on and adjacent to Existing and Future Arterial Roads and

Railways
A1l

The proposed lots are not
within 50m from the existing
railway, or category 1 or 2

Complies with the
Acceptable Solution

17 Lot Subdivision

B0-88 Seccombe Street, Perth

Supporting Submission
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road.

E4.7.2 Management of Road Accesses and Junctions

Al A new road will be Complies with the
constructed. This will have a | Acceptable Solution.
speed limit of less than
60km/hr. Each lot will have a
single access providing both
entry and exit.

| AZ Seccombe Street or the new Not Applicable
court does not have a speed
limit exceeding 60km/hr.

E4.7.3 Management of a Rail Level Crossing

A1l The proposed subdivision Not Applicable
does not require access
across a railway.

F4.7.4 Sight Distance at Accesses, Junctions and Level Crossings

Ala)—c) The proposed subdivision Complies with Acceptable
complies with the acceptable Solution

solution as demoenstrated by
the Traffic Impact Assessment
attached in Appendix D.

There is no rail level crossing
required or femporary access.

4.11.3 E6.0 Car Parking and Sustainable Transport Code

This Code applies to all use and development of land. Accordingly, Table
3 assesses the application against the applicable standards of this Code.

Tabie 3: Car Parking and Sustainable Transpert Code, Use and Development Standards
23.3 Use Standards

Schems Comment Assessment

Standard

E6.6.1 Car Parking Numbers

A1(a) Each lot has sufficient area o | Complies with Acceptable

provide on-site car parking for | Solution.
a residential use in
accordance with Table EB.1.

E6.6.2 Bicycle Parking Numbers

Each lot is of sufficient area to | Complies with the

17 Lot Subdivision Page 15 of 24
B0-88 Seccombe Strest, Perth
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provide bicycle parking and Acceptable Solution
storage for a residential use in
accordance with Table E6.1.

Al1.2 Not Applicable
E6.6.3 Taxi Drop-off and Pickup
E6.6.4 Motorbike Parking Provisions

Each lot has sufficient areato | Complies with Acceptable
accommodate a motorbike Solution
parking space.

Not Applicable

E6.7 Development Standards

E6.7.1 Construction of Car Parking Spaces and Access Strips

Al (a)-(c) The existing dwelling Complies with Acceptable
contained on Lot 8 will be Solution
realigned with the new access
strip. This will:

= Provide sufficient area for
circulation and
manoeuvring; and

» Be formed to an adequate
tevel and drained.

E6.7.2 Design and Layout of Car Parking

Al.1and A1.2 Vehicle parking associated Not Applicable
with the dwelling is
established. There are no
additional buildings proposed
on the vacant lots.

A2.1and A2.2 | A new driveway will be Complies with the
constructed to the dwellings. Acceptable Solution
This will have a gradient of
iess than 10%. This will have
a vehicular access and width
in accordance with the Table
E6.2 and Table E6.3. Access
will be designed in accordance
with the required Australian
Standards.

EB.7.3 Car Parking Access, Safety and Security

A1 The application is for Not Applicable
subdivision only. There are no
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EB8.7.4 Parking wi
Al and A2

buildings proposed at this
stage.

th a Person with a Disability

The application is for
subdivision only creating lots
for residential use. New
buitdings are not proposed at
this stage.

Not Applicable

AZ

A1

The application is for
subdivision only creating lots
for residential use. New
buildings are not proposed at
this stage.

The application is for
subdivision only creating lots
for residential use. New
buildings are not proposed at
this stage. Retail, commercial,
industrial, service industry or
warehouse or storage uses
proposed.

E6.8.2 Bicycle Parking Access, Safety and Security

Not Applicable

EB.7.6 Loading and Unloading of Vehicles, Drop-off and Pickup

Not Applicable

A1

subdivision only creating lots
for residential use

E6.8.5 Pedestrian Walkways

The application is for
subdivision only creating lots
for residential use.

Al.1and A1.2 The application is for Not Applicable
subdivision only creating lots
for residential use

A2 The application is for Not Applicable

Not Applicable

4.11.4 E10.0 Recreation and Open Space Code

A request has been made to the General Manager of the Council seeking
written consent that no land is required for public open space, but that
instead there is to be a cash payment in fieu.

17 Lot Subdivisicn
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4.12 Performance Criteria

The above assessment of the applicable standards has highlighted that the
proposed use and development relies on a number of performance criteria.
Accordingly, further information in regard to these performance criteria is offered in
the discussion below.

4.12.1 Clause 10.4.15.5 integrated Urban Landscape

Objective:

To provide aftractive and continucus {andscaping in reads and public open
spaces that contribute to the:

a) character and identify of new neighbourhocds and urban places; or

b}  to existing or preferred neighbourhood character, if any.

P1

For subdivision that creates roads, public open space or other reserves, the
design must demonstrate that:

(a) it hasregard to existing, significant features; and

(b} accessibility and mobility through public spaces and roads are protected or
enhanced; and

(c) connectivity through the urban environment is protected or enhanced; and

(d) the visual amenity and attractiveness of the urban environment is
enhanced; and

(e) it furthers the local area objectives, if any.

The application propeses to construct a new road with a length of approximately
150m servicing sixteen of the seventeen lots. The provision of public open space
or other reserves s not proposed as part of this application. The proposal to
construct a new road cannot comply with the acceptable solution A1, Clause
10.4.15.5 and accordingly relies on the corresponding performance criterion P1.

The location of the proposed road has had regard to the significant features of the
site including the boundary configuration of the parent title. Coordinated
development opportunities are limited by existing residential develepment.
Although a coordinated development opportunity exists with the land at 54
Mulgrave Street.

In recognition of the development potential of land at 54 Mulgrave Street,
connectivity through the urban environment could be enhanced in this instance by
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revising the subdivision plan to provide for a future road connection from the site
over the adjoining land.

While it is desirable to enhance connectivity through the urban environment, it is
considered that such a proposal is not warranted. This is determined for the
following reasons:

. An extended road reserve will occupy a greater land area and consequently
reduces the lot yield potential of the site and of the adjoining land at 54
Mulgrave Street, without any substantial benefit to future residents;

. The future development of land at 54 Mulgrave Street is restricted by the title
width. This in conjunction with the requirement of an 18m instead of a 15m
wide road reserve will impact on the lot configuration and yield; and

. Vehicle, pedestrian and cycling distances to public open spaces or local
businesses are not shortened by a connected road reserve given facilities
are located to the south or east of the site.

For these reasons, the proposal has adopted a cul-de-sac into the design of the
subdivision as this achieves the most efficient lot configuration for the site and
future development of the adjoining land.

The proposed new road will not modify or alter the function of Seccombe Street or
any other adjoining road, pedestrian or cycle network in this locality. Traffic
volumes generated from the development can be easily sustained and will not
aiter or modify the function of the existing road network as demonstrated by the
Traffic Impact Assessment. The accessibility and mobility through public spaces
and roads will be protected.

The proposed subdivision is designed to ensure that the lots have a frontage to
either Seccombe Street or the new road. This will facilitate visual amenity and
attractiveness of the urban environment ensuring that dwellings are largely
orientated to address the frontage. This is consistent with the neighbourhood
character of the adjoining residential development located to the west of the site.
Development controls imposed on land zoned General Residential will further
assist with achieving these desired outcomes.

The proposal is consistent with the local area objectives as outlined earlier in this
report.

The application satisfies the performance criterion P1 and upholds the objectives
of this clause.

4.12.2 Clause 10.4.15.6 Walking and Cycling Network

Objective:

(a) To provide safe, convenient and efficient movement through and between
neighbourhoods by pedestrian and cyclists; and
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(b) To design footpaths, shared path and cycle path networks that are safe,
comfortable, well constructed and accessible.

(c) To provide adequate provision to accommodate wheelchairs, prams,
scooters and other footpath bound vehicles.

P1

Subdivision that creates new roads, footpaths, or public open spaces must
demonstrate that the walking and cycling network is designed to:

a) linktoany éxisting pedestrian and cycling networks;

b)  provide the most practicable direct access for cycling and walking to
activity centres, community facilities, public transport stops and public
open spaces; and

c) provide an interconnected and continuous network of safe, efficient and
convenient footpaths, shared paths, cycle paths and cycle lands based
primarily on the network of arterial roads, neighbourhood roads and
regional pubiic open spaces; and

d)  promote surveillance along roads and from abutting dwellings.

The application proposes to construct a new road and footpaths to service the
seventeen lots. The provision of public open spaces is not proposed as part of
this application. The proposal cannot comply with the acceptable solution A1,
Clause 10.4.15.6 and accordingly the proposal is reliant on the corresponding
performance criterion P1.

The site is a regular shaped parcel of land contained within the urban growth
boundary of Perth. Land zoned Low Density Residential defines the extent of the
residential development of the site. Seccombe Street joins with Mulgrave Street
and Fairtlough Street which forms part of the main vehicle, pedestrian and cycling
routes and provides access to the Perth Recreation Ground (corner of Fairtlough
Street and Elizabeth Street), community facilities and local businesses.
Pedestrian linkages are also facilitated from the site to Mulgrave Street and the
public open space located at Seccombe Street East via the footpath network.

The site is serviced by public transportation. Departure points are located at Arthur
Street and Main Road. A departure point is within walking distance of the site.

The proposed new road will build on the existing footpath network, providing
connectivity to the footpath established on Seccombe Street. The proposed
footpath will be in accordance with the required standard and will be safe,
comfortable and accessible to all [ots fronting the new road and Seccombe Street.
This will be of a design standard that can accommodate wheelchairs, prams,
scooters and other footpath bound vehicles.

The lots are designed to allow dwellings to be orientated towards the new road
and Seccombe Street, ensuring that surveillance over roads is promoted.

17 Lot Subdivision Page 20 of 24
B0-88 Seccombe Street, Perth :
Supporting Submission




1-248
6ty°
Supporﬁng Submission Measurad form and function

The application satisfies the performance criterion P1 and is consistent with the
objectives of this clause.

4.12.3 Clause 10.4.15.7 Neighbourhood Road Network

Objective:

a) To provide for convenient, safe and efficient movement through and
between neighbourhoods for pedestrians, cyclists, public transport and
other motor vehicles using the neighbourhood road network; and

b)  To design and construct road carriageways and verges so that the road
geometry and traffic speeds provide an accessible and safe
neighbourhood road system for all users.

P1
The neighbourhood road network must: -

a) take account of the existing mobility network of arterial roads,
neighbourhood roads, cycle paths, shared paths, footpaths and public
transport routes;

b)  provide clear hierarchy of roads and physical distinctions between arterial
roads and neighbourhood road types; and

c) provide an appropriate speed environment and movement priority for the
safe and easy movement of pedestrians and cyclists and for accessing
public transport; and

d) provide safe and efficient access to activity centres for commercial and
freight vehicles; and

e) ensure connector roads align between neighbourhoods for safe, direct
and efficient movement of pedestrians, cyclists, public transport and other
motor vehicles; and

f}  provide an interconnected and continuous network of roads within and
between neighbourhoods for use by pedestrians, cyclists, public transport
and other vehicles and minimise the provisions of cul-de-sacs; and

g) provide for service and emergency vehicles to safely turn at the end of a
dead-end road; and

h) take into account of any identified significant features.

The application proposes to construct a new road to service the proposed lots.
The proposal cannot comply with the acceptable solution A1, Clause 10.4.15.7
and accordingly the proposal is reliant on the corresponding performance criterion
P1.
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The proposed road will be a local road servicing lots 1-16 and is consistent with
the established road hierarchy of this area. The new road and footpath will
facilitate an appropriate speed environment and will provide for the safe and easy
movement of pedestrians, cyclists, public transport and other motor vehicles to the
extended road network. This is further substantiated by the Traffic Impact
Assessment provided (refer to Appendix D). The cul-de-sac will be designed to
provide the ability for emergency vehicles to turn safely.

The provision of a cul-de-sac is seen necessary in this instance as the site is
restricted by existing urban development and physical parameters set by 54
Muigrave Street.

As discussed earlier, the new road will form an extension to the existing road
network and will continue to facilitate the pedestrian and cycle linkages through
the provision of a footpath one side of the new road. Seccombe Street connects
with the local collector of Mulgrave Street which provides connectivity to the
Midlands Highway, public open spaces and South Esk River. Pedestrian and
cycle movements are facilitated also by Mulgrave Street and Fairtlough Street,
connecting with local businesses.

The proposal is consistent with the objective and satisfies the performance criteria
P1, clause 10.4.15.7.

4.12.4 Clause 12.4.3.1 Lot Area, Building Envelopes and Frontage

Objective

To ensure:

a) the area and dimensions of [ots are appropriate for the zone; and

b) the conservation of natural values, vegetation and faunal habitats; and

c) the design of subdivision protects adjoining subdivision from adverse
impacts; and ‘

d) each lot has road, access, and utility services appropriate for the zone.

P1.1 Each [ot for residential use must provide sufficient useable area and

dimensions to allow for:

a) adwelling to be erected in a convenient and hazard free location; and

b) on-site parking and manoeuvrability; and

c) adequate private open space; and

d) reasonable vehicular access from the carriageway of the road to a
building area on the lot, if any; and

e) development that would not adversely affect the amenity of, or be out of
character with, surrcunding development and the streetscape.

The proposal cannot comply with the acceptable solution A1.1, Clause 12.4.3.1 as
Lot 9 has an area less than 1ha and its new boundary will not be aligned with the
zone boundary. Accordingiy the proposal is reliant on the corresponding
performance criterion P1.1.
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The area of the site zoned Low Density Residential is approximately 71 00m?. An

additional area of land zoned General Residential is included to raise the area of

Lot 9 to approximately 8400m~. This additional area was included to ensure:

e Generous setbacks are maintained between the existing dwelling and future
residential uses on land zoned General Residential; and

+ Land area currently used in conjunction with the existing dwelling, including
private open space, could be retained.

The proposed title boundary between the existing dwelling on Lot 8 and future
residential development on Lots 10 and 11 safeguards the amenity by achieving
above standard setback from the new lot boundary and provides an appropriate’
transition between the two zones.

The subdivision of the site also upgrades services and provides appropriate
access from Seccombe Strest. Lot @ does not have a second frontage to a road
and therefore an alternative access cannot be provided. The creation of Lot 9 will
not give rise to further subdivision given its limited access.

The proposal satisfies the performance criteria P1.2 and the objectives of clause
12.4.3.1.

4.12.4 Clause E4.6.1 Use and Road or Rail Infrastructure

Objective;

To ensure that the safety and efficiency of road and rail infrastructure is not
reduced by the creation of new accesses and junctions or increased use of
existing accesses and junctions.

P2

For roads with a speed limit of 80km/h or less, the level of use, number,
location, layout and design of accesses and junctions must maintain an
acceptable level of safety for all road users, including pedestrians and cyclists.

Seccombe Street has a speed limit in this location not exceeding 60km/hr. The
proposed lots will generate around 153 vehicle movements per day. This exceeds
the standard for vehicle movements per day. Accordingly, the proposat cannot
comply with the acceptable solltion A2, clause E4.6.1. The proposal is reliant on
the corresponding performance criterion P2. '

A Traffic Impact Assessment is provided as part of this application. This is
contained in Appendix D. This demonstrates that the proposal will maintain an
acceptable level of safety for all road users in accordance with this clause.
The proposal satisfies the performance criteria P2 and the objectives of clause
E4.6.1.

5. CONCLUSION
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The application is seeking approval for the subdivision of the land at 80-88 Seccombe
Street, Perth is in accordance with the requirements of the NMIPS. The supporting
submission has demonstrated:

) The site can be developed in accordance with the purpose of the General
Residential zone and the Low Density Residential zone;
. The lots have sufficient area to facilitate a range of dweliing types;

. The proposed cul-de-sac is consistent with the established road hierarchy and will
facilitate a safe and connected urban environment; and

« The lots are orientated to provide surveillance over Seccombe Street and the new
road.

For these reasons this application can be supported.
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1. INTRODUCTION

This traffic report has been prepared in conjunction with the Department of
Transport's “Traffic Impact Assessment” (TIA) Guidelines (draft) by 6ty Pty Ltd on
behalf of Shervan Developments, developer of the land.

2.  EXISTING CONDITIONS
Location:
80-88 Seccombe Street, Perth. (CT 108916/3)

The land is a 2.31 Ha parcel of land located on the northern side of Seccombe Street
some 200m west of the intersection of Seccombe Street with Mulgrave Street in
Perth.

The Existing Roads:

Seccombe Street is a two lane sealed road adjacent to the land with a typical seal
width of 5.5m and 0.6m gravel shoulders. Relatively recent subdivision has created
new residential titles on both the eastern and western side of the site which saw the
construction of kerb and channel and footpath for those frontages. However, for the
site frontage itself there is no kerbing or footpath and this is proposed as part of the
subdivisional works.

This road is a local road and provides a connection through to the recently
subdivided Minerva Drive to the west of the site. There is no through connection to
other streets.

Use of land:

The property contains a single residence at the northemn end of the site.

3. PROPOSED DEVELOPMENT

The proposed development is to create a small residential court with a total of 17
residential lots. One of these lots are to be accessed off Seccombe Street whilst the
remaining sixteen from the new court. The existing house, located at the northern
end of the site and within the Low Density Residential zoning, is to be provided with a
new access driveway from the proposed court.

4. SECCOMBE STREET TRAFFIC

Seccombe Street runs west from the Mulgrave Street intersection and provides
access the residential subdivisions of Shervan Court and Minerva Drive west of the
site. There is no access for lots on the southern side of the road who gain their
access from Sassafras Street. There is no potential for further subdivision and for
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10.

11.

12.

design purposes, it is assumed that the ftraffic passing the site entrance will be
generated by the existing 33 lots within the Minerva Drive subdivision.

TRIP GENERATION

The development will create 17 residential lots from the existing lot suitable for the
construction of 16 new residences.

Traffic movements are estimated to be generated at a typical rate of @ movements
per house, per day.

Total 153 vpd
TRIP ASSIGNMENT

It is anticipated that virtually all traffic to and from the site will be from the east, being
the connection to Perth via Mulgrave Street.

VEHICLE TYPES

The predominant vehicle type will be passenger cars other low numbers of service
vehicles with the heaviest vehicle routinely visiting the land being the weekly garbage
collection.

ASSESSMENT YEARS

Construction is likely to begin in 2016 with the site being fully developed in late 2017.
A 10 year assessment period is conventional for this form of development resulting a
final assessment year of 2027.

TRAFFIC GROWTH

Traffic growth on the local street network conservatively estimated at 2% per annum.
EXISTING TRAFFIC VOLUMES

Based on the 33 existing lots north of the site in Minerva Drive, it is calculated that
the peak hour traffic volume passing the site will some 30 vehicles or which 90% will
be easthound in the morning peak and westbound in the evening peak.

FUTURE GROWTH

Growth of traffic Seccombe Street is unlikely to significantly increase within the
Assessment Period as there is no potential for further subdivision under the current
planning and no intention to connect Seccombe Street to the Midlands Highway.

EXISTING TRAFFIC ISSUES

There are no known traffic issues in Seccombe Street.
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15.
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ROAD SAFETY

Enquiries with the Department of State Growth Crash Data section have revealed
that there are no recorded traffic accidents in either Seccombe Street or Mulgrave
Streets within the past 5 years.

There are no known road safety issues with the entrance to the land which has ample
sight distance west along to the end of Seccombe Street (approximately 120m) and
is clearly visible from the intersection with Mulgrave Street, some 250m to the east.

ACCESS POINTS

The development proposes the construction of a new road intersection centrally in
the site frontage as well as single residential driveway to provide road access to Lot
17.

ACCESS PARAMETERS

The proposed works involve the extension of kerbing and pavement widening along
the frontage of the land so as to result in the connection of the kerbing and footpath
along the northern side of Seccombe Street.

Sight distance to the west is some 120m to the road end and 250m to the east which
exceeds the Safe Intersection Sight Distance for a 50 km/hr speed limit on local
roads.

TRAFFIC ANALYSIS

The proposal will introduce an additional 16 vehicle movements during the peak
morning or evening hour to the western end of Seccombe Street. The passing traffic
at this end of Seccombe Street is estimated to be 30 movements during the peak
hour. The tidal nature of traffic during peak hours, where most traffic will be either
leaving in the morning or returning in the evening, produces very minor crossing
manoeuvres at the intersection as shown on the foliowing two figures:
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20.

21.

it can be seen that the predicted crossing manoeuvres to traffic in Seccombe Street
are small and that further analysis is unwarranted. In particular, there is no need for
a right turn provision to provide for a right turn queue.

RECOMMENDED WORKS

The proposed intersection is considered to be ample for the existing and predicted
traffic numbers.

STREET FURNITURE

No changes to street furniture are required by this development.

PEDESTRIAN ACCESS

There is a foot path along the northern side of Seccombe Street and the proposed
new subdivision will provide an extension of this footpath to connect it to the Minerva

Drive footpath completing the Seccombe Street network. The new court will have a
footpath on its eastern side to provide pedestrian access to the new residential lots.

STATE ROADS
No works are proposed that will affect State Roads.
SUMMARY

The development of the site infrastructure, as proposed, is unlikely to affect fraffic
amenity or safety in Seccombe Street.
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6ty® & Shervan Pty Ltd

Current zoning: General Residential and Low Density Residential
€T 108916/3 PID 1474654

A 17 lot subdivision is proposed for land at 80-88 Seccombe St.

A field inspection of the site was conducted to determine the
Bushfire Risk and Attack Level.

The area is bushfire prone, being less than 100m from vegetation
greater than 1ha in size to the North east (grassland).

Lot 28 contains the existing dwelling and is exempt from a Bushfire
Prone Areas Code. Lots 20 to 24 and 33 to 36 are not with a bushfire
prone area.

Lots 25,26, 27 & 32 all have areas that meet BAL Low building ratings.
The northern and eastern facades of lot 30 is required to meet BAL
12.5 construction standards, while the southern and western fagades
are likely to be fully shielded from bushfire prone vegetation and only
need to meet BAL Low construction.

Lot 29 has a small no build zone within the north east corner (0-4m
from boundary corner), with a small area requiring BAL 19 ratings
around the no build zone (4-9m). The majority of the lot will require
a construction of a habitable dwelling to be to BAL 12.5 standards,
with the southern and western facades likely to be fully shielded and
only requiring BAL Low canstruction,

Subdivision plans will be required to show fire hydrants that are
within 120m hose lay of the furthest extent of building areas.

Access per site plans is considered to meet the objectives of the
Bushfire Code. All public roading within the subdivision should be
constructed to at least the standard in table 4 Draft interim Planning
Directive No 1 Bushfire Areas Code, 2016.

2 AK Consultants
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North North East East South Waest
Vegetation, 0-25m 0-1CCm 0-100m 0-100m 0-100m
within 100m Grassland Grassland Managed Managed Managed
Subdivision 25-100m Land** land*®* Land**
houndaries woodland
Slope (degrees, | Flat/Upslope | Flat/Upslope | Fat/Upslope | Downslopes | Flat/Upslope
over 100m) 0-5°

** General Residential & Inner Residential zoned land has been classified as low threat
vegetation in line with Bushfire Prone Areas Advisory Note NO 1- 2014, Tasmania Fire Service.

BUlLDING AREA BAL RATING
Setback distances for BAL Ratings have heen calculated on grassland vegetation that will exist

after development and management of land within the subdivision. Where no setback is
required for fire protection other Planning Scheme setbacks may need to be applied.

THE SETBACKS
BAL Rating:
Grassland BAL Low BAL 12.5 BAL 19
Up slopes and flat 50m 14m 10m
ProposSED LOT BA ATING

Lot 28 contains the existing dwelling and is exempt from a Bushfire Prone Areas Code. Lots 20
to 24 and 33 to 36 are not with a bushfire prone area.

Lots 25, 26, 27 & 32 all have areas that meet BAL Low building ratings. The northern and
eastern fagades of lot 30 is required to meet BAL 12.5 construction standards, while the
southern and western facades are likely to be fully shielded from bushfire prone vegetation
and only need to meet BAL Low construction.

Lot 29 has a small no build zone within the north east corner (0-4m from boundary corner),
with a small area requiring BAL 19 ratings around the no build zone (4-9m). The majority of
the [ot will require a construction of a habitable dwelling to be to BAL 12.5 standards, with
the southern and western facades likely to be fully shielded and only requiring BAL Low
construction.

Bushfire
Lot Prone BAL Setbacks
20 | No Not bfp None required for bushfire code
21 | No Not bfp None required for bushfire code
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Any habitable building on the lots is likely to be within 30m of the public access and water
supply will be accessible from public access, therefore there are no specified design and
construction requirements for internal property access.

Bushfire Report 6 AK Consultants
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Twouwheel drive, all-weather construction;
Load capacity of at least 20 tonnes, including for bridges and culverts;

Minimum carriageway width is 7 metres for a through road, or 5.5 metres for a dead-end or cul-de-sac
road;

Minimum vertical clearance of 4 metres;
Minimum horizontal clearance of 2 metres from the edge of the carrlageway;
Cross falls of less than 3 degrees (1:20 or 5%);

Maximur gradient of 15 degrees {1:3.5 or 28%) for sealed roads, and 10 degrees (1:5.5 or |8%) for
unsealed roads;

Curves have a minimum inner radiug of {0 metres;

Dead-end or cul-de-sac roads are not mora than 200 metres in length unless the carriageway is 7 metres in
width;

Dead-end or cul-de-sac roads have a turning circle with a minimum 12 metres outer radius; and

Carriageways less than 7 metres wide have ‘No Parking' zones on one side, indicated by a road sign that
complies with AS1743-2001 Road signs-Specifications.



















Proposed Lots
Planning Zones
General Residential

Low Density
Residential

Figure 5: Planning Zones
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Client: 6ty - Shevron

Title from Cadastre 2009 from List
(C) State of Tas

Map name: Title over Imagery- 22/02/1
Seccombe St
Project:BHMP
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REFERRAL OF DEVELOPMENT APPLICATION P16-065
TO WORKS & INFRASTRUCTURE DEPARTMENT

Property/Subdivision No: 27/003/748 112200.55;

Date: 30-Mar-2018
Applicant: 6ty Pty Ltd
Proposal: 17-lot subdivision & cul de sac (vary lot size in Low Density

Residential zone; variation to Road Assets code provisions; creation of road and
footpath in General Residential zone - performance criteria 10.14.15.5 P1; 10.4.15.6
P1; 10.4.15.7 P1)

Location: 80 Seccombe Street, Perth

Planning admin: Engineering fees paid.

Please inspect the property and advise regarding stormwater/drainage, access,
traffic, and any other engineering concerns.

Is there is a house on one of the lots? Yes
Is it connected to all Council services? Unknown
Are any changes / works required to the house [ot? No

Are the discharge points for stormwater, infrastructure | Yes
that is maintained by Council?

(This requires a check to ensure the downstream
infrastructure is entirely owned, maintained, operated by
Council and have been taken over as Council assets.)

Stormwater:

Does the physical location of stormwater services | Yes
match the location shown on the plan? (Requires an
on-site inspection)

Is the property connected to Council's stormwater | Unkrnown
services?

If so, where is the current connection/s?

Can all lots access stormwater services? Yes
If so, are any works required? Yes, as per concept plan
provided by 6TY Degrees

Stormwater works required:

Yes, as per concept plan provided by 6TY Degrees

ls there kerb and gutter at the front of the property? No

Are any kerb-and-gutter works required? Yes, as per concept plan
provided by 8TY Degrees

Road Access:

Does the property have access to a made road? Yes

If so, is the existing access suitable? Yes

Does the new lot/s have access to a made road? Yes

If so, are any works reguired? No

Is off-street parking available/provided? Yes

Road f access works required:

Works to be in accordance with Standard Drawing TSD R0S9 - concrete driveway
crossover apron from the edge of the road to the property boundary of each Lot,

Is an application for vehicular crossing form required? | Yes

Is a footpath required? Yes

Extra information required regarding driveway | No
approach and depariure angles
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Our Ref: 16.043 Measured farm and function

20™ April 2016

Mr D. Jennings

General Manager
Northern Midlands Council
PO Box 156

LONGFORD _TAS 7301

Dear Des,

RESPONSE TO REPRESENTATION - 17 LOT SUBD|VISION
80-88 SECCOMBE STREET, PERTH

| refer to your correspondence dated 13 April 2016 concerning the
representation received during the notification of the application P16-
055 for the proposed subdivision at 80-88 Seccombe Street, Perth.
The Council forwarded this representation via email requesting
comment on the matters raised therein.

On review of this representation, the following concerns are expressed:

e Proposed lot areas are too small;
¢ Lack of public open space;
« Lot 9 fails to achieve an area of 1ha; and

¢ Proposed subdivision, in particular lot 8 would detract from lot 7,
Minerva Drive.

With regards to these matters raised, the following comments are
offered.

Minimum Lot Area

The acceptable solution A1, Clause 10.4.15.1 requires that each lot has
a minimum of area of 450m? and are capable of containing a rectangle
measuring 10m by 15m. The proposal plan drawing number 16.043
demonstrates that the application complies with this acceptable
solution.

Public Open Space

The application has been prepared in accordance with the acceptable
solution A1, Clause E10.6.1.

1201611504311 Administration\d  Autharitiest2  Council\Response te Representation Recelved 13 Apiil 2016\L 16-04-20 Rasponse to
R

Document Set ID: 75 F7gfreniaton.dos
Version; 1, Version Date; 26/04/2016
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Our Ref: 1 6043 Measured form and function

Lot 9

The application indicates that the area zoned Low Density Residential
falls short of the 1 ha requirement. Proposed lot 9 includes an area
zoned General Residential increasing the land area of the lot beyond
the land zoned Low Density Residential. This is not a requirement of
the NMIPS as it is usually accepted that a new lot boundary is aligned
with the zone boundary.

Lot Layout and Adjoining Land

The proposed lots comply with the minimum lot area and can each
contain a 10m by 15m rectangle. There is no requirement under the
NMIPS to consider the configuration of lot boundaries with the iot
boundaries of adjoining land.

If you require further information regarding this matter, please contact

the undersigned.

Yours faithfully'
Bty Pty Ltd

Heidi Goess
Urban & Regional Planner

HMG.SJP

Enc.

12016416043\ Administration\d  Authorities\2  CouncifiResponse to Representaiion Received 15 April 2018\ 18-04-20 Rasponse fo

Document Set iD; 75 T7ggRenetiondoc
Version! 1, Version Date: 26/04/2016
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Attachment D
Planning Scheme Assessment

General Residential Zone

10.4.15 Subdivision
10.4.15.1 Lot Area, Building Envelopes and Frontage
Objective

To provide lots with areas and dimensions that enable the appropriate siting and construction of a
dwelling, private open space, vehicle access and parking, easements and site features.

Acceptable Solutions Comment
Al  lots must: Lots range from 711m? to 1,155m* and all
are capable of containing a rectangle
a) have a minimum areqa of at least measuring 10m by 15m.
450m” which: _
_ ' o New boundaries are alighed from
i) is capable of co_ntmmng a buildings that satisfy the relevant
rectangle measuring 10m by acceptable solutions for setbacks of at
15m; and least 4.5m from the front boundary, 1.5m
ii) has new boundaries aligned t;c;[?b?jnj:f boundary and 4m from the
from buildings that satisfy v
the ' relevant  acceptable The proposal complies with the
solutions for setbacks. acceptable solutions.

A2 Fach lot must have a frontage of at least Each lot has frontage exceeding 3.6m. the

3.6m. proposal complies with the acceptable
solution.

10.4.15.2 Provision of Services

Objective

To provide lots with appropriate levels of utility services.

Acceptable Solutions Comment

Al  Each lot must be connected to a The proposal plans show that each lot can

be connected to the reticulated water
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reticulated:
a) water supply; and

b)  sewerage system.

supply and sewerage system. The proposal
complies with the acceptable solutions.

A2 Each lot must be connected to « The proposal plans show that each lot can
reticulated stormwater system. be connected to the reticulated
stormwater system. The proposal complies
with the acceptable solution.
10.4.15.3  Solar Orientation of Lots
Objective

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

Acceptable Solutions Comment
Al At least 50% of fots must have a long The proposal plans show that each lot has

axis within the range of:

a)  north 20 degrees west to north
30 degrees east; or

b) east 20 degrees narth to east 30
degrees south.

along axis within the range of:

a) north 20 degrees west to north 30
degrees east; or

b) east 20 degrees north to east 30
degrees south.

The proposal complies with the
acceptable solution.

10.4.15.4

Interaction, Safety and Security

This clause was not used in this planning scheme

10.4.15.5

Integrated Urban Landscape

Objective

To provide attractive and continuous landscaping in roads and public open spaces that contribute
to the:

a}
b}

character and identity of new neighbourhoods and urban places; or

to existing or preferred neighbourhood character, if any.

Acceptable Solutions

Performance Criteria
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Al The subdivision must not create any | P1  For subdivision that creates roads, public
new road, public open space or other open space or other reserves, the design
reserves. must demonstrate that:

a) it has regard to existing, significant
features; and

b) accessibility and mobility through
public spaces and roads are protected
or enhanced; and

c) connectivity  through the urban
environment  is  protected  or
enhanced; and

d)  the visual amenity and attractiveness
of the wurban environment is
enhanced; and

e} it furthers the focal area objectives, if
any.

Comment: The subdivision proposes to create a new road and therefore must address the
performance criteria. The applicant’s submission is outlined below and is supported.

The location of the proposed road has had regard to the significant features of the site including
the boundary configuration of the parent title. In recognition of the development potential of the
fand at 54 Mulgrave Street, connectivity thorough the urban environment could be enhanced in
this instance by revising the subdivision plan to provide for a future road connection from the site
over the adjoin land. While it is desirable to enhance connectivity through the urban environment
it is considered that such a proposal is not warranted in this circumstance for the following
reasans:

An extended road reserve will occupy a greater land area and reduce the lot yield of the site and
the adjoining land without any substantial benefit to future residents.

The future development of 54 Mulgrave Street is restricted by the tile width, in conjunction with
the requirement for an 18m road reserve {for a through road} instead of a 15m reserve (for a cul-
de-sac) will impact on the lot configuration and yield.

Vehicle, pedestrian and cycling distance to public open spaces or local businesses are not
shortened by a connected road reserve given the facilities are located to the south or east of the
site.
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10.4.15.6  Walking and Cycling Network

Objective

a) To provide safe, convenient and efficient movement through and between neighbourhoods

by pedestrians and cyclists; and

b) To design footpaths, shared path and cycle path networks that are safe, comfortable, well

constructed and accessible.

c) To provide adequate provision to accommodate. wheelchairs, prams, scooters and other

footpath bound vehicles.

Acceptable Solutions

Performance Criteria

Al  The subdivision must not create any néw
road, footpath or public open space.

P1

Subdivision that creates new roads,

footpaths, or public open spaces must
demonstrate that the walking and cycling
network is designed to:

a)

b)

¢}

d)

fink to any existing pedestrign and
cycling networks; and

provide the most practicable direct
aceess for cycling ond walking to
activity centres, community
faciiities, public transport stops
and public open spaces; and

provide an interconnected and
continuous  network of sdfe,
efficient and convenient footpaths,
shared paths, cycle paths and cycle
lanes based primarily on the
network  of  arterial  roads,
nefghbourhood roads and regional
public open spaces; and

promeote surveillance along roads
and from abutting dwellings.

Comment: The suhdivision proposes to create a new road and footpaths and therefore must
address the performance criteria. The applicant’s submission is outlined below and is supported.

Seccombe Street joins with Mulgrave Street and Fairtlough Street which forms part of the main
vehicle, pedestrian and cycling routes and provides access to the Perth Recreation ground,
communify fucilities and local businesses. Pedestrian linkages are afso facilitated from the site to
Mulgrave Street and the public open space located at Seccombe Street Eust via the footpath
network. The proposed new road will build on the existing footpath network, providing

connectivity to the footpath established in Seccombe Street.
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10.4.15.7 Neighbourhood Road Network
Objective
aj To provide for convenient, safe and efficient movement through and between

neighbourhoods for pedestrians, cyclists, public transport and other motor vehicles using
the neighbourhood road network; and

b) To design and construct road carriageways and verges so that the road geometry and
traffic speeds provide an accessible and safe neighbourhood road system for all users.

Acceptable Solutions Performance Criteria

A1 The subdivision must not create any | P1  The neighbourhood road network must:

new road. o -
a}  take account of the existing mobility

network of arterial roqds,
neighbourhood roads, cycle paths,
shared paths, footpaths and public
transport routes; and

b)  provide clear hierarchy of roads and
physical distinctions between arterial
roads and neighbourhood road types;
and

c) provide an  appropriate  speed
environment and movement priority
for the safe and easy movement of
pedestrians and cyclists and for
accessing public transport; and

d}  provide safe and efficient access to
activity centres for commercial and
freight vehicles; and

e}  ensure connector roads align between
neighbourhoods for safe, direct and
efficient movement of pedestrians,
cyclists, public transport and other
moftor vehicles; and

i} provide an  interconnected and
continuous network of roads within
and between neighbourhoods for use
by  pedestrians,  cyclists,  public
transport and other vehicles and
minimise the provision of cul-de-sacs;
and

g)  provide for service and emergency
vehicles to safely turn at the end of a
dead-end road; and
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h)  take into account of any identified
significant features.

Comment: The subdivision proposes to create a new road and therefore must address the
performance criteria. The applicant’s submission is outlined below and is supported.

The proposed road will be a local road servicing lots 1-16 and is consistent with the established
road hierarchy in this area. The new road and footpath will facifitate an appropriate speed
environment and will provide for the safe and easy movement of pedestrian, cyclists, public
transport and other motor vehicles to the extended road network. The new road will form an
extent to the existing road network and will continue to facilitate the pedestrian and cycle linkages
through the provision of footpath on one side of the new road. Seccombe Street connects with the
local collector of Mulgrave Street which provides connectivity to the Midland Highway, public open
space and the South Esk River. Pedestrian and cycle movements are facilitated also by Mulgrave
Street and Fairtiough Street, connecting with local businesses.

LOW DERNSITY RESIDENTIAL ZONE

12.4.3 Subdivision

12.4.3.1Lot Area, Buikding Envelopes and Frontage

Objective

To ensure:

al the area and dimensions of lots are appropriate for the zone; and

b} the conservation of natural values, vegetation and faunal habitats; and

c) the design of subdivision protects adjoining subdivision from adverse impacts; and

d) each lot has road, access, and utility services appropriate for the zone.

Acceptable Solutions Performance Criteria

Al.1 Each lot must: P1.1 Each lot for residential use must provide
a) have @ minimum area of 1ha; and sat;giii;gi useable area and dimensions to

b)  have new boundaries aligned from
buildings that satisfy the relevant
acceptable solutions for sethacks.

a) a dwelling to be erected in a convenient
and hazard free location; and

A1.2 Subdivision at Devon Hills will not resuft in b) on-site parking and manoeuvrability; and
any new lots. c} adequate private open space; and

d) reasonable vehicular access from the
carriageway of the road to a building
areq on the lot, if any; and

e) development that would not adversely
affect the amenity of, or be out of
character with, surrounding development
and the streetscape.
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P1.2 No performance ctiteria.

P1.3 Land in Devon Hills must not be further

subdivided
Only lot 9 is within the Low Density | Comment:
Residential zone. It has a proposed area a) Lot 9 contains a dwelling.

of 0.8441ha (0.711ha within Low Density
zone). The proposal needs to address the
performance criteria,

Lot 9 has new boundaries aligned from
buildings that satisfy the relevant
acceptable solutions for setbacks of at
least 15m from a frontage, 7.5m from a
side boundary and 5m from a rear
boundary.

b) Lot 9 has existing on-site parking and
manoeuvrability.

c) Lot 9 has existing adequate private open
space.

d) There is neo building area on lot 9 as
defined — “the area shown on a plan or
plan of suhdivision to indicate where all
buildings will be located”. Nonetheless
lot 2 has reasonable vehicular access
from the carriageway of the road to the
dwelling.

e) A single dwelling on a lot of 0.84 ha is not
considered to adversely affect the
amenity of, or be out of character with,
surrounding development given its
location on the boundary of the general
and low density residential zones. It is an
internal lot and will not adversely affect
the amenity of, or be out of character
with, the streetscape.

P1.2 The lotis not in Devon Hills.
P1.3 The lotis not in Devon Hills.

The proposal satisfies the performance criteria.

A2 Each lot must have o frontage of at least P2 No performance criteria.
&m.
Lot 9 has frontage of 6m. NA
A3 P3  lots thot are not provided with

Each ot must be connected to a
reticulated: '

a) water supply, and

b) sewerage system.

reticulated water and seweraoge services
must be:

a) in a locality for which reticulated services
are not available or capable of being
connected; and

b) capable of occommodating on on-site
wastewater management system.
The plans show that Lot 9 can be connected to a | NA
reticulated water supply and sewage system.
Ad  Each ot must be connected to a| P4  Stormwater may only be discharged from
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the site in a manner that will not cause an
environmental  nuisance, and that
prevents erosion, siltation or pollution of
any watercourses, coastal lagoons,
coastal estuaries, wetlands or inshore
mdarine areas, having regard to:

the intensity of runoff that already occurs
on the site before any development has
occurred for a storm event of 1% Annual
Fxceedance Probability (pre-development
levels); and

how the additional runoff and intensity of
runoff that will be created by the
subdivision for a storm event of 1%
Annual Exceedance Probability, will be
refeased at levels that are the same as
those identified at the pre-development
levels of the subdivision; and

whether any on-site storuge devices,
retention basins or other Water Sensitive
Urban Design (WSUD) technigues are
required within the subdivision and the
appropriateness of their location; and

overfand flow paths for overflows during
extreme events both internally and
externally for the subdivision, so as to not
cause a nuisance.

reticulated stormwater system.
a)
b)
¢)
d)
The plans show that Lot 9 can be connected to a | NA
reticulated stormwater system.

BUSHFIRE PRONE AREAS CODE See code assessment below
POTENTIALLY CONTAMINATED LAND N/a
LANDSLIP CODE N/a
ROAD AND RAILWAY ASSETS CODE See code assessment below
FLOOD PRONE AREAS CODE N/a
CAR PARKING AND SUSTAINABLE TRANSPORT CODE See code assessment below
SCENIC MANAGEMENT CODE N/a
BIODIVERSITY CODE N/a
WATER QUALITY CODE N/a
RECREATION AND OPEN SPACE CODE See code assessment below
ENVIRONMENTAL IMPACTS & ATTENUATION CODE N/a
AIRPORTS IMPACT MANAGEMENT CODE N/a
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LOCAL HISTORIC HERITAGE CODE N/a
COASTAL CODE N/a
SIGNS CODE N/a

© ASSESSMENTAGAINSTELO. " = = .o /0 . oo
. BUSHFIRE PRONE AREAS CODE.© " o

E1.6.1 Development standards for subdivision

This standard applies to a development consisting of a subdivision where any part of that
subdivision is in a bushfire-prone area.

El1.6.1.1 Subdivision: Provision of hazard management areas

Objective: Subdivision provides for hazard management areas that:

- facilitate an integrated approach hetween subdivision and subsequent building on a
lot;

- provide for sufficient separation of building areas from bushfire-prone vegetation to
reduce the radiant heat levels, direct flame attack and ember attack at the building
area; and

- provide protection for lots at any stage of a staged subdivision.

Acceptable solutions Performance criteria
AL (a}FFS irad if p1 : ol £ cubivisi
l . cuticient . I l ; .
il £ hushfi | . ha buildi ]
L e | l ithin 3-bushfi i
t of asubdivision: . - on:
(b} The proposed plan of subdivision: a)—the—dimensions——ot—hazard
. mahagementareas;
i) shows all lots that are within b)—a-bushfire-gis) £ aachlot
or partly within a bushfire- ; ; ¢ [ e
prone area, including those Y ‘ f the | : ’
developed at each stage of a onincludi [ el
staged subdivisions; [ 1 Ll bt "
iy shows the building area for —the topographytneluding siteslope;
each lot; e)-any-otherpotentia forms-offueland
jii) shows hazard management ignition-seurces;
areas between bushfire- H—separation—distances—from—the
prone vegetation and each bushfire~-grone——vegetation—not
building area that have untreaserablyrestrictingsubsequent
dimensions equal to, or developrertand
greater than, the separation g)—any-advice fromthe TFS.
distances required for BAL 19
in Table 2.4.4 of AS 3959 —
2009 Construction of
Buildings in Bushfire Prone
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Areas; and

iv) is accompanied by a bushfire
hazard management plan for
each individual lot, certified
by the TFS or accredited
person, showing hazard
management areas greater
than the separation
distances required for BAL 19
in Table 2.4.4 of AS 3959 —
2009 Construction of
Buildings in Bushfire Prone
Areas; and

Condition required for building areas and hazard | NA
management areas to be shown on plan of
subdivision.

E1.6.1.2 Subdivision: Public and fire fighting access

Objective: Access roads to, and the layout of roads, tracks and trails, in a subdivision:

- allow safe access and egress for residents, firefighters and emergency service
personnel;

- provide access to the bushfire-prone vegetation that enables both property to be
defended when under bushfire attack and for hazard management works to be
undertaken;

- are designed and constructed to allow for fire appliances to be manoeuvred;
- provide access to water supplies for fire appliances; and

- are designed to allow connectivity, and where needed, offering multiple evacuation
points.
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Acceptable solutions Performance criteria
Al. (a}-TFS-oran-aceredited—persen—certifies | PA—A-propesed-plan—ef—subdivision—shows
| , incufficiant | ) : : id 5
I F ; E | ﬁ E. l lo ! l - ! .
freasures—for—public—accass—in—the personhel—to- enable—protection—from
icion_f : huchii . :
fighting;-or (@) : toci
(b) A proposed plan of subdivision Including:
showing the layout of roads and fire ; ; traffic:
trails, and the location of property ’
access to bhuilding areas, and which i—alhweathersurfaces;
complies to the extent necessary with i) —height—and_width—of
Tables E3, E4 & E5, is included in a vegetation clearances:
bushfire hazard management plan ) . ’
certified by the TFS or accredited b—load-capacity;
person. v} provision of-passing-bays;
1 e devices:
i
slepe—efroads—tracks—and
trails;
) e § 8 it
50— i he | hof
de-—saes—and—dead-end
roads:
; . : . ,
) sionf , ;
i ’_
iy s
()4 - :
i buchi
. il
undertaking——of - hazard
managementworks:-and
i fire fight fies:
and
Bushfire report demonstrates compliance with A2, | NA

F1.6.1.3 Subdivision: Provision of water supply for fire fighting purposes
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Objective: Adequate, accessible and reliable water supply for the purposes of fire fighting can be
demonstrated at the subdivision stage and allow for the protection of life and property
associated with the subsequent use and development of bushfire-prone areas.

Acceptable solutions

Performance criteria

Al

In areas serviced with reticulated water
by the water corporation:

(a) TFS or an accredited person certifies

that there is an insufficient increase
in risk from bushfire to warrant the
provision of a water supply for fire
fighting purposes; or

(b) A bushfire hazard management plan

certified by the TFS or an accredited
person demonstrates that the
provision of water supply for fire
fighting purposes is sufficient to
manage the risks to property and
lives in the event of a bushfire; or

(c) A proposed plan of subdivision

showing the layout of fire hydrants,
and building areas, is included in a
bushfire hazard management plan
approved by the TFS or accredited
person as being compliant with
Table EB.

P1. No performance criteria

Bushfire repart notes that hydrants
must be installed to the following
standards:

Designed and  constructed in
accordance with TasWater
Supplement to Water Supply Code of

 Australia WSA 03-2011-3.1 MRWA

Edition 2.0.
Not installed in parking areas.

within three metres from the
carriage way of the public access,
measured as a hose lay.

No closer than six metres from the
buildings areas to be protected.

. ASSESSMENT AGAINSTE4.0 .
" ROAD AND RAILWAY ASSETS CODE -
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E4.6.1 Use and road or rail infrastructure

Objective

To ensure that the safety and efficiency of road and rail infrastructure is not reduced by the
creation of new accesses and junctions or increased use of existing accesses and junctions.

Acceptable Solutions

Performance Criteria

A2

For roads with a speed limit of 60km/h or
less the use must not generate more
than a total of 40 vehicle entry and exit
movements per day

P2

For roads with a speed limit of 60km/h or
tess, the level of use, number, location,
layout and design of accesses and
junctions must maintain an acceptable
level of safety for all road users, including
pedestrians and cyclists.

Does not comply.

The applicant submitted a Traffic Impact
Assessment which is outlined below and
is supported.

Traffic movements are estimated to be
generated at a typical rate of 9
movements per house, per day. The
proposed lots will generate around 153
vehicle movements per day. The
development proposes a new road
intersection centrally in the site frontage.
Sight distance to the west is some 120m
to the road end and 250m to the east,
which exceeds the Safe Intersection Sight
Distance for a 50km/hr speed limit on
local roads. The TIA demonstrates that
the proposal will maintain an acceptable
fevel of safety of all road uses.

. ASSESSMENT AGAINST E6 0. L
CAR PARKING & SUSTAINABLE TRANSPORT CODE

Residential:

If a 2 or more bedroom dwelling in the General
Residential Zone (including all rooms capable of
being used as a bedroom)

2 spaces per dwelling

Each ot has sufficient space for the required number of parking spaces.
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ATTACHMENTS

<

A Consideration of representations to Interim Scheme
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ATTACHMENT A

Representation 43 | C Layton, Evandale

43.1 - Issue 1

Suggests amalgamation of E13.0 Local Historic Heritage Code and
F2.0 Heritage Precincts Specific Area Plan.

Having a Local Historic Heritage Code and Heritage Precincts Specific
Area Plan is complicated. Is it possible to include the Heritage
Precincts Specific Area Plan provisions in the Local Historic Heritage
Code, maybe as part of Table E13.17

Merit and impact of the Representation

This suggestion would make the Historic Heritage provisions more
readily understood. It is recommended that the provisions bhe
amalgamated.

Impact on and need for modification of Interim Scheme

It is recommended that the Interim Scheme be modified by the
inclusion of the provisions of the Historic Precincts Specific Area Plan
within Table E13.1.

Merit of the representation in relation to the draft amendment

The representation has been considered and it has been decided that
it is preferable to keep the Heritage Code and Specific Area Plan
separate in the draft amendment.

43.2 - Issue 2

Local Historic Heritage Code E13.5.1 - Alternative use of heritage
buildings. The continued use of heritage buildings could be
encouraged by making P1 an acceptable solution at clause E13.5.1.

Merit and impact of the Representation

Under the Local Historic Heritage Code, Permitted and Discretionary
uses retain their respective status.

Clause E13.5.1 P1 allows a Prohibited use to be considered as a
Discretionary use.

This is considered preferable to making a Prohibited use an
Acceptable Solution.

Impact on and need for modification of Interim Scheme

No need to modify the Interim Scheme.

Merit of the representation in relation to the draft amendment

The representation has been considered and it has no affect on the
draft amendment.

43.3 -Issue 3
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Local Historic Heritage Code E13.6.1 - Demolition of heritage
buildings.

The continued use of heritage buildings could be encouraged by
making P1 an acceptable solution at clause E13.6.1.

Merit and impact of the Representation

It is considered that applications to demolish heritage buildings, parts
of buildings and structures should remain discretionary.

Impact on and need for modification of Interim Scheme

No need to modify the Interim Scheme.

Merit of the representation in relation to the draft amendment

The representation has been considered and it has no affect on the
draft amendment.

43.4 - Issue 4

Local Historic Heritage Code E13.6.3 - Site Cover

Clause E13.6.3 A1 Site coverage states that ‘development must be in
accordance with the acceptable development criterion for site
coverage within a precinct identified in Table E13.1: Heritage
Precincts, if any’. '

Table E13.1 only includes Existing Character Statements and
Management Objectives. Why is it mentioned? The same applies for
several clauses after that.

Merit and impact of the Representation

The acceptable solution is required by the regional model. The
different regional Councils may choose whether to include specific
criteria in the table.

Impact on and need for modification of Interim Scheme

[t is recommended that the Interim Scheme be modified by the
inclusion of criteria in Table E13.1.

Merit of the representation in relation to the draft amendment

The representation has been considered and it has been decided not
to seek to incorporate acceptable development criterion for site
coverage. -

43.6 - Issue 5

Local Historic Heritage Code Table E13.1 — Management Objectives

Table E13.1 Management Objectives — does the second objective
mean that any development in any street reservation of a Northemn
Midlands’ town will require approval, e.g. a bus stop or a road sign in
the footpath one kilometer from a heritage precinct? Otherwise, to
what does it refer?

Merit and impact of the Representation
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Clause 6.2.2 lists various developments that are exempt from planning
approval, unless they involve a place or precinct in a heritage code.

Where planning approval is required, it will need to meet the
management objectives. The management objectives do not call in a
requirement for planning approval where it is not otherwise required.

Impact on and need for modification of Interim Scheme

No need to modify the Interim Scheme.

Merit of the representation in relation to the draft amendment

The representation has been considered and it has no affect on the
draft amendment.

43.6 —Issue 6

Local Historic Heritage Code E13.0 — acceptable solutions

If there is no acceptable solution and a proposal meets all performance
criteria, can the planning authority refuse an application?

If it does not meet the performance criteria, would it be a valid
application? Suggests that the Acceptable Solutions in the heritage
codes contain strict guidelines that, if met, would mean an application
remained permitted (if it also met the zone provisions); and that the
Performance Criteria in the heritage codes include approval by a
suitably qualified and planning authority appointed heritage adviser as
a criterion.

Merit and impact of the Representation

Compliance with the performance criteria is generally subjective, so it
would be a matter of refusing the application if considered not to meet
the performance criteria. It can be refused as per clause 8.8.1.

Agree with the suggestion that the Acceptable Solutions in the heritage
codes contain strict guidelines that, if met, would mean an application
remained permitted (if it also met the zone provisions); and that the
Performance Criteria in the heritage codes include approval by a
suitably qualified and planning authority appointed heritage adviser as
a criterion.

Impact on and need for modification of Interim Scheme

It is recommended that the Interim Scheme be modified by re-writing
the heritage code with strict Acceptable Solutions, Performance
Criteria to the approval of council’s heritage adviser, and that a draft of
these provisions be brought to a future council meeting.

Merit of the representation in relation to the draft amendment

The representation has been considered and it has been decided not
to seek to incorporate more detailed acceptable solutions.

43.7 — Issue 7




1-311

Heritage Precincts Specific Area Plan F2.0 - Streetscape

The purpose specifically relates to streetscape, which is defined as the
‘street reservation ... and that area of a private property from the street
reservation...”.

The word 'visible’ appears to have been omitted from the definition. It
makes more sense for the definition to say ‘readily visible from the
street reservation’, as it could be said that anything could be visible
from the street reservation if the right equipment were used. Is land
owned by Council (eg a public park) or the Crown (eg a riverbank)
‘private property’ and, therefore, subject to the provisions?

Merit and impact of the Representation

It is agreed that the definition of ‘visible’ is open to interpretation.
However, ‘readily visible’ is also open to interpretation.

The intention of the HPSAP is to ensure that the visible elements are
compatible with the heritage nature of the area. In re-writing the
heritage codes and specific area plan as per 43.6 above, they can
more clearly describe these provisions. '

Impact on and need for modification of Interim Scheme

it is recommended that the Interim Scheme be modified by re-writing
the heritage code with strict Acceptable Solutions, Performance
Criteria to the approval of council’'s heritage adviser, and that a draft of
these provisions be brought to a future council meeting.

Merit of the representation in relation to the draft amendment

The representation has been considered and it has been decided that
operational problems that this clause may present are not sufficient to
seek to amend it.

43.8 —Issue 8

Heritage Precincts Specific Area Plan F2.0 — Design Statement

Clause F2.4 requires a design statement for ‘any new building,
extension, alteration or addition’. It makes more sense for this
requirement fo be ‘any new building, extension, alteration or addition
readily visible from the street reservation’. If the purpose of the specific
area plan is only to protect the streetscape, it follows that development
at the rear of buildings that is not normally visible from the street
reservation is not subject to the provisions.

Merit and impact of the Representation

Agree with the representation. The design statement should only be
required for buildings readily visible from the street.

Impact on and need for modification of Interim Scheme

It is recommended that Clause F2.4.1 of the Interim Scheme be
modified to read:

n addition to the requirements of clause 8.1.3, a design statement is




1-312

required in support of the application for any new building, extension,
alteration or addition, readily visible from the street. The design
statement is to ensure that development achieves consistency with the
precinct and common built forms that create the character of the
precinct.

Merit of the representation in relation to the draft amendment

The representation has been considered and it has been decided that
operational problems that this clause may present are not sufficient to
seek to amend if.

43.9 —Issue 9

Heritage Precincts Specific Area Plan F2.5.1 — Setbacks

There are very few performance criteria included in the HPSAP,
whereas there are incidences when it is unreascnable for an
extension, alteration or addition to meet the acceptable standard e.g.
F2.5.1 Setbacks.

A2 Garage & Carport setbacks ~ this may be impossible to achieve,
and does it also refer to sheds?

A3 Side Setbacks to one boundary only would not be consistent with a
lot of buildings in business areas eg central Longford.

Merit and impact of the Representation

Agree with the representation. This can be resolved in the
amalgamation of the Heritage Code and Specific Area Plan.

Impact on and need for modification of Interim Scheme

It is recommended that the Interim Scheme be modified by re-writing
the heritage code with strict Acceptable Solutions, Performance
Criteria to the approval of council's heritage adviser, and that a draft of
these provisions be brought to a future council meeting.

Merit of the representation in relation to the draft amendment

The draft amendment addresses these matters.

43.10 — Issue 10

Heritage Precincts Specific Area Plan F2.5.2 — Orientation

F2.5.2 Orientation — the central drawing on Figure 2.4 with the new
carport or garage in front of the building appear to conflict with Figures
2.3&27.

It may not be possible to meet both A1(b) and (c) as there may be
heritage-listed buildings on adjacent lots with different angles.

Merit and impact of the Representation

Agree with the representation. This can be resolved in the
amalgamation of the Heritage Code and Specific Area Plan,

Impact on and need for modification of Interim Scheme
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It is recommended that the Interim Scheme be modified by re-writing
the heritage code with strict Acceptable Solutions, Performance
Criteria to the approval of council's heritage adviser, and that a draft of
these provisions be brought to a future councii meeting.

Merit of the representation in relation to the draft amendment

The draft amendment addresses these matters.

43.11 — Issue 11

Heritage Precincts Specific Area Plan F2.5.4 — Roof Forms

There are cases where it is less intrusive to use a flat roof for a carport
rather than a hip or gable roof, especially at a heritage cottage. It
would ook odd to have a pitch between 30 and 40 degrees when the
main house pitch is only 20 degrees. Similarly, if existing eaves
overhang is 500mm, it would look odd for the addition’s eaves
overhang to be only 300mm. There should be performance criteria, or
an acceptable solution that says ‘or to reflect the style of the existing
house’.

Merit and impact of the Representation

Agree with the representation. This can be resolved in the
amalgamation of the Heritage Code and Specific Area Plan.

Impact on and need for modification of Interim Scheme

It is recommended that the Interim Scheme be modified by re-writing
the heritage code with strict Acceptable Solutions, Performance
Criteria to the approval of council’s heritage adviser, and that a draft of
these provisions be brought to a future council meeting.

Merit of the representation in relation to the draft amendment

The draft amendment addresses these matters.

4312 — Issue 12

Heritage Precincts Specific Area Plan F2.5.6 — External Walls

A1.1 specifies that ‘materials used in additions must match those of
the existing construction’, however, it then continues on to specify the
type of external wall cladding. [t may not be possible to meet both of
the standards, eg in the case of rendered external cladding, or
brickwork different to that specified.

Merit and impact of the Representation

Agree with the representation. This can be resolved in the
arnalgamation of the Heritage Code and Specific Area Plan.

Impact on and need for modification of Interim Scheme

The draft amendment addresses these matters.

Merit of the representation in relation to the draft amendment

The draft amendment addresses these matters.
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43 .13 — Issue 13

Heritage Precincts Specific Area Plan F2.5.7 — Entrances and Doors

There may be a proposal to make the existing window and door
openings more appropriate to a heritage precinct; this would not be
allowed as their position, shape and size must be retained under A1.1
(eg the doctor's surgery next to the chemist shop at Perth). A1.2 may
also be impossible to achieve; there should be performance criteria.

Merit and impact of the Representation

Agree with the representation. This can be resolved i the
amalgamation of the Heritage Code and Specific Area Plan.

Impact on and need for modification of Interim Scheme

It is recommended that the Interim Scheme be modified by re-writing
the heritage code with strict Acceptable Solutions, Performance
Criteria to the approval of council's heritage adviser, and that a draft of
these provisions be brought to a future council meeting.

Merit of the representation in relation to the draft amendment

The draft amendment addresses these matters.

4314 — Issue 14

Heritage Precincts Specific Area Plan F2.5.8 — Windows

An extension to an 80’s house where the windows are directly under

the eaves line, would look odd with the new windows heads 300mm

| below the eaves line. Similar comments apply for the rest of the
window provisions. ‘

Merit and impact of the Representation

Agree with the representation. This can be resolved in the
amalgamation of the Heritage Code and Specific Area Plan.

Impact oh and need for modification of Interim Scheme

It is recommended that the Interim Scheme be modified by re-writing
the heritage code with strict Acceptable Solutions, Performance
Criteria to the approval of council’s heritage adviser, and that a draft of
these provisions be brought to a future council meeting.

Merit of the representation in relation to the draft amendment

The draft amendment addresses these matters.

43.15 - Issue 15

Heritage Precincts Specific Area Plan F2.5.9 — Roof Covering

A1.1 specifies that ‘roofing of additions must match that of the existing
construction’, however, it then continues on to specify the type of
roofing material — it may not be possible to meet both of the standards,
eg in the case of green corrugated iron or zincalume.

Merit and impact of the Representation




1-315

Agree with the representation. This can be resolved in the
amalgamation of the Heritage Code and Specific Area Plan.

Impact on and need for modification of Interim Scheme

it is recommended that the Interim Scheme be modified by re-writing
the heritage code with strict Acceptable Solutions, Performance
Criteria to the approval of council's heritage adviser, and that a draft of
these provisions be brought to a future council meeting.

Merit of the representation in relation to the draft amendment

The draft amendment addresses these matters.

43.16 — Issue 16

Heritage Precincts Specific Area Plan F2.5.10 — Roof Plumbing

A2 specifies that square-line gutter profile or rectangular downpipes
must not be used: if the existing house has them, it would look odd for
a small extension to have another type.

Merit and impact of the Representation

Agree with the representation. This can be resolved in the
amalgamation of the Heritage Code and Specific Area Plan.

Impact on and need for modification of Interim Scheme

It is recommended that the Interim Scheme be modified by re-writing
the heritage code with strict Acceptable Solutions, Performance
Criteria to the approval of councif's heritage adviser, and that a draft of
these provisions be brought to a future council meeting.

Merit of the representation in relation to the draft amendment

The draft amendment addresses these matters.

43.17 — Issue 17

Heritage Precincts Specific Area Plan F2.5.11 — Verandahs

There may be a proposal to make the existing verandah more
appropriate to a heritage precinct; this would not be allowed as the
verandah must be consistent with the original form and detail under
A2.1. A2.2 may also be impossible to achieve to comply with the
Building Code; there should be performance criteria.

Merit and impact of the Representation

Agree with the representation. This can be resolved in the
amalgamation of the Heritage Code and Specific Area Plan.

Impact on and need for modification of Interim Scheme

It is recommended that the Interim Scheme be modified by re-writing
the heritage code with strict Acceptable Solutions, Performance
Criteria to the approval of council’s heritage adviser, and that a draft of
these provisions be brought to a future council meeting.

Merit of the representation in relation to the draft amendment
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The draft amendment addresses these matters.
43.18 —Issue 18

Heritage Precincts Specific Area Plan F2.5.13 — Outbuildings

Sheds are nominated in some Acceptable Solutions and Garages and
Carport in others; whereas there is no definition in the terms; this is
likely to cause conflict, or should it say ‘outbuildings’ in all of the
Acceptable Solutions, eg A6 specifies that the eaves height of a
garage must not exceed 3m; does this means the eaves height of a
shed or carport can exceed 3m. The phrase ‘where visible from the
street’ appears randomly in A6. Is it purporting to limit all garages to an
eaves height of 3m, even when not visible from the street?

Merit and impact of the Representation

Agree with the representation that there are issues relating to
outbuildings. These can be resolved in the amalgamation of the
Heritage Code and Specific Area Plan.

Impact on and need for modification of interim Scheme

It is recommended that the Interim Scheme be modified by re-writing
the heritage code with strict Acceptable Solutions, Performance
Criteria to the approval of council’s heritage adviser, and that a draft of
these provisions be brought to a future council meeting.

Merit of the representation in relation to the draft amendment

Draft amendment to address these matters.

43.19 —Issue 19

Heritage Precincts Specific Area Plan F2.5.14 — Conservatories

Consetvatories are required to respect the established style and period
of the existing building; this may require a circular consetvatory,
whereas the plan form provisions specify squares and rectangles.

Merit and impact of the Representation

Agree with the representation. This can be resolved in the
amalgamation of the Heritage Code and Specific Area Plan.

Impact on and need for modification of Interim Scheme

It is recommended that the Interim Scheme be modified by re-writing
the heritage code with strict Acceptable Solutions, Performance
Criteria to the approval of council’s heritage adviser, and that a draft of
these provisions be brought to a future council meeting.

Merit of the representation in relation to the draft amendment

The draft amendment addresses these matters in the changes tfo
clause F2.5.5 — plan form, '

43.20 —Issue 20
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Heritage Precincts Specific Area Plan F2.5.15 — Fences

As new brick fences are not allowed, it would not have been possible
to have a high, convict-brick front fence similar to that opposite the
tennis courts in Barclay Street, Evandale. The fence could not have
been used to screen the rear yard either. It may be that an existing
fence is one of the prohibited types specified in A4, but its replacement
must be the same, according to A1.1.

A4 prohibits plastic-covered wire mesh — this would prohibit the type of
fence that Council erected between Morven Park and the Evandale
Primary School.

Merit and impact of the Representation

Agree with the representation. This can be resolved in the
1 amalgamation of the Heritage Code and Specific Area Plan.

Impact on and need for modification of Interim Scheme

It is recommended that the Interim Scheme be modified by re-writing
the heritage code with strict Acceptable Solutions, Performance
Criteria to the approval of council's heritage adviser, and that a draft of
these provisions be brought to a future council meeting.

Merit of the representation in relation to the draft amendment

The draft amendment addresses these matters.

43.21 — Issue 21

Heritage Precincts Specific Area Plan F2.5.16 —~ Repainting

What is a ‘new colour scheme’; when does repainting become a new
colour scheme? Does it only apply to new buildings or fo complete
repainting of a building? This clause is open to too much interpretation.

Merit and impact of the Representation

Repainting a building is exempt from planning approval under 5.5.1,
unless it involves a place or precinct listed in a heritage code.
Repainting such a building therefore requires planning approval.

It is considered onerous to require planning approval every time a
building is repainted. The regional model provides for an exemption for
repainting an exterior surface that has been previously painted in
colours similar to that existing. It is recommended that this be included
in the interim scheme.

Impact on and need for modification of Interim Scheme

It is recommended that the Interim Scheme be modified by the
inclusion of the following at E13.3.1:

The following use or development is exempt from this code:

Repainting of an exterior surface that has been previously painted in
colour similar to that existing.

Merit of the representation in relation to the draft amendment
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The draft amendment addresses these matters.

43.22 — Issue 22

Heritage Precincts Specific Area Plan F2.5.17 — Lighting
Does this mean that a flood light for security must be hidden?

Merit and impact of the Representation

F2.5.17 says that “New lighting such as flood lights, spotlights or entry
lights must be carried out such that wiring, fixings and fittings are
concealed”. The representation appears to contain the correct
interpretation of the provision. It is recommended that it be re-written.

Impact on and need for modification of Interim Scheme

It is recommended that the Interim Scheme be modified by re-writing
the heritage code with strict Acceptable Solutions, Performance
Criteria to the approval of council’s heritage adviser, and that a draft of
these provisions be brought to a future council meeting.

Merit of the representation in relation to the draft amendment

The draft amendment addresses these matters.

43.23 — Issue 23

Minor Works in Heritage Areas — clause 6.1.1

As the Limited Exemptions (Clause 6.1.1) do not apply in heritage
precincts, solar panels and other minor works in heritage-areas require
approval, yet there are no performance criteria for them to meet.

Merit and impact of the Representation

PD1 has since be amended fo:

6.1.1 A permit under this planning scheme is not required for a use or
development described in subclauses 6.1.2 and 6.1.3 unless there is a
code in this planning scheme which lists a heritage place or precinct
and requires a permit for the use or development that is to be
undertaken.

Impact oh and need for modification of [nterim Scheme

No need to modify the interim scheme.

Merit of the representation in relation to the draft amendment

The representation has no impact on the draft amendment.

43.24 — Issue 24

New Heritage Precinct at Perth

Understood that the scheme was not to make major changes to the
scheme maps, yet a new precinct has been added at Perth, and the
heritage precinct has been extended at Evandale. Doubts the property
owners involved at Perth would be aware of the changes.

Merit and impact of the Representation
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Agree with the representation. Recommend that the heritage
provisions at Perth be removed. Council could seek to introduce the
provisions by way of amendment once the Interim Scheme becomes a
Planning Scheme.

Impact on and need for modification of Interim Scheme

It is recommended that the Interim Scheme be modified by the removal
of references to the Heritage Precinct at Perth.

Merit of the representation in relation to the draft amendment

The interim scheme has now been in operation with a heritage precinct
in Perth for nearly three years. It is considered that removal of
references fto the Heritage Precinct at Perth now would cause
confusion.

43.25 - Issue 25

Heritage Provisions at Evandale

Refutes the claim that most Evandale residents support heritage
provisions being placed over the whole of Evandale. The non-heritage
areas on the eastern side of Evandale do not affect the streetscape in
the heritage precinct as they are separate from the precinct and it is

not accessed through them.

Merit and impact of the Representation

At its October meeting, Council discussed the suggestion of design
standards outside the historic area being applied only to substantial
new broadacre housing development, rather than to all additions and
new buildings is supported.

This will be similar to Evandale Residential Special Area provisions of
the 1995 scheme. These provisions applied to land set aside for large
scale residential subdivision and housing development, as shown
below.
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the Interim Scheme through the hearing process.

Merit of the representation in relation to the draft amendment

The Evandale Residential Specific Area Plan was approved by Council
and forwarded to TPC.

43.26 — Issue 26

General Exemptions — clause 5.5.1(b)

Clause 5.5.1(b) makes repairs to buildings in a heritage precinct or
heritage-listed building require a permit. This clause should be deleted
as almost every building needs some sort of maintenance or repair
every year. There will be numerous illegal works taking place and
council would not have the resources to follow up or issue permits.

Merit and impact of the Representation

Agreed. Such exemption is allowed for within the regional model. It is
recommended it be incorporated into the [nterim Scheme.

Impact on and need for modification of Interim Scheme

[t is recommended that the Interim Scheme be modified by the
inclusion of the following at E13.3.1:

The following use or development is exempt from this code:

Maintenance and repairs that do not involve the removal, replacement
or concealment of any feature that contributes to the historic heritage
significance of the place or precinct.

Merit of the representation in relation fo the draft amendment

The draft amendment addresses these matfers.

43.27 — Issue 27

Limited Exemptions — clause 6.1.1

Clause 6.1.1 means all of the limited exemptions are not exempt if they
are in a heritage precinct or heritage-listed place. Eg this would make
the installation of solar panels or rainwater tanks at the rear of a house
discretionary, even if they could not be viewed from the street. This
appears counter to environmental objectives.

Merit and impact of the Representation

Agreed, however these provisions are required by the State Planning
Scheme Template. Recommend that Council seek to address these
issues in the amalgamation of the Heritage provisions.

Impact on and need for modification of Interim Scheme

It is recommended that the Interim Scheme be modified by re-writing
the heritage code with strict Acceptable Solutions, Performance
Criteria to the approval of council’s heritage adviser, and that a draft of
these provisions be brought to a future council meeting.

Merit of the representation in relation to the draft amendment
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PD1 has since be amended to:

6.1.1 A permit under this planning scheme is not required for a use or
development described in subclauses 6.1.2 and 6.1.3 unless there is a
code in this planning scheme which lists a heritage place or precinct
and requires a permit_for the use or development that is to be
undertaken.

43.28 — issue 28

Limited Exemptions — clause 6.1.5

Clause 6.1.5 limits the size of a minor outbuilding to 9m? and the sides
to no longer than 3m. This is not in accordance with the Building Act
which allows one 10m? building with a 6m long side.

Merit and impact of the Representation

Agreed. The 1995 scheme had a provision which said that, “A permit is
not required for the erection of, or external alteration to, any existing
building where a building permit under the Building Act 2000 or
Building Regulations would not be required”. This allowed for
consistency between the Building and Planning legislation, and also
allowed for changes to the Building Act without having to amend the
planning scheme. However, clause 6.1.5 is required by the State
Planning Scheme Template.

Impact on and need for modification of Interim Scheme

It is recommended the Council seek to have the Limited Exemptions
written to be consistent with the Building Regulations.

Merit of the representation in relation to the draft amendment

The representation has no affect on the draft amendment.

43.29 — Issue 29

Limited Exemptions — clause 6.2.2

Clause 6.2.2 appears to mean that provision and upgrade of linear and
minor utilities and infrastructure will require approval when in the
heritage precinct. As this includes traffic control markings, even
painting a traffic arrow would require approval.

Merit and impact of the Representation

Agree with the representation, however clause 6.2.2 is required by the
State Planning Scheme Template. Recommend that Council seek to
address these issues in the amalgamation of the Heritage provisions.

Impact on and need for modification of Interim Scheme

It is recommended that the Interim Scheme be modified by re-writing
the heritage code with strict Acceptable Solutions, Performance
Criteria to the approval of council's heritage adviser, and that a draft of
these provisions be brought to a future council meeting.

Merit of the representation in relation to the draft amendment
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PD1 has since been amended to rear:

A permit under this planning scheme is not required for a use or development
described in subclause 6.2.2 unless there is:

(a) a code in this planning scheme which lists a heritage place or
precinct and requires a permit for the use or development that is
to be undertaken.

43.30 — Issue 30

Limited Exemptions — clause 6.3.1

Clause 6.3.1 means that any vegetation modification in a heritage
precinct would require approval. Presumably, maintenance of an
existing garden would have existing use rights, but what about
establishing a new garden, or planting a hedge?

Merit and impact of the Representation

Agree with the representation, however clause 6.3.2 is required by the
State Planning Scheme Template. Recommend that Council seek to
address these issues in the amalgamation of the Heritage provisions,

Impact on and need for modification of Interim Scheme

It is recommended that the Interim Scheme be modified by re-writing
the heritage code with strict Acceptable Solutions, Performance
Criteria to the approval of council's heritage adviser, and that a draft of
these provisions be brought to a future council meeting.

Merit of the representation in relation to the draft amendment

The draft amendment addresses these matters.

43.31 — Issue 31

Limited Exemptions — clause 6.4.1

Clause 6.4.1 appears to mean that the construction of a normat timber
paling side boundary fence in the heritage precinct requires approval,
and farm fencing at a heritage listed place requires approval.

Merit and impact of the Representation

Agree with the representation, however clause 6.4.1 is required by the
State Planning Scheme Template. Recommend that Council seek to
address these issues in the amalgamation of the Heritage provisions.

Impact on and need for modification of Interim Scheme

[t is recommended that the Interim Scheme be modified by re-writing
the heritage code with strict Acceptable Solutions, Performance
Criteria to the approval of council’s heritage adviser, and that a draft of
these provisions be brought to a future council meeting.

Merit of the representation in relation to the draft amendment

The draft amendment addresses these matters.
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43.32 —~ Issue 32

Limited Exemptions — clause 6.5.1

Clause 6.5.1 means that the construction of a small barn or installation
of irrigation pipes at a heritage listed place even if out of sight of the
main building would require approval.

Merit and impact of the Representation

Agree with the representation, however clause 6.5.1 is required by the
State Planning Scheme Template. Recommend that Council seek to
address these issues in the amalgamation of the Heritage provisions.

Impact on and need for modification of Interim Scheme

It is recommended that the Interim Scheme be modified by re-writing
the heritage code with strict Acceptable Solutions, Performance
Criteria to the approval of council's heritage adviser, and that a draft of
these provisions be brought to a future council meeting.

Merit of the representation in relation to the draft amendment

The draft amendment addresses these matters.

43.33 - Issue 33

Heritage Exemptions

The 1995 scheme included exemptions from the Tasmanian Heritage
Council and Council’s Heritage Adviser; however, this does not appear
in the Interim Scheme, and as it is not possible to have a ‘permitted
(with permit)’ approval in the heritage precinct or heritage listed places,
everything, no matter how minor, would be discretionary.

Merit and impact of the Representation

The 1995 scheme stated “Where the written opinion of both the
Advisory Committee and the Tasmanian Heritage Council has
established that the development is clearly unrelated to places of
cultural significance, the application will be exempted from this Part”.

Additional criteria in the heritage code will help alleviate this issue.

Impact on and need for modification of Interim Scheme

It is recommended that the Interim Scheme be modified by re-writing
the heritage code with strict Acceptable Solutions, Performance
Criteria to the approval of council's heritage adviser, and that a draft of
these provisions be brought to a future council meeting.

Merit of the representation in relation to the draft amendment

The draft amendment incorporates this suggestion.

Representation 44 | J Miller, Evandale

44.19 — Issue 19
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Construction Fences

Clause 6.4 Fences — the erection of side and boundary fences not
visible from any public thoroughfare should not require a permit in the
historic precinct if less than 2.1m in height.

Merit and impact of the Representation

Agree with the representation, however this is a State Planning
Scheme Template provision. Recommend that Council seek to
address these issues in the amalgamation of the Heritage provisions.

Impact on and need for modification of Interim Scheme

[t is recommended that the Interim Scheme be modified by re-writing
the heritage code with strict Acceptable Solutions, Performance
Criteria to the approval of council’'s heritage adviser, and that a drait of
these provisions be brought to a future council meeting.

Merit of the representation in relation to the draft amendment

The draft amendment addresses this matter.

44.35 - Issue 35

Local Historic Heritage Code - service connections to buildings

E13.3.1 b) exempts electricity, fibre optic, and telecommunication
cables and gas lines to individual buildings which connect above
ground or utilize existing setvice trenches, from the code. They should
not be exempt, the community has often requested that such services
be buried, or where not possible must require a permit to ensure it
does not detract from the heritage precinct's value.

Merit and impact of the Representation

The provision of the infrastructure in heritage areas requires a permit
under clause 6.2 which is the opportunity for the major infrastructure to
be required underground. .

Impact on and need for modification of Interim Scheme

No need to modify the Interim Scheme.

Merit of the representation in relation to the draft amendment

The draft amendment addresses this matter.

44.36 - Issue 36

Heritage Precincts Specific Area Plan F2.0

F2.0 applies unreasonably to non-heritage buildings. It should pertain
specifically to new development and substantial alterations to existing
buildings.

Merit and impact of the Representation

Agree with the representation. This issue was similarly raised in
representation 43.
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Impact on and need for modification of Interim Scheme

It is recommended that the Interim Scheme be modified by re-writing
the heritage code with strict Acceptable Solutions, Performance
Criteria to the approval of council's heritage adviser, and that a draft of
these provisions be brought to a future council meeting.

Merit of the representation in relation to the draft amendment

The draft amendment addresses this matter.




