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PLANNING APPLICATION

Proposal

_—— . Subdivisicn - 5 lots, 1 balance and associated works
Description of Proposali i s

{attach additional sheets if necessary)

I applying for a subdivision which creates a new road, please supply three proposed names for
the road, in order of preference:

CTm:nG-l—‘VuJSGB'I7 ...........

Estimated cost of project St s sans s (include cost of landscaping,
car parks etc for commercial/industrial uses)

Are there any existing buildings on this property?  Yes /
If yes — main BUilding IS USEH GS ..vevivciisersrriieinis i st st s res et st srassssns o sssssn e sissnsnsnsaonses

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

Refar to response in Planning Submission in relation to Clause 16.4.2 Subdivision — Performance Criteria P1, P3

(attach additional sheets if necessary}

; : No
1S @NY SIENAZE FEQUITEUT L..iiticiiiitiries et et s s e L b SRR
(if yes, provide details)
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SCHEDULE OF EASEMENTS Registered Number

NOTE: THE SCHEDULE MUST BE SIGNED BY THE OWNERS 3
‘ & MORTGAGEES OF THE LAND AFFECTED. ;

SIGNATURES MUST BE ATTESTED.

PAGE 1 OF 2 PAGE/S

- EASEMENTS AND PROFITS

Each lot on the plan is together with:- -

(1)  such rights of drainage over the drainage easements shown on the plan (if any) as may be necessary to drain
the stormwater and other surplus water from such fot; and

{2) anyeasementsar profits a prendre described hereunder.

Each lot on the plan is subject to:-

(1) such rights of drainage over the drainage easements shown on the plan (if any) as passing through such lot as
may be necessary to drain the stormwater and other surplus water frora any other lot on the plan; and

(2) anyeasements or profits a prendre described hereunder.

The direction of the flow of water through the drainage easements shown on the ptan is indicated by arrows.

Lot 4 on the plan is subject to a Water Charmel Easement appurtenant to the Rivers & Water Supply
Comumission over the area marked “Water Channel Easement 6.00 wide” shown passing through Lot 4 on
the plam.

Lot 7 on the plan is subject to a Water Channel Basement appurtenant to the Rivers & Water Supply
Commission over the area marked “Water Channel Easement 6.00 wide” shown passing through Lot 7 on
the plan.

Interpretation
“Water Channel Easement” means the full and free right and liberty to draw water for irrigation purposes

and to drain water (whether rain, storm, spring, soakage or sespage water) through the existing irrigation
channels passing through each lot subject thereto together with the right to enter thereon for the purpose of
clearing and maintaining the irrigation channel provided that all Teasonable precautions shall be taken fo
ensure as litfle disturbance as possible to the surface of the land and that the surface of the land will be
restored as nearly as possible to ifs original condition.

RESTRICTIVE COVENANTS
The Owner of cach Lot on the plan covenants with the owner or owners of each other lot on the plan and

with-the-ownes-or-owners—of-the lands comprised-inFolies—ofth
: :
volume-140004 folie 6 and with each and every part thereof to the intent that the burden of this covenant
shall run with and bind the covenantor’s lot and every part thereof and that the benefit thereof shatl be
annexed to and devolve with each and every parl of each other lot on the plan and-with-ssch-and-everypar
eﬂ_&e_mﬁnoﬂ ia Eolinaof the T miakay szalivaas 129974 falio 5 and—ualan 1A0004 sl 6 to
oI L O LU O J-\.l-be-ULVL. LW D T s B AV e e el y = AW Eue S AE Y ¥ UTOLN R AVAVAY L S AWE VAR

observe the following stipulations:

(USE ANNEXURE PAGES FOR CONTINUATION)

SUBDIVIDER; Ivan John Badeock and Henry & Anne PLAN SEALED BY: Northern Midlands Councll
Coaeltar paTE: . Ol=NACAOTS..... '
FOLIO REF: 138227/3 and 138226/5 00|96 IO
SOLICITOR - REF NO. Council Delegate
& REFERENGE: Douglas & Gollins {Barty Sproal)

NOTE: The Council Delegate must sign the Certificate for the purposes of identification.

3earch Date: 03 Jul 2019 Search Time: 11:20 AM Volumea Number: 140563 Revision Num-ber: 01

Jepartment of Primary Industries, Parks, Water and Environment
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DEPUTY RECORDER QFJJBES i
Tasmanian
08 ___Issued Pursuant to the Land Titles Act 1960 __“ ) Government
= " ANNEXURE TO Registered Number

. SCHEDULE OF EASEMENTS
PAGE 2 OF 2 PAGES SP 14 0 5 6 3

SUBDIVIDER: lvan John Badcock and Henry & Anne Crocker
FOLIO REFERENCE: Volume

1. Not to construct on such lot any building of which the outer walls or roof are covered with
uncoloured galvanised iron;
% Not to erect or place on such lot or any part thereof any hoarding or structure for use as a bill posting

or advertising station; and
3 Not to keep or allow to be kept on such lot or any part thereof any greyhounds or pigs.

SIGNED by the said IVAN JOHN BADCOCK being the ,
registered proprietor of the land comprised in Certificates Lot f . /4 ot ex el "

of Title volume Vlig%ig gblio %-én the presence of:

....................................

Witness ARRY DAVID SPROAL

= gOLICITOR
.................................... ﬁbU GL AS & COLLNS
Adgies 5.13 GEORGE STREET, LAUNCESTON, TAS

....................................... Phe 331 5988 Fa: 633_1 4987
Qecupation Fmail: barrys@douglascollins.com.an

NOTE: Every annexed page must be signed by the parties to the dealing or where the party is a
corporate body be signed by the persons who have attested the affixing of the seal of that
body to the dealing.

search Dafe: 03 Jul 2019 Search Time: 11:20 AM Volurne Number: 140563 Revision Number: 01 Page 2 of 2
Jepartment of Primary Industries, Parks, Water and Environment www.thelist.tas.gov.au
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Our Ref: 19.182 Measured form and function

18 December 2019

Des Jennings

General Manager

Northern Midlands Council

By Email: council@nmc.tas.gov.au

Dear Des,

PROPOSED 5-LOT SUBDIVISION — 995 BISHOPSBOURNE ROAD,
BISHOPSBOURNE

We have been engaged to prepare and lodge a planning application for a proposal
to subdivide the land at 995 Bishopsbourne Road, Bishopshaourne.

The proposed lots will vary between 4,019m? and 5,792m?. Given that the site is
not serviced by reticulated water supply, sewerage and stormwater infrastructure,
it is intended that the proposed lots will each accommodate water supply (potable
and fire-fighting supplies), wastewater disposal and stormwater disposal within
their boundaries in conjunction with future dwelling development.

The Recreation and Open Space Code in the Northern Midlands Interim Planning
Scheme 2013 deals with the provision of public open space as part of subdivision
development. The Acceptable Solution A1 in Clause 10.6.1 provides an approval
pathway in circumstances where Council's General Manager provides consent in
writing to the effect that no land is required for public open space and instead there
is to be a cash payment in lieu.

The provision of public open space is not proposed and we are therefore writing to
formally request your written consent in accordance with Clause 10.6.1 A1.

Please do not hesitate to contact me should you have any queries on this
application.

Yours faithfully
6ty° Pty Ltd

Jeh /@7&@/4

Ashley Brook
Planning Consultant

Attachments: Proposal plan of subdivisian

Bty Py Ltd
ABN 27 014 609 900

Postal Address

PO Box 63

Riverside

Tasmania 7250

W 6ty.com.au

E admin@6ty.com.au

Tamar Suite 103
The Charles

287 Charles Street
Lauriceston 7250
P (03) 6332 3300

67 Best Street
PO Box 1202
Devonport 7310
P (09 6424 7161
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Planning Submission

5-Lot Subdivision

995 Bishopsbourne Road, Bishopsbourne

Prepared for:

Northern Midlands Council
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Bty Pty Lid
ABN 27 014 609 80O

Postal Address

PO Box 83

Riverside

Tasmania 7250

W 6ty.com.au

E admin@8ty.com.au

Tamar Suite 103
The Charles

287 Charles Strest
Launceston 7250
P (03) 6332 3300

57 Best Street
PO Box 1202
Devonport 7310
P (03) 8424 7161

3
Project Name 5-Lot Subdivision — 995 Bishopsbourne Road, Bishopsbourne

Project Number 19.482

Author Ashley Brook

(]

6ty Pty Ltd ©
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1.0

1.1

Introduction

Planning approval is sought to subdivide land at 995 Bishopsbourne Road,
Bishopsbourne (the subject site — refer to Figure 1) in order to create 5 rural living
lots. This planning submission provides relevant details of the application and an
assessment against the applicable provisions of the Northern Midlands Interim
Planning Scheme 2013 (the “Scheme”).

Planning Overview

Location

Title Information

Land Area

Planning Instrument
Proposed Use
Proposed Development
Zone _
Applicable Code(s)

Status of Application

995 Bishopsbourne Road, Bishopsbourne

Volume 140563 Folio 7

4.796 ha

Northern Midlands Planning Scheme 2013
Residential

Subdivision — 5 lots, 1 balance and associated works
16.0 — Village Zone

E1.0 — Bushfire-Prone Areas Code
E4.0 — Road and Railway Assets Code
E10.0 — Recreation and Open Space Code

Discretionary

5-Lot Subdivision : 1

995 Bishopsbhourne Road, Bishopsbourne

L0
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1.2 Proposed Development

The application seeks approval to subdivide the site into 5 lots, plus a balance lot,
and undertake associated works. The size and configuration of the proposed lots is
detailed in Table 1. The proposal plan of subdivision is reproduced in Figure 2.
Table 1: Size and Configuration of the Proposed Lots
Frontage width Depth Rear boundary
(Coach Lane) (minimum) width

1 4,035 m? 45 m 84.56 m 46.19 m
2 4,019 m? 40m 95.93 m 41.1m
3 5,154 m? 5m 118,95 m 40 m
4 5,723 m* 8 m 124.75m 40 m
5 5,792 m? 5m 1378.56 m 40 m

The balance lot will have an area of 2.235 ha and will have frontages of 46.62 m to
Bishopsbourne Road and 63.28 m to Coach Lane. It will contain the existing dwelling,
associated outbuildings, a dam and areas of pasture associated with the site.

The associated works will include the provision of a rural standard driveway from
Coach Lane for Lots 1-5. This will require the removal of a hawthorn hedge along the
northern side of the road to provide adequate sight distances.

Figure 2 — Aerial Image of the Subject Site

. 3 = = 1 = % S 7]
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5-L ot Subdivision 2
995 Bishopsbourne Road, Bishopsbourne

o
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2.0 Location

2.1 Subject Site

The site comprises a single lot and is legally comprised in Certificate of Title Volume
140563 Folio 7. It has an area of 4.796 ha. Its western boundary has a width of
48.62 m and abuts Bishopsbourne Road. Its southern boundary has a width of
163.28 m and abuts Coach Lane. lts eastern and northern side boundaries have
widths of 255.53 m and 334.52 m respectively. The site contains a 6m wide water
channel easement along its southern boundary which accommodates an irrigation
channel that feeds an existing dam within the site. The easement will be retained for
the benefit of the balance lot.

2.2 Existing Land Use

The site contains an existing dwelling and outbuildings adjacent to the Bishopsbourne
Road frontage, a dam located in the south-west corner of the site adjacent to the
Coach Lane frontage and areas of pasture throughout the remainder of the site.

2.3 Description of the Surrounding Area

As identified in Figure 3, the site is located in the north-west corner of the Village-
zoned area at Bishopsbourne. The surrounding area to the south-east is residential
in character, comprising dwellings at a relatively low density in a rural setting. The
land to the north and east is zoned Rural Resource and is used for agricultural
purposes including a mixture of cropping and grazing.

Figure 3 — Zoning Map of the Subject Site and Surrounds

Village Zone

Rural Resource
Zone

Community
Purpose Zone

Recreation Zone

5-Lat Subdivision 3
995 Bishopsbourne Road, Bishopsbourne
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2.4

2.5

2.6

2.7

Topography and Drainage

The land within the site is near level and contains a low cover of pasture grass. It
contains an artificial dam and irrigation channel adjacent to the Coach Lane frontage.
There are no watercourses within close proximity of the site.

Natural Values and Hazards

The site has previously been cleared of forest vegetation. It therefore does not
contain a native vegetation community. The pasture (grassland) within the site is
bushfire-prone vegetation. The site is also identified within a Bushfire Prone Area of
the Scheme overlay maps.

The site is not identified on the overlay maps as being subject to any other natural
hazards. It does include any areas shown within a landslide hazard band according
to the available mapping on TheLIST database.

Site Servicing

The site is not serviced by reticulated water supply, sewerage or stormwater
infrastructure.

Site Access

Bishopsbourne Road is a sealed rural road that connects Bishopsbourne to Meander
Valley Road to the north at Carrick and lllawarra Road to the east near Longford.
Coach Lane is an unsealed rural access road and the Rural Default Speed Limit of
80km/h applies. It is 600m in length and is accessible from Bishopsbourne Road to
west of the site. The Bishopsbourne Road / Coach Lane junction in this location has
very low traffic activity and is an uncontrolled intersection with a simple right and
simple left layout.

The main access to the site is provided over its Bishopsbourne Road frontage. A farm
gate access is provided over the Coach Lane frontage, adjacent to the western side
boundary. Both these accesses will be retained for the balance lot.

5-Lot Subdivision 4
995 Bishopsbourne Road, Bishopsbourne

L0
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3.0

3.1

3.1.1

3.1.2

Supporting Assessments

The application is accompanied by several supporting assessments which are
summarised below.

Preliminary On-Site Wastewater and Stormwater Disposal
Evaluation

Given that reticulated sewerage and stormwater services are not available, GeoTon
(September 2019) was engaged to prepare a preliminary on-site wastewater and
stormwater disposal evaluation to assist in addressing the performance criteria in
Clause 16.4.3 P3 and P4 of the Scheme. It considers the capacity of the proposed
lots to support on-site wastewater and stormwater disposal in accordance with
AS/NZS 1547:2012 ‘On-site domestic-wastewater management’ and AS/NZS 3500.3
‘Stormwater Drainage’. The preliminary evaluation has been prepared for planning
approval and site-assessments will be required having regard to the size and location
of future dwelling development on each lot.

On-Site Wastewater Disposal

The soils within the site have low permeability and therefore are not suitable for
primary wastewater treatment by way of traditional septic tanks and absorption
trenches. However, the proposed lots have sufficient available area to accommodate
the disposal of secondary treated wastewater by way of aerated wastewater
treatment systems (AWTS) and sub-surface irrigation. Approximately 840 m?2 (420 m?
effluent disposal area and 420 m? back-up area) would be required to support a
standard 4-bedroom dwelling on tank water. The minimum separation distance
between the disposal area and downslope features are as follows:

¢ 15.0m from downslope sensitive features such as watercourses;
s 1.5m from property boundaries;
e 3.0m from buildings.

Given the size and dimensions of the proposed lots as identified in Table 1, the
proposed lots will be capable of accommodating disposal areas which satisfy these
separation distance requirements.

On-Site Stormwater Disposal

The evaluation identifies that a water storage tank with a minimum dry storage
capacity of 3,030 m? within each lot would be required with suitable orifice to restrict
the discharge flowrate for a 5% Annual Exceedance Probability (AEP) to that of a
20% AEP storm event. This is based on an assumed combined roof and paved area
of 400m?2 within each lot. An absorption bed with a volume of approximately 12.12m3,
extending across an area of 20.2m?, would be required to a store a 5% AEP event
allowing for overland sheet flow.

Given the size and dimensions of the proposed lots as identified in Table 1, they will
be capable of accommodating stormwater disposal areas.

5-Lot Subdivision 5
995 Bishopsbourne Road, Bishopshourne

o
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3.2

Bushfire Assessment

Livingston Natural Resource Services (September 2019) was engaged to prepare a
Bushfire Hazard Management Report, incorporating a certified Bushfire Hazard
Management Plan (“‘BHMP”), to address the applicable standards in the Bushfire-
Prone Areas Code of the Scheme.

As illustrated by Figure 7 below, the certified BHMP demonstrates that each lot within
the subdivision is capable of containing a hazard management area (HMA) between
bushfire prone vegetation (grassland) and a building area that have dimensions equal
to the separation distances required for BAL 19 and BAL 12.5. The relevant
dimensions are to 10m to the north, east and west, 11m to the south and 1m from
Coach Lane for BAL 19, and 14m to the north, east and west, 16m to the south and
6m from Coach Lane for BAL 12.5.

Figure 4 — Zoning Map of the Subject Site and Surrounds
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No additional road infrastructure is required to service the subdivision. The vehicular
access within each lot will need to comply with the applicable stipulations in the
Bushfire-Prone Areas Code. Future dwelling development within each lot will need
static fire-fighting water supplies with a minimum capacity of 10,000 litres.

5-Lot Subdivision 6
985 Bishopsbourne Road, Bishopsbourne
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3.3

Traffic Impact Assessment

Traffic & Civil Services (December 2019) was engaged to prepare a Traffic Impact
Assessment (“TIA") to address the applicable standards in the Road and Railway
Assets Code of the Scheme.

The TIA identifies that, following future dwelling development, it is expected that the
proposed subdivision will increase traffic volumes in Coach Lane from 20 vehicles
per day (“vpd”) to 50 vpd. The existing traffic volumes are very low and,
notwithstanding the proportional increase, will remain very low. The traffic volumes
due to the proposal are typical of unsealed rural roads and well within the capacity of
Coach Lane. The road is fit for purpose as a rural access road and able to
accommodate vehicular accesses associated with the proposed lots. It is noted that
sealing of roads to minimise dust is typically only justified where traffic volumes
exceed 200 vpd. The simple intersection layout of the Bishopsbourne Road / Coach
Lane is adequate to service the proposal and no upgrading is required.

Construction of the proposed vehicular accesses will require the removal of the
hawthorn hedge along the northern side of Coach Lane in order to comply with the
safe intersection sight distances in Clause E4.7 4 of the Scheme. This involves the
removal of the hedge along the frontage of the site. A further 45 m within the road to
the east of the site would need to be removed, plus taper trimming for a further 15 m,
would be required to meet the relevant acceptable solution in Clause E4.7.4. This
would be limited to removal of 30 m, and taper trimming of 10 m, whilst complying
with the performance criteria in Clause E4.7.4. It would be possible for a hedge to be
replanted along the frontage, within the site, with a sufficient setback to establish the
required sight distances.

5-Lot Subdivision 7
995 Bishopsbourmne Road, Bishopsboume

o
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4.0

4.1

4.2

421

Planning Assessment

Categorisation of the Development

A proposed development is required to be categorised into a use class in accordance
with Clause 8.2.1 of the Scheme. The proposed subdivision development is
categorised into the Residential use class, which is defined as follows:

use of land for self-contained or shared living accommodation. Examples include
an ancillary dwelling, boarding house, communal residence, home-based
business, hostel, residential aged care home, residential college, respite cenlre,
retirement village and single or multiple dwellings.

The use table for the Village Zone in Clause 16.2 identifies that the use class is No
Permit Required if for a single dwelling or home-based business, or otherwise it is
Permitted.

The status of the application is also dependent upon whether it complies with the
acceptable solutions for each applicable standard, or if it relies upon an associated
performance criteria. The acceptable solution requirements for the applicable
standards are considered in Sections 4.2 to 4.6. The proposal relies on several
performance criteria to demonstrate compliance with the applicable standards. A
Discretionary permit is therefore sought for the proposal. The applicable performance
criteria include:

e Clause 16.4.2 Subdivision — Performance Criteria P1, P3 and P4.
¢ Clause F4.6.1 Use and Road or Rail infrastructure - Performance Criteria P3.

e Clause E4.7.2 Management of Road Accesses and Junctions - Performance
Criteria P2.

e Clause E4.7.4 Sign Distances at Accesses, Junctions and Level Crossings -
Performance Criteria P1.

These performance criteria are considered in Section 5.
Village Zone

Zone Purpose

The purpose statements for the zone in Clause 16.1.1 of the Scheme state the
following:

16.1.1.1 To provide for small rural centres with a mix of residential, community
services and commercial acfivities.

16.1.1.2 To provide for low impact, non-residential uses that support the function of
the settlement.

16.1.1.3 To provide for the amenity of the residents in a manner appropriate to the
mixed use characteristics and needs of a particular settlement.

5-Lot Subdivision 8
995 Bishopsbourne Road, Bishopsbourne
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The proposed subdivision involves the creation of 5 new residential lots of a size and
configuration that will be compatible with the existing residential lots in the
surrounding area. Water supply, wastewater disposal and stormwater disposal
arrangements will be capable of being accommodated within each lot. The proposal
is therefore appropriate to the character of the Bishopsbourne settlement and will
provide for the amenity of residents. It is consistent with the zone purpose statements.

The local area objectives for the zone in Clause 16.1.2 state:

To recognise that growth prospects are constrained by the capacity, quality and
reliability of services to the villages, where improvements to services to meet existing
needs now depend on decisions by other agencies.

Therefore it is the policy of NMC to promote growth by infill, but not expansion, of the
settlements at Bishopsbourne, Conara, Deddington, Kalangadoo, Nile, and Poatina.

The proposed subdivision involves infill within Bishopsbourne. It is therefore
consistent within the local area objectives.

The desired future character statement for the zone in Clause 16.1.2 states:

To retain the scale, density and other qualities which contribute to the village
atmosphere in each location.

The density, configuration and servicing arrangements associated with the proposed
lots will be appropriate to the character of the surrounding area. The subdivision is
therefore consistent with the desired future character statement.

4.2.2 Development Standards

Clause 16.4 Development Standards

Clause 16.4.2 Subdivision

centre of the circle not
more than 15m from the
frontage; or

c) required for public use
by the Crown, an
agency, or a corporation
all the shares of which
are held by Councils or
a municipality; or

15m diameter circle.
However, the centre of the
circle is greater than 15m
from the frontage for Lots 3-
5, given that they will be
internal lots.

The proposed lots are not
for a purpose listed in
A1.1(c)(f).

Requirement/s Assessment Compliance
A1.1 | Each lot must: Relies on
a) have a minimum area of | The smallest lot area will be gﬁtr;?i;mang?ven
2. 2
at least 800m#; and 4,019 m? (Lot 2). that Lots 3.5
b) beabletocontaina15m | All lots are capable of |are internal
diameter circle with the | containing a hypothetical | lots.

5-Lot Subdivision
995 Bishopsbourne Road, Bishopsbourne
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Clause 16.4.2 Subdivision
Requirement/s Assessment Compliance
A1.1|d) for the provision of| See above. Relies on
utilities; or performance
criteria.

e) for the consolidation of
a lot with another lot
with no additional titles
created; or

f)y to align existing titles
with zone boundaries
and no additional lots
are created; and

A1.2 |Lots must have new
boundaries aligned from
buildings that satisfy the
relevant acceptable
solutions for setbacks.

The dwelling and
outbuildings have a setback
from the new boundary
shared with Lots 1 and 3
that will be significantly
more than the 3 m required
by Clause 16.4.1 A1.

Complies with

acceptable
solution.

A2 Each lot must have a

Each lot will have a frontage

Complies with

frontage of at least 3.6m. width of at least 5Sm. acceptable
solution.
A3 Each lot must be connected | Reticulated water supply | Relies on
to a: and sewerage services are | performance
a) reticulated watar not available. criteria.
supply; and
b) reticulated sewerage
system.
A4 Each lot must be connected | A reticulated stormwater | Relies on
to a reticulated stormwater | system is not available. performance
system. criteria.

5-Lot Subdivision
995 Bishopshourne Road, Bishopsbourhe
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4.3

Bushfire-Prone Areas Code

The BHMP which accompanies the application certifies that the proposed subdivision
meets the acceptable solution requirements for the applicable standards in the code,
as identified in the following table.

Clause E1.6 Development Standards

Clause E1.6.1 Subdivision: Provision of hazard management areas

b)

bushfire to warrant the
provision of hazard
management areas as
part of a subdivision; or

The proposed plan of
subdivision:

i) shows all lots that are
within or partly within
a bushfire-prone
area, including those
developed at each
stage of a staged
subdivision;

iy shows the building
area for each lof;

i) shows hazard
management areas
between  bushfire-

prone vegetation and
each building area
that have dimensions
equal to, or greater
than, the separation
distances  required
for BAL 19 in Table
244 of Australian
Standard AS 3959 —
2009 Construction of
buildings in bushfire-
prone areas; and

the existing dwelling, on the
basis that the level of risk
will not be increased.

The certified BHMP
identifies hazard
management areas within
Lots 1-5 that achieve the
required separation
distances for BAL 19, as
well as BAL 12.5.

Requirement/s Assessment Compliance
A1l a) TFS or an accredited | The certified BHMP | Complies with
- person certifies that | provides an exemption | relevant
there is an insufficient | under Clause E1.4 for the | acceptable
increase in risk from | balance, which will contain | solution

requirement
A1(a) in relation
to the balance.

Complies with
the relevant
acceptable
solution
requirement
A1(b).

5-Lat Subdivision
995 Bishopsbaourne Road, Bishopsbourne
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Clause E1.6.1 Subdivision: Provision of hazard management areas

Requirement/s Assessment Compliance
Al iv) is accompanied by a Complies (see
(b) bushfire hazard above).

management  plan
that addresses all the
individual lots and
that is certified by the
TFS or accredited
person, showing
hazard management
areas equal to, or
greater than, the
separation distances
required for BAL 19
in Table 2.4.4 of
Australian Standard
AS 3959 -— 2009
Construction of
buildings in bushfire-
prone areas; and

¢) If hazard management | The hazard management | Not applicable.
areas are to be located | areas associated with the
on land external to the | proposed subdivision do not
proposed  subdivision | include any land external to
the  application is | the site.
accompanied by the
written consent of the
owner of that land to
enter into an agreement
under section 71 of the
Act that will be
registered on the title of
the neighbouring
property providing for
the affected land to be
managed in accordance
with the bushfire hazard
management plan

5-Lot Subdivision 12
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Requirement/s

Clause E1.6.2 Subdivision: Public and fire fighting access

Assessment

Compliance

A1

a) TFS or an accredited
person certifies that
there is an insufficient
increase in risk from
bushfire to  warrant
specific measures for
public access in the
subdivision  for  the
purposes of fire fighting;
or

b) A proposed plan of
subdivision showing the
layout of roads, fire
trails and the location of

property access to
building areas is
included in a bushfire
hazard management
plan that:

i) demonstrates
proposed roads will
comply with Table

E, proposed
private  accesses
will comply with
Table E2 and

proposed fire trails
will  comply with
Table E3; and

ii) is certified by the
TFS or accredited

person.

The certified BHMP
provides an exemption
under Clause E1.4 for the
balance, which will contain
the existing dwelling, on the
basis that the level of risk
will not be increased.

The certified BHMP that the
vehicular access  within
each lot will need to comply
with the applicable
stipulations in Table E2B.

Complies with
relevant
acceptable
solution
requirement
A1(a) in relation
to the balance.

Complies with
the relevant
acceptable
solution
requirement
A1l(b).

5-Lot Subdivision
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Clause E1.6.3 Subdivision: Provision of water supply for fire fighting purposes

Requirement/s Assessment Compliance
A2 In areas that are not

serviced by reticulated

water by the water

corporation:

a) The TFS or an|The certified BHMP | Complies with
accredited person | provides an exemption | relevant
certifies that there is an | under Clause E1.4 for the | acceptable
insufficient increase in | balance, which will contain | solution
risk from bushfire to | the existing dwelling, on the | requirement
warrant provision of a | basis that the level of risk | A1(a)in relation
water supply for fire | will not be increased. to the balance.
fighting purposes;

b) The TFS or an | The certified BHMP requires | Complies  with
accredited person | new habitable buildings | the relevant
certifies that a proposed | within Lots 1-5 to each be | acceptable
plan of subdivision | gypplied with a static water | solution
demonstrates that a | gypply of at least 10,000 | requirement
static water  supPlY, | jitres “with a fitting suitable | A2(b).
dedicated to. fire f :
iy : . or TFS  access in
fighting, will be provided ,
and located compliant accordance with Table ES.
with Table E5; or

¢) A bushfre hazard | The type of certification Not applicable.
management plan | described in A2 (c) has not
certified by the TFS or | been sought.
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.

5-Lot Subdivision
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4.4 Road and Railway Assets Code

Clause E4.6 Use Standards
Clause E4.6.1 Use and road or rail infrastructure

annual average daily traffic
(AADT) movements at the
existing access or junction
by more than 10%.

Requirement/s Assessment Compliance

A3 For roads with a speed limit | The future establishment of | Relies on
of more than 60km/h the use | dwellings on the proposed | performance
must not increase the |lots will increase daily | criteria.

vehicles movements from
20 to 50, which represents
an increase of 250%.

-Clause E4.7 Development Standards -
_—_—_——_—-_——-

Clause E4.7.2 Management of Road Accesses and Junctions

include a new access or
junction.

Requirement/s Assessment 7 Compliance

A2 For roads with a speed limit | The proposed development | Relies on
of more than 60km/h the |involves provision of a rural | performance
development must not | standard driveway from | criteria.

Coach Lane for Lots 1-5

Clause E4.7.4 Sight Distance at Accesses, Junctions and Level Crossings

must comply with the
Safe Intersection Sight
Distance  shown in
Table E4.7.4; and

b) rail level crossings must
comply with AS1742.7
Manual of uniform traffic
control devices -
Railway crossings,
Standards Association
of Australia; or

c) If the access is a
temporary access, the
written consent of the
relevant authority has
been obtained.

Requirement/s Assessment Compliance
A1 Sight distances at The requirements of E4.7.4 | Relies on
a) an access or junction are _capabie Of. being pgrfo_rmance
satisfied by removing the | criteria.

hawthorn hedge along the
northern side of Coach
Lane. The extent of the
hedge required to be
removed to the east of the
site can be limited, whilst
enabling safe movement of
traffic however this relies on
the performance criteria.

5-Lot Subdivision
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4.5 Car Parking and Sustainable Transport Code

4.6

Clause E6.2.1 of the Scheme identifies that the code applies to all use and
development. On the other hand, the application does not seek approval to establish
a residential use. The parking requirements relevant to each lot will be determined in
conjunction with specific proposals for future use and development. The current
application does not affect the issues dealt with by the code directly, and it does not

apply to the subdivision in accordance with Clause 7.5.2 (b) of the Scheme.

Recreation and Open Space Zone

C

lause E10.6 Development Standards

Requirement/s

Clause E10.6.1 Provision of Public Open Space

Assessime

nt

Compliance

A1

The application must:

a) include consent in
writing from the General
Manager that no land is
required for public open
space but instead there
is to be a cash payment
in lieu.

Consent

lodgement
application.

from Council’s

General Manager is sought
in conjunction

with the
of the

Complies with
acceptable
solution  upon
receipt of the
advice from
Council’s
General
Manager.

5-Lot Subdivision
995 Bishopsbourne Road, Bishopsbourne
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5.0 Performance Criteria

5.1

The proposal relies on several performance criteria in the zone and code provisions
to demonstrate compliance with the applicable standards. The applicable
performance criteria are addressed below.

Clause 16.4.2 Subdivision - Performance Criteria P1

Objective ‘

Objective

a) Provides for appropriate wastewater disposal and stormwater management in
consideration of the particular characteristics or constraints of the land; and

b) To ensure the area and dimensions of lots are appropriate for the mixed use
characteristics of the locality; and

c) To encourage residential development that respects the village character; and
d) Provides frontage to a road at a standard appropriate for the use; and

e) To further the local area objectives and desired future character statements for
the area, if any.

A1 No acceptable solution. P1 Subdivision must:

a) provide for each lot, sufficient
useable area and dimensions
to allow for:

i) a dwelling to be erected in
accordance with the
setback standards; and

ii) on-site parking and
manoeuvrability for
domestic vehicles; and

i) adequate private open
space; and

iv) vehicular access from the

road to a building area on
the lot, if any; and

b) have regard to:

i) the topographical or natural
features of the site; and

iy the pattern of existing
development; and

i) the ability of vegetation to
provide buffering; and

Acceptable Solutions ‘ Performance Criteria

5-| ot Subdivision 17
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Acceptable Solutions

Performance Criteria

P1 iv) any features of natural,
(b) historical or cultural
significance; and
v) the presence of any natural

hazards; and

c) have regard to the local area
objectives and desired future
character statements, if any.

The requirements in the performance criteria are addressed as follows.

a)

b)

As identified in Table 1, the proposed lots will vary between 4,019m? and
5,792m?2 and will have a minimum width (excluding access strips) of 40m.
Therefore, they will be of a size and will have dimensions that will provide
sufficient area to allow for future dwelling development to be constructed in
accordance with the setback standards. A minimum 3m side and rear boundary
setback applies in accordance with Clause 16.4.1 A4. The lots will also provide
sufficient area for on-site vehicular access and parking, the provision of private
open space and the accommodation of water supply (potable and fire-fighting
supplies), wastewater disposal and stormwater disposal.

Existing residential lots within Bishopsbourne have varying sizes and
configurations. There are existing lots that are both smaller and larger than the
proposed lots. The lots are located within a rural setting. The proposed internal
lots (Lot 3-5), accessed from an unsealed rural access road, will not be out of
character with the existing pattern of lots within the settlement.

The preliminary on-site wastewater and stormwater disposal evaluation
demonstrates that the lots are capable of accommodating on-site disposal
systems, having regard to the topographical features of the site. The land that
is proposed to be subdivided is near level and contains a low cover of pasture
grass. It does not contain any significant natural features, including native
vegetation or watercourses. Given the size of the lots, which provide the ability
for future dwellings to comply with the boundary setback standards, the
retention or provision of vegetation for buffering is not required. There are no
features of natural, historical or cultural significance associated with the site that
are shown on the Scheme overlay maps or shown on a statutory heritage list.
The BHMP demonstrates the bushfire hazard associated with the site is capable
of being satisfactorily managed within the boundaries of each lot.

As demonstrated in Section 4.2.1, the proposal is consistent with the purpose
statements, local area objectives and desired future character statement for the
Village Zone.

The proposal complies with the performance criteria.

5-1 ot Subdivision 18
995 Bishopsbourne Road, Bishopsbourne
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52 Clause 16.4.2 Subdivision - Performance Criteria P3

Objective

Objective

Acceptable Solutions -
A3 Each lot must be connectedtoa: | P3 Each now lot created must be:

Provides for appropriate wastewater disposal and stormwater management in
consideration of the particular characteristics or constraints of the land; and

To ensure the area and dimensions of lots are appropriate for the mixed use
characteristics of the locality; and

To encourage residential development that respects the village character; and
Provides frontage to a road at a standard appropriate for the use; and

To further the local area objectives and desired future character statements for
the area, if any.

Performance Criteria

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

b) reticulated sewerage system.

b) capable of accommodating an
on-site wastewater
management system

The requirements in the performance criteria are addressed as follows.

a)

b)

There are no reticulated water supply or sewerage services available at
Bishopsbourne.

The preliminary on-site wastewater and stormwater disposal evaluation
demonstrates that each of the lots are capable of accommodating on-site
wastewater disposal systems.

The proposal complies with the performance criteria.

5-Lot Subdivision 19
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5.3 Clause 16.4.2 Subdivision - Performance Criteria P4

b)

c)
d)
8)

Acceptable Solutions.

A4 Each lot must be connected to a

O

bjective

a) Provides for appropriate wastewater disposal and stormwater management in
consideration of the particular characteristics or constraints of the land; and

To ensure the area and dimensions of lots are appropriate for the mixed use

characteristics of the locality; and

To encourage residential development that respects the village character; and
Provides frontage to a road at a standard appropriate for the use; and
To further the local area objectives and desired future character statements for

the area, if any.

P4
reticulated stormwater system.

| Performance Criteria

If the proposed site is unable to be
connected to a reticulated
stormwater system then all runoff
from the subdivision can only be
released from the site in a manner
that will not cause an environmental
nuisance, and that will prevent
erosion, siltation or pollution of any
watercourses, coastal lagoons,
coastal estuaries, wetlands or
inshore marine areas, having
regard to:

i) the intensity of runoff that
already occurs on the site
before any development
has occurred for a storm

event of 1% Annual
Exceedance Probability
(predevelopment levels);
and

i) 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 released at levels
that are the same as those
identified at the pre-
development levels of the
subdivision; and

5-L ot Subdivision

20

905 Bishopsbourne Road, Bishopsbourne

o



Planning Submission

1-361

Measured form and function 6

Acceptable Solutions

P4

Performance Criteria

i)

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

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

The preliminary on-site wastewater and stormwater disposal evaluation identifies that
a water storage tank with a minimum dry storage capacity of 3,030 m# within each lot

would be required with suitable orifice to restrict the discharge flowrate for a 5%
Annual Exceedance Probability (AEP) to that of a 20% AEP storm event. This is
based on an assumed combined roof and paved area of 400m? within each lot. An

absorption bed with a volume of approximately 12.12m?, extending across an area of

20.2m2, would be required to a store a 5% AEP event allowing for overland sheet

flow. Given the size and dimensions of the proposed lots, they will be capable of

accommodating stormwater disposal areas in a manner that will not cause an
environmental nuisance or any erosion, siltation or pollution of watercourses.

The proposal complies with the performance criteria.

5-Lot Subdivision
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54 Clause E4.6.1 Use and Road or Rail Infrastructure - Performance

Criteria P3

Objective

and junctions.

traffic (AADT) movements at the

existing access or junction by more
than 10%.

a)

b)

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

Acceptable Solutions Performance Criteria

A3  For roads with a speed limit of more | P3  For limited access roads and roads
than 60km/h the use must not with a speed limit of more than
increase the annual average daily 60km/h:

access to a category 1 road or
limited access road must only
be via an existing access or
junction or the use or
development must provide a
significant social and
economic benefit to the State
or region; and

any increase in use of an
existing access or junction or
development of a new access
or junction to a limited access
road or a category 1, 2 or 3
road must be for a use that is
dependent on the site for its
unique resources,
characteristics or locational
attributes and an alternate site
or access to a category 4 or 5
road is not practicable; and

an access or junction which is
increased in use or is a new
access or junction must be
designed and located to
maintain an adequate level of
safety and efficiency for all
road users.

|

|

The requirements in the performance criteria are addressed as follows.

a) The proposed subdivision does not involve access to a category 1 road or
limited access road. The performance criteria requirement in P3(a) therefore

does not apply.

5-Lot Subdivision
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b) The proposed subdivision does not involve an access or junction to a limited
access road or a category 1, 2 or 3 road. The performance criteria requirement
in P3(b) therefore does not apply.

c) The TIA demonstrates that the increase in vehicle movements associated with
the proposed subdivision, which will utilise Coach Lane and its intersection with
Bishopsbourne Road to the west of the site, will be very low and will maintain
an adequate level of safety and efficiency.

The proposal complies with the relevant performance criteria requirement in P3(c).

5.5 Clause E4.7.2 Management of Road Accesses and Junctions -
Performance Criteria P2

Objective

To ensure that the safety and efficiency of roads 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 more | P2 For limited access roads and roads

than 60km/h the development must | with a speed limit of more than
not include a new access or 60km/h:
junction. a) access toa category 1 road or

limited access road must only
be via an existing access or
junction or the wuse or
development must provide a
significant social and
economic benefit to the State
or region; and

b) any increase in use of an
existing access or junction or
development of a new access
or junction to a limited access
road or a category 1, 2 or 3
road must be dependent on
the site for its unique
resources, characteristics or
locational attributes and an
alternate site or access to a
category 4 or 5 road is not
practicable; and

c) anaccess or junction which is
increased in use or is a new
access or junction must be
designed and located to
maintain an adequate level of
safety and efficiency for all
road users.

5-Lot Subdivision 23
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5.6

The requirements in the performance criteria are addressed as follows.

a) The proposed subdivision does not involve access to a category 1 road or
limited access road. The performance criteria requirement in P3(a) therefore
does not apply.

b) The proposed subdivision does not involve an access or junction to a limited
access road or a category 1, 2 or 3 road. The performance criteria requirement
in P3(b) therefore does not apply.

c) The TIA identifies that Coach Lane is fit for purpose as a rural access road and
has adequate capacity to accommodate vehicular accesses associated with the
proposed Lots 1-5.

The proposal complies with the relevant performance criteria requirement in P3(c).

Clause E4.7.4 Sight Distance at Accesses, Junctions and Level
Crossings - Performance Criteria P1

Objective 1
To ensure that use and development involving or adjacent to accesses, junctions

and level crossings allows sufficient sight distance between vehicles and between
vehicles and trains to enable safe movement of traffic.

Acceptable Solutions

L Performance Criteria

A1 Sight distances at P1 The design, layout and location of
a) an access or junction must an access, junction or rail level
comply  with the Safe crossing must provide adequate

sight distances to ensure the safe

Intersection Sight Distance :
movement of vehicles.

shown in Table E4.7.4; and

b) rail level crossings must
comply with AS1742.7 Manual
of uniform ftraffic  control
devices - Railway crossings,
Standards  Association  of
Australia; or :

c) If the access is a temporary
access, the written consent of
the relevant authority has been
obtained.

The TIA indicates that the extent of the hedge required to be removed to the east can
be reduced from 45 m plus taper trimming for a further 15 m, as required to satisfy
Table E4.7.4, to 30 m plus taper trimming of 10 m whilst enabling safe movement of
traffic. The proposal complies with the performance criteria.

5-Lot Subdivision 24
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6.0

Conclusion

The proposed development involves a 5-lot subdivision and associated works at 995
Bishopsbourne Road, Bishopsbourne.

The proposed development complies with the applicable Scheme standards in the
Village Zone and relevant code provisions, including the following performance
criteria:

Clause 16.4.2 Subdivision — Performance Criteria P1, P3 and P4.
Clause E4.6.1 Use and Road or Rail infrastructure - Performance Criteria P3.

Clause E4.7.2 Management of Road Accesses and Junctions - Performance
Criteria P2.

Clause E4.7.4 Sign Distances at Accesses, Junctions and Level Crossings -
Performance Criteria P1.

It is therefore submitted that a discretionary permit can be issued for the use and
proposed development in accordance with Section 57 of the Land Use Planning and
Approvals Act 1993.

5-Lot Subdivision 25
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Bushfire Hazard Management

Report:
Subdivision

995 Bishopsbourne Road,
Bishopsbourne.

Report for: 6TY Pty Ltd

Property Location: 995 Bishopsbourne Rd, Bishopsbourne

Prepared by: Scott Livingston

Livingston Natural Resource Services
12 Powers Road
Underwood, 7268
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Client: 6ty Pty Ltd obo B Johnson & C Howard

995 Bishopshourne Road, Bishopshourne, CT 140563/7,
Property identification: ~ PID2268473. Current zoning: Village, Northern Midlands Interim
Planning Scheme 2013.

A 6 lot subdivision is proposed from existing title CT 140563/7 at 995

Propasal:
P Bishopsbourne Road.

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

Assessment

e ) Pt g

Assessment by: Scott Livingston
Master Environmental Management, Natural Resource Management Consultant.

Accredited Person under part 4A of the Fire Service Act 1979: Accreditation # BFP-105.
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LIMITATIONS

This report only deals with potential bushfire risk and does not consider any other potential
statutory or planning requirements. This report classifies type of vegetation at time of
inspection and cannot be relied upon for future development or changes in vegetation of
assessed area.
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#

A6 lot subdivision is proposed from existing title CT 140563/7at 995 Bishopsbourne Road,
~ Bishopsbourne. The property is zoned Village, Northern Midlands Planning Scheme, 2013.
The proposed balance Lot contains an existing dwelling and is considered exempt from
Bushfire Provisions for the purposes of subdivision. The balance lot has frontage to
Bishopsbourne Road and lots 1-5 Coach Lane and is not serviced by a reticulated water
supply. The property pasture with managed land around the dwelling on the balance lot.
Surrounding land is a mosaic of pasture (grassland) with occasional shelter belts and

managed land around dwellings.

See Appendix 1 for maps and site plan. Appendix 2 for photos.

BAL AND RISK ASSESSMENT

#

The land is considered to be within a Bushfire Prone Area due to proximity of bushfire prone
vegetation, greater than 1 ha in area (grassland).

VEGETATION AND SLOPE
lot1&2 North East South East South West North West

Vegetation 0-100m grassland | 0-100m grassland, | 0-10m low threat | 0-100m grassland
within 100m part (road), 10-100m

Subdivision grassland

boundaries

Slope Flat/ Upslope Flat/ Upslope Down slope 0-5° Flat/ Upslope
(degrees,

over 100m)

BAL Rating BAL FZ BAL FZ BAL 29 BALFZ

at

boundary

BAL Rating BAL12.5% BAL12.5* BAL12.5% BAL12.5*
with HMA

*May be increased to BAL 19 with smaller HMA
Lot3,4 &5 North East South West
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Vegetation
within 100m
Subdivision
boundaries

0-100m grassland

0-100m grassland

0-100m grassland

0-100m grassland

Slope
(degrees,
over 100m)

Flat/ Upslope

Flat/ Upslope

Down slope 0-5°

Flat/ Upslope

BAL Rating
at
boundary

BAL FZ

BAL FZ

BAL FZ

BAL FZ

BAL Rating
with HMA

BAL12.5%

BAL12.5%

BAL12.5*

BAL12.5%

*May be increased to BAL 19 with smaller HMA

BuipING AREA BAL RATING

Setback distances for BAL Ratings have been calculated based on the vegetation that
will exist after development external to the subdivision and have also considered
slope gradients. During development it is assumed undeveloped lots may be managed
as grassland. Setback requirements may be able to be reduced following development
and management of fuel loads on adjacent |ots.

Where no setback is required for fire protection other Planning Scheme setbacks may
need to be applied, other constraints to building such as topography have not been

considered.

The BAL ratings applied are in accordance with the Australian Standard AS3959-2009,
Construction of Buildings in Bushfire Prone Areas, and it is a requirement that any habitable
building, or building within 6m of a habitable building be constructed to the BAL ratings
specified in this document as a minimum.

Bushfire Attack Level (BAL) Predicted Bushfire Attack & Exposure Level

BAL-Low Insufficient risk to warrant specific construction requirements

BAL-12.5 Ember attack, radiant heat below 12.5kW/m?*

BAL-19 Increasing ember attack and burning debris ignited by windborne
embers together with increasing heat flux between 12.5-19kW/m?

BAL-29 Increasing ember attack and burning debris ignited by windborne
embers together with increasing heat flux between 19-29kW/m?

BAL-40 Increasing ember attack and burning debris ignited by windborne
embers together with increasing heat flux between 29-40kW/m?

BAL-FZ Direct exposure to flames radiant heat and embers from the fire front
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Setbacks
Grassland
BAL 12.5
Upslope and flat 14m
Down slope 0-5° 16m
BAL 19
Upslope and flat 10m
Down slope 0-5° 11m

ProposeD LoT BAL RATING

[t is assumed that lots within the subdivision may continue to be managed as
grassland. Lot have a potential building area at BAL19, with a smaller building area
available at BAL 12.5. Following development and hazard management on adjacent
lots the BAL building areas may change.

Habhitable Building Setbacks

boundary

Lot
BAL12.5 BAL 19
14m from north western, north eastern 10m from north western, north eastern
1-2 and south eastern boundaries, 6m from and south eastern boundaries, 1m from
south western boundary (Coach Lane) south western boundary (Coach Lane)
14m from northern eastern & western, 10m from northern eastern & western,
3-5 bhoundaries, 16m from southern houndaries, 11m from southern

boundary
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Figure 1: Building Area BAL Rating

HaAzARD MANAGEMENT AREAS

All land within the lot must be managed as low threat vegetation for the distances specified
below from facades of habitable buildings. Low threat vegetation includes maintained lawns
(mown to < 100mm), gardens and orchards.

Hazard Management Area: Managed Land
Fagade BAL12.5 _ BAL 19 .
Construction | Construction
North, east and west 0-14m 0-10m
South 0-16m 0-11m
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.

. ‘ i —
Hazard Management Areas BAL 19 Construction | |Hazard Management Areas BAL 12.5 Construction
minimum distance from from habitable buiding | |minimum distance from from hakitable buiding
faades facades .
Lipslope and flat Upslope and RAat ,
0-10rm managed land 0-14m managed land
downslopes downslopes
D-11m managad land 0-16m managed land
ROADS

Lots will have access from Coach Lane. No additional roads required for the subdivision.
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CONCLUSIONS

#

A 6 lot subdivision is proposed from existing title 232123/22at 995 Bishopsbourne Road,
Bishopsbourne. The area is mapped as bushfire prone.

The proposed Balance Lot contains an existing dwelling and is considered exempt from
Bushfire Provisions for the purposes of subdivision There is sufficient area on lot 1to 5 to
provide for BAL 12.5 habitable dwellings these will require a hazard management area —
low threat vegetation at specified distances from habitable buildings. Additional building
areas are available for BAL 19 construction and will need a reduced hazard management
area.

No additional roads are required, access to habitable buildings and water supply on lots
1-5 must comply with the relevant elements of Table E2 Access from the Planning Directive
No. 5.1 Bushfire-Prone Areas Code

Habitable buildings on Lot 1-5 must have a static water supply installed to the standards
listed in Tahle 4 of the Planning Directive No. 5.1 Bushfire-Prone Areas prior to
construction of habitable buildings.

REFERENCES

w

Northern Midlands (2013) Northern Midlands Interim Planning Scheme.

Standards Australia. (2009). AS 3959-2009 Construction of Buildings in Bushfire Prone
Areas.

Planning Commission (2017), Planning Directive No. 5.1 Bushfire-Prone Areas Code
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APPENDIX 1 — MAPS
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Figure 2: Location, property in blue

Figure 3: Aerial Image
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APPENDIX 2 — PHOTOS

Figure 5: north across lotl

Figure 6: west along Coach Lane, Lots to right
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Figure 7: north across Lot 2 and 5
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BUSHFIRE-PRONE AREAS CODE

CERTIFICATE! UNDER $51(2)(d) LAND USE PLANNING AND APPROVALS ACT
1993

1. Land to which certificate applies?

Land that is the Use or Development Site that is relied upon for bushfire hazard
management or protection.

Name of planning scheme or instrument: Northern Midlands Interim Planning Scheme 2013

Street address: 995 Bishopshourne Road, Bishopsbourne
Certificate of Title / PID: CT 140563/7, PID2268473

Land that is not the Use or Development Site that is relied upon for bushfire hazard
management or protection.

Street address:

Certificate of Title / PID:

2. Proposed Use or Development

' This document is the approved form of certification for this purpose, and must not be altered from its original form.

2 |f the certificate relates to bushfire management or protection measures that rely on land that is not in the same lot as the site
for the use or development described, the dstails of all of the applicable land must be provided.

Certificate v4.0: Bushfire-Prone Areas Code (PD35.1) Page 18 of 31
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Description of Use or Development:

6 lot subdivision from 1 existing title

Code Clauses:

X E1.4 Exempt Development U E1.5.1 Vulnerable Use

E1.6.1 Subdivision
O E1.5.2 Hazardous Use [X

3. Documents relied upon

Documents, Plans and/or Specifications

Title: Proposal 5 lot + Balance Subdivision
Author: 6TY Pty Ltd
Date: 8/9/2018 Version:

Bushfire Hazard Report

Title: Bushfire Hazard Management Report, 995 Bishopshourne Road
Author: Scott Livingston
Date: 27/9/2019 Version:

Bushfire Hazard Management Plan

Title: Bushfire Hazard Management Plan 995 Bishopsbourne Road

Certificate v4.0: Bushfire-Prone Areas Code (PD3.1) Page 19 of 31
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Author: Scott Livingston

Date: 27/89/2019

Other Documents

Title:

Author:

Date:

4. Nature of C-er-t_ifi(-:'até

0 E1.4 —Use or development exempt from this code

Azpeashent Compliance Requirement
Criteria P 9
E1.4 (a) Insufficient increase in risk

1 E1.5.1 — Vulnerable Uses

Version: 1

Version:

Reference to Applicable
Document(s)

Bushfire Hazard ManagementrPlan
995 Bishopsbourne Road- Balance
Lot only

Assessment Bl R e Reference to Applicable
Criteria P o Document(s)
a [ E1L51 R Residual risk is tolerable
O E154 A2 Emergency management
strategy
O E151A3 Bushfire hazard management
plan
U E1.5.2 - Hazardous Uses
Certificate v4.0. Bushfire-Prone Areas Code (PDS5. ) Page 20 of 31



Assessment
Criteria

Q | El32R1

0 E1.52 A2

Q| E15.2 A3

1-389

Compliance Requirement

Residual risk is tolerable

Emergency management
strategy

Bushfire hazard management
plan

d E1.6 — Development standards for subdivision

Reference to Applicable
Document(s)

E1.6.1 Subdivision: Provision of hazard management areas

Assessment
Criteria

O El6AF]

O E1.6.1A1 (@)

E1.6.1 A1 (b)

Compliance Requirement

Hazard Management Areas are
sufficient to achieve tolerable
risk

Insufficient increase in risk

Provides BAL 19 for all lots

Reference to Applicable
Document(s)

Bushfire Hazard Management
Plan 995 Bishopsbourne Road

O E1.6.1A1(c)

Consent for Part 5 Agreement

E1.6.2 Subdivision: Public and fire fighting access

Assessment
Criteria

Q | El1.6.2 P1

O E1.6.2A1(a)

E1.6.2 A1 (b)

Compliance Requirement

Access is sufficient to mitigate
risk

Insufficient increase in risk

Access complies with Tables
El;E2 & E3

Reference to Applicable
Document(s)

Bushfire Hazard Management Plan
995 Bishopshourne Road

Certificate v4.0: Bushfire-Prone Areas Code (PD3.1)

Page 21 of 31
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E1.6.3 Subdivision: Provision of water supply for fire fighting purposes

Assessment
Criteria

E1.6.3 Al (a)

E1.6.3 A1 (b)

E1.6.3 A1 (c)

E1.6.3 A2 (a)

E1.6.3 A2 (b)

E1.6.3 A2 (c)

Reference to Applicable

Compliance Requirement Document(s)

Insufficient increase in risk

Reticulated water supply
complies with Table E4

Water supply consistent with the

objective

Insufficient increase in risk

Bushfire Hazard Management Plan

Static water supply complies 995 Bishopshourne Road
with Table E5

Static water supply is consistent
with the objective

Certificate v4.0: Bushfire-Prone Areas Code (PD5.1) Page 22 of 31
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5. Bushfire Hazard Practitioner®

Name: Scott Livingston

Address: | 12 Powers Road

Underwood

Tasmania 7250

Accreditation No: | BFP— 105

6. Certification -

Phone No:

Fax No:

Email

Address:

Scope:

0438 951 021

scottlivingston.Inra@gmail.com

1,2, 3A, 3B, 3C

I, certify that in accordance with the authority given under Part 4A of the Fire Service Act 1979 —

The use or development described in this certificate is exempt from application of Code E1 — Bushfire-
Prone Areas in accordance with Clause E1.4 (a) because there is an insufficient increase in risk to the
use or development from bushfire to warrant any specific bushfire protection measure in order to be
consistent with the ohjectives for all the applicable standards identified in Section 4 of this Certificate.

or

There is an insufficient increase in risk from bushfire to warrant the provision of specific measures for
bushfire hazard management and/or bushfire protection in order for the use or development
described to be consistent with the objective for each of the applicable standards identified in Section

4 of this Certificate.

and/or

The Bushfire Hazard Management Plan/s identified in Section 3 of this certificate is/are in accordance
with the Chief Officer’s requirements and can deliver an outcome for the use or development
described that is consistent with the ohjective and the relevant compliance test for each of the

applicable standards identified in Section 4 of this Certificate.

3 5 Bushfire Hazard Practitioner is a person accredited by the Chief Officer of the Tasmania Fire Service under Part IVA of Fire

Service Act 1979. The list of practiioners and scope of wark is found at www fire.tas.gov.au.

Certificate v4.0: Bushfire-Prone Areas Code (PD3.1)

Page 23 of 31
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Signed: w7 D "

certifier

Date: 27/9/2019 Certificate No: SRL19/548

Certificate v4.0: Bushfire-Prone Areas Code (PD5.1) Page 24 of 31



CERTIFICATE OF QUALIFIED PERSON —~ ASSESSABLE

ITEM

1-393

Section 321

To: | B & J Johnson Owner /Agent 55
Form
995 Bishopsbourne Road Address
Bishopshourne 7301 Suburb/postcode
Qualified person details: ‘
Qualified Scott Livingston
person:
Address: 12 Powers Road Phone No: | 0438 951 021 ‘
Underwood j 7268 Fax No:
Licence No: BFP-105

‘ Email address:

Qualifications
and Insurance
details:

Speciality area
of expertise:

scottlivingston.Inrs@gmail.com ‘

Accredited Bushfire Assessor

BFP 105, 1,2,3A,3B, 3C

Bushfire Assessment

(description from Column 3 of the
Director's Determination - Ceriificates
by Qualified Persons for Assessable
ttems

(description from Column 4 of the
Director's Determination - Certificates
by Qualified Persons for Assessable
ltems)

Details of work:

Director of Building Control — Date Approved 1 July 2017

Building Act 2016 - Approved Form No. 55
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Address: 995 Bishopsbourne Road Lot No: | 1-5
Bishopsbourne 7301 Certificate of fitle No: | 932923/22
The Bushfire Attack Level (B AL) (description of the assessable item being
itified,
assessable certies)
item related to - Assessable item includes —
this certificate: ,
- amaterial;
- adesigh
- aform of construction
- adocument

- festing of a component, building
system or plumbing system
- an inspection, or assessment,

performed
Certificate details: 1
Certificate Bushfire Hazard (description from Column 1 of Schedule
1 of the Director's Determination -
type: Certificates by Qualified Persons for

Assessable lfems n)

This certificate is in relation to the above assessable item, at any stage, as part of - (tick one)

building work, plumbing work or plumbing installation or demolition work: X

or

a building, temporary structure or plumbing installation:

In issuing this certificate the following matters are relevant —

Documents: Bushfire Attack Level Assessment Report and Bushfire Hazard
Management Plan

Relevant NA

calculations:

Director of Building Control — Date Approved 1 July 2017 Building Act 2016 - Approved Form No. 55
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Australian Standard 3959

. Planning Directive No.5.1 Bushfire-Prone Areas Code
% Building Amendment Regulations 2016

o Director of Building Control, Determination

o Application of Requirements for Building in Bushfire Prone Areas. (Aug
2017)

. Guidelines for development in bushfire prone areas of Tasmania

Substance of Cettificate: (what it is that is being certified)

1. Assessment of the site Bushfire Attack Level (BAL) to Australian Standards 3959
2. Bushfire Hazard Management Plan

Assessed as -BAL 19, BAL 125

Proposal is compliant with DTS requirements, clauses 41, 42, 43 & 4.4 Directors
Determination Requirements for Building in Bushfire Prone Areas (v2.1)

Dirsctor of Building Control — Date Approved 1 July 2017 Building Act 2016 ~ Approved Form No. 55
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Scope and/or Limitations

| certify the matters described in this certificate.

Sighed: Certificate No: Date:

Qualified person: SRL19/548 27/9/2019

Director of Building Control — Date Approved 1 July 2017 Building Act 2016 - Approved Form No. 55
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GEDTDN Pty Ltd

Geotechnical Consultants
Geoton Pty Ltd ABN 81 129 764 629
PO Box 522 Prospect TAS 7250
Unit 24, 16-18 Goodman Court
Invermay TAS 7248
Tel (+61) (3) 6326 5001
www.geoton.com.au

27 September 2019

Reference No. GL19275Ab
Mr Brent Johnson & Ms Christine Howard
995 Bishopsbourne Road
BISHOPSBOURNE TAS 7301

Dear Sir and Madam

RE: Preliminary On-site Wastewater and Stormwater Disposal Evaluation
995 Bishopsbourne Road, Bishopsbourne

We have pleasure in submitting herein our report detailing the results of a preliminary
on-site wastewater and stormwater disposal evaluation conducted at the above site.

Should you require clarification of any aspect of this report, please contact Anne Foster
or the undersigned on 03 6326 5001. .

For and on behalf of
Geoton Pty Ltd

A

Tony Barriera

Director — Principal Geotechnical Engineer
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Preliminary On-site Wastewater and Stormwater Disposal Evaluation

1 INTRODUCTION

At the request of Mr Ashley Brook of 6ty° Pty Ltd, Geoton Pty Ltd has carried out a
limited scope investigation for Mr Brent Johnson & Ms Christine Howard at the site of a
proposed residential subdivision at 995 Bishopsbourne Road, Bishopsbourne.

We understand that the proposed subdivision of the property will create 5 lots
(proposed Lots 1 to 5) with a remaining balance. All existing structures will be
contained within the balance.

The purpose of the investigation is to determine if the proposed new lots to be
subdivided can support on-site wastewater and stormwater disposal systems in
accordance with AS/NZS 1547:2012 “On-site domestic-wastewater management” and
AS/NZS 3500.3 “Stormwater Drainage” for the purposes of subdivision approval.

It should be noted that this is a preliminary assessment for subdivision approval and
that site-specific assessments for the proposed new lots will be required by the
developers/owners once the actual location and sizes of residential developments are
known.

A site plan was provided by 6ty° Pty Ltd (Project No. 19.182, Drawing No. P01, dated 3
September 2019) showing the lot layout.

2 FIELD INVESTIGATION

The field investigation was conducted on 13 September 2019 and involved the drilling
of 8 boreholes by 4WD mounted auger rig to the investigated depths of 2.0m. In
addition, the permeability of the site was tested using a Constant Head Permeameter.

The logs of the boreholes are included in Appendix A and their locations are shown on
Figure 1 attached.

3 SITE CONDITIONS

The site is on the corher of Bishopsbourne Road to the west and Coach Lane to the
south. Proposed Lots 1 to 5 are currently undeveloped, while the balance is developed
with an existing dwelling and a shed in the north-western corner of the site and there is
a small dam near the southern boundary. Proposed Lots 1 to 5 are between 4,019m?
and 5,792m?in size, with the balance having an area of 2.325ha. The ground surface
of the lots to be subdivided are generally near level with a low cover of pasture grass.

The MRT Digital Geological Atlas 1:25,000 Series, indicates that the site is located on
Cretaceous aged sediments with this being generally confirmed by our field
investigation.

Examination of the LIST Landslide Planning Map indicates that the site is not mapped
within a known landslide hazard band.

The investigation indicated that the sail profile is relatively uniform across the area
assessed at the site. The boreholes generally encountered sandy/gravelly silt or

Geoton Pty Ltd 1
GL19275Ab
27 September 2019
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Preliminary On-site Wastewater and Stormwater Disposal Evaluation

gravelly clay topsail to depths of 0.3m, underlain by medium to high plasticity silty and
gravelly clay to the investigated depths of 2.0m.

The boreholes did not reveal any signs of seepage over the investigated depths,
although the topsoil in most boreholes was wet from recent rainfall.

Full details of the soil conditions encountered are presented on the borehole logs.

4 EFFLUENT DISPOSAL

41 Permeability of Soil and Soil Classification
The soil has been classified as follows:
¥ Texture — Heavy clay (Table E1 from AS1547-2012);
= Structure — Massive (Table E4 from AS/NZS1547-2012); and
= Category — 6 (Table E1 from AS/NZS1547:2012).

The permeability at the site was measured to be 0.01m/day. For massive Category 6
soils the indicative permeability from AS1547 Table L1 is <0.06m/day. Therefore, the
measured permeability is consistent with that of massive Category 6 soils.

»  Adopted Permeability — 0.01m/day.

4.2 Disposal and Treatment Method

The soil within the proposed effluent disposal area is assessed as having sufficient
depth and clay content to provide an adequate attenuation period for the breakdown of
pathogens within the treated effluent.

As the site contains category 6 soils that have a very low permeability, primary
treated effluent (eg septic tank and absorption trenches) shall not be suitable for
disposal within these soils.

Based on the findings of the investigation and provided the setback distances are
adhered to, this site assessment indicates that proposed Lots 1 to 5 are suitable and
have suitable available area for the disposal of secondary treated effluent by way of
Aerated Wastewater Treatment Systems (AWTS) and sub-surface irrigation.

4.3 Setbacks

The minimum separation distance between the disposal area and downslope features
is based on Appendix R from AS/NZS 1547:2012 “Recommended Setback Distances
for Land Application Systems”. As per Table R1 from AS/NZS 1547:2012 the following
setbacks are required for secondary treated effluent:

= 15.0m from downslope sensitive features such as watercourses;
= 1.5m from property boundaries;

= 3.0m from buildings.

Geoton Pty Ltd 2
GL19275Ab
27 September 2019
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Preliminary On-site Wastewater and Stormwater Disposal Evaluation

4.4 Example of Minimum System Requirements

Aerated Wastewater Treatment System (AWTS)

About 840m? (420m?for the effluent disposal area and 420m? as a backup area) would
be required for an AWTS and sub-surface irrigation system to support a standard
4-bedroom dwelling on tank water within the assessed area of the site.

5 ON-SITE STORMWATER DETENTION DESIGN

5.1 General

In accordance with AS/NZS 3500.3 — Stormwater Drainage, on-site detention storage
must be provided to limit the peak rate of piped stormwater discharge and overland
flows from the site as follows:

e Forthe developed land a storm event generated by a 5% Annual Exceedance
Probabilities (AEP) is to be restricted to a flowrate of less than the 5 years AR,
i.e., 20% AEP of the undeveloped land.
5.2 Rainfall Intensity Design Events

The Intensity-Frequency-Design (IFD) rainfall curve and table for the site was
generated from the Bureau of Meteorology IFD data website (BOM 2016).

In accordance with AS/NZS 3500.3 — Stormwater Drainage, Section 3.3.5, the design
rainfall depth/intensity for anywhere in Australia shall be for a five-minute duration.

The five-minute duration design rainfall depth for the design AEP event is as follows:
e 5% AEP =7.57Tmm
The storage quantity is calculated using the following formuia:
Q = CDA
where Q is quantity in m?;
C is coefficient of runoff (taken as unity 1.0);
D is depth of the Storm in mm; and

A is the area of the catchment (roof and paved area) that rainfall will runoff
in m2. ‘

The event flowrate is calculated by dividing storage quantity by the storm duration of
5 min, i.e. 300 seconds.

53 Detention Method

For example, a total roof and paved area of 400m? the stormwater quantity and
flowrate for a design event are calculated as follows.

The stormwater quantity:
Qs= 1.0 x 7.57 / 1000 x 400 = 3.03m">.

Geoton Pty Lid 3
GL19275Ab
27 September 2019
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Preliminary On-site Wastewater and Stormwater Disposal Evaluation

The flow rate:
gs= 3.03 /300 = 0.010m%s = 10.1L/s.

The stormwater for a design event is to be stored in a detention tank, then discharged
through a restricted outlet into an absorption/detention bed (gravel filled) with a low
flowrate. The gravel filled absorption/detention bed is designed to fill up to the natural
ground during large rain events and be discharged as sheet flow.

The stormwater quantity for a 5% AEP storm event from the roof and paved areas is
calculated as 3.03m?. Therefore, a detention tank with at least 3,030 litres dry storage
capacity is required with an orifice to restrict the discharge flowrate to that of 20% AEP
storm event. The outlet will require an inspection opening to ensure the orifice is
maintained and does not become blocked.

For a detention bed a volume of approximately 12.12m?* will be required to store a 5%
AEP event taking into consideration a porosity of 0.25 for the coarse gravel and allow
overland sheet flow.

o Bed length =10.1m
e Bed width = 2m
e Bed depth =0.6m

Therefore, an area of approximately 20.2m? is required for disposal of stormwater for a
total roof and paved area of 400m?.

6 CONCLUSIONS

The results of the investigation indicate that the proposed new Lots 1 to 5 have
sufficient available area suitable for the disposal of domestic effluent by way of
secondary treated wastewater via aerated wastewater treatment systems, including
sufficient reserve area. There is sufficient area suitable for the disposal of stormwater
via detention tanks and absorption/detention beds and allowing overland sheet flow.

References:

Bureau of Meteorology Rainfall

IFD Data System: http://www.bom.gov.au/water/designRainfalls/ifd/
AS/NZS 3500.3 — Stormwater Drainage

AS/NZS 1547- 2012 On-site domestic-wastewater management

Geoton Pty Ltd 4
GL19275Ab
27 September 2019



1-402

Preliminary On-site Wastewater and Stormwater Disposal Evaluation

Attachments:

Limitations of report

Figure 1 — Site Plan

Site Photograph

Appendix A — Borehole Logs & Explanation Sheets

Geoton Pty Ltd
GL19275Ab
27 September 2019
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GEOTON Pty Ltd

Geotechnical Consultants - Limitations of report

These notes have been prepared to assist in the interpretation and understanding of the limitations of

this report.

Project specific criteria

The report has been developed on the basis of
unigue project specific requirements as
understood by Geoton and applies only to the site
investigated. Project criteria are typically
identified in the Client brief and the associated
proposal prepared by Geoton and may include
risk factors arising from limitations on scope
imposed by the Client. The report should not ba
used without further consultation if significant
changes to the project occur. No responsibility for
problems that might occur due to changed factors
will be accepted without consultation.

Subsurface variations with time

Because a report is based on conditions which
existed at the time of subsurface exploration,
decisions should not be based on a report whose
adequacy may have been affected by time. For
example, water levels can vary with time, fill may
be placed on a site and pollutants may migrate
with time. In the event of significant delays in the
commencement of a project, further advice
should be sought.

Interpretation of factual data

Site assessment identifies actual subsurface
conditions only at those points where samples
are taken and at the time they are taken. All
available data is interpreted by professionals to
provide an opinion about overall site conditions,
their likely impact on the proposed development
and recommended actions. Actual conditions may
differ from those inferred to exist, as it is virtually
impossible to provide a definitive subsurface
profile which includes all the possible variabilities
inherent in soil and rock masses.

Geoton Pty Ltd

Report Recommendations

The report is based on the assumption that the
site conditions as revealed through selective point
sampling are indicative of actual conditions
throughout an area. This assumption cannot be
substantiated until earthworks and/or foundation
construction is almost complete and therefore the
report recommendations can only be regarded as
preliminary. Where variations in conditions are
encountered, further advice should be sought.

Specific purposes

This report should not be applied to any project
other than that originally specified at the time the
report was issued.

Interpretation by others

Geoton will not be responsible for interpretations
of site data or the report findings by others
involved in the design and construction process.
Where any confusion exists, clarification should
be sought from Geoton.

Report integrity

The report as a whole presents the findings of the
site assessment and the report should not be
copied in part or altered in any way.

Geoenvironmental issues

This report does not cover issues of site
contamination unless specifically required to do
so by the client. In the absence of such a
request, Geoton take no responsibility for such
issues.
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PLATE 1 - View of the site looking to the northeast

cient MR BRENT JOHNSON & MS CHRISTINE HOWARD

BEDTDN Pty Ltd [project

995 BISHOPSBOURNE ROAD

title: PHOTOGRAPH BISHOPSBOURNE

figure no.

date: 13/09/2019 | °r9na A4 projectno: &) 19275A

PLATE 1
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Appendix A

Borehole Logs



GEOTON Pty Ltd

Geotechnical Consultants

PO Box 522 Prospect TAS 7250

Unit 24, 16-18 Goodman Court, Invermay TAS
Tel (03) 6326 5001

ENGINEGRING
BOREHOLE LOG

Borehole no. BH1
Sheet no. 10f1

Job no. GL19275A

Client : Mr Brent Johnson & Ms Christine Howard Date: 13/09/19
Project : Preliminary Onsite Wastewater and Stormwater Site Evaluation lLogged By : AF
Location : 995 Bishopsbourne Road, Bishopsbourne
Drill model : Drilltech Easting: Slope: 90° RL Surface :
Hole diameter : 150mm Northing: Bearing: - Datum :
= [2
c D | = (2
olgl 8 | o 2|8 . 35 |8
elgl ® | & Notes Depth| .2 |8 8 . . 8 |=%| Structure, additional
el 8 | = Samples (m) < | g Material Description o |23 PO
=5 = = | Tests @ |5 %%ﬁ =
o O | 5 |2
=18
B TOPSOIL - Sandy Silt, low plasticity, M | MD
i brown, fine to coarse grained sand,
B with fine gravel
[ 0.25
B CL | Gravelly CLAY - low plasticity, brown, W | F [W=LL
fine gravel
B Cl | Silty CLAY - medium plasticity, M | St |W<PL
0.50 arange/brown, with fine gravel
i CH | Silty CLAY - high plasticity, light grey M | VSt |W=PL
B mottled red
0.75
> | 1.00
&)
< -
| 1.25
| 1.50
[ 1.75
[ 2.00

2.25

Borehole BH1 terminated @ 2.0m




EEDTDN Pty Ltd

Geotechnical Consultants

PO Box 522 Prospect TAS 7250
Unit 24, 16-18 Goodman Court, Invermay TAS
Tel (03) 6326 5001

ENGINEGRING
BOREHOLE LOG

Borehole no. BH2

Shaet no. 1 of 1

Job no. GL19275A

Client : Mr Brent Johnson & Ms Christine Howard Date: 13/09/19
Project : Preliminary Onsite Wastewater and Stormwater Site Evaluation Logged By : AF
Location : 995 Bishopsbhourne Road, Bishopsbourne
Drill model :  Drilltech Easting: Slope: 90° RL Surface :
Hole diameter : 150mm Northing: Bearing: - Datum :
c |2
5 25 £ |2
Il &= - L2 18 _ 5 |&
8ls| B | & | NotS Ipeptn| o |53 . o § |25 structure, additional
Zlel § | © Samples (m) < | g Material Description ® |22 S
Sl@| 5 | = | Tests T |20 318"
o o |© 3 (&
=13
L TOPSOIL - Gravelly Silt, low plasticity, | M [ MD
| dark brown, fine gravel
| 0.25
B CL | Gravelly CLAY - low plasticity, orange/ | M | St
B brown, fine gravel
[ 0.50
B Cl | Silty CLAY - medium plasticity, M | St [W<PL
| orange/brown, trace fine gravel
| 0.75
> [ 1.00
)
< -
1.25 CH | Silty CLAY - high plasticity, light grey M | VSt{W=PL
B mottled red
[ 1.50
175
| 2.00
B Borehole BH2 terminated @ 2.0m
L
2.25




, ENGINEERING
GEOTON -y L BOREHOEEQLOG

Geotechnical Consultants Borehole no. BH3
PO Box 522 Prospect TAS 7250 Sheetno. 1o0of1
Unit 24, 16-18 Goodman Court, Invermay TAS Job no. GL19275A

Tel (03) 6326 5001

Client : Mr Brent Johnson & Ms Christine Howard Date: 13/09/19
Project : - Preliminary Onsite Wastewater and Stormwater Site Evaluation Logged By : AF
Location : 995 Bishopsbourne Road, Bishopsbourne
Drill model :  Drilltech Easting: Slope: 90° RL Surface :
p
Hole diameter : 150mm Northing: Bearing: - Datum:
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5 2ls 2 |2
ol = . L2 |8 T |@ -
elgl ® | & it Depth| © |8 8 . e s |2 x| Structure, additional
=lal £ | B Samples = == Material Description o ige .
g Zl 2 Z | Tests (m | & 2 &) Ela= observations
o G [0 g |2
= |3
B TOPSOIL - Gravelly Silt, low plasticity, | W |MD/
B dark brown, fine gravel, root fibres L
" 0.25
| Cl | Silty CLAY - medium plasticity, M | St [W<PL
B orange/brown
| 0.50
| CH | Silty CLAY - high plasticity, orange/ M | St [W<PL
| brown
0.75
) | 1.00
< i Becoming light grey mofiled red
[ 1.25
| 1.50
| 175
[ 2.00
B Borehole BH3 terminated @ 2.0m
[ 2.5




ENGINEGRING

GEOTONG#Fy«« BOREHOLE LOG

Geotechnical Consultants Borehole no.  BH4
PO Box 522 Prospect TAS 7250 Sheetno. 1of1
Unit 24, 16-18 Goodman Court, Invermay TAS Job no. GL19275A
Tel (03) 6326 5001 '
Client : Mr Brent Johnson & Ms Christine Howard Date : 13/09/19
Project : Preliminary Onsite Wastewater and Stormwater Site Evaluation Logged By : AF
Location : 995 Bishopsbourne Road, Bishopsbourne
Drill model : Drilltech Easting: Slope: 90° RL Surface :
Hole diameter : 150mm Northing: Bearing: - Datum :
=
: 2 |5 2
o|E|l = - L 8o S5 |®
elg ® | & SRl Depth| © [8 8 . . S |>%| Structure, additional
Zlal 5 | & Samples (m) < |5 § Material Description ol EER sksanretiors
Sla| § |5 | Tests | @ (&0 51E°
o o |0 5 |2
= |8
! B TOPSOIL - Gravelly Clay, low W | F [W=LL |
. 2 plasticity, brown, fine gravel |
[ 0.25 _
i Cl | Silty CLAY - medium plasticity, M | st [w<PL j
| brown, with fine gravel |
| 0.50 i
: No gravel, becoming orange/brown :
[ 0.75 .
> [ 1.00 |
Dl|z =]
< i .
1.25 CH| Silty CLAY - high plasticity, light grey M | St [W=PL :
3 mottled red i
" 1.50 |
[ 1.75 _
[ 2.00 |
R Borehole BH4 terminated @ 2.0m ]
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Geotechnical Consultants Borehole no.  BH5
PO Box 522 Prospect TAS 7250 Shestno.  10of1
Unit 24, 16-18 Goodman Court, Invermay TAS Job no. GL19275A
Tel (03) 6326 5001
Client : Mr Brent Johnson & Ms Christine Howard Date: 13/09/19
Project : Preliminary Onsite Wastewater and Stormwater Site Evaluation Logged By : AF
Location : 995 Bishopsbourne Road, Bishopsbourme
Drill model : Drilltech Easting: Slope: a0® RL Surface :
Hole diamster : 150mm Northing: Bearing: - Datum :
5 12
c o | = et P
=l 8 o L le _ 5 |o
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=1 171 I = | Tests @ |& @ Z 8-
o G o S
=18
B TOPSOIL - Gravelly Clay, low W F [W=LL A
L plasticity, brown, fine gravel |
[ 0.25 i
| Cl | Silty CLAY - medium plasticity, M | St [w<PL 1
| orange/brown )
| 0.50 J
[ 0.75 _
B CH/| Silty CLAY - high plasticity, light grey M | VSt|W<PL :
B mottled red i
L 1
> 1.00
D —_
< B .
125 1
" 1.50 _
[ 1.75 Pockets of red low plasticity Clayey _—_
i Silt (10%) |
[ 2.00 |
B Borehole BH5 terminated @ 2.0m |
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Geotechnical Consultants Borehole no.  BH6
PO Box 522 Prospect TAS 7250 Sheetno. 1 0of1
Unit 24, 16-18 Goodman Court, Invermay TAS Job no. GL19275A
Tel (03) 6326 5001
Client : Mr Brent Johnson & Ms Christine Howard Date: 13/09/19
Project : Preliminary Onsite Wastewater and Stormwater Site Evaluation lLogged By : AF
Location : 995 Bishopsbourne Road, Bishopsbourne
Drill model : Drilltech Easting: Slope: 90° RL Surface :
Hole diameter: 150mm Northing: Bearing: Datum :
c |=
e o |c ‘-g E
ol 8 . O |s _ 5 |
Blg| ® | & | NS |peptn| o B3 : - & |= x| Structure, additional
Zlel 5 | & Samples (1) < |2 E Material Description o |22 S N,
=la = = | Tests TR ERZ ' .;?;%ﬁ
o o (o o |2
= a2
B TOPSOIL - Gravelly Clay, medium W | F |W=LL |
| plasticity, brown, fine gravel B
[ 0.25 N
B Ci | Silty CLAY - medium plasticity, M | St |W=<PL :
B orange/brown, trace fine gravel )
[ 0.50 H
[ 0.75 N
i CH [ Silty LAY - high plasticity, orange/ M | VSt|w=PL i
| brown i
> " 1.00 i
D e
< i |
[ 1.25 |
" 1.50 Becoming light grey mottled red __
: Pockets of red low plasticity Clayey :
i Silt (5%) |
1.75 ]
[ 2.00 ]
| Borehole BH6 terminated @ 2.0m o
225 i
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Investigation Log Explanation Sheet

METHOD —~ BOREHOLE NOTES, SAMPLES, TESTS
TERM Description TERM Description
AS Auger Screwing® Uso Undisturbed sample 50 mm diameter
AD Auger Driiling* Uss Undisturbed sample 63 mm diameter
RR Roller / Tricane D Disturbed sample
W Washbhare N Standard Penetration Test (SPT)
CT Cable Tool N* SPT — sample racovered
HA : Hand Auger Ne SPT with solid cone
DT Diatube V Vane Shear
B Blank Bit PP Packet Penetrometer
\% V Bit P Pressumeter
T TC Bit Bs Bulk sample
* Bit shown by suffix e.g. ADT .
E Environmental Sample
METHOD — EXCAVATION R Refusal
4ot Dynamic Cone Penetrometer
TERM Description DCP (blows/100mm)
N Natural exposure PL Plastic Limit
X Existing excavation LL Liquid Limit
LS Linear Shrinkage
H Backhae bucket
B B i b CLASSIFICATION SYMBOLS AND SOIL
) DESCRIPTION
R Rlghsr Based on AS 1726:2017
E Excavator
MOISTURE
SUPPORT
TERM Description
TERM Description
D Dry
M Mud
M Maist
N Ni
W Wet
C Casing
s Shoring CONSISTENCY/DENSITY INDEX
TERM Description
PENETRATION
Vs very soft
i S soft
No resistance
ranging to F firm
i Refusal
) St stiff
WATER ,
VSt very stiff
Symbol Description
H hard
’-—- Water inflow Er fiable
—< 7 Water outflow VL very loose
1 L loose
— 17/3/08 water on date shown
MD medium dense
D dense
VD Very dense
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Soil Description Explanation Sheet (10of 2)

DEFINITION

In engineering terms, soil includes every type of uncemented or
partially cemented inarganic or organic material found in the
ground. In practice, if the material can be remoulded or
disintegrated by hand in its field condition or in water it is
described as a soil. Other materials are described using rock
description terms.

CLASSIFICATION SYMBOL AND SOIL NAME

Soils are described in accordance with the AS 1726: 2017 as
shown in the table on Sheet 2.

1-414

RELATIVE DENSITY OF NON-COHESIVE SOILS

TERM DENSITY INDEX (%)
Very Loose <15
Looase 151035
Medium Dense 35to 65
Dense 65 to 85
Very Dense _ >85

DESCRIPTIVE TERMS FOR ACCESSORY SOIL
COMPONENTS

z - IN COARSE IN FINE
PARTICLE SIZE DEFINITIONS 2 = GRAINED GRAINED
NAME SUBDIVISION SIZE (mm) 2 A § SO':"S SOILS TERM
BOULDERS >200 g = | % Accessory | o oo
COBBLES 63 to 200 w g | %Fines GoATsS el
Coarse 19 to 63 fraction
GRAVEL Medium 6.7t 19 Minor =5 =13 =15 Trace
Fine 236t06.7 >b, 212 >15, =30 >15,=30 With
Coarse 0.6 10 2.36 Secondary >12 =30 >30 Prefix
SAND Medium 0.21t0 0.6
Fine 0.075 t0 0.21 AL STRUCTURE
SILT 0.002 to 0.075 ZONING CEMENTING
CLAY <0.002 Layer | Continuous across Weakly Easily
the exposure or cemented disaggregated
MOISTURE CONDITION sample. by hand in air
Coarse Grained Soi!.s. . Lens Discentinuous layer eF e
Dry: No.nvcoheswe and free ru.nnlng. of different material, '
Moist 80|.i feels cool, ;Iarkened in colour, with lenticular shape. Maoderately Effor.t is
Soil tends to stick together. cemented required to
Wet As for moist but with free water forming when Pocket | Animegular inclusion disaggregate
handling. of different material. the soil by
. . . hand in air or
Fine Grained Soils watar

Moist, dry of Plastic Limited ~ w < PL
Hard and friabls or powdery.

Moist, near Plastic Limit—w= PL
Soils can be moulded at a moisture content
approximately equal to the plastic limit.

Moist, wet of Plastic Limit —w > PL
Soils usually weakened and free water forms on
hands when handling.

Wet, near Liquid Limit -w=LL

‘Wet, wet of Liquid Limit - w > LL

CONSISTENCY TERMS FOR COHESIVE SOILS

GEOLOGICAL ORIGIN

WEATHERED IN PLACE SOILS

Extremely Structure and/or fabric of parent rock
weathered material retained and visible.
material

Residual soil Structure and/or fabric of parent rock

material not retained and visible.

TRANSPORTED SOILS

Aeolian soil Carried and deposited by wind.
Alluvial soil Deposited by streams and rivers.
Colluvial sail Soil and rock debris transported downslope

by gravity.

Estuarine soil Deposited in coastal estuaries, and
including sediments carried by inflowing

rivers and streams, and tidal currents.

Fill Man-made deposit. Fill may be significantly
more variable between tested locations
than naturally occurring soils.

Lacustrine soil Deposited in freshwater lakes.

UNDRAINED
TERM STRENGTH FIELD GUIDE
sy (kPa)
Very Soft <12 Exudes beMeen the fingers when
squeezed in hand
Soft 12 10 25 Can be moulded by light finger
pressure
Firm 55 t0 50 Can be moulded by strong finger
pressure
Stiff 50 to 100 Cannot be moulded by fingers
Very Stiff 100 to 200 Can be indented by thumb nail
Hard >200 Can be In.dented with difficulty by
thumb nail
. Can be easily crumbled or broken
Friable - ) )
into small pieces by hand

Marine sail

Deposited in a marine environment.
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Soil Description Explanation Sheet (2 of 2)
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SOIL CLASSIFICATION INCLUDING IDENTIFICATION AND DESCRIPTION

FIELD IDENTIFICATION PROC ROUP
: ; CATI EDURES : . . aRal PRIMARY NAME
(Excluding particles larger than 63 mm and basing fractions on estimated mass) SYMBOL
id in grain si d substantial
N - Wide range gram SIZ? and s . sta : aw GRAVEL
£ S e 8 amounts of all intermediate particle sizes
s 2 E T E =
i g% _5 @ 5] % = 2 Predominantly one size or a range of sizes cp GRAVEL
= et with some Intermediate sizes missing
o £ < @& £
o 5 E = % ﬁ 3 % 3 a2 2 - Non-plastic fines (for identification procedures aM Silty GRAVEL
(Sl g 5§ ¢ W= 85 8| seeM and MH below)
SE= g =62 | zkgse
5 2 = ¥ T gk o i idantificati
O35 c e GE &% Plastic fines (for identification procedures see
= G Cl GRAVEL
£ 2| @ 2 CL, Gl and CH below) G A
< =
35| @ : — ;
bl E g o — Wide range in gram S|25.3 and.substanhal aw SAND
@D e . ‘® E 20 °%a amounts of all intermediate sizes
cE2| 3| zef| Bzss
O c 8 3 = 58 d wdg Predeminantly one size or a range of sizes
(S ] k= o £ %8 d F ; ¢ i i SP SAND
s @ g Scdc with some intermediate sizes missing
o @ =
= e < = o
2 é 0] ﬁ 3 £ 9o o Non-plastic fines (for identification procedures - Silty SAND
T 5 3 2 o Z 8 E ¢ | see MLand MH below)
5 =8¢ | zkga¢g
T 5. E . " ! ’
@ 0 Ul = & § % | Plastic fines (for identification procgdures see
£ sEgre sC Clayey SAND
5 = CL, Cl and CH below) vey
Q
8 ‘@ | IDENTIFICATION PROCEDURES ON FRACTIONS <0.075 mm
— W
iy @
é E % DRY STRENGTH DILATANCY TOUGHNESS
o =
42K g g o £ 5 o None toLow Slow to Rapid Low ML SILT
037 g3 DL 553
32| E| 5232 vl MediumtoHigh None to Slow Medium cL ¢l CLAY
S £ 2 89
B5E| o) 5b=EL4
Zz=%t| 5| &% Low to Medium Siow Low oL ORGANIC SILT
< @ = =]
E5 8| <| T - | LowtoMedum None to Slow Low to Medium MH SILT
w X 2 Q55w
zh o @ 22 & | HightoVeryHigh None High CH CLAY
B e & ET 23 :
&5 f‘,) S~ | Mediumto High None to Very Slow Low to Medium OH ORGANIC CLAY
£ 5 )
2 = Highly Organic | Readily identified by colour, adour, spangy feel and frequently by Bt PEAT
= Sail fibrous texture.
e LL — Liquid Limit.
COMMON DEFECTS IN SOILS
TERM DEFINITION DIAGRAM TERM DEFINITION DIAGRAM
PARTING A surface or crack across which the SOFTENED | A zane in clayey soil, usually
soil has little or no tensile strength. ZONE adjacent to a defect in which the
Parallel or sub parallel to layering soil has a higher molsture content
(e.g. bedding). May be open or than elsewhere.
closed,
FISSURE A surface or crack across which the TUBE Tubular cavity. May eccur singly or
soil has little or no tensile strength, as one of a large number of
but which is nat parallel or sub separate or inter-cennected tubes.
parallel to layering. May be open or Walls often coated with clay or -
closed. May include desiccation strengthened by denser packing of m
cracks. grains. May contain organic matter.
SHEARED Zone in clayay soil with roughly TUBE An infilled tube. The infill may be
SEAM parallel near planar, curved or CAST uncemented or weakly cemented
undulating boundaries containing soll or have rock properties.
closely spaced, smoaoth or
slickensided, curved intersecting
fissures which divide the mass into
lenticular or wedge-shaped blocks.
SHEARED A near planar curved or INFILLED Sheet or wall like body of soil
SURFAGE | undulating, smoath, pelished or SEAM substance or mass with roughly
slickensided surface in clayey planar to irregular near parallel
sol. The. p{.’hShed or slickensided boundaries which cuts through a
surface indicates that movement il E d by inil f
(in many cases very litlle) has soilmags: Foomed. oy nikhg o
oceurred along the defect. open defects.
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6 Lot subdivision 995 Bishopsbourne
Road, Bishopsbourne

TRAFFIC IMPACT ASSESSMENT

m Final
m Dec 2019

Traffic & Civil Services
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1 Cooper Crescent
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Launceston TAS 7250 Australia

P:  +6136348168
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E: Richard.burk@trafficandcivil.com.au
W:  www.trafficandcivil.com.au
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1. Introduction

1.1 Background

The proposal is to subdivide 995 Bishopsbourne Road, Bishopsbourne into 3 new lots and a
balance lot for the existing dwelling. A development permit is required from Northern
Midlands Council and this TIA has been prepared to assess the impact of the proposal with
recommendations where necessary.

This Traffic Impact Assessment (TIA) must be submitted with the development application
and provide the following details:

e  The significance of the impact of these movements on the existing road network.

e Any changes required to accommodate the additional traffic.

The TIA has been prepared based on Departiment of State Growth guidelines.

1.2 Objectives

A Traffic Impact Assessment is a means for assisting in the planning and design of
sustainable development that considers:

e  Safety and capacity

e Equity and social justice

e FHconomic efficiency

e The environment and future development.

This TIA considers the impact of the proposal on projected traffic vohunes expected by 2029,

1.3 Scope of Traffic Impact Assessment (TIA)

This TTA considers in detail the impact of the proposal on the local road network which
includes Coach Lane and the junctions with Bishopsbourne Road, Bishopsbourne.

1.4 References

= RTA Guide to Traffic Generating Developments - 2002

= Northern Midlands Interim Planning Scheme 2013

= Austroads Guide to Road Design: Part 4A: Unsignalised and Signalised Intersections
-2017

= Ausiroads Guide to Traffic Management: Part 6:Intersections, Interchanges and
Crossings — 2019

5]Page
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1.5 Statement of Qualifications and Experience

This TIA has been prepared by Richard Burk, an experienced and qualified traffic engineer in
accordance with the requirements of the Department of State Growth’s guidelines and

Council’s requirements. Richard’s experience and qualifications include:

e 32 years professional experience in road and traffic engineering industry

o Manager Traffic Engineering at the Department of State Growth until May

2017.

o National committee membership with Austroads Traffic Management

Working Group and State Road Authorities Pavement Marking Warking

Group
e  Master of Traffic, Monash University, 2004
s Post Graduate Diploma in Management, Deakin University, 1995

e Bachelor of Civil Engineering, University of Tasmania, 1987

Richard Burlk
BE (Civil) M Traffic Dip Man. MIE Aust CPEng

Director Traffic and Civil Services Pty Ltd

B|Page
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2. Site Description
Figures 1 and 2 show the proposed subdivision site with respect to Bishopsbourne.

The 995 Bishopsbourne property has been cleared of trees except for hedgerows on the
boundaries and the land is undeveloped and flat.

The setting is rural, and the default unsealed rural speed limit of 80km/hr applies on Coach
Lane though the road is 600m long and the speed environment is estimated at S0km/h.

Figure 1 -  Proposed development site
I / P MEANDE, "J'}’ A S
. T I rn— - J\il.l'f" g /IL"E“’ i
J / Teamick > N N\
}. A arric /\\ \\,
'483 / /‘\_‘_ﬁ‘ﬁlf’ X { pam Fataena
/._u =i‘ﬂ- -'7{__“_ LIZ
r%{ A r_ BE Oakmeunt
J /.J f \
7 y ! i
lencre ;
[

Source: LISTmap
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Figure2— 995 Bishopsbourne Road Property

b

Identify Results

One feature found in one layer
- v Cadastral Parcels (one feature)

/? R
} F V1]

Property Address

995 BISHOPSBOURNE RO,
2268473

Property ID

Title Reference 140563/7

|
d
|
I
|
|
i

|POI: GDAD4 MGASS 1 499142E, 5293168N

Coach Lan¢
600m

g Ty
!
1
4
Source: LISTmap
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3. Proposal, Planning Scheme and Road
Owner objectives

3.1 Description of Proposed Development
The proposed is to subdivide 995 Bishopsbourne Road, Bishopsbourne into 5 new lots and a

balance lot for the existing dwelling as shown in figure 4 consisting of :

5 lots between 4,000 and 6,000m? in area accessing Coach Lane

[ ]
Balance lot of some 2.3 Ha in area accessed from Bishopsbourne Road with a farm

°
gate access to Coach Lane.

3.2 Council Planning Scheme
The proposed development involves land currently zoned Village in accordance with the

Northern Midlands Interim Planning Scheme 2013 shown in Figure 3.

Tasmanian Interim
Planning Scheme Zoning

Mora Information

Transparency:

== : e

’ -

‘,’I T -_._‘i Zoom ta layer's extent i
H I
{ !

Figure 3 — Northern Midlands Interim Planning Scheme 2013

Filter or Search Layer Show: All

[ 10.0 General Residential
[l 11.0 Inner Residential
m 12.0 Low Density Residentlal
; 13.0 Rural Living
I 14.0 Environmental Living
/ " 15.0 Urban Mixed Use
A 16.0 Village

1 : 17.0 Community Purpose
[ 18.0 Recreation

y 7 [l 19.0 Cpen Space
RN vy 5 i ' 20.0 Local Business
Nl | | W 21.0 General Business
] T AL SN { | [ 22.0 central Business
& . .( B 23.0 Commercial

W ( [l 24.0 Light Industrial
[ | [ 25.0 General Industrial
26,0 Rural Resource
4!4 | 7] 27.0 Significant Agricultural
I 28.0 Utlitles
',i [l 29.0 Environmental Management
‘f | 30.0 Major Tos.lrlsm
il | 3.0 Port and Marine
{ _l 32.0 - 39.0 Particular Purpose

i h ﬁg Cadastral Parcels

Source: LISTmap
3.3 Local Road Network Objectives
To maintain safe and efficient operation of the Council road network.

9|Page
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4. Existing Conditions

4.1 Transport Network
The surrounding road network consists of Council roads with Bishopsbourne Road and

Coach lane being the most immediate and impacted roads. Neither road is part of the

Tasmanian 26m B Double networlk, see Appendix C.

4.1.1 Bishopshourne Road
Bishopsbourne Road is sealed and has a rural collector function and connects Bishopsbourne

to Meander Valley Road at Carrick and Illawarra Main Road to the east, which are both State
Roads.

Bishopsbourne Road has varying traffic activity along its length and at the Coach Lane
junction with annual average daily traffic of some 200 vpd estimated from traffic survey
data. The road has a 4.8m wide seal and is delineated with guideposts. The posted speed limit
is 60km/h as shown in figure 5 and starts 200m north of the Coach Lane junction. The road is

in fair condition.

4.1.2 Bishopsbourne Road / Coach Lane Junction

Thé Bishopsbourne Road / Coach Lane junction is an uncontrolled intersection with a simple
right and simple left layout , has very low traffic activity and operates under the priority rule
where minor road traffic gives way to major road traffic. On this case it is clear the minor

road is Coach Lane as it is an access road only and unsealed.

The junction layout is considered fit for purpose. Figures 6-14 show the key features of the

intersection and roads.

11|Page
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Figure 6 — Bishopsbourne Road / Coach Lane Junction

>80m of approach
sight distance is
available.

Available sight
distance is >200m
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Available sight
distance is >200m

Figure 10 — Looking east along Coach Lane from Bishopsbourne Road
5 ke LY A7 2w e

o

B

Figure 11 — Looking north along Bishopsbourne Road towards Coach Lane
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Figure 12— Looking south along Bishopsbourne Road towards Coach Lane

Street lighting exists
at the Bishopsbourne
Road / Coach Lane
junction.
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413 CoachLane

Coach Lane is an unsealed rural access road and a no through road from the Bishopsboume
Road eastern approach. The road has a trafficable width of 4.5m and a low level of traffic
activity with an estimated annuval average daily traffic of 20 vpd. There is some delineation
with guideposts and the General Unsealed Rural Default Speed Limit of 80km/h applies
although the speed environment is estimated at 50km/h. Figures 15-19 show key road
features.

Figure 15 — Looking west along Bishopsbourne Road towards Coach Lane east end.

Figure 16 — Looking west along Coach lane from Bishopsbourne Road

i5|Page
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Figure 18 — Looking east along Bishopshourne Road from Coach Lane (East end)

Available sight
distance is >200m

Available sight
distance is >200m

4.1.4 Access to Lots 2,4 and 5 Coach Lane

Potential sight distance in the vicinity of proposed access to lots 2, 4 and 5 is shown in figures
20 and 21.

Figure 20 — Looking right along Coach Lanc from estimated Lots 2,4 and 5 access

Hawthorne hedge

removal required

to establish sight
distance from

normal holding
position
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Figure 21 Lookmg left alonﬂ Cnacll Lane from estimated Lots 2.4 and 5 access

A ““‘s‘v g |

Hawthorne hedge
removal required
to establish sight
distance from
normal holding
position

415  Access to Lots 1 and 3 via Coach Lane
Potential sight distance in the vicinity of proposed access to lots 1 and 3 is shown in figures
22 and 23.

Figure 22 — Looking right along Coach Lane from estimated Lot 1 and 3 access

Hawthorne hedge
removal required
to establish sight
distance from
normal holding
position

Hawthorne hedge
removal required
to establish sight
distance from
norimal holding
position
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4.1.6 Access to Balance Lot via Bishopsbourne Road
Sight distance at the access to the balance lot is shown in figures 24 and 25.

Figure 24 — Looking north along Bishopsbourne Road from Balance Lot

|

e

Available sight
distance>200m

Figure 25 — Looking south along Bishopsbourne Road from Balance Lot
=S

Available sight
distance>200m

4.1.7 Access to Balance Lot via Farm gate on Coach Lane
Sight distance at the farm gate access is shown in figures 26-28.

i
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Figure 26 — Looking right along Coach Lane from farm gate to balance lot

Available sight
distance is limited by
timber rails at driver

height line.

100m possible with
clearing of site line

Hawthorne hedge
and timber rail
removal required
to establish sight
distance from
normal holding
position
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41.8 Sight Distance Summary
Sight distance requirements are summarised in Figure 29.

Figure 29 — Summary of sight distance requirements
&

Acceptable Current Performance | Proposed
Selution Provision Criteria Treatment
Junction Speed Speed Road frantage sight distance Mitigation
Major Rd - Minor Rd Limit |Environment|Table E4.7.4 Available AS / NZS
{km/h)[ (km/h) SISD (m)
Bishopsbourne Rd - Coach Lane (West) 60 60 105
Bishopsbourne Rd - Coach Lane (East) 60 60 105
Bishapsbourne Rd - Balance lot 60 &0 105
Coach Lane - Balance lot farm gate 80 50 80
Coach Lane - Access to lot #1 80 50 80
Coach Lane - Acceass to lot #2 20 50 8O
Coach Lane - Access to lot #3 80 50 80
Coach Lane - Access to lot #4 80 50 30
Coach Lane - Access to lot #5 80 50 80
- Compliant subject to
B Tree/Shrub Removal (T/S)
~ Marginal & Fence rail removal (F)

The proposed accesses can satisfy the planning scheme with:

e acceptable solution for Safe Intersection Sight Distance (SISD) which involves
removal of 45m of hawthorn hedge and taper trimming of 15m to establish 80m of
sight distance for each access.

e performance criteria can be achieved with removal of 30m of hawthom hedge and
taper trimming of 10m to establish 45m of sight distance for each access.

For extent of hawthorn hedge trimming required under either scenario see figures 30a and
30b.
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Figure 30a — Hedge trimming option to establish access sight distance

PLMANG  SChEME PLAMG SCHEME

AOECECTABUE SOLUTIN (EOTORMAREE CYNTERIA |
B0wi \ 45w o |
| |
i
= —— ; *-‘L 2
{ S i__ Swa - 1 ZOw LT 110“%

*Taper trimming of hedge front and

ends to open sight line from access.

Figure 30b — Hedge trimming and replanting option to establish aceess sight distance
(where retention of roadside hedge is preferred)

PLiap e SREME HANMG SCHEME !
ALSITATLE  SOLUTGN, (eoiMpLE CRNTERA., |
1

|

] |

2O0wa - ‘ g2 ‘

New planted hedge setback to suite
required sight lines.
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Figure 31 — Acceptable Solution — 190m of hedge removal required plus taper trimming

With Acceptable
Solution require
hawthorn hedge taper
trimming of last 15m of
the hedge at both ends.

With Performance
Criteria require
hawthorn hedge

taper trimming of

last 10m of the hedge
at both ends.
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4.2 Traffic Activity

4,21

Bishopsbourne Road / Coach Lane Junction

A brief traffic survey was conducted at the junction on Wednesday 9" October 2019, see
Appendix A for results. From the survey data it is estimated:

Bishopsbourne Road has annual average daily traffic of some 200 vpd.
L]

Coach Lane has annual average daily traffic of 20 vpd.

4.3 Crash History

The Department of State Growth is supplied with reported crashes by Tasmania Police. The

Department maintains a crash database from the crash reports which is used to monitor road
safety, identify problem areas and develop improvement schemes.

The 5-year crash history records no reported crashes involving Coach Lane, see figure 33.

Figure 33 — 5 Year Reported Crash History at Bishopsbourne

4.4 Services

Overhead power supply poles are located on the southern side of Coach Lane. These poles ate
considered a low risk traffic hazard due to the minimal traffic activity and relatively low
speed environment.

23|Page



1-440

Traffic Impact Assessment

IH.';}'.HC!. CINIL SERVIDES
4.5 Road Safety Review

A road safety review was conducted of Coach Lane and the junctions with Bishopsbourne
Road. No traffic safety issues were identified with the road however it is evident that
construction of the proposed accesses will require removal of a substantial section of the
hawthorn hedge on the northern side of Coach Lane to satisfy sight distance criteria.

4.6 Austroads Safe System Assessment
Coach Lane has been assessed with the Austroads Safe System assessment framework. This
framework involves consideration of exposure, likelihood and severity to yield a risk
framework score. High risk crash types and vulnerable road user crash types are assessed for
each site and aggregated to provide an overall crash risk. Crash risk is considered in terms of

three components:

e Exposure (is low where low numbers of through and turning traffic) i.e.1 out of 4
e Likelihood (is low where the infrastructure standard is high) i.e. 1 out of 4
e Severity (is low where the speed environment is low) i.e. 1 out of 4

The Austroads Safe System Assessment process enables the relative crash risk of an
intersection or road link to he assessed. Road users are considered along with the most
common crash types. The crash risk score is an indication of how well the infrastructure being
assessed satisfies the safe system objective which is for a forgiving road system where
crashes do not result in death or serious injury.

From safe system assessment, the proposed access was determined to be reasonably aligned
with the safe system objective with a crash risk score of 20/448 which is a very low risk
score, see Appendix B.
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5. Traffic Generation and Assignment

This section of the report is to determine how traffic generated by the proposal is distributed
within the adjacent road network now and ten years future.

5.1 Background Traffic Growth

Compound annual traffic growth of 1% on Bishopsbourne Rd and 0% on Coach Lane.

5.2 Trip Generation

5 lots zoned Village at 6vpd and 0.6vph during peak times /lot from RTA guidelines. On this
basis the proposal will generate 30 vpd and up to 3 vph at peak times.

5.3 Trip Assignment
Figure 34 shows projected traffic flow for 2029.

Figure 34 — Peak hour projections for Bishopshourne / Coach Lane junction

am peak - 2022 with development

To Carrick
15 wph 5wph

| D vph
Tuvph B 0 new
2new [ |
=== (pach lane
O wph
0 new

To Cressy
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To Carvick
Swph 15 vph

O vph ;‘
Onew |
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0 new
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6. Impact on Road Network

6.1 Impact of traffic generated by the proposal

Traffic projections indicate that peak hour traffic on Coach Lane will more than double from
2 to 5 vph. These are very low levels of traffic activity.

6.2 Intersection requirements
6.2.1 Signage
No signage is considered necessary.
6.2.2 Junction warrants

The Bsihopsbourne Road / Coach Lane junction does not require upgrading as the existing
simple junction layout is adequate for the projected peal traffic once fully developed.

6.3 Impacts on road users
6.3.1 Public Transport

No impact.

6.3.2 Delivery Vehicles

No impact.

6.3.3 Pedestrians and Cyclists

No impact

6.3.4 Motorcyclists

No impact.
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6.4 Other impacts

6.4.1 Environmental

No applicable environmental impacts were identified in relation to:

e Noise, vibration or visual impact

s Community severance, pedestrian amenity

e Hazardous loads, air pollution or ecological impacts
e Heritage and Conservation

e The increased traffic activity will increase dust generated on Coach Lane.

o Sealing of Council roads is a Council matter and not the responsibility of
private property owners.

o Typically, when a gravel road has daily traffic flow of 200vpd Councils can
justify sealing as road maintenance costs are reduced and there are other
comimunity benefits.

o Coach Lane traffic is currently some 20vpd and is expected to increase to
50vpd once fully developed. The gravel surface on Coach Lane appears to
generate a low amount of dust.

6.4.2  Street Lighting and Furniture

The Bishopsbourne Road / Coach lane junction has street lighting as can be seem in figure 11.
The proposal does not justify provision of additional street furniture.

6.5 Future Development

The proposal appeats o be in keeping with the Village zoning of the Jand. The current traffic
management applied to Coach Lane i.e two-way access from the western end via

Bishopsbourne Road appears sensible given Coach Lane’s function as a local access road.

Eventually Council may entirely close the eastern access to Bishopsbourne Road to preserve
calmed operation of Coach Lane.
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6.6 Northern Midlands Interim Planning Scheme 2013

6.6:1 Road and Railway Assets Code E4 requirements

Section E4.6.1 Use and road or rail infrastructure
Acceptable solution A3
For roads with a speed limit of move than 60km/hr the use must not increase the anmual average daily

traffic(AADT) movements at the existing access or junction by more than 10 %.

e  (Coach Lane is an unsealed rural standard road, so the Rural Default Speed Limit of
80km/h applies. Current traffic volume on Coach Lane is estimated at 20vpd
o Proposed development will generate an additional 30vpd i.e a 250% increase.

e  Acceptable solution A3 is not achieved.

Performance criteria P3
For limited access roads and roads with a speed limit of more than 60km/hr an access or
Junction which is increased in use or is a new access or junction must be designed and

located to maintain an adequate level of safety and efficiency for all road users.

e The existing traffic activity is very low and the expected increase in traffic is small so no
widening to provide for turning movements at the Bishopsbourne Road / Coach Lane
junction is required.

e TFrom road safety review, crash history review and Austroads Safe System Assessment
there are no traffic safety or capacity issues with the proposal provided the hawthorn
hedge is removed either completely or partially to ensure sight distance to the left and
right of at least 45m,

e The existing Bishopsbourne Road / Coach Lane junction is considered fit for purpose.

e Performance criteria P3 is conditionally satisfied.

Section E4.7.2 Management of Road Accesses and Junctions

Acceptable solution A2

For roads with a speed limit of more than 60%an/k the development mus! not include a new access or
Junction.

e  The proposal involves 5 new accesses within an 80km/h speed limit.
e  Acceptable solution A2 is not achieved.

Performance criteria P2

For limited access roads and roads with a speed limit of more than 60km/hr an access or
Jjunction which is increased in use or is a new access or junction must be designed and
located to maintain an adequate level of safety and efficiency for all road users.
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Coach Lane functions as a rural access road to some 3 titles. The gravel road is 4.5m wide
with suitable horizontal and vertical alignment for an access road, is in fair condition and is

maintained by Council. Coach Lane is considered suitable for use as an access road.

Traffic activity on Coach Lane is estimated to increase from 20 to 50 vpd due to the proposal.
This level of traffic activity is considered normal for unsealed rural council roads and well
within the capacity of Coach Lane.

From Austroads Safe Systems Assessment Coach Lane is considered to have a very low crash
risk with a score of 20/448 The road is considered safe with increased access as proposed.

Accordingly, in terms of safety, efficiency and road standard Coach Lane is considered fit for
purpose as a rural access road and able to accommodate the proposed 5 accesses and

Performance Criteria P2 is satisfied.

Section E4.7.4 Sight Distance at Accesses, Junctions and Level Crossings

Aecceptable solution Al a)

An access or junction must comply with the Safe Intersection Sight Distance shown in Table

E4.7.4.

e For 2 50km/h frontage speed require 80m of SISD.

e  Figure 29 summarises sight distance requirements and availability and shows that SISD
requirements of Table B4.7.4 can be satisfied for the proposed accesses with removal of
190m of the hawthorn hedge plus 2 *15m tapered sections at both ends as per figure 31.

Acceptable solution Al a) can be satisfied, alternatively

Performance criteria P1
The design, layout and location of an access, junction or vail level crossing must provide

adequate sight distances to ensure the safe movement of vehicles.

e The proposed accesses can satisfy P1 with removal of 160m of hawthorn hedge plus
a 10m tapered sections at the eastern end as per figure 32.

o These accesses satisfy sight distance requirements for accesses in accordance with
AS/NZS 2890.1 Off street car parking -Figure 3.2. For a 50km/h frontage speed
require 45m of sight distance.

Accordingly, Performance Criteria P1 can be satisfied.

If the hawthorn hedge is considered to have heritage value, then removal of the least
amount of hedge possible would be preferred and so Performance Criteria P1 should be
followed in that case, otherwise Acceptable Solution Al.
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7. Recommendations and Conclusions

This traffic impact assessment has been prepared to assess the proposed 5 lot plus balance lot
subdivision of 995 Bishopsbourne Road, Bishopsbourne. Traffic projections for 2029 show
an increase in peal hour traffic activity from 2vph ta 5vph due to the proposal. Though the
traffic activity more than doubles, the increase is from a very low base so the impact on traffic
safety and capacity is negligible.

From review of the planning scheme, existing roads, crash history, proposed access locations
and road safety; no traffic capacity or safety concerns have been identified apart from the
sight distance issues at the proposed access points due to the hawthorn hedge.

The following recommendations are made:
Recommendation #1 — The hawthorn hedge on Coach Lane be removed or removed and
replanted sufficient to establish sight distance for lots 1 1o 5:

o Ifihe hawthorn hedge has heritage value, then removal of 160m of hedge plus 10m of
taper trimming at both ends of the remaining hedge is required as per figure 32.

o Ifthe hawthorn hedge has no heritage value, then removal of at least 190m of hedge
plus 15m of taper trimming at the both ends of the remaining hedge is required as

per figure 31.
o Some hedge could be removed and setback, see figure 30b, to ensure lines of sight.

Recommendation #2 — The hawthorn hedee on Coach Lane east of the existing furm gale to
the Balance Lot be removed sufficient to establish sight distance:

o Ifthe hawthorn hedge has heritage value, then removal of 30m of hedge plus 10m of
taper trimming of the remaining hedge is required.

o [fthe hawthorn hedge has no heritage value, then removal of at least 45m of hedge
plus 15m of taper irimming of the remaining hedge is required.

Recommendation #3 — The timber rails restricting sight distance at the existing farm gate
to the Balance Lot be removed sufficient to establish sight distance.

Recommendation #4 — The proposed accesses be constructed to Northern Midlands
Council Standard.

In summary this report demonstrates that the proposal can satisfy the Northern Midlands
Interim Planning Scheme 2013 requirements of Road and Railway Assets Code E4.

Overall, it has been concluded that the proposed development should not create any traffic
capacity or traffic safety issues for road users.

Based on the finding of this report and subject to the recommendations above, the proposed
development is supported on traffic grounds.
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Appendix A — Turning count 9" Oct 2019

Bishopsbourne Road / Coach Lane junction

Intersection Count Summary

Loration: Bishopsbournz Road st Coach Lane, Bistibpsbourne
GPS Coprdinates; Lat=-41.613118, Lon=145.585861

Dighe; 2019-10-08

Day ofwesk:  Wednesday

Analyst: R Burk
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Appendix B — Safe System Assessment
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Appendix C — Tas. 26m B Double Network

Key

g M Arony

Conditions of Notice apply:
Roads

= 26m B-Double access
= Condllionally Approved 26m B-Double access
== B-Double Roules - To Be Removed
HKIL access
(== Condilionally Approved HML access
== Road subject to load limit. More details.

Bridges
Condilionally approved B-Double overpass

{Q Condiionally approved B-Double bridge

@ Bridge subjectto foad limit. Mor= details.

Ereadall

\ Fakena

No Access Under This Notice:
Permit required, Contact NHVR

‘\v- Mo access on read (not assessed)

[ ‘Bishopshourne )

i o
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Erin Miles

From: Paul Godier

Sent: Tuesday, 31 March 2020 1:36 PM

To: Ashley Brook

Cc: brentjohnson1659@gmail.com; Erin Miles
Subject: RE: 995 Bishopsbourne Road - alternative layout
Follow Up Flag: Follow up

Flag Status: Flagged

Dear Ashley, thanks for your consideration of this and your comments.
| confirm the application will be considered at the April 27 meeting.
Regards,

Due to the ongoing COVID-19 pandemic, our offices will be temporarily closed to the public effective from 5pm on the 26th
March 2020 until further notice.

Our Customer Service team can be contacted by phone, post, via our website or email at council@nmc.tas.gov.au

Our priority is to keep our community, including staff, ratepayers and residents safe and to minimise the spread of COVID-19.

Paul Godier
“ Senior Planner | Northern Midlands Council
a 7 Council Office, 13 Smith Street (PO Box 156), Longford Tasmania 7301
%‘ T: (03) 6397 7303 | F: (03) 6397 7331 , emplcyer
E: paul.godier@nmc.tas.gov.au | W: www.northernmidlands.tas.gov.au of choice

i~ N s - Tasmanka's Hetor Meart

From: Ashley Brook <abrook@6ty.com.au>

Sent: Tuesday, 31 March 2020 12:22 PM

To: Paul Godier <paul.godier@nmc.tas.gov.au>

Cc: brentjohnson1659@gmail.com

Subject: RE: 995 Bishopshourne Road - alternative layout

Hi Paul,

Thank you for sending through the plan with the suggested alternate subdivision layout through, which we have
considered.

| note that the planning assessment which accompanied the proposed subdivision layout included with the
application demonstrates that it complies with the applicable standards in the Northern Midlands Interim Planning
Scheme 2013 (the “Scheme”). Similarly, the assessment of the application by Council officers in the Agenda for the
meeting of 16 March 2020 identified that it complies with the Scheme. Itis understood that the changes to the
subdivision layout that have been suggested seek to address issues raised in the representations. It is appropriate
for Council to take the issues raised in the representations into consideration in determining the application. In fact,
it is required in accordance with Clause 8.10.1(b) of the Scheme, but only insofar as each matter is relevant to the
discretions being exercised. However, the changes that have been suggested are not required to provide compliance
with any of the relevant performance criteria which give rise to the discretions being exercised. Specifically:

e There is no Scheme standard in an acceptable solution or performance criteria that requires minimisation of the
number of lot boundaries that will be shared with the Rural Resource-zoned land to the north at 991
Bishopshourne Road. Therefore, this issue does not relate to a discretion that is being exercised.

1
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There is no Scheme standard in an acceptable solution or performance criteria that requires maximisation of the
separation distance between the proposed lots and the sheep yards on 991 Bishopshourne Road. The Village
zone provisions include a permitted (acceptable solution) setback requirement of 3m from side and rear
boundaries. The subdivision layout enables this requirement to be satisfied. Therefore, this issue does not relate
to a discretion that is being exercised.

As identified in the planning assessments included with the application and within Council’s Agenda for 16
March 2020, the number of proposed accesses off Coach Lane complies with the performance criteria in Clause
E4.7.2 P2 of the Scheme. The Traffic Impact Assessment identifies that Coach Lane is fit for purpose as a rural
access road with adequate spare capacity, and its safety and efficiency will not be reduced by the creation of the
New accesses.

The hedge is not heritage listed and its removal and/or trimming to enable the construction of the proposed
accesses does give rise to any of the discretions that are being exercised.

Although the suggested changes are not required to provide compliance with the Scheme standards, we have given
consideration to them. Ultimately, as discussed last week, the suggested changes would increase the costs of
undertaking the subdivision including amendments to the application and supporting reports, and additional civil
works involving a private shared driveway having a length of approximately 200m and increased electricity
connection works given that 3 of the lots will not have public road frontage. Our client therefore has little choice but
to decline the invitation to make the suggested changes.

It is noted that our client has already agreed to the making a contribution to the cost of sealing the section of Coach
Lane which abuts the land at 995 Bishopsbourne Road, in conjunction with undertaking the subdivision. This
notwithstanding that there is no head of power in the Scheme that would otherwise enable Council to require this
contribution.

Additionally, in further response to the issues which Council has identified in providing the suggested changes, | note
the following:

The Village Zone standards allow for a higher residential density than is proposed by the subdivision. The
minimum lot size is 800m? however the proposed lots will vary between 4,019m? and 5,792m”.

The proposed lots which will adjoin 991 Bishopsbourne Road (Lots 3-5) will have a minimum depth, measured
from the shared boundary, of 119.5m. This aspect of the subdivision design ensures that future dwellings on
those lots will be capable of being located to minimise the potential for land use conflict.

The application relies on the performance criteria in Clause E4.7.4 P1, which involves the provision of reduced
sight distances in order to reduce the amount of the hedge required to be removed (when compared with the
acceptable solution would require). Partial retention of the hedge would be achievable through extensive
trimming which achieves the relevant sight distances. It is intended that this will occur in constructing the
proposed accesses as part of the subdivision.

Therefore, the application in its current form appropriately responds to the issues raised, and includes measures (i.e.
road sealing contribution, lot density/size and partial hedge retention) which otherwise go beyond what the Scheme
reasonably can reasonahly require.

Given that no changes to the appliction are proposed, are you confirm that it will be considered at the next available
Council meeting on 27 April 20207

Regards,
Ashley
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Tamar Suite 103, The Charles
AShIev BrOOk 287 Charles Street, Launceston 72
Planning Consultant PO Box 63 Riverside 7250
0400945 776 P 03 6332 3300

E abrook@6ty.com.au

W 6ty.com.au
Measured form and function ARCHITECTURE | SURVEYING | EN

CONEIDENTIALITY NOTICE AND DISCLAIMER The information in this transmission may be confidential and/or protected b
professional privilege, and is intended only for the person or persons to whom it is addressed. If you are not such a persor
warned that any disclosure, copying or dissemination of the information is unauthorised.

If you have received the transmission in error, please immediately contact this office by telephone, fax or email, '
to inform us of the error and to enable arrangements to be made for the destruction of the transmission, or its i
return at our cost. No liability is accepted for any unauthorised use of the information contained in this 'i ﬂ
transmission.

From: Paul Godier <paul.godier@nmec.tas.gov.au>
Sent: Friday, March 20, 2020 12:04 PM

To: Ashley Brook <abrook@6ty.com.au>

Subject: 995 Bishopsbourne Road - alternative layout

Dear Ashley, the councillors want me to investigate:

e minimising the number of properties with boundaries to the farm at 991 Bishopsbourne Rd.

e maximising the distance between the sheep yards on 991 Bishopsbourne Rd and new dwellings.
e minimising the number of accesses off Coach Lane.

e minimising the need to cut the hedge for accesses.

The attached plan attempts to do that. I'd welcome your view on it.

If this or a similar plan is acceptable to you, we would waive the planning, engineering and EHO fees for the
application, except for the $258 advertising fee.

Please let me know if you'd like to discuss.

Regards,
Paul Godier
m Senior Planner | Northern Midlands Council
e ! Council Office, 13 Smith Street (PO Box 156}, Longford Tasmania 7301
"8 T:(03) 6397 7303 | F: (03) 6397 7331 emplﬂyer
i E: paul.godier@nmc.tas.gov.au | W: www.northernmidlands.tas.gov.au of choice
NORTHHRN
MIDILANDS o Tasmanky’s Histon Hear
coUNeIL o fuesso

Officers are available for phone enquiries and face to face appointments to discuss building and planning matters at
the following times:

e Monday - between 9:00am and 12:00pm
e Wednesday - between 2:00pm and 5:00pm
e Friday - between 9:00am and 12:00pm

Meetings can be arranged at other times by appointment.
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REFERRAL OF DEVELOPMENT APPLICATION PLN-20-0002 TO WORKS & INFRASTRUCTURE

DEPARTMENT

Property/Subdivision No: 101000.346

Date: 17 January 2020
Applicant: 6ty° Pty Ltd
Proposal:

access provisions; un-serviced area)
Location: 995 Bishopsbourne Road, Bishopsbourne

6-lot subdivision & vegetation removal (vary frontage width diameter &

W& referral PLN-20-0002, 995 Bishopsbhourne Road, Bishopsbourne

Planning admin: W&I fees paid.

Jonathan - if you require further information, advise planning section as soon as possible —
there are only 14 days from receipt of permitted applications and 21 days from receipt of

discretionary applications to stop the clock.

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

s it connected to all Council services? Stromwater detained
internally

Are any changes / works required to the house lot? No

Are the discharge points for stormwater, infrastructure that | N/A

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 match the | N/A

location shown on the plan? (Requires an on-site inspection)

s the property connected to Council’s stormwater services? | No

If so, where is the current connection/s? N/A

Can all lots access stormwater services? N/A

If so, are any works required? No

Is stormwater detention required

Not as part of subdivision
permit

Has a stormwater detention design been submitted N/A
If so, is it designed for 20- year ARI with overland flow path | N/A
to road or any other low risk Council approved place of
discharge. )

If no to above , has the design for 100 — year ARl been done. | N/A
If yes to any of the above, does it comply with Councils | N/A
stormwater policy

Is the design approved by works & infrastructure N/A
Please quote drawing numbers and any other relate | #
documentation (email etc.)

Additional Comments/information N/A

Stormwater works required:

None
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Is there kerb and gutter at the front of the property? No ]

Are any kerb-and-gutter works required? No

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 required? No
Is off-street parking available/provided? Yes

| Road [/ access works required:

Investigate whether road can be sealed

Is an application for vehicular crossing form required? Yes

Is a footpath required? No

Extra information required regarding driveway approach and | No
departure angles

Are any road works required?

Are street trees required? No

An Engineer's design is not

Additional Comments: i
required.

Engineer's comment:

WORKS & INFRASTRUCTURE DEPARTIVIENT CONDITIONS

STANDARD CONDITIONS FOR SMALL SUBDIVISIONS

W.2  Access (Rural)

a) A driveway crossover apron must be constructed from the edge of Coach Lane to the
property boundary of each lot in accordance with LGAT standard drawing TSD RO3.

b)  Access works must not commence until an application for vehicular crossing has been
approved by Council.

W.3 As constructed information
As Constructed Plans and Asset Management Information must be provided in accordance
with Council’s standard reguirements.

W.4 _Municipal standards & certification of works

Unless otherwise specified within a condition, all works must comply with the Municipal
Standards including specifications and standard drawings. Any design must be completed in
accordance with Council’s subdivision design guidelines to the satisfaction of the Works &
Infrastructure Department. Any construction, including maintenance periods, must also be
completed to the approval of the Works & Infrastructure Department.

W.5 Works in Council road reserve

a) |Works must not be undertaken \ Withln the public road reserve including crossovers,
driveways or kerb and guttering, without prior approval for the works by the Works
Manager. .

b) Twenty-four (24) hours notice must be given to the Works & Infrastructure
Department to inspect works within road reserve, and before placement of concrete
or seal. Failure to do so may result in rejection of the vehicular access or other works

and its reconstruction.
W.8 Poliutants

a) The developer/property owner must ensure that pollutants such as mud, silt or
chemicals are not released from the site.
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b)  Prior to the commencement of the development authorised by this permit the
developer/property owner must install all necessary silt fences and cut-off drains to
prevent soil, gravel and other debris from escaping the site. Material or debris must
not be transported onto the road reserve (including the nature strip, footpath and
road pavement). Any material that is deposited on the road reserve must be removed
by the developer/property owner. Should Council be required to clean or carry out
works on any of their infrastructure as a result of pollutants being released from the
site the cost of these works may be charged to the developer/property owner.

Jonuthan Galbraith (Engineering Officer)

Stormwater discussed with Cam Oakley 24/2/20 — Agreed that the lots are large enough for
internal detention which can be designed at the building permif stage.

Leigh McCullagh (Works Manager) Road width and surface discussed 3/3/20

Date: 3/3/20
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Rosemary Jones

From: Des Jennings

Sent: Friday, 17 January 2020 11:56 AM
To: NMC Planning

Subject: Request for cash in lieu of POS
Follow Up Flag: Follow up

Flag Status: Flagged

Categories: Sent to ECM

Hi Rosemary,
It is agreed to accept the cash in lieu of open space.
Can you also confirm the amount we are charging per lot? Thanks Des

Des Jennings
General Manager | Northern Midlands Council

“ Council Office, 13 Smith Street (PO Box 156), Longford Tasmania 7301
% T: (03) 6397 7303 | F: (03) 6397 7331 employer
of choice

E: des.jennings@nmec.tas.gov.au | W: www.northernmidlands.tas.gov.au

NORTHERHN
MIDLANIS i i . ;
r.lmuw:.ilLb B L B O T Y (R ey o R T T R S

From: NMC Planning <planning@nmc.tas.gov.au>
Sent: Friday, 17 January 2020 11:50 AM
To: Des Jlennings <des.jennings@nmc.tas.gov.au>
Subject: Request for cash in lieu of POS

Good morning Des,
Please see attached documents requesting cash in lieu for a 6 lot subdivision at Bishopshourne.
Kind regards,

Rosemary Jones
Administration Officer - Community & Development | Northern
e Midlands Council
= Council Office, 13 Smith Street (PO Box 156), Longford Tasmania 7301
%‘ T: (03) 6397 7303 | F: (03) 6397 7331 , employer
of choice

E: rosemary.jones@nme.tas.gov.au | W: www.northernmidlands.tas.gov.au

NORTHERN
MIDLANDS
COUNCIL

g s a3 g s Moy tepa e H @ a E

Please note that due to the high volume of enquiries received, officers will be available for phone and face to face
appointments to discuss building and planning matters at the following times:

e Monday - between 9:00am and 12:00pm
o Wednesday - between 2:00pm and 5:00pm
e Friday - between 9:00am and 12:00pm
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NORTHERN MIDLANDS COUNCIL

REFERRAL TO:

ENVIRONMENTAL HEALTH OFFICER

Reference no:

PLN-20-0002; 2268473

Site:

995 Bishopshourne Road, Bishopsbourne

Proposed development:

6-lot subdivision & vegetation removal (vary frontage width
diameter & access provisions; un-serviced area)

Applicant: oty®
P.O. Box 63
Riverside Tas 7250
Owner: Brent lohnson & Christine Ruth Howard
Referral date: 17.01.2020
Timeline: Starting date: 02 January 2020
Advertised on: 18 Jlan 2020
Closing date: 03 Feb 2020
NMC contact: Planning@nmec.tas.gov.au
Attachments Application & plans

Effluent Disposal for low density subdivision

A preliminary on-site wastewater evaluation report has béen provided by Geoton Pty Ltd. The
report has been prepared in accordance with the AS/NZS 1547: 2012 and concludes that each
of the proposed lots are capable of accommodating all secondary treated wastewater from a 4
hedroom dwelling. In addition, there is sufficient area available on each proposed lot for an

equivalent size reserve wastewater disposal area.

Chris Wicks

Environmental Health Officer

21 January 2020
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Ivan Badcock Email: - ibadcock@hotmail.com
1095 Bishapshourne Road Telephone — Home — 6397 3558
Bishopshourne 7301 Mobile — 0438 653 597

28 January 2020

Mr. Des Jennings

General Manager
Northern Midlands Council
13 Smith 5t

Longford 7301

Dear Des re 6 — lot subdivision, 995 Bishopshourne Rd., Bishopshourne

Your Reference PLN — 20 - 0002

Thanks for your advices received 20 January 2020. My comments are as follows-

1L

The establishment of five lot subdivision, plus the existing dweﬂing is not in keeping
with the curtent town layout, most holdings being larger. My recommendation is to
limit the area to three blocks, existing and two new blocks. This was the layout when
the subdivision was first approved in 1999. See attached plan showing Lot 10
(1.36ha), Lot 11 (1.57ha) and Lot 12 (1.86ha).

Road Sealing — the original plan required sealing as a dust control measure but when
the plari was amended to reduce hlock numbers along Coach Lane the requirement
was waived, with a gravel road permitted. As dust will still be an issue; pavement
sealing is recommended.

Hedge Removal — this was an issue when the subdivision was first approved and
retention was a requirement of approval. Should it be a sight and safetyissue a
reduction in height of the hawthorn hedge should be sufficient, thus retaining
retention of the hedge. (See attached Examiner newspaper report of 18/12/1898).
Coach Lane Access — Currently this is via the western entrance from the
Bishopshourne road with the eastern junction shut off by a gate, this for safety
reasons. It is requested that this not be changed.

Yours faithfully

/ i
oy Aot e.o etz

lvan Badcock

Jocument Set |D: 1067700

Jersion: 1, Version Date: 31/01/2020
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et

approvead,

but the hedge remains

A 12-block, Z1ha subdivision in
Bishopsbourne was given the go-
ahead yesterday by the TResource
Management and Planning Appeal
Tribunal.
 The subdivision, off Coach Lane,
was approved on condilion thai;

@ The 100 vear-old, historic haw-
thorn hedge running down the lane
was rotecled; and

© The irrigalion channels to-exist-
ing and new blacks he protected and
mairlained.

Daveloper Ivon Badeock said he

would now proceed with the subdiv-
ision of one Dhlock and others as sold.

The tribunal rejected neighbouring
farmer Peter Scotl’s claims that the
suhiivision would affect. the qualily of
water in his dam, interrupt the
irrigation flow and create a weed
problem for his truffle crop.

It also rejectad the probability {hat.
new vesidents would complain about
existing faym praclices but econceded
thal domestic animals, such as dogs,
were a polential prablem,

Jocument Set ID: 1067700
Jersion: 1, Version Date: 31/01/2020
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|

General Manager Peter and Janeite Scott '

Northern Midlands Council 991 Bishopshourne Road
Bishopshourne 7301
Jescott991@email.com
Mobile: 0448269802

28" January 2020

To the General Manager and cauncillors of the Northern Midlands Council,

This is our third representation to the Coundil regarding a subdivision proposal for next door to ourfarm.
The first was I 1998/99 when the land was subdivided Into 7 lots, the second was in 2004 when one lot next
door to us was subdivided into 3 lots and now we have this 5 lot subdivision.

Each time we have gone through thé process to try to safeguard our rightto farmn. it is now proposed that
the adjoining block be made into 5 extra lots, 3 of which are onour boundary fence, vwhich we currently
utilise as a stock laneway. It is our opinion that these blocks, being within 100 metres of our existing sheep
yards may well create a conflict of interest as the noise and smell from here is in a direct north-westerly
direction of the proposed house sites. (see Attached sheet No. 1) This Is a working farm with, at times,
constant noise from sheep movements in and out of the nearby laneway, Jamb weaning etc.

As per Attached sheet No. 2, a 50-metre building exclusion zone was put in place when the original
subdivision was granted.

To add to our concerns, we were inipacted over a period of 5 years from the incessant barking of the
neighbour’s dogs, which we complained to the Council about, lodging formal camplaints, with no resolution.
With 5 new lots, we are concerned a repetition of this distressing occurrence.

Over the past 20 years we have been subjected to 3 major cat problems with toxoplasmosis, verified by the
DP1 through lamb carcass testing, resulting, in the woist case, of the loss of close ta 100 lambs. This will only
increase as a problem in this area with more domestic pets on smaller blocks adjoining farimland.

At the granting of the permit to Ivan Badcock for the original subdivision in 1999, one condition imposed by
the Council was the protection of the existing hawthorn hedge on Coach Lane. This was one condition the
villagers opposed to the development were adamant was necessary as it was deemed to be around 100
years old. {Attached sheet No. 3) and newspaper article of the decision {Attached sheet No. 4). From the
submission there seems to be no regard, with large parts to be removed. '

In 2004 when Leonle Rowlings, who owned the lot-next door to us {995) applied to subdivide into 3 lots, one
condition imposed by the Council concerned the sealing of Coach Lane 0 her proposed 3 lots (Attachment
shéet No. 5). Subsequently the permit expired, and the subdivision lapsed. Is this condition to be imposed
for this development, should it proceed?

Regarding Coach Lane as a Bishopsbourne resident, we are concerned about the intersection if more
vehicles are to be travelling along there, as the currentangle onto Bishopshourne Road is highly dangerous
and should be redesigned to cope with the additional traffic,

To sum up, we have experienced severe emotional and financial impact on our lives over the past 20 years
with the land being rezoned into village en-our hourndary and then these subseguent subdivisions, We have
no personal guarrel with our existing neighbours, but they must understand how this affects our day-to-day
farming life. :

Peter Scott and Janette Scott

1A oo dw/d/w.

Jocument Set 1D: 1067113
Jersion: 1, Version Date: 29/01/2020
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ATTACH MeNT 4.

Planning Submission

3.2 Bushfire Assessment

e —

Measurod farm and funcilon

[

Livingston Natural Resotlrce Services (September 2019) was engaged to prepare a
Bushfire Hazard Management Report, incorporating a certified Bushfire Hazard
Management Plan (‘BHMP"), lo address fhe applicable standards In the Bushfire-

Prone Areas Code of the Scheme.

As illusirated by Figure 7 below, the certified BHMP demonstrates that each lot within
the subdivision s capable of containing a hazard management area (HMA) belween
bushfire prone vegetation (grasstand) and a building area thal have dimensgions equal

lo the separation distances required for BAL 19 and BAL 125

. The relevant

dimensions ave to 10m to the north, oast and west, 11m to the south and 1m from
Coach Lane for BAL 19, and 14m to the north, east and west, 16m to the south and

6m from Coach Lane for BAL 12.5;

iFigure 4~ Zoning Map of the Subject Site and Surrounds

)

rlsﬁh Theepyavs

'..
|
B
|'I' ™ f‘é(
; spsvams
Indicative Locations
7 baelliog BAL Zand o0
i (CIsALias | N
@ atatld yater supply [ BAL 19 . Sl

No additional road infrastructure is required to service the subdivision. The vehicular

access within each lot will need to comply with the applicabl

Bushfire-Prong Areas Code. Future dwelling development within each lot wil

e stipulations in the
need

- static fire-fighting water supplies with a minimum capacity of 10,000 litres.

T FlotSubdvision
405 Bishopsbourne Road, Rishopshoume

Jocument Set 1D: 1067113
Jersion: 1, Version Date: 29/01/2020
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ATTAHMENT 3

Northern Midlands Planning Scheme 1995

NORTHERN

Planning Permit 27/003/263 MIDLANDS
: COUNCIL

In accordance with Division 2 of the Land Use and Planning Approvals Act 1993,
the Northern Midlands Council (Planning Authority) hereby grants a permit —

To:  Campbell Smith Phelps Pedley obo | Badcock
Of: PO Box 284 :
LAUNGCESTGON TAS 7250

ADDRESS OF LAND:

1095 Bishopsbourne Road, Bishopsbourne . P/N:101000.34
THIS PERMIT ALLOWS FOR:
The land to be used and developed for a 7 lot subdivision in accordance with
application 27/003/263 and the endorsed drawing numbered P1 and subject to the
following conditions: '
1.  Layout not Altered
The use and/or developmerit as shown on the endorsed documents must not be

altered without the written consent of the Technical Services Manager.

2.  Sealing of Plans

The final plan of survey will not be sealed until all conditions have been complied with.

3. Access Road _ ‘
() The owners of lots 5 & 6 shall maintain their sections of the crushed rock

access road in a good and trafficable condition.

(i) Driveway accesses to all lots shall be constructed in accordance with Standard
Drawing 1012 as attached.

(i) Accesses to the proposed fots from Coach Lane, shall, to the satisfaction of

Jogument-SetiBicl0B7418 = v oot E 2

Jersion:1, Vg

Council, be constructed so as to protect the existing hawthorn hedge on the
north east side of Coach Lane as far as possible. ‘

4. Easements - - x : :
Water channel easements shall be created on the plan in favour of all lots and the
Rivers and Water Supply Commission.

5. Payment in Lieu of Public Open Space
The applicant shall provide a sum of $1,600-00 as a contribution in lieu of public open
space payable proportionally to the number of lots in each stage.

6. ~ On Site Disposal Systems
On-site disposal systems must be designed, installed and located in accordance with
AS1547 (Disposal Systems for Effluent from Domeslic Premises) and AS3500

(National Plumbing and Drainage Code).
P.O. Box 156 &
Longford Tas 7301

Telephone (03) 6397 7303
Facsimile (03) 6397 7331
www.tasmaniacéniral las.gov.au

rsiop Diatg: 29/3/2020 w7k -
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ATTRCHMENT tp.

Subdivision approved, |
but the hedge remains

A 12blotk, 21ha subdivision”in
Bishopshourne was given the ga--
ahend-yestexday by -the: Resourée-
Manageinent; &nd Plaiiing ‘Appeal

The fkuhdjvﬁsiqn,; ‘off Coach :‘]';.ane,
was approved on condition that: - -
® The- T00 year-old, historic haw-

thorn hedge running down the lane *

was protected; and: . o
" @ The irrigation channéls to-exiat:
ing-and new blocks be protected and-
maintained. N i
Developer, Ivan Badcock said he

- ——n i

Seott

Sy
fraa s

would now froceed Wit theSubdiy-

igioni-of one block and others as sold.

farmer Peter Scott's -claims that the

" subdivision would affect the quality of-

water in.his :dam, interrupt: the
irrigation flow and create a wesd
problem for kis truffle erop. %

. Tt also rejected the probability that

‘newresidents would complain abtut

exigting farfn’ practices but’ conceded
that domestic animals; such as dogs,

"were a potential problem. =~ -

e e e 43 AP

|

“The tribunal rejected neighbouring.
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"._ BRTTCH MENT 5. AT‘FRCHMENT 4
NORTHERN MIDLANDS COUNCIL

REFERRAL OF DEVELOPMENT APPLIGATION P04-286
TO ENGINEERING DEPARTMENT (MARK McGOVERN)

Property no: 101000.346

Date: 27-Aug-2004

Applicant: L Rowlings

Proposal: 3 Lot Subdivision

Location: 995 Bishopshourne Road, Bishopsbourne

SEWERAGE:
Sewerage is not available fo the land.

Refer to. Environmental Health Officer for suitability of on-site disposal.

ROAD ACCESS:

Type and location of access required:

Lot O to retain existing access from Bishopsbourne Road unléss otherwise
requested.

Construct rural accesses to Lots 7 & 8 (and Lot 9 if requested) from Coach
Lane in accordance with Standard Drawing 1012.

Accesses to the proposed lots from Coach Lang, shall, to the satisfaction of
Cpuncil, be constructed to protect the existing hawthorn hedge on the north
east side of Coach Lane as far as possible.

- Additional Roadworks
The previous subdivision, under which Ms Rowlings' lot was created, required
the owners of lots with access to Coach Lane to maintain their sections of the
*~ crushed rock access road in a good and trafficable condition.

Council's General Manager, Gerald Monson, has advised that approvals have
now been obtained for the proposed unmade street scheme for Coach Lane,
Bishopsbourne and the work is programmed to commence during January
2005. When the scheme is completed, the final costs will be ascertained and
accounts issued, which is estimated to be approximately $1500 per the four

landowners who have agreed fo the street construction scheme.

It is unclear from the subdivision plan if an access is required to the eastern
end of the balance lot (Lot 9) from Coach Lane. If access at this point is
required, the applicant would be required o seal Coach Lane from its
northwestern end at Bishopsboumne Road to the eastern boundary of Lot 9
(approximately 260m). It is approximately 350m from this point to the
southeastern end of Coach Lane. If no access is required fo Lot 8, this should
he noted on the plan and the applicant would be responsible for sealing the
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lane from its northwestern end at Bish@psb.omne;ﬁpa_d to the eastern side of
the access to Lot 7(a rninimum distance of approximately 190m).

WATER SUPPLY:

Cotincil cannot supply water.

\Water works required:

The site does not have access to Council's water sepvices and, in accordance
with the Council's policy, & service will not be provided fo the dwelling.
Accordingly the development must provide a tank sufficient to meet their
domestic needs and fire-fighting needs.

Water and Fire Protection

An on-site storage tank, of which a minimum quantity of 20,000 litres shall be
exclusively reserved and acoessible for fire-suppression purposes and contain
couplings as approved by the Tasmanian Fire Service, shall be provided {in

accordance with the water supply requirements of the Tasmanian Fire Service
Publication, Planning Conditions for Development in Bushfire-Prone Areas).

STORMWATE&
All lots can be éerved to water storage tanks or by en-site disposal.
Kerb and gutter is not reguired.

ADDITIONAL COMMENTS:

Easements |

Water channel sasements shall be created on the plan in favour of all lots and
the Rivers & Water Supply Commission.

An Engineer's design is not required.

Estimate of cost of works (for calculation of bond) $ N/A

Mark McGovern '
ENG]NEER!NG OFFICER

Date: 10 September 2004
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NORTHERN MIDLANDS GOUNCIL

File No.
The General Manager Property
Attachmanis
Northern Midlands Council - _
] RECD ] § JAN 2000
PO Box 156 ; : : i
—’ e e .
Longford, Tasmania, 7301 e ﬁ%%(g
HLT —f__- :

Dear Mr Jennings,
Re Development Plan Application 20-06002

As outtined in this planning development application, we take this opportunity to submitan
objection to this proposed 5 Lot development at 995 Bishopshourne Road, Plan 20-0002 and have
putlined our concerns below.

We are residents of Bishopsbourne at 1005 Bishopshourne Road, Certificate of Title Volume 212897
Folio 1, and as neighbours of the applicants at 995 Bishopshourne Road, we will be directly and
adversely impacted by this proposed development.

We have concerns in these areas that have not been addressed in the planning application.
i Impact on the current village environment,

Our purchase of 1005 Bishopsbourne Road in 2011 was influenced by the rural village setting with
open space and widely spaced houses. Our outlook and our lifestyle will be adversely affected and
dhanged by the concentration of dwellirigs praposed in this application. This concentration of
dwellings does not match the distribution of houses and blocks in the remainder of the village. The
original subdivision of this land was done with a specific intention to provide larger blocks to
maintain a rural village setting and to avoid a concentration of dwellings in any one area —we
support this approach.

Please note that the aerial photos used in this application are old photos and the apparent barrier of
vegetation shown on our eastern boundary is no longer there. This will resultin a direct and open
view of all dwellings, associated outbuildings and activities if this application proceeds to
development. This significantly and adversely changes the village setting that attracted us to
Bishopsbourne in 2011.

2 Increased traffic flow on Coach Lane.

Coach Lane is a single lane gravel road that adjoins our southern boundary. The stated 250%
increase in average daily traffic movement along Coach Lane is significantly higher than the expected
traffic flow at purchase in 2011. Please also refer to a letter written recently from the
Bishopshourne Progress Association to the Northern Midiands Council rega rding traffic flow in Coach
Lane,

24 Increased Dust Levels.

The traffic assessment of Coach Lane was done during September/October 2019 at a timeé
when the soil was still retaining some moisture and dust {evels were not reflective of the dust levels
experienced during other parts of the year.
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Our concerns include an increased likelihood of dust settling on and in our residence and particularly
on our roof, therefore increasing potential contaminants in our collected rainwater used for our
drinking and household use. While we have tried fo maintain a vegetation barrier between our
house and Coach Lane, some dust does reach our housé. We accepted the existing level at purchase
in 2011 but are how concerned the 250% increase in traffic flow from this proposed development
will result in a higher road dust load both on our residence and in our drinking water which will be to
our detriment, '

The science of climate change indicates we are likely to experience significantly increased lengths of
dry periods which will exacerbate this issue for us. Aswell, periods of high road use associated with
building activity on these potential blocks will increase this issue further for us,

We are also aware through local communications that Council has, in the past, required Coath Lane
be sealed sheuld any further development take place along it. We support the continuation of this
requirement.

2.2 Road Safety

We have a safety concern with the expected increase in traffic entering and exiting Coach
Lane. The entry of Coach Lane to Bishopsbourne Road is at approximately 45 degrees and not as a
right angle as shown in some of the diagrams. Our driveway immediately adjoins the entry of Coach
Lane onto Bishopshourne Road. We would like a further assessment of this junction to make sure it
is deemned safe and suitable for the increase in traffic flow and will not place us at increased risk as
we use our exit onto Bishopsbourne Road.

The traffic report recorded a 60 kph speed zone for Bishopsbourne Road and an 80 kph speed zone
for Coach Lane. However, the report did not record that this speed limit on Bishopsbourne Road is
regularly and frequently exceeded by traffic using Bishopshourne Road and which potentially makes
exit-from the 45 degree entry from Coach Lane more hazardous, Approach to this junction at 80 kph
on Coach Lane would also be hazardous.

3 Drajnage

The drainage plan adldresses stormwater run off from each possible dwelling but does not address
times of prolonged and/or heavy rainfall over the whole area. As stated, the areais flat and the soil
has low permeabil-ity and after prolonged or heavy rainfall, the soil becomes saturated-and
subsequent rainfall accumulates on the surface as surface water which can remain there for a period
of days to weeks depending on weather conditions.

As the level of this surface water rises, there is overground flow towards and into the eastern and
sputhern patts of our property. To date our house has not been affected to our knowledge during
its 140 year presence on this site, due largely to this area of flat ground that allows this watér to
spread out. We have a concern that the earthworks associated with developing driveways and the
building of dwellings and sheds will result in an increase in the level of a significant amount of area in
this development that will direct more surface water into our property that may then threaten our
house.

The science of climate change indicates that rainfall events will increase in intensity and this will
exacerbate this problem for us.
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4 isual Amenity and History.

Currently, our outlook o the east is of a pleasant rural setting and is something we did not expect to
change following our settling here.

This outlook will be significantly disrupted by the proposed concentration of dwellings and
compounded by sheds and other outhuildings. Further, we are concerned that above ground power
lines will further detract from our outlook.

We are also concerned ahout the proposal to remove the old heritage (120 years plus according to
focal information) hawthorn hedge along Coaeh Lane. This hedge was required by Council to be
preserved during the initial development of these hlocks and we do not support the removal of this
piece of local history. Our own observation is that this hedge also forms an important sheiter for
small birds found in the area.

In conclusion, we are aware this development is driven by the desire for monetary gain by the
applicant but we feal strongly that this should not be at the ongoing expense of the residents in the
village.

Yours sincerely

Sue and Siman Bewg

1005 Bishopshourne Road / /
Bishopsbourne LA /é/ /Z&gt/ﬁ* AL / / 20

ouos 050 31
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NORTHERN MIDLANDE COUNDTL

File No, ]

Proporty - )

Aliachmants d 27 Coach Lane

REQ'D <k - Bis ; #
A @;Fcf 2000 ishopshourne. 7301

AT - iz

an -

s JE : 31.01.2020

Wi T Mt

HLT

The General Manager
Northerh Midlands Council
Smith 5t.

Longford. 7301

Re PLN §20:0002 <495 AiSHw Psbpo RAE R,
Dear Sir;

I refer to the proposed 6 plot subdivision on Coach Lane Bishopsbourne and wish to object
on the following grounds.

1, The “heritage” hedge is proposed to be cut for entrances in several places, basically
destroying the heritage value of the hedge, and destroying the wiitd break it currently gives
us from the dust on the gravel road.

2, The dust problem for us will become immense as there will be multiple cars going in
multiple driveways, one long driveway right on our boundary.

3, The gravel road was to be tarsealed if any subdivision was put through on Bishopsbourne
Rd, and we were advised by M&A Prewer that they did not subdivide because of this
reguirement,

4 Coach Lane is essentially one Lane so traffic going in and out need to be very careful in
passing as the speed limit currently in Bishopshourne is 60 kph. If our truck or any
machinery comes out from our place then passing is not possible and one vehicle needs to
wait, which is what currently happens with our only neighbour currently.

Further traffic on this road from a subdivisien might not consider waiting for larger vehicles.

Yours faithfully %‘/ .
BM & DR Dobson. - /@\ﬁ
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Our Ref: 19.182 Measured form and function

10 March 2020

Planning Department
Northern Midlands Council
By Email Only: planning@nmec.tas.gov.au

Dear Sir/Madam,

PLN-20-0002 — SUBDIVISION, 995 BISHOPSBOURNE ROAD,
BISHOPSBOURNE — RESPONSE TO REPRESENTATIONS

Please find the following response to the issues raised in the representations to
PLN-20-0002 for Council's consideration.

1 Traffic Impacts within Coach Lane

The application includes a Traffic Impact Assessment (“TIA”) prepared by Traffic
& Civil Services (December 2019) which considers the impact of increased traffic
volumes as a result of the subdivision and future dwelling development. It is
anticipated that the traffic volumes in Coach Lane will increase from 20 vehicles
per day (“vpd”) to 50 vpd. The existing traffic volumes are very low and will remain
very low. The volumes are typical of unsealed rural roads and well within the
capacity of Coach Lane.

Notwithstanding that Coach Lane is subject to a default speed limit of 80km/h, the
TIA estimates the actual speed environment is 50km/h given the road
characteristics. Any proposal to change the posted speed limit would determined
by the Commissioner for Transport upon receipt of any application
recommendation from the Department of State Growth, and is outside the scope
of this planning application.

The TIA considers potential impacts for the full range of road users, including
pedestrians. Having regard to the vehicle speed environment, the TIA identifies
that there will be no adverse impacts for pedestrians given the very low traffic
volumes and because the edge of the road is suitable for the occasional pedestrian
activity associated with Coach Lane.

2. Existing Goach Lane / Bishopsbourne Road Intersections

The TIA identifies that the intersection of Coach Lane with Bishopsbourne Road to
the west of the site has a simple layout that is fit for purpose. It is adequate for the
anticipated traffic volumes associated with the proposal. The available safe
intersection site distances (“SISDs") viewed from Coach Lane in both directions,
for the posted speed limit of 60km/h along Bishopsbourne Road, exceed the
requirements in Table E4.7.4 of the Northern Midlands Interim Planning Scheme
2013 (“Scheme”) by 90%. Therefore, even if there are vehicles that exceed the
posted speed limit in Bishopsbourne Road, the available SISDs are adequate.

The application does not include any proposal to alter the existing access
restrictions that apply at the eastern end of Coach Lane.

6ty Pty Ltd
ABN 27 014 609 900

Postal Address

PO Box 63

Riverside

Tasmania 7250

W 6ty.com.au

E admin@6ty.com.au

Tamar Suite 103
The Charles

287 Charles Strest
Launceston 7250
P {03) 6332 3300

57 Best Streat
PO Box 1202
Devonport 7310
P (03 6424 7161
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3. Request for Coach Lane Sealing and/or Widening

There is no applicable standard under the Scheme which would require the road
to be sealed and widened. Additionally, such works are not considered to be
warranted given the very low traffic volumes in Coach Lane at present and as a
result of the proposal. The TIA identifies that the road, in its current form, is suitable
for use as an access road. Further, the maintenance costs involved in sealing
gravel roads, in order to minimise dust, can typically only justified where traffic
volumes exceed 200 vpd. There are other existing properties that use Coach Lane
for vehicular access, and it is anticipated that traffic volumes on the road as a result
of the proposal will be 50 vpd.

Therefore, in the event that Council requires the road to be upgraded, it is
considered that any requirements imposed on our client should be limited to the
making of a contribution for those works.

4, Hawthorn Hedge Removal

The removal of the hedge is required in order for the proposed vehicular accesses
associated with the lots within the subdivision to comply with the safe intersection
site distance requirements in Clause E4.7.4 of the Scheme. The requirements in
the current Scheme have been introduced since the previous subdivisions
associated with the site and adjacent properties were approved. The hedge is not
an item, and is not associated with a place, that is listed in the Local Historic
Heritage Code of the Scheme or the Tasmanian Heritage Register.

If required by Council, it would be possible to lower the height of the hedge allowing
it to be retained provided the requirements of Clause E4.7.4 are satisfied. This
would be preferable to replanting a new hedge, within the site, with a sufficient
setback to establish the required sight distances.

5. Consistency with the Current Lot Layout and Rural Setting within
Bishopsbourne

The subject site and the remainder of the Bishopsbourne settlement is zoned
Village under the Scheme. The minimum lot size in the Village Zone is 800mZ. The
proposed lots will vary between 4,019m? and 5,792m?® in area. Therefore,
notwithstanding the lot sizes created by previous subdivisions associated with the
site and adjacent properties, the proposal is well above the minimum lot density
that is allowable under the Village Zone provisions.

In any event, the existing residential lots within Bishopsbourne have varying sizes
and configurations. There are existing lots that are both smaller and larger than the
proposed lots. Therefore, it is considered that the subdivision will not be out of
character with the existing pattern of lots within the settlement and will provide for
the amenity of residents. ,

Future dwelling development will need to comply with the development standards

for the Village Zone, which will ensure that adequate privacy, separation, open
space and sunlight for existing and future residents will be provided.
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6. Potential Conflict with Adjoining Farmland

The adjoining farmland is located within a Rural Resource Zone to the north of the
site. The site is zoned Village which subdivision allows to a higher density than is
currently proposed. The zone provisions do not contain any use standards
applicable to the management of domestic animals, or any development standards
requiring an increased setback from land within the Rural Resource Zone. The
50m building limit line referred to in the relevant representation is not registerad on
the title for the site. Notwithstanding, the proposed lots adjoining the farmland {Lots
3-5) will have a minimum depth, measured from the shared boundary, of 119.95m.
This aspect of the subdivision design ensures that future dwellings on those lots
will be capable of being located to minimise the potential for land use conflict,

7. Drainage

The preliminary stormwater assessment which accompénies the application has
been prepared by suitably qualified geotechnical consultants (Geoton September
2019) in accordance with the relevant standard AS/NZS 3500.3 — Stormwater
Drainage. The assessment demonstrates that each lot will be capable of

accommodating stormwater disposal within their boundaries via detention tanks
and absarption/detention beds.

Please do not hesitate to contact me should any clarification be required.

Yours faithfully
6ty° Pty Ltd

/;A/V&ook

Ashley Brook
Planning Consultant
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