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COUNCIL MEETING VISITORS 
 

 

Visitors are most welcome to attend Council meetings. 

 

Visitors attending a Council Meeting agree to abide by the following rules:- 

 

 Visitors are required to sign the Visitor Book and provide their name and full 

residential address before entering the meeting room. 

 

 Visitors are only allowed to address Council with the permission of the 

Chairperson. 

 

 When addressing Council the speaker is asked not to swear or use threatening 

language. 

 

 Visitors who refuse to abide by these rules will be asked to leave the meeting 

by the Chairperson. 

 

 
 

SECURITY PROCEDURES 
 

 Council staff will ensure that all visitors have signed the Visitor Book. 

 

 A visitor who continually interjects during the meeting or uses threatening 

language to Councillors or staff, will be asked by the Chairperson to cease 

immediately. 

 

 If the visitor fails to abide by the request of the Chairperson, the Chairperson 

shall suspend the meeting and ask the visitor to leave the meeting 

immediately. 

 

 If the visitor fails to leave the meeting immediately, the General Manager is to 

contact Tasmania Police to come and remove the visitor from the building. 

 

 Once the visitor has left the building the Chairperson may resume the 

meeting. 

 

 In the case of extreme emergency caused by a visitor, the Chairperson is to 

activate the Distress Button immediately and Tasmania Police will be called. 
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PO Box 102, Westbury, 

Tasmania, 7303 

 
 

 

 

Dear Councillors 

 

 

I wish to advise that an ordinary meeting of the Meander Valley Council will be held 

at the Westbury Council Chambers, 26 Lyall Street, Westbury, on Tuesday 11 

December 2018 at 1.30pm.  

 
Martin Gill 

GENERAL MANAGER 
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Agenda for an Ordinary Meeting of the Meander Valley Council to be held at the 

Council Chambers Meeting Room, 26 Lyall Street, Westbury, on Tuesday 11 

December 2018 at 1.30pm. 

 

 

PRESENT:  

 

 

APOLOGIES:  

 

 

IN ATTENDANCE:  

 

 

 

CONFIRMATION OF MINUTES: 
 

Councillor xx moved and Councillor xx seconded, “that the minutes of the 

Ordinary Meeting of Council held on Tuesday 13 November, 2018, be received 

and confirmed.” 

 

 

 

COUNCIL WORKSHOPS HELD SINCE THE LAST MEETING: 
 

Date : Items discussed: 

 

27 November 2018 

 

 

 

 
 

 

 Tasmanian Next Iconic Walk Experience 

 Council Committee Representatives 

 Council Meeting Time and Dates 2019 

 Federal Election Priority Projects 

 

 

 

 

 

Evacuation and Safety:   

At the commencement of the meeting the Mayor will advise that, 

 Evacuation details and information are located on the wall to his right; 

 In the unlikelihood of an emergency evacuation an alarm will sound and evacuation wardens 

will assist with the evacuation.  When directed, everyone will be required to exit in an orderly 

fashion through the front doors and go directly to the evacuation point which is in the car-

park at the side of the Town Hall. 
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ANNOUNCEMENTS BY THE MAYOR: 
 

Saturday 10 November 2018 

Westbury Show 

 

Saturday 24 November 2018 

Deloraine Show 

 

Tuesday 27 November 2018 

Council Workshop 

 

Thursday 6 December 2018 

LGA Mayors Workshop – Launceston 

 

Friday 7 December 2018 

LGAT General Meeting – Launceston 

 

Saturday 8 December 

Opening of Meander Valley U3A Art Exhibition - Deloraine 

 

 

DECLARATIONS OF INTEREST: 
 

 

 

 

TABLING OF PETITIONS: 
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PUBLIC QUESTION TIME 

 
General Rules for Question Time: 

 

Public question time will continue for no more than thirty minutes for ‘questions on notice’ and 

‘questions without notice’.  

 

At the beginning of public question time, the Chairperson will firstly refer to the questions on notice.  

The Chairperson will ask each person who has a question on notice to come forward and state their 

name and where they are from (suburb or town) before asking their question(s). 

 

The Chairperson will then ask anyone else with a question without notice to come forward and give 

their name and where they are from (suburb or town) before asking their question. 

 

If called upon by the Chairperson, a person asking a question without notice may need to submit a 

written copy of their question to the Chairperson in order to clarify the content of the question. 

 

A member of the public may ask a Council officer to read their question for them. 

 

If accepted by the Chairperson, the question will be responded to, or, it may be taken on notice as a 

‘question on notice’ for the next Council meeting.  Questions will usually be taken on notice in cases 

where the questions raised at the meeting require further research or clarification.  These questions 

will need to be submitted as a written copy to the Chairperson prior to the end of public question 

time. 

 

The Chairperson may direct a Councillor or Council officer to provide a response. 

 

All questions and answers must be kept as brief as possible. 

 

There will be no debate on any questions or answers. 

 

In the event that the same or similar question is raised by more than one person, an answer may be 

given as a combined response. 

 

Questions on notice and their responses will be minuted. 

 

Questions without notice raised during public question time and the responses to them will not be 

minuted or recorded in any way with exception to those questions taken on notice for the next 

Council meeting. 

 

Once the allocated time period of thirty minutes has ended, the Chairperson will declare public 

question time ended.  At this time, any person who has not had the opportunity to put forward a 

question will be invited to submit their question in writing for the next meeting. 

 

Notes 

 Council officers may be called upon to provide assistance to those wishing to register a 

question, particularly those with a disability or from non-English speaking cultures, by typing 

their questions. 

 The Chairperson may allocate a maximum time for each question, depending on the 

complexity of the issue, and on how many questions are asked at the meeting.  The 

Chairperson may also indicate when sufficient response to a question has been provided. 
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 Limited Privilege: Members of the public should be reminded that the protection of 

parliamentary privilege does not apply to local government, and any statements or discussion 

in the Council Chamber or any document, produced are subject to the laws of defamation. 

 

For further information please telephone 6393 5300 or visit www.meander.tas.gov.au 

 

PUBLIC QUESTION TIME 
 

1. PUBLIC QUESTIONS TAKEN ON NOTICE – NOVEMBER 2018 

 

1.1 Mr Geoff Lee, Deloraine 

 

I understand that you have all received a letter from myself regarding trees and 

hedges in Urban areas.  What is the situation and will you do anything towards it? 

 

Response by Martin Gill, General Manager 

Council provided feedback to the Law Society during the preparation of the 

Neighbourhood Disputes about Plants Act 2017 (Act). I have outlined the 

dispute resolution process included in the Act in my response to your letter. This 

is the process you should be using to have your concerns formally considered by 

the responsible authority, in this case the Resource Management and Planning 

Appeals Tribunal.  

 

Council does not have a role under the provisions of the Act, except when the 

Planning Scheme provides specific direction about landscaping. The Meander 

Valley Interim scheme 2013 has no such provisions. 

 

2. PUBLIC QUESTIONS WITH NOTICE – DECEMBER 2018 

 

Nil 

 

3. PUBLIC QUESTIONS WITHOUT NOTICE – DECEMBER 2018 

 

 

 

COUNCILLOR QUESTION TIME 
 

1. COUNCILLOR QUESTIONS TAKEN ON NOTICE – NOVEMBER 2018 

 

1.3 Cr Tanya King 

 

What measures could be reasonably adopted to promote more harmonious use 

of the town common? 
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Response by Matthew Millwood, Director Works 

Council will develop a formal management plan (Plan) for the Westbury Town 

Common within the next 6 months. The Plan will consider the previously 

developed concept plan, logged natural values and endangered species at the 

site. The process would require a consultation phase and therefore it would be 

expected that varying viewpoints from the community would be received in 

relation to the use of this recreational space. The Plan would set clear 

parameters in relation to the use, maintenance regimes, protection of natural 

values and endangered species, and development opportunities.  
 

 

2. COUNCILLOR QUESTIONS WITH NOTICE – DECEMBER 2018 

 

Nil 

 

3. COUNCILLOR QUESTIONS WITHOUT NOTICE – DECEMBER 2018 

 

 

 

DEPUTATIONS BY MEMBERS OF THE PUBLIC 
 

 

 

NOTICE OF MOTIONS BY COUNCILLORS 
 

GOV 5 COUNCIL TO PREPARE A PLANNING APPLICATION FOR VISITOR 

ACCOMODATION AT THE WESTBURY RECREATION RESERVE – CR 

JOHN TEMPLE 
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CERTIFICATION 

 

 

“I certify that with respect to all advice, information or recommendation provided to 

Council with this agenda: 

 

1. the advice, information or recommendation is given by a person who has the 

qualifications or experience necessary to give such advice, information or 

recommendation, and 

 

2. where any advice is given directly to Council by a person who does not have 

the required qualifications or experience that person has obtained and taken 

into account in that person’s general advice the advice from an appropriately 

qualified or experienced person.” 

 

 
 

Martin Gill 

GENERAL MANAGER 

 

 

 

“Notes:  S65(1) of the Local Government Act requires the General Manager to 

ensure that any advice, information or recommendation given to the Council (or a 

Council committee) is given by a person who has the qualifications or experience 

necessary to give such advice, information or recommendation.  S65(2) forbids 

Council from deciding any matter which requires the advice of a qualified person 

without considering that advice.” 

 

COUNCIL MEETING AS A PLANNING AUTHORITY 

 

The Mayor advises that for items C&DS 1 to C&DS 2 Council is acting as a Planning 

Authority under the provisions of the Land Use Planning and Approvals Act 1993. 
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C&DS 1 ZENITH COURT, BLACKSTONE HEIGHTS (CT: 

34448/29) - UTILITIES (TELECOMMUNICATIONS 

FACILITY)  
 

 

1) Introduction 

This report considers application PA\19\0083 for Utilities 

(telecommunications facility) on land located at Zenith Court, Blackstone 

Heights (CT: 34448/29). 

2) Background 

Applicant 

Telstra Corporation C/- Visionstream 

Planning Controls 

The subject land is controlled by the Meander Valley Interim Planning 

Scheme 2013 (referred to in this report as the ‘Scheme’). 

Use & Development 

The proposal is for a telecommunications facility and the installation of:  

 one (1) 25m telecommunications monopole;  

 six (6) panel antennas on a triangular headframe at a height of 25m, 

this will raise the overall height to 26.3m; 

 three (3) twin mounted amplifiers, mounted behind the antennas;  

 one (1) 3.0m by 2.5m equipment shelter;  

 10m by 10m compound area fenced with a 2.4m high security chain 

wire fence; and 

 ancillary equipment. 

The elevation of the monopole, antenna and equipment shelter subject to this 

application is shown on Figures 1 and 2.  The shelter being a ‘pale eucalypt’ 

colour.  The tower will be constructed from concrete and will not be painted. 

 

The use and development will not result in the modification or intensification 

of the existing access from Zenith Court. 

 

Signage will be erected on the monopole and the front fence as per the 

proposal plans submitted with the application.  The signs are incidental to the 

use and are for information and safety purposes. 

Meander Valley Council Ordinary Meeting Agenda - 11 December 2018 Page 11



 

 
Figure 1: Proposal plan showing north-west elevation  
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Figure 2: Site plan showing the location of the proposed telecommunication 

facility (circled in red) 
 

 

Photo 1: Subject Site, showing the location of the proposed 

telecommunications facility on the site (source: Meander Valley Council) 
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Site & Surrounds 

The subject site, located within the area known as Blackstone Heights which 

sits to the west of the suburbs of Summerhill, Prospect and Prospect Vale 

and to the south of the South Esk River. 

 

Figure 3: Subject site outlined in red (source: theLISTmap) 

 
Photo 2:  Standing vegetation on 3 Zenith Court with the subject site and 

tank in the background 

Tank 

Access 
5 Zenith Court 

8 Zenith 
 Court 

10 Zenith 
 Court 

Tank 

3 Zenith Court 

Boundary 
Fence  
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Photo 3: Subject site looking south across the subject site from Zenith Court. 

Standing vegetation contained on the subject site and at 3 Zenith Court in 

view 

The subject site comprises an area of approximately 5404m2 and has 

frontage of approximately 97m to Zenith Court.  The subject site is secured 

by a chain mesh fence around its perimeter and is accessed via the existing 

crossover from the road carriageway of Zenith Court.  

The subject site is positioned at the top of a hill and contains a water tank 

which is controlled and regulated by TasWater. 

The tank has an estimated diameter of more than 20m and a height of 

approximately 6m.  The setback from the frontage of Zenith Court is 

estimated to be 8m.  The tank is screened by existing standing vegetation 

contained on the property at 3 Zenith Court (refer to Photo 2).  While the 

tank sits below the natural ground level of the road carriageway of Zenith 

Court, the tank is not screened by vegetation or any other means along the 

frontage of the subject site (refer to Photo 3). 

Other than the internal driveway and a few standing trees to the rear, the 

subject site contains no other major visible structures. 

Blackstone Heights is a low density residential area comprising single 

detached dwellings on sites with lot areas ranging from approximately 

1500m2 to over 20,000m2.  Lake Trevallyn and the South Esk River wraps 

around the northern side of this residential area.  The topography across the 

Trevallyn Nature 

 Zenith Court 

 Subject Site 

Tank Dwelling at 3 Zenith 
Court not in view 
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area is depicted on Figure 4 and shows the elevated position of the subject 

site and road carriageway of Zenith Court. 

The dwellings contained on the properties at 2 to 20 Zenith Court are set 

below the road carriageway with their living areas generally orientated away 

from the subject site towards the South Esk River and/or the Trevallyn Nature 

Recreation Area.  The slopes of the Trevallyn Nature Recreation Area are 

densely vegetated with dry eucalypt forest and woodland. 

The dwellings contained on the properties at 5 to 11 Zenith Court are 

generally orientated towards Lake Trevallyn and the vegetated and cleared 

slopes of the Grassy Hut Tiers.   

 

The dwellings along Zenith Court are supplied with above ground power. 

 

 
Figure 4: Topography of Blackstone Heights.  Elevated position of Zenith 

Court (circled in yellow) highlighting the rise of the hill. Subject site shaded in 

red. The slopes of Grassy Hut Tier and Trevallyn Nature Recreation Area can 

be viewed from different vantage points of Zenith Court 

 

The dwellings at 3 and 5 Zenith Court are the adjoining residential uses to 

the subject site.  Dwellings at 6 and 8 Zenith Court, immediately opposite the 

subject site, are separated by the road reserve of Zenith Court. 

Meander Valley Council Ordinary Meeting Agenda - 11 December 2018 Page 16



 

The application is for a Utilities (telecommunications facility) which is a 

Permitted use in the zone.  The telecommunication facility cannot comply 

with all the acceptable solutions and therefore is subject to a discretionary 

permit process. 

 

Statutory Timeframes  

Date Received: 31 October 2018 

Request for further information: Not applicable 

Information received: Not applicable 

Advertised: 10 November 2018 

Closing date for representations: 26 November 2018 

Extension of time granted: Not applicable 

Extension of time expires: Not applicable 

Decision due: 11 December 2018 

3) Strategic/Annual Plan Conformance 

Council has a target under the Annual Plan to assess applications within 

statutory timeframes. 

4) Policy Implications 

Not applicable. 

5) Statutory Requirements 

Council must process and determine the application in accordance with the 

Land Use Planning Approval Act 1993 (LUPAA) and its Planning Scheme. The 

application is made in accordance with Section 57 of LUPAA. 

6) Risk Management 

Risk is managed by the inclusion of appropriate conditions on the Planning 

Permit. 

7) Consultation with State Government and other Authorities 

Not applicable. 

8) Community Consultation 

The application was advertised for the statutory 14-day period. 
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Three hundred and fifty seven (357) representations were received (attached 

documents).  This includes the petition and the two (2) individuals who 

lodged the petition and each signatory to the petition. Please note that of 

the 357 representations, 327 persons were signatory to the petition. The 

representations are discussed in the assessment below.  

9) Financial Impact 

Not applicable. 

10) Alternative Options 

Council can either approve the application with amended conditions or 

refuse the application. 

11) Officers Comments 

Zone 

 
Figure 5: Zoning of subject title and adjoining land (source: theLISTmap) 
 

The subject property is located in the Utilities zone. The land surrounding the 

site is located in the Low Density Residential zone. 

Overlays 

The subject site is identified on the overlay maps to be within the Greater 

Launceston Urban Salinity Management Area.  E16.4(e) exempts use and 

development from E16 Urban Salinity Code for utilities provision involving 

above ground supply of services. 
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Figure 6: Overlay map of subject title and adjoining land (source: 

theLISTmap).  The subject site is within the Greater Launceston Urban Salinity 

Area (hatched area) 

Use Class 

Table 8.2 of the Scheme, categorises the proposed use class as: 

 Utilities. 

 

Applicable Standards 

This assessment considers all applicable planning scheme standards. 

 

In accordance with the statutory function of the State Template for Planning 

Schemes (Planning Directive 1), where use or development meets the 

Acceptable Solutions it complies with the Scheme, however it may be 

conditioned if considered necessary to better meet the objective of the 

applicable standard. 

 

Where use or development relies on performance criteria, discretion is 

applied for that particular standard only. To determine whether discretion 

should be used to grant approval, the proposal must be considered against 

the objectives of the applicable standard and the requirements of Section 

8.10. 

 

A brief assessment against all applicable Acceptable Solutions of the Utilities 

zone and Codes is provided below. This is followed by a more detailed 

discussion of any applicable Performance Criteria and the objectives relevant 

to the particular discretion. 

Compliance Assessment 

Subject Site 
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The following table is an assessment against the applicable standards of the 

Meander Valley Interim Planning Scheme 2013.  

 

Utilities Zone 

Scheme Standard Comment Assessment 

28.3.1 Capacity of existing utilities 

A1 If for permitted or no permit 

required uses. 

 

The proposed 

development is a 

Permitted use. 

Complies  

28.4.1 Building Design and Siting 

A1 Height must not exceed: 

a) 6m; or 

b) 15 m for ancillary 

antenna and masts for 

communication devices; 

or 

c) the height indicated in 

Table 28.4.1. 

 

The height of the 

monopole 

including 

antennas and 

amplifiers is 

26.3m.  

Relies on 

Performance 

Criteria 

A2 Buildings must be set back 

from all boundaries a 

minimum distance of 3m. 

 

The development 

will be 2m from 

the rear boundary 

and well clear of 

the front and side 

boundaries.  The 

proposal falls 

short of this 

requirement. 

Relies on 

Performance 

Criteria 
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E6 Car Parking and Sustainable Transport Code 

Scheme Standard Comment Assessment 

6.6.1 Car Parking Numbers 

A1 The number of car parking 

spaces must not be less than 

the requirements of: 

a) Table E6.1; or 

b) a parking precinct plan.  

 

No requirement 

set in the 

Planning Scheme.  

Complies  

 

Performance Criteria 

Utilities Zone 

28.4.1 Building Design and Siting 

Objective 

To ensure that the siting and design of development: 

a) considers the impacts to adjoining lots; and 

b) furthers the local area objectives and desired future character 

statements for the area, if any. 

 

Performance Criteria P1 

Height must: 

a) minimise the visual impact having regard to: 

(i) prevailing character of the landscape or urban pattern of the 

surrounding area; and 

(ii) form and materials; and 

(iii) the contours or slope of the land; and 

(iv) existing screening or the ability to implement/establish screening 

through works or landscaping; and 

v) The functional requirements of the proposed development or use; 

and 

b) protect the amenity of residential uses in the area from unreasonable 

impacts having regard to: 

(i) the surrounding pattern of development; and 

(ii) the existing degree of overlooking and overshadowing; and 

(iii) methods to reduce visual impact; or  

 

P1.2 Where development is unavoidably prominent in the landscape, it 

must provide a significant community benefit. 

Comment: 
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The development of the subject site proposes to erect a 25m pole and 

antennas.  The overall height of the structure is 26.3m as shown on 

drawing number T110993 Sheet 3.  The Acceptable Solution A1 requires 

that the height of new buildings and structures do not exceed 15m above 

natural ground level. As the proposed monopole and antennae are higher 

than 15m, the application cannot comply with the Acceptable Solution A1 

and therefore relies on the corresponding Performance Criteria for its 

approval. 

 

The Performance Criteria P1.1 is focussed on the visual impact of the 

proposed development and concerned with protecting residential 

amenity of the area. 

 

If the development is considered to be unavoidably dominant in the 

landscape, the visual impact assessment required by the Performance 

Criteria P1.1 can be set aside and the Performance Criteria P1.2 is applied.  

If the Performance Criteria P1.2 is applied, the proposal must 

demonstrate that there is significant community benefit. 

 

The subject site is located within the low density residential area of 

Blackstone Heights. The residential area of Blackstone Heights 

immediately surrounding the subject site is characterised by single 

detached dwellings contained on larger lots. 

 

The shelter and monopole with headframe will be constructed from a 

range of materials.  The facility is proposed to be setback close to the rear 

boundary, behind the existing water tank.  This will screen a portion of the 

monopole and reduce the visual impact of the development on approach 

of the residential area of Zenith Court.  The standing vegetation on the 

property at 3 Zenith Court and existing vegetation in the immediate area 

will also reduce the visual impact of the monopole from Panorama Road 

and Canopus Drive. 

 

The telecommunications facility is not a habitable building and will not 

give rise to overlooking.  The slim line of the monopole and its 

orientation will ensure that development will not cause unreasonable 

overshadowing of residential uses in the immediate area. 

 

The telecommunication facility will be constructed on an elevated 

position and will be visibly prominent in the landscape as illustrated by 

Figures 7 and 8.  Standing vegetation is established in an almost 

continuous band around the lower contours of the hill and provide’s 

some screening.  Additionally, the standing vegetation on the property at 
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3 Zenith Court will partially screen the development when viewed from 

the lower slopes of Panorama Road and Canopus Drive.  

 

The described vegetation reduces the visual impact of the proposed 

telecommunications facility when viewed from the public roads of 

Panorama Road, Bayview Drive and Canopus Drive.  Nevertheless, the 

height of the monopole and headframe will intrude into the skyline above 

the tree canopy and it will be visible in the landscape when viewed from 

the abovementioned public roads.   

 

Accordingly, it is concluded that the elevation of the subject site in 

combination with the proposed height of the telecommunication facility 

means that the development will be unavoidably prominent in the 

landscape.  Consequently, it is determined that the Performance Criteria 

P1.2 is applied in the assessment of this application. 

 

 
Figure 7: Cross-section of topography showing the elevation of the 

subject site between South Esk River and Canopus Drive (source: Google 

Earth Pro).  The location of the subject site shown by the dark pink line 

indicating the highest elevated point in the landscape 
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Figure 8: Cross-section of topography showing the elevation of the 

subject site between Panorama Road and South Esk River (source: Google 

Earth Pro).  The location of the subject site shown by the dark pink line 

showing that the subject site is located at the highest elevated point in 

the landscape 

 

The function and purpose of the telecommunication facility is to serve the 

residential area of Blackstone Heights. The supporting information 

contained within the application demonstrates that the purpose of the 

telecommunication facility forms part of the State and Federal 

Governments Mobile Black Spot Program.  The height is a functional 

requirement and is critical to enable mobile phone coverage to be 

achieved.  

 

The telecommunication facility is to benefit the residential area of 

Blackstone Heights and its occupants and achieve the objectives set out 

by the State and Federal Governments.  The benefit is broad reaching as 

coverage will serve residents as well as visitors. 

 

According to the Australian Bureau of Statistics (2016 Census Quickstats), 

Blackstone Heights has a population of 1,270 persons. Telstra has 

calculated the area of coverage that will result from the construction of 

this facility.  This has determined that two-thirds of the population of 

Blackstone Heights will benefit from the improved telecommunication 

infrastructure provision.  Telstra has advised that this is estimated to 

equate to approximately 846 persons.  Telstra estimates that it holds 70% 

of the market and therefore will improve coverage to around 46% of the 

population of Blackstone Heights.   
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The infrastructure facility provided on the subject site will also provide for 

services to the future residential development within the Low Density 

Residential zone such as the area west of Panorama Road. 

Additionally, the telecommunication facility will also provide coverage for  

000 emergency calls. 

 

The benefit to the community extends beyond the residential area of 

Blackstone Heights to include other Telstra customers, working and 

travelling through the area.  Improved infrastructure will also provide 

benefit to all mobile users with respect to emergency calls irrespective of 

their provider. Additionally, the telecommunication facility is a 

Government funded program and will enable other carriers to co-locate 

equipment on the monopole to service their customers. 

 

The supporting information contained within the Planning Report 

prepared by Visionstream demonstrates that the proposal is designed 

with regard to Sections 4.1 and 4.2 of the Mobile Phone Base Station 

Deployment Industry Code (C564:2011) and relevant Commonwealth 

legislation.  

 

The telecommunication facility is consistent with the local area objectives 

as that it is intended to address and provide infrastructure certainty with 

respect to providing mobile phone coverage in this location.  There are 

no desired future character statements. 

 

The proposal complies with the objectives. 

 

Performance Criteria P2 

Building setbacks must: 

a) complement existing building setbacks in the immediate area; and 

b) minimise adverse impacts on adjoining land uses having regard to: 

(i) the form of the building; and 

(ii) the contours or slope of the land; and 

(iii) methods to reduce visual impact; and 

c) protect the amenity of adjoining residential uses from unreasonable 

impacts of overshadowing and overlooking having regard to: 

(i) the surrounding pattern of development; and 

(ii) the existing degree of overlooking and overshadowing; and 

(iii) methods to reduce overlooking and overshadowing. 

Comment: 

 

The proposed telecommunications facility will be setback a distance of 
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2m from the rear title boundary of the subject site. A setback of more 

than 3m is achieved from the compound area and all other boundaries. 

The proposed 2m from the rear boundary setback falls short of the 

required setback of 3m and therefore cannot comply with the Acceptable 

Solution A2 and therefore relies on the Performance Criteria P2 for its 

approval. 

 

The Performance Criteria P2 (a) seeks to complement the existing 

building setbacks of the immediate area. The immediate area of the 

subject site is to include the properties along both sides of Zenith Court, 

the properties on the north-eastern side of Panorama Road and the 

northern side of Canopus Drive.  

 

The setbacks of buildings in the immediate area are dependent on: 

 the lot configuration – area, shape, depth and width; and 

 topography.  

The properties at number 4 to 18 Zenith Court are narrow elongated 

parcels of land with a lot depth of more than 200m. The buildings on 

these properties are clustered together close to the frontage of Zenith 

Court, towards the rise of the hill . The setbacks of buildings from the 

frontage ranges from approximately 5m to 30m. Setbacks of buildings to 

the rear title boundary are in excess 150m. The setbacks of buildings to 

side boundaries ranges from an estimated 2m to larger setbacks of 

approximately 20m. 

 

The residential properties at 1 to 7 Zenith Court are irregular shaped lots 

with areas between approximately 1.3ha to 2.4ha and have depth of more 

than 100m. The setbacks of residential buildings from the frontages are 

more than 10m. Generous setbacks in excess of 50m are also achieved 

from the rear title boundaries. Building setbacks from side boundaries are 

more than 5m. 

 

The internal lots accessed from Panorama Road and Canopus Drive 

generally have their buildings setback towards the north-eastern lot 

boundaries. Building setback varies from approximately 5m to 20m. 

 

The conventional lots on the north-eastern side of Panorama Road have 

their buildings setback from the frontage of more than 20m. Rear and 

side setbacks varies, although it is noted that there are outbuildings with 

small setbacks of less than 3m from the rear boundaries of these 

properties. 

 

The lot configuration and area of the subject site is considerably smaller 
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in area and depth when compared to the adjoining lots.  Consequently, to 

reduce the visual impact of the compound area and telecommunication 

facility, large setbacks have been retained from the frontage of Zenith 

Court and the side boundaries.  The 2m setback to the rear boundary is 

from the fencing erected around the compound area and not to the 

monopole itself.  The reduced building setback to the rear of the subject 

is in keeping with other setbacks on adjacent properties and 

complements the existing building setback in the immediate area.  The 

proposal satisfies the Performance Criteria P2(a). 

 

The residential properties at 3 and 5 Zenith Court are the adjoining land 

uses to the subject site.  The rear title boundary of the subject site shares 

its title boundaries with the properties at 3 and 5 Zenith Court for a 

length of approximately 81.6m and 17.6m respectively. 

 

The single storey detached dwelling and garage at 5 Zenith Court is 

setback an estimated distance of 19m from the subject site.  A garage is 

located to the east of this dwelling and is setback an estimated distance 

of 7m from the shared boundary with the subject site.   

 

The dwelling is located more than 45m from the proposed location of the 

telecommunication facility.  The orientation of the dwelling is in a south-

westerly direction towards Lake Trevallyn and Grassy Hut Tier.  The private 

open space is located on the south-western side of the dwelling.  It is also 

noted that a picnic area utilised by the occupants of the dwelling is 

situated in close proximity of the rear boundary of the subject site. The 

picnic area is located on a lower elevation than the telecommunications 

facility (refer to Figure 9). 

 

The rise and established standing vegetation between the common 

north-western boundaries of the subject site and 5 Zenith Court, provides 

a buffer between the dwelling and the subject site.   

 

The property at 3 Zenith Court is an irregular shaped lot comprising an 

area of approximately 1.8ha.  The single storey dwelling is located to the 

eastern side of the subject site, an estimated distance of more than 70m 

from the telecommunication facility.  The standing vegetation at 3 Zenith 

Court provides some screening from the proposed telecommunication 

facility. 

 

The water tank on the subject site is setback approximately 8m from the 

frontage. The proposed compound is setback behind the water tank, 

reducing the impact of the monopole and shelter from the frontage of 
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Zenith Court. 

 

The monopole itself will be located approximately 4m to the rear 

boundary with the headframe mounted on the monopole achieving a 

setback of approximately 2.5m from the same boundary (refer to Telstra 

Drawing No T110933 Sheet No S1-1 in attachments).  The shelter is 

situated to the north of the monopole.  The shelter will screen the base of 

the monopole when the subject site is directly viewed from the frontage 

of Zenith Court. 

 

The monopole has a width of no more than 1m for its entire length. The 

maximum height including the mounted headframe is approximately 

26.3m. The shelter and other structures associated with the compound 

area will have a height of less than 3m.  

 

The monopole will not cause overlooking as it is a non-habitable or 

project a shadow that will detrimentally impact on the amenity of the 

residential uses. 

 

The proposal complies with the objectives. 

 

 

Representations 

Three hundred and fifty seven (357) representations were received (attached 

documents).  This includes the petition and the two (2) individuals who 

lodged the petition and each signatory to the petition. Please note that of 

the 357 representations, 327 persons were signatory to the petition. A 

summary of the key issues raised in the representations are provided below. 

Comment: 

Concerns Raised Response 

Object to the Use and 

Development. 

 

The use class is ‘Utilities‘ is listed as 

Permitted at 28.2, Use Table as it is for a 

major utility.  

 

The proposal for use and development is 

consistent with the purpose and intent of 

the Utilities Zone. 

The use and development will 

result in significant loss of 

visual amenity to the 

The visual amenity impacts on adjoining 

properties are considered by the above 

assessment.  
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residents of Zenith Court. 

 

The facility will be erected on 

cleared land on the highest 

point there will be no 

possibility of screening to 

preserve amenity and rural 

character. 

 

The existing water tank is 6m 

high and pole will be nearly 5 

times higher. 

 

The proposed 

telecommunications facility 

will have a negative impact 

on the skyline, natural beauty 

and surrounding hills.  The 

proposal will change 

aesthetics of Zenith Court. 

 

Visual impact of the 

development will be 

imposing. Gumtrees and 

vegetation will not grow high 

enough to screen tower. 

 

The application does not 

propose any additional 

screening. 

 

The assessment demonstrates that the 

proposal can comply with the 

requirements of the Scheme. 

 

Noting the concerns of the 

representations, in the event the use of 

the telecommunication facility ceases for 

a period of 2 years, it is recommended 

that if a permit is granted, a condition be 

added requiring the monopole and 

headframe to be dismantled. 

 

Objection to a 2m setback 

from the rear boundary of the 

subject site. 

 

The setback from the rear 

boundary should be 

increased to 7m. The reduced 

setback will impact on the 

enjoyment of the adjoining 

property at 5 Zenith Court. 

The visual amenity impact on adjoining 

properties is considered by the above 

assessment. 

 

In addition to the above assessment, the 

following comments are offered. 

 

The required setbacks in the Utilities Zone 

does not require any regard to the 

setback requirements of the Low Density 

Residential Zone. 

 

Imposing a 7m setback from the rear 
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boundary will move the development 

forward increasing its visual impact on the 

streetscape of Zenith Court.   

 

It is not recommended that the setback of 

the development from the rear boundary 

be modified. 

Property owner of 5 Zenith 

Court is of the view that the 

development will impact 

negatively on the picnic area 

on his property as referred to 

in the representation. 

It is also noted that a picnic area (refer to 

Figure 9) utilised by the occupants of the 

dwelling which is situated in close 

proximity of the rear boundary of the 

subject site.  The picnic area is located on 

a lower elevation than the 

telecommunications facility. The 

monopole is set to the side and not 

directly behind the picnic area.  The 

monopole is setback more than the 

required distance of 3m from the rear 

boundary of the subject site. 

 

 
Figure 9: The picnic area of 5 Zenith Court 

referred to in the representation is 

outlined in yellow.  The subject site is 

outlined in red 

 

It is not recommended that the setback of 

the development from the rear boundary 

be modified. 

The telecommunication 

facility and associated 

structures will reduce housing 

values and saleability to 

surrounding properties. 

The Utilities Zone does not consider the 

impact the proposed development has on 

the housing values and saleability to the 

surrounding area.  The proposed use and 

development is consistent with the local 

area objectives of the Utilities zone. 

Meander Valley Council Ordinary Meeting Agenda - 11 December 2018 Page 30



 

This matter is not relevant to the 

assessment of the application. 

There is no fire plan to deal 

with electrical faults or 

lightning strike common in 

Zenith Court. 

 

A setback of 7m from the rear 

boundary should be achieved 

to allow for fire risks to be 

managed and mitigated on 

the subject site. 

E1.0 Bushfire Prone Areas Code is not 

applicable and therefore is not a matter 

considered under the Scheme. 

 

A revision of the setback to the rear 

boundary is not recommended. 

 

This matter is not relevant to the 

assessment of the application. 

 

The Tasmanian Wedged Tail 

Eagle is known to nest at the 

end of Canopus Drive.  There 

are no measures to protect 

their presence in the area. 

The subject site is does not have an area 

identified as priority habitat on the 

planning scheme maps.  The application 

does not propose the removal of native 

vegetation. Therefore, E8 Biodiversity 

Code is not applicable to the assessment 

of this application. 

 

This matter raised is not relevant to the 

assessment of the application. 

 

However Telstra, in recognition of the 

nesting of the Tasmanian Wedged Tail 

Eagle in the area, have agreed to not 

commence construction until the end of 

the breeding season in March.  

 

It is recommended that if a permit is 

granted, a condition be added to address 

this matter. 

There are concerns that there 

are health risks to adjoining 

residents. Representors claim 

that there is insufficient 

research to determine the 

health risks.  A  range of 

documentation was 

submitted to support the 

health risk claims. 

The proposal must adhere to relevant 

Commonwealth Legistlation and 

Regulation regarding mobile phone 

facilities and equipment administered by 

the Australian Communications and 

Media Authority (ACMA).   

The ACMA adopted a standard, known as 

the“Radiocommunications 

(Electromagnetic Radiation – Human 

Exposure) Standard 2003. This standard is 
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prepared by the Australian Radiation 

Protection and Nuclear Safety Agency.  It 

is the same as the recommended by 

International Commmission for Non-

Ionising Radiation Protection. 

 

The Environmental Health Officer of the 

Meander Valley Council was consulted 

with respect to the proposed used and 

development of land. 

 

The Environmental Health Officer has 

noted that the Environmental EME report 

by Visionstream dated 14/09/2018 

indicates the maximum EME level 

calculated for the proposed monopole is 

0.43% of the public exposure limit under 

the Radiation Protection Standard set by 

the Australian Radiation Protection and 

Nuclear Safety Agency (ARPNSA).  

 

The Scheme does not refer to any specific 

standard that considers health in the 

assessment of this application. 

The representors urge for the 

telecommunication facility be 

constructed at an alternative 

location away from residential 

uses. 

The application must assess the proposed 

use and development for the subject site.   

 

An alternative location cannot be 

considered as part of this assessment 

process. 

There is concern that the 

monopole is not structurally 

sound and is at risk of 

collapse. 

The application will be assessed against 

the requirements of the Building Act 2016. 

 

This is not a matter considered at the 

planning permit stage. 

It is claimed that noise and 

vibration levels will be 

increased by the 

development. There is an 

observation that that there is 

already a constant hum 

emanating from the TasWater 

site. 

The E11 Environmental Impacts and 

Attenuation Code is not triggered by this 

application.   

 

There is no requirement under the 

Scheme to assess noise or vibration levels. 
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There is concern that the 

application is misleading and 

that the standards referred 

ARPNS Agency Standards are 

outdated. 

The ARPNS standard and any required 

review is not relevant to the assessment 

of the application. 

The proposed use and 

development should be 

classified as subdivision 

pursuant to s80 of the Local 

Government and Building 

Miscellaneous Act 1993 

Section 80 of the Local Government  

(Building and  Miscellaneous  Provisions) 

Act 1993 determines that a lease which 

exceeds a term of 10 years becomes a 

subdivision.  The application states that 

the  arrangement with the land owner is 

for a 10 year lease with the option  for a 

future separate 10  year term lease. This  

arrangement does not activate the 

subdivision provisions under the  Scheme. 

 

This matter is not relevant to the 

assessment of the application under the 

Scheme. 

The height of the 

development exceeds 

council’s restrictions for that 

site so excessively there will 

be no way to screen or 

distract from the 

telecommunications facility 

dominance over the 

surrounding areas especially 

those residences within such 

close proximity to its base. 

This matter is considered in the above 

assessment. 

 

The application has demonstrated to 

satisfy the Performance Criteria of the 

Standard at 28.1.1.  

 

The application complies with all other 

relevant aspects of the Scheme .  

The proposed monopole and 

antennae has a height of 

28m. 

The north-western elevation shown for 

the monopole on drawing number 

T110993, Sheet 3, shows the maximum 

height to be 26.3m.  

Disappointed with limited 

informal community 

consultation and 

Telstra/Visionstream 

behaviour. 

Pursuant to the Land Use Planning and 

Approvals Act 1993, the  application was 

advertised the required statutory period 

of 14 days.  

 

Informal community consultation is not 

required outside of the statutory 

requirements.  Behaviour of an applicant 

or company is not relevant to the 
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assessment of this application. 

 

This matter raised is not relevant to the 

assessment of this application under the 

Scheme. 

The proposed use and 

development is contrary to 

the Prospect Vale-Blackstone 

Heights Structure Plan or any 

other strategic document. 

The application is assessed against the 

relevant provisions of the Scheme.   

 

The Structure Plan is not a document 

referred to under the Scheme and cannot 

be used to assess use and development 

pursuant to s57 under the Land Use 

Planning and Approvals Act 1993. 

Representation queries 

whether there is sufficient 

information contained within 

the application to determine 

the community benefit. 

Dispute that there is no 

verifiable evidence of any 

blackspots. 

Additional information by Telstra and 

Visionstream has been provided in 

response to the representations made.  

This information is attached. 

 

Conclusion 

In conclusion, it is considered that the application for Use and Development 

for a telecommunications facility in the Utilities zone provides a significant 

community benefit and therefore is supported. 

 

AUTHOR: Heidi Goess 

Consultant Planner 

12) Recommendation 

It is recommended that the application for Use and Development for 

Utilities (telecommunications facility) on land located at Zenith Court, 

Blackstone Heights (CT: 34448/29) by Telstra Corporation C/- 

Visionstream, requiring the following discretions: 

 

 Clause 28.4.1 - Building Design and Siting 

 

be APPROVED, generally in accordance with the endorsed plans: 
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a) Telstra; Date: 24/09/2018; Drawing No.: T110993; Sheet No. 

S1;S1-1, S1-2, S3; and 

b) Planning Report, Application for a Planning Permit, Proposed 

Telecommunications Facility at Zenith Court, Blackstone 

Heights Tas 7250 prepared on behalf of Telstra Corporation 

Limited by Visionstream Pty Ltd, October 2018. 

 

and subject to the following conditions: 

 

1. If the telecommunications facility falls into disuse for a 

period of 2 years the owner/operator shall be responsible 

for its removal within the ensuing year and site remediation. 

2. No work is to commence on site until after breeding season 

of the Tasmanian Wedge Tail Eagle is complete in March. 

Advice may be sought from DPIPWE to ensure the season 

has ended. 

 

Note: 

 

1. Any other proposed development and/or use, including 

amendments to this proposal, may require a separate planning 

application and assessment against the Planning Scheme by 

Council. All enquiries can be directed to Council’s Community and 

Development Services on 6393 5320 or via email: 

mail@mvc.tas.gov.au  

 

2. This permit does not imply that any other approval required 

under any other by-law or legislation has been granted. The 

following additional approvals may be required before 

construction commences: 

 

a) Building approval  

b) Plumbing approval 

 

All enquiries should be directed to Council’s Permit Authority on 

6393 5322 or Council’s Plumbing Surveyor on 0419 510 770.  

 

3. This permit takes effect after:  

 

a) The 14 day appeal period expires; or  

b) Any appeal to the Resource Management and Planning Appeal 

Tribunal is abandoned or determined; or.   
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c) Any other required approvals under this or any other Act are 

granted. 

 

4. A planning appeal may be instituted by lodging a notice of appeal 

with the Registrar of the Resource Management and Planning Appeal 

Tribunal. A planning appeal may be instituted within 14 days of the 

date the Corporation serves notice of the decision on the applicant. 

For more information see the Resource Management and Planning 

Appeal Tribunal website www.rmpat.tas.gov.au 

 

5. If an applicant is the only person with a right of appeal pursuant to 

section 61 of the Land Use Planning and Approvals Act 1993 and 

wishes to commence the use or development for which the permit has 

been granted within that 14 day period, the Council must be so 

notified in writing.  A copy of Council’s Notice to Waive Right of 

Appeal is attached. 

 

6. This permit is valid for two (2) years only from the date of approval 

and will thereafter lapse if the development is not substantially 

commenced. An extension may be granted if a request is received. 

 

7. In accordance with the legislation, all permits issued by the permit 

authority are public documents. Members of the public will be able to 

view this permit (which includes the endorsed documents) on request, 

at the Council Office. 

 

8. If any Aboriginal relics are uncovered during works; 

 

a) All works are to cease within a delineated area sufficient to protect 

the unearthed and other possible relics from destruction, 

b) The presence of a relic is to be reported to Aboriginal Heritage 

Tasmania Phone: (03) 6233 6613 or 1300 135 513 (ask for 

Aboriginal Heritage Tasmania Fax: (03) 6233 5555 Email: 

aboriginal@heritage.tas.gov.au); and 

c) The relevant approval processes will apply with state and federal 

government agencies. 

 

 

DECISION: 
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Visionstream Australia Pty Ltd ABN 85 093 384 680 
20 Corporate Drive, Heatherton VIC 3202
M   0414 367 361

E    clinton.northey@visionstream.com.au
W   www.visionstream.com.au

Please consider the environment before printing this e-mail
 
From: Leanne Rabjohns <Leanne.Rabjohns@mvc.tas.gov.au> 
Sent: Thursday, 1 November 2018 11:48 AM
To: Clinton Northey <Clinton.Northey@visionstream.com.au>
Subject: PA\19\0083 - Zenith Court, Blackstone Heights - telecommunication facility

 
Good morning Clinton
 
Following on from our phone call, could you please let me know:

1. Time frame for the lease arrangement – section 80 of the Local Government (Building and 
Miscellaneous Provisions) Act 1993 determines that a lease which exceeds a term of 10 years 
becomes a subdivision.  The lease is a single 10 year term.

2. Colour of the tower and shelter building – The tower is concrete (basically the standard tower 
colour) with the shelter being a ‘pale eucalypt’ colour.

3. Present vehicle usage for the site – Tas water have advised that on average they make 4 trips to 
the site per week.  Telstra contractors are infrequent approx. 2 to 4 per year.

4. The rear setback is 2m and the Acceptable Solution is 3m. Is there a reason why you choose 2m 
instead of 3m? 
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The setback of 2m is to place the site as far as possible to the western boundary.  This reduces 
the visual impact when travelling along Zenith Court and for adjoining residents (although of 
course it will be seen). 
 
Hope this helps.  

 
Thanks for your assistance. 
 
Kind Regards

Disclaimer

IMPORTANT – This email, and any attachments transmitted with it, may be confidential and privileged. If you are 
not the intended recipient, you are hereby notified that any dissemination, use or disclosure of this email and any 
attachments transmitted with it may cause commercial damage to both/either the sender and/or the intended 
recipient and is strictly prohibited. If you have received this email in error, please contact the sender by return 
email, do not use or disclose the contents and delete the message and any attachments from your system. Before 
opening or using attachments, check them for viruses and defects. The Company’s liability is limited to resupplying 
any affected attachments. Information regarding privacy can be accessed here: 
http://ventia.com/ckeditor_assets/attachments/39/ventia-privacy-statement.pdf
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Krista Palfreyman

From: Leanne Rabjohns

Sent: Tuesday, 20 November 2018 12:20 PM

To: 'lorenedeangelis@yahoo.com.au'

Subject: RE: Planning - 25 Metre High Telstra Tower - Zenith Court, Blackstone

Hi Lorene – yes the original email is there and I will process it as your representation.  

 

You will be notified close to the December Council meeting with a copy of the agenda item and of the meeting 

procedure. 

 

Kind Regards  

 

From: Lorene De angelis [mailto:lorenedeangelis@yahoo.com.au]  

Sent: Tuesday, 20 November 2018 11:52 AM 
To: Leanne Rabjohns 

Subject: RE: Planning - 25 Metre High Telstra Tower - Zenith Court, Blackstone 

 

Hi Leanne , 

I was trying to send my original  representation,didnt realize all other emails were attached.  

Thanks for letting me know earlier in the month totally rude on my part for not responding immediately.  

Did you get my original email with it?   

Lorene  

 

Sent from Yahoo7 Mail on Android 

 

On Tue., 20 Nov. 2018 at 11:39 am, Leanne Rabjohns 
<Leanne.Rabjohns@mvc.tas.gov.au> wrote: 

Good morning Lorene 

  

You have returned my email to you. Is this to lodge your representation? Please confirm.  

  

Kind Regards 

  

From: Lorene De angelis [mailto:lorenedeangelis@yahoo.com.au]  

Sent: Tuesday, 20 November 2018 11:32 AM 

To: Leanne Rabjohns 

Subject: Re: Planning - 30 Metre High Telstra Tower - Zenith Court, Blackstone 

  

  

Sent from Yahoo7 Mail on Android 
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On Fri., 9 Nov. 2018 at 4:15 pm, Leanne Rabjohns 

<Leanne.Rabjohns@mvc.tas.gov.au> wrote: 

Good afternoon Lorene 

  

As we have discussed this proposal in the past, I thought I would just to let you know that Council has received the 

planning application for the tower and it will be advertised this Saturday. The application details will be available for 

viewing on Council’s website from this Saturday.  

  

You can print off a copy of the application tomorrow from Council’s website. Go to www.meander.tas.gov.au and 

then go to Fast Finds and the first listed is Planning Applications Advertised. Click on that, and you will find the 

application details there.  

  

If you have any other questions, please feel free to email me back.  

  

Kind Regards 

  

From: Leanne Rabjohns  

Sent: Tuesday, 16 October 2018 11:40 AM 

To: 'lorenedeangelis@yahoo.com.au' 

Cc: Krista Palfreyman 

Subject: RE: Planning - 30 Metre High Telstra Tower - Zenith Court, Blackstone 

  

Good morning Lorene 

  

Thank you for your email.  

  

To date, Council has not received an application for a tower at Zenith Court. As such, I am unable to consider your 

email at this time.  

  

Once the advertising period commences, an ad will go in the paper and a sign will be placed at the front of the 

property. At that time, you will be able to lodge your representation.  

  

Council is unaware of the exact timeframe for the application to be lodged.  
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If you have any other questions, please feel free to email me back.  

  

Kind Regards 

  

From: Lorene De angelis [mailto:lorenedeangelis@yahoo.com.au]  

Sent: Tuesday, 16 October 2018 11:30 AM 

To: Leanne Rabjohns 

Subject: Re: Planning - 30 Metre High Telstra Tower - Zenith Court, Blackstone 

  

Hi Leanne,  

I am re-submitting this email now that Visionstream has submitted their DA to the Council. I hope you can 

except it this time.  

Regards  

Lorene De Angelis  

  

Sent from Yahoo7 Mail on Android 

  

On Tue., 2 Oct. 2018 at 4:39 pm, Leanne Rabjohns 

<Leanne.Rabjohns@mvc.tas.gov.au> wrote: 

Good afternoon Lorene 
  
Once the application has been received and the advertising period commences, you can resubmit your email. Please 

note that the advertising period is only for a 2 weeks period.  
  
Kind regards 
  
From: Lorene De angelis [mailto:lorenedeangelis@yahoo.com.au]  

Sent: Tuesday, 2 October 2018 4:11 PM 

To: Leanne Rabjohns 

Subject: Re: Planning - 30 Metre High Telstra Tower - Zenith Court, Blackstone 
  

Thank you Leanne 

  

Just a query,does that mean that l have to resubmit my email once their application has been lodged?  

  

Regards  

Sent from Yahoo7 Mail on Android 
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On Tue., 2 Oct. 2018 at 4:01 pm, Leanne Rabjohns 

<Leanne.Rabjohns@mvc.tas.gov.au> wrote: 

Good afternoon Lorene 

  

Thank you for your email. To date, Council has not received a planning application for a tower at Zenith Court. Once 

an application has been lodged, during that advertising period, representations can be lodged. Unfortunately, Council 

is unable to consider representations prior to the advertising period. During the advertising period, a notice will be 

placed in the paper, a notice placed on the front of the property and a notice (with plans attached) will be displayed on 

Council’s website and at the Westbury office.  

  

Telstra, as part of their pre-DA lodgement consultation, are accepting feedback on this proposal. All feedback must be 

submitted prior to the 5
th
 October 2018. Their contact details are: Clinton.Northey@visionstream.com.au. I 

suggest that you forward your email to this address.  

  

If you have any other questions, please feel free to email me back. 

  

Kind Regards 

  

  

  

From: Lorene De angelis [mailto:lorenedeangelis@yahoo.com.au]  

Sent: Tuesday, 2 October 2018 12:53 PM 

To: Meander Valley Council Email 

Subject: Fw: 30 Metre High Telstra Tower for Zenith Court, Blackstone 
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Dear Councillors ,  

  

I am an artist and business owner and together with my husband and two children are residents of Canopus 

Drive,BlackstoneHeights .We have lived in this area for almost 20 years and love the area for many 

reasons.  

*Lifestyle 

*Privacy  

*High Property Valuations 

*Scenic Beauty 

*Wildlife  

*Home to  threatened species;  

     Green and Gold Frog 

     Tasmanian Devil  

     Tasmanian Wedgetail Eagles 

  

Overlooking the Trevallyn Dam and the Gorge means that Canopus Drive and Zenith Court is truly a 

dynamic area having exclusive vistas in Blackstone Heights.From my lounge l have an uninterrupted 180 

degree view of natural bushland apart from one thing, an ugly pole from the cable hang gliding. It is like a 

blot on the landscape to the eye of an artist.  

  

The proposed 25 Metre High Telstra Mobile Phone Tower to be located at the Taswater site in Zenith Court 

will be not just a blot on the landscape of epic proportions but an intrusion to the idyllic lifestyles of all who 

reside in this beautiful area of Blackstone Heights. 

Who would want to look at that!  

  

Directly below the Taswater site is a small pond on private land in which the unusual growl of the Litoria 

raniformia 

Green and Gold Frog has been heard.  

They are a protected species and are rarely found now, only in areas around the Midlands region. When l 

was a child they were in abundance, even in the Main Street  of Hadspen ,so when l moved here and 

discovered them nearby l was so excited.  

  

Another endangered  species located in this area is the Tasmanian Devil. It has frequented our property in 

this area for many years however, in the last five or so years it has been much less heard of at night and I 

fear that they have succumbed to the deadly facial tumour.  

  

However the main reason for my letter is to inform you of the highly protected Aquila audax fleayi 

commonly known as the Wedgetail Eagle. 

  

There are 2 pairs, yes, 4 eagles that frequent this area and they are beautiful to watch.  

There are only 130 breeding adult wedgetail eagles left in Tasmania and we are so fortunate to have 4 of 

them regularly flying around the Zenith Court and Canopus Drive area.  

They are the top order predator that keeps the balance of the ecosystem by having a positive impact on pest 

control, eg;  rabbits, for which there are many!  

  

If there is even a slight disruption to the area they fly over, they are in danger, not because of habitat but 

because of their fragile nesting behavior. Only a slight disruption can scare the female away from her 

fertilised eggs.  

The installation of a newly  erected 25 Metre High Telstra  Mobile Phone Tower would do just that to 

these  rare magnificent Raptors.  
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The Tasmanian Wedgetail Eagle are territorial and when circling their area they fly in such a pattern of arcs 

and dives to signal territory ownership or if you're a romantic to court a potential mate. Everyone knows we 

are blind to all else during courtship so can you imagine what a massive 25 Metre High Telstra Mobile 

Phone Tower would do to them when a collision occurred.  

We are so fortunate to have these amazing sedentary birds around Canopus Drive and Zenith Court, 

Blackstone Heights, who, without the imposing prospect of a collision with the 25 Metre High Telstra 

Tower, could live on for 40 years as many do.  

  

Another final reason for my objection to the 25 Metre High Telstra Mobile Phone Tower is the emerging 

threat of Electromagnetic Radiation /Radio-frequency to wildlife orientation. Called Electrosmog, where the 

radio-frequency fields disrupt insect and bird orientation.  

  

Dr Andrew Goldsworthy  'The Birds, Bees and Electromagnetic Pollution '. '' How electromagnetic fields 

can disrupt both solar and magnetic bee navigation and reduce immunity to disease all in one go. '' 2009 

  

He writes that that our bees are under serious threat due to electromagnetic pollution such as cell towers, 

cell phones and WIFI. It is capable of interfering with the navigation systems and circadian rhythms of 

which in turn reduce their resistance to disease.  

  

The most probable reason is that these animals use a group of magnetically sensitive substances called 

Cryptochromes for magnetic and solar navigation and also to control the activity of their immune system.  

  

Sharna, V.P. & N .K. Kumar ''Changes in Honey Bee Behaviour and Biology Under the Influence of Cell 

Phone Radiation.  

''Current Series, Vol 98 No 10, pp 1376-8 

Observed that;  

'We have compared the performance of honey bees in cell phone radiation to exposed and unexposed 

colonies. A significant decline (p<0.05)in colony strength and in the laying rate of the queen bee was 

observed. The behavior of exposed foragers was negatively influenced by the exposure, there was neither, 

honey nor pollen in the colony at the end of the experiment.  

  

Wolfgang Harst, Jochen Kuhn, Herman Steve ''Honeybee Exposure to High Frequency 

Electromagnetic  Radiation '' 

  

'We found that the exposed hives the bees had constructed had 21% fewer cells in the hive frame in just 9 

days than those exposed''.  

  

I believe we must respect the opinions of such people and take precautionary measures to try to help the 

dwindling populations of insects, bird and bees.  

  

In the 20 years that l have lived in Blackstone Heights,and as an avid gardener,  l have noticed a remarkable 

decrease in their presence and it is deeply concerning.  

  

We must try to do everything possible to save our threatened species and our bees and their exposure to the 

Electrosmog and also the Wedgetail Eagles and  their contact with these massive 25 Metre High Mobile 

Phone Towers in our rural yet populated areas.  

  

This Tower will be an ugly addition to our extremely scenic area and l am wholeheartedly objecting to its 

placement on our hill in Blackstone Heights.  

  

We do not live in a mobile phone Blackspot area.  

  

We want to live in harmony with our wildlife. 
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We do not want our visual landscape encroached upon by this ugly monstrosity!  

  

We definitely do not want the devaluation of our properties to occur as a direct result of the tower being 

installed near our homes!  

  

Please, have some empathy and help the residents of Canopus Drive and Zenith Court stop the installation 

of this most unwanted 30 Metre High Telstra Mobile Phone Tower from being placed near our homes in 

Blackstone Heights.  

  

Yours Sincerely  

  

Lorene, Adrian,  

Sevé  & Sienna  De Angelis 

  

Sent from Yahoo7 Mail on Android 
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Krista Palfreyman

From: Lorene De angelis <lorenedeangelis@yahoo.com.au>

Sent: Tuesday, 20 November 2018 5:17 PM

To: Leanne Rabjohns

Subject: 25 Metre Mobile Phone Telstra Tower

Follow Up Flag: Follow up

Flag Status: Flagged

Dear Councillors,  

 

As a local resident in the vicinity of the proposed DA by Visionstream /Telstra to erect a Monopoly at the 

Taswater site on Zenith Court, Blackstone Heights,l wish to state my concerns.  

 

It is a beautiful residential area where the council receive higher rates than other areas in the Valley.  

Clinton Northey and Visionstream state that the local residents will have ''significant community benefits''!  

Ridiculous, as we already have great NBN coverage and don't need it!  

 

Our property values shall decrease as a result of the visual impact of the ugly monstrosity!  Will we be 

compensated by the council? I don't think so?  

 

4.15(H) Elevation and Terrain 

A ''Slimline Monopole''!  

 

Brilliant!  

A less stronger pole to be put on a ridge line where we are subject to extremely strong prevailing winds. 

Towers have been known to collapse in winds and directly below this site are homes with children!  
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Here is an example.  

Up here we are also subject to lightning more than other areas because of the ridgeline height. During the 

last lightning storm my neighbour was electrocuted whilst showering.  

10yrs ago lightning  struck the transformer outside my home and damaged the Telstra land-line, causing an 

excruciating noise on or phone for years which wasn't corrected until the NBN discovered the dent in the 

cable in the ground!  

The ridgeline seems to attract lightning and there are many residents impacted during storms.  

 

Screening 

Dangerous gumtrees grow tall but even they will not grow high enough to screen out the ugly 25 metre 

mobile phone tower. Nothing will. From an artist's viewpoint the visual impact from the base of the hill 

looking up is imposing. Again massively devaluing properties.  

*please view the last photo.  

 

11.5 Electromagnetic radiation  and Health 

 

What a cop-out! Who in Australia knows of Telstra being ''committed to addressing these concerns 

responsibly''? 

Ever heard of them helping someone with brain cancer from living next to one?  

There are homes with families! Young children living nearby!  

I'm not sure that Telstra would be ''committed to address responsibly'' to a resident with say brain cancer 

from electromagnetic radiation emitting from a nearby tower! Are you councillors? 

 

According to reknown Italian Nuclear Physicist, Emilio Del Guidice, microwaves from electromagnetic 

radiation can also change the extra cellular fluid in our drinking water.  

Once consumed it can cause the Crystalisation of our lymphatic fluid which in turn can affect our 

metabolism then leading to abnormal cellular activity in our bodies. Eg Cancer. 

Putting the tower on the Taswater site to emit electromagnetic radiation into our drinking water is 

completely unfathomable and irresponsible.  

Do you want to be the councillors that allowed this to happen to your Blackstone Heights residents?  

 

11.8 Noise and Vibration levels of the air conditioning.  

 

There is already a constant hum emanating from the Taswater site, so this will further impact on the 

tranquility of the area!   

 

5G 

I believe Telstra is being dishonest as it is their future intention to convert all towers from 4G to 5G. Saying 

they will provide for''future  co-locations'' on the Tower and that other carriers will be  

''allowed to transmit from the Monopole''. 

 

This will just emit MORE radiation to the residences.  

 

And so in the next paragraph they make a point of conveniently  stipulating that they will still be 

''significantly''below the ARPNS Agency standards. Which incidentally are extremely outdated.  

Upon reading this l felt that Mr Northey was insulting my intelligence. 

 

4.1.5(d)  

They refer to the area as''low density''yet there are homes with parents and children, animals, vegetable and 

flower gardens with bees and birds and frogs that frequent them.  

The bees and birds will have their circadian rhythms interrupted by the microwaves from the 25metre tall 

electromagnetic radiation emitting mobile phone tower and our gardens will flourish less and less.  

 

Our beautiful hypnotic endangered Wedgetail Eagles live in close proximity to the proposed  Tower. 
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2 pairs! Yes 4 eagles frequent the area!  

How rare is that!  

To those oblivious they are extremely rare!  

They can be impacted upon with the slightest change in their flyover area.  

Tasnetworks have stated in their annual report 2017-2018 that they are dying at the hands of electrical 

network infrastructure.  

According to James Kitto, The Mercury Oct. 21 2018 he states the State telecommunication company 

believes that artificial structures such as power lines and ordinary poles are the major threats to the 29 

wedgetail eagle deaths for that year.  

The destruction to the small population that still exists is phenomenal. If we can help our 4 wedgetail eagles 

up here in Canopus Drive and Zenith Court by not installing this massive tower in their flyzone, then we are 

doing our bit for this magnificent species in our area.  

 

In conclusion, I believe that this 25 metre Mobile Phone Tower (monopole)   

Shall devalue properties and homes in the Blackstone Heights area by its visual impact.  

 

The elevation for the tower on the ridgeline is dangerous due to strong winds in the Gorge corridor. 

 

It is a lightning prone area and is at risk of being struck!  

 

The screening will be insufficient for the height of the Tower on the ridgeline.  

 

The Electromagnetic radiation is detrimental as it would be directly above our drinking water. 

 

Noise pollution from the air conditioner could impact close residences.  

 

The admittance by Visionstream colocating other providers to attach to the tower and, therefore, causing 

more Electrosmog to be emitted.  

 

The inevitable prospect of future changes from 4G to 5G.  

 

The weak outdated standards of electromagnetic radiation emittance that they go by.  

 

                           AND 

The dreadful impact on our beloved and endangered Wedgetail  Eagles. 

 

Kind Regards  

 

Lorene, Adrian,  

Sevé & Sienna  De Angelis   
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A Tower emitting Electrosmog above the ridgeline at the Somacote Cherry farm on the Midlands highway.  

Photo; Lorene De Angelis  

 

Sent from Yahoo7 Mail on Android 
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From: Mary Dean <deanbam@iinet.net.au> 

Sent: Friday, 23 November 2018 2:58 PM 

To: Planning @ Meander Valley Council 

Subject: Re: Planning -  Telstra Tower, Zenith Court, Blackstone Heights 

Attachments: 2018 11 23 MVC Ref Telstra Tower.jpg 

 

Good afternoon 

 

Please see attached letter regarding the above issue of the proposed Telstra Tower in Zenith Court, 

Blackstone Heights. 

 

kind regards 

Mary D 

Mary Dean - Bch.A.V.E 

Advocate for Amber Austen & Family 

45 Panorama Road 

BLACKSTONE HEIGHTS   7250 

Tasmania - Australia 

Mob: 0419 142 340 

email: deanbam@iinet.net.au 
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1

Krista Palfreyman

From: Karen Knowles <kazzalee4@hotmail.com>

Sent: Saturday, 10 November 2018 4:07 PM

To: Planning @ Meander Valley Council

Subject: Telstra tower proposal 

Categories: Registered

To whom it may concern, 

 

I am emailing you in regards to a potential tower being place at zenith Court Blackstone Heights.  

I was approached by vision stream earlier in the year asking to lease my land in which I horrifiedly declined the offer, 

no amount of money would have enticed me otherwise!  

Why you may ask?  

1: the visual sight of a  tower in our street is straight away going to put the value of homes down! In which I had 

confirmed by 3 different Realestates! I have recently had valuations done of our property for interest sake! I know I 

wouldn’t even consider purchasing s home near a tower no matter how risk free they say it is!  

 

2: I asked vision stream the health risks- no known- I repeat ‘known’  health risks, so let’s wait 10 years or so to see if 

there are any health risks to see if anyone living in close proximity develops diseases! No thank you! And the sight in 

which they wish to place it is near our water supply even more alarming, especially when you really do your research 

in other areas on what has been found! No different to the latest finding of the product ‘round up’ that may cause 

cancer and it’s been on the shelves for years!  

Not enough research has me happy to say let’s give it a try see how we go!  

 

3. The view of this Monstrosity is alarming as its right on the sky line! Our beautiful country surroundings totally 

ruined! I didn’t move here to have a tower placed in the Vicinity!  

There are so many other areas in Blackstone it can go away from homes! For example near the old Tv tower, I hear 

the gentleman there has no problem at all as long as he is getting paid. We don’t have a problem with signal so why 

should we be penalized?  

Thank you for taking the time to read my email I do appreciate it and will do whatever is necessary to have this 

stopped from our street!  

Kind regards  

 

Karen L Knowles 

0418352338 
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From: Steve MCGhee <smcghee1@dodo.com.au> 

Sent: Monday, 26 November 2018 8:47 AM 

To: Planning @ Meander Valley Council 

Subject: DA objections telstra tower 

Attachments: 1 fina black not red submission.docx; 2 DA OBJECTION 2 Screening and 

setback.docx; 2a  appendix 1  maths re setback.docx; 3 Lack of fire plan or 

precautions in the DA.docx; 4  INTRODUCTION final visual amenity 

submission.docx; 4a DA OBJECTION 4a why telstras photos should be 

ignored.docx; 5 a Screening and height.docx; 7 SUBMISSION RE HOUSE 

PRICES.docx; 11 submission re flora and fauna.docx 

 

Hi planning please find attached part of my submission against the proposed mobile tower at zenith 

court Blackstone heights.  

There will be more and hopefully I will be able to deliver a hard copy before 1700 today.  

Can you please confirm receipt of this. 

Regards steven mcghee  
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DA OBJECTION 1 ) for steven mcghee (for full contact details see below)

WHY THE PROPOSED MOBILE TOWER @ ZENITH COURT 
SHOULD BE CLASSIFIED AS A SUBDIVISION. 

1) Section 80 of the “Local Government (Building and 
Miscellaneous Provisions) Act 1993 clearly says the 
following

2) Subdivide: means to divide the surface of a block of 
land by creating estates or interests giving separate 
rights of occupation. It goes on to say in subsection c 
Otherwise than by a): a lease of a term not exceeding 
10 years or b) for a term not capable of exceeding 10 
years. 

3) Mr. northey was specifically asked about the length of 
the lease of the tower. His terse simple response was 
“the lease is a single 10-year term.” Why was he not 
forthcoming with the actual timeframe of the lease, 
surely it would be relevant to the DA. 

4) He has led the reader to believe that the lease is only 
for 10 years. But I believe he has not told you the whole 
truth. 

5) In the “Local Government (Building and Miscellaneous Provisions) 

Act 1993. Sub section c of s80 says such a development is 
to be classified as a subdivision unless a) there is a lease 
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of a term not exceeding 10 years or for a term not 
capable of exceeding 10 years; 

6) We argue that this section is breached by the 
implication of the facts associated with the 
development which clearly point to any reasonable 
person’s conclusion of a lease of more than 10 years. 

7)Also, when the full facts of the actual lease become 
known it is clear that the term is clearly capable of 
exceeding the 10-year limit and therefore breaches the 
act in s80 subsection c i.e. “or for a term not capable of 
exceeding 10 years.” 

8)Mr. northey has not stated the true facts of the actual 
lease in his answer so as to avoid drawing attention to 
the fact they will in fact be breaching the act. 

9) Firstly, with any project there will be a cost benefit 
analysis. It is inconceivable that the costs of installing 
and removing the tower after 10 years would recoup 
the amounts of money involved.

10)  Secondly, we have information from other 
residents who rejected tower proposals on their land 
that their leases were for 10 years with further options 
of 5 and 5 years.

11) We have no reason to believe such arrangements 
weren’t offered to Taswater.  
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12) It is obvious their intention through their 
statements and actions is to subvert the law by 
contriving a lease that attempts to avoid the project 
being classified as a subdivision. And the fact he has not 
mentioned the further 5-year leases is disingenuous 
and, in my opinion, proves this.

13) Also, it could be characterized as a subdivision 
purely on the physical characteristics of the project 
alone. 

14) It is a very specialized facility built by Telstra for a 
specific purpose. It can be used for 1 function only. A 
function completely alien to Taswater’s objectives of 
supplying clean drinking water.

15) As well the compound is to be established 
completely separately from Taswater facilities. It will in 
effect be an island on the land.  It will be completely 
self-sufficient and separate on the site. It will have its 
own power and be surrounded by a 2.4-meter chain link 
fence with no access allowable to Taswater staff. Nor do 
Taswater have the proper training to access the site.

16) On the physical evidence alone, it is clear Telstra 
intends to create a separate estate or interest giving it 
separate rights of occupation.
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17) We say if it looks like a subdivision, smells and 
sounds like a subdivision then obviously it’s a 
subdivision. And it is obvious to any reasonable person 
what they have done to avoid the DA being classified as 
a subdivision which it clearly is. 

18) We therefore ask that the DA be classified as a 
subdivision and the extra requirements of a subdivision 
be applied to the DA. 

Below is the correspondence between Leanne Rabojohns 
and Telstra’s agent vison streams Clinton northey. 
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This objection to the proposed mobile phone tower at 5 
zenith court DA: 

My contact details are as follows

Steven mcghee

5 Zenith court 

Blackstone heights

O3 63401177

Or 04782847 86

Please feel free to contact me for any clarification or further 
details. 
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DA OBJECTION 2) for steven mcghee (for full contact details see below)

Screening and setback

I object to Telstra’s request for a 2-meter setback. The reasoning 
for such a request is flawed. In fact, for safety and visual reasons I 
advocate a 7-meter setback would be more appropriate. 

Telstra’s setback reasoning.

Telstra’s plans for the proposed mobile phone tower indicate the 
setback from the boundary that connects with our property and 
the property next door will be only 2 meters. 

In the DA they made no specific mention of this and it was only 
picked by the diligent town planners at Meander Valley council.

The 2-meter setback is contrary to councils’ regulations which at 
clause 28.4.1 (building design and siting) of the meander valley 
planning scheme at A2 state it must be setback 3 meters.

When specifically asked about this, Telstra’s response was it was 
to do with improving the visual amenity of the tower. It is the only 
reason they have given for council to overturn the prescribed 
limit. A limit that applies to all Blackstone residents. 
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(for full correspondence see below)

This answer from Telstra tells me 2 things.

1)Telstra is very worried about the visual impact of the 
proposed tower. As they should be (please see visual impact 
submission) and 

2)And they are so desperate they will come up with absurd 
reasoning in an attempt to justify it. I am no planner but this 
reasoning seems ridiculous to me. 

Let’s look more closely at their assertion that by moving the tower 
back 1 meter will reduce its visual impact. (for detailed 
explanation of what follows please refer to the attached paper   
where the appropriate math’s and calculations are explained. 

I include my conclusions for your convenience. This is based on 
my workings as set out on the accompanying submission re 
setback. 
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Given a constant angle of view of 450 we can see the effect of 
moving the tower will achieve very little. Certainly not enough to 
reduce the visual impact of the proposed tower.  

Honestly, I do not understand or support their reasoning. They 
claim it is to reduce the visual impact of the structure. In fact, on 
my calculations moving the structure back 1 meter will result in a 
decrease in the height from the fence of .45 meter at a view of 45 
degrees. 

This equates to a reduction in its height from the road in 
percentage terms of .45/27 or 1.66 percent. It is an argument so 
flawed I do not understand why they are attempting to argue it. 

I can only deduce from this that Telstra is rightly concerned about 
the impact of the proposed tower on the visual amenity of the 
area. And as a consequence, they are desperate to find ways to 
mitigate its impact. 

C&DS 1Meander Valley Council Ordinary Meeting Agenda - 11 December 2018 Page 351



The improvement in visual amenity would be the equivalent of 
trimming one sixteenth of the top lip of a man with a moustache 
and beard i.e. hardly noticeable. 

Consequently, Telstra’s request should be rejected and in fact 
given the nature of the construction the setback should be at least 
over 7 meters. 

Safety: 

The DA (development Application) has no fire or lightening plan 
which shows Telstra’s lack of understanding of the area. See my 
submission 3 on this. 

Basically, the tower is a potential fire hazard from the associated 
electrical equipment and lightning strikes. And yet there is no plan 
in the DA for this eventuality. 

Any fires will require the relevant authorities to attend. They will 
need a setback of greater than 5 meters without screening to 
attend safely. I suggest they be consulted re what potential 
dangers exist and what sort of access they would require to 
attend such incidents. 

Also given the probability of fire hazards it will be important that 
the area between the compound and the fence be of a distance 
that any fires will be less likely to spread to adjoining properties.  I 
believe a distance of 5 meters where the space is regularly 
maintained is the only solution.
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These safety issues are addressed by Taswater with their existing 
water tank. They have a setback of over 7 meters which properly 
addresses all safety issues. 

Mitigation of fire risks can only occur with a clear setback of 5 
meters with the associated screening area of 2 meter’s on top of 
this making at least 7 meters. 

Screening: 

Within 10 meters of the base of the tower we have a picnic area. 
Initially it was 30 to 40-degree sloping land. We spent a lot of 
money to have it raised substantially off the ground to a height of 
almost 4 meters and flattened for the envisaged use. It also had to 
have a substantial rock wall placed in front to support the amount 
of soil used to make the area. The area would roughly be 20 
meters by 12 meters or large enough to put a small house on. 

It was placed there specifically to gain access to the unique views 
from that standpoint. Presently it is used as a bar b que area. We 
have plans in the future to place a gazebo and garden on it. 

The view behind is simply the wire fence of the Taswater site with 
clear blue sky’s overhead. It is a beautiful spot to spend a summer 
evening with friends and family. 

But by placing the proposed tower where it is suggested will 
affect our quiet enjoyment of the land as well as decreasing its 
amenity. 

Proper screening if possible, will block only the compounds view 
from the area but not the proposed tower. 
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But in any event, I do not see how proper screening can be 
achieved for any compound when the ground has no soil and is so 
rocky. This ground will not support the planting of the necessary 
vegetation to allow proper screening.  I believe they will need a 
lot more space to effect adequate screening. 

This obviously again is something Telstra has not thought through.

Conclusion and Reasoning for a setback of at least 7 meters’

There is no good reason to reduce the regulated setback from the 
back fence. Nor has Telstra made any sensible argument as to 
why this should occur. 

This construction is not a simple residential wall. It is a complex 
electrical structure that will act as a lightning rod to the frequent 
lightning strikes in the area. A setback of 2 meters will make it 
impossible for emergency services to safely attend any fire along 
the 10metre backwall of the compound.  

Also given the probability of fire hazards a larger distance 
between property’s which is regularly maintained is the only 
solution.

It is noted that for safety and access Taswater has set back its 
tanks from the back fence by over 7 meters’. 

Also, I understand that any screening must have a space of 2 
meres around the proposed compound. But I do not understand 
how any proper screening can occur on the existing barren rocky 
soil within such distances. 
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I do not understand how anything less than 7 meters can achieve 
both safety and screening objectives. 

Residents are subjected to strict enforcement of building 
regulations. This should also apply to Telstra’s DA. 

Consequently, the required 3-meter setback at a minimum must 
be enforced and we argue increased to 7 meters for safety 
reasons. Only then can any associated risks be mitigated to an 
acceptable level. 
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This objection to the proposed mobile phone tower at 5 
zenith court DA: 

My contact details are as follows

Steven mcghee

5 Zenith court 

Blackstone heights

O3 63401177

Or 04782847 86

Please feel free to contact me for any clarification or further 
details. 
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Submission re mathematical assertions with respect the setback 
proposal

I haven’t done high school math’s on this for a while BUT using 
basic trigonometry I has worked out the following. 

Real World Trigonometry
As we learned when talking about sine, cosine, and tangent, the tangent of an angle in a right triangle 
is the ratio of the length of the side of the triangle "opposite" the angle to the length of the side 
"adjacent" to it.

If you think about it, you'll see that the side "opposite" the angle formed between the ground and the 
line running from me to the top of the tree is the height of the palm tree. And the length of the side 
"adjacent" this angle is simply the distance from me to the base of the tree. Which means that:

tan (angle) = height / distance

If we turn this equation around, we can solve for the height of the tree in terms of the tangent of the 
angle and the distance to the tree:

height = tan (angle) x distance
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Acknowledgements to the following you tube video titled 
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Which trigonometric function encompasses the opposite and adjacent sides. 

Remember the tangent of an angle is the length of the opposite side divided 
by the distance from the viewer. 
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Putting in the known values we can determine the unknown height. Here the 
unknown height is given a y. 

Using simple maths operations we divide both sides by 2000 feet in this eg 
to obtain an equation which we can use to determine the height. 
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Consequently, using meters and values roughly similar to our own. 

And using the following values

1) Distance from fence as say 60 metres

2)
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3)
4) And the height of the proposed tower is 27 meters which is the 

monopole and its antennae. 
5) So from the point on the road we have tan angle equals 27 meters /60 

meters. which gives a tan of .45. or looking at the tower from a 45-
degree angle. And tan 45 degrees is 1. 

6) Keeping the value of tan constant and decreasing the value of the 
distance from the road by 1 meter as mr nothey states we observe a 
decrease in height of  the tower from this fixed point as 27- 26.55 or 
.45 of a meter. Or in percentage terms its .45 / 27 which is .0166 or 
1.66 per cent in the visual height from the fixed point on the road. 

And. decreasing the height by .45 meter in real terms makes hardly 
worthwhile.  
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DA OBJECTION 3 ) for steven mcghee (for full contact details see below)

Lack of fire plan or precautions in the DA

The DA (development Application) has no fire or lightening plan. 

This again shows Telstra’s lack of understanding of the area. 

Phone towers are prone to lightning strikes. And this proposed 
tower will be triple the height of any existing trees making it much 
more likely the only place for a lightning strike in the area. 

Having lived in the area for almost 8 years we can confirm regular 
lightning strikes do occur. We can also personally attest to this 
having suffered electrical damage from one of these strikes. 

In fact, the lady down the street says there have been 2 lightening 
strikes on the transformer near her house recently. I’m sure this 
information can be verified independently by Hydro Tasmania. 

Also, the proposed compound is a large electrical facility with an 
associated fire potential. There is no doubt the possibility of a fire 
from the associated electrical equipment also makes it necessary 
to have a fire plan which the DA does not address. 

Part of this fire plan will have to involve better ground 
maintenance than has previously occurred. About 2 years ago 
there was a large fire on the site involving tas fire and helicopters. 
Its effects were made worse by poor ground maintenance.  

Telstra need to have a comprehensive fire plan or the DA should 
be rejected by council.
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This objection to the proposed mobile phone tower at 5 
zenith court DA: 

My contact details are as follows

Steven mcghee

5 Zenith court 

Blackstone heights

O3 63401177

Or 04782847 86

Please feel free to contact me for any clarification or further 
details. 
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DA OBJECTION 4 ) for steven mcghee (for full contact details see below)

4 Visual amenity submission

It’s the quiet bushland environment that people love at Blackstone 
Heights. It has the unique characteristic of being close to town but miles 
away in amenity. You can come home after a hard day’s work and get 
away from the world relaxing in a beautiful bush setting.

Visual amenity is difficult to define.  It can mean different things to 
different people.  The simplest definition of visual amenity is that “the 
look of something is in step with the beauty of the area as it presently is.” 

What one person finds visually attractive another will hate. But what is 
unquestionable from the Blackstone Heights is it’s the natural 
environment which gives it and its inhabitants their most enjoyment and 
identity. 

Words such as greenery, big sky’s and rolling hills spring to mind when 
describing the Blackstone area. Its why we brought and live here.  The 
absence of built form and development in the rural areas accentuates the 
scale of the landscape. Such dramatic visual contrast between mountains 
and the sky is the main visual perception which visitors identify as 
“Blackstone “

This view is reinforced and quantified by looking at the prospect vale 
Blackstone heights structure plan. (the PLAN) (Jan 2015)  
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At page 4 under the banner “The Planning Context” are listed key 
strategic land use objectives. Which include interalia 1) “Maintenance of 
the scenic vistas that define the area”. And further 2) Maintain the low-
density character and environment in Black stone Heights”. 

And at page 6 we see under the banner “community priorities” that 
Value of the natural environment is listed. 

Under this heading is written “There is a strong value of local natural 
amenity and environment, including open space, lake Trevallyn, views 
and hills in the area. “

ON page 7 these values are better quantified for us with Figure 5 showing 
us what values the community embraces. 
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Out of the top 3 values first and second relate to the scenery and 
environment. Over 50 % consider Natural environment and greenery are 
important and coming in 3rd is Views and hills in the area, also considered 
by just under 50% of respondents to be important. 

Whilst the area in question is not under the scenic management plan, we 
residents would argue that there is an implication it should be. 

As an aside Telstra also cite parts of this plan in an attempt to justify their 
proposal. In the DA they say that residents raised the issue of 
communications. 

You never take anything Telstra says on face value and you always have 
to look at the facts behind what they say. 

This view of the communications issue is further reinforced by looking at 
the basis of why it was actually raised on page 6 under community 
priorities. 

In response to this issue raised by Telstra I would like to point out that this 
concern over communications was made over 3 years ago back in 2015. It 
obviously resulted from resident’s frustration with the existing internet 
access. Back then even we would have complained about 
communications. But not now. 

Since then the NBN (National Broadband Network) has been rolled out to 
every house in Blackstone Heights. With the NBN we have consistent 
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reliable and fast internet connection to the rest of the world. And even 
back then it was well down the list of residents’ concerns as shown on 
page 7. And it certainly didn’t rate higher than 1) natural environment 
and greenery. And 3) views and hills in the area. 

Whilst the communications situation has dramatically changed the other 
values of natural environment and greenery as well as “maintenance of 
the scenic vistas that define the area” still and always will remain. 
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Telstra’s own words.

And finally, and for me the clinching argument for dismissing the DA 
purely on visual amenity grounds are Telstra’s own words. 

They have publicly stated that a site can be rejected purely on the ground 
of visual amenity.   See page 11 of their DA. 

At page 11 of the DA they state the following 

At page 11 of the DA its again stated 

And yet they say by moving the proposed tower 
150 meters to the left as you look at the rejected 
site and a few meters forward the whole 
situation has changed. 
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They also rejected candidate C on visual grounds. 

At page 11 of the DA they state 

And at page 13 of the DA 

It is impossible to find any major difference between the 
proposed site and the rejected sites. 

Clearly on the visual amenity criteria Telstra themselves 
adopt the proposed tower has to be rejected. 

Or in Telstra’s own words “The candidate” must “be 
discounted due to potential visual impacts on surrounding 
dwellings in all directions. “ 
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TELSTRA PHOTOGRAPHIC PORTRAYL OF THE SITE.

Looking at Telstra’s photos of the area one could be forgiven for thinking 
the location is an industrial site in the middle of the bush. All their 
photographs have been taken to portray the worst possible angles and 
the worst possible views. 

There are also factual inaccuracies in their photos. 

What they haven’t and can’t portray is the beauty of the area when you 
look up. It is impossible to capture the areas beauty with photographs 
and I invite all councillors to come and see the beauty for themselves. 

Placing a tower at the proposed site would be like putting a big black spot 
the size of a 50cent piece on the Mona Lisa or placing advertising on the 
opera house. 

Also, the sequence of Telstra’s photos is out of step with the land 
descriptions. So, for e.g. at page 12 of the DA the verbal description of 
the zenith court candidate B has an accompanying photo of another 
completely different site. That of candidate A that being Canopus drive. 
This gives the wrong impression as to what the site looks like.  

I am not a very poetic person but you can’t appreciate the beauty of the 
views until you have witnessed them for yourself. We call our property 
“BIG SKY” for a reason. Anyone who visits enjoys the 360-degree views 
on top of the hill. I have never lived anywhere else that has such 
spectacular views. I often stand at a point on the property and just turn 
through 360 degrees to enjoy the view. And that includes our picnic are 
we had specially made just 10 metres from where the proposed tower is 
to go. 
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Following is what the tower will 
look like

You will notice 3 things

1) Melissa at the base and

2) How wide the tower is and

3) There is no 10meter by 10-
meter compound at the base
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It’s pretty big isn’t it !!!!!!!

Now add a further 10 
meters to it to get the 

actual size the proposed 
tower will be at zenith 

court
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Below is a copy of a Telstra upgrade notice from Saturdays 
examiner.

It shows examples of what Telstra can do without council 
approval. 

And below is a picture of Melissa standing next to a new 
antennae array telstra is putting up at prospectvale market 
place.
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All without council approval as its deemed “ a low impact 
structure”

This madness has to stop. 
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This objection to the proposed mobile phone tower at 5 
zenith court DA: 

My contact details are as follows

Steven mcghee

5 Zenith court 

Blackstone heights

O3 63401177

Or 04782847 86

Please feel free to contact me for any clarification or further 
details. 
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DA OBJECTION 4a  ) for steven mcghee (for full contact details see below)

Submission on why Telstra’s photographic portrayal in the DA should be disregarded.

Previously I have stated that Telstra’s portrayal of the sight has been to make it 
look like an industrial site. In their DA they have mad no obvious reference to 
the inescapable beauty of the area. Beauty that cannot be captures by 
photographs. And I again invite any and all councilors to come and view the 
scenery for themselves. 

Below is one of Telstra’s photos of what the proposed tower would look like 
from panorama rd. 

It portrays the tower as just rising over the existing trees. This totally misleading 
and deceptive. Why because you can jut see the outline of the Taswater tank. 
This tank is at least 6 meters high. I say 6 meters because in reality it is sunk into 
the ground. But let’s assume it is 6 meters. 

If its 6 meters then the actual tower at 27 meters will be almost 5 times 
higher. And the shown tower is nowhere near that.

Consequently, we should vie wall Telstra’s photos of the area with distrust. 
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a) The proposed tower as portrayed by Telstra 
b) The outline of the existing tank which is well screened by existing vegetation. 
c) The water tank cannot be greater than 6 meters high. In fact, we argue it is set into the ground such that the view seen is less than 6 meters high. But for 

arguments sake we will assume it is 6 meters high. 
d) The proposed tower will be almost 27 meters high.
e) 27 meter’s is almost 5 times the height of the tank. Visual inspection reveals the tower is not represented as more than four times the tanks height.
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This objection to the proposed mobile phone tower at 5 zenith court DA: 

My contact details are as follows
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Steven mcghee

5 Zenith court 

Blackstone heights

O3 63401177

Or 04782847 86

Please feel free to contact me for any clarification or further details. 
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DA OBJECTION 5) for steven mcghee (for full contact details see below)

Screening and height

There are two designated development zones in Zenith 
Court 1) Low Density Residential – (the Acceptable 
Solution for height here is 8m) and 2) Utilities (the 
Acceptable Solution for height here is 6m).

However, an applicant can apply for a greater height as 
a Discretionary application. The Discretionary process 
includes advertising and assessment, with the end 
result being either a planning permit (with or without 
conditions) or it could be refused. 

The proposed tower will be almost 27 meters. Telstra 
keep saying that it will be 25 meters but that does not 
include the antennae at the top which will make the 
tower look like a giraffe. 

And Telstra can add to the tower’s height in future 
with and without council approval. They can also add 
new antennae and infrastructure. There answer to this 
is they have no plans to do so at the moment. Which 
means they will. And to prove this point I point to the 
supposed upgrades they are undertaking at the 
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prospect vale market place. And all within 18 months 
of the tower’s installation. 

To put the towers height in perspective an average 
person in Australia is about 175.6cm according to the 
Australian bureau of statistics. 

This would make the tower 2700/175 = 15.48 time 
higher. 

Or 5-6 times taller than a tyrannosaurus rex.
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  and another person on top of this. 

C&DS 1Meander Valley Council Ordinary Meeting Agenda - 11 December 2018 Page 385



                                                         
Personal perspective 

Being the residence closest to the tower it will affect us 
the most. It will be like a huge monster looming over 
our property obviously destroying the value of the 
property.  

Any views to the south of the property will be 
completely destroyed. I have included photos for your 
perusal. 

Of particular note are 2 recreational areas we use 
regularly.

The first area is one previously mentioned in my 
setback submission. We spent a lot of time and money 
installing it. Presently it is a picnic area which 
eventually was to be grassed and a gazebo placed on 
it.

The second area is a small flat area outside our back 
door which we call the “bowling green”. We want an 
area which is flat and well grassed near the back of the 
house for recreational purposes. 
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Presently it is a work in process. Eventually, as we save 
the money, we will build a stone wall along the 
western side and back fill the area with soil to allow 
green lush grass to thrive.

Both these areas will have their aspects completely 
destroyed by the proposed tower. And why, because 
people can’t wait a bit to upload a photo or a video. 

Screening 

There is no way that Telstra can screen or mitigate the 
proposed towers appearance.

Their portrayal of the tower from panorama is 
completely inaccurate on page 29 of the DA. 
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Please see submission on why Telstra’s photographic portrayal of the 
area is erroneous. And why this calls into question its visual portrayal of 
the area.   

The nearest trees are about 8-10 meters high and 
cover the existing water tank to such an extent you 
have to actually look for it. These trees are to the side 
and not in front of the proposed tower. 

The proposed tower will be an ugly running sore on the 
landscape. In fact, as seen above, it is completely out 
of step with the visual amenity of the area. This means 
anyone who looks from across the valley will be drawn 
instantaneously to its unnatural shape, destroying the 
view. 

There is no doubt it completely disrupts the visual 
amenity of the area. And it will be impossible to screen 
its appearance. There is no adequate screening at the 
moment and given the advocated setback distances no 
trees of a screening nature would be able to grow high 
enough to screen it. 

Also given the time frames involved it would be well 
past the use by date of the tower before any trees 
grew big enough to screen it. As well, I doubt the soil 
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would be able to safely secure and sustain trees big 
enough to screen the tower. 

Conclusion

Telstra’s portrayal of the area is obviously misleading 
and deceptive. 

The proposed tower will be a massive structure at 
close range let alone at a distance. 

Its unnaturalness will immediately draw anyone’s eye 
to it as they scan the horizon. There is no way it can 
possibly be screened from view. It will be a blot on the 
landscape. 

Local residents are subjected rightly to strict council 
regulations with respect planning to ensure the 
integrity of an area.  Otherwise we would have a 
hotchpotch of development across the area destroying 
its uniqueness. 

Since we are subjected to the regulations so should 
Telstra be. And we all know that if it was a flagpole, we 
would not be even having this discussion. 

I often stand somewhere on our property and do a 360 
degree turn to take in the view as well as the sky’s. 
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That’s why we unofficially call our property “Big Sky”. If 
the proposed tower goes in it will destroy our 
southerly aspect completely. And destroy any 
enjoyment of the 2 recreational areas mentioned 
above. 

Consequently, we ask council to reject the proposed 
tower. 

This objection to the proposed mobile phone tower at 5 
zenith court DA: 

My contact details are as follows

Steven mcghee

5 Zenith court 

Blackstone heights

O3 63401177

Or 04782847 86
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Please feel free to contact me for any clarification or further 
details.

C&DS 1Meander Valley Council Ordinary Meeting Agenda - 11 December 2018 Page 391



DA OBJECTION 7 ) for steven mcghee (for full contact details see below)

SUBMISSION RE HOUSE PRICES

Would you live near a tower 

If you ask anyone you know whether they would live near 
a phone tower the overwhelming response would be a 
resounding no. This reinforces what we all intuitively 
know. That is that very very few people want to live near a 
tower. 

We found the same attitude was reflected in the reactions 
from local residents when they were approached to sign 
our petition. 

This is also reflected in the many newspaper articles across 
the nation rejecting towers. A US study shows 95% of 
respondents when asked if they would want to live near a 
tower said no!

This overwhelming response by people not to live near a 
tower will affect house prices. How, by decreasing demand 
for such houses.
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The economics of supply and demand

Using a simple supply and demand model it can be shown 
that with decreased demand for an item prices for that 
item will drop. The decreased demand comes from less 
people wanting to buy such properties. We all know what 
happens at auctions when 2 people really want an item. 
The price goes up dramatically. But if no one wants to bid 
and it has to be sold then the price will reduce until it gets 
to a price someone will pay usually substantially less than 
its worth. 

With less people buying near towers, i.e. less demand, 
prices will fall. If we had seen a tower on the site next to 
our house 8 years ago. We would have simply turned 
around without looking at the house. 

When questioned on this issue Telstra’s official response is 
vague and includes responses like” all prices rise over 
time”. Responses done in vague language to avoid legal 
responsibility.

Yet again when the code calls for openness and frank 
discussions re mobile tower placement Telstra has been 
found wanting. 

And yet using their own words even Telstra admit that 
demand will be affected when in their Blackstone heights 
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pamphlet, they state at page 3 that there is a negative 
public perception about mobile phone towers. 

They even say it in their 2018 broad statement brochure. 
There they admit openly its an issue they haven’t 
addressed.

The reason its relevant is that such perceptions as 
admitted by Telstra lead to less buyers which means less 
demand. And yet wont admit any effect on house prices. 

Telstra’s position

Even Telstra wont openly deny effects on house prices. As 
they won’t tell you EMR is 100% safe. 

All their answers are couched in vague legal terms to avoid 
any legal liability. This after they have voluntarily signed the 
code which calls for open and frank discussions on all issues 
related to phone tower placement. 

Their official responses are that “Telstra isn’t aware of any 
effects of mobile phone placement on the prices of houses.” 
And further vague answers such as “all prices rise over 
time.”
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If you feel you’ve heard this all before your right. It’s the 
same argument they use re EMR safety ie Telstra isn’t 
aware of any health issues associated with phone towers. 

I find it hard to understand their position on house  prices 
when they admit publicly that people have “ genuine 
concerns about the levels of EMR fields… 

At the drop-in session I spoke to Sarah Ebbelaar and 
another Telstra female rep. They both tried to console me 
as I was upset about the fact no real answers were being 
given to our questions. I remember ms ebbelaar saying 
that she would be worried about prices too.

She also says in a text that we should contact local estate 
agents re any possible price reductions which we have 
done. 

Also, Telstra would say that we have to prove any 
house price depreciation. 

I say this is not so. It is reasonably foreseeable 
that they have a duty of care to the local 
residents and that their actions will/have lead to 
loss.
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And the standard of proof for such matters is the 
civilian one of “ is it more likely or not,”

This standard is obviously breached. And because 
of this I believe the onus is on Telstra as the party 
prosecuting the development, as part of their DA, 
to prove that there will be no reduction in house 
prices. 

At the drop-in session any mention of house 
prices to northey, his female assistant or 
councilor connor were scoffed at. 

I can understand the vision stream 
representatives being that way. In fact, after 
weeks of dealings with them it didn’t surprise me 
at all. 

But what I was disappointed at was councilor 
Connors inability to be impartial on such matters. 
Not to be able to at least listen and argue sensibly 
against such notions. But to actually to dismiss a 
resident ‘s concerns out of hand before hearing 
what I had to say.
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This dismissive attitude and failure to represent 
all residents’ interests is reflected in his Facebook 
reposes when he was initially approached about 
the mobile phone placement. 

Put see his  face book responses on this.

I believe any reasonable person not pushing their 
own agenda would agree that house price 
depreciation is a real issue. 

Councils possible response to the issue
I believe council needs to take this negative 
aspect of the proposal into account as part of the 
balancing act of determining whether there is 
“significant community benefit”. 

To this end I believe council is in a position to 
request from Telstra an independent study of the 
possible effects on house prices near mobile 
phone towers in our area. This under their 
powers granted by sp2-1 in determining 
significant benefit. 

C&DS 1Meander Valley Council Ordinary Meeting Agenda - 11 December 2018 Page 397



Legal Liability
I ALSO BELIVE COUNCIL NEEDS TO BE AWARE OF POSSIBLE 
LEGAL LAIBILITY, ALONG WITH TELSTRA, FOR ANY 
DEPRECIATION OF PRICES DUE TO THE TOWER 
INSTALLATION. 

IT IS OBVIOUS TELSTRA AS WELL AS COUNCIL HAVE A 
DUTY OF CARE TO LOCAL HOMEOWNERS. AND THAT IT IS 
BREASONABLY FORSEEABLE THAT THEIR ACTIONS WILL 
LEAD TO FINANCAIL LOSS.

An independent study on this would remove any 
possible liability council might face if they 
approved the tower. 

The evidence for house price depreciation.

Below and attached are numerous articles on the effects 
on house prices of mobile phone towers. 

I have also attached the Reponses from a number of local 
real estate agents with their views on what effect a mobile 
tower would have on prices. 

I also have the name and address of a lady who lived at 
port sorrel. She believed the carriers representations that 
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the tower would not affect prices. After 18 months she 
says she lost about $70000 on the eventual sale. 

All this evidence points to a depreciation in prices of at 
least 20%. And for those houses closest to the tower a 
drop of up to 25%. 

For privacy reason we have withheld the name of the lady 
in question and the real-estate agents. But we are 
prepared to give them to an independent 3rd party such as 
the meander valley general manager Mr Gill upon request. 

We always supply verifiable information and are prepared 
to justify what we say. 

There is also a lot of research on the matter. Below I 
attach some of the many studies done. The most relevant 
one being in Brisbane and done about 12 months ago.it 
shows price reductions of 20%. 

The only study I found supporting Telstra’s contention of 
no price changes was a New Zealand study done back in 
2002. 

Back then we had 1-2g phones and the understanding of 
such matters was limited. Now all you have to do is google 
mobile tower fights to get a huge amount of newspaper 
articles on the subject to show how much more informed 
people are these days. And googling house prices and 

C&DS 1Meander Valley Council Ordinary Meeting Agenda - 11 December 2018 Page 399



mobile phone towers will also return a wealth in 
information on the subject. 

The evidence

1) I have limited my research to recent evidence from 
at least the last 5 years.

2) I believe research before that is outdated since the 
telecommunications industry has dramatically changed 
since then. 5 years ago, we didn’t even have 4g and 3g 
was an emerging technology.

3) Also education and the media social and otherwise 
have dramatically increased public awareness of the 
issue.

4) Look at the outcry over Telstra testing 5G in 
Launceston. 

5) A 2014 survey conducted by the National Institute 
for science, law and public policy in Washington DC, 
showed similar response to our on the ground 
research whilst petitioning re living near mobile phone 
towers.

6) The survey showed the following results 

It shows home buyers and renters are less interested in 
properties located near cell towers and antennas, as well as 
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in properties where a cell tower or group of antennas are 
placed on top of or attached to a building.

 94% said a nearby cell tower or group of antennas 
would negatively impact interest in a property or the price 
they would be willing to pay for it.
 94% said a cell tower or group of antennas on top of, or 
attached to, an apartment building would negatively 
impact interest in the apartment building or the price they 
would be willing to pay for it.
 95% said they would opt to buy or rent a property that 
had zero antennas on the building over a comparable 
property that had several antennas on the building.
 79% said under no circumstances would they ever 
purchase or rent a property within a few blocks of a cell 
tower or antennas.
 88% said that under no circumstances would they ever 
purchase or rent a property with a cell tower or group of 
antennas on top of, or attached to, the apartment 
building.
 89% said they were generally concerned about the 
increasing number of cell towers and antennas in their 
residential neighborhood.


7) Numerous articles such as the one below by a new York 
real estate agent are available on the web 
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8) Or the following 
9)The most recent study was done in Brisbane  

Queensland Australia in 2017
10)  Below I present the abstract for the study 

The impact of cell phone towers on house prices: 
evidence from Brisbane, Australia

 Authors
 Authors and affiliations
 Darshana Rajapaksa Wasantha Athukorala  Shunsuke Managi  Prasad Neelawala
 Boon Lee Viet-Ngu Hoang   and  Clevo Wilson

Research Article
First Online: 27 June 2017

 5Shares

 257Downloads

 2Citations

Abstract

The growing public pressure against the spread of cell phone 
towers in urban areas has created a need to understand their impact 
on adjacent house prices. A few existing studies are, however, 
controversial in their methodology and inconclusive in their 
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results. Therefore, our study on the effect of cell phone towers on 
house prices is designed to avoid these deficiencies. 

Property transaction data collected from two suburbs within the 
Brisbane City Council were analyzed adopting the spatial hedonic 
property valuation model. The estimated models were statistically 
significant and were largely in line with theoretical expectations. 
The results revealed that proximity to cell phone towers negatively 
affects house values, decreasing as the distance from the tower 
increases. A suitable compensation programme for nearby property 
owners is, therefore, suggested as being an appropriate policy 
response.
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Effects on house prices
THE AVERAGE HOUSE PRICE OF PROPERTIES 
SURROUNDING THE TOWER WOULD BE AT LEAST $500000. 
AND MOST HOUSES LIKE OURS WOULD BE WORTH A LOT 
MORE. 

AND THERE ARE AT LEAST 50 HOUSES IN A 100 METER 
RADIUS OF THE TOWER. 

GIVEN THIS THERE IS A MINIMUM VALUATION OF 500000 
BY 50 WHICH IS 25 MILLION DOLLARS WORTH OF REAL 
ESTATE AND IN REALITY PROBABLY CLOSER TO $ 30 
MILLION. BUT LET’S SAY $25 MILLION.

IF THERE IS A HOUSE DEPRECIATION OF SAY 10% THIS 
WOULD LEAD TO FINANCIAL LOSSES OF 2.5 MILLION 
DOLLARS. AND IF IT WAS ONLY A 5% DEPRCIATION THIS 
WOULD BE 1.25 MILLION. 

AND AT THE MOMENT TELSTRA IS PAYING $200000 AND 
GETTING A FURTURE GUARNTEED INCOME.

I BELIEVE THE LOSS ALONE FROM THE 2 CLOSEST HOUSE 
WILL BE GREATER THAN TELSTRAS COSTS FOR THE 
PROPOSAL. 
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This objection to the proposed mobile phone tower at 5 
zenith court DA: 

My contact details are as follows

Steven mcghee

5 Zenith court 

Blackstone heights

O3 63401177

Or 04782847 86

Please feel free to contact me for any clarification or further 
details. 
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DA OBJECTION 11 ) for steven mcghee (for full contact details see below)

Submission re flora and fauna

It is obvious from Telstra’s submission in the DA that they 
don’t care about the environmental consequences of their 
actions. This despite their corporate objectives of being 
sensitive to environmental issues. We are aware of a 
number of mistakes they have made in their environmental 
submission. Being at the cutting edge of environmental 
protection it is council’s duty under the environmental law 
to protect the environment. Telstra’s DA is incomplete on 
this matter. It begs the question what else have they 
missed. Consequently I request that Telstra’s DA  be 
referred to Primary Industries Parks Water and 
Environment.  (DPIPWE) so that a proper and through 
independent study can be done on the effects of the DA on 
local flora and fauna.

Telstra’s stated objectives with respect the environment 
sound good on paper but the reality is they do not live up to 
them without being held accountable. Below is their 
environmental policy as of 20th august 2018

C&DS 1Meander Valley Council Ordinary Meeting Agenda - 11 December 2018 Page 406



C&DS 1Meander Valley Council Ordinary Meeting Agenda - 11 December 2018 Page 407



Of note are the following issues .

1)
2)Here they state that their goal is to prevent 

environmental harm.
3)
4)Here as good corporate citizens the expectation is that 

not only will they meet but  exceed all applicable laws 
regulations and standards relating to the environment

5)
6)Here they say they state they have a duty to provide 

environmental training not only to employees but to 
contractors such as vision stream. 

7)
8)Here they clearly define what is required of employees 

contractors or anyone working on behalf of telstra. Ie to 
take all reasonable measures in incorporating 
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environmental considerations into our daily work 
activities.

9)
10) Here it says that they must obtain all environmental  

approvals, licenses and permits before commencing 
work. 

11)
12) Proactively engage and collaborate with customers , 

governments and other stakeholders to address key 
environmental issues that affect our business , 
employees and the communities we serve. 

13)
14) And finally, it talks about the fact that if these 

policies aren’t complied with then there will be 
disciplinary action. 

I was gob smacked when I read this for the first time 
because I find it very hard to rationalize these statements 
with reality. 
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This philosophy is further supported by their environmental 
statement in their big picture statement 2018. 

Here again they publicly state that protecting the 
environment is their priority. 

C&DS 1Meander Valley Council Ordinary Meeting Agenda - 11 December 2018 Page 410



Telstra’s behavior

Again, and again with anything Telstra does you can not 
take anything they say or do at face value. 

They are acutely aware that they behave badly, enough so 
to make a statement about this. 

Responsible business: We will be a sustainable, 
globally trusted company that people want to work for 
and with.

This acknowledges they are not there yet.
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The reality of the flora and fauna study

I’m no environmental expert. But to me the 
environmental report is not thorough nor does it use 
local Tasmanian resources to ascertain the effects of 
their DA (development application) 

Despite all their high aspirations about maintaining 
and going beyond accepted environmental issues they 
have put together what looks like a copied and pasted 
environmental submission. A report which has had no 
genuine thought gone into it. This after they espouse 
such high environmental ideals.

Blackstone is a bush environment. People who live 
here embrace and protect their environment. This 
include the local wildlife. 

Below are listed the known or suspected animals that 
inhabit the area.

We are aware of the Tasmanian wedge tailed eagles, 
the owls, the quolls, the tassie devils the green frogs as 
well as egrets. Below are the species listed as known to 
be in the area. 
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We have a number of parrots in the area. I am not sure if they are swift parots of not. But surley proper inveyigation is 
required to protect this crutiaclly emndangerd species. 
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I have also seen a grey egret that regularly feeds at our 
fishpond as well as the wedgetail eagles. And I am 
reliably assured that the green and gold frog lives at 
the bottom of the street some 60 meters from the 
proposed tower. 

No mention has been made about the effects of the 
proposed tower on these animals. When this was 
drawn to Telstra’s attention, they casually dismissed it 
out of hand as being irrelevant. 

This behavior doesn’t indicate compliance with 
Telstra’s objectives  about meting and exceeding 
environmental standards.  

With respect these animals my concern is what will the 
effect be of EMR (electromagnetic radiation) on these 
animals. 

Telstra rejects any effects. 

But say a green and gold frog weighs 15 grams and an 
average 100 kg human weighs 100000 grams. Given 
this 100000 /15 = 6,666. Does this mean that the green 
and gold frog an endangered species will receive 6,666 
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times the does of EMR a human would? If so, surely 
that will kill them.  

The same applies to the birds which will receive 
relatively much higher doses than humans.

Also, there is the issue of the Tasmanian wedge tailed 
eagle. There is at least 1 registered nest within 1km 
line of sight of the proposed tower. 

They are endangered. The closeness of the proposed 
tower is acknowledged as an issue with respect their 
breeding. 

In fact, on the way homyesterday,24/11/2018 we 
observed one flying over the waste management site 
on panorama rd.
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Their situation was mentioned to Telstra months ago. 
And though they were aware they made no 
commitments with respect protecting these birds in 
their DA. 

In fact, it was only after local intervention that they 
agreed to a commitment of not building the tower or 
maintaining the tower during the birds breeding 
season. 

This again shows their lack of commitment to the 
environment despite their corporate statements to the 
contrary. 

Also Given recent research findings on local 
wildlife effects at Mount Nardi (see link below) and 
other research undertaken overseas which
appears to indicate adverse wildlife impacts 
arising from EME radiation. This has not been 
addressed
https://ehtrust.org/science/bees-butterflies-wildlife-
research-electromagnetic-fields-environment/
Telstra dismisses this research as irrelevant. I disagree. 
As the proposer of the development there is a legal 
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obligation on Telstra to address all reasonable issues 
raised with respect the DA. 

I believe council has state and federal legal rights as 
well as rights under P2-1, (ie councils’ requirement to 
weigh up significant benefit to the community), to ask 
Telstra to do a comprehensive study that shows there 
are no effects on animals such as stated in the mt nardi 
study. 

I have admitted that I am no environmental expert. But 
I believe we need a more comprehensive and thorough 
study of the effects of the proposed tower on the 
environment. And this can only come from the 
intervention of the department of Primary Industries 
Parks Water and Environment.  (DPIPWE) 
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Councils legal obligation to call on DPIPWE.

Below is directly copied excerpts from the threatened 
Tasmanian eagles recovery plan

The first part talks specifically about advice on the 
management of eagle to councils.
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Then it talks about council’s duty or legal obligation 
with respect implementing planning provisions for 
threatened species. 

I argue that council has been given this duty with 
respect threatened species in the area of the proposed 
tower. And to discharge its duty properly it has to gain 
the necessary advice from the department of Primary 
Industries Parks Water and Environment.  (DPIPWE)

I believe this can only come from a proper study of the 
area being conducted by (DPIPWE). And I ask that 
council formally request such a study. 

I note also in the council meeting of Tuesday 8th may 
2018 that council now has a policy on covenants with 
respect threatened species. This again highlights the 
importance of conservation at the council level. 
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Telstra commitment to conservation

As shown by their shoddy submission on the 
environment Telstra has shown no real commitment to 
the environment. 

Also, as they themselves state in their bigger picture 
sustainability report 2018 the following:

I have advocated that council never take what Telstra 
says or does on face value. Their attitudes and actions 
towards stakeholders does not promote any trust.

To that end if council approves the tower and I hope 
they don’t. But if they do, they should consider serious 
sanctions for Telstra if they breach any permits 
associated with any approval. 
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These sanctions should be made clear before the 
granting of any approval. And they should be of a 
nature to ensure Telstra’s compliance. 

I am unsure of council’s powers with respect to this. 
But to this end council should attach to any permit a 
sanction of $100000 payable to council for breaches. 
Or any such sanctions which will ensure Telstra’s 
compliance such as complete removal of the tower if 
any permit is breached. 

After all, they state publicly that they that not only 
uphold environmental laws they go well beyond what 
is expected. I ask council that they ensure Telstra 
ensures it maintains these high standards. 

C&DS 1Meander Valley Council Ordinary Meeting Agenda - 11 December 2018 Page 421



This objection to the proposed mobile phone tower at 5 
zenith court DA: 

My contact details are as follows

Steven mcghee

5 Zenith court 

Blackstone heights

O3 63401177

Or 04782847 86

Please feel free to contact me for any clarification or further 
details. 
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Addendum 

I forgot to mention the following issue.

We all know that going in front of the array is dangerous.

 All the signs say as much. 

We also know that the birds will alight on the tower as it 
will be the highest point in the area. 

Will this kill the birds. We need more study on it.
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Krista Palfreyman

From: Patsy1943 <dkandpw1@bigpond.com>

Sent: Friday, 16 November 2018 4:26 PM

To: Meander Valley Council Email

Subject: Objection Telstra tower Zenith Court  Blackstone heights

I have lived at 2 Zenith Court to 28 years and enjoy the beauty and lifestyle of the area and wish to object to the 

position Telstra have chosen to erect a tower particularly because of the closeness to residents who live close by.  

These families have small children and are concerned about the exposure to radiation.  

I am also concerned about the visual effect this high tower will have on our landscape.  It is common knowledge that 

our house prices will be affected because people consider towers dangerous and don't want to buy near them.  

 

I have been personally affected by at least four close friends passing from cancer who lived very close to the towers 

in Julianna Street so the health of residents close by concern me greatly.  

 

I would like to ask that consideration be given to the tower being erected in another area away from residents. 

 

Yours sincerely, 

 

Patricia Wells 

Phones me 0408401154.   

 

Sent from Patricia Wells 
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From: teresa.d.vermaak@gmail.com 

Sent: Sunday, 25 November 2018 9:10 AM 

To: Planning @ Meander Valley Council 

Subject: FW: CT 34448/29 Zenith Court, Blackstone Heights 

Attachments: Planning Notice - Zenith Court Blackstone Heights.pdf 

 

 

 

From: teresa.d.vermaak@gmail.com <teresa.d.vermaak@gmail.com>  

Sent: Friday, 23 November 2018 2:13 PM 

To: mail@mvc.tas.gov.au 

Subject: CT 34448/29 Zenith Court, Blackstone Heights 

 

Attention Mr Martin Gill 

 

Attached please find letter concerning the above. 

 

Kind regards 

 

Residents of 7 Canopus Drive Blackstone Heights 
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From: teresa.d.vermaak@gmail.com 

Sent: Friday, 23 November 2018 2:13 PM 

To: Meander Valley Council Email 

Subject: CT 34448/29 Zenith Court, Blackstone Heights 

Attachments: Planning Notice - Zenith Court Blackstone Heights.pdf 

 

Attention Mr Martin Gill 

 

Attached please find letter concerning the above. 

 

Kind regards 

 

Residents of 7 Canopus Drive Blackstone Heights 
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From: SM <bottlebrushfarm@gmail.com> 

Sent: Wednesday, 21 November 2018 6:58 PM 

To: Planning @ Meander Valley Council 

Subject: Zenith court planning application 

Attachments: Zenith court phone tower .pdf 

 

To the general manager.  
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From: Clinton Northey <Clinton.Northey@visionstream.com.au> 

Sent: Thursday, 8 November 2018 2:22 PM 

To: Leanne Rabjohns 

Subject: Zenith Court, Blackstone Heights 

Attachments: T110993_BLACKSTONE HEIGHTS_FC (1)-5-5.pdf 

 

Follow Up Flag: Follow up 

Flag Status: Flagged 

 

Hi Leanne, 

  

Please find attached the site plan that should replace the existing one that was sent through with 

the application. 

  

Basically the only change is the house at 3 Zenith Court (property to the south) is actually shown on 

this drawing.  The original plan did not show this house. 

  

Also in relation to the Eagles breeding season and holding off construction until March (should it be 

approved), Telstra will have to approve this.  It might take a couple of days unfortunately for a 

decisions.  I would just tell anyone that asks about this that it’s being looked into.   

  

Thanks 

  

Clinton Northey 

Senior Town Planner l Visionstream 

  

Visionstream Australia Pty Ltd ABN 85 093 384 680  
20 Corporate Drive, Heatherton VIC 3202 
M   0414 367 361 

E    clinton.northey@visionstream.com.au 
W   www.visionstream.com.au 

Please consider the environment before printing this e-mail 

  

 

Disclaimer 

IMPORTANT – This email, and any attachments transmitted with it, may be confidential and privileged. If you 

are not the intended recipient, you are hereby notified that any dissemination, use or disclosure of this email 

and any attachments transmitted with it may cause commercial damage to both/either the sender and/or the 

intended recipient and is strictly prohibited. If you have received this email in error, please contact the sender 

by return email, do not use or disclose the contents and delete the message and any attachments from your 

system. Before opening or using attachments, check them for viruses and defects. The Company’s liability is 

limited to resupplying any affected attachments. Information regarding privacy can be accessed here: 

http://ventia.com/ckeditor_assets/attachments/39/ventia-privacy-statement.pdf 
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Krista Palfreyman

From: Hill, Katie <Katie.Hill@team.telstra.com>
Sent: Monday, 3 December 2018 12:53 PM
To: Krista Palfreyman; Clinton Northey
Cc: Heidi Goess <heidi@landuseplanning.com.au> (heidi@landuseplanning.com.au)
Subject: RE: Blackstone Heights telecommunications tower

Follow Up Flag: Follow up
Flag Status: Completed

Hi Krista, 
 
Thank you for your time on the phone today. 
 
Telstra confirms this information is to be used for the development application assessment understanding that this 
will become public information. 
 
I have reworded though the percentage of market share. I am happy to comment on this at the council meeting if 
brought up. 
 
If we assume that 2/3 of the population fits into this area we could assume that roughly 846 people are going to 
benefit.  Based on Telstra’s market share then we could say the 592 (say 600 = 46%) people are going to benefit . 
 
Any problems let me know 
 
Thanks and regards 
 
Katie Hill   Acquisition Senior Specialist 
Design & Acquisition |  Wireless Access  |  Network Engineering |  Network & IT  
 
M  0409398294 
E   Katie.hill@team.telstra.com 
W  www.telstra.com  
 
This email may contain confidential information. 
If I've sent it to you by accident, please delete it immediately 

 

 

 
 
 

From: Krista Palfreyman [mailto:Krista.Palfreyman@mvc.tas.gov.au]  
Sent: Monday, 3 December 2018 12:45 PM 
To: Hill, Katie <Katie.Hill@team.telstra.com>; Clinton Northey <Clinton.Northey@visionstream.com.au> 
Cc: Heidi Goess <heidi@landuseplanning.com.au> (heidi@landuseplanning.com.au) 
<heidi@landuseplanning.com.au> 
Subject: RE: Blackstone Heights telecommunications tower 
 
  
Hi Clinton & Katie, 
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Could you please confirm if Council is able to use this information as part of the development application 
assessment report which will be available for public information due to the previous comment about this 
information provided is confidential. 
  
Kind Regards, 
  
 

Krista Palfreyman | Development Services Coordinator/Permit Authority 
Meander Valley Council  
working together 
 
T: 03 6393 5322 | F: 03 6393 1474 | E: krista.palfreyman@mvc.tas.gov.au | W: www.meander.tas.gov.au 
26 Lyall Street (PO Box 102), Westbury, TAS 7303 
 
Please note that our Westbury Office will be closed from 12pm on Friday 21 December 2018 and will re-open at 
8.30am on Wednesday 2 January 2019. We wish you a very Merry Christmas and a Happy New Year.  
 

     

 
Please consider the environment before printing this email. 

From: Hill, Katie [mailto:Katie.Hill@team.telstra.com]  
Sent: Monday, 3 December 2018 12:31 PM 
To: Clinton Northey; Krista Palfreyman 
Subject: RE: Blackstone Heights telecommunications tower 
  
Hi Clinton and Krista, 
  
Following on from my previous email and as highlighted in question 2, I have just had a response from RF in regards 
to our calculations. 
  
Given the difficulties, the calculations have been based on the following methods:- 
  
The Pupal area is the 3db Improvement.  If we assume that 2/3 of the population fits into this area we could assume 
that roughly 846 people are going to benefit.  If 70% is Telstra’s market share then we could say the 592 (say 600 = 
46%) people are going to benefit . 
  
This is still not of absolute accuracy based on my reply below, but provides and overall indication. 
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I hope this assist and finalises the question 
  
Thanks and regards 
  
Katie Hill   Acquisition Senior Specialist 
Design & Acquisition |  Wireless Access  |  Network Engineering |  Network & IT  
 
M  0409398294 
E   Katie.hill@team.telstra.com 
W  www.telstra.com  
  
This email may contain confidential information. 
If I've sent it to you by accident, please delete it immediately 
  
  

 
  
  

From: Clinton Northey [mailto:Clinton.Northey@visionstream.com.au]  
Sent: Monday, 3 December 2018 12:08 PM 
To: Krista Palfreyman <Krista.Palfreyman@mvc.tas.gov.au> 
Cc: Hill, Katie <Katie.Hill@team.telstra.com> 
Subject: FW: Blackstone Heights telecommunications tower 
  
Hi Krista, 
  
Please find below from Katie Hill at Telstra a response to Council’s questions raised. 
  
Regards  
  
Clinton Northey 
Senior Town Planner l Visionstream 

  

C&DS 1Meander Valley Council Ordinary Meeting Agenda - 11 December 2018 Page 461



4

Visionstream Australia Pty Ltd ABN 85 093 384 680  
20 Corporate Drive, Heatherton VIC 3202 
M   0414 367 361 
E    clinton.northey@visionstream.com.au 
W   www.visionstream.com.au 

Please consider the environment before printing this e-mail 
  

From: Hill, Katie <Katie.Hill@team.telstra.com>  
Sent: Monday, 3 December 2018 12:01 PM 
To: Clinton Northey <Clinton.Northey@visionstream.com.au> 
Cc: Fuge, Michele <Michele.Fuge@team.telstra.com> 
Subject: RE: Blackstone Heights telecommunications tower 
  
Hi Clinton, 
  
As discussed the information provided to VPL and Meander Valley Council is confidential and provided for Council’s 
development assessment purposes only. 
  
In the meantime, and in answer to the 3 outstanding questions posed by Council I would like to comment as follows- 
  
  

1. Can the developer please provide the number of Blackstone Heights residents that will benefit from the 
telecommunications tower being placed on this site?   

  
 Telstra confirm that a better coverage experience to all the residences in Blackstone Heights is the key 

Driver/Objective for the co-investment. 
  

 Residences along these key main roads are expected to receive benefit or improvement from the proposal: 
-        Panorama Road 
-        Longvista Road 
-        Pitcher Parade 
-        Bayview Drive 
-        Neptune Drive 
-        Zenith Court & 
-        much of Blackstone Road 

  
 One of the important considerations of the MBSP is extending mobile coverage for 000 emergency calls. 

Telstra customers living, working and travelling through the area will benefit from the day to day 
connectivity of this proposal but it would also provide 000 coverage to all mobile users in the area, 
regardless of their mobile provider.  
  

 The MBSP is a Government funded program with the opportunity for other Carriers in the future to co-
locate equipment on the tower to service their customers.  

  
 The MBSP tool that generates the metrics will only count those users that will newly get hand held 

coverage. The number of NEW users is 20. 
  
  
2. In providing this number can the developer please provide the evidence base on how this number was 

derived? 
  

 Telstra are in the process of  attempting to calculate how many GNAF (Geocoded National Address File) data 
is going receive that  increase in coverage level in preparation for the December Council meeting. 
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 As indicated the MBSP tool that generates the metrics will only count those users that will newly get hand 

held coverage. 
  

 Australian Bureau of Statistic data shows the following:-  
o 2016 there were 1270 residents in Blackstone Heights 
o ABS shows average 2.8 people per household   

  
3. From this number can the developer please indicate how many of those Blackstone Heights residents are 

Telstra mobile clients? 
  
 This number cannot be easily determined as the facility is expected to improve coverage and data services 

for the people who live and work in the area covered by the facility, as well as the many people who 
commute through the area. 
  

 We advise our market share in Launceston is approx. 70% 
  

  
Thank and regards 
  
  
Katie Hill   Acquisition Senior Specialist 
Design & Acquisition |  Wireless Access  |  Network Engineering |  Network & IT  
 
M  0409398294 
E   Katie.hill@team.telstra.com 
W  www.telstra.com  
  
This email may contain confidential information. 
If I've sent it to you by accident, please delete it immediately 
  
  

 
  
  
  

From: Clinton Northey [mailto:Clinton.Northey@visionstream.com.au]  
Sent: Monday, 3 December 2018 11:36 AM 
To: Hill, Katie <Katie.Hill@team.telstra.com> 
Subject: FW: Blackstone Heights telecommunications tower 
  
Hi Katie, 
  
FYI.  See below.   
  
Clinton Northey 
Senior Town Planner l Visionstream 

  

Visionstream Australia Pty Ltd ABN 85 093 384 680  
20 Corporate Drive, Heatherton VIC 3202 
M   0414 367 361 
E    clinton.northey@visionstream.com.au 
W   www.visionstream.com.au 
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Please consider the environment before printing this e-mail 
  

From: Krista Palfreyman <Krista.Palfreyman@mvc.tas.gov.au>  
Sent: Monday, 3 December 2018 11:30 AM 
To: Clinton Northey <Clinton.Northey@visionstream.com.au> 
Subject: RE: Blackstone Heights telecommunications tower 
  
  
Thanks Clinton, 
  
I have forwarded this on to our planning consultant. Do you have an indication if we will have the required 
information before 12.00?  
  
  

Krista Palfreyman | Development Services Coordinator/Permit Authority 
Meander Valley Council  
working together 
 
T: 03 6393 5322 | F: 03 6393 1474 | E: krista.palfreyman@mvc.tas.gov.au | W: www.meander.tas.gov.au 
26 Lyall Street (PO Box 102), Westbury, TAS 7303 
 
Please note that our Westbury Office will be closed from 12pm on Friday 21 December 2018 and will re-open at 
8.30am on Wednesday 2 January 2019. We wish you a very Merry Christmas and a Happy New Year.  
 

     

 
Please consider the environment before printing this email. 

From: Clinton Northey [mailto:Clinton.Northey@visionstream.com.au]  
Sent: Monday, 3 December 2018 9:14 AM 
To: Krista Palfreyman 
Subject: Blackstone Heights telecommunications tower 
  
Hi Krista, 
  
Please find below two links that talk specifically about the mobile Black Spot Program as discussed last Friday.  The 
program itself is Federally funded and Blackstone Heights is one of 125 within the Round 3 Priority sites (refer to 
attached PDF for exact locations of these Round 3 sites).   Telstra also has the vast majoirity of these sites, which 
Optus and Vodafone will also deploy.  Recently in Northern Tasmania we have had the sites at Gunns Plains and 
Musselroe Bay approved.   
  
In relation to how the areas were selected to be part of the Black Spot Program please see the extract from Telstra’s 
website below.  Basically these sites were nominated from the public and Councils. 
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Relevant links  
  
https://www.telstra.com.au/coverage-networks/mobile-black-spot-program 
  
https://crowdsupport.telstra.com.au/t5/Mobiles-Tablets/The-Mobile-Black-Spot-Program-FAQ-s/ta-
p/539841?ti=TR:TR:Mar16:mobile-blackspot:coverage-networks:cta 
  
I’ve also let Telstra know that we require the additional information by at least midday otherwise the application will 
be deferred to the meeting in January.  I’ll let you know asap if we will be able to get this to you in time. 
  
Regards  
  
Clinton Northey 
Senior Town Planner l Visionstream 

  

Visionstream Australia Pty Ltd ABN 85 093 384 680  
20 Corporate Drive, Heatherton VIC 3202 
M   0414 367 361 
E    clinton.northey@visionstream.com.au 
W   www.visionstream.com.au 

Please consider the environment before printing this e-mail 
  
  

Disclaimer 

IMPORTANT – This email, and any attachments transmitted with it, may be confidential and privileged. If you are not the 
intended recipient, you are hereby notified that any dissemination, use or disclosure of this email and any attachments 
transmitted with it may cause commercial damage to both/either the sender and/or the intended recipient and is strictly 
prohibited. If you have received this email in error, please contact the sender by return email, do not use or disclose the 
contents and delete the message and any attachments from your system. Before opening or using attachments, check them for 
viruses and defects. The Company’s liability is limited to resupplying any affected attachments. Information regarding privacy 
can be accessed here: http://ventia.com/ckeditor_assets/attachments/39/ventia-privacy-statement.pdf 

  

Notice of confidential information 
This e-mail is intended only for the use of the addressee. If you are not the addressee, you are requested not to distribute or photocopy this message. If you 
have received this message in error, please immediately notify the sender and destroy the original message. 
Views and opinions expressed in this transmission are solely those of the author and do not necessarily represent those of Meander Valley Council. 

 

Notice of confidential information 
This e-mail is intended only for the use of the addressee. If you are not the addressee, you are requested not to distribute or photocopy this message. If you 
have received this message in error, please immediately notify the sender and destroy the original message. 
Views and opinions expressed in this transmission are solely those of the author and do not necessarily represent those of Meander Valley Council. 
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From: Leanne Rabjohns 

Sent: Wednesday, 5 December 2018 2:08 PM 

To: Krista Palfreyman 

Subject: FW: Blackstone Heights 

 

 

 

From: Clinton Northey [mailto:Clinton.Northey@visionstream.com.au]  
Sent: Wednesday, 5 December 2018 2:07 PM 

To: Leanne Rabjohns 
Cc: Hill, Katie 
Subject: Blackstone Heights 

 

Hi Leanne, 

  

Telstra have confirmed that they would have no issue with a condition placed on any planning 

approval that resulted in limiting the construction of the facility after the Wedge Tail Eagle breeding 

season, that is August to January.  Therefore construction could commence in February 2019.  Please 

refer to Parks TAS information in the link below confirming the Wedge Tail Eagle breeding season.   

  

I’ve had similar conditions placed on planning approvals with Kingborough Council previously. 

  

https://www.parks.tas.gov.au/?base=5121 

  

Any further questions please let me know. 

  

Regards 

  

Clinton Northey 

Senior Town Planner l Visionstream 

  

Visionstream Australia Pty Ltd ABN 85 093 384 680  
20 Corporate Drive, Heatherton VIC 3202 
M   0414 367 361 

E    clinton.northey@visionstream.com.au 
W   www.visionstream.com.au 

Please consider the environment before printing this e-mail 

  

 

Disclaimer 

IMPORTANT – This email, and any attachments transmitted with it, may be confidential and privileged. If you 

are not the intended recipient, you are hereby notified that any dissemination, use or disclosure of this email 

and any attachments transmitted with it may cause commercial damage to both/either the sender and/or the 

intended recipient and is strictly prohibited. If you have received this email in error, please contact the sender 

by return email, do not use or disclose the contents and delete the message and any attachments from your 

system. Before opening or using attachments, check them for viruses and defects. The Company’s liability is 

limited to resupplying any affected attachments. Information regarding privacy can be accessed here: 

http://ventia.com/ckeditor_assets/attachments/39/ventia-privacy-statement.pdf 
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C&DS 2 238 MAIN ROAD MEANDER - STUDIO AND 

VISITOR ACCOMMODATION 
 

 
1) Introduction 

This report considers application PA\18\0216 for Residential Studio and 

Visitor Accommodation (common room, five (5) units and RV/caravan 

parking) on land located at 238 Main Road, Meander (CT: 6866\1). 

2) Background 

Applicant 

Trident Building Surveying  

Planning Controls 

The subject land is controlled by the Meander Valley Interim Planning 

Scheme 2013 (referred to in this report as the ‘Scheme’). 

Use & Development 

This application proposes to develop a residential studio and visitor 

accommodation facilities at 238 Main Road Meander. The accommodation 

facilities will include five (5) self contained accommodation cabins, an 

amenities building and gravel hardstand parking spaces for up to eight (8) 

caravans/campervans. An indicative site plan is provided below, while a full 

set of proposal plans and description are included in the attached 

documents.    
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Figure 1: proposed site plan (Plans to Build, 2018) 

 

Site & Surrounds 

The subject property is a corner lot fronting Main Road and Barbers Road, 

Meander. The property has an established dwelling and a number of 

residential outbuildings clustered in the south corner. The land is otherwise 

clear of development and standing vegetation. The land surrounding the 

property comprises a mix of residential and agricultural uses.  
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Photo 1: aerial photo of subject title and surrounding land 

Photo 2: subject title, looking north-west from Barbers Road across the site 

of the proposed accommodation buildings and RV camping 

 

Subject Title 
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Photo 3: subject title, looking west from Main Road towards the site of the 

proposed studio 

Statutory Timeframes  

Date Received: 30 July 2018 

Request for further information: 2 August 2018 

Information received: 26 October 2018 

Advertised: 3 November 2018 

Closing date for representations: 20 November 2018 

Extension of time granted: 22 November 2018 

Extension of time expires: 12 December 2018 

Decision due: 11 December 2018 

3) Strategic/Annual Plan Conformance 

Council has a target under the Annual Plan to assess applications within 

statutory timeframes. 

4) Policy Implications 

Not applicable 
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5) Statutory Requirements 

Council must process and determine the application in accordance with the 

Land Use Planning Approval Act 1993 (LUPAA) and its Planning Scheme. The 

application is made in accordance with Section 57 of LUPAA. 

6) Risk Management 

Risk is managed by the inclusion of appropriate conditions on the planning 

permit.  

7) Consultation with State Government and other Authorities 

Not applicable. 

8) Community Consultation 

The application was advertised for the statutory 14-day period. 

 

One (1) representation was received (attached document). The 

representation is discussed in the assessment below. 

9) Financial Impact 

Not applicable. 

10) Alternative Options 

Council can either approve the application with amended conditions or 

refuse the application. 

11) Officers Comments 

Zone 

The subject property is located in the Village Zone. The land surrounding the 

site is located in the Village, Rural Living and Rural Resource Zones.  
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Figure 2: zoning of subject title and surrounding land 

 

Use Class 

Table 8.2 of the Scheme, categorises the proposed use classes as: 

 Residential (Single Dwelling) 

 Visitor Accommodation  

 

Residential (Single Dwelling) and Visitor Accommodation  are specified in 

section 16.2 - Use Table as being Permitted with permit. The Permitted status 

is dependent on the use and development meeting all of the applicable 

Acceptable Solutions in the scheme. In this instance the development does 

not comply with all of the Acceptable Solutions, but relies on Performance 

Criteria to achieve compliance and, as such, is subject to a discretionary 

application.  

  

Subject Title 

Rural Living Zone  

Rural Resource Zone  

Village Zone  
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Applicable Standards 

This assessment considers all applicable planning scheme standards. 

 

In accordance with the statutory function of the State Template for Planning 

Schemes (Planning Directive 1), where use or development meets the 

Acceptable Solutions it complies with the planning scheme, however it may 

be conditioned if considered necessary to better meet the objective of the 

applicable standard. 

 

Where use or development relies on performance criteria, discretion is 

applied for that particular standard only. To determine whether discretion 

should be used to grant approval, the proposal must be considered against 

the objectives of the applicable standard and the requirements of Section 

8.10. 

 

A brief assessment against all applicable Acceptable Solutions of the Village 

Zone and Codes is provided below. This is followed by a more detailed 

discussion of any applicable Performance Criteria and the objectives relevant 

to the particular discretion. 

Compliance Assessment 

The following table is an assessment against the applicable standards of the 

Meander Valley Interim Planning Scheme 2013.  

 

Village Zone 

Scheme Standard Comment Assessment 

16.3.1 Amenity 

A1 If for permitted or no permit 

required uses. 

 

A residential use 

and a visitor 

accommodation 

use are both 

permitted uses in 

the Village Zone. 

Complies 

A2 Commercial vehicles must 

only operate between 

7.00am and 7.00pm Monday 

to Friday and 8.00am to 

6.00pm Saturday and 

Sunday. 

 

The application 

states that 

commercial 

vehicles will be 

restricted to 

these times.   

Complies 

A3 Commercial vehicles are 

parked within the boundary 

The application 

states that all 

Complies 
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of the property. 

 

commercial 

vehicles will be 

parked within the 

boundary of the 

property.   

16.3.2 Village Character 

A1 Non-residential use must not 

exceed a combined gross 

floor area of 250m2 over the 

site. 

 

The proposed 

Visitor 

Accommodation 

use will exceed a 

gross floor area 

of 250m2 across 

the site.  

Relies on 

Performance 

Criteria 

A2 Goods or materials must not 

be stored outside in 

locations visible from 

adjacent properties, the road 

or public land. 

 

Not applicable  

16.4.1 Building Design and Siting 

A1 Site coverage must not 

exceed 50%. 

 

The combined 

area of existing 

and proposed 

developments is 

significantly less 

than 50%.  

Complies 

A2 Building height must: 

a) not exceed 6 metres; or 

b) be between the 

maximum heights of 

the two adjoining 

buildings, shown as the 

shaded area in Figure 

16.4.1A below. 

 

The proposed 

studio and 

accommodation 

buildings all have 

a finished height 

less than 6m.  

The 

accommodation 

buildings have a 

general height of 

4m, with an 

average of 0.5m 

of fill to 

counteract the 

slope of the land.  

Complies 

A3 Primary frontage setbacks 

must be: 

All buildings are 

located more 

Complies 
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a) a minimum distance of 

6m; or 

b) for infill lots, within the 

range of the frontage 

setbacks of buildings 

on adjoining lots, 

indicated by the 

hatched section in 

Figure 16.4.1B below; 

and 

c) for corner lots, side 

walls must be set back 

a minimum of 3m from 

the secondary frontage. 

 

than 6m from the 

primary frontage 

on Main Road 

Meander and are 

more than 3m 

from the 

secondary 

frontage on 

Barbers Road.  

A4 A4.1  

Buildings must be set back 

from the side and rear 

boundaries a minimum 

distance of 3m; 

 

All buildings are 

setback more 

than 3m from a 

side or rear 

boundary.  

Complies 

 

Karst Management Code 

Scheme Standard Comment Assessment 

15.5 Use Standards 

A1 Plantation forestry is in 

accordance with a certified 

Forest Practices Plan. 

 

The application 

does not include 

forestry.  

Complies 

A2 Wastewater disposal fields 

must  be setback to 

sinkholes and caves the 

following distances:   

Upslope 

<50           40m 

50-100       50m 

100-150     60m 

150-200     70m 

Add 10m for every 

additional 50 of slope  

Downslope 

All slopes 40m 

There are no 

caves or sinkholes 

within 100m of 

the development.  

Complies 
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A5 The use must not facilitate 

access to cave systems.   

 

The development 

does not facilitate 

access to any 

cave system.  

Complies 

A6 Hard waste must not be 

disposed of on-site. 

 

No disposal of 

hard waste is 

proposed onsite.  

Complies 

A7 The use does not involve the 

abstraction of water. 

 

The proposal 

does not include 

the abstraction of 

water.  

Complies 

E15.6.1 Sedimentation and pollution 

A1 Forestry and plantation 

forestry is in accordance with 

a certified Forest Practices 

Plan. 

 

The application 

does not include 

forestry.  

Complies 

A2 A2.1  

Excavation, buildings, access 

ways and subsurface 

drainage (not including 

forestry and plantation 

forestry) must be located a 

minimum of 100 metres from 

Karst features.  

A2.2   

Runoff from buildings and 

access ways (not including 

forestry and plantation 

forestry) does not 

concentrate water flows into 

the groundwater system. 

 

The development 

discharges to an 

above surface 

watercourse 

which eventually 

feeds into the 

Meander River. 

The watercourse 

has been heavily 

altered to 

accommodate 

agricultural 

drainage over a 

very large 

catchment area. 

The volumes of 

water entering 

the watercourse 

from this 

development are 

insignificant 

compared to the 

existing flow and 

will not result in a 

concentration of 

Complies 
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water into the 

groundwater 

system.  

A3 Vegetation must be retained 

surrounding sinkholes and 

caves for the following 

distances (not including 

forestry and plantation 

forestry): 

Upslope 

<50           40m 

50-100       50m 

100-150     60m 

150-200     70m 

Add 10m for every 

additional 50 of slope  

Downslope 

All slopes 40m 

 

No vegetation 

removal is 

proposed and 

there are no 

identified karst 

features within 

100m of the 

property.  

Complies 

A4 Development must not fill 

caves or sinkholes. 

 

The development 

does not propose 

to fill any caves or 

sinkholes. 

Complies 

 

Road and Railway Assets Code 

Scheme Standard Comment Assessment 

E4.6.1 Use and road or rail infrastructure 

A1 Sensitive use within 50m of a 

category 1 or 2 road with a 

speed limit of more than 

60km/h, a railway or future 

road or railway, does not 

increase the annual average 

daily traffic movements by 

more than 10%. 

 

Not applicable  

A2 For roads with a speed limit 

of 60km/h or less the use 

must not generate more 

than 40 movements per day. 

 

Barbers Road has 

a speed limit 

greater than 

60km/h.   

Complies  

A3 For roads with a speed limit 

of more than 60km/h the use 

The proposed 

accesses are 

Relies on 

Performance 
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must not increase the annual 

average daily traffic 

movements by more than 

10%. 

 

located within the 

100km\h speed 

zone. The 

application will 

result in an 

intensification 

greater than 10% 

of the existing 

accesses onto 

Barbers Road.   

Criteria 

E4.7.2 Management of Road Accesses and Junctions 

A1 For roads with a speed limit 

of 60km/h or less the 

development must include 

one access providing both 

entry and exit, or two 

accesses providing separate 

entry and exit. 

 

Not applicable  

A2 For roads with a speed limit 

of more than 60km/h the 

development must not 

include a new access or 

junction. 

 

The application 

does not include 

a new access.  

Complies 

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

A1 Sight distances at 

a) an access or junction 

must comply with the 

Safe Intersection Sight 

Distance shown in 

Table E4.7.4; and 

b) rail level crossings 

must comply with 

AS1742.7; or 

c) If the access is a 

temporary access, the 

written consent of the 

relevant authority has 

been obtained. 

 

The accesses on 

Barbers Road do 

not meet the 

Acceptable 

Solution for Safe 

Sight Distances.  

Relies on 

Performance 

Criteria 
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Car Parking and Sustainable Transport Code 

Scheme Standard Comment Assessment 

6.6.1 Car Parking Numbers 

A1 The number of car parking 

spaces must not be less than 

the requirements of: 

c) Table E6.1; or 

d) a parking precinct plan.  

 

Two (2) parking 

spaces are 

provided for the 

existing dwelling, 

while each 

accommodation 

unit and caravan 

parking space 

also includes a 

space for vehicle 

parking. Sufficient 

parking is 

provided to meet 

the requirements 

of Clause E6.1. 

Complies 

E6.6.3 Taxi Drop-off and Pickup 

A1 One dedicated taxi space 

must be provided for every 

50 car spaces required by 

Table E6.1 or part thereof 

(except for dwellings in the 

General Residential Zone. 

 

Sufficient space is 

provided in the 

access and 

manoeuvring 

areas for the 

parking of a taxi.  

Complies 

E6.6.4 Motorbike Parking Provisions 

A1 One motorbike parking 

space must be provided for 

each 20 car spaces required 

by Table E6.1 or part thereof. 

 

Sufficient space is 

provided in the 

existing parking 

areas for the 

parking of 

motorbikes.  

Complies 

E6.7.1 Construction of Car Parking Spaces and Access Strips 

A1 All car parking, access strips 

manoeuvring and circulation 

spaces must be: 

a) formed to an adequate 

level and drained; and 

b) except for a single 

dwelling, provided with 

an impervious all 

The proposed 

access ways are 

formed in gravel 

and drained to 

swales. Parking 

and access ways 

are not proposed 

to be sealed or 

Relies on 

Performance 

Criteria 
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weather seal; and  

c) except for a single 

dwelling, line marked or 

provided with other 

clear physical means to 

delineate car spaces. 

 

line marked.  

E6.7.2 Design and Layout of Car Parking 

A1 A1.1  

Where providing for 4 or 

more spaces, parking areas 

(other than for parking 

located in garages and 

carports for dwellings in the 

General Residential Zone) 

must be located behind the 

building line; and 

A1.2  

Within the General 

Residential Zone, provision 

for turning must not be 

located within the front 

setback for residential 

buildings or multiple 

dwellings. 

 

Parking spaces 

are behind the 

building line. The 

property is not 

located in the 

General 

Residential Zone.  

Complies 

A2 A2.1  

Car parking and 

manoeuvring space must: 

a) have a gradient of 10% 

or less; and 

b) for more than 4 cars, 

enter and exit the site 

in a forward direction; 

and 

c) have access width not 

less than and not 10% 

greater than Table E6.2; 

and 

d) have a width of access 

and manoeuvring space 

Parking areas all 

have a gradient 

less than 10%.  

All vehicles can 

enter and exit in a 

forward direction.  

The access width 

will be 4.5m in 

accordance with 

Table E6.2. 

The width of 

manoeuvring 

spaces adjacent 

to parking spaces 

generally comply 

with Table E6.3 

Complies 
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to parking spaces not 

less than Table E6.3 

where: 

(i) there are three or 

more spaces; and 

(ii) where parking is 

more than 30m 

from the road; or 

(iii) the sole vehicle 

access is to a 

category 1, 2, 3 or 4 

road; and 

A2.2  

The layout of car spaces and 

access ways must be 

designed in accordance with 

Australian Standard AS 

2890.1. 

 

and it is noted 

that the large 

area of the title 

ensures that 

manoeuvring 

space is generally 

not restricted.  

The layout 

complies with 

AS2890.1 as 

applicable. 

Manoeuvring 

spaces all have a 

slope less than 

20%.   

E6.8.1 Pedestrian Walkways 

A1 Pedestrian access must be 

provided for in accordance 

with Table E6.5. 

 

The site provides 

for more than 11 

parking spaces 

and dedicated 

pedestrian access 

is not provided in 

accordance with 

Table E6.5.  

Relies on 

Performance 

Criteria 

 

Water Quality Code 

Scheme Standard Comment Assessment 

E9.6.1 Development and Construction Practices and Riparian 

Vegetation 

A1 Native vegetation is retained 

within 40m of a wetland, 

watercourse or mean high 

water mark. 

 

The development 

does not include 

the removal of 

native vegetation.  

Complies 

A2 A wetland must not be filled, 

drained, piped or channelled. 

 

The development 

does not propose 

to fill, drain pipe 

or channel a 

Complies 
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wetland.  

A3 A watercourse must not be 

filled, piped or channelled 

except to provide a culvert 

for access purposes. 

 

The development 

does not propose 

to fill, drain pipe 

or channel a 

watercourse. 

Complies 

E9.6.2 Water Quality Management 

A1 All stormwater must be:  

a) connected to a 

reticulated stormwater 

system; or 

b) where ground surface 

runoff is collected, 

diverted through a 

sediment and grease 

trap or artificial 

wetlands prior to being 

discharged into a 

natural wetland or 

watercourse; or 

c) diverted to an on-site 

system that contains 

stormwater within the 

site. 

 

Stormwater is 

diverted to a 

sediment trap 

prior to discharge 

to a watercourse.  

Complies 

A2 A2.1  

No new point source 

discharge directly into a 

wetland or watercourse. 

A2.2   

For existing point source 

discharges into a wetland or 

watercourse there is to be no 

more than 10% increase over 

the discharge which existed 

at the effective date. 

 

The application 

includes a new 

point source 

discharge.  

Relies on 

Performance 

Criteria 

A3 No acceptable solution. 

 

Not applicable  
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Karst Management Code 

Scheme Standard Comment Assessment 

15.5 Use Standards 

A1 Plantation forestry is in 

accordance with a certified 

Forest Practices Plan. 

 

The application 

does not include 

forestry.  

Complies 

A2 Wastewater disposal fields 

must  be setback to 

sinkholes and caves the 

following distances:   

Upslope 

<50           40m 

50-100       50m 

100-150     60m 

150-200     70m 

Add 10m for every 

additional 50 of slope  

Downslope 

All slopes 40m 

 

There are no 

caves or sinkholes 

within 100m of 

the development.  

Complies 

A5 The use must not facilitate 

access to cave systems.   

 

The development 

does not facilitate 

access to any 

cave system.  

Complies 

A6 Hard waste must not be 

disposed of on-site. 

 

No disposal of 

hard waste is 

proposed onsite.  

Complies 

A7 The use does not involve the 

abstraction of water. 

 

The proposal 

does not include 

the abstraction of 

water.  

Complies 

E15.6.1 Sedimentation and pollution 

A1 Forestry and plantation 

forestry is in accordance with 

a certified Forest Practices 

Plan. 

 

The application 

does not include 

forestry.  

Complies 

A2 A2.1  

Excavation, buildings, access 

ways and subsurface 

The development 

discharges to an 

above surface 

watercourse 

Complies 
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drainage (not including 

forestry and plantation 

forestry) must be located a 

minimum of 100 metres from 

Karst features.  

A2.2   

Runoff from buildings and 

access ways (not including 

forestry and plantation 

forestry) does not 

concentrate water flows into 

the groundwater system. 

 

which eventually 

feeds into the 

Meander River. 

The watercourse 

has been heavily 

altered to 

accommodate 

agricultural 

drainage over a 

very large 

catchment area. 

The volumes of 

water entering 

the watercourse 

from this 

development are 

insignificant 

compared to the 

existing flow and 

will not result in a 

concentration of 

water into the 

groundwater 

system.  

A3 Vegetation must be retained 

surrounding sinkholes and 

caves for the following 

distances (not including 

forestry and plantation 

forestry): 

Upslope 

<50           40m 

50-100       50m 

100-150     60m 

150-200     70m 

Add 10m for every 

additional 50 of slope  

Downslope 

All slopes 40m 

 

No vegetation 

removal is 

proposed and 

there are no 

identified karst 

features within 

100m of the 

property.  

Complies 

A4 Development must not fill 

caves or sinkholes. 

 

The development 

does not propose 

to fill any caves or 

Complies 
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sinkholes. 

 

 

Performance Criteria 

Village Zone 

16.3.2 Village Character 

Objective 

To ensure that non-residential uses are of an appropriate scale and type to 

support the objectives for the settlement. 

 

Performance Criteria P1 

P1.1  

The use is not within the classes of General Retail and Hire; and 

P1.2  

The size and appearance of the use does not dominate the character of the 

area; and  

P1.3  

The proposal is consistent with the local area objectives for visual character, if 

any. 

 

Comment: 

The use is not for General Retail and Hire.  

 

The size of the proposed accommodation units does not dominate the area. 

While the units have a combined floor area of 409.41m2, individually the 

buildings have a floor area between 45m2 and 68m2.  

 

The subject lot has a large area, 13,000 m2, and the proposed buildings are 

relatively small. The setbacks of the buildings is significant, between 14m 

and 24m, and a large area of the title will remain free from development. It is 

considered that the scale of the buildings, their setbacks and the area of the 

site covered by development is consistent with other developments in the 

area and the established character.  

 

The Local Area Objectives for Meander are:  

 

Meander 

a) To support the traditional mixed use settlement pattern and provide 
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for incremental growth and economic opportunity, particularly in the 

reuse of buildings. 

 

a) New development is to be designed such that it does not dominate or 

detract from any heritage character or adjoining residential character. 

b) Subdivision is to consolidate the village cluster 

 

The development is considered to support the mixed pattern of use and 

development in the Meander community, providing for growth and 

economic opportunity. The proposed buildings are small in scale and do not 

dominate the streetscape or landscape. The neighbouring buildings in the 

area have not been identified as having any particular heritage significance. 

Separation between the proposed buildings and neighbouring buildings is 

also sufficient to ensure that they do not visually detract from one another.  

 

The development is considered to be consistent with the objective.   

 

 

Road and Railway Assets Code 

E4.6.1 Use and road or rail infrastructure 

Objective 

To ensure that the safety and efficiency of road and rail infrastructure is not 

reduced by the creation of new accesses and junctions or increased use of 

existing accesses and junctions. 

 

Performance Criteria P3 

For limited access roads and roads with a speed limit of more than 60km/h: 

a) 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 

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 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 

c) 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. 

 

Comment: 
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Access is not onto a State Road as such, a) and b) are not applicable.  

 

A traffic impact assessment has been submitted with the application 

prepared by a suitably qualified person and has been reviewed by Council’s 

Director Infrastructure Services. The report demonstrates that movement of 

vehichles associated with the proposal are relatively low and are capable of 

being absorbed without any significant impact on the safety and efficiency 

of the surrounding road network. The proposal also ensures there are 

sufficient provisions for turning on the site, allowing vehicles to enter and 

exit the site in a forward direction.  

 

Although the access points do not meet the recommended safe sight 

distances to the east of the existing accesses, the assessment highlights a 

number of mitigating factors. The eastern access will be for entry to the site 

only and vehicles will not enter the carriageway at this point. The primary 

access is 140m from the intersection of Barbers Road and Main Road. As 

vehicles will generally be travelling considerably slower at the intersection 

and will be coming from a 60km/h zone, this is considered to provide 

adequate sight distance.  

 

Council's Director Infrastructure Services has recommended that the 

accesses on Barbers Road be upgraded to Council's adopted standards for 

sealed rural roads.  

 

The proposal is considered to be consistent with the objective and does not 

compromise the safety and efficiency of the road network.  

 

Recommended Conditions:  

 

 Prior to the commencement of use the existing accesses onto Barbers 

Road are to be upgraded and sealed in accordance with LGAT 

Standard Drawings TSD-RO3-V1 and TSD-RO4-V1, including 

trafficable headwalls, as required, and an access width of 4.5m, to the 

satisfaction of Council’s Director Infrastructure Services. 

 Prior to the commencement of use the eastern access off Barbers 

Road is to be signposted as “entry only/ no exit” and the access way 

to the south of the accommodation units is to be signed or marked 

as “one way” to the satisfaction of Council’s Town Planner.   

 

 

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

Objective 

To ensure that use and development involving or adjacent to accesses, 
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junctions and level crossings allows sufficient sight distance between vehicles 

and between vehicles and trains to enable safe movement of traffic. 

 

Performance Criteria P1 

The design, layout and location of an access, junction or rail level crossing 

must provide adequate sight distances to ensure the safe movement of 

vehicles. 

 

Comment: 

The location of the proposed accesses and sight distances from the accesses 

has been considered in the Traffic Impact Assessment submitted with the 

application and are considered  to be sufficient for the proposed use and 

the specific road conditions of the area.  

 

The development is consistent with the objective and provides adequate 

sight distances to ensure the safe movement of vehicles.  

 

Car Parking and Sustainable Transport Code 

E6.7.1 Construction of Car Parking Spaces and Access Strips 

Objective 

To ensure that car parking spaces and access strips are constructed to an 

appropriate standard. 

 

Performance Criteria P1 

All car parking, access strips manoeuvring and circulation spaces must be 

readily identifiable and constructed to ensure that they are useable in all 

weather conditions. 

 

Comment: 

The gravel access ways will provide sufficient all weather access for the 

volume of traffic entering the site.  

 

Parking spaces and access ways will be formed in gravel and will be readily 

identifiable and delineated by their form and proximity to the cabins which 

they serve. Parking areas for campervans and caravans will be delineated 

from the main access ways by form and the contrast against the pasture 

maintained across the rest of the site.  

 

As the site will largely be used by patrons with designated parking spaces, 

no further identification or delineation is considered necessary to ensure the 

efficient use of the site.  
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The proposal is consistent with the objective and parking is constructed to 

an appropriate standard suitable for the context of the proposal.  

E6.8.1 Pedestrian Walkways 

Objective 

To ensure pedestrian safety is considered in development 

 

Performance Criteria P1 

Safe pedestrian access must be provided within car park and between the 

entrances to buildings and the road. 

 

Comment: 

Due to the nature of the use, vehicles will generally exercise a high degree of 

caution when entering and driving within the property. The site will 

experience a relatively low turnover of vehicles compared to a general 

carpark. The gravel substrate and relatively narrow access ways will assist to 

create a low speed environment.  A large portion of the site is also free of 

development and offers ample opportunity for alternative pedestrian access 

between buildings and parking areas.  

 

It is recommended that the access to the site be sign posted indicating a 

shared carriageway for pedestrians and vehicles and a speed limit of 

10km/h.  

 

With additional signage, it is considered that the proposal can provide an 

adequate level of pedestrian safety.   

 

Recommended Conditions: 

 

 Prior to the commencement of use both accesses onto Barbers Road 

are to be signed indicating a shared carriageway for pedestrians and 

vehicles and a speed limit of 10km/h.  

 

 

 

Water Quality Code 

E9.6.2 Water Quality Management 

Objective 

To maintain water quality at a level which will not affect aquatic habitats, 

recreational assets, or sources of supply for domestic, industrial and 

agricultural uses. 
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Performance Criteria P2 

P2.1  

New and existing point source discharges to wetlands or watercourses must 

implement appropriate methods of treatment or management to ensure point 

sources of discharge: 

a) do not give rise to pollution as defined under the Environmental 

Management and Pollution Control Act 1994; and 

b) are reduced to the maximum extent that is reasonable and practical 

having regard to:  

(i) best practice environmental management; and  

(ii) accepted modern technology; and 

c) meet emission limit guidelines from the Board of Environmental 

Management and Pollution Control in accordance with the State Policy 

for Water Quality Management 1997.  

P2.2  

Where it is proposed to discharge pollutants into a wetland or watercourse, 

the application must demonstrate that it is not practicable to recycle or reuse 

the material. 

 

Comment: 

 

The run-off from the proposed gravel access ways and from the roof of the 

proposed accommodation units are unlikely to give rise to pollution as 

defined in the Environment Management and Pollution Control Act 1994.  

 

Run-off from the rooftops is generally cleaner than ground surface runoff, 

the proposed sediment trap is considered adequate to capture suspended 

silts from the gravel road surfaces and the number of vehicles parking at the 

site is relatively small and unlikely to result in petrochemical contamination.  

 

The proposed sediment trap is considered sufficient to protect local water 

quality.  

 

Recommended Conditions:  

 

 Prior to the commencement of works, design drawings for the 

drainage system and gravel sediment pits to be installed prior to the 

watercourse are to be submitted to the satisfaction of Council’s Town 

Planner. The design drawings are to demonstrate that all collected 

surface waters can run to the watercourse under gravity.  
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 Prior to the connection of any drainage works to the watercourse, the 

approved gravel sediment pits are to be installed in accordance with 

the approved design drawings and endorsed site plan.   

 

Representations 

One (1) representation was received (see attached documents). A summary 

of the representation is as follows: 

 

1. The plans used for the application are not suitable and misleading. 

The cuts/fills etc that are shown do not correlate with the latest site 

plans/ level information.  

 

2. The sewer design does not indicate it includes capacity for a caravan 

dump point.  

 

3. The level information requested by Council RFI for the driveways is 

not shown.  

Comment: 

1. Sufficient information is included with the application to 

demonstrate that the development complies with the Performance 

Criteria. The level of detail required with an application is often 

influenced by the context and complexity of the proposal and local 

environment. The slopes shown on the plans are sufficient to 

demonstrate that the slope of the land is not significant and does 

not substantially increase the height, bulk or visual appearance of the 

accommodation buildings. While it is apparent that the slopes are 

based on a previous site plan, it is noted that the units are moved 

forward on the lot to an area which has a reduced slope. In this 

instance minor variations in height and slope will not impact any 

other party and will result in negligible change in the application as 

advertised.    

 

In order to create certainty regarding the elevations of the 

development, it is recommended that amended elevations be 

submitted to Council prior to commencement of works showing the 

accurate slope of the land and depth of cut and fill required.  
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Recommended Conditions:  

 

 Prior to the commencement of works amended drawings are to be 

submitted to the satisfaction of Council’s Town Planner. Drawings no. 

6368, sheets 6-10 are to be amended to accurately reflect the slope 

of the land. Fill associated with the buildings is not to result in a 

finished ground surface more than 0.6m above the natural ground 

surface.  

 

Recommended Note: 

 Any increase in fill exceeding 0.6m in depth associated with the 

accommodation buildings is not approved by the granting of this 

permit. Additional fill will require reassessment by the Council via an 

amended permit process or new application.   

 

 

2. The design and capacity of the waste water-system and its suitability 

for the proposal is regulated by the Building Act 2016. Council’s 

Environmental Health Officers will assess the development specific 

waste water system when a Plumbing Permit Application is lodged. 

Planning considerations only relate to the proximity of the waste 

water system to karst features. There are no karst features identified 

within 100m of the title.  

 

3. Sufficient information (including contours and a site cross section) 

was provided with the additional information to satisfy the intent of 

the request for information and allow an assessment against the 

planning scheme.   

 
 

Conclusion 

In conclusion, it is considered that the application for Use and Development 

for a residential studio and visitor accommodation (common room, five (5) 

units and RV/caravan parking) is an acceptable development for the village 

zone and the subject site.  

 

AUTHOR: Justin Simons 

TOWN PLANNER 
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12) Recommendation 

It is recommended that the application for Use and Development for a 

Residential Studio and Visitor Accommodation (common room, five (5) 

units and RV/caravan parking) on land located at 238 Main Road, 

Meander (CT: 6866/1) by Trident Building Surveying , requiring the 

following discretions: 

 

16.3.2 – Village Character 

E4.6.1 – Use and Road or Rail Infrastructure 

E4.7.4 – Sight Distances at Accesses, Junctions and Level Crossings 

E6.7.1 - Construction of Car Parking Spaces and Access Strips 

 E6.8.1 - Pedestrian Walkways 

E9.6.2 - Water Quality Management 

 

be APPROVED, generally in accordance with the endorsed plans:   

 

1. Trident Building Surveying – Planning Report 

2. Plans to Build – Studio and Amenities Elevations, dated 24 October 

2018.  

3. Plans to Build – Site Plan and Servicing Plan, dated 22 October 2018 

4. Urban Design Solutions - Project Number: 6368 – Drawing Number:  

03, 04, 06, 07, 08, 09 & 10.   

 

and subject to the following conditions: 

 

1. Prior to the commencement of works: 

a) amended drawings are to be submitted to the satisfaction of 

Council’s Town Planner. Drawings no. 6368, sheets 6-10 are to be 

amended where necessary to accurately reflect the slope of the 

land. Fill associated with the buildings is not to result in a 

finished ground surface more than 0.6m above the natural 

ground surface. Once approved, the plans will be endorsed and 

will then form part of the permit.  

 

b) design drawings for the drainage system and gravel sediment 

pits to be installed prior to the watercourse are to be submitted 

to the satisfaction of Council’s Town Planner. The design 

drawings are to demonstrate that all collected surface waters can 

run to the watercourse under gravity.  
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2. Prior to the connection of any drainage works to the watercourse, 

the approved gravel sediment pits are to be installed in accordance 

with the approved design drawings and endorsed site plan.   

 

3. Prior to the commencement of use: 

a) the existing accesses onto Barbers Road are to be upgraded and 

sealed in accordance with LGAT Standard Drawings TSD-RO3-V1 

and TSD-RO4-V1, including trafficable headwalls, as required, 

and an access width of 4.5m, to the satisfaction of Council’s 

Director Infrastructure Services. 

 

b) the Eastern access off Barbers Road is to be signposted as “entry 

only/ no exit” and the carriage way to the south of the 

accommodation units is to be signed or marked as “one way” to 

the satisfaction of Council’s Town Planner.   

 

c) both accesses onto Barbers Road are to be signed indicating a 

shared carriageway for pedestrians and vehicles and a speed 

limit of 10km/h.  

 

4. The use of the residential outbuilding (studio) is not permitted for 

human habitation and is limited to residential storage and related 

residential activities only. 

 

Note: 

1. Any other proposed development and/or use, including any 

amendments to this proposal, such as, but not limited to: 

a) fill exceeding 0.6m in depth associated with the 

accommodation buildings 

b) camping in any form other than caravans and recreational 

vehicles; and 

c) advertising signage  

may require a separate planning application and assessment 

against the Planning Scheme by Council. All enquiries can be 

directed to Council’s Community and Development Services on 

6393 5320 or via email: mail@mvc.tas.gov.au.  

 

2. Prior to the commencement of any works within the Road 

Reserve, including upgrades to the existing accesses, separate 

consent is required by the Road Authority. An Application for 

Works in the Road Reservation form is enclosed. All enquiries can 

be directed to Council’s Infrastructure Department on 6393 5312.  
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3. Registration as a Food Business under the Food Act 2003 is 

required if food is provided as part of the proposed business. 

Please contact Council's Environmental Health Officer on (03) 

6393 5300. 

 

4. Registration as a Private Water Supplier under the Public Health 

Act 1997 is required if drinking water is supplied to any premises 

used for commercial purposes including accommodation.  Please 

contact Council’s Environmental Health Officer on (03) 6393 5300. 

 

5. This permit does not imply that any other approval required 

under any other by-law or legislation has been granted. The 

following additional approvals may be required before 

construction commences: 

a) Building approval  

b) Plumbing approval 

c) Approval for Works within the Road Reserve 

All enquiries should be directed to Council’s Permit Authority on 

6393 5322 or Council’s Plumbing Surveyor on 0419 510 770.  

 

6. This permit takes effect after:  

a) The 14 day appeal period expires; or  

b) Any appeal to the Resource Management and Planning Appeal 

Tribunal is abandoned or determined; or.   

c) Any other required approvals under this or any other Act are 

granted. 

 

7. A planning appeal may be instituted by lodging a notice of appeal 

with the Registrar of the Resource Management and Planning Appeal 

Tribunal. A planning appeal may be instituted within 14 days of the 

date the Corporation serves notice of the decision on the applicant. 

For more information see the Resource Management and Planning 

Appeal Tribunal website www.rmpat.tas.gov.au.  

 

8. If an applicant is the only person with a right of appeal pursuant to 

section 61 of the Land Use Planning and Approvals Act 1993 and 

wishes to commence the use or development for which the permit has 

been granted within that 14 day period, the Council must be so 

notified in writing.  A copy of Council’s Notice to Waive Right of 

Appeal is attached. 
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9. This permit is valid for two (2) years only from the date of approval 

and will thereafter lapse if the development is not substantially 

commenced. An extension may be granted if a request is received. 

 

10. In accordance with the legislation, all permits issued by the permit 

authority are public documents. Members of the public will be able to 

view this permit (which includes the endorsed documents) on request, 

at the Council Office. 

 

11. If any Aboriginal relics are uncovered during works; 

a) All works are to cease within a delineated area sufficient to protect 

the unearthed and other possible relics from destruction, 

b) The presence of a relic is to be reported to Aboriginal Heritage 

Tasmania Phone: (03) 6233 6613 or 1300 135 513 (ask for 

Aboriginal Heritage Tasmania Fax: (03) 6233 5555 Email: 

aboriginal@heritage.tas.gov.au); and 

c) The relevant approval processes will apply with state and federal 

government agencies. 

 

 

DECISION: 
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APPLICATION FORM
PLANNING 
Land Use Planning and Approvals Act 1993

 Application form & details MUST be completed IN FULL.

 Incomplete forms will not be accepted and may delay processing and issue of any Permits.

OFFICE USE ONLY

Property No: Assessment No: - -

DA\   \ PA\      \   

 Is your application the result of an illegal building work?     Yes     No         Indicate by  box

 Is a new vehicle access or crossover required?                Yes     No

PROPERTY DETAILS:

Address: Certificate of Title:

Suburb: Lot No:
 

Land area:  m2  /  ha

Present use of 
land/building:

(vacant, residential, rural, industrial, 
commercial or forestry) 

Does the application involve Crown Land or Private access via a Crown Access Licence:  Yes     No

Heritage Listed Property:  Yes     No

DETAILS OF USE OR DEVELOPMENT:

Indicate by  box  Building work  Change of use  Subdivision

 Forestry  Demolition

 Other

Total cost of development  
(inclusive of GST): $ Includes total cost of building work, landscaping, road works and infrastructure

Description 
of work:

Use of 
building:

(main use of proposed building – dwelling, garage, farm building, 
factory, office, shop) 

New floor area: m2 New building height: m

Materials: External walls: Colour:

Roof cladding: Colour:

X

X

238 Main Road

MEANDER TAS

1.761ha

Residential (Single Dwelling & Outbuildings)

CT 6866

1

X

X

X

Visitor Accommodation

Visitor Accommodation (5 x cabins, 9 caravan sites, amenities building and common room) + Studio  

Visitor Accommodation + Residential (Studio)

304.45m2 4.0 max

Colourbond

Colourbond

TBA

TBA
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Visitor	Accommodation	Use	-	238	Main	Road,	Meander	 1	

	

	
	

PLANNING	REPORT	–	PROPOSED	VISITOR	
ACCOMMODATION	USE	–	238	Main	Road,	Meander	

	
Certificate	of	Title:	 	 CT	6866/1	
PID:	 	 	 	 6275144	
Site	Area:	 	 	 1.761ha	
	

	
Figure	1:	Site	highlighted.	
	
Municipality:	 	 	 Meander	Valley	
	
Zone:	 	 	 	 16.0	–	Village	
	
Proposal:	 Use	of	the	site	for	Visitor	Accommodation	including	9	caravan	

sites	 and	 5	 onsite	 cabins	 (one	 two	 bedroom	 and	 four	 one	
bedroom),	an	amenities	building	and	common	room.			
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Visitor	Accommodation	Use	-	238	Main	Road,	Meander	 2	

	
A	 small	 studio	 (6.0m	 x	 4.0m)	 is	 proposed	 as	 part	 of	 this	
application,	 however,	 the	 studio	 is	 to	 be	 associated	with	 the	
existing	residential	use	on	the	site	for	a	single	dwelling.	
	

Use	Class:	 	 	 Visitor	Accommodation	and	Residential	
	
Site	Description:	 The	site	is	a	corner	lot	with	frontage	to	Main	Road	and	Barbers	

Road.	 	 The	 site	 contains	 an	 existing	 dwelling	 and	 associated	
outbuildings.			

	
Site	Access:	 The	dwelling	has	an	existing	access	from	Main	Road,	there	will	

be	no	change	to	this	access.			
	

It	 is	 proposed	 to	 access	 the	 Visitor	 Accommodation	 via	 two	
existing	accesses	from	Barbers	Road.		The	access	on	the	western	
side	of	the	frontage	will	be	used	as	the	main	access	providing	
both	entry	and	exit	and	the	second	access	onto	Barbers	Road	
will	provide	for	entry	only.	
 

Services:	 The	site	does	not	have	access	to	reticulated	services.			
	

Geoton	 Pty	 Ltd	 have	 undertaken	 a	 preliminary	 Onsite	
Wastewater	 Disposal	 Assessment	 (ref:	 GL18100Ab,	 dated	 12	
April	2018).	

	
The	 report	 concludes	 that	 the	 proposed	 development	 has	
sufficient	available	area	suitable	for	the	disposal	of	effluent	by	
way	 of	 secondary	 treated	 wastewater	 via	 an	 aerated	
wastewater	treatment	system.	
	
The	area	reserved	for	effluent	disposal	in	accordance	with	the	
Geoton	report	has	been	indicated	on	the	proposed	site	plan.	
	
It	is	proposed	to	direct	stormwater	from	the	proposed	buildings	
to	an	existing	252,000	litre	water	tank	provided	onsite.	

	
Applicable	Codes:	 	

E4	–	Road	and	Railway	Assets	Code		
E6	–	Car	Parking	and	Sustainable	Transport	Code	(applicable	to	
all	use	and	development)	
E15	–	Karst	Management	Code	
	

Permissibility:	 	 	 Discretionary	
	
Performance	Criteria	relied	upon	for	grant	of	a	permit:		
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Visitor	Accommodation	Use	-	238	Main	Road,	Meander	 3	

16.3.2	-	Village	Character	(P1.2	&	P1.3)	
E4.7.2	–	Management	of	Road	Accesses	and	Junctions	(P1)	
E4.7.4	–	Sight	Distance	at	Accesses,	Junctions	and	Level	Crossings	(P1)	
	
16.1	Zone	Purpose	
16.1.1	Zone	Purpose	Statements		
16.1.1.1	To	provide	for	small	rural	centres	with	a	mix	of	residential,	community	services	
and	commercial	activities.		
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.	
16.1.2	Local	Area	Objectives	
Meander		
a)	 To	 support	 the	 traditional	 mixed	 use	
settlement	 pattern	 and	 provide	 for	
incremental	 growth	 and	 economic	
opportunity,	 particularly	 in	 the	 reuse	 of	
buildings.		
	

	
a)	New	development	is	to	be	designed	such	
that	 it	 does	 not	 dominate	 or	 detract	 from	
any	 heritage	 character	 or	 adjoining	
residential	character.		
b)	 Subdivision	 is	 to	 consolidate	 the	 village	
cluster		

16.1.3	Desired	Future	Character	Statements	
	
a)	The	Village	Zone	at	Meander	reflects	the	historical	pattern	of	settlement	as	a	small	rural	
service	centre	with	a	traditional	mix	of	residential,	business	and	community	uses.		
b)	This	discreet	centre	is	to	be	maintained	with	ribbon	development	being	discouraged.		
	
Comment:	
	
The	proposed	use	of	the	site	for	visitor	accommodation	allows	for	visitors	to	stay	overnight	
in	the	area	and	will	assist	to	support	economic	opportunity	in	the	area.	
	
The	proposed	development	will	not	dominate	the	streetscape	as	the	proposed	cabins	are	
setback	approximately	14.8m	from	the	frontage	of	the	site	to	Barbers	Road	and	appear	as	
residential	in	nature.	
	
	
16.2	–	Use	Table	
	
Both	 Visitor	 Accommodation	 and	 Residential	 use	 classes	 are	 permitted.	 	 However,	 the	
proposal	relies	on	assessment	against	the	performance	criteria	within	Clause	16.3.2,	Clause	
E4.7.2	and	Clause	E4.7.4	of	the	scheme	which	triggers	discretion.	
	
16.3	Use	Standards		
	
16.3.1	Amenity	
	
Objective		
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To	ensure	that	all	non-residential	uses	do	not	adversely	impact	upon	the	occupiers	of	
adjoining	and	nearby	residential	uses.		
Acceptable	Solution	 Performance	Criteria	 Comment	
A1	
	
If	for	permitted	or	no	permit	
required	uses.		
	

P1	
	
Discretionary	 uses	 must	 not	
cause	or	be	likely	to	cause	an	
environmental	 nuisance	
through	 emissions	 including	
noise	and	 traffic	movement,	
smoke,	 odour,	 dust	 and	
illumination.		

A1	
	
The	 proposed	 use	 classes	
are	 Visitor	 Accommodation	
and	 Residential	 and	 are	
both	 permitted	 use	 in	 the	
Village	zone.	
	
	
	

A2	
	
Commercial	 vehicles	 must	
only	 operate	 between	
7.00am	and	7.00pm	Monday	
to	 Friday	 and	 8.00am	 to	
6.00pm	 Saturday	 and	
Sunday.	
	

P2		
	
Commercial	 vehicle	
operations	 must	
demonstrate	 that	 the	
amenity	 of	 residential	 uses	
within	 the	 surrounding	 area	
will	 not	 be	unduly	 impacted	
upon	 by	 noise	 from	
operations	or	deliveries	from	
the	site.	
		

A2	
	
There	 will	 be	 minimal	
commercial	vehicles	visiting	
the	 site.	 	 Any	 commercial	
vehicles	 will	 operate	
between	 7.00am	 and	
7.00pm	 Monday	 to	 Friday	
and	 8.00am	 to	 6.00pm	
Saturday	and	Sunday.	
	

A3		
	
Commercial	 vehicles	 are	
parked	within	 the	boundary	
of	the	property.	
	

P3		
	
Parking	 of	 commercial	
vehicles,	 including	 delivery	
vehicles,	 are	not	 to	 create	a	
traffic	hazard	or	compromise	
the	 mixed	 use	 functions	 of	
the	road.	
		

A3		
	
Any	 commercial	 vehicles	
will	 be	 parked	 within	 the	
boundary	of	the	property.	
	

	
16.3.2	Village	Character	
	
Objective		
	
To	ensure	that	non-residential	uses	are	of	an	appropriate	scale	and	type	to	support	the	
objectives	for	the	settlement.	
	
Acceptable	Solution	 Performance	Criteria	 Comment	
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A1	
	
Non-residential	use	must	not	
exceed	 a	 combined	 gross	
floor	area	of	250m2	over	the	
site.	
	

P1	
	
P1.1	The	use	is	not	within	the	
classes	of	General	Retail	and	
Hire;	and	
	
P1.2	The	size	and	appearance	
of	the	use	does	not	dominate	
the	 character	 of	 the	 area;	
and	
	
P1.3	 The	 proposal	 is	
consistent	with	the	local	area	
objectives	 for	 visual	
character,	if	any.	
	

P1.1/P1.2/P1.3	
	
The	 planning	 scheme	
defines	 site	 coverage	 to	
mean	 the	 proportion	 of	 a	
site	 (excluding	 any	 access	
strip)	 covered	 by	 roofed	
buildings.	
	
The	proposal	includes	5	self-
contained	cabins,	four	x	one	
bedroom	 cabins	 and	 one	 x	
two	bedroom	cabin.	
	
The	two	bedroom	cabin	has	
a	floor	area	of	56.7m2.		The	
one	 bedroom	 cabins	 each	
have	a	floor	area	of	45m2.	
	
The	cabins	therefore	have	a	
total	floor	area	of	4x45m2	=	
180m2	 +	 56.7m2	 =	
236.7m2.	
	
The	 amenities	 block	 has	 a	
floor	 area	 of	 43.75m2	 and	
the	 common	 room	 has	 a	
floor	area	of	24m2	totaling	
67.75m2.	
	
The	 total	 area	 of	 the	 site	
covered	 by	 proposed	
buildings	 associated	 with	
the	 Visitor	 Accommodation	
use	is	304.45m2		
	
The	 proposal	 must	 rely	 on	
assessment	 against	 the	
performance	criteria.	
	
P1.1	–	The	use	is	for	Visitor	
Accommodation	 and	 is	 not	
within	 the	 use	 classes	 of	
General	Retail	and	Hire.	
	
P1.2	–	 It	 is	proposed	 to	set	
the	cabins	back	14.8m	from	
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the	site	frontage	to	Barbers	
Road	 which	 provides	
adequate	setback	to	ensure	
that	the	proposed	cabins	do	
not	dominate	the	character	
of	the	area.		The	cabins	have	
a	 total	 height	 to	 the	
ridgeline	 of	 no	 more	 than	
4.0m.	 	 The	 cabins	 are	 not	
large	and	appear	residential	
in	nature.	
	
The	 sites	 for	 caravans	 and	
motor	 homes	 are	 located	
over	 25m	 from	 the	 site	
frontage	 to	 Barbers	 Road	
and	will	have	no	permanent	
structures.	
	
P1.3	 –	 The	 Local	 Area	
Objectives	 state	 that	 ‘new	
development	 is	 to	 be	
designed	 such	 that	 it	 does	
not	 dominate	 or	 detract	
from	any	heritage	character	
or	 adjoining	 residential	
character’.			
	
Residences	 in	 the	 area	 are	
not	 located	 in	 close	
proximity	to	one	another.		
	
The	 site	 is	 located	 at	 the	
western	 end	 of	Main	 Road	
at	 the	 end	 of	 the	 village	
zone	which	 transitions	 into	
an	agricultural	landscape.	
	
For	the	reasons	listed	above	
and	 in	 P1.2	 it	 is	 not	
envisaged	 that	 the	
proposed	 visitor	
accommodation	 will	
dominate	the	area	or	be	at	
odds	 with	 the	 residential	
character.	
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The	 proposal	 demonstrates	
compliance	 with	 the	
performance	 criteria	 in	
P1.1,	P1.2	and	P1.3.	

A2	
	
Goods	or	materials	must	not	
be	 stored	 outside	 in	
locations	 visible	 from	
adjacent	 properties,	 the	
road	or	public	land.	
	

P2		
	
Storage	of	goods	or	materials	
is	 consistent	 with	 the	 local	
area	 objectives	 for	 visual	
character,	if	any.	
	

A2	
	
There	will	be	no	materials	or	
goods	 stored	 in	 	 locations	
visible	 from	 adjacent	
properties,	 the	 road	 or	
public	land.	

	
16.4	Development	Standards	
	
16.4.1	Building	Design	and	Siting	
	
Objective		
	
a)	To	protect	the	residential	amenity	of	adjoining	lots	by	ensuring	that	the	height,	
setbacks,	siting	and	design	of	buildings	provides	adequate	privacy,	separation,	open	space	
and	sunlight	for	residents;	and		
	
b)	To	ensure	that	the	siting	and	design	of	development	furthers	the	local	area	objectives	
and	desired	future	character	statements	for	the	area,	if	any.		
Acceptable	Solution	 Performance	Criteria	 Comment	
A1	
	
Site	 coverage	 must	 not	
exceed	50%.		
	

P1	
	
P1	The	proportion	of	the	site	
covered	 by	 buildings	 must	
have	regard	to	the:		
a)	existing	site	coverage	and	
any	 constraints	 imposed	 by	
existing	 development	 or	 the	
features	of	the	site;	and		
b)	 site	 coverage	 of	 adjacent	
properties;	and		
c)	effect	of	the	visual	bulk	of	
the	 building	 and	 whether	 it	
respects	 the	 village	
character;	and		
d)	 capacity	 of	 the	 site	 to	
absorb	runoff;	and		
e)	landscape	character	of	the	
area.		

A1	
	
The	 site	 contains	 a	 total	
area	of	1.761ha.	
	
Site	Coverage:-	
	
Existing	dwelling	=	119.5m2	
Existing	 residential	 sheds	 =	
91.2m2	
Proposed	 two	 bedroom	
cabin	=	56.7m2	
Proposed	1	bedroom	cabins	
(4x	45m2)	=	180m2	
Amenities	block	=	43.75m2	
Common	room=	24m2	
Studio=	16.0m2	
Total	=	531.15m2	(3%)	
	
The	proposal	complies	with	
the	Acceptable	Solution.	
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A2	
	
Building	height	must:		
a)	not	exceed	6	metres;	or		
b)	be	between	the	maximum	
heights	of	the	two	adjoining	
buildings,	 shown	 as	 the	
shaded	 area	 in	 Figure	
16.4.1A	below.		

P2		
	
Building	height	must:		
a)	 be	 consistent	 with	 the	
local	 area	 objectives,	 if	 any;	
and		
b)	 protect	 the	 residential	
amenity	 of	 adjoining	
dwellings	 from	 the	 impacts	
of	 overshadowing	 and	
overlooking	having	regard	to:		
i)	the	surrounding	pattern	of	
development;	and		
ii)	 the	 existing	 degree	 of	
overlooking	 and	
overshadowing;	and		
iii)	 the	 impact	 on	 the	
adjoining	 property	 of	 a	
reduction	 in	 sunlight	 to	
habitable	 rooms	and	private	
open	 space	 to	 less	 than	 3	
hours	between	9.00	am	and	
5.00	 pm	 on	 June	 21	 or	 no	
increase	 to	 existing	
overshadowing	 where	
greater	than	above;	and		
iv)	 maintaining	 reasonable	
privacy	to	private	open	space	
and	windows;	and		
v)	 existing	 screening	 or	 the	
ability	 to	 implement	
screening	 to	 enhance	
privacy.		

A2	
	
The	 total	 height	 of	 the	
proposed	buildings	is:-	
	
Proposed	cabins	=	4.0m.	
	
Amenities	block	=	3.74m.	
	
Studio	=	3.53m	
	
Common	=	3.53m.	
	
The	proposal	complies	with	
the	Acceptable	Solution.	

A3		
	
Primary	 frontage	 setbacks	
must	be:		
a)	 a	 minimum	 distance	 of	
6m;	or		
b)	 for	 infill	 lots,	 within	 the	
range	 of	 the	 frontage	
setbacks	 of	 buildings	 on	
adjoining	 lots,	 indicated	 by	
the	hatched	section	in	Figure	
16.4.1B	below;	and		
c)	 for	 corner	 lots,	 side	walls	
must	be	set	back	a	minimum	

P3		
	
Buildings	 must	 be	 set	 back	
from	 the	 frontage	 an	
appropriate	 distance	 having	
regard	to:		
a)	 the	 efficient	 use	 of	 the	
site;	and		
b)	 the	 safety	 of	 road	 users;	
and		
c)	 the	 prevailing	 setbacks	 of	
existing	 buildings	 on	 nearby	
lots;	and		
d)	 the	 visual	 impact	 of	 the	

A3	
	
The	site	has	two	frontages,	
one	to	Main	Road	being	the	
primary	frontage	and	one	to	
Barbers	 Road	 being	 the	
secondary	frontage.	
	
The	proposed	studio	will	be	
setback	17.0m	from	Barbers	
Road.		The	proposed	cabins	
will	 be	 setback	
approximately	 14.8m	 from	
Main	Road.			
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of	 3m	 from	 the	 secondary	
frontage.		
	

building	 when	 viewed	 from	
the	road;	and		
e)	 retention	 of	 vegetation	
within	the	front	setback.		

	
The	proposal	complies	with	
the	Acceptable	Solution.	

A4.1		
	
Buildings	 must	 be	 set	 back	
from	 the	 side	 and	 rear	
boundaries	 a	 minimum	
distance	of	3m;	or		
	
		

P4		
	
Buildings	 are	 sited	 so	 that	
side	and	rear	setbacks:		
a)	 protect	 the	 residential	
amenity	 of	 adjoining	
dwellings	 from	 the	 impacts	
of	 overshadowing	 and	
overlooking	having	regard	to:		
i)	the	surrounding	pattern	of	
development;	and		
ii)	 the	 existing	 degree	 of	
overlooking	 and	
overshadowing;	and		
iii)	 the	 reduction	 of	 sunlight	
to	 habitable	 rooms	 and	
private	open	space	to	no	less	
than	 3	 hours	 between	 9.00	
am	and	5.00	pm	on	 June	21	
or	 no	 increase	 to	 existing	
overshadowing	 where	
greater	than	above;	and		
iv)	 maintaining	 reasonable	
privacy	to	private	open	space	
and	windows;	and		
v)	 existing	 screening	 or	 the	
ability	 to	 implement	
screening	 to	 enhance	
privacy;	and		
b)	 further	 the	 objectives	
relating	 to	 the	 visual	
character	of	the	village.		

A4.1	
	
The	 proposed	 buildings	 are	
setback	 in	 excess	 of	 3.0m	
from	the	side	boundaries.	
	
There	 are	 no	 buildings	
associated	 with	 the	
proposed	caravan	sites.	
	
The	proposal	complies	with	
the	Acceptable	Solution.	

	
Codes	
	
E1.0	 -	 Bushfire	 Prone	 Areas	
Code	

This	 code	 is	 not	 applicable	 as	 the	 proposed	 use	 and	
development	is	not	for	subdivision	or	listed	within	the	code	
as	a	hazardous	or	vulnerable	use.			

E2	 -	 Potentially	
Contaminated	Land	Code	

The	land	is	not	known	to	have	been	used	for	any	potentially	
contaminating	activities.	

E3	–	Landslip	Code	 This	 code	 is	 not	 applicable	 as	 the	 site	 is	 not	 mapped	 as	
landslip	hazard.	
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E4	 –	 Road	 and	 Railway	
Assets	Code	

This	code	is	applicable	as	the	proposed	use	and	development	
intensifies	the	use	of	existing	access’s.	
	
The	 site	 contains	 two	 existing	 accesses	 to	 the	 site	 from	
Barbers	Road.		It	is	proposed	to	use	the	western	most	access	
for	entry	and	exit	and	the	other	access	closest	to	Main	Road	
for	entry	only	as	a	secondary	access.			
	
An	existing	access	for	the	dwelling	is	located	on	Main	Road	
and	is	entirely	separate	from	the	accesses	proposed	for	the	
visitor	accommodation	use.	
	
A	Traffic	Impact	Assessment	(TIA)	has	been	undertaken	by	
GHD,	dated	December	2017.	
	
The	 assessment	 estimates	 an	 expected	 generation	 of	 33	
vehicle	movements	per	day.	
	
E4.7.2	–	Management	of	Road	Accesses	and	Junctions:	
	
P1	 -	 The	 proposal	 relies	 on	 assessment	 against	 the	
performance	criteria	P1	as	the	proposal	provides	for	more	
than	one	access.			
	
See	discussion	within	the	TIA.		The	secondary	access	will	be	
used	as	an	entry	only.		The	TIA	concludes	that	the	proposed	
accesses	will	operate	efficiently	under	the	anticipated	traffic	
volumes.			
	
The	 proposal	 demonstrates	 compliance	 with	 the	
Performance	criteria	under	P1.	
	
E4.7.4	–	 Sight	 Distance	 at	 Accesses,	 Junctions	 and	 Level	
Crossings:	
	
P1	-	The	main	access	from	Barbers	Road	complies	with	table	
E4.7.4	in	regard	to	sight	distance.			
	
The	 secondary	 access	 is	 within	 40m	 of	 the	 junction	 with	
Main	Road	and	does	not	comply	with	Table	E4.7.4.			
	
Performance	Criteria	P1	is	relied	upon.		
	
The	TIA	states	that	as	the	secondary	access	will	be	used	for	
entry	only	and	turning	volumes	will	be	low	(up	to	7	vehicles	
per	day)	it	considers	that	the	access	will	operate	adequately	
to	ensure	the	safe	movement	of	vehicles.	
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The	 proposal	 demonstrates	 compliance	 with	 the	
Performance	Criteria	under	P1.	
	

E5	–	Flood	Prone	Areas	Code	 This	code	does	not	apply	as	the	land	is	not	mapped	as	flood	
risk.	

E6	 –	 Car	 Parking	 and	
Sustainable	Transport	Code	

E6.6.1	–	Car	Parking	Numbers:	
	
Table	E6.1	requires	parking	for	visitor	accommodation	at	1	
space	per	unit	or	1	space	per	4	beds	whichever	is	greater	–	
Visitor	accommodation	includes	caravan	park,	unit	or	cabin.	
	
Each	of	the	five	cabins	has	an	adjacent	car	parking	space.	
	
Each	of	the	nine	caravan	spaces	has	space	for	the	parking	of	
a	vehicle.	
	
A	 total	 of	 14	 car	 parking	 spaces	will	 be	 allocated	 for	 the	
visitor	accommodation	use.	
	
Residential	use	requires	2	parking	spaces	–	There	will	be	no	
change	 to	 the	 parking	 arrangements	 associated	 with	 the	
existing	dwelling.	
	
Therefore,	 a	 total	 of	 16	 car	 parking	 spaces	 will	 be	
maintained	 on	 site	 in	 compliance	 with	 the	 Acceptable	
Solution	A1.	
	
E6.6.3	–	Taxi	Drop	off	and	pickup	–	The	site	has	adequate	
space	to	provide	for	a	taxi/pick	up	and	drop	off	space.	 	 In	
this	 respect,	 the	proposal	can	comply	with	the	Acceptable	
Solution	A1.	
	
E6.6.4	–	Motorbike	parking	provisions:	
Visitors	to	the	cabins	using	a	motorbike	will	utilise	the	car	
parking	spaces	associated	with	each	unit.	
	
E6.7.1	 –	 Construction	 of	 car	 parking	 spaces	 and	 access	
strips:	The	access	strips,	maneuvering	and	circulation	areas	
will	 be	 formed	 to	 an	 adequate	 level	 and	 drained	 and	
provided	with	an	all-weather	impervious	seal.		Car	parking	
spaces	will	be	 lined	marked.	 	 In	 this	 respect,	 the	proposal	
complies	with	the	Acceptable	Solution	A1.	
	
E6.7.2	–	Design	and	layout	of	car	parking:	
A1.1	–	Car	parking	will	be	located	adjacent	to	the	cabins	and	
will	not	be	in	front	of	the	building	line.	
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A2.1	–	See	discussion	within	the	Traffic	Impact	Assessment	
undertaken	by	GHD,	dated	December	2017.			
	
E6.7.3	–	Car	Parking	Access	Safety	and	Security:	
A1	–	Not	applicable.	 	 There	will	 not	be	more	 than	20	 car	
parking	spaces.	
	
E6.7.4	–	Parking	for	persons	with	a	disability	
A1/A2	 –	 Cabin	 one	 is	 proposed	 to	 be	 an	 accessible	 cabin	
catering	for	persons	with	a	disability.		The	car	parking	space	
associated	with	this	cabin	will	be	designed	and	constructed	
in	accordance	with	AS/NZ2890.6	–	2009	Parking	facilities	–	
Off	street	parking	for	people	with	disabilities.	
	
E6.7.6	–	Loading	and	Unloading	of	Vehicles,	drop-off	and	
pickup:	 	The	proposed	use	 is	not	 for	a	 retail,	 commercial,	
industrial,	service	industry	or	warehouse	storage	use.	
	
E6.8.1	–	Pedestrian	Walkways:	
A1	–	A	pedestrian	access	of	1.0m	in	width	will	be	provided	
for	in	accordance	with	Table	E6.5.	
	

E7	 	 Scenic	 Management	
Code	

The	code	does	not	apply	as	 the	 site	 is	not	within	a	 scenic	
tourist	corridor.	

E8	-		Biodiversity	Code	 This	 code	 does	 not	 apply	 as	 the	 site	 is	 not	 identified	 as	
priority	 habitat	 and	 there	 is	 no	 removal	 of	 vegetation	
proposed.	

E9	-	Water	Quality	Code	 A	minor	stream	runs	in	close	proximity	to	the	south-western	
corner	of	the	property	and	under	Barbers	Road.			
	
The	 caravan	 sites	 will	 be	 within	 50.0m	 of	 the	 stream	
however	there	are	no	buildings	proposed	within	50m	of	the	
stream.		
	
The	proposed	cabins	are	over	70.0m	from	the	stream.	
	
The	 site	 consists	 of	 pasture	 and	 the	 proposal	 does	 not	
involve	the	clearing	of	vegetation.	

E10	-	Recreation	and	Open	
Space	Code	

This	code	is	not	applicable	as	the	proposal	does	not	involve	
subdivision.	

E11	-	Environmental	Impact	
and	Attenuation	Code	

A	caravan	park	is	considered	to	be	a	sensitive	use.	
	
A	dairy	farm	operates	from	3	Barbers	Road,	located	to	the	
south	west	 of	 the	 site.	 	 Table	 E11.1	 states	 that	 for	 ‘dairy	
products’	 a	 distance	 of	 100m	 is	 required	 in	 relation	 to	
potential	odour.			
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The	 dairy	 milking	 shed	 is	 approximately	 170m	 from	 the	
proposed	use	and	development	site.		

E12	-	Airports	Impact	
Management	Code	

This	 code	 does	 not	 apply	 as	 the	 site	 is	 not	 with	 within	
Australian	 noise	 exposure	 forecast	 contours	 or	 within	
prescribed	airspace.	

E13	-	Local	Historic	Heritage	
Code	

This	code	is	not	applicable	as	the	site	is	not	a	local	heritage	
place,	is	not	within	a	heritage	precinct	and	is	not	a	place	of	
identified	archaeological	significance.	

E14	–	Signage	Code	 No	signage	is	proposed	as	part	of	this	application.	
E15	–	Karst	Management	
Code	

The	 code	 is	 applicable	 as	 the	 site	 is	 within	 a	 Karst	
Management	Area	(low	sensitivity).		However,	there	are	no	
known	Karst	features	on	the	site.	

E16	–	Urban	Salinity	Code	 This	code	is	not	applicable	as	the	site	is	not	within	a	Salinity	
Management	Area	shown	on	the	planning	scheme	maps.	

Part	F	–	Specific	Area	Plans	 There	are	no	specific	area	plans	applicable.	
	
Conclusion	
	
The	proposed	Visitor	Accommodation	use	and	Studio	associated	with	the	existing	residential	
use	have	been	assessed	against	the	relevant	provisions	within	the	Meander	Valley	 Interim	
Planning	Scheme	2013.		
	
The	proposal	is	deemed	to	be	compliant	with	either	the	Acceptable	Solutions	or	Performance	
Criteria	under	each	relevant	provision.	
	
It	is	requested	that	the	application	be	considered	under	Section	57	of	the	Land	Use	Planning	
and	Approvals	Act	1993.	
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GHD | Report for Meander Country Cabins and Vans - Main Road Meander Traffic Impact Assessment, 3218687 | i 

This report: has been prepared by GHD for Meander Country Cabins and Vans and may only be used and 
relied on by Meander Country Cabins and Vans for the purpose agreed between GHD and the Meander 
Country Cabins and Vans as set out in this report. 

GHD otherwise disclaims responsibility to any person other than Meander Country Cabins and Vans 
arising in connection with this report. GHD also excludes implied warranties and conditions, to the extent 
legally permissible. 

The services undertaken by GHD in connection with preparing this report were limited to those specifically 
detailed in the report and are subject to the scope limitations set out in the report.  

The opinions, conclusions and any recommendations in this report are based on conditions encountered 
and information reviewed at the date of preparation of the report.  GHD has no responsibility or obligation 
to update this report to account for events or changes occurring subsequent to the date that the report was 
prepared. 

The opinions, conclusions and any recommendations in this report are based on assumptions made by 
GHD described in this report.  GHD disclaims liability arising from any of the assumptions being incorrect. 

GHD has prepared this report on the basis of information provided by Meander Country Cabins and Vans 
and others who provided information to GHD (including Government authorities), which GHD has not 
independently verified or checked beyond the agreed scope of work. GHD does not accept liability in 
connection with such unverified information, including errors and omissions in the report which were 
caused by errors or omissions in that information. 
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1. Introduction 

This report has been prepared by Kathryn Easther, a qualified Traffic Engineer with 8 years’ 

experience, and a Chartered Professional Engineer, and reviewed by Erin Jackson, a Senior 

Traffic Engineer with 14 years’ experience, a Master in Traffic Engineering and a member of 

Australian Institute for Transport Planning.  

1.1 Background 

GHD was engaged by Meander Country Cabins and Vans to prepare a Traffic Impact 

Assessment (TIA) for the development of a caravan park at 238 Main Road, Meander. 

1.2 Scope  

In order to address the traffic impacts of the proposal, the following scope of works was 

undertaken: 

 Review of supplied information relating to the development plan for the site  

 Collect and review available traffic and crash data in the vicinity of the site 

 Determine parking and access requirements of the Planning Scheme and relevant 

Australian Standards  

 Assess the traffic impacts of the development on the traffic efficiency and safety of the 

surrounding network 

1.3 Subject site 

The proposed development is located at 238 Main Road, Meander. There is an existing house 

in the south-east corner of the site, which is accessed from Main Road. The site is surrounded 

by rural properties. The subject site is shown in Figure 1-1. 
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Figure 1-1 Subject site 

 

Image Source: TheList 

 

1.4 Reference materials 

The following references and data sources have been used in preparing this report: 

 Crash data, Department of State Growth 

 Meander Valley Council Interim Planning Scheme 2013 (the Planning Scheme) 

 Traffic Data, Meander Valley Council, 2018 

 Roads and Maritime Services, Guide to Traffic Generating Developments, 2002 

  

Subject site 
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2. Existing conditions 

2.1 Transport network 

For the purpose of this report, the transport network consists of Main Road and Barbers Road, 

Meander. 

2.1.1 Main Road (Meander Road) 

Main Road provides the primary route through the small township of Meander in northern 

Tasmania. Main Road is a two-way road, approximately 6 m wide, with no centre or edge lines. 

Street lighting is provided on Main Road near the site. There are no footpaths provided. 

The speed limit on Main Road is 60 km/h. A traffic count was undertaken by Meander Valley 

Council in February 2018. Traffic volumes near the site are low, with 530 vehicles per day (vpd). 

2.1.2 Barbers Road 

Barbers Road is a local road providing access to agricultural properties south-west of Meander. 

Barbers Road is a two-way road, approximately 5 m wide, with no centre or edge lines. There 

are no footpaths or street lighting on Barbers Road.  

A sealed rural road limit of 100km/hr applies to Barbers Road. No traffic count data is available 

for Barbers Road. Traffic volumes near the site are expected to be low, estimated to be less 

than 500 vpd. 

2.2 Road safety performance  

Crash data was obtained from the Department of State Growth within 500 m of the site on Main 

Road and Barbers Road. There were no crashes within the last 10 years near the site. There 

was one crash on Main Road adjacent to the site in July 2005. This crash involved striking an 

object on the carriageway and was a property damage only crash. 
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3. Proposed development 

3.1 Overview 

The proposal involves the development of a cabin and caravan park as shown in Figure 3-1. 

The development includes five cabins, eight caravan sites, an amenities building and a common 

room.  

The site will be accessed from Barbers Road, via two existing accesses as shown in Figure 3-1. 

The main access, furthest from Main Road, will be an entry and exit. A secondary access, 

closer to Main Road, will be provide entry to the site only. An internal roadway and turning circle 

will be provided.  

Each cabin includes a carport, providing parking space for one vehicle. Each caravan site 

includes a parking space large enough for a car and caravan.  

The existing house and sheds in the south-east corner of the site will not be affected by the 

development.  
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Figure 3-1 Proposed development 

 
Source: Trident Building Surveying 

Main access – entry and exit 

Secondary access - 
entry only 

5 cabins 

8 caravan sites 
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3.2 Traffic generation  

Whilst there are no specific guidelines available relating to traffic generation of caravan parks, 

the Roads and Maritime Services Guide to Traffic Generating Developments provides the 

following traffic generation rate for motels: 

 Daily vehicle trips: 3 per unit 

This rate is considered to provide a guide to the likely traffic generation associated with the 

proposed cabins, however would be highly conservative for the caravan component. Up to two 

daily vehicle trips would be expected for these users. The proposed development includes 5 

cabins and 8 caravan sites. Based on these traffic generation rates, the proposal is expected to 

generate up to 31 trips per day.   
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4. Traffic impacts  

4.1 Transport efficiency  

The expected access route to the proposed development is via Main Road and Barbers Road. 

The proposed development is expected to increase traffic volumes on Main Road and a short 

section of Barbers Road by approximately 31 vehicles per day. The traffic generation associated 

with the proposal will include light vehicles towing caravans.  

Barbers Road, between Main Road and the proposed main access, is approximately 5 m wide. 

While this is relatively narrow to cater for vehicles towing caravans, given the low existing traffic 

volumes on Barbers Road, and the low traffic generation associated with the proposal, it is 

considered that the traffic generated will be able to be absorbed without any significant impact 

on transport efficiency.  

It is considered that the minor increase in traffic volumes on Main Road will also be able to be 

absorbed without any significant impact on transport efficiency.  

4.2 Access 

The proposed development will utilise two existing accesses on Barbers Road as shown in 

Figure 3-1. The main access, furthest from Main Road, will be an entry and exit. The access 

closest to Main Road will be an entry only. 

4.2.1 Turn movements 

The proposal is estimated to generate up to 31 vehicle movements per day. The majority of 

these movements are expected to use the main access to the site. Turning movements at this 

access are expected to be right in and left out.   

The secondary access is expected to be used for vehicle entries associated with the 5 cabins. 

The expected turn movements at the proposed accesses are summarised in Table 4-1.  

Table 4-1 Access turn movements 

 Daily Turn Movements - 
Main Access 

Daily Turn Movements - 
Secondary Access (entry only) 

Right in 8 7 

Left out 16 - 

Total 24 7 

 

Given the low volumes entering and exiting the proposed development, and the low existing 

volumes on Barbers Road, it is considered that the proposed accesses will operate effectively.    

4.2.2 Sight distance  

Safe intersection sight distance (SISD) is the minimum sight distance that should be provided 

on the major road at any intersection or access. It is the sight distance required for a driver of a 

vehicle on the major road to observe a vehicle on the minor approach moving into a collision 

situation and to decelerate to a stop before reaching the collision point. 

Acceptable solution A1 of Clause E4.7.4 (Sight Distance at Accesses, Junctions and Level 

Crossings) of the Planning Scheme states that: 

Sight distances at an access or junction must comply with the Safe Intersection Sight 

Distance shown in Table E4.7.4 
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For a vehicle speed of 100 km/h, the required safe intersection sight distance based on Table 

E4.7.4 is 250 m. The main access is within approximately 140 m of the junction with Main Road 

and therefore the required SISD to the east of this access based on Table E4.7.4 is not met. 

The performance criterion P1 states: 

The design, layout and location of an access, junction or rail level crossing must 

provide adequate sight distances to ensure the safe movement of vehicles. 

The proximity of the main access to the intersection of Barbers Road and Main Road would 

mean vehicles are travelling significantly less than 100 km/hr, and given the turning volumes are 

low (approximately one per hour), it is considered that the access will operate adequately and 

the requirements of the performance criterion are met.   

The secondary access on Barbers Road is within approximately 40 m of the junction with Main 

Road and therefore the required SISD to the east of this access based on Table E4.7.4 is not 

met. The performance criterion P1 states: 

The design, layout and location of an access, junction or rail level crossing must 

provide adequate sight distances to ensure the safe movement of vehicles. 

Given the secondary access is to be used as an entry only and the turning volumes are low (up 

to 7 vehicles per day), it is considered that the access will operate adequately and the 

requirements of the performance criterion are met.   

4.2.3 Access Design 

The main access and secondary access is shown in Figure 4-1 and Figure 4-2, respectively. 

The Planning Scheme requires that access points be designed in accordance with the 

Australian Standards. The public accesses on Barbers Road are required to comply with 

Australian / New Zealand Standard AS/NZS2890.1, Parking facilities – Part 1: Off-street car 

parking, 2004.  

 
Source: Meander Valley Council 

Figure 4-1 Main Access 
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Source: Meander Valley Council 

Figure 4-2 Secondary Access 

4.3 Pedestrians and cyclists 

There are no existing pedestrian or cyclist facilities on Barbers Road or Main Road. Given the 

surrounding land use, pedestrian and cyclist movements on Main Road and Barbers Road are 

expected to be low. The relatively low increase in traffic generated by the proposal is not 

expected to have a significant impact pedestrians or cyclists.  

4.4 Road safety  

The proposal is not expected to cause any significant detrimental impact to road safety in the 

vicinity of the site based on the following: 

 While Barbers Road is relatively narrow, the traffic volumes generated by the proposal 

are low and are expected to be absorbed without any significant impact to road safety 

 The proposal is not expected to have a significant impact on pedestrians or cyclists in 

the area 

 Adequate sight distance is available at the main access on Barbers Road in accordance 

with the Planning Scheme. While the secondary access is in close proximity to the 

junction with Main Road, it is considered that the access will operate effectively given it 

is to be used as an entry only, for low traffic volumes. 

 Crash data in the vicinity of the site does not highlight any road safety deficiencies that 

would be exacerbated by the proposal 

4.5 Planning scheme assessment 

The proposal has been assessed against the requirements of the Road and Railway Assets 

Code and the Car Parking and Sustainable Transport Code of the Meander Valley Council 

Interim Planning Scheme 2013 (the Planning Scheme) in the following sections.  

4.5.1 Road and Railway Assets Code 

The acceptable solution A2 of Clause E4.6.1 (Use and Road or Rail Infrastructure) states that: 

For roads with a speed limit of 60km/h or less the use must not generate more than a 

total of 40 vehicle entry and exit movements per day  
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The proposal is expected to generate up to 31 vehicle movements per day, therefore the 

acceptable solution is met.  

The acceptable solution A1 of Clause E4.7.2 (Management of Road Accesses and Junctions) 

states: 

For roads with a speed limit of 60 km/h or less the development must include only one 

access providing both entry and exit, or two accesses providing separate entry and 

exit. 

Since the proposal includes one access providing both entry and exit, as well as an additional 

access providing entry only, the proposal relies on the performance criteria P1 as follows: 

For roads with a speed limit of 60km/hr less, the number, location, layout and design 

of accesses and junctions must maintain an acceptable level of safety for all road 

users, including pedestrians and cyclists. 

As detailed in Section 4.2, it is considered that the proposed accesses will operate effectively 

under the anticipated traffic volumes. The majority of vehicles will use the main access, which 

has adequate sight distance in accordance with the requirements of the Planning Scheme. The 

secondary access, closer to Main Road, will be used as an entry only and is expected to 

operate effectively based on the low traffic volumes.   

4.5.2 Car Parking and Sustainable Transport Code 

The acceptable solution A1 of Clause E6.6.1 (Car Parking Numbers) states that: 

The number of car parking spaces must not be less than the requirements of Table 

E6.1. 

The parking requirement for visitor accommodation (including caravan park / cabin), based on 

Table E6.1, is 1 space per unit. The proposed development includes one car park for each 

cabin and caravan site. Therefore the requirements of the Planning Scheme are met.  

The acceptable solution A2 of Clause E6.7.2 (Design and Layout of Car Parking) states that: 

Car parking and manoeuvring space must: 

a) have a gradient of 10% or less; and 

b) where providing for more than 4 cars, provide for vehicles to enter and exit the site 

in a forward direction; and 

c) have a width of vehicular access no less than prescribed in Table E6.2, and not 

more than 10% greater than prescribed in Table E6.2; and 

d) have a combined width of access and manoeuvring space adjacent to parking 

spaces not less than as prescribed in Table E6.3 where any of the following apply: 

i) there are three or more car parking spaces; and 

ii) where parking is more than 30m driving distance from the road; or 

iii) where the sole vehicle access is  to a category 1, 2, 3 or 4 road; 

The layout of car spaces and access ways must be designed in accordance with 

Australian Standards AS 2890.1 - 2004 Parking Facilities, Part 1: Off Road Car 

Parking. 

The proposal includes an internal roadway and turning area, which allows vehicles to enter and 

exit in a forward direction. The internal roadway allows cars towing caravans to enter the site, 

turn around in the turning area, and back into the caravan sites.  
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The required width for the internal access road, based on Table E6.2, is 4.5 m for the initial 7 m 

from the road carriageway and 3 m thereafter. The internal roadway should be constructed in 

accordance with these requirements and the requirements of AS2890.1. On this basis, the 

requirements of the Planning Scheme are met.  
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5. Conclusion 

This traffic impact assessment investigated the potential traffic impacts of a proposed caravan 

park at 238 Main Road, Meander. The proposed development includes five cabins and eight 

caravan sites. 

The key findings of the report include: 

 The proposed development is expected to generate up to 31 vehicle movements per day. 

The traffic generated will include light vehicles towing caravans. 

 The expected access route to the site is via Main Road and Barbers Road.  

 Access to the site will be via two existing accesses on Barbers Road. The main access, 

furthest from Main Road, will be an entry and exit. A secondary access, closer to Main 

Road, will be used as an entry only.  

 An internal roadway and turning circle will be provided, allowing vehicles to enter and exit 

the site in a forward direction.   

 It is considered that the relatively low traffic volumes generated by the proposal will be able 

to be absorbed without any significant impact on transport efficiency on the surrounding 

road network.  

 Given the low traffic volumes entering and exiting the proposed development, and the low 

traffic volumes on Barbers Road, it is considered that the proposed accesses will operate 

effectively.    

 The access points must be designed to comply with AS/NZS2890.1. 

 The proposal is not expected to have a significant impact pedestrians or cyclists in the 

area. 

 The proposal is not expected to cause any significant detrimental impact to road safety in 

the vicinity of the site.  

 The proposal has been assessed against the requirements of the Road and Railway Assets 

Code and the Car Parking and Sustainable Transport Code of the Planning Scheme and is 

considered to meet the requirements of the Scheme.  

On the basis of this report, the proposal is supported on traffic grounds. 
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Macquarie Franklin was formed in April 2011 by the merger of two Tasmanian based consulting firms - 
Agricultural Resource Management (ARM) and Davey & Maynard. 

 

 
 
 

Macquarie Franklin Head Office 
112 Wright Street | East Devonport | Tasmania | 7310 

Phone: 03 6427 5300 | Fax: 03 6427 0876 | Email: jlynch@macfrank.com.au 
Web: www.macquariefranklin.com.au 

 

 

Report author: 
Jason Lynch B.App.Sci.(hort) 

Senior Consultant 

An appropriate citation 
for this report is: 

Macquarie Franklin, December 2017, Land and Agricultural 
Assessment of 238 Main Road, Meander, TAS. 

Date 
Issue 

number 
Document Status Authorised by 

14/12/2017 1 Final J Lynch 

    

 
 
 

This report has been prepared in accordance with the scope of services described in the contract 
or agreement between Macquarie Franklin and the Client. Any findings, conclusions or 
recommendations only apply to the aforementioned circumstances and no greater reliance should 
be assumed or drawn by the Client. Furthermore, the report has been prepared solely for use by 
the Client and Macquarie Franklin accepts no responsibility for its use by other parties. 
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1 Purpose 

This report has been undertaken on behalf of Luke Mitchell and Donnaven Craven (the proponents) 

and will accompany an application to the Meander Valley Council seeking approval to undertake a 

residential development land at 238 Main Road Meander.  

 

This document reports on the land capability and an agricultural assessment of the property in 

question and proposed development. 

1.1 Land capability  

The currently recognised reference for identifying land capability is based on the class definitions 

and methodology described in the Land Classification Handbook, Second Edition, C.J Grose, 1999, 

Department of Primary Industries, Water and Environment, Tasmania.  

Most agricultural land in Tasmania has been classified by the Department of Primary Industries and 

Water at a scale of 1:100,000, according to its ability to withstand degradation. A scale of 1 to 7 has 

been developed with Class 1 being the most resilient to degradation processes and Class 7 the least. 

Class 1, 2 and 3 is collectively termed “prime agricultural land”. For planning purposes, a scale of 

1:100,000 is often unsuitable and a re-assessment is required at a scale of 1:25,000 or 1:10,000. 

Factors influencing capability include elevation, slope, climate, soil type, rooting depth, salinity, 

rockiness and susceptibility to wind, water erosion and flooding. 

In providing my opinion, I wish to advise that I possess a B.App.Sci.(hort) and am a member of the 

Australian Institute of Agriculture. I have over 18 years experience in the agricultural industry in 

Tasmania. I am skilled to undertake agricultural and development assessments as well as land 

capability studies. I have previously been engaged by property owners, independent planners, and 

surveyors to undertake assessments within the Burnie, Central Coast, Circular Head, Devonport, 

Georgetown, Kentish, Latrobe, Launceston, Meander Valley, Southern Midlands and Waratah-

Wynyard municipalities.  Most of these studies have involved the assessment of land for 

development purposes for potential conflict with council planning schemes.  

1.2 Meander Valley council planning scheme 

The Scheme (operative date October 2013) sets out the requirements for use and development of 

land in the Meander Valley Council municipality.  
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2 Property Location and Land Use 

The subject lot has a surveyed area of 1.3 hectares and is located at 238 Main Road, Meander.  
 
The property is located on the western edge of the Meander township, and is bound by Main Road 
to the south and Barbers Road to the west, has a northerly facing aspect and slopes to north from 
the most elevated ground adjacent to the Main Road. 
 
 

PID Owner Titles Hectares 
(Approx) 

6275144 
Luke Mitchell & 

Donnaven Craven 
6866/1 1.3 

 

 
 

Figure 1: location of the property (source the LIST) 

 

Figure 2; aerial image of the property in question and surrounding land (source the LIST) 
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The property is owned as a private freehold title and is surrounded by private freehold land. 

The property is zoned village according to the Meander Valley Interim Planning Scheme, this village 

zone extends to the east, rural resource zoned land is located to the north and west, rural living zone 

to the south, and area of low density residential zoned land further to the east. See Figure 4. 

Access to the subject property is off the Main Road which forms the southern boundary, with 

additional access off Barbers Road which forms the western boundary. 

The property has a residential dwelling and number of sheds and out buildings located in the central 

southern elevated area of the property, boundary fencing is present and there is short frontage to a 

tributary of Leiths Creek on the north west corner. 

 

Figure 3; land tenure on the land surrounding the property in question, with private freehold land (yellow shading) 
(source the LIST) 

 

Figure 4; land zoning of the property in question as village (orange shading), rural resource (brown shading) to the north 
and west, rural living to the south and low density residential zoned land further to the east. (source The LIST) 
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3 Land Capability 

The original land capability assessment of the area was undertaken by DPI at a scale of 1:100,000 

and reported in their Meander report in 1993.  

On the subject of this property, DPI identified the majority of the property to be covered by Class 4 

with a smaller area of Class 5 land on the far southern area.  

A detailed assessment by Macquarie Franklin has confirmed that the property in question is actually 

predominantly covered by Class 5 land with a narrow area of Class 4 land on the northern boundary 

of the property.  

The key limitations associated with the agricultural qualities of this land includes; 

- Class 5eg: 

o Soils are subject to erosion (rill and sheet erosion from surface water movement) 

and structure decline 

o Frequent stone and rock is present on the surface and throughout the soil profile 

- Class 4ew: 

o Soils are subject to erosion (rill and sheet erosion from surface water movement) 

and structure decline 

o During wetter months this land is subject to a high water table and periods of 

extended waterlogging 

 

Figure 5: Land capability of the property in question  

The soils present on the property are predominantly a grey/brown clay loam soils (dermosol soil), 

with frequent stone and rock fragments present on the soil surface and throughout the profile. 
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Table 1; land capability assessment table 

Land 

Capability 

Class (ha)  

Land Characteristics 

Geology & 

Soils 

Slope 

% 

Topography & 

Elevation 

Erosion Type & 

Severity 

Climatic 

Limitations 

Soil Qualities Main Land 

Management 

Requirements 

Agricultural 

Versatility 

4ew 

0.3 ha 

Dermosol 

soils as 

grey/brown 

clay loam, 

derived from 

Quaternary 

alluvium. 

3-5 Flat to gently 

sloping ground. 

 

296m ASL 

 

Low/moderate 

erosion risk 

(sheet and rill), 

due to surface 

water movement, 

on bare and 

exposed soils. 

 

Low/ 

moderate, 

high 

seasonal 

water table 

and cold 

frosty winter 

conditions.  

 

Imperfect to 

moderately well 

drained soil. 

Areas of this land 

can become 

waterlogged during 

winter and early 

spring due to the 

presence of a high 

water table 

Avoid situations 

that lead to the 

exposure of bare 

soil, therefore 

maintain 

sufficient ground 

cover, avoid over-

grazing, and 

reduce grazing 

pressure during 

wetter periods. 

 

In theory if is 

suitable for 

cropping with 

severe limitations 

and a restricted 

choice of crops, 

and is suitable for 

pastoral use with 

minor/moderate 

limitations 

associated with the 

restricted carrying 

capacity during the 

wetter months 

when the soils are 

prone to 

waterlogging. 
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Land 

Capability 

Class (ha) 

Geology & 

Soils 

Slope 

% 

Topography & 

Elevation 

Erosion Type & 

Severity 

Climatic 

Limitations 

Soil Qualities Main Land 

Management 

Requirements 

Agricultural 

Versatility 

5esw 

1 ha 

 

Dermosol 

soils as 

grey/brown 

clay loam, 

derived from 

Quaternary 

alluvium. 

3-5 Gently sloping 

and undulating 

ground. 

 

296-302m ASL 

 

Low/moderate 

erosion risk 

(sheet and rill), 

due to surface 

water movement, 

on bare and 

exposed soils. 

 

Low/modera

te, soil 

waterlogging 

and cold 

frosty 

winters.  

 

Imperfect to 

moderately well 

drained soil. 

Areas of this land 

can become 

waterlogged during 

winter and early 

spring due to the 

presence of a high 

water table 

Avoid situations 

that lead to the 

exposure of bare 

soil, therefore 

maintain 

sufficient ground 

cover, avoid over-

grazing, and 

reduce grazing 

pressure during 

wetter periods. 

 

Unsuitable for 

cropping, and is 

suitable for 

pastoral use with 

moderate 

limitations 

associated with the 

restricted carrying 

capacity during the 

wetter months 

when the soils are 

prone 

waterlogging 
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Figure 6; typical grey/brown dermosol soil present throughout the property 
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Figure 7; southerly view over the northern area of the property, with the lower lying ground as Class 4ew ground land in 
the foreground and the more elevated Class 5eg land in the background 

 

Figure 8; southerly view over elevated Class 5eg land on the eastern area of the property showing the frequent stone 
and rock fragments present on the surface and throughout the soil profile 

   

C&DS 2Meander Valley Council Ordinary Meeting Agenda - 11 December 2018 Page 553



 

 

 
14 

 

4 Development Proposal 

The proposed development involves building a caravan park and visitor accommodation units on the 
northern and western area of the property.  
 
The proposed use caravan park and visitor accommodation units operation is based on a unique 

aesthetic vista from the site, bucolic amenity of the location and the opportunity for visitors to take 

advantage of the tourism attractions associated with Huntsman Dam, Western Tiers and wider 

Meander Valley as a gateway to the Cradle Mountain. 

The development would include; 
- 9 caravan parking bays 
- 5 visitor accommodation cabins 
- Amenities block 
- Common room 

 
Detailed designs and the layout the proposed caravan park and visitor accommodation development 

are outlined in the report prepared by the Urban Design Solutions (job no. 6368). 

Refer to Appendix 1 for the over view site plan of the proposed development.  
 
The location of the proposed development is on sheltered land in a private position, and has been 

designed to be particularly unobtrusive from a visual perspective from the south (as the Main Road) 

and with the establishment of vegetation along the western and northern and eastern boundaries 

would strengthen the privacy and shelter considerations. 
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5 Agricultural Purpose Of The Property 

The property in question is zoned village and is currently used for residential and amenity purposes, 
with no agricultural land use and/or production activities are undertaken.  
 
The land to the east and south of the property in question is similarly principally used for residential 
purposes. 
 
The land to the west and north is used for agricultural land use activities. 
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6 Impact of Agricultural Activities and Residential amenity 

The site of the proposed development layout has been deliberately located to minimise the impact 
on the agricultural activities and residential amenity on properties adjacent to and in the vicinity of 
the property in question.   
 

6.1 Potential impact of neighbouring agricultural activity on the 

development  

Agricultural land use activities are conducted on the rural resource zoned land to the north and 
west, and are principally based on pastoral use although based on the Class 4 land capability of this 
ground (reference to the 1993 DPI Meander land capability report) low intensity cropping could be 
undertaken.  
 
However, normal agricultural activities in both cases are not expected to have any unreasonable 
impact on the proposed development.  
 
The key risk area is to the west of Barbers Road as per a dairy farm, with the dairy parlour located 
approximately 170m west of the proposed development with the actual pasture land on the dairy 
enterprise located further to the west and north of the dairy parlour.  
 
An assessment of the key risks is summarised below. This has been compiled on the basis that the 

neighbouring farm activities would be based on pasture land for livestock grazing purposes and 

potentially cropping activities. 

Potential Risk from Neighbouring 
Agricultural Land/Activity 

Extent of Risk & Possible Mitigation 
Strategy 

1. Spray drift and dust  

 

Risk = low. Existing and proposed vegetation 
shelter belt will mitigate the impact of sprays 
and dust if applied under normal 
recommended conditions. Aerial spraying is 
not practiced in the vicinity of the dwelling; 
ground or spot spraying is a practical and 
mostly used alternative. Spraying events 
should be communicated in a timely manner.  

2. Noise from machinery and irrigation 
pump operation, livestock and dogs.  

 

Risk = low although some occasional 
machinery traffic will occur when working 
land, moving livestock and feeding out fodder.  

3. Odours from livestock 
Risk = low-medium from the dairy and general 
livestock operations.  

4. Irrigation water over boundary  

 

Risk = low-medium Irrigation systems are not 
normally operated in high winds, and the 
presence of the proposed vegetation 
screening would mitigate this issue.  

5. Stock escaping and causing damage.  

 
Risk = low provided that boundary fences are 
maintained in sound condition. 

6. Electric fences  

 

Risk = low. Mitigated by the proponent 
attaching appropriate warning signs on 
boundary fencing. 

7. Bushfire  

 
Risk = low.  
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To strengthen the buffer distances and provide additional protection from noise, dust, diffuse 
odours and the possibility of spray drift and improve the privacy it would be appropriate to establish 
vegetation screening along the northern and western perimeter boundaries. The vegetation screen 
should consist of an appropriate mix of preferably native trees and shrubs. 
 
Based on the location of the proposed development in conjunction with the separation distances, 

topography and current and proposed vegetation screening any potential impact of neighbouring 

agricultural activity on the development is anticipated  to be minimal.  

 

6.2 Potential impact of the development on neighbouring agricultural 

activity 

These impacts are usually manifested as complaints being made by clientele of the development 

against normal agricultural practices and issues. 

Other risks could possibly include trespass, theft and damage to property brought about as a result 

of an increase in visitor numbers and vehicle movements. Whilst these risks rely on an element of 

criminal intent to manifest themselves, there may be inadvertent risks for other people visiting the 

facility.  

Potential Risk to Neighbouring Agricultural 
Activity 

Possible Mitigation Strategy 

1. Trespass Selection of clientele for the caravan and 
visitor stay operation; appropriate fencing 
and signage adopt good neighbour policy 
with surrounding landowners; 
acknowledgement of respect for 
neighbouring agricultural activities as part 
of booking system; report unauthorised 
entry to police. 

2. Theft Ensure there is good quality boundary 
fencing on neighbouring properties and 
appropriate signage to deter inadvertent 
entry to property; limit vehicle movements, 
report thefts to police. 

3. Damage to property Report damage to police. 

  4. Anti-social behaviour causing nuisance The development is based on a caravan and 
accommodation enterprise, and is not an 
entertainment venue therefore the 
expectation and incidence of anti-social 
behaviour associated with the 
development is anticipated to be negligible.  
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6.3 Potential impact of proposed development on the amenity of nearby 

dwellings  

The nature, position and layout of the proposed development has been deliberately located to 
minimise the impact on the amenity of the residential dwellings on the adjacent properties.  
 
The property in question is located on the western boundary of the village zone land, with the land 
adjacent to the north and west zoned rural resource. 
 

 
 

Figure 9; residential dwellings on nearby land (marked with green dots), the with village zoned land shown to the west 
(orange shaded), rural resource to the north and west (brown shaded) and rural living (pink shaded) (source the LIST) 

The proposed development would be located on the western area of the property in question (see 
Appendix 1 for the detailed layout of the proposed development) and this would be located 100m to 
the west of the nearest residential dwelling. 
 

 
 

Figure 10; northerly view over the south western corner of the property (as per the intersection of Main and Barbers 
Road) showing the hedge row and sloping ground 
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The property has a well-established hedge row along the southern boundary of the property, and 
the proposed location of the development is topographically lower than the southern area of the 
property and Main Road. 
 
To strengthen the buffer distances and provide additional screening and privacy it would be 
appropriate to establish vegetation screening along the eastern boundary of the property in 
question. The vegetation screen should consist of an appropriate mix of preferably native trees and 
shrubs. 
 
Based on the location of the proposed development on the property in conjunction with the 
separation distances, topography and current and proposed vegetation screening  any negative 
impact to the residential amenity of the nearby residential dwellings will be minimal. 
 

Potential Risk to Neighbouring Residential 
Amenity 

Possible Mitigation Strategy 

1. Traffic congestion The property has frontage to Main and 
Barbers Road, both of which are sealed 
surfaces in the vicinity of the property in 
question.  

2. Visual pollution and bright lights The design and location has been carefully 
selected to minimise visual disruption. 
The existing hedge on the southern corner 
of the property in addition to the new 
proposed vegetation shelter belts on the 
northern, western and eastern property 
boundaries would mitigate any visual 
pollution from the proposed development.  

3. Anti-social behaviour causing nuisance The development is based on a caravan and 
accommodation enterprise, and is not an 
entertainment venue therefore the 
expectation and incidence of anti-social 
behaviour associated with the 
development is anticipated to be negligible.  

4. Environmental harm Good design and location for management 
and disposal of storm water; effluent and 
other waste materials. 
 
No land clearing is associated with the 
development. 
 
No threatened native vegetation 
communities have been identified and/or 
are present on the property or 
development site (The LIST). 
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7 Water Supply and Effluent Disposal 

7.1 Current water supply and effluent disposal 

The property in question is not serviced by TasWater for the delivery of potable water and sewerage 

services. 

The residential dwelling currently relies on the roof top collection of rainwater to meet domestic and 

amenity needs, the use septic tanks for the disposal of sewage effluent and in ground absorption to 

manage storm water run-off from hard standing areas. 

No water storage dams are present on the property and no suitable locations are available to 

develop a dam. 

The property has frontage to a tributary of Leiths Creek and therefore has a riparian right for the 

supply of amenity and stock water. 

7.2 Proposed development water supply and effluent disposal 

It is unreasonable to consider that the property in question will not be serviced by TasWater for the 

delivery of potable water and sewerage services in the foreseeable future. 

The proposed development will rely on the roof top collection of rainwater to meet domestic and 

amenity needs, the use of appropriate scaled septic tanks for the disposal of sewage effluent and in 

ground absorption to manage storm water run-off. 

The location of the septic tanks are on the eastern area of the property, refer to Appendix 1 for the 

over view site plan of the proposed development. 
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8 Conclusions 

1. The overall objective of the proposal is to build a caravan park and visitor accommodation 
units on the property in question.  
 

2. The development takes advantage of the magnificent vista from the site and local geological, 
and various tourism attributes of the local Meander area and that of the wider Meander 
Valley district.    

3. The property in question is zoned village and is currently used for residential and amenity 
purposes, with no agricultural land use and/or production activities are undertaken.  
 

4. The proposed development, based on its configuration and size and the separation distances 
and buffers will alleviate any unreasonable interference of neighbouring farming activities. 
  

5. The proposed development, based on its configuration and size and the separation distances 
and buffers it is not anticipated that the agricultural activities conducted on the rural 
resource zoned land to the north and west would negative impact the visitor amenity on the 
property in question. 
  

6. The proposed development, based on its configuration and size and the separation distances 
and buffers will alleviate any unreasonable interference of neighbouring residential 
dwellings and vice versa. 
  

7. It is proposed that the establishment of vegetation shelter belts along the northern, eastern 
and western boundary of the property in question will be integral to providing an 
appropriate level of privacy and strengthen the mitigation of any interference and/or 
negative impact to the surrounding properties. 
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9 Appendix 1 

 

Figure 11; detailed layout of the proposed development on the property in question (source Urban Design Solutions) 
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 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 

12 April 2018 

Reference No.  GL18100Ab 

D Craven & L Mitchell 

PO Box 53 

MEANDER TAS 7310 

 

Attention: Mr Luke Mitchell 

 

Dear Sir 

 

RE: Site Classification & Preliminary Onsite Wastewater Disposal Assessment 

 238 Main Road, Meander 

 

We have pleasure in submitting herein our report detailing the results of the 

geotechnical investigation conducted at the above site. 

Should you require clarification of any aspect of this report, please contact Brett Street 

on 03 6326 5001. 

 

For and on behalf of Geoton Pty Ltd 

 

Tony Barriera 

Director 
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Site Classification & Preliminary Onsite Wastewater Disposal Assessment 

Geoton Pty Ltd 1 
GL18100Ab 
12 April 2018 

1 INTRODUCTION 

A limited scope investigation has been conducted for D Craven & L Mitchell at the site 

of a proposed onsite units and caravan park amenities development at 238 Main Road, 

Meander. 

The investigation has been conducted to assess the following: 

• The general subsurface conditions at the site and consequently assign a Site 

Classification in accordance with AS 2870 – 2011 “Residential Slabs and 
Footings”; 

• The surrounding topography and provide a Wind Classification in accordance 

with AS 4055 – 2012 “Wind Loads for Housing”; and 

• assess the site subsurface conditions and provide an indication that the site has 

adequate suitable area for onsite wastewater disposal for the proposed units 

and the caravan park amenities in accordance with AS/NZS 1547:2012 “On-site 

domestic-wastewater management” for development application purposes only. 

It should be noted that this is only a preliminary onsite wastewater disposal site 

evaluation and a specific onsite wastewater disposal design will need to be carried out 

as part of the building application once the proposed location and size of the proposed 

development is finalised. 

A site plan of the proposed development was provided, prepared by Urban Design 

Solutions, Reference No. 6368, Drawing No. 1 to 4 dated September 2017. We 

understand the proposed development will comprise 5 onsite units, caravan park 

amenities, common room and a studio. 

2 FIELD INVESTIGATION 

The field investigation was conducted on 21 March 2018 and involved the drilling of 

9 boreholes by a 4WD mounted auger rig to the investigated depths of 0.5m to 2.0m.   

In-situ vane shear strength tests were conducted in the clay layers encountered in the 

investigation, with sampling of these soils being conducted for subsequent laboratory 

testing. 

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 in 

Figure 1 attached.  

The results of the field and laboratory tests are shown in the borehole logs. 

3 SITE CONDITIONS 

The site is a 1.3-hectare block located on the lower tier of a northwest facing hill slope. 

The site is occupied by an existing dwelling and shed located near the southern 

boundary. The site generally falls to the northwest with a moderate slope of 

approximately 5O to 10O. The ground surface generally has a low to medium grass 

cover with numerous exposed rock outcrops.  
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The MRT Digital Geological Atlas, 1:25,000 Series, indicates that the majority of the 

site is mapped on Permian aged fossiliferous and erratic rich mudstone, shale, 

limestone and sandstone (Golden Valley Group). A small portion within the northern 

corner of the site is mapped as Quaternary aged sediments. 

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 soil profile is relatively uniform over the site. The 

boreholes generally encountered clayey silt to depths between 0.25m and 0.45m, 

underlain by silty clay to the auger refusal/investigated depths between 0.5m and 2.0m.  

The boreholes did not encounter any sign of seepage over the investigated depths. 

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

An assessment of the plasticity characteristics of the materials encountered indicates 

that the clay soils at this site possess a very high shrink/swell potential. 

4 SITE CLASSIFICATION 

After allowing due consideration of the site geology, drainage and soil conditions, the 

site has been classified as follows: 

CLASS H2 (AS 2870) 

Foundation designs in accordance with this classification are to be subject to the 

overriding conditions of Section 5 below. 

This Classification is applicable only for ground conditions encountered at the time of 

this investigation. If cut or fill earthworks are carried out, then the Site Classification will 

need to be re-assessed, and possibly changed. 

5 FOUNDATIONS 

Particular attention should be paid to the design of footings as required by AS 2870 – 

2011. 

In addition to normal founding requirements arising from the above classification, 

particular conditions at this site dictate that the founding medium for all footings would 

be as follows: 

SILTY CLAY (CH) – high plasticity, cream or orange 

encountered below 0.35m and 0.45m from the existing ground surface 

An allowable bearing pressure of 100 kPa is available for edge beams, strips and pads 

founded as above. 

Where bedrock is encountered in site or footing excavations, it is recommended 

that footings be founded uniformly on rock. 

The site classification presented assumes that the current natural drainage and 

infiltration conditions at the site will not be markedly affected by the proposed site 

development work. Care should therefore be taken to ensure that surface water is not 
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The site classification presented assumes that the current natural drainage and 

infiltration conditions at the site will not be markedly affected by the proposed site 

development work. Care should therefore be taken to ensure that surface water is not 

permitted to collect adjacent to the structure and that significant changes to seasonal 

soil moisture equilibria do not develop as a result of service trench construction or tree 

root action. 

Attention is drawn to Appendix B of AS 2870 and CSIRO Building Technical File BTF18 

“Foundation Maintenance and Footing Performance: A Homeowner’s Guide” as a 
guide to maintenance requirements for the proposed structure. 

Although the borehole data provides an indication of subsurface conditions at the site, 

variations in soil conditions may occur in areas of the site not specifically covered by 

the field investigation. The base of all footing or beam excavations should therefore be 

inspected to ensure that the founding medium meets the requirements referenced 

herein with respect to type and strength of founding material. 

The boreholes were backfilled shortly after being drilled and not allowing time for 

groundwater seepage flows to develop. Groundwater seepages or higher groundwater 

levels can occur during and/or after a prolonged period of wet weather or a heavy 

rainfall event. 

6 WIND CLASSIFICATION 

After allowing due consideration of the region, terrain, shielding and topography, the 

site has been classified as follows: 

WIND CLASSIFICATION N2 (AS 4055) 

REGION TERRAIN 

CATEGORY 

SHIELDING TOPOGRAPHY 

A TC2 NS T0 

7 PRELIMINARY ONSITE WASTE WATER ASSESSMENT   

7.1 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 (Ksat) at the site was measured at 0.01m/day.  For massive structured 

Category 6 soils the indicative permeability from AS1547 Table L1 is <0.06m/day.  

Therefore, the permeability is within the range for massive structured Category 6 soils. 

• Adopted Permeability – 0.01m/day. 
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7.2 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 and 

shallow rock, the site is not suitable for traditional septic tank systems with 

absorption trenches or evapo-transpiration systems.  

Therefore, provided the setback distances are adhered to, this site assessment 

indicates that the proposed development is suitable for secondary treated effluent by 

way of an Aerated Wastewater Treatment System (AWTS) and sub-surface irrigation. 

7.3 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: 

• 15m from downslope sensitive features such as watercourses; 

• 3m from buildings and downslope property boundaries;  

• 1.5m from property boundaries situated cross slope or up-slope; and 

• 0.6m depth from bedrock. 

7.4 Aerated Wastewater Treatment System (AWTS) 

As the proposed development comprises of; 

• 4 x 1 Bedroom Units; 

• 1 x 2 Bedroom Unit; 

• Amenities Building for 9 camping spots. 

Assuming a preliminary occupancy of 12 people for the proposed units with a daily flow 

rate of 120L/day and 18 people for the camping/caravan spots with a daily flow rate of 

100L/day. An approximate preliminary value of 2,600L/day (80% occupancy) has been 

adopted. As such, 2,600m2 (1300m2 for the effluent disposal area and 1,300m2 as a 

backup area) would be required for an AWTS and sub-surface irrigation system to 

support the proposed development with a design irrigation rate of 2mm/day. 

There is at least 2,600m2 available for waste water disposal via sub-surface irrigation 

as shown on Figure 1, site plan. 

7.5 Conclusions 

The results of the investigation indicate that the proposed development has sufficient 

available area suitable for the disposal of domestic effluent by way of secondary 

treated wastewater via an aerated wastewater treatment system, including sufficient 
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reserve area based on the assumed preliminary occupancy for the proposed 

development. 

 

References: 

AS 2870 - 2011 Residential Slabs and Footings 

AS 4055 - 2012 Wind Loads for Housing 

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

 

Attachments: 

Limitations of report 

Figure 1 - Site Plan 

Site Photograph 

Appendix A: Borehole Logs & Explanation Sheets 

Appendix B: Certificate Forms 
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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 

unique 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 be 

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. 
 

 
 
 
 

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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ENGINEERING
BOREHOLE LOG

Geotechnical Consultants Borehole no. BH1

PO Box 522 Prospect TAS 7250 Sheet no. 1 of 1

Unit 24, 16-18 Goodman Court, Invermay TAS Job no. GL18100A

Tel (03) 6326 5001

Date : 21/03/18
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Drill model : Drilltech Easting:

Client : D Craven & L Mitchell

Project : Site Classification & Preliminary Onsite Wastewater Assessment

Location : 238 Main Road, Meander
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ENGINEERING
BOREHOLE LOG

Geotechnical Consultants Borehole no. BH2

PO Box 522 Prospect TAS 7250 Sheet no. 1 of 1

Unit 24, 16-18 Goodman Court, Invermay TAS Job no. GL18100A

Tel (03) 6326 5001

Date : 21/03/18

Logged By : BS

Slope: 90
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Bearing: - Datum :
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Material Description

Project : Site Classification & Preliminary Onsite Wastewater Assessment

Location : 238 Main Road, Meander

Drill model : Drilltech Easting:

Client : D Craven & L Mitchell
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ENGINEERING
BOREHOLE LOG

Geotechnical Consultants Borehole no. BH3

PO Box 522 Prospect TAS 7250 Sheet no. 1 of 1

Unit 24, 16-18 Goodman Court, Invermay TAS Job no. GL18100A

Tel (03) 6326 5001

Date : 21/03/18

Logged By : BS
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O RL Surface :

Bearing: - Datum :
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Material Description

Project : Site Classification & Preliminary Onsite Wastewater Assessment

Location : 238 Main Road, Meander

Drill model : Drilltech Easting:

Client : D Craven & L Mitchell
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ENGINEERING
BOREHOLE LOG

Geotechnical Consultants Borehole no. BH4

PO Box 522 Prospect TAS 7250 Sheet no. 1 of 1

Unit 24, 16-18 Goodman Court, Invermay TAS Job no. GL18100A

Tel (03) 6326 5001

Date : 21/03/18
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Material Description

Project : Site Classification & Preliminary Onsite Wastewater Assessment

Location : 238 Main Road, Meander

Drill model : Drilltech Easting:

Client : D Craven & L Mitchell
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ENGINEERING
BOREHOLE LOG

Geotechnical Consultants Borehole no. BH5

PO Box 522 Prospect TAS 7250 Sheet no. 1 of 1

Unit 24, 16-18 Goodman Court, Invermay TAS Job no. GL18100A

Tel (03) 6326 5001

Date : 21/03/18

Logged By : BS
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Material Description

Project : Site Classification & Preliminary Onsite Wastewater Assessment

Location : 238 Main Road, Meander

Drill model : Drilltech Easting:

Client : D Craven & L Mitchell
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ENGINEERING
BOREHOLE LOG

Geotechnical Consultants Borehole no. BH6

PO Box 522 Prospect TAS 7250 Sheet no. 1 of 1

Unit 24, 16-18 Goodman Court, Invermay TAS Job no. GL18100A

Tel (03) 6326 5001

Date : 21/03/18
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Material Description

Project : Site Classification & Preliminary Onsite Wastewater Assessment

Location : 238 Main Road, Meander

Drill model : Drilltech Easting:

Client : D Craven & L Mitchell
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ENGINEERING
BOREHOLE LOG

Geotechnical Consultants Borehole no. BH7

PO Box 522 Prospect TAS 7250 Sheet no. 1 of 1

Unit 24, 16-18 Goodman Court, Invermay TAS Job no. GL18100A

Tel (03) 6326 5001
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Material Description

A
D

V

Project : Site Classification & Preliminary Onsite Wastewater Assessment

Location : 238 Main Road, Meander

Drill model : Drilltech Easting:

Client : D Craven & L Mitchell
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ENGINEERING
BOREHOLE LOG

Geotechnical Consultants Borehole no. BH8

PO Box 522 Prospect TAS 7250 Sheet no. 1 of 1

Unit 24, 16-18 Goodman Court, Invermay TAS Job no. GL18100A

Tel (03) 6326 5001
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Project : Site Classification & Preliminary Onsite Wastewater Assessment

Location : 238 Main Road, Meander

Drill model : Drilltech Easting:

Client : D Craven & L Mitchell
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ENGINEERING
BOREHOLE LOG

Geotechnical Consultants Borehole no. BH9

PO Box 522 Prospect TAS 7250 Sheet no. 1 of 1

Unit 24, 16-18 Goodman Court, Invermay TAS Job no. GL18100A

Tel (03) 6326 5001

Date : 21/03/18

Logged By : BS

Slope: 90
O RL Surface :

Bearing: - Datum :

ML D/M MD organics
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Material Description

Project : Site Classification & Preliminary Onsite Wastewater Assessment

Location : 238 Main Road, Meander

Drill model : Drilltech Easting:

Client : D Craven & L Mitchell
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Investigation Log Explanation SheetMETHOD – BOREHOLE 
TERM Description 

AS Auger Screwing* 

AD Auger Drilling* 

RR Roller / Tricone 

W Washbore 

CT Cable Tool 

HA Hand Auger 

DT Diatube 

B Blank Bit 

V V Bit 

T TC Bit 

* Bit shown by suffix e.g. ADT METHOD – EXCAVATION 
TERM Description 

N Natural exposure 

X Existing excavation 

H Backhoe bucket 

B Bulldozer blade 

R Ripper 

E Excavator SUPPORT 
TERM Description 

M Mud 

N Nil 

C Casing 

S Shoring PENETRATION 
1 2 3 4 

No resistance 
ranging to 
Refusal 

    

    

    

    WATER 
Symbol Description 

 
Water inflow 

 
Water outflow 

 
17/3/08 water on date shown 

NOTES, SAMPLES, TESTS 
TERM Description 

U50 Undisturbed sample 50 mm diameter 

U63 Undisturbed sample 63 mm diameter 

D Disturbed sample 

N Standard Penetration Test (SPT) 

N* SPT – sample recovered 

NC SPT with solid cone 

V Vane Shear 

PP Pocket Penetrometer 

P Pressumeter 

BS Bulk sample 

E Environmental Sample 

R Refusal 

DCP 
Dynamic Cone Penetrometer 
(blows/100mm) 

PL Plastic Limit 

LL Liquid Limit 

LS Linear Shrinkage CLASSIFICATION SYMBOLS AND SOIL DESCRIPTION 
Based on AS 1726:2017 MOISTURE 

TERM Description 

D Dry 

M Moist 

W Wet CONSISTENCY/DENSITY INDEX 
TERM Description 

VS very soft 

S soft 

F firm 

St stiff 

VSt very stiff 

H hard 

Fr friable 

VL very loose 

L loose 

MD medium dense 

D dense 

VD Very dense 
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Soil Description Explanation Sheet (1of 2) DEFINITION 
In engineering terms, soil includes every type of uncemented or 

partially cemented inorganic 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. PARTICLE SIZE DEFINITIONS 
NAME SUBDIVISION SIZE (mm) 

BOULDERS  >200 

COBBLES  63 to 200 

GRAVEL 

Coarse 19 to 63 

Medium 6.7 to 19 

Fine 2.36 to 6.7 

SAND 

Coarse 0.6 to 2.36 

Medium 0.21 to 0.6 

Fine 0.075 to 0.21 

SILT  0.002 to 0.075 

CLAY  <0.002 MOISTURE CONDITION 
Coarse Grained Soils 

Dry Non-cohesive and free running. 

Moist Soil feels cool, darkened in colour. 

Soil tends to stick together. 

Wet As for moist but with free water forming when 

handling. 

Fine Grained Soils 

Moist, dry of Plastic Limited – w < PL 

Hard and friable 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 
TERM 

UNDRAINED 

STRENGTH 

su (kPa) 

FIELD GUIDE 

Very Soft ≤12 
Exudes between the fingers when 

squeezed in hand 

Soft 12 to 25 
Can be moulded by light finger 

pressure 

Firm 25 to 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 indented with difficulty by 

thumb nail 

Friable – 
Can be easily crumbled or broken 

into small pieces by hand 

RELATIVE DENSITY OF NON-COHESIVE SOILS 
TERM DENSITY INDEX (%) 

Very Loose ≤15 

Loose 15 to 35 

Medium Dense 35 to 65 

Dense 65 to 85 

Very Dense > 85 DESCRIPTIVE TERMS FOR ACCESSORY SOIL COMPONENTS DESIGNATION OF COMPONENT IN COARSE GRAINED SOILS IN FINE GRAINED SOILS TERM 
% Fines 

% Accessory 

coarse 

fraction 

% Sand/ 

gravel 

Minor 
≤5 ≤15 ≤15 Trace 

>5, ≤12 >15, ≤30 >15, ≤30 With 

Secondary >12 >30 >30 Prefix SOIL STRUCTURE 
ZONING CEMENTING 

Layer Continuous across 

the exposure or 

sample. 

Weakly 

cemented 

Easily 

disaggregated 

by hand in air 

or water. 
Lens Discontinuous layer 

of different material, 

with lenticular shape. Moderately 

cemented 

Effort is 

required to 

disaggregate 

the soil by 

hand in air or 

water. 

Pocket An irregular inclusion 

of different material. GEOLOGICAL ORIGIN 
WEATHERED IN PLACE SOILS 

Extremely 

weathered 

material 

Structure and/or fabric of parent rock 

material retained and visible. 

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 soil 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. 

Marine soil Deposited in a marine environment. 
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Soil Description Explanation Sheet (2 of 2) 

SOIL CLASSIFICATION INCLUDING IDENTIFICATION AND DESCRIPTION 

FIELD IDENTIFICATION PROCEDURES 

(Excluding particles larger than 63 mm and basing fractions on estimated mass) 

GROUP SYMBOL PRIMARY NAME 
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) Wide range in grain size and substantial 

amounts of all intermediate particle sizes 
GW GRAVEL 

Predominantly one size or a range of sizes 

with some intermediate sizes missing 
GP GRAVEL 
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Non-plastic fines (for identification procedures 

see ML and MH below) 
GM SILTY GRAVEL 

Plastic fines (for identification procedures see 

CL, CI and CH below) 
GC CLAYEY GRAVEL 
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SW SAND 
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Non-plastic fines (for identification procedures 

see ML and MH below) 
SM SILTY SAND 

Plastic fines (for identification procedures see 

CL, CI and CH below) 
SC CLAYEY SAND 
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 IDENTIFICATION PROCEDURES ON FRACTIONS <0.075 mm 

 DRY STRENGTH DILATANCY TOUGHNESS   
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) None to Low Slow to Rapid Low ML SILT 

Medium to High None to Slow Medium CL, CI CLAY 

Low to Medium Slow Low OL ORGANIC SILT 

S
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T
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L
L
 >

 5
0

) Low to Medium None to Slow Low to Medium MH SILT 

High to Very High None High CH CLAY 

Medium to High None to Very Slow Low to Medium OH ORGANIC CLAY 

Highly Organic 

Soil 

Readily identified by colour, odour, spongy feel and frequently by 

fibrous texture. 
Pt PEAT 

● LL – Liquid Limit. COMMON DEFECTS IN SOILS 
TERM DEFINITION DIAGRAM  TERM DEFINITION DIAGRAM 

PARTING A surface or crack across which the 

soil has little or no tensile strength. 

Parallel or sub parallel to layering 

(e.g. bedding). May be open or 

closed. 
 

 SOFTENED 

ZONE 

A zone in clayey soil, usually 
adjacent to a defect in which the 
soil has a higher moisture content 
than elsewhere. 

 

FISSURE A surface or crack across which the 

soil has little or no tensile strength, 

but which is not parallel or sub 

parallel to layering. May be open or 

closed. May include desiccation 

cracks. 

 

 TUBE Tubular cavity. May occur singly or 

as one of a large number of 

separate or inter-connected tubes. 

Walls often coated with clay or 

strengthened by denser packing of 

grains. May contain organic matter. 

 

SHEARED 

SEAM 

Zone in clayey soil with roughly 

parallel near planar, curved or 

undulating boundaries containing 

closely spaced, smooth or 

slickensided, curved intersecting 

fissures which divide the mass into 

lenticular or wedge-shaped blocks. 

 

 TUBE 

CAST 

An infilled tube. The infill may be 
uncemented or weakly cemented 
soil or have rock properties. 

 

SHEARED 

SURFACE 

A near planar curved or 
undulating, smooth, polished or 
slickensided surface in clayey 
soil. The polished or slickensided 
surface indicates that movement 
(in many cases very little) has 
occurred along the defect. 

 

 INFILLED 

SEAM 

Sheet or wall like body of soil 

substance or mass with roughly 

planar to irregular near parallel 

boundaries which cuts through a 

soil mass. Formed by infilling of 

open defects. 
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Appendix B 
Certificate Forms 
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Director of Building Control – Date Approved 1 July 2017 Building Act 2016 - Approved Form No. 55 

 

 

CERTIFICATE OF QUALIFIED PERSON – ASSESSABLE 
ITEM 

Section 321 
 

 

To: D Craven & L Mitchell Owner /Agent 

 

 PO Box 53 Address 

 

 Meander Tas  7304 Suburb/postcode 

 

Qualified person details:  
 

Qualified person: Tony Barriera - Geoton Pty. Ltd.     
 

Address: PO Box 522 Phone No: 03 6326 5001 
 

 Prospect  Tas  7250 Fax No:  
 

Licence No: CC6220 P Email address: tbarriera@geoton.com.au 
 

Qualifications and 
Insurance details: 

Tony Barriera – BE, MSc (description from Column 3 of the Director's 
Determination - Certificates by Qualified Persons 
for Assessable Items  Chartered Professional Engineer 

NER - Civil, Geotechnical 
Lloyd's of London - XL4888016794 

 

Speciality area of 
expertise: 

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

  
 

Details of work:  
 

Address: 238 Main Road Lot No: 1 
 

 Meander Tas  7304 Certificate of title No: 6866 
 

The assessable 
item related to 
this certificate: 

Classification of foundation conditions 
according to AS2870 - 2011 

(description of the assessable item being 
certified)  
Assessable item includes –  
- a material; 
- a design 
- a form of construction 
- a document 
- testing of a component, building 

system or plumbing system 
- an inspection, or assessment, 

performed 

 

 

 

Certificate details:  
 

Certificate type: Foundation Site Classification –  (description from Column 1 of Schedule 1 of the 
Director's Determination - Certificates by Qualified 
Persons for Assessable Items n)  AS2870  

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:     

or 

a building, temporary structure or plumbing installation: X 

 Form  55 
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Director of Building Control – Date Approved 1 July 2017 Building Act 2016 - Approved Form No. 55 

In issuing this certificate the following matters are relevant –  

Documents: Geoton Pty Ltd, Report Reference No. GL18100Ab, 
 dated 12/04/2018 
 

 

Relevant Refer to report 
calculations:  
 

 

 

References: AS 2870 – 2011 Residential Slabs and Footings Construction 
 AS 4055 – 2012 Wind Loads for Housing 

CSIRO Building Technical File 18 
 

 

 

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

 
Site Classification in accordance to AS2870 - 2011  
Wind Loading in accordance to AS 4055 - 2012 
Findings and recommendations of report 
 
 
 
 
 
 
 
 

 

Scope and/or Limitations 

 
The classification applies to the site as investigated at the time and does not account for  
any future alteration to foundation conditions resulting from earthworks, drainage  
condition changes or site maintenance variations. 
 
 
 
 
 
 
 
 

 
 
I certify the matters described in this certificate. 
 
 

 Signed: Certificate No: Date: 

Qualified person: 

 

 

GL18100Ab 

 

12/04/2018 
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1

Justin Simons

From: Jason <jason@urbantas.com.au>

Sent: Friday, 16 November 2018 2:34 PM

To: Leanne Rabjohns

Cc: Krista Palfreyman

Subject: pa.18,0216 objection

Follow Up Flag: Follow up

Flag Status: Flagged

Attn. Leanne 

 

Re; objection to development 

 

1/ the plans used for the application are not suitable and misleading. The cuts / fills etc that are shown do not 

correlate with the latest site plans / level information 

 

2/ the sewer design does not indicate it includes capacity for a caravan dump point 

 

3/the level information requested by council RFI for the driveways is not shown. 

 

As mention previously the plans were not prepared for the current layout. The correct information should be re-

submitted and re advertised. 

 

This email should not be forwarded to the owner without our permission. 

 

Regards, 
 
Jason Van Zetten 
Director 

 

 

 

- building design & drafting  

 - bushfire assessors 

- building consultants 

 

jason@urbantas.com.au   
 

http://www.urbantas.com.au 
 

(03) 6334 4089   
 

PO Box 7647, Launceston 
 

VZ Designs Pty Ltd  ABN  50 110 377 421 

 

 

 

Virus-free. www.avast.com  
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1

Justin Simons

From: Melissa Wilson <Melissa@tridentbs.com.au>

Sent: Thursday, 8 November 2018 1:14 PM

To: Meander Valley Council Email; Leanne Rabjohns

Subject: 238 Main Road Meander - Planning Application

Good afternoon Leanne, 

 

In relation to our telephone call from earlier today and my conversations with Adam Jones from this office. 

 

Please be advised that we have looked over the plans that we submitted and that are advertised for 

Planning.  We are satisfied that the plans are accurate and correct to the best of our knowledge. 

 

If you require anything further, please do not hesitate to contact me. 

 

 

Kind Regards, 

 

To help protect you r priv acy, Microsoft Office prevented automatic download of this picture from the Internet.

 
 

Melissa Wilson 

Executive Assistant, Trident Building Surveying 

p: 03 6331 4553 | www.tridentbs.com.au 

acred: CC6928 | A15019172 | Tasmania | Queensland 

To help protect your privacy, 
Micro so ft Office prevented  
auto matic downlo ad o f this  
picture from the Internet.
https://www.facebook.com/trid
entb s/

 

 
Do you think we have done a great job?  Please feel free to leave us a 5 star review by clicking the link below! 

Trident Building Surveying Review 

 
This email and any files transmitted with it are confidential and intended solely for the use of the person(s) to which it is addressed and contains information 

that is privileged and confidential.  If you receive this correspondence in error, please immediately notify the sender and delete it from your system. If you are 

not the named addressee you should not disseminate, distribute, copy or alter this email. Internet communications cannot be guaranteed to be timely, secure, 

error or virus-free. No liability is accepted for any unauthorised use of the information contained in this transmission. 
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GOV 1 2019 COUNCIL MEETING DATES & TIMES 
 

 

1) Introduction        

 

The purpose of this report is for Council to approve dates for Council 

ordinary meetings for 2019. 

 

2) Background        

 

The ordinary monthly meeting of Council occurs on the second Tuesday of 

each month, apart from January where it is held on the third Tuesday. 

 

Council has previously held the January meeting on the third Tuesday 

reflecting the lower volume of items to be dealt with due to the 

Christmas/New Year and subsequent holiday period.  This is proposed to 

continue in 2019. 

 

At the Council workshop in November Council discussed a change to the 

proposed meeting start time. Previously Council has formally adopted a 

meeting start time of 1:30pm. The discussion at the workshop about 

changing the meeting start time responded to the availability of Councillors 

 

A start time of 4:00pm was proposed at the workshop. 

 

3) Strategic/Annual Plan Conformance     

 

Not applicable. 

 

4) Policy Implications      

 

Not applicable. 

 

5) Statutory Requirements      

 

Meets the requirements of the Local Government Act 1993 (Act) in that 

Council meets at least once per month.  Meetings are advertised in 

accordance with the Act. 

 

Meets the requirements of the Local Government (Meeting Procedures) 

Regulations 2015. 
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6) Risk Management       

 

Not applicable. 

 

7) Consultation with State Government and other Authorities 

 

Not applicable. 

 

8) Community Consultation      

 

Not applicable. 

 

9) Financial Impact       

 

There will be some financial impact on the operating budget of Council 

resulting from the requirement of officers to work outside normal working 

hours. This is difficult to quantify at this point in time. The costs will be 

monitored and a report will be provided to Council in June 2019.  

 

10) Alternative Options      

 

Council can choose to hold meetings on different dates and/or at different 

start times. 

 

11) Officers Comments      

 

Council’s meeting schedule has successfully operated for a number of years 

with community members familiar with this arrangement.   

 

The workshop discussion in November about meeting start times reflects the 

requirement set out in the Local Government (Meeting Procedures) 

Regulations 2015 which include the following provisions: 

6.   Times of meetings 

(1)  A meeting is not to start before 5:00 p.m. unless otherwise 

determined by the council by absolute majority or by the council 

committee by simple majority. 

(2)  After each ordinary election, a council and a council 

committee are to review the times of commencement of their 

meetings. 

 

AUTHOR: Martin Gill 

GENERAL MANAGER 
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12) Recommendation       

 

It is recommended that Council approve the following schedule of 

ordinary meetings for 2019: 

 

 Meetings commencing at 4:00pm on -  

  

 Tuesday  15 January 2019 

 Tuesday  12 February 2019 

 Tuesday  12 March 2019 

 Tuesday  9 April 2019 

 Tuesday  14 May 2019 

 Tuesday  11 June 2019  

 Tuesday  9 July 2019 

 Tuesday  13 August 2019 

 Tuesday  10 September 2019 

 Tuesday  8 October 2019 

 Tuesday  12 November 2019 

 Tuesday  10 December 2019 

 

 

DECISION: 
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GOV 2 APPOINTMENT OF COUNCIL REPRESENTATIVES 

ON VARIOUS COMMITTEES AND 

ORGANISATIONS 
 

 

1) Introduction        

 

The purpose of this report is for Council to appoint representatives for 

various committees and organisations. 

 

2) Background        

 

Council reviews its representatives on various committees and organisations 

following each election.   

 

At the Ordinary Council meeting Council resolved to appoint Council 

representatives to: 

 

Organisation Representative 

Northern Tasmania 

Development Corporation 

Elected member 

 Mayor  

Local Government Committee 

 Mayor  

 General Manager  

 

TasWater Shareholder   

 Mayor 

Proxy 

 Deputy Mayor 

 

Local Government 

Association of Tasmania 

Elected member   

 Mayor 

Proxies 

 Deputy Mayor 

 General Manager 
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In December 2011 a review was undertaken to examine committee and 

organisation types and purposes, whether it was a legislative requirement or 

whether it involved an internal or external committee or organisation.  The 

following categories were adopted: 

 

 Special Committee - Facility Management; 

 Special Committee - Advisory Role to Council; 

 Legislated Committee or organisation; 

 External Committee or organisation; 

 Internal Committee 

 

At the Council workshop in November 2018 the role of the committees and 

potential representatives were discussed for the following committees: 

 

 Special Committee – Advisory Role to Council: 

o Natural Resource Management Committee 

o Townscape, Reserves and Parks Committee 

o Sustainable Environment Committee 

 

 Legislated Committee or organisation: 

o Audit Panel 

o MVC Emergency Management and Community Recovery 

Committee 

o TasWater 

 

 External Committee or organisation: 

o Community Safety Group 

o Great Western Tiers Tourism Association 

o Northern Tasmanian Natural Resource Management 

Association (NRM North) 

o Launceston Salinity Action group 

o Northern Tasmanian Development Corporation 

o Tamar Fire Management Area Committee 

o Central North Fire Management Area Committee 

 

 Internal Committee 

o Australia Day Awards Committee 

o Community Grants Committee 

o Development Assessment Group 
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3) Strategic/Annual Plan Conformance     

 

Not applicable. 

 

4) Policy Implications      

 

Not applicable. 

 

5) Statutory Requirements      

 

Not applicable. 

 

6) Risk Management       

 

Not applicable. 

 

7) Consultation with State Government & Other Authorities 

 

Not applicable. 

 

8) Community Consultation      

 

Not applicable. 

 

9) Financial Impact       

 

Reimbursement of Councillor’s expenses will apply as per Council Policy No. 

24. 

 

10) Alternative Options      

 

Council can elect to discontinue all or some of the Committees, change the 

number of representatives or both. 

 

11) Officers Comments      

 

During the November Council workshop Council officers discussed the 

potential to discontinue a number of the committees. This was motivated by 

the introduction of the Council Community Forum program and the  shift of 

some committee work from strategic to operational 

 

The Community Forum program has provided a mechanism for Council to 

hear from a broader cross section of the community, it has also provided an 
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opportunity for local communities to present Council with the issues that are 

important to them.  

 

With this in mind the advisory role of a number of committees has shifted 

from being representative of the community to being one of a number of 

community voices that Council is engaging.  

 

Council officers formed the view that the resources dedicated to the special 

committees with advisory roles would be better used in growing the extent 

of engagement with our community. 

 

It was also noted that many of the objectives emerging from the committees 

have been addressed or are being addressed through operational programs 

and other projects. This was especially pertinent to the Community Safety 

Group.  

 

In response Council officers recommended that Council discontinue the 

following committees: 

 

 Natural Resource Management Committee 

 Townscape, Reserves and Parks Committee 

 Sustainable Environment Committee 

 Community Safety Group 

 

Two other changes are recommended: 

 

 Launceston Salinity Action group  

 

The role of this group has moved to operational following the 

completion, launch and endorsement of the Launceston Salinity Act 

Plan.  Council officers will continue to implement the plan  

 

No elected representative required 

 

 Northern Tasmanian Natural Resource Management Association 

(NRM North) 

 

The funding model for NRM North changed in June 2018; the 

previous arrangements have been amended to reflect this new 

funding model. 

 

No Council representative required  
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AUTHOR:  Martin Gill 

  GENERAL MANAGER 

 

 
12) Recommendation       

 

It is recommended that Council appoint representatives to the following 

Council Committees and external organisations:- 

 

LEGISLATIVE COMMITTEE/ORGANISATION 

 

Group Representative/s 

Audit Panel Cr Nott  

Cr Bower 

MVC Emergency Management and 

Community Recovery Committee 

Cr Connor 

Cr Sheriff 

TasWater Mayor Johnston 

Deputy Mayor Kelly 

 

EXTERNAL COMMITTEES/ORGANISATION 

 

Group Representative/s 

Great Western Tiers Tourism 

Association 

Cr Temple 

 

Northern Tasmanian Regional 

Development Board 

Elected member 

 Mayor Johnston 

Local Government 

Committee 

 Mayor Johnston 

 General Manager  

 

Tamar Fire Management Area 

Committee 

General Manager or their proxy 

Central North Fire Management Area 

Committee 

General Manager or their proxy 
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INTERNAL COMMITTEES 

 

Group Representative/s 

Australia Day Awards Committee Cr Kelly 

Cr Bower 

Community Grants Committee Cr King 

Cr Cameron 

 

Development Assessment Group Councillors 

 

 

 

DECISION: 
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GOV 3 SPECIAL COMMITTEES OF COUNCIL  
 

 

1) Introduction        

 

The purpose of this report is to formalise the annual appointment of 

members of Special Committees of Council. 

 

2) Background        

 

Council has a number of special hall and recreation ground committees 

together with the Deloraine and Westbury Community Car Committees. 

 

Each year it is necessary to formalise the appointment of members of all 

Special Committees as member representation changes. 

 

3) Strategic/Annual Plan Conformance     

 

Council has a program objective under Section 1.1 of the Annual Plan to 

ensure compliance with legislative requirements.  

 

4) Policy Implications      

 

Not applicable 

 

5) Statutory Requirements      

 

Section 24(2) of the Local Government Act 1993 

 

6) Risk Management       

 

All Special Committees of Council operate under a signed Memorandum of 

Understanding with Council which outlines the ongoing arrangements for 

the effective management of the respective Council owned properties. Each 

individual member of every Special Committee of Council has completed a 

Member Information Sheet for insurance purposes. 

 

7) Consultation with State Government and other Authorities 

 

Not applicable. 
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8) Community Consultation      

 

Not applicable. 

 

9) Financial Impact       

 

Not applicable. 

 

10) Alternative Options      

 

Not applicable. 

 

11) Officers Comments      

 

An updated membership list is obtained from each Special Committee 

following their Annual General meetings. 

 

AUTHOR: Martin Gill 

GENERAL MANAGER 

 

12) Recommendation       

 

It is recommended that Council formalise the appointment of the 

following Special Committee members as required by Section 24(2) of 

the Local Government Act 1993: 

 

Special Committee Members 

Birralee Memorial Hall Committee: Esther Blackberry, M Dewsbery, L Brient, 

D Hall, G Blackberry, D Arnold, Ernest 

Blackberry, L Blackberry, N Hall, F 

Camino, Jon Herbert 

Bracknell Public Hall and 

Recreation Ground Committee: 

Stephen Jones, S Cousens, C Spencer, R 

Leonard, Sharmane Jones, N Jones, C 

Jones, A Cousens, E Preece, E  Leonard, 

Merrilyn Shelton, M Shelton, I 

Mackenzie, B Shelton, O Shelton, L 

Richardson 

Carrick Community Committee: E Strickland, D Keygan, R Shean, D 

Williams, J Cunningham, R Williams, S 

Stevenson, B Stevenson, N Trower, C 

Blackwell, R Renault 
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Caveside Recreation Committee: K Howe, Kelvin Haberle, Katy Haberle, M 

Manners, C Robertson, T Robertson, R 

Linger, C Linger, S Manners, N Doyle, R 

Stafford, Z Crowden, J Robertson, C 

Doyle, M Crowden, G Robertson, A 

Crowden, C Capper, G Capper, M Howe, 

D Rollins, M Rollins, Bradley Harris, Bob 

Hedger   

Chudleigh Memorial Hall 

Committee: 

J Lamont, D Crowden, N Ritchie, W 

Richardson, Leon Philpott, T Pickett, S 

Crowden, M Cameron, M Wilson, D 

Philpott, A Cameron, M L Haberle, P 

Philpott, B Motton, Michael Smith, 

Louise Middleton, P Hickman, L Erther, 

N Clarke 

Dairy Plains Memorial Hall 

Committee: 

N Atkins, K Atkins, A Atkins, R Atkins, G 

Atkins, B Atkins, M Atkins, A Rathjen, V 

Terry 

Deloraine Community Car 

Committee: 

R Axelsen, M Young, S Keegan, K Earley, 

R Roles, C Fowler, L Wadley, S Andersen 

Meander Hall and Recreation 

Ground Committee: 

J John, S Johnston, S Saltmarsh, N 

Chilcott, A Costello, C Chilcott, T Buttery, 

A Berne, N Johnston, D Chilcott, K Bird, 

A Geard, S Jones, Helen Smith 

Mole Creek Memorial Hall 

Committee: 

B Walters, M Martin, D Walters, K 

Philpott, K Lane, K Green, P Lane, E Gale, 

M Philpott, S Wilks, D Stewart, D Youd, 

R Larcher, L Stephens, Ross Quick 

Rosevale Memorial Hall and 

Recreation Ground Committee: 

G Cuthbertson, C Davson-Galle, K Best, 

M Eddington, R Millwood,  

W Cuthbertson, R Hardwicke, T Reed, J 

Rowlands, G Smith, B Tatnell  

Selbourne Memorial Hall 

Committee: 

D Eyles, M Heazlewood, G Eyles,  J 

French, D French, M Brown, M Hills, T 

Hills, N Reed, A Reed, P Brown, J Brown, 

J Eyles, P Eyles, Anne Batterham 

Weegena Hall Committee: G Swinsburg, T Dawkins, J Hawley, S 

Harvey, S Roberts, A Lindsay, J Buck, M 

Lindsay, F Robinson, R Buck, C Roberts, 

L Norton, K Sheldon, P Mackay, C Gard, 

R Thomas, C Norton, A Robinson, M 

Webster, M Sheldon, M Graves, L 

Pittard, A LeFevre, J Lindsay, B Lindsay, 
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G Lindsay, J Spicer  

Westbury Community Car 

Committee: 

C Blazely, E Blackley, E Carter, R Travis, 

Shirley Bott, K Hewlett, W Jarman, D 

Pyke 

Westbury Recreation Ground 

Management Committee: 

S West, G Claxton, L Brient, K Pitt, K 

Garwood, D Jarvis, R Reinmuth, Colin 

King, K Lattin, R Poulton  

Westbury & Districts Historical 

Society 

J Starr-Thomas, V Greenhill, A 

Witherden, M Cameron, S West,  K 

Treloggen, S Badcock,  D Murray, A 

Barber,  A Taylor, P Swain, S Manners, 

P Mantanle, B Greenhill, A Manners,  

Whitemore Recreation Ground 

Committee: 

K Pitt, B Pearn, K Johns, E Shaw, S Pearn, 

S French, M Cresswell, M Dent, Kym 

Hingston, N Hingston, Richard Johns 

 

 

DECISION: 
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GOV 4 2019 FEDERAL ELECTION – MEANDER VALLEY 

COUNCIL PRIORITIES AND PRIORITY PROJECTS  
 

 

1) Introduction        

 

The purpose of this report is for Council to consider endorsing Meander 

Valley Council priorities and priority projects for presentation to political 

parties in the lead up to the 2019 Federal election.   

 

2) Background        

 

Prior to each Federal or State election, Council is approached by 

representatives from political parties seeking information on issues and 

projects that are important to Council and our community. 

 

Council officers have prepared a draft list of priorities for the 2019 Federal 

Election for Council. The draft list takes into account: 

 

 the project priority lists prepared for the: 

o 2018 State Government election 

o 2016 Federal election 

 Council strategic documents including the Structure Plans and Outline 

Development Plans for our townships 

 previous Council decisions 

 the current and future capital works program 

Council officers have also included a number of priorities that reflect the 

election priorities presented and adopted at the 2018 Australian Local 

Government Association (ALGA) National Convention. These priorities were 

collated into the ALGA Federal Election Initiatives. 

 

The draft Meander Valley Priorities and Priority Project list were presented to 

Council at the November Workshop for review and feedback. 

 

3) Strategic/Annual Plan Conformance 

 

Furthers the objectives of the Council’s Community Strategic Plan 2014 to 

2024: 

 Future Direction 2: A thriving local economy 

 Future Direction 3: Vibrant and engaged communities 
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4) Policy Implications      

 

Not applicable. 

 

5) Statutory Requirements      

 

Not applicable. 

 

6) Risk Management       

 

Not applicable. 

 

7) Consultation with State Government and other Authorities 

 

Council will present and discuss the priorities and priority projects with the 

Federal candidates for Lyons. 

 

8) Community Consultation      

 

Consultation has been undertaken on a number of the proposed projects 

over recent years.   

 

9) Financial Impact       

 

It is difficult to estimate the overall financial impact on Council as any impact 

will be dependent on the projects that political parties commit to supporting 

and the result of the Federal Election.  

 

Over and above these considerations will be the timing of any forthcoming 

funding to Council and the particular financial year that it becomes available. 

 

10) Alternative Options      

 

Council can elect to modify or not to support the recommendation.   

 

11) Officers Comments      

 

This Federal Election will be the first election where the entire local 

government area will be included in the Lyons Electorate.  

 

Council officers have prepared a draft priority project list that includes 

projects that will: 

1. provide a clear health and wellbeing benefit for our community 
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2. contribute to economic growth and wealth generation in the local 

area 

3. improve and upgrade important existing facilities 

 

The priority projects for consideration include: 

1. Introduction of reticulated sewerage in Bracknell  

2. Upgrade of Carrick Sewerage Treatment Plant 

3. Development of Bioenergy Hub – Valley Central Industrial Estate 

4. Meander Valley Active Communities – multiple facility upgrades  

5. Meander Falls Tourism Road upgrade – Feasibility study  

 

A copy of the full list with supporting notes is attached to this report. 

 

Council officers have also included a number of broad priorities based on the 

ALGA Federal Election Initiatives. The ALGA Federal Election Initiatives 

document describes the intent of the initiatives as strategic policy priorities 

that provide every council with the opportunity to deliver tangible outcomes 

to every community in Australia. 

 

Council officers have highlighted four initiatives that will have a significant 

and beneficial impact for our community for inclusion in the Meander Valley 

Election priority list: 

 

1. Restore the quantum of Financial Assistance Grants to 1% of 

Commonwealth Tax revenue 

2. Increase Roads to Recovery annual funding to $800m to boost 

safety on local roads 

3. Establish a preventative health and activity program  - $100m per 

year for 4 years to promote healthier communities  

4. Investment in targeted disaster mitigation  - $200m per year over 

4 years to protect the community from the impacts of natural 

disasters 

 

These have been included because they are important long term meaningful 

actions that: 

 create an underlying stable and sustainable financial base for 

local government to provide facilities for our communities 

 recognise the importance of Local Government in the ongoing 

provision of community infrastructure and traffic networks  

 promote productivity 

 

AUTHOR: Martin Gill 

  GENERAL MANAGER  
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12) Recommendation       

 

It is recommended that:  

 

1. Council endorse the following Priorities and Priority Projects 

 Priorities: 

o Restore the quantum of Financial Assistance Grants to 

1% of Commonwealth Tax revenue 

o Increase Roads to Recovery annual funding to $800m to 

boost safety on local roads 

o Establish a preventative health and activity program  - 

$100m per year for 4 years to promote healthier 

communities  

o Investment in targeted disaster mitigation  - $200m per 

year over 4 years to protect the community from the 

impacts of natural disasters 

 

 Priority Projects 

 

o Introduction of reticulated sewerage in Bracknell  

o Upgrade of Carrick Sewerage Treatment Plant 

o Development of Bioenergy Hub – Valley Central 

Industrial Estate 

o Meander Valley Active Communities – multiple facility 

upgrades  

o Meander Falls Tourism Road upgrade – Feasibility study  

 

2. The Mayor and General Manager arrange meetings with endorsed 

candidates of political parties in Lyons to present the Council 

priorities and priority projects.  

 

 

DECISION: 
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Priority Projects - Lyons Electorate 2019 

Federal Election 

Meander Valley Council 

 

General Priorities 

1 Restore Federal assistance Grants to 1% of Commonwealth Tax revenue 

2 Increase Roads 2 Recovery annual funding to $800m 

3 Establish a preventative health and activity program  - $100m per year for 4 years 

4 Investment in targeted disaster mitigation  - $200m per year over 4 years 

 

Legend: 

COP – Council Owned Project 

PP – Partner Project, where Council will partner with other to plan advocate or deliver 

AP – Advocacy Project 

 

PROJECTS IN PROGRESS 

Project Total Cost 

Estimate 

Council 

Role 

Priority Comments Funding 

Request 

Council & other 

contribution 

Bracknell reticulated 

sewerage 

$5,000,000 AP Immediate Construction of reticulated sewerage is essential to address environmental and public 

health issues within the community of Bracknell: 

- $85,000 Council funded feasibility is complete. 

- Council has offered to fund upfront capital costs and coordination of procurement 

with TasWater. 

$5,000,000 

(100%) 

$0 

Carrick sewerage treatment 

plant upgrade 

$17,000,000 PP Immediate The Carrick sewerage treatment plant upgrade is an integral component of the Hadspen 

Urban Growth Project where Council is working in partnership with private 

Landowners/Developers to enable the expansion of the township of Hadspen.  This 

project will facilitate new residential, commercial and retail development with the town 

and local area creating jobs and enhancing economic development: 

- This is Council’s highest priority project and if progressed will be the catalyst for 

construction of up to 1,100 homes in the Hadspen Urban Growth Area. 

- $250,000 of Council funded preliminary design and cost estimation of infrastructure is 

complete and approved by TasWater in line with EPA requirements. 

- The balance of the shared sewerage infrastructure capital cost will be funded by 

Council upfront and recovered from the Landowners/Developers as development 

stages are sealed over a 15-25 year agreement. 

$8,500,000 

(50%) 

$8,500,000 

(50%) 

Bioenergy Hub – Valley 

Central Industrial Precinct  

$60,000,000   The driver for Council’s investigations into bioenergy is the opportunity to lower 

the cost of energy for existing and new Valley Central industrial businesses that 

want more cost effective, efficient and appropriate forms of energy and waste 

utilisation. Bioenergy offers a form of renewable energy where waste biomass is 

used to generate biogas and energy as heat or electricity using commonly available, 

proven technology, which displaces natural gas and potentially electricity from the 

$10,000,000 

(17%) 

$50,000,000 

(83%) 
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grid.  

Feasibility analysis has confirmed there is more than sufficient biomass feedstock 

to support a $60 million, 10 MWe bioenergy hub to supply energy forecast energy 

demand at Valley Central in 2020. The bioenergy hub is proposed to utilise two 

main technologies to convert regional wastes to energy: 

1. Anaerobic digestion for wetter materials such as aquaculture waste, fats, oils, 

grease and food waste 

2. Thermal processing of drier materials including poppy, wood processing and 

forestry harvest waste through combustion. 

In addition to significant carbon abatement, a regional plant of this scale “could 

deliver industrial development clustering worth hundreds of millions to the region” 

(NTDC). Bioenergy creates jobs, drives economic growth and builds communities 

with multiple benefits for the facility owners, the feedstock supply chain and 

energy customers. Redirecting organic waste from landfill to generate renewable 

energy for industry will benefit the plant owners, feedstock suppliers, energy 

customers and contribute to Meander Valley’s and Tasmania’s clean, green brand. 

1. Anaerobic Digestion 

(AD) – stage 1 

$20,000,000 

 

PP Immediate 

 

- AD is a naturally occurring process where bacteria break down wetter organic material 

in the absence of oxygen to make biogas 

- The fuel would be organic wastes from within the Precinct, plus wastes from industry, 

agriculture and aquaculture in other parts of Tasmania 

- Biogas can be reticulated around the Precinct as a competitive alternative to and in 

piping similar to the piping used for localised distribution of natural gas 

- Combustion of biogas into industrial heat and power can meet the needs of multiple 

industrial businesses within Valley Central and potentially beyond 

- By-products of AD such as organic compost, carbon dioxide and surplus heat can 

contribute to intensification of high value agriculture, such as out of season 

production of berries in greenhouses 

$2,000,000 

(10%) 

 

$18,000,000 

(90%) 

 

2. Combustion – stage 2 $40,000,000 PP High - Combustion plants utilise drier forms of biomass, not suitable to AD, to create 

electricity and heat energy from feedstocks such as wood, municipal and other wastes 

- Typically larger scale than AD, combustion is proposed as a later phase to compliment 

AD 

- The combined bioenergy hub could offer complete waste recycling, where all wetter 

and drier material can be repurposed, converted to renewable energy or converted to 

valuable by-products 

- Council recognises that a combustion plant providing sustainable, competitively 

priced energy would attract new, energy intensive industrial companies to establish at 

the Precinct 

$8,000,000 

(25%) 

$32,000,000 

(75%) 

Meander Falls Tourism 

Road 

$325,000 COP Immediate Meander Valley Council seeks to undertake project planning, detailed design and 

construction for an upgrade of an existing track at the end of Meander Falls Road, and 

extension of a new road toward the Falls to reduce the time and difficultly of the walk to 

the iconic Meander Falls tourism attraction. 

Council has completed a feasibility assessment for construction work. Funding allocated 

to this project would be used to undertake project planning, including community 

$225,000 

(69%) 

$100,000 

(31%) 
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support evaluation, natural values assessment, State Government consultation and 

approvals, detailed design and construction. 

Reducing the time to walk to the Falls from the existing parking area is seen as an 

excellent opportunity to increase visitation to the Falls and attract more visitors to the 

region.  

- Provides an alternative access to Meander Falls which will reduce the walk time to 

approximately 2 hours 

- Provides for a connection to other natural attributes such as existing walking tracks, 

waterfalls and mountain huts which are an important part of our Tasmanian Heritage 

- Builds on the existing natural experiences that are available in the Meander region 

such as fishing, walking and climbing 

Meander Valley active 

communities 

$2,600,000   Council has undertaken a number of strategic Development Plans that supports 

initiatives to improve the health and wellbeing of the Meander Valley communities. 

The projects outlined below are priorities that will service regional and local sport 

and recreation. 

$2,000,000 

(78%) 

$600,000 

(22%) 

1. Prospect Vale Park 

training grounds 

$800,000 COP High Prospect Vale Park is Council’s principle regional community based facility with over 3,000 

regular users: 

- The upgrade will provide drainage and irrigation to the field 

- Ensure reliable access to the grounds throughout the year for all user groups 

- Maximise ground availability in the constrained site by providing for two new full 

sized soccer grounds 

- Improve the management of the facility and the match standard grounds 

- Complete the upgrade of the training grounds which started in 2013 with the 

installation of training lights. 

$600,000 

(75%) 

$200,000 

(25%) 

2. Deloraine AFL Ground $600,000 COP High The AFL Ground – formerly the Deloraine Race Course - receives regular usage 

throughout the year due to a strong club presence. The playing surface is substandard 

due to poor ground conditions, no drainage, no irrigation and non-compliant lighting. 

The site is also subject to sporadic flooding and could be improved to better cater for 

users with the following: 

- The upgrade will provide drainage and irrigation to the field 

- Ensure reliable access to the grounds throughout the year for all user groups 

- Installation of match and training lights to enable night games and year round usage  

- Better manage site flooding during extreme rainfall events 

- Improve the management of the facility. 

$500,000 

(83%) 

$100,000 

(17%) 

3. Hadspen sports 

ground & lighting 

$600,000 COP High The sports ground receives regular Summer usage, but is unable to support Winter usage 

due to poor ground conditions, no drainage, no irrigation and no lighting. The site could 

be improved to better cater for users with the following: 

- The upgrade will provide drainage and irrigation to the field 

- Ensure reliable access to the ground throughout the year for all user groups 

- Installation of training lights  

- Better manage the pressure on Prospect Vale Park  by utilising the Hadspen ground 

for overflow during peak demand periods and maximising the use of quality 

clubrooms and facilities. 

$500,000 

(83%) 

$100,000 

(17%) 
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4. Hadspen Play Area $300,000 COP High Creating a centralised play area that caters for a broad range of ages and abilities. In 

response to community demand and high usage by families the site would also benefit 

from the inclusion of a public toilet.  

$225,000 

(75%) 

$75,000 

(25%) 

5. Deloraine 

Connectivity 

$300,000 COP Medium Lighting for Meander River paths to improve community safety, recreation use and park 

amenity. 

- Potential to consider solar powered lighting 

- The park is home to the Kooparoona Niara Cultural Trail and the addition of pathway 

lighting will complement the park activities, investment in the area and continue to 

make the park and its amenities accessible throughout the year. 

$225,000 

(75%) 

$75,000 

(25%) 
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GOV 5 NOTICE OF MOTION – COUNCIL TO PREPARE A 

PLANNING APPLICATION FOR VISITOR 

ACCOMODATION AT THE WESTBURY 

RECREATION RESERVE – CR JOHN TEMPLE 
 

 

1) Introduction        

 

The purpose of this report is for Council to consider a Notice of Motion from 

Cr Temple that Council prepares and makes a planning permit application to 

provide for camping at the Westbury Recreation Ground.  

 

2) Background (Cr Temple)       

 

Background: 

 

In February 2018 Cr Synfield lodged a formal complaint about the informal 

use of the Westbury Recreation Ground by free campers. Cr Synfield rightly 

pointed out that use of the recreation ground for any type of camping or 

visitor accommodation required a planning permit under the provisions 

Interim Meander Valley Planning Scheme 2013. 

 

Council did not have a planning permit. 

 

Following the closure of the Westbury Recreation Ground to camping, I was 

approached by a number of local businesses owners and residents who were 

concerned about the impact it would have on local tourism and local 

businesses. 

 

In talking with other local businesses in Westbury it was evident that when 

campers were camping at the Westbury Recreation Ground, they were 

contributing financially to the local businesses such as purchasing their 

petrol and groceries, getting haircuts, purchasing meat at the butchers and 

eating out.  When the campers were evicted from the Westbury Recreation 

Ground this had a considerable financial impact on many of our local 

businesses. It is important to ensure the viability of our local business to 

ensure they are there when the locals need to use them. 

 

It was also evident that having the campers in a very visible location at the 

Westbury Recreation Ground led to a sense of vibrancy and activity in the 

town which impacted well on other passers-by.  Anecdotally I spoke to quite 
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a few customers that only stopped in the town because it felt alive and 

vibrant with so many campers wanting to spend time in the town.   

 

As many people would be aware, the best form of advertising is still word of 

mouth and the number of campers staying at the Westbury Recreation 

Ground before it was stopped was growing.  It is clear that the campers were 

talking amongst themselves and were having a good time in Westbury and 

hence others were turning up to the site.  As a town we need to foster, 

support and grow tourism and leave people with a good impression of such 

a beautiful part of Tasmania. 

 

Other locations have been investigated in Westbury for campers but as many 

campers are in sizeable RV’s they need to be within easy walking distance to 

the Westbury business hub.   

 

It is my view that the Westbury Recreation Ground is the ideal location in 

Westbury for low cost visitor accommodation that caters for the recreational 

vehicle or ‘free camper’ segment of the market. This is a market segment that 

is not attracted to traditional caravan parks. Opening up the Westbury 

Recreation Ground provides an option for tourists and recognises the 

diversity of choice desired within the tourism consumer market.  

 

It is important that Council have some controls in place and I would 

recommend that the length of stay for any camper be 7 days.  We do not 

want to be in a position where people start living at the Westbury Recreation 

Ground but we do want to attract the tourist for a short stay in our town.   

 

In order to facilitate this, a planning permit will be required to permit the use 

of the Westbury Recreation Ground for visitor accommodation. 

 

For this reason I am proposing this notice of motion which will initiate the 

work required to prepare and lodge a planning application.  

 

3) Strategic/Annual Plan Conformance 

 

Not applicable.  

 

4) Policy Implications      

 

Not applicable. 
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5) Statutory Requirements      

 

Land Use Planning and Approvals Act 1993  

 

6) Risk Management       

 

In the lead up to the cessation of the non-sanctioned, free camping at the 

Westbury Recreation Ground earlier this year, Council had received a number 

of complaints about the activity. 

 

There is a potential reputational risk to Council and a risk of disenfranchising 

part of the community if it resolves to make a planning permit application 

before re-engaging with the community and at a minimum incorporating the 

concerns of local residents into the proposal.  

 

7) Consultation with State Government and other Authorities 

 

Not applicable. 

 

8) Community Consultation      

 

The planning permit process provides for formal notification of the proposal.  

 

This will provide the community an opportunity to make representations on 

the application and the proposed use. 

 

9) Financial Impact       

 

There is no budget allocated for this initiative. Council will have to reallocate 

funds from another project to fund the work required to prepare the 

planning permit application.  

 

The following are preliminary cost estimates for the different components 

required for the planning permit application: 

 Independent traffic management plan - $1,200 

 Preparation of site plan -  $1,500 

 Preparation of planning application - $500 

 Independent planning assessment - $1,200 

  

Total estimated cost - $4,400 

  

Meander Valley Council Ordinary Meeting Agenda - 11 December 2018 Page 613



10) Alternative Options      

 

Council can elect to amend or not support the recommendation 

 

11) Officers Comments      

 

There are a number of decisions about the use and management of the 

Westbury Recreation Ground for free camping that should be made as part 

of the decision to obtain a planning permit. 

 

It is noted that in addition to the local support for the activity last summer 

Council also received a number of complaints about: 

 Behaviour  

 Conflict with existing uses at the Westbury Recreation Ground 

 Competition with other private accommodation providers   

 

With this in mind Council officers would suggest an alternative pathway to 

the making of a planning permit application. This pathway would include: 

 Informal community consultation asking for feedback on the idea of 

providing for low cost camping at the Westbury Recreation Ground 

 Work with the Westbury Recreation Ground Committee of 

Management to seek their views and determine their level of support 

and/or role. 

 Review of the community feedback and development of a project 

plan at a Council workshop 

 

If at the workshop Council determined to proceed with the proposal to make 

a planning application then the next steps would be: 

 Preparation of a site plan and management model  

 Preparation of the planning permit application 

 

AUTHOR: Martin Gill 

 General Manager  

 

12) Recommendation (Cr Temple)      

 

That Council, prepare and makes a planning permit application to 

provide for camping (visitor accommodation) at the Westbury 

Recreation Ground.  

 

 

DECISION: 
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INFRA 1 REVIEW OF BUDGETS FOR THE 2018-2019 

CAPITAL WORKS PROGRAM 
 

 

1) Introduction 

 

The purpose of this report is to seek Council approval for a minor increase to 

the 2018-2019 Capital Works Program budget and provide information to 

Council on the reallocation of funding within the Program as approved by 

the General Manager under delegation. 

 

2) Background 

 

Project budget allocations within the Capital Works Program that are 

submitted to Council for approval prior to the commencement of each 

financial year are prepared using a range of methods.  In some instances and 

depending on the availability of resources and time constraints, projects can 

be thoroughly scoped and accurate estimates prepared using available 

empirical or supplier information.  Conversely, project cost estimates may 

only be general allowances prepared using the best information available at 

the time. 

 

During the financial year, detailed design, adjustment to project scope and 

the undertaking of additional works during construction may result in project 

expenditure under or over approved budget amounts.  New projects may 

also be requested for inclusion in the program. 

 

The overall financial objective in delivering the Capital Works Program is to 

have a zero net variation in the program budget.  As part of our ongoing 

management of projects, Council officers review project time lines, budgets, 

scope and available resources.  Project savings are generally used to offset 

project overruns and additional funding can be requested to assist with 

balancing the budget or to finance new projects. 

 

3) Strategic/Annual Plan Conformance 

 

Council’s Annual Plan requires Council officers to report on the progress of 

capital works projects. 

 

4) Policy Implications 

 

Not applicable. 
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5) Statutory Requirements 

 

Section 82(4) of the Local Government Act 1993 requires Council to approve 

by absolute majority any proposed alteration to Council’s estimated capital 

works outside the limit of the General Manager’s financial delegation of 

$20,000. 

 

6) Risk Management 

 

Not applicable. 

 

7) Consultation with State Government and other Authorities 

 

Not applicable. 

 

8) Community Consultation 

 

Not applicable. 

 

9) Financial Impact 

 

The recommended variations in this report will result in a $13,189 net 

increase to the value of the 2018-2019 Capital Works Program.  However, 

there is no additional Council funding required outside the current approved 

Program as the increase in budget is offset by the receipt of funding from 

external sources.   

 

10) Alternative Options 

 

Council can amend or not approve the recommendations. 

 

11) Officers Comments 

 

In order to deliver the outcomes required from capital works projects 

outlined in the Annual Plan, Council officers regularly review project scope, 

resourcing requirements and committed and forecast expenditure.  Typically 

on a quarterly basis, project information is presented to Council where cost 

variations have occurred, and formal approval is requested from the Council 

to reallocate funding within the Capital Works Program where variations are 

beyond the General Manager’s financial delegation. 
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The table below outlines existing projects in the Capital Works Program, and 

one new project not previously presented to Council, where reallocation of 

funding is required and additional funding sources noted. 
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TABLE 1: 2018-2019 CAPITAL WORKS BUDGET – REALLOCATION OF PROJECT FUNDING 

 

Project 

No. 
Project Name 

Council 

Costs to 

Date 

Original 

Budget 

Proposed 

Budget 

Variation 

New 

Budget 
Delegation Comments 

6495 

Urban Stormwater Drainage 

Improvements – Program 

Budget 

$0 $82,900 -$11,247 $71,653 GM Transfer to PN6853 

6853 
Ashburner Street, Carrick – 

Stormwater (New project) 
$17,156 $0 $17,156 $17,156 Council 

Transfer from PN6495 & 

developer contribution 

        

6551 
LED Street Light Replacement 

Project 
$24,151 $63,700 $7,280 $70,980 Council 

TasNetwork’s contribution 

for street light installation 

        

8024 
West Parade Car Park, 

Deloraine – New Light 
$11,030 $15,000 -$3,970 $11,030 GM Transfer to PN6523 

6520 
Public WiFi Internet Access at 

Council Buildings 
$1,675 $35,200 -$3,989 $31,211 GM Transfer to PN6523 

6523 
CCTV Security Cameras – 

Westbury & Deloraine 
$67,959 $60,000 $7,959 $67,959 GM 

Transfer from PN8024 & 

PN6520 

        

6306 
Deloraine Lawn Cemetery – 

Seating, bins and garden 
$0 $28,700 -$10,000 $18,700 GM Transfer to PN6308 

6308 
Deloraine Lawn Cemetery - 

shelter 
$356 $15,000 $10,000 $25,000 GM Transfer from PN6306 

     0   
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Project 

No. 
Project Name 

Council 

Costs to 

Date 

Original 

Budget 

Proposed 

Budget 

Variation 

New 

Budget 
Delegation Comments 

8014 
Deloraine Riverbank - New 

Walkway at Cenotaph 
$4,834 $60,000 -$5,412 $54,588 GM Transfer to PN8012 

8012 
Deloraine Train Park – Play 

Equipment & Retaining wall 
$30,712 $25,300 $5,412 $30,712 GM Transfer from PN8014 

  Totals   $385,800 $13,189 $398,989     
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Ashburner Street, Carrick - Stormwater 

Council officers have undertaken this project to improve the existing open 

drainage network in Carrick, and sought financial contribution from the 

developer of a small subdivision to improve the level of storm water 

servicing provided to a newly created allotment.  The work is complete. 

 

LED Street Light Replacement Project 

Council officers have been coordinating with TasNetworks for additional LED 

street lighting work to be undertaken at the intersection of Westbury Road 

and Vale Street in Prospect Vale.  The small contribution from TasNetworks 

is to assist with delivery of the project.  The delivery of the original scope of 

work has been delayed since 2014 and the timing for completion is not 

confirmed at this stage. 

 

CCTV Security Cameras – Westbury & Deloraine 

This project is complete.  The additional cost can be offset from the savings 

on the West Parade car park lighting project (completed) and also from a 

small transfer of funds from the Public WiFi Internet Access project.  The 

proof of concept work has been completed on the WiFi project and officers 

are preparing information that can be presented to Council at a future 

workshop in 2019 to inform whether the project proceeds or not. 

 

Deloraine Lawn Cemetery 

A reduced budget (by $10,000) for the seating, bins and garden project will 

be adequate to complete this project. The project will be partially 

completed this financial year.  

 

The shelter project was approved by Council without any design works 

being undertaken. A draft design plan has now been completed and with 

the $10,000 transfer, the budget is still insufficient. An additional $15,000 – 

$20,000 of external funding will need to be secured by Council before this 

project is commenced. Grant opportunities are being investigated by 

Council Officers.    

 

Deloraine Train Park – Play Equipment and Retaining Wall 

This project is complete.  .  Increased project costs were incurred due to the 

requirements to extend drainage infrastructure and work within the rail 

corridor. Recommended to transfer available funds from the riverbank 

walkway project.   

 

Officers seek Council approval for the overall increase of $13,189 to the 

2018-19 Capital Works Program as described above. 

 

Meander Valley Council Ordinary Meeting Agenda - 11 December 2018 Page 620



Meander Valley Council Ordinary Agenda – 11 December 2018 Page | 94  

 

AUTHOR: Dino De Paoli 

  DIRECTOR INFRASTRUCTURE SERVICES 

 

12) Recommendation 

 

It is recommended that Council approves by absolute majority the 

increase to the 2018-2019 Capital Works Program budget of $13,189 

and the following project changes. 

 

Project Name 
Original 

Budget 

Proposed 

Budget 

Variation 

New Budget 

Ashburner Street, Carrick – 

Stormwater 

$0 $17,156 $17,156 

LED Street Light Replacement 

Project 

$63,700 $7,280 $70,980 

 

 

DECISION:  (BY ABSOLUTE MAJORITY) 
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ITEMS FOR CLOSED SECTION OF THE MEETING: 
 

Councillor xx moved and Councillor xx seconded “that pursuant to Regulation 

15(2)(g) of the Local Government (Meeting Procedures) Regulations 2015, 

Council close the meeting to the public to discuss the following items.” 

 

The meeting moved into Closed Session at x.xxpm 

 

GOV 6  CONFIRMATION OF MINUTES 
Confirmation of Minutes of the Closed Session of the Ordinary Council Meeting 

held on 13 November, 2018. 

 

GOV 7  LEAVE OF ABSENCE 
(Reference Part 2 Regulation 15(2)(h) Local Government (Meeting Procedures) 

Regulations 2015) 

 

C&DS 3 2019 AUSTRALIA DAY NOMINATIONS 
(Reference Part 2 Regulations 15(2)(g) Local Government (Meeting Procedures) 

Regulations 2015) 

 

INFRA 2 CONTRACT No.199-2018-19 - DESIGN AND 

CONSTRUCTION OF BRIDGES – LIFFEY AREA 
(Reference (Part 2 Regulations 15(2) (d) Local Government (Meeting Procedures) 

Regulations 2015). 

 

 

The meeting re-opened to the public at x.xxpm 

 

 

Cr xxx moved and Cr xxx seconded “that the following decisions were taken by 

Council in Closed Session and are to be released for the public’s information.” 

 

 

The meeting closed at ………… 

 

 

 

 

……………………………………………. 

WAYNE JOHNSTON (MAYOR) 
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