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Going to a Council Meeting
Members of the community are encouraged to engage with Council’s monthly meetings. You 
can submit questions online or attend in person. 

Our website offers handy fact sheets with information about what to expect at a Council 
Meeting, including how to participate in Public Question Time.

After the meeting, you’ll find minutes and an audio recording online. 

Hard copies of agendas and minutes are also available to view at the Council offices.

Learn more

Click here to find fact sheets about attending a Council meeting, or to submit a question 
online. 

A copy of the latest agenda and minutes are available to view at the Council offices in 
Westbury. Click here to view agendas and minutes online, or listen to audio of our meetings.

You can also contact the Office of the General Manager by phone on (03) 6393 5317, or email 
ogm@mvc.tas.gov.au to submit a question or learn more about opportunities to speak at a 
Council Meeting.

Public Access to Chambers
Where there is a need to manage demand, seating will be prioritised as follows:

For planning decisions: applicants and representors have first priority. A representor is a 
community member who writes to Council to object to or support a planning application 
(statutory timeframes apply for becoming a representor during the planning process). 

For all decisions: Members of the media are welcome to take up any seats not in use by 
the public, or email ogm@mvc.tas.gov.au to request specific information about a Council 
decision. Media requests received by email before close of business (or the end of the 
meeting) will receive a same-day response.

Attendees are requested to consider the health and wellbeing of others in attendance.  

If you are symptomatic or in an infectious state then you are requested to stay away or follow 
good-practices to minimise risk to others. This includes measures such as social distancing, 
wearing of face-masks and the use of hand sanitisers. 

http://www.meander.tas.gov.au/council-meeting-guidelines
http://www.meander.tas.gov.au/minutes-and-agendas
mailto:ogm@mvc.tas.gov.au
mailto:ogm@mvc.tas.gov.au
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Conduct at Council Meetings
Visitors are reminded that Council Meetings are a place of work for staff and Councillors. 

Council is committed to meeting its responsibilities as an employer and as host of this 
important public forum, by ensuring that all present meet expectations of mutually respectful 
and orderly conduct.

It is a condition of entry to the Council Chambers that you cooperate with any directions or 
requests from the Chairperson or Council officers.

The Chairperson is responsible for maintaining order at Council Meetings. The General 
Manager is responsible for health, wellbeing and safety of all present. The Chairperson or 
General Manager may require a person to leave Council premises following any behaviour that 
falls short of these expectations. It is an offence to hinder or disrupt a Council Meeting.

Access & Inclusion
Council supports and accommodates inclusion for all who seek participation in Council 
Meetings, as far as is practicable.

Any person with a disability or other specific needs is encouraged to contact Council before the 
meeting on (03) 6393 5300 or via email to ogm@mvc.tas.gov.au to discuss how we can best 
assist you with access.

mailto:ogm@mvc.tas.gov.au
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Certificate of Qualified Advice
A General Manager must ensure any advice, information or recommendation is given to 
Council by a person with the necessary qualifications or experience: section 65, Local 
Government Act 1993.

Council must not decide on any matter without receiving qualified advice, or a certification 
from the General Manager.

Accordingly, I certify that, where required:

(i) the advice of a qualified person was obtained in preparation of this Agenda; and
(ii) this advice was taken into account in providing general advice to Meander Valley 

Council; and
(iii) A copy of any such advice (or a written transcript or summary of oral advice) is included 

with the agenda item.

 

John Jordan
GENERAL MANAGER
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Meeting Open - Attendance & Apologies

Acknowledgment of Country
Council acknowledges the Pallitore and Panninher past peoples and the traditional 
owners and custodians of the land on which we gather for the Council Meeting, with 
respects paid to elders past and present and extended to all Aboriginal and Torres 
Strait Islander peoples present.

Confirmation of Minutes
Motion Receive and confirm minutes of the last Ordinary Council Meeting 

held 18 April 2023 and the Special Meeting held 2 May 2023.  

Vote Simple majority 

Declarations of Interest
Nil received prior to agenda publication.
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Council Workshop Report
Topics Discussed – 02 May 2023

Development & Regulatory: Draft Tasmanian Planning Policies

Infrastructure: Proposed Amendments to Policy No.66 Security for Incomplete Works in 
Subdivisions

Works: Advertising of Intention to Sell Public Land

Presentation: Visit Northern Tasmania (VNT) CEO Introduction and Update (Tracey 
Mallett)

Infrastructure: Capital Works Projects 2023-24 (DRAFT)

Corporate Services: Budget Estimates Planning Discussion

Items for Noting

Infrastructure: Tasmania's Short Walks Capital

Infrastructure: Westbury Road Cycle Lane

Infrastructure: Rural Bike Riding Network Wayfinding Project 
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Mayor & Councillor Report

Councillor Official Activities and Engagements Since Last Meeting

22 April 2023
Community Event: Paci Islander Showcase, Deloraine
Attended by: Cr Loader

25 April 2023
Community Event: ANZAC Day Service, Deloraine
Presented by: Mayor Wayne Johnson & Cr House

Community Event: ANZAC Day Service, Carrick
Presented by: Cr Loader & Cr House

Community Event: ANZAC Day Service, Mole Creek
Presented by: Cr Loader

Community Event: ANZAC Day Service, Hagley
Presented by: Cr Temple

Community Event: ANZAC Day Service, Westbury
Presented by: Cr Temple

26 April 2023
Meeting: Great Western Tiers Tourism Association, Deloraine
Attended by: Cr Loader

27 April 2023
Council Event: Meander Valley Council All Staff Meeting
Attended by: 
Mayor Wayne Johnston
Cr House
Cr Temple

28 April 2023
Meeting: LGAT Professional Development Day
Attended by: Cr Loader

30 April 2023
Council Event: Youth Week Jam 
Attended by: Cr Loader
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01 May 2023
Meeting: St Patrick’s Festival AGM, Westbury 
Attended by: Cr Loader

02 May 2023
Council Event: Australian Citizenship Ceremony, Westbury
Attended by: 
Mayor Wayne Johnston
Deputy Mayor Stephanie Cameron
Cr Dudman
Cr House
Cr Loader
Cr Synfield
Cr Temple

Meeting: Carrick Hall Committee, Carrick
Attended by: Cr House

03 May 2023
Meeting: Meeting With Senator Askew
Attended by: Mayor Wayne Johnston

Meeting: Northern Tasmania Development Corporation
Attended by: Mayor Wayne Johnston

Meeting: LGAT Presidential Candidate’s Forum, online
Attended by: Cr Loader

Meeting: LGAT Future of Local Government Review Stage 2 Report Briefing, online
Attended by: Cr Loader

04 May 2023
Community Event: Agfest, Carrick
Opened by: Mayor Wayne Johnston
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Petitions
Nil received prior to agenda publication.

For further information about petitions, refer to the Local Government Act 1993: ss57-
60A.

Community Representations
Nil requests received.

Formerly referred to as “deputations”, community representations are an opportunity 
for community members or groups to request up to three minutes to address Council 
on a topic of particular interest. 

Requests received at least fourteen days prior to a Council Meeting will be considered 
by the Chairperson.  For further information, contact the Office of the General Manager 
on (03) 6393 5317 or email ogm@mvc.tas.gov.au.

mailto:ogm@mvc.tas.gov.au
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Public Question Time
Members of the public may ask questions in person or using our online form. 

Thirty minutes is set aside for members of the public to ask questions provided with or 
without notice. Council will accept up to two questions “with notice” and two questions 
“without notice” per person, per meeting.

Click here to submit an online question.

Refer to pages 3 and 4 of this agenda for more information about attending a Council 
Meeting.

This Month’s Public Questions With Notice

  Question 1: Carol Firth, Westbury

Question without notice at past Council Meeting (April 2023) – taken on notice

Statewide contracting (3949 Meander Valley Rd, Exton) operates a contracting business 
and on 1/4/2023 they delivered a site office and a truck to 99 Deviation Rd, Westbury.  
Then on 2/4/2023 another site office arrived. Now there is an excavator on the side of the 
road and 2 vehicles were parked in the area this morning.  We have advised Council of 
this and oppose him conducting any part of his business there.  We would like to draw 
your attention to this.  How can Council allow him to not only operate an unsightly mess 
in Exton but to now extend it to Deviation Road? 

John Jordan, General Manager advised that the Director of Development and 
Regulatory Services has reached out to Mrs Firth regarding her concerns and Council’s 
regulatory officers are investigating the situation.

This Month’s Public Questions Without Notice

Nil received prior to agenda publication.

https://www.meander.tas.gov.au/council-meeting-guidelines
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Councillor Question Time
This Month's Councillor Questions With Notice

Nil received prior to agenda publication.

This Month's Councillor Questions Without Notice

Nil received prior to agenda publication. 



 

Meander Valley Council - Ordinary Meeting Agenda: 9 May 2023 Page 14

Council as a Planning Authority
In planning matters, Council acts as a Planning Authority under the Land Use Planning 
and Approvals Act 1993.  The following applies to all Planning Authority reports:

              Strategy Council has an Annual Plan target to process planning applications 
in accordance with delegated authority and statutory timeframes.

Policy Not applicable.

Legislation Council must process and determine applications under the Land 
Use Planning and Approvals Act 1993 (LUPAA) and its Planning 
Scheme. Each application is made in accordance with LUPAA, s57. 

Consultation The “Agency Consultation” section of each Planning Authority 
report outlines the external authorities consulted during the 
application process. 

Community consultation in planning matters is a legislated 
process. The “Public Response – Summary of Representations” 
section of each Planning Authority report outlines all complying 
submissions received from the community in response to the 
application.

Budget & Finance Where a Planning Authority decision is subject to later appeal to 
the Tasmanian Civil and Administrative Tribunal (Resource & 
Planning Stream), Council may be liable for costs associated with 
defending its decision.

Risk Management Risk is managed by all decision-makers carefully considering 
qualified advice and inclusion of appropriate conditions on 
planning permits as required.

Alternative 
Motions

Council may approve an application with amended conditions, or 
may refuse an application. 

Regardless of whether Council seeks to approve or refuse an 
application, a motion must be carried stating its decision and 
outlining reasons. A lost motion is not adequate for determination 
of a planning matter.

Motion Simple majority
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Planning Authority Reports
24 Meander Valley Road, Carrick

Planning Authority Report
24 Meander Valley Road, Carrick

Proposal Multiple Dwellings (three units - two proposed and one 
existing), Food Services (food van) and General Retail and 
Hire (commercial art gallery)

Report Author Leanne Rabjohns
Town Planner

Authorised by Krista Palfreyman
Director Development & Regulatory Services

Application reference PA\23\0050

Decision due 10 May 2023

Decision sought It is recommended that Council approves this application.
See section titled “Planner’s Recommendation” for further details.

Applicant’s Proposal

Applicant D Knight/Barrington North

Property 24 Meander Valley Road, Carrick (CT: 148963/1) 

Description The applicant seeks planning permission for:

1. Multiple dwellings (three units, one existing, two 
proposed);

2. Food Services (food van); and
3. General Retail and Hire (commercial art gallery).

Documents submitted by the Applicant are attached, titled “Application 
Documents”.
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Figure 1: Aerial image of the subject site and surrounding land. 

Planner’s Report

Planning Scheme Tasmanian Planning Scheme - Meander Valley 
(“the Planning Scheme”)

Zoning General Residential

Applicable Overlays Nil

Existing Land Use Residential (single dwelling and outbuilding)

Summary of Planner’s 
Assessment

Generally, Multiple dwellings and Food Services are classed 
as Permitted in this zone (General Residential). In accordance 
with clause 7.4.1, General Retail and Hire is classed as 
Discretionary. 

Discretions For this application, eight discretions are triggered. This 
means Council has discretion to approve or refuse the 
application based on its assessment of:

8.3.1 - P4 Discretionary Uses

8.4.2 - P3 Setbacks and building envelope for all 
dwellings

8.4.7 - P1 Frontage fences for all dwellings

8.4.8 - P1 Waste storage for multiple dwellings

C2.5.1 - P1  Car parking numbers
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C2.6.2 - P1 Design and layout of parking spaces

C2.6.3 - P1 Number of accesses for vehicles

C9.5.2 - P1 Sensitive use within an attenuation area

Before exercising a discretion, Council must consider the 
relevant Performance Criteria, as set out in the Planning 
Scheme. 

See attachment titled “Planner’s Advice - Performance Criteria” for further 
discussion.

Performance Criteria & 
Applicable Standards

This proposal is assessed as satisfying the relevant 
Performance Criteria and compliant with all Applicable 
Standards of the Scheme.

See attachments titled “Planner’s Advice – Performance Criteria” and 
“Planner’s Advice – Applicable Standards” for further discussion.

Public Response Three responses (“representations”) received from the public. 
Of these, all are objections. 

See attachment titled “Public Response – Summary of Representations” for 
further information, including the planner’s advice given in response.

Agency Consultation TasWater

The application was referred to TasWater. A Submission to 
Planning Authority Notice (TWDA 2022/01390-MVC) was 
received on 31 August 2022. 
See attachment titled “Agency Consultation – TasWater for further 
information. 

Department of State Growth

The application included Landowner Consent from 
Department of State Growth dated 20 February 2023. The 
document provided advice on access, construction of 
infrastructure and discharge of stormwater. 
See attachment titled “Agency Consultation – Department of State Growth 
for further information. 
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Tasmanian Heritage Council

The application was referred to the Tasmanian Heritage 
Council in accordance with the Historic Cultural Heritage Act 
1995. The Council received a Notice of Interest from the 
Heritage Council pursuant to s.36(3)(b) of this Act. The 
Tasmanian Heritage Council has undertaken an assessment 
of the application which includes the consideration of the 
representations that were submitted. A Notice of Heritage 
Decision was issued by the Tasmanian Heritage Council on 
the 23 March 2023 with 5 conditions. 
See attachment titled “Agency Consultation – Tasmanian Heritage Council 
for further information.

Internal Referrals Infrastructure Services

The risk to Council’s stormwater infrastructure is minor and is 
mitigated through the requirement of onsite stormwater 
detention. 

There is sufficient space on Meander Valley Road for visitor 
vehicles to park in a safe manner and parking associated with 
Existing Building 1 will be short term. Meander Valley Road is 
a Department of State Growth owned road and as outlined 
in the TIA, the traffic generated from this development will 
not adversely impact the safety and efficiency of the road 
network. 

The Conditions and Notes recommended by Infrastructure 
Services have been included in the planner's 
recommendation.

Environmental Health

If approved, the coffee van will require a mobile food 
business registration and need to comply with the Food 
Standards Code. 

This includes ensuring adequate toilets are available for food 
handlers working for the food business.

Section C9.0 Attenuation Code of the Tasmanian Planning 
Scheme - State Planning Provisions includes an attenuated 
distance of 3000 metres for motor racing or performance 
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trials. The proposed development site at 24 Meander Valley 
Road, Carrick is approximately 680m from the existing 
Carrick Speedway race track, accessed from East Street, 
Carrick, which has been operating motor racing events since 
the late 1960's. The speedway currently hosts 10 to 12 race 
events between September and April each year, with the 
duration of racing at each event being approximately 6 
hours. 

A noise assessment was undertaken by Pitt & Sherry in 2018 
to support a development application for a subdivision in 
Charlies Lane, Carrick, located to the immediate south of the 
speedway site. The report concluded that a residence built 
on the subdivided site will experience 'intrusive noise', similar 
to urban traffic noise. However, the impact of the noise may 
be mitigated by appropriate architectural design and that a 
modern home built in accordance with the energy efficiency 
requirements of the National Construction Code of Australia 
will achieve a very good noise attenuation. With such 
measures in place, the residents of these dwellings will not 
be subject to unreasonable emissions of noise while in their 
home. 

The assessment by Pitt & Sherry included noise modelling 
that extended beyond the subject subdivision site, 
encompassing the majority of the Carrick township. Council 
has obtained permission form the developer of the 
subdivision to utilise the noise report and modelling in the 
future when assessing the development of a sensitive use 
located within the attenuated distance of the speedway. This 
alleviates the need for each applicant to provide supporting 
technical information to address the requirements of the 
Attenuation Code. 

The modelling suggests that the likely impact of the noise 
from the speedway at the proposed development site will be 
notably reduced [between ~12 db(A) and 16 db(A)] when 
compared with the subdivided land in Charlies Lane, i.e. 
subject of the noise assessment. Taking these factors into 
consideration, it can be concluded that the construction of a 
sensitive use at 24 Meander Valley Road will not interfere or 
constrain the operation of the existing activity (speedway), 
having regard to its operational characteristics, scale and 
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intensity, and degree of hazard or pollution that may be 
emitted from the activity, together with measures in design 
and construction of the development which can be taken to 
mitigate or manage the effects of emissions form the activity. 
Advice from the Director, Environmental Protection Authority 
or Director of Mines is not required for the proposed 
development. 

Recommended Note:

Registration as a Food Business under the Food Act 2003 may 
be required if food is provided as part of the proposed food 
van business. Please contact Council's Environmental Health 
Officer on (03) 6393 5320.

Planner’s Recommendation to Council

The planner’s recommendation, based on a professional assessment of the planning 
application and its compliance with the Planning Scheme, is set out below. 

Council must note the qualified advice received before making any decision, then 
ensure that reasons for its decision are based on the Planning Scheme. Reasons for the 
decision are also published in the minutes.

For further information, see Local Government Act 1993, s65, Local Government (Meeting Procedures) 
Regulations 2015, s25(2) and Land Use and Approvals Act 1993, s57.

Recommendation

This application D Knight/Barrington North for Multiple Dwellings (three units - two 
proposed and one existing), Food Services (food van) and General Retail and Hire 
(commercial art gallery) on land located at 24 Meander Valley Road, Carrick (CT: 
148963/1) is recommended for approval generally in accordance with the Endorsed 
Plans, and recommended Permit Conditions and Permit Notes.

Endorsed Plan

a. Gowland Drafting – Drawing Number: 210204 – Sheet number: P1 – Dated: 
18/10/2022;

b. Gowland Drafting – Drawing Number: 210204 – Sheet number: P2 – Dated: 
21/02/2023;

c. Gowland Drafting – Drawing Number: 210204 – Sheet Numbers: P3 - P14 
(inclusive) – Dated: 23/08/2022; 
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d. Gowland Drafting – Drawing Number: 210204 – Sheet Number: Det 1, Det 2 & 
Det 3 – Dated: 29/09/2022;

e. Gowland Drafting – letter (2 pages) – Dated: 21-02-23;
f. Gayle Plunkett Architect – Statement of Heritage Impact Summary – Dated: 

August 2022;
g. Gayle Plunkett Architect – Addendum to Statement of Heritage Impact Summary 

– Well – Dated: March 2023;
h. RJK Consulting Engineers – Traffic Impact Assessment Report – Dated: 24 

January 2023; and
i. D Knight – Email – Dated: 28 February 2023.

Permit Conditions

1. Prior to the commencement of works/use, amended plans must be submitted for 
approval to the satisfaction of Council’s Town Planner and Heritage Tasmania. 
When approved, the plans will be endorsed and will then form part of the permit. 
The plans must be drawn to scale with dimensions and must show: 
a. The existing dwelling’s screened waste storage area must be relocated behind 

the building line;

 b.  The western windows of the oil board building are to be fixed and treated to 
ensure reasonable privacy for the adjoining property; and

c.    The location of the well. 

2. The proposed new stormwater connection must be completed in accordance with 
Tasmanian Standard Drawing TSD-SW29 to the satisfaction of Council’s Director 
Infrastructure Services and State Growth. Refer Notes 1 & 2. 

3. The existing vehicle access is to be widened to a maximum of 6m wide, in 
accordance with the Tasmanian Standard Drawing TSD-R09 and R14 to the 
satisfaction of Department of State Growth. Refer to Note 2.

4. The proposed new vehicle crossing for Existing Building 4 must be constructed in 
accordance with Tasmanian Standard Drawing TSD-R09 and R14 to the satisfaction 
of Department of State Growth.  Refer to Note 2.

5. Prior to the commencement of use:
a. All construction is to be completed in accordance with the endorsed stormwater 

design drawings, to the satisfaction of Council’s Director Infrastructure Services; 
b. Written confirmation from State Growth that the existing access has been 

widened in accordance with Condition 3; and
c. Written confirmation from State Growth that the new access has been 

constructed in accordance with Condition 4.
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6. The development must be in accordance with the Notice of Heritage Decision 
issued by the Tasmanian Heritage Council (15-06-14 THC) attached.

7. The development must be in accordance with the Submission to Planning Authority 
Notice issued by TasWater (TWDA 2022/01390-MVC) attached.

Permit Notes

1. Stormwater detention is required for this development. Please see attached letter 
regarding the provision of detention and requirements of Council acting as the 
Stormwater Authority in accordance with the Urban Drainage Act 2013.  

2. Separate consent is required from the Department of State Growth prior to the 
commencement of any works within the Meander Valley Road road reserve. For 
further information please visit 
https://www.transport.tas.gov.au/roads_and_traffic_management/permits_and_book
ings or contact permits@stategrowth.tas.gov.au. Applications should be submitted 
at least twenty (20) days prior to any scheduled works in accordance with the 
provisions of the Roads and Jetties Act 1935.

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 the Council's 
Environmental Health Officer on (03) 6393 5320. 

4. Any other proposed development or use (including amendments to this proposal) 
may require separate planning approval. For further information, contact Council.

5. This permit takes effect after:

a. The 14-day appeal period expires; or 
b. Any appeal to the Tasmanian Civil & Administrative Tribunal (TASCAT) is 

determined or abandoned; or 
c. Any other required approvals under this or any other Act are granted.

6. Planning appeals can be lodged with TASCAT Registrar within 14 days of Council 
serving notice of its decision on the applicant. For further information, visit the 
TASCAT website.

7. This permit is valid for two years only from the date of approval. It will lapse if the 
development is not substantially commenced. Council has discretion to grant an 
extension by request. 

8. All permits issued by the permit authority are public documents. Members of the 
public may view this permit (including the endorsed documents) at the Council 
Office on request.

https://www.transport.tas.gov.au/roads_and_traffic_management/permits_and_bookings
https://www.transport.tas.gov.au/roads_and_traffic_management/permits_and_bookings
mailto:permits@stategrowth.tas.gov.au
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9. If any Aboriginal relics are uncovered during works:

a. All works to cease within delineated area, sufficient to protect unearthed or 
possible relics from destruction;

b. Presence of a relic must be reported to Aboriginal Heritage Tasmania; and
c. Relevant approval processes for state and federal government agencies will 

apply. 

Attachments

1. Public Response - Summary of Representations [12.1.1 - 5 pages]
2. Representation 1 - C Blackwell [12.1.2 - 2 pages]
3. Representation 2 - J Cunningham [12.1.3 - 1 page]
4. Representation 3 - S McKaige [12.1.4 - 1 page]
5. Planner's Advice - Applicable Standards [12.1.5 - 16 pages]
6. Planner's Advice - Performance Criteria [12.1.6 - 25 pages]
7. Application Documents [12.1.7 - 76 pages]
8. Agency Consultation - Department of State Growth [12.1.8 - 2 pages]
9. Agency Consultation - Tasmanian Heritage Council [12.1.9 - 2 pages]

10. Agency Consultation - TasWater [12.1.10 - 2 pages]



Public Response

Summary of Representations 

A summary of concerns raised by the public about this planning application is provided 
below. Three responses (“representations”) were received during the advertised period.

This summary is an overview only and should be read in conjunction with the full 
responses (see attached). In some instances, personal information may be redacted 
from individual responses.

Council offers any person who has submitted a formal representation the opportunity 
to speak about it before a decision is made at the Council Meeting.

Representation 1

Name C Blackwell   

Concern a) Concerns regarding traffic. The Traffic Impact Assessment does not 
mention the school bus stop and how close cars can park to it; 
underestimates traffic numbers; extra traffic will create other traffic 
hazards; relying on street parking will impact on available parking 
spaces for others.

b) Concerns regarding heritage. Potential loss of the well in back yard; 
why outbuildings have already been demolished?; doubtful that 
heritage works will be undertaken. 

c) Concerns regarding loss of amenity. Potential for remaining heritage 
fabric to be destroyed by unsympathetic development. The impact of 
high-density housing surrounding a heritage listed house is detracting 
from the heritage landscape. 

Planner’s 
Response 

a) Meander Valley Road was designed and constructed as a highway. 
The Department of State Growth’s website indicates that the current 
average daily traffic volume along this section of Meander Valley 
Highway is above 3500 vehicles per day (vpd). Meander Valley Road 
can absorb the additional traffic generated by this development. The 
location near Simmons Street with the bus shelter is not currently 
sign posted as a bus stop and as such is not subject to the Road 
Rules 2019. There are currently no parking restrictions in the vicinity 
of the subject site and all vehicle users have the same rights to park 
along either side of Meander Valley Road. Reversing from private 

12.1.1 Public Response - Summary Of Representations
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property onto Meander Valley Road is common within the township 
of Carrick and is considered an acceptable maneuver for a driveway 
for a single dwelling.  

b) The property is listed on the Tasmanian Heritage Register which is 
managed by the Tasmanian Heritage Council. There is no other 
mechanism to consider heritage matters through the Planning 
Scheme. 

In accordance with the Historic Cultural Heritage Act 1995, the 
application was referred to Heritage Tasmania. A Notice of Heritage 
Decision was received by the Tasmanian Heritage Council on the 23 
March 2023 with 5 conditions. 

c) The planning scheme defines amenity as “in relation to a locality, 
place or building, any quality, condition or factor that makes or 
contributes to making a locality, place or building harmonious, 
pleasant or enjoyable”. 

The application is for residential use (2 new units) and for Food 
Services/General Retail and Hire. The two new units will be located 
behind the existing buildings, which will obscure their view from 
Meander Valley Road. The surrounding land use is typically 
residential. 

The Food Services/General Retail and Hire component is located 
within the existing oil board building. The operating hours are 8am 
to 6pm, 7 days a week, meeting the Acceptable Solution criteria of 
the Planning Scheme. Any external lighting will be baffled to ensure 
no direct light extends onto neighbouring properties. Based on the 
floor area, there is no requirement to provide car parking spaces. 

Regarding heritage matters, please refer to Planner’s Response 
above. 

Representation 2

Name J Cunningham 

Concern a) Concerns regarding heritage and the well at the rear of the existing 
house. 

b) Concerns over a lack of play area for each dwelling. The single access 
to the units behind is dangerous if emergency vehicles are required to 
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enter. Lack of play areas in back yards and children creating a 
nuisance around Carrick Hall. 

c) Concerns over location of the art gallery. 

d) Concerns regarding the food van’s parking and potential conflict with 
school buses. Potential traffic impacts with users of the Carrick Hall. 

e) Concerns regarding Village and heritage amenity. 

f) Concerns regarding Carrick being a commuter suburb of Launceston. 
Potential loss of peaceful lifestyle and country ambiance.

Planner’s 
Response 

a) Regarding heritage matters, please refer to the Planner’s Response 
to Representation 1 at point b) above.

b) Each dwelling meets the Acceptable Solution standard for private 
open space. The narrowest width of the internal driveway is 3m. In 
accordance with Table C2.2, as the number of car parking spaces for 
the new units serviced by the internal driveway is 4, the width of the 
internal access must not be less than 3m. The length of the internal 
access is approximately 14m, which is less than 30m. The access 
width complies with the requirements of C2.6.2(a)(iii) of the Planning 
Scheme.  

c) The proposal includes using the existing oil board building for Food 
Services (Food/coffee van) and/or General Retail and Hire 
(Commercial Art Galley). 

d) Regarding traffic matters, please refer to the Planner’s Response in 
Representation 1 at point a) above. 

e) The property is zoned General Residential. Figure 2 shows the 
location of the different zonings. Regarding heritage matters, please 
refer to the Planner’s Response to Representation 1 at point b) 
above.

f) Noted. 
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Representation 3

Name S McKaige  

Concern a) Concerns regarding the General Residential zoning and the 
commercial activities proposed. 

b) Concerns regarding traffic flow with coffee van customers.

c) Concerns regarding limited visitor and food van customer parking on 
the street and having to park on opposite side of the road, impacting 
other motorists.  

d) Concerns regarding the Traffic Impact Assessment not assessing 
parking.

e) Concerns regarding the structural integrity of the old schoolhouse and 
when repair work will to be undertaken. 

Planner’s 
Response 

a) Within the General Residential Zone, Food Services and General 
Retail and Hire can be considered as a Discretionary use class. 
General Retail and Hire for a commercial art gallery can be 
considered as a Discretionary use class in accordance with clause 7.4. 

b) In accordance with clause C2.5.5, if the floor area of the Food 
Services use or the General Retail & Hire use are less than 100m2, 
then on-site car parking is not required. As such, car parking and 
traffic movement for these uses are not assessed.  

c) As stated in b) above, there are no requirements for car parking for 
Food Services or General Retail & Hire. There are no known parking 
constraints in this section of Carrick.

d) The Traffic Impact Statement was not required to assess parking for 
the Multiple dwelling component as the development relies on only 
one on-street parking space which is considered an appropriate size 
and location. As stated in b) above, there are no requirements for 
car parking for Food Services or General Retail & Hire. There are no 
known parking constraints in this section of Carrick. 

e) The property is not listed in the local heritage place list, a local 
heritage precinct list or a local historic landscape precinct list, in 
accordance with C6.0 Local Historic Heritage Code of the Tasmanian 
Planning Scheme - Meander Valley.  There is no other mechanism to 
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consider heritage matters through the Planning Scheme. 

The property is listed on the Tasmanian Heritage Register. In 
accordance with the Historic Cultural Heritage Act 1995, the 
application was referred to Heritage Tasmania. A Notice of Heritage 
Decision was received by the Tasmanian Heritage Council (THC) on 
the 23 March 2023 with 5 conditions. The Planning Authority must 
ensure that any conditions it may impose do not conflict with those 
of the THC’s Notice of Heritage Decision. The THC has compliance 
responsibilities. 

Note: The Planning application was advertised in a local newspaper and on Council’s 
website for a statutory period of 14 days from 4 March 2023 to 21 March 2023. The 
property was also signposted. 
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12.1.2 Representation 1 - C Blackwell
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12.1.2 Representation 1 - C Blackwell
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12.1.3 Representation 2 - J Cunningham
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Planner’s Advice: Applicable Standards 

Background 

The proposal is for the change of use of an existing single dwelling to multiple dwelling 
and the construction of two new multiple dwellings (resulting in three multiple 
dwellings on the site), Food Services (food van) & General Retail and Hire (commercial 
art gallery) at 24 Meander Valley Road in Carrick (CT: 148963/1). The site contains an 
existing dwelling and an oil board building. The existing dwelling is to be retained as a 
dwelling and the existing oil board building is to be used for Food Services and/or 
General Retail and Hire. A small garage at the rear of the existing dwelling has been 
recently demolished. 

The property is listed on the Tasmanian Heritage Register. The dwelling was a former 
schoolhouse (1869-1883). The oil board building was used for cottage industries (1947-
?) (confectionary factory and mechanics workshop). There is a covered stone walled 
well at the rear of the dwelling. 

The site is a square shaped lot and has an area of 1269m2. The site has frontage to 
Meander Valley Road, approximately 35m wide and extends approximately 35m from 
the frontage. The site is orientated on a northeast – southwest axis. The site is relatively 
flat.  

At the frontage there is an existing vehicle crossover. It is proposed this crossover, 
following modifications, will be utilised for access for the new units and the oil board 
building. A new crossover is proposed to service the existing dwelling.  

24 Meander Valley Road is in the General Residential Zone. Adjoining lots to the sides 
and rear are also within the General Residential Zone. Lots on the opposite side of the 
road are zoned Village.  Refer to Figure 2. 

Surrounding development generally consists of single dwellings, with multiple dwellings 
adjacent to the rear boundary. There is vacant land nearby. To the southwest is the 
Carrick Hall. 
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Figure 1: Aerial image identifying the subject site and surrounding land.  

Figure 2: Zoning of site and surrounding properties. 
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Figure 3: View from Meander Valley Road showing existing dwelling and oil board building. 

Figure 4: Concrete slabs cover the existing well in rear yard.
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Figure 5: View of backyard showing rear of existing dwelling, oil board building and well.

Proposed development 

The proposed two new dwellings will be located at the rear of the lot, behind the 
existing dwelling and oil board building. The existing driveway will be sealed and 
extended to provide access to the new dwellings at the rear; while the existing oil board 
building is to be used for Food Services and/or General Retail and Hire. If a planning 
permit is approved, the applicant will be subsequently applying for strata titles. 

The existing dwelling contains three bedrooms; while units 2 and 3 contain two 
bedrooms each. Each unit has two assigned car parking spaces, with Units 2 and 3 
having an attached garage each. Visitor parking is located on the street. 

The plans show the location of a toilet and of a possible coffee van/cart location within 
the oil board building. Other business options include using the whole or part of the 
building for a commercial art gallery. A future business could operate from 8am to 6pm 
seven days/week. The applicant will not be operating the business. 

The property is listed on the Tasmanian Heritage Register. In accordance with s.36 (2) 
of the Historic Cultural Heritage Act 1995, the application was referred to Heritage 
Tasmania. Subsequently, a Notice of Heritage Decision was received on the 23 March 
2023, with 5 conditions. Two of these conditions relate to the well and works to the 
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existing buildings. In accordance with s.39(9) of the Historic Cultural Heritage Act 1995, 
the Notice of Heritage Decision must form part of any permit granted. The Planning 
Authority must ensure any conditions it may impose do not conflict with those of the 
Tasmanian Heritage Council’s (THC) Notice of Heritage Decision. The THC has 
compliance responsibilities.

Figure 6: Proposed site plan showing location of existing and proposed buildings. 

Figure 7: Floor plan of existing dwelling and oil board building.
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Figure 8: Floor plan for proposed Unit 2.

Figure 9: Floor plan for proposed Unit 3. 
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Summary of Planner’s Advice

This application was assessed against General Provisions Standards, as well as the 
Applicable Standards for this Zone, any relevant Codes and Specific Area Plans. 

All Standards applied in this assessment are taken from the Planning Scheme.

This application is assessed as compliant with the relevant Acceptable Solutions, except 
where “Relies on Performance Criteria” is indicated (see tables below). 

Council has discretion to approve or refuse the application based on its assessment of 
the Performance Criteria, where they apply. Before exercising discretion, Council must 
consider the relevant Performance Criteria, as set out in the Planning Scheme.

For a more detailed discussion of any aspects of this application reliant on Performance Criteria, see the 
attachment titled “Planner’s Advice - Performance Criteria”.
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8.0 General Residential Zone

Scheme
Standard Planner’s Assessment Assessed Outcome

8.3.1 Discretionary uses

A1 The proposed operating hours are 8am 
to 6pm, 7 days a week. The Acceptable 
Solution is 8am to 6pm.  

Complies

A2 External lighting will be baffled lighting 
to ensure direct light does not extend 
into adjoining property. 

Complies

A3 Commercial vehicle will be the 
operator’s personal car only. No 
scheduled delivery vehicles are 
expected.

Not Applicable

A4 No Acceptable Solution. Relies on Performance 
Criteria

8.4.1 Residential density for multiple dwellings 

A1 The multiple dwellings cover an area of 
1,120m2. For three units, the site 
coverage is 423m2. The Acceptable 
Solution requires a minimum of 325m2.

Complies

8.4.2 Setbacks and building envelope for all dwellings 

A1 Units 2 and 3 are located behind the 
existing buildings, and as such are 
located greater than 4.5m from 
Meander Valley Road. 

Complies
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8.0 General Residential Zone

Scheme
Standard Planner’s Assessment Assessed Outcome

A2 All new garages are setback greater 
than 5.5m from Meander Valley Road.

Complies

A3 Unit 3 is located 1m off the rear 
boundary with a wall length over 9m. 
Unit 3 does not fit the building 
envelope. 

Relies on Performance 
Criteria

8.4.3 Site coverage and private open space for all dwellings

A1 The site coverage of 434.7m2 is 34%. 

The floor area of the existing dwelling is 
146.5m2; of Unit 2 is 154.2m2; and of 
Units 3 is 134.0m2. The oil board 
building is not a dwelling. 

Complies

A2 The private open spaces for Units 1-3 
are all greater than 24m2. All have a 
minimum dimension of not less than 
4m. All are located to side or rear of a 
dwelling. The gradient is less than 10%. 

Complies

8.4.4 Sunlight to private open space of multiple dwellings 

A1 No unit is located to the north of 
another’s private space. 

Not Applicable

8.4.5 Width of openings for garages and carports for all dwellings 

A1 No new carports or garages are within 
12m of the frontage.

Complies
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8.0 General Residential Zone

Scheme
Standard Planner’s Assessment Assessed Outcome

8.4.6 Privacy for all dwellings 

A1 Any balcony, deck, roof terrace, parking 
space and carport are all less than 1m 
above ground level.

Complies 

A2 All floor levels are less than 1m above 
natural ground level.

Complies

A3 Internal fences to 1.8m except within 
4.5m of front boundary, where the fence 
will step down to 1.2m

Complies

8.4.7 Frontage fence for all dwellings 

A1 Internal fence adjacent to oil board 
building is 1.7m high fence with 25% 
transparency with a gate.

All other fences 1.8m high are reduced 
to 1.2m when 4.5m from boundary.

Relies on Performance 
Criteria

8.4.8 Waste storage for multiple dwellings 

A1 Waste storage associated with the 
existing dwelling is located at the front 
of the lot. 

Relies on Performance 
Criteria

8.5 Development standards for Non-dwellings 

A potential use of the oil board building 
is General Retail and Hire and no further 
development is proposed (other than 

Not Applicable 
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8.0 General Residential Zone

Scheme
Standard Planner’s Assessment Assessed Outcome

maintenance & repairs and internal 
bathroom).

8.6 Development standards for subdivision 

Application is not for subdivision. Not Applicable 
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C2.0 Parking and Sustainable Transport Code

Scheme
Standard Planner’s Assessment Assessed Outcome

C2.5.1 Car parking numbers 

A1 Multiple dwellings (three dwellings) require two 
spaces per dwelling and one visitor space.

NOTE: each unit has two car parking spaces. 
Turning area is provided. No visitor parking 
provided and would need to be located on the 
street.

As Food Services and General Retail & Hire floor 
area is less than 100m2 - clause C2.5.5 states on 
site car parking is not required.

Both uses comply with the Acceptable solution 
for hours of operation. 

Relies on 
Performance Criteria

C2.5.2 Bicycle parking numbers

A1 For Multiple dwellings (three dwellings) there is 
no requirements for bicycle parking. 

For Food Services (food van) the requirement is 
1 space per 75m2. For a building area of 79m2, 
the requirement is two bicycle parking spaces.

General Retail & Hire (art gallery) the 
requirement is one space per 100m2. For a 
building area of 79m2, one bicycle parking space 
required. 

The plans show two bike parking spaces. As the 
same space is to be used for Food Services and 
General Retail & Hire, the two bicycle parking 
spaces is considered in compliance. 

Complies
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C2.0 Parking and Sustainable Transport Code

Scheme
Standard Planner’s Assessment Assessed Outcome

C2.5.3 Motorcycle parking numbers   

A1 The proposal requires less than 20 car parking 
spaces. There is no requirement for motorcycle 
parking space. 

Complies

C2.5.4 Loading Bays 

A1 The floor area of the oil board building is 79m2. 
Being less than 1000m2, there is no requirement 
for a loading bay. 

Not Applicable 

C2.5.5 Number of car parking spaces within General Residential Zone and Inner 
Residential Zone

A1 The floor area of the oil board building is 79m2 

and the proposed hours of operation comply 
with the Acceptable Solution. 

Complies 

C2.6.1 Construction of parking areas

A1 The parking areas and driveways are to be either 
hot mix/concrete/pavement. The parking areas 
can drain to the road or grass areas/gardens. 

Complies

C2.6.2 Design and layout of parking areas 

A1.1 (a) (i) Complies – Gradient of finished driveway 
will be less than 25%. 

(ii) Does not comply – vehicles associated 
with Units 2 and 3 can enter and exit in a 
forward direction. Vehicles associated with 

Relies on 
Performance Criteria
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C2.0 Parking and Sustainable Transport Code

Scheme
Standard Planner’s Assessment Assessed Outcome

the existing dwelling will not be able to enter 
and exit in a forward direction. 

(iii) Complies - The proposed access width for 
Units 2 and 3 is 3.8m. The proposed access 
width for the existing dwelling is 3.5m. The 
Acceptable Solution is not less than 3m. 

(iv) Complies - Car parking dimensions are 
3m x 6.7m; 3m x 5.5m; 3m x 7.1m; 3m x 6m. 
The Acceptable Solution is 5.4m x 3m at 90o 

parking spaces.

(v) All manoeuvring spaces are greater than 
5.2m.  

(vi) Complies - All garages and parking 
spaces have a minimum vertical clearance of 
2.1m. 

(vii) Does not comply – Plans do not describe 
the means of delineation of parking spaces 
adjoining dwellings. 

A1.2 Accessible parking spaces are not required for a 
residential multiple dwelling development. 

Not Applicable

C2.6.3 Number of accesses for vehicles 

A1 The proposal includes an additional vehicle 
access to service the existing dwelling. 

Relies on  
Performance Criteria

12.1.5 Planner's Advice - Applicable Standards

Meander Valley Council - Ordinary Meeting Agenda: 9 May 2023 Page 46



C3.0 Road and Railway Assets Code

Scheme
Standard Planner’s Assessment Assessed Outcome

3.5.1 Traffic generation at a vehicle crossing, level crossing or new junction

A1.1 Meander Valley Road is not a Category 1 road or 
limited access road.

Not Applicable

A1.2 The proposal includes a new vehicle access. 
State Growth is the Road Authority for Meander 
Valley Road. Crown Land consent was granted.  

Complies

A1.3 There is no rail network within close proximity to 
the land. 

Not Applicable

A1.4 The existing access to be modified and will have 
less than 40 vehicle movements daily.

Complies

A1.5 Meander Valley Road is not a major road. Not Applicable
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C9.0 Attenuation Code

Scheme
Standard Planner’s Assessment Assessed Outcome

9.5.2 Sensitive use within an attenuation area

A1. The land is within the attenuation distance of the 
Carrick speedway. There is no Acceptable 
Solution. 

The land is located 460m from the wastewater 
treatment plant, which has an Attenuation 
Distance of 200m.

Relies on 
Performance Criteria
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8.0 General Residential Zone 

8.3.1 Discretionary uses  
Objective 
That Discretionary uses do not cause an unreasonable loss of amenity to adjacent 
sensitive uses.
Performance Criteria P4 
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A use listed as Discretionary must not cause an unreasonable loss of amenity to 
adjacent sensitive uses, having regard to:

(a) the intensity and scale of the use;
(b) the emissions generated by the use;
(c) the type and intensity of traffic generated by the use;
(d) the impact on the character of the area; and
(e) the need for the use in that location.

Summary of Planner’s Advice

The development is assessed as satisfying Performance Criteria P4, and is consistent with the 
objective. 

Details of the planner’s assessment against the provision are set out below. 

Scheme 
Provision Planner’s Assessment

8.3.1 
Performance 
Criteria P4 

The proposal comprises of three Multiple Dwellings, Food Services (food 
van) and General Retail and Hire (commercial art gallery). In accordance 
with Table 8.2 Multiple dwellings is a Permitted use class and Food 
Services is a Discretionary use class. 

In accordance with Table 8.2 General Retail and Hire has a Prohibited use 
class status. However, in accordance with clause 7.4.1, if a place is listed on 
the Tasmanian Heritage Register (that would otherwise be Prohibited), is to 
be considered as Discretionary. As Prohibited is a use class, the term 
Discretionary in this clause is considered to refer to a Discretionary use 
class. 

S.34 of the Historic Cultural Heritage Act 1995 states that where works are 
on a place listed in the Heritage Register (unless approved by a certificate 
of exemption), Council has the discretion to refuse or permit, regardless of 
the use class. In this instance, the discretion is a process, not a use class. 

Regarding clause 8.3.1 (4) of the planning scheme, there is no Acceptable 
Solution. The Performance Criteria relates to a use listed as Discretionary 
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Scheme 
Provision Planner’s Assessment

only. Therefore, Food Services (food van) and General Retail and Hire 
(commercial art gallery) must not cause an unreasonable loss of amenity to 
adjacent sensitive uses having regard to matters considered in (a)-(e) 
below. 

8.3.1 
Performance 

Criteria    
P4(a)

The Food Services and General Retail and Hire components of this 
application are restricted to the oil board building and the associated 
outdoor area. The floor area of the building is 79m2 and the outdoor area 
is 41m2. As the floor area is less than 100m2, there are no car parking 
requirements. The outdoor area contains two bicycle parking spaces. 

The adjoining property at 26 Meander Valley Road has an internal fence 
located behind the building line of the oil board building. Though all 
outdoor space is classified as private open space, the existing fence 
further delineates an area behind the fence for this use. 

Figure 1: Aerial view of subject property and adjoining properties.
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Scheme 
Provision Planner’s Assessment

Figure 2: Showing western side of oil board building and associated fence. 

The proposed hours of operation are 8am to 6pm, 7 days a week. Any 
external lighting will be baffled to ensure direct light does not extend into 
adjoining properties. There are two small windows facing the adjoining 
property. Based on the proposed hours of use, light emission from these 
windows onto the adjoining property would be minimum. However, these 
windows (with a sill height of approximately 1.2m) may impact the privacy 
of the private open space at 26 Meander Valley Road. It is recommended 
that these windows be fixed and treated to maintain the privacy to the 
adjoining property. 

The rear wall of the oil board building contains no windows or doors. The 
side wall facing the internal driveway contains two windows. The plans 
show that a 1.8m high fence between the oil board building and the 
internal driveway. This fence will provide privacy to the multiple dwellings. 

Based on the above, the intensity of the proposed businesses is 
considered small and that the amenity impacts can be managed with an 
appropriate condition. 

Recommended Condition:

 That the western windows of the oil board building are to be fixed 
and treated to ensure reasonable privacy for the adjoining 
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Scheme 
Provision Planner’s Assessment

property, to the satisfaction of Council’s Town Planner and 
Heritage Tasmania. 

8.3.1 
Performance 

Criteria    
P4(b)

The proposed uses for the oil board building are Food Services (Food 
Van) and General Retail and Hire (commercial art gallery). Emissions may 
include light, odour and noise. Light has been addressed above. Odour 
and noise would be limited to the hours of operation. People may gather 
at the front of the building; however, this would be transient in nature 
and not expected to cause an environmental nuisance. 

8.3.1 
Performance 

Criteria     
P4(c)

As the floor area is less than 100m2, there are no car parking 
requirements. It is anticipated that customers will be transient and use 
on-street parking.  

8.4.1 
Performance 

Criteria     
P4(d)

The oil board building will be retained, and as such the streetscape will be 
maintained. 

8.3.1 
Performance 

Criteria     
P4(e)

Other than the service station and the hotel, there are no other food 
service businesses in Carrick township. The food van may provide an 
alternative venue. 

Other than the Carrick Mill Antiques, there is no other similar commercial 
art galleries in Carrick. 

8.3.1 
Performance 
Criteria P4 
Conclusion 

The subject building has a floor area of 79m2 and the outdoor area is 
41m2. Potential impacts due to the location of the side boundary windows 
can be managed through conditions.

As such, the use of the oil board building for Food Services and/or 
General Retail and Hire is considered to satisfy the performance criteria 
and is consistent with the objectives. 
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8.4.2 Setbacks and building envelope for all dwellings  
Objective 
The siting and scale of dwellings:

(a) provides reasonably consistent separation between dwellings and their 
frontage within a street;

(b) provides consistency in the apparent scale, bulk, massing and proportion of 
dwellings;

(c) provides separation between dwellings on adjoining properties to allow 
reasonable opportunity for daylight and sunlight to enter habitable rooms and 
private open space; and

(d) provides reasonable access to sunlight for existing solar energy installations. 
Performance Criteria P3 
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The siting and scale of a dwelling must:
(a) not cause an unreasonable loss of amenity to adjoining properties, having 

regard to:
(i) reduction in sunlight to a habitable room (other than a bedroom) of a 

dwelling on an adjoining property;
(ii) overshadowing the private open space of a dwelling on an adjoining 

property;
(iii) overshadowing of an adjoining vacant property; and
(iv) visual impacts caused by the apparent scale, bulk or proportions of the 

dwelling when viewed from an adjoining property;
(b) provide separation between dwellings on adjoining properties that is consistent 

with that existing on established properties in the area; and
(c) not cause an unreasonable reduction in sunlight to an existing solar energy 

installation on:
(i) an adjoining property; or
(ii) another dwelling on the same site.

Summary of Planner’s Advice

The development is assessed as satisfying Performance Criteria P3 and is consistent with the 
objective. 

Details of the planner’s assessment against the provision are set out below. 

Scheme 
Provision Planner’s Assessment

8.4.2 
Performance 
Criteria P3 

Units 2 and 3 are to be constructed to the rear of the property. Unit 2 fits 
within the building envelope. Unit 3 has a wall length greater than 9m 
being located 1m from the rear boundary. As such, Unit 3 does not fit 
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Scheme 
Provision Planner’s Assessment

within the building envelope. 

Unit 3 must not cause an unreasonable loss of amenity to a sensitive use 
on adjoining properties, having regard to matters considered in (a)-(e) 
below. 

8.4.2 
Performance 

Criteria      
P3(a)

The shadow created by Unit 3 falls within the title boundary or onto the 
adjoining internal access strip of 22A Meander Valley Road (see Figure 3 
below). 

Figure 3: Showing shadow angles for 9am, 12noon and 3pm on the 21 June

8.4.2 
Performance 

Criteria    
P3(a)(i)

The shadow created by Unit 3 does not extend to habitable rooms on 
adjoining properties

8.4.2 
Performance 

Criteria   
P3(a)(ii)

The shadow created by Unit 3 does not extend to the private open 
space on adjoining properties.

8.4.2 
Performance 

Criteria 
P3(a)(iii)

Adjoining properties are not vacant.
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Scheme 
Provision Planner’s Assessment

8.4.2 
Performance 

Criteria 
P3(a)(iv)

Unit 3 is a single storey building. The proposed colour scheme is 
Monument for the colourbond roof and for the walls the colour scheme 
is Dulux Mud Puddle and Dulux Dreyfrus for the weatherboards.

The rear boundary fence is 1.8m high. The bulk of the building will be 
screened when viewed from abutting properties. 

8.4.2 
Performance 

Criteria      
P3(b)

Unit 3 is located 8.97m from the closest dwelling on an adjoining 
property (Unit 2 at 5 Simmons Street). This is in keeping with the 
separation distances with other dwellings in the area. 

8.4.2 
Performance 

Criteria       
P3(c)

There is roof mounted solar panels at 3 Simmons Street and at 22 
Meander Valley Road. Shadows created by Unit 3 will not extend onto 
these solar energy installations. 

8.4.2 
Performance 
Criteria P3 
Conclusion 

Though Unit 3 does not fit the building envelope, shadows created will 
not impact into habitable rooms, private open space, or solar 
installations of dwellings on adjoining properties. 

As such, the position of Unit 3 on the property is considered to satisfy 
the performance criteria and is consistent with the objectives.
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8.4.7 Frontage fences for all dwellings 
Objective 
The height and transparency of frontage fences:

(a) provides adequate privacy and security for residents;
(b) allows the potential for mutual passive surveillance between the road and the 

dwelling; and
(c) is reasonably consistent with that on adjoining properties.

Performance Criteria P1
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A fence (including a free-standing wall) for a dwelling within 4.5m of a frontage 
must: 

(a) provide for security and privacy while allowing for passive surveillance of the 
road; and

(b) be compatible with the height and transparency of fences in the street, having 
regard to:
(i) the topography of the site; and
(ii) traffic volumes on the adjoining road.

Summary of Planner’s Advice

The development is assessed as satisfying Performance Criteria P1 and is consistent with the 
objective. 

Details of the planner’s assessment against the provision are set out below. 

Scheme 
Provision Planner’s Assessment

8.4.7 
Performance 
Criteria P1 

Preamble

The proposal includes fences within 4.5m of the front boundary. The 
Notice of Heritage Decision contains 5 conditions. Condition 1 states that 
the new fences abutting the shared internal driveway, from the front 
boundary to the front of the former schoolhouse and existing oil board 
building (minimum 5.3m length), must be a painted open picket fence, 
and no higher than 1.2m. 

In addition, the western side boundary fence, between the front 
boundary and the building line of the oil board building, must be a 
painted open picket fence with garden bed. Currently, this fence is 1.2m 
high and a painted open picket style fence (see Figure 2).

Clause 4.6.3 provides an exemption for all fences up to 1.2m high. 

In accordance with s.39 of the Historic Cultural Heritage Act 1995, the 
Planning Authority is unable to include conditions that conflict with any 
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Scheme 
Provision Planner’s Assessment

conditions required by the Heritage Council. 

8.4.7 
Performance 

Criteria      
P1(a)

The rubbish bins associated with the existing dwelling are located at the 
front boundary, with a 1.7m high screening fence (25% transparency). 
The screened area is approximately 1m x 2m. 

The purpose for the screened area is for the storage of rubbish bins and 
not for security and privacy. 

8.4.7 
Performance 

Criteria      
P1(b)

There are no adjoining properties with screened rubbish bin areas 
abutting the front boundary. The location of the screened rubbish bin 
area at the front boundary is not in keeping with adjoining properties. 

There is ample space to the side and rear of the existing dwelling to store 
the rubbish bins. 

Recommended Condition:

 Prior to the commencement of works/use, amended plans must 
be submitted for approval to the satisfaction of Council’s Town 
Planner. The plans must be drawn to scale with dimensions and 
must show:
a) The existing dwelling’s rubbish bins being relocated behind 

the building line.

8.4.7 
Performance 
Criteria P1 
Conclusion 

The location of the screened rubbish bin area is not for privacy or 
security and is not in keeping with adjoining properties. The location of 
the rubbish bins can be managed through conditions. 

As such, the relocation of the rubbish bins is considered to satisfy the 
performance criteria and is consistent with the objectives.
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8.4.8 Waste storage for multiple dwellings 
Objective 
To provide for the storage of waste and recycling bins for multiple dwellings.
Performance Criteria P1
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n A multiple dwelling must have storage for waste and recycling bins that is:
(a) capable of storing the number of bins required for the site;
(b) screened from the frontage and any dwellings; and
(c) if the storage area is a common storage area, separated from any dwellings to 

minimise impacts caused by odours and noise.

Summary of Planner’s Advice

The development is assessed as satisfying Performance Criteria P1 and is consistent with the 
objective. 

Details of the planner’s assessment against the provision are set out below. 

Scheme 
Provision Planner’s Assessment

8.4.8 
Performance 
Criteria P1 

Preamble 

The waste storage (rubbish bins) area for the existing dwelling is located to 
the front boundary. 

The oil board building is not a multiple dwelling.

The waste storage area for Units 2 and 3 are located to the rear of their 
outdoor car parking space. 

8.4.8 
Performance 
Criteria P1(a)

The waste storage area shown is capable of storing two rubbish bins. 

8.4.8 
Performance 
Criteria P1(b)

The waste storage area is screened by a 1.7m high screening wall/fence 
with a 25% maximum transparency. 

8.4.8 
Performance 
Criteria P1(c)

The waste storage area is for the existing dwelling only. 
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Scheme 
Provision Planner’s Assessment

8.4.8 
Performance 
Criteria P1 
Conclusion 

The waste storage area for the existing dwelling provides space for waste 
and recycling bins and is considered to satisfy the performance criteria 
and is consistent with the objectives.

It is noted that the screening fence around the waste storage area is not 
considered acceptable as discussed in Clause 8.4.7 above. It is 
recommended that the screened waste storage area is relocated behind 
the building line. 

NOTE: Clause 8.4.7 considers the location of the screening fence 
associated with the waste storage bins. Clause 8.4.8 considers the location 
of the waste storage bins. 
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C2.0 Parking and Sustainable Transport Code 

C2.5.1 Car parking numbers
Objective 
That an appropriate level of car parking spaces are provided to meet the needs of 
the use.
Performance Criteria P1
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Performance Criteria P1.1
The number of on-site car parking spaces for uses, excluding dwellings, must meet 
the reasonable needs of the use, having regard to:

(a) the availability of off-street public car parking spaces within reasonable 
walking distance of the site;

(b) the ability of multiple users to share spaces because of:
(i) variations in car parking demand over time; or
(ii) efficiencies gained by consolidation of car parking spaces;

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

(d) the availability and frequency of other transport alternatives;
(e) any site constraints such as existing buildings, slope, drainage, vegetation 

and landscaping;
(f) the availability, accessibility and safety of on-street parking, having regard to 

the nature of the roads, traffic management and other uses in the vicinity;
(g) the effect on streetscape; and
(h) any assessment by a suitably qualified person of the actual car parking 

demand determined having regard to the scale and nature of the use and 
development.

Performance Criteria P1.2
The number of car parking spaces for dwellings must meet the reasonable needs of 
the use, having regard to:

(a) the nature and intensity of the use and car parking required;
(b) the size of the dwelling and the number of bedrooms; and
(c) the pattern of parking in the surrounding area.

Summary of Planner’s Advice

The development is assessed as satisfying Performance Criteria P1 and is consistent with the 
objective. 

Details of the planner’s assessment against the provision are set out below.
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Scheme 
Provision Planner’s Assessment

C2.5.1 
Performance 

Criteria P1.1 and 
P1.2 

The proposal is for three Multiple dwellings and Food Services/General 
Retail and Hire. The proposal shows 2 car parking spaces per unit and 1 
visitor parking space on the street. The proposal does not show any car 
parking provisions for the Food Services/ General Retail & Hire. 

In accordance with Table C2.1 the parking space requirements for 
multiple dwellings is two spaces per dwelling and one visitor parking 
space. 

Based on clause C2.5.5, the Food Services and General Retail & Hire 
components do not require on-site car parking. 

The plans show two car parking spaces per unit. A turning area is 
provided between Units 2 and 3. Visitor parking is provided on the 
street.

C2.5.1 
Performance 

Criteria      
P1.1(a)

The front boundary of the subject title is 35.14m. Considering the 
proposed widening of the existing crossover and the new crossover, 
there is still ample space available for two on-street car parking spaces, 
at the front of the property.

Figure 4: View from Meander Valley Road, showing available on-street car parking 
spaces fronting the subject property.
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Scheme 
Provision Planner’s Assessment

C2.5.1 
Performance 

Criteria      
P1.1(b)

The visitors for the three units could use the two car parking spaces 
available on-street. 

C2.5.1 
Performance 

Criteria       
P1.1(c)

Redline provides a bus service to Carrick. A bus stop is located near the 
junction with Liffey Street. 

There is a bus shelter located at the front of the neighbouring property 
of 26 Meander Valley Road, Carrick. This bus shelter services school 
buses. 

C2.5.1 
Performance 

Criteria      
P1.1(d)

Other than Redline, school buses and uber/taxi services, there is no 
other public transport available in Carrick. 

C2.5.1 
Performance 

Criteria      
P1.1(e)

The property is heritage listed and as such the existing dwelling and oil 
board building are retained. These buildings constrained the 
development options for the property. 

C2.5.1 
Performance 

Criteria       
P1.1(f)

In accordance with the Tasmanian State Road Hierarchy, Meander 
Valley Road is a Category 4 – Feeder Road. The road pavement is 
approximately 12m wide and with two-way traffic, allows for on-street 
car parking on both sides of the road.

C2.5.1 
Performance 

Criteria       
P1.1(g)

Meander Valley Road has sufficient width to allow for car parking on 
both sides of the road. Visitor parking on the street would not appear 
out of character with the existing streetscape. 

C2.5.1 
Performance 

Criteria      

The application was accompanied by a Traffic Impact Assessment 
Report prepared by RK Consulting Engineer (dated: 24 January 2023). 
This report stated that: The increase traffic experienced by Meander 
Valley Road is assessed as within the acceptable range in terms of 
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Scheme 
Provision Planner’s Assessment

P1.1(h) impact on local amenity. The local road network is assessed as being 
able to cope with the increased traffic activity. 

C2.5.1 
Performance 
Criteria P1.2

Units 2 and 3 are provided with two on-site car parking spaces, with an 
associated turning area. 

The existing dwelling is provided with two car parking spaces in tandem. 
This arrangement is typical of car parking for single dwelling. With a 
separate vehicle crossover, this arrangement is considered acceptable. 

Units 2 and 3 both have two bedrooms each. The existing dwelling has 
three bedrooms. 

Typically, the surrounding residential lots provide the required number 
of car parking spaces on-site. Visitor parking is either provided on-site 
or on-street. 

Figure 5: Photo of Meander Valley Road, Carrick, fronting the subject property, facing 
west. The photo was taken at 2.15pm Wednesday 5 April 2023, noting the available car 

parking spaces. 

C2.5.1 
Performance 

Criteria P1.1 and 

The proposal requires one on-street car parking space for visitor 
parking. There is sufficient on-street car parking spaces available 
fronting the subject property for two vehicles. The width of the road 
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Scheme 
Provision Planner’s Assessment

P1.2

 Conclusion 

allows for two-way traffic and car parking on both sides. Therefore, it is 
considered that one on-street car parking space is acceptable, 
satisfying the performance criteria and is consistent with the objective. 
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C2.6.2 Design and Layout of parking areas
Objective 
That parking areas are designed and laid out to provide convenient, safe and 
efficient parking.
Performance Criteria P1
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All parking, access ways, manoeuvring and circulation spaces must be designed 
and readily identifiable to provide convenient, safe and efficient parking, having 
regard to:

(a) the characteristics of the site;
(b) the proposed slope, dimensions and layout;
(c) useability in all weather conditions;
(d) vehicle and pedestrian traffic safety;
(e) the nature and use of the development;
(f) the expected number and type of vehicles;
(g) the likely use of the parking areas by persons with a disability;
(h) the nature of traffic in the surrounding area;
(i) the proposed means of parking delineation; and
(j) the provisions of Australian Standard AS 2890.1:2004  Parking facilities, Part 

1: Off-street car parking and AS 2890.2 -2002 Parking facilities, Part 2: 
Offstreet commercial vehicle facilities.

Summary of Planner’s Advice

The development is assessed as satisfying Performance Criteria P1 and is consistent with the 
objective. 

Details of the planner’s assessment against the provision are set out below.

Scheme 
Provision Planner’s Assessment

C2.6.2 
Performance 
Criteria P1 

Vehicles entering the rear of the property can enter and exit in a 
forward direction. Vehicles using the new crossover will park in 
tandem, and as such, will not be able to enter and exit in a forward 
direction. The new crossover services the existing dwelling only. 

The car parking associated with Units 2 and 3 are not line marked, 
though are delineated by their proximity to each unit. 

The gradient of the land complies with the Australia Standard AS/NZS 
2890. 

The proposed width of the new crossover is 3.5m and the existing 
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Scheme 
Provision Planner’s Assessment

crossover is to be widened to approximately 9m. That portion of the 
widened crossover servicing the multiple dwellings is 3.8m. 

C2.6.2 
Performance 
Criteria P1(a)

The area and dimensions of space available for car parking associated 
with the existing dwelling is limited. Vehicles are unable to enter and 
exit in a forward direction. However, this arrangement of car parking 
spaces is typical of a single dwelling. As the crossover only services the 
existing dwelling, this arrangement is considered acceptable. 

C2.6.2 
Performance 
Criteria P1(b)

The gradient of the land complies with the Australia Standard AS/NZS 
2890.

C2.6.2 
Performance 
Criteria P1(c)

The proposed car parking arrangement for the existing dwelling will be 
useable in all-weather conditions. 

C2.6.2 
Performance 
Criteria P1(d)

The application included a Traffic Impact Assessment. This report 
stated that: an additional cross over will not compromise nor apply 
deficient SISD [Safe Intersection Sight Distance] and is supported by this 
report (page 19). 

C2.6.2 
Performance 
Criteria P1(e)

The crossover servicing the existing dwelling is for a residential use 
only. 

C2.6.2 
Performance 
Criteria P1(f)

In accordance with the Guide to Traffic Generating Developments the 
average daily vehicle trips for a dwelling is 9.0.

C2.6.2 
Performance 
Criteria P1(g)

The proposal does not include any disability parking. 

C2.6.2 Meander Valley Road is a feeder road. Many residential properties 
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Scheme 
Provision Planner’s Assessment

Performance 
Criteria P1(h)

facing Meander Valley Road rely on private vehicles reversing onto the 
street. 

C2.6.2 
Performance 
Criteria P1(i)

As the crossover only services the existing dwelling, delineation of 
these car parking spaces is not considered necessary. 

C2.6.2 
Performance 
Criteria P1(j)

The proposed car parking onsite meets the Australian Standards. 

C2.6.2 
Performance 
Criteria P1 
Conclusion 

The use of tandem car parking for the existing dwelling is considering 
in keeping with other residential use in the area and to be convenient, 
safe and efficient parking. 

Based on the above, it is considered that tandem parking spaces is 
acceptable in this instance, satisfying the performance criteria and is 
consistent with the objective. 
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C2.6.3 Number of accesses for vehicles 
Objective 
That:

(a) access to land is provided which is safe and efficient for users of the land 
and all road network users, including but not limited to drivers, passengers, 
pedestrians and cyclists by minimising the number of vehicle accesses;

(b) accesses do not cause an unreasonable loss of amenity of adjoining uses; 
and

(c) the number of accesses minimise impacts on the streetscape.
Performance Criteria P1
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The number of accesses for each frontage must be minimised, having regard to:
(a) any loss of on-street parking; and
(b) pedestrian safety and amenity;
(c) traffic safety;
(d) residential amenity on adjoining land; and
(e) the impact on the streetscape.

Summary of Planner’s Advice

The development is assessed as satisfying Performance Criteria P1 and is consistent with the 
objective. 

Details of the planner’s assessment against the provision are set out below.

Scheme 
Provision Planner’s Assessment

C2.6.3 
Performance 
Criteria P1 

Currently, there is one crossover for the property. The proposal includes 
an additional crossover to service the existing dwelling, while the 
existing crossover will be widened to service the two units to the rear of 
the property and the existing oil board building. 

C2.6.3 
Performance 
Criteria P1(a)

The distance between the widened crossover to the existing crossover 
for 22a Meander Valley Road is 23m. For a parallel parking space, the 
required length is 6.7m. As such, three car parking spaces were 
possible. 

With the proposed new crossover, the distance between crossovers is 
reduced to 17m, which provides for two car parking spaces. 

As such, the proposed new crossover will remove one potential car 
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Scheme 
Provision Planner’s Assessment

parking space from the street.

C2.6.3 
Performance 
Criteria P1(b)

The additional crossover will be constructed to Council’s standards, and 
as such will not impact on pedestrian safety and amenity. 

C2.6.3 
Performance 
Criteria P1(c)

The application included a Traffic Impact Assessment, which stated: As a 
new driveway is proposed site distance has been addressed and meets 
SISD in both cases. The level of increase in traffic is less than 0.5% (page 
16). 

C2.6.3 
Performance 
Criteria P1(d)

The new crossover is near the crossover servicing 22a Meander Valley 
Road. The neighbouring property is a battle-axe lot with an access strip. 
The separation distance between the new crossover and the dwelling at 
22a Meander Valley Road reduces any impact on their residential 
amenity. 

C2.6.3 
Performance 
Criteria P1(e)

An additional crossover constructed to Council’s standards is not 
expected to visually impact the streetscape. 

C2.6.3 
Performance 
Criteria P1 
Conclusion 

The new crossover will reduce the available parking in the street by one 
space. Car parking on the street is not at capacity, though at certain 
times sections of car parking may appear busy (see Figure 5). The 
location of the crossover is not expected to impact on adjoining 
crossovers. 

Based on the above, it is considered that tandem parking spaces is 
acceptable in this instance. 
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C9.0 Attenuation Code 

C9.5.2 Sensitive use within an attenuation area 
Objective
That sensitive use located within an attenuation area does not interfere with or 
constrain the operation of an existing activity listed in Tables C9.1 or C9.2.
Performance Criteria P1 
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n Sensitive use within an attenuation area, must not interfere with or constrain an 
existing activity listed in Tables C9.1 or C9.2, having regard to:

(a) the nature of the activity with potential to cause emissions including: 
(i) operational characteristics of the activity;
(ii) scale and intensity of the activity; and
(iii) degree of hazard or pollution that may be emitted from the activity;

(b) the nature of the sensitive use;
(c) the extent of encroachment by the sensitive use into the attenuation area;
(d) measures in the design, layout and construction of the development for the 

sensitive use to eliminate, mitigate or manage effects of emissions of the 
activity;

(e) any advice from the Director, Environment Protection Authority; and
(f) any advice from the Director of Mines.

Summary of Planner’s Advice

The development is assessed as satisfying Performance Criteria P1 and is consistent with the 
objective. 

Details of the planner’s assessment against the provision are set out below. 

Scheme 
Provision Planner’s Assessment

C9.5.2 
Performance 
Criteria P1 

Preamble

The property is located within the attenuation distance of the Carrick 
Speedway. The property is located outside the attenuation distance of the 
Carrick Sewerage Treatment Plant. 

Section C9.0 Attenuation Code of the Tasmanian Planning Scheme - State 
Planning Provisions includes an attenuated distance of 3000 metres for 
motor racing or performance trials. The proposed development site at 24 
Meander Valley Road, Carrick is approximately 680m from the existing 
Carrick Speedway racetrack, accessed from East Street, Carrick, which has 
been operating motor racing events since the late 1960's. The speedway 
currently hosts 10 to 12 race events between September and April each year, 
with the duration of racing at each event being approximately 6 hours. 
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Scheme 
Provision Planner’s Assessment

A noise assessment was undertaken by Pitt & Sherry in 2018 to support a 
development application for a subdivision in Charlies Lane, Carrick, located to 
the immediate south of the speedway site. The report concluded that a 
residence built on the subdivided site will experience 'intrusive noise', similar 
to urban traffic noise. However, the impact of the noise may be mitigated by 
appropriate architectural design and that a modern home built in accordance 
with the energy efficiency requirements of the National Construction Code of 
Australia will achieve a very good noise attenuation. With such measures in 
place, the residents of these dwellings will not be subject to unreasonable 
emissions of noise while in their home.
 
The assessment by Pitt & Sherry included noise modelling that extended 
beyond the subject subdivision site, encompassing the majority of the Carrick 
township. Council has obtained permission form the developer of the 
subdivision to utilise the noise report and modelling in the future when 
assessing the development of a sensitive use located within the attenuated 
distance of the speedway. This alleviates the need for each applicant to 
provide supporting technical information to address the requirements of the 
Attenuation Code. 

The modelling suggests that the likely impact of the noise from the speedway 
at the proposed development site will be notably reduced [between ~12 db(A) 
and 16 db(A)] when compared with the subdivided land in Charlies Lane, i.e. 
subject of the noise assessment. Taking these factors into consideration, it can 
be concluded that the construction of a sensitive use at 24 Meander Valley 
Road will not interfere or constrain the operation of the existing activity 
(speedway), having regard to its operational characteristics, scale and 
intensity, and degree of hazard or pollution that may be emitted from the 
activity, together with measures in design and construction of the 
development which can be taken to mitigate or manage the effects of 
emissions form the activity. Advice from the Director, Environmental 
Protection Authority or Director of Mines is not required for the proposed 
development.  

C9.5.2 
Performance 

Criteria     

As stated above, the proposed development site at 24 Meander Valley 
Road, Carrick is approximately 680m from the existing Carrick Speedway 
racetrack, accessed from East Street, Carrick, which has been operating 
motor racing events since the late 1960's. The speedway currently hosts 10 
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Scheme 
Provision Planner’s Assessment

P1(a) to 12 race events between September and April each year, with the duration 
of racing at each event being approximately six hours.

C9.5.2 
Performance 

Criteria    
P1(b)

The new sensitive uses are two multiple dwellings located to the rear of an 
existing dwelling. A modern home built in accordance with the energy 
efficiency requirements of the National Construction Code of Australia will 
achieve satisfactory noise attenuation. 

C9.5.2 
Performance 

Criteria    
P1(c)

The attenuation distance for motor racing or performance racing is 3000 
metres. The proposed development site at 24 Meander Valley Road, 
Carrick is approximately 680m from the existing Carrick Speedway 
racetrack.

C9.5.2 
Performance 

Criteria    
P1(d)

It can be concluded that the construction of a sensitive use at 24 Meander 
Valley Road will not interfere or constrain the operation of the existing 
activity (speedway), having regard to its operational characteristics, scale 
and intensity, and degree of hazard or pollution that may be emitted from 
the activity, together with measures in design and construction of the 
development which can be taken to mitigate or manage the effects of 
emissions from the activity.

C9.5.2 
Performance 

Criteria    
P1(e)

Advice from the Director, Environmental Protection Authority is not 
required for the proposed development. 

C9.5.2 
Performance 

Criteria    
P1(f)

Advice from the Director of Mines is not required for the proposed 
development. 

C9.5.2 
Performance 

Criteria        
P1

The assessment by Pitt & Sherry included noise modelling that extended 
beyond the subject subdivision site, encompassing most of the Carrick 
township. Noise may be mitigated by appropriate architectural design and 
that a modern home built in accordance with the energy efficiency 
requirements of the National Construction Code of Australia. Based on 

12.1.6 Planner's Advice - Performance Criteria

Meander Valley Council - Ordinary Meeting Agenda: 9 May 2023 Page 72



Scheme 
Provision Planner’s Assessment

Conclusion this report, it is concluded that the residents of these dwellings will not be 
subject to unreasonable emissions of noise while in their home. As such, 
the proposal is considered to satisfy the performance criteria and is 
consistent with the objectives. 
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APPLICATION FORM  
 

PLANNING PERMIT  
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\       \     PC\       \     
                   

 

 

 Is your application the result of an illegal building work?      Yes     No Indicate by  box 

 Have you already received a Planning Review for this proposal?    Yes     No 

 Is a new vehicle access or crossover required?                  Yes     No 

 

PROPERTY DETAILS:  
 

 

 

Address:  Certificate of Title:  
 

Suburb:    Lot No:  
  
 

Land area:   m
2  

/  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  Demolition 
  Forestry  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:  m
2
 New building height: m 

 

Materials: External walls:  Colour:  
 

 Roof cladding:  Colour:  
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Department of State Growth 

Salamanca Building Parliament Square 

4 Salamanca Place, Hobart TAS 

GPO Box 536, Hobart TAS 7001 Australia 

Email permits@stategrowth.tas.gov.au  Web www.stategrowth.tas.gov.au 

Ref: SRA-23-56 

 

 

4 Salamanca Place Hobart - GPO Box 536 HOBART TAS 7001 

 

 

Jamie Boon 

Gowland Drafting 

By email: Jamie.boon4@gmail.com 

 

 

 

Dear Jamie 

Crown Landowner Consent Granted - 24 Meander Valley Road, Carrick 

 

I refer to your recent request for Crown landowner consent relating to the development application at 24 

Meander Valley Road for Subdivision, new and amended crossovers and 2 new units 

 

I, Fiona McLeod, Director Asset Management, the Department of State Growth, having been duly delegated by 

the Minister under section 52 (1F) of the Land Use Planning and Approvals Act 1993 (the Act), and in accordance 

with the provisions of section 52 (1B) (b) of the Act, hereby give my consent to the making of the application, 

insofar as it affects the State road network and any Crown land under the jurisdiction of this Department. 

 

The consent given by this letter is for the making of the application only insofar as that it impacts Department 

of State Growth administered Crown land and is with reference to your application dated 29 January 2023, and 

the approved documents, as accessible via the link below: 

 

https://files.stategrowth.tas.gov.au/index.php/s/GixGmtlTm6Hf8Ze  

 

A copy of the Instrument of Delegation from the Minister authorising the delegate to sign under section 52 of 

the Act can also be accessed via the above link.  

 

Please access and download these documents for your records as soon as possible as this link will expire six 

months from the date of this letter.  

 

In giving consent to lodge the subject development application, the Department notes the following applicable 

advice: 

 

Access – construction or alteration (Access works permit required) 

 

In giving consent to lodge the subject development application, the Department notes that the proposed 

access to the State road network will require the following additional consent: 

 

The consent of the Minister under Section 16 of the Roads and Jetties Act 1935 to undertake works 

within the State road reservation. 

 

For further information please visit 

https://www.transport.tas.gov.au/roads_and_traffic_management/permits_and_bookings/new_or_alt

ered_access_onto_a_road_driveways 

 or contact permits@stategrowth.tas.gov.au. 

 

On sealed State roads all new accesses must be sealed from the road to the property boundary as a 

minimum. 
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4 Salamanca Place Hobart - GPO Box 536 HOBART TAS 7001 

- 2 -  

Other types of works (pipeline, etc.) OR Construction of infrastructure in the road 

reserve/on Crown land (Works permit required) 

 

In giving consent to lodge the subject development application, the Department notes that the works in 

the State road network will require the following additional consent: 

 

The consent of the Minister under Section 16 of the Roads and Jetties Act 1935 to undertake works 

within the State road reservation. 

 

For further information please visit 

https://www.transport.tas.gov.au/roads_and_traffic_management/permits_and_bookings or contact 

permits@stategrowth.tas.gov.au 

 

 

Discharge of Stormwater or drainage into the State road drainage system (Ministerial 

consent required) 

 

In giving consent to lodge the subject development application, the Department notes that the works in 

the State road network will require the following additional consent: 

 

The consent of the Minister under Section 17B of the Roads and Jetties Act 1935 to concentrate and 

discharge drainage to the State road reserve. 

The proponent must submit a drainage plan, including catchment area, flows and drainage design for 

any area discharging to the State road reserve. 

If any enlargement of the existing State road drainage infrastructure is required in order to carry any 

additional drainage, these works must be undertaken under the supervision and to the satisfaction of 

an officer designated by the Minister. If such works are required, the costs associated with the works 

will be payable by the proponent. 

The proponent is responsible for the ongoing maintenance of their own infrastructure. 

For further information please contact Road Assets at roadassets.utilities@stategrowth.tas.gov.au.  

 

Pursuant to Section 16 of the Roads and Jetties Act 1935, where a vehicle access has been constructed from land 

to a State highway or subsidiary road, the owner of that land is responsible for the maintenance and repair of 

the whole of the vehicular access 

The Department reserves the right to make a representation to the relevant Council in relation to any aspect 

of the proposed development relating to its road network and/or property. 

Yours sincerely 

 
Fiona McLeod 

DIRECTOR ASSET MANAGEMENT 

 

Delegate of 

Minister for Infrastructure and Transport 

Michael Ferguson MP 

20 February 2023 

cc: General Manager, Meander Valley Council 
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GOWLAND DRAFTING 
 

BSSB Pty Ltd T/A Gowland Drafting ABN 16 102 865 350 

 
Upper Floor, 62a Cameron Street,   
Launceston, Tas. 7250. 
 
Telephone:  (03)  63 430 282  
 

Email:   info@gowlanddrafting.com.au 
 
21-02-23 

 
Planning - Att: Leanne Rabjohns 
RFI - PA\23\0050 
Meander Valley Council 
 

Proposed 2 New Units + 2 Existing Buildings at Lot 1, 24 Meander 
Valley Road, Carrick, 7291. 
 

Proposed 2 new 2br Units to go on the site + back yard of existing buildings at Lot 1, 24 
Meander Valley Road, Carrick, 7291. 
 
The 2 units are - 2br lightweight construction with single garages. Roof construction is to 
be iron roofing. 
 
The site before development is grassed with no existing shrubs or trees, except for those 
in the front yard of existing building 4. There are two existing buildings to stay, a 
residence and a shed. 
 
Existing Building 1 – Existing weatherboard shed located at the front of the block. 
Existing shadows will have no effect on the proposed development. 
 
Unit 2 – Proposed unit located at the rear of the block and will be built up to assist with 
sewer pipe falls. A 4m min width of private open space will be located at the rear with a 
northerly aspect. Northerly shadowing from unit 2 will not affect existing building 1, due 
to the 3m gap to the fence. Northerly shadowing from unit 2 will have minimal effect on 
the south westerly neighbour, with majority of the projected shadow coming from the 
existing boundary fence (refer to P14 for shadow projections). 
 
Unit 3 – Proposed unit located at the rear of the block and will be built up to assist with 
sewer pipe falls. A 4m min width of private open space will be located at the rear with a 
northerly aspect. Northerly shadowing from unit 3 will not affect existing building 4, due 
to the 4m gap to the fence. Unit 2’s private open space is located at the rear and will not 
be affected by shadowing. Northerly shadowing from unit 3 will have no effect on the 
north westerly neighbour (refer to P14 for shadow projections). 
 
Existing Building 4 – Existing 3br weatherboard residence located at the front of the 
block. A 4m min width of private open space will be located to the side of the building 
with a northerly aspect. Existing shadows will have no effect on the proposed 
development. 
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No part of the units will encroach any building envelope. Unit 3 is within a council 
setback with a rear setback of 1m. This will have no shadowing effect over the north 
westerly neighbour, as northly shadowing will occur on the other side of the unit. No part 
of the unit will encroach the building envelope with this reduced rear setback (refer to 
east and west elevations on sheets P12 & P13 for building envelopes). 
 
Fencing & Screening Notes. 
The new fence alongside the shared driveway will be an 1800 high fence or equivalent, 
stepping down to 1200 high once within 4.5m of the frontage. No additional privacy 
screening will be required between the shared driveway & the existing building 4 
residence, as the new 1800 high fence will screen the existing habitable windows and 
private open space. New 1800 high boundary and internal fences or equivalent, where 
required. Privacy screening provided for bins and is to be 1.7m min high + have a 
uniform transparency of no more than 25% or as selected by owner. 
 
Access to the existing building 4 residence is via the proposed driveway and crossover, 
with additional parking provided along the side of the existing building. Access to the 
units and the existing building 1 shed is via the proposed shared driveway, with the 
existing crossover needing to be extended by a small amount. An additional parking 
space has been provided alongside both units, as they have single garages. Extra visitor 
parking can be achieved by parking on the street, location shown on site plan (refer to 
sheet P1). 
 
All minimum apron widths have been met for access into garages and parking spaces. A 
turning area has also been provided in front of unit 3 to assist with turning maneuvers. 
 
Refer to Heritage Impact Statement by Gayle Plunkett for all heritage considerations. 
 
The existing building 1 shed will be repurposed for community use, as a possible coffee 
van or gallery location. This existing shed had multiple commercial uses in the past, such 
as a confectionary factory and then a mechanic workshop. The proposed use of the space 
will complement the historical commercial use of the shed, returning to its previous state 
but with a more community focused atmosphere. This space will be advantageous to the 
residents of Carrick, providing a usable space for the community. 
 
A proposed ambulant toilet will be added for the use of staff and patrons. The customer 
and temporary vehicle access to the shed will be a concrete pavement slab or equivalent, 
as selected by the owner. 2 bicycle parking spaces are located on the westerly side of the 
access. Transportable seating will be situated indoors and outdoors depending on weather 
conditions. A 1700mm high screening wall will be provided for additional privacy for 
patrons and the residents of the proposed units. The screen wall will be partly transparent, 
alongside the tapering height driveway fence, to provide safety to pedestrians from 
vehicles from units 2 and 3. 
 
The operating hours are expected to be between 7am and 6pm, 7 days a week. Any 
external lighting will be baffled to ensure direct light does not extend into an adjoining 
property, as selected by the owner. As the use will be small scale, deliveries will be by 
the personal vehicle of the business owner. There will be light, short term, customer 
traffic. The space in front of the lot can be utilised for parking requirements.  
 
Regards, 
 
Jamie Boon 
Gowland Drafting. 
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Statement of Heritage Impact on 24 Meander Valley Rd, Carrick   August 2022 

Gayle Plunkett Architect           P a g e  | 1 

 

 

 
24 Meander Valley Rd 

Carrick.  Tas.  7291 
 

Statement of Heritage Impact Summary 

for 

Repairs and Maintenance to House and Outbuilding 

And, Development for Two Additional Dwellings 

 

August 2022 
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Statement of Heritage Impact on 24 Meander Valley Rd, Carrick   August 2022 

Gayle Plunkett Architect           P a g e  | 2 
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Statement of Heritage Impact on 24 Meander Valley Rd, Carrick   August 2022 

Gayle Plunkett Architect           P a g e  | 3 

A Summary Statement of Heritage Impact for Repairs and 

Maintenance to House and Outbuilding, and, Development for Two 

Additional Dwellings at 24 Meander Valley Rd, Carrick: 

 

1.0 General Overview 

From the Heritage Tasmania Register Datasheet ID Number 11013: 

" Setting: The Former School at 24 Meander Valley Highway is situated in the main 

street in Carrick. It is set back a little from the street boundary behind a set of 
medium sized deciduous shrubs and a modern picket fence built with brick posts 

and concrete base. The old schoolhouse is an integral element in the historical 

Carrick landscape.    
  Description: The former schoolhouse is a Victorian Georgian weatherboard 

building of symmetrical form with a hipped corrugated iron roof. At either end of the 

central verandah under a bell-caste roof, the original classrooms project forward 

forming hipped wings in a Palladium form. A skillion roofed section extends 
rearward. The front façade contains early timber twelve-pane double-hung sash 

windows. Underneath the Colorbond metal roof is an earlier shingle roof. The cottage 

contains three fireplaces with red brick chimneys. The verandah floor is concrete. At 
either end of the verandah is a four panel door. 

 
A large shed is situated at the western side of the property containing vertical oiled 

boarded walls, corrugated asbestos roof, an asbestos sheeting ceiling and a large 

timber double door with original fittings. Three buildings are located at the rear of 
the property. Two of these are clad in asbestos sheeting. One is used as a garage 

and the other structure contains the remains of a kitchen with an original large brick 

chimney and fireplace. The third building is a smaller corrugated iron shed housing 

an original 40 foot well and operating pump. According to the current resident, the 
well is brick lined." 

 

Only the largest of the rear buildings remains.  The others have been demolished by 

the previous owners sometime between 2006 (aerial photo of Carrick) and 2021. 

There is no clear indication of the location of the noted well and further site 

investigation is required (refer also Section 4.0). 

The main building has had few changes within the original areas but has a small 

20thC addition to the rear. However, the integrity of the building has been preserved 

over a long period of time and remains in fair to good condition. The shed located at 

the western boundary of the property is in moderately good condition with the original 

fabric remaining intact but did include Super-Six asbestos cement roof sheeting. 

Proposed maintenance, repairs and roof replacement (since completed) to the 

buildings are fully outlined in Sections 2.0 and 4.0. 

The proposal for works includes the demolition of the remaining outbuilding to the 

rear of the main dwelling and the addition of two more smaller dwellings to the 

property to create a medium density, strata title development. 

Further historical information and detail of the proposed new works' impact on the 

significant original fabric, the aesthetic of the original/existing, and, significant 

outbuilding forming the development of the property follows in Sections 2.0 and 4.0. 
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Statement of Heritage Impact on 24 Meander Valley Rd, Carrick   August 2022 
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2.0 Outline of Proposed Works 

2.1   The proposed general works cover such items as:  

 Main House: 

• Floor repairs; 

• Roof repairs; 

• Repainting; 

• Addition of pathway and concrete slab parking spaces. 
 

Oil Board Shed: 

• Replacement of the Super-Six asbestos roof sheeting (completed 

and covered under separate exemption application and approval 

- Exemption #3782; 15-2-2022); 

• General repairs to external wall cladding and re-oiling; 

• Repairs to window and door joinery and re-oiling/repainting. 

The proposed demolition works: 

Outbuilding/Shed: 

•     Proposed to be demolished to allow for Unit 2 and full access to 

the rear of the site for the proposed new dwellings. 
 

The proposed strata title works: 

New Dwellings: 

• Construction of two additional dwellings and access driveway. 

2.2   Refer to Drawings 210204-P1 to 210204-P14 inclusive and 210204-

Det1, Det 2 and Det 3 attached in appendices for documented proposals for the 

general new works and proposed new strata title dwellings. Maintenance, repairs and 

replacement works to the significant buildings are within the limits of general 

maintenance, other than what has already been approved previously for the oil board 

shed roof replacement. 

 

Design intent for the new buildings and impact on the significant buildings is outlined 

following.  

 
Fig. 2 - Street view of buildings – GPA Photos 2021 
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Statement of Heritage Impact on 24 Meander Valley Rd, Carrick   August 2022 
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3.0 The Cultural Significance of the Place 

The Tasmanian Heritage Register Entry is ID #11013.  The House and Shed is 
an acknowledged place of cultural significance and is Permanently Registered. 

 

Statement of Significance: 

“The former school house in Carrick is significant as a representative example 

of a mid C19th education building, reflecting educational practice and the 

development of Carrick as a regional service centre during the mid C19th. 

The building form and appearance demonstrates the educational use and the 

tradition of having separate classrooms for boys and girls, in this case, at 

opposite ends of the building. The outbuildings are significant examples of 

structures that supported cottage industries which were established in rural 

communities during the late C19th and early C20th to provide people with 

extra income.” 

 

The entry identifies that the property meets the following Cultural Heritage Criteria 
from the Historic Cultural Heritage Act 1995 -  

Criteria (a): 

"The place is important to the course or pattern of 

Tasmania’s history. 

This former school house is significant as it demonstrates the evolution of 

educational practice within regional Tasmanian towns during the mid C19th, 

and the growth of Carrick as a regional service centre." 

Criteria (c): 

“The place has the potential to yield information that will 

contribute to an understanding of Tasmania’s history. 

The out buildings and layout of the school house are significant, as they have 

potential to provide further research into early schooling and later cottage 

industries in rural areas. Such cottage industries include the confectionary 

and motor mechanic industry in a small rural centre servicing a major 

highway across the State.” 

Criteria (d): 

“The place is important in demonstrating the principal 

characteristics of a class of place in Tasmania’s history. 

It is a fine and predominantly intact representative example of a 

regional Victorian era school, demonstrating the segregation of boys 

and girls into separate classrooms.” 

 

 As noted on the Heritage Tasmania data sheet: the data sheet is intended to 

provide sufficient information and justification for listing the place on the Heritage 

Register. Under the legislation, only one of the criteria needs to be met. The data 

sheet is not intended to be a comprehensive inventory of the heritage values of 

the place, there may be other heritage values of interest to the Heritage Council 

not currently acknowledged. 

Version: 1, Version Date: 24/08/2022
Document Set ID: 1646012

12.1.7 Application Documents

Meander Valley Council - Ordinary Meeting Agenda: 9 May 2023 Page 108
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24 Meander Valley Road is an integral part of the Carrick streetscape, and an original 

highway or main road connecting the townships of the area.  It is one of a number 

of other State listed residences, shops and buildings in Carrick.  It is a prominent 

feature as a wide, single weatherboard building, with a large oil board shed, set 
toward the front boundary on Meander Valley Road. 

 

History Summary (Courtesy Heritage Tasmania Datasheet with GPA Additions 
Referenced and in Italics): 

 The property known as 24 Meander Valley Road, formerly known as the Bass Highway, 

was originally part of the land grant to Thomas Reibey in 1818. Part of this land (585 

acres) was sold to Thomas Symmons in September 1848 and in December 1857 one 

acre (actually 1 Rood only) of this land was sold off to William McKinley Shoemaker 

(as shown on 4/5474) for 35 pounds. (Conveyance Records: 3/3917, 3/3918 and 

4/5474).  

 A William McKinlay (McKinaly (Bootmaker) as shown on marriage record) married Esther 

Davis at his residence in Carrick, 1869. He was 49 years old and potentially a man of 

moderate means as an established/older bootmaker. 

 McKinlay may have been the builder of the school. The exact date of its construction 

is unknown. It is possible that the school's construction was around 1869. In 1874, 

McKinlay sold the place to Edward Presdee Williams for 10 pounds, much less than 

the original cost.  

                   
Extract from Historic Folio-124-134 (The List)– Title Plan  

It was discussed that an option for a public school could be in a building adapted for 

schoolroom and master’s residence on the Edward’s Estate.1 Which was most likely 

a brick building and shop discussed a year earlier.2 A curious coincidence that a Mrs 

Edwards ran a private school as noted below at this time.  According to Walch's 

 
1 Weekly Examiner 4 Jan 1873, Pg 2. 
2 Cornwall Advertiser 2 Feb 1872, Pg 2. 
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Almanac and local historian Beryl Stevenson, a private school operated in the cottage 

from 1869 until 1883 under a Mrs Edwards (Walch's Almanac: 1869-1883) 

(Stevenson: 1995: 63). Stevenson suggests that the school was run for boys and 

girls, each gender being taught their respective subjects at either ends of the building 

(Stevenson: 1995: 63).  
 

In an article in The Mercury, June 18833, it was noted that a private school was kept 

in the township for over 20 years by Mrs Edwards and her daughter. On the occasion 

of the daughter’s marriage it was “given up”. 
 

In 1877 E. P. Williams subsequently purchased 3 roods4 which was added to the 1 

rood of land already purchased from McKinley (McKinlay).  
 

Williams who had developed his profession as a tailor sold the place in 1901 to Cherry 

Viney5, the wife of James Viney of the well-known pioneer family in the Hagley 

/Westbury district which owned multiple properties in Longford and Westbury (Scott: 

1985: 98).  

      
Extract from Historic Folio-124-134 (The List)– Title Plan 

When Cherry died her daughter, Mary Stone, was left the property for her lifetime. 

After Mary's death, the property passed to her brothers and sisters, who 

subsequently sold the property to Mary's husband William Stone, a labourer, for 120 

pounds (CT: 202/155). William and Mary are buried in the St Andrews Anglican 

cemetery in Carrick (TAMIOT 1999: Slide 7). 
 

In 1947, the land (in its entirety) and house were sold to the Hay family 

(specifically to Harry France Hay by Ida Mary Victoria Hopkins (surviving devisee 

under the will of William Stone)). In 1949 the property went from Harry Hay to his 

wife Rhonda Brenda Ethel Hay (died 2010)6. The Hay family ran private businesses 

from the property and it remained in the family's hands until recently (first quarter 

 
3 The Mercury, 29 June 1883, Pg3 
4 Historic Folio-14-140, The List – Purchase of additional land by Williams 1877. 
5 Historic Folio-124-134, The List – Sale of land by Edward Williams to Cherry Viney 1901. 
6 Historic Folio-202-155, The List – Sale of land by Ida Hopkins to Hay Family 1947 and 1949 on Page 2. 
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21stC - CT: Vol 3198 Fol 100). Businesses included a Snowball confectionery factory 

and later mechanics workshop (Hay 2008). Both businesses were operated from 

the timber building on the western side of the property. Physical evidence is still 

apparent, including wood boxes used in the packaging of the confectionary that are 

still stowed above the ceiling of the shed. A pulley system and trap through the 

mezzanine floor and rear door access also remain intact. 
  

A newspaper report in 19487 on Council matters (Inspector’s Report) a 

confectionery factory was noted as being a new building with plans submitted.  This 

may be the date for the oil board shed. 
 

The property (known as 24 Meander Valley Road) remains a residence with the 
outbuildings being used as personal storage facilities for the current tenants. The land 
was subdivided recently (first quarter 21stC), reducing the block size to 1296 metres 

and in differing width and depth configuration to earlier plans. 
 

At some period between 2006 (See Aerial Photo Below) and 2021 (the current 

owners’ purchase) the two smaller outbuildings have been demolished.  The well 
location can be roughly ascertained from the description on the Datasheet and the 

aerial photo, but, visual evidence on the ground is not immediately evident. Debris 

from the demolition may have been put down the well and grass grown over. 

 

 
Extract from Aerial Photo – Libraries Tasmania NS6337-1-81, 2006 

Interestingly, a very similar building form remains on the northern outskirts of 

Deloraine on Emu Bay Road.  The building consists of a single level with double 

projections and verandah between, hipped roof and weatherboard cladding. It would 
be valuable to review the history of this building to ascertain any further similarities 

or connections e.g. builder. 

 
7 Examiner, 10 March 1948, Pg 10. 
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4.0 Impact on Cultural Significance. 

The proposed works cover modest maintenance, repairs and upgrade to the 

significant Main House; modest works for maintenance, repairs and upgrade with 

major replacement of the roof sheeting (previously approved with an exemption and 

completed) to the significant Shed; demolition of the remaining Outbuilding/Shed to 

the rear of the Main House; and, construction of two new dwelling units. 

The detailed list from Section 2.1 with detailed comment on potential impact on 

heritage values, significant original fabric, and aesthetics, is as follows - 

The proposed general works, upgrades and new works on the site cover such 

items as:  

19thC Main House: 

• Floor repairs; 

• Roof repairs; 

• Repainting; 

• Addition of pathway and concrete slab parking spaces. 

Each of the repair works proposed, along with repainting of the timberwork of the 

main significant residence, are not proposed to include major replacement or any 

demolition works, only minor repairs and making good of all original and existing 

fabric.  The intent is only to halt any further deterioration of the fabric and replace 

only those sections of timber which are no longer serviceable or structurally sound. 

This pertains especially to the internal floor timbers.  The roof timbers are generally 

in good repair. 
 

Repainting will allow improved protection of the original and existing timber and 

metal roof fabric. 
 

Harmful impact on significant original/existing external and internal fabric 

and aesthetics is assessed as low and the positive impact of the proposed 

maintenance works considered essential to be carried out as soon as possible 

to maintain the building in a sound condition. 
 

Impact on original/existing external fabric with the installation of a new 

pathway and concrete pads for carparking is assessed as being nil/very low. 
 

It is important to note that the residence is being maintained as a residence to 

continue its use into the future as a home, as it has been for many years. 
 

20thC Oil Board Shed: 

• Replacement of the Super-Six asbestos roof sheeting (completed 

and covered under separate exemption application and approval 

- Exemption #3782; 15-2-2022); 

• General repairs to external wall cladding and re-oiling; 

• Repairs to window and door joinery and re-oiling/repainting. 

The replacement of the roof has successfully been carried out with all asbestos 

sheeting being removed totally from the site and the building now fully weatherproof 

through the roof. 
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The further proposed works, along with re-oiling of the wall cladding and re-

oiling/repainting of the timberwork of the doors and windows, are not proposed to 

include major replacement or any demolition works, only minor repairs and making 

good of all original and existing fabric.  Again, as for the main house, the intent is 

only to halt any further deterioration of the significant fabric and replace only those 

sections of timber cladding or framing which are no longer serviceable or structurally 

sound. 

Harmful impact on significant original/existing external and internal fabric 

and aesthetics is assessed as low and the positive impact of the proposed 

maintenance works considered essential to be carried out as soon as possible 

to maintain the building in a sound condition. 
 

The oil board shed has had a variety of uses over the last 90 odd years that have not 

been residential.  The intention is to allow for future continuance of the variety of 

uses which could include: a coffee shop (pre-packaged food only); coffee cart located 

within the building to allow covered sitting areas; artist’s studio and gallery; or, other 

retail/service use consistent with the aesthetics, simplicity and minimal structure of 

the building.  The building is no longer suitable for any form of food production (as it 

was in the past as a confectionery factory) without potential harmful impact on the 

interior of the building in attempting to meet current health standards. 
 

Outbuilding/Shed: 

• Proposed to be demolished to allow for Unit 2 and full access to the rear of 

the site for the proposed new dwellings. 

The existing building is not as old nor as significant as the two main buildings and 

has substantial structural issues.  If it was possible to re-use this building in some 

way it would require significant structural improvement to meet current 

requirements.  It also greatly restricts the potential for positioning of new dwellings 

of sufficient size and appointment to be considered good quality housing. 

Impact on significant original and existing fabric is assessed as moderate. 
 

In the vicinity of this shed and one that previously existed on the site is possibly a 

well which has been noted in documents and descriptions.  A general search was 

made but no location was found as it appears to have been infilled some year in the 

past.  It may become evident once earthworks are commenced and it is 

recommended that its location be recorded to form part of the history of the place. 

Proposed New Dwelling Units: 

• Construction of two additional dwellings, landscaping and access driveway. 

The proposed plans show the original and significant oil board shed and residence as 

Buildings 1 and 4. Their location is not altered in relation to the street and no buildings 

or large elements are proposed to be constructed in front or to the side of either 

building.  All the new works proposed toward the front of the site are at ground or 

low level and inclusive of carparking slabs, paths and driveway, and, landscaping 

only. 
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The two new units are discrete in location at the rear of the site with only Unit 2 being 

partially visible from the street.  This view is further ameliorated by the landscaping 

either side of the main driveway.  This landscaping also defines the new from the 

original and significant buildings and allows some privacy to each original building.  

As indicated, Unit 3 is well concealed behind the main significant building. 
 

The roofs of both buildings are pitched and sheeted to compliment the hipped form, 

roof pitch and corrugated metal roof sheeting of the main building.  The height of the 

roofs is also only marginally higher than the significant buildings in pure elevation 

terms, but with allowance for perspective, that height would appear less when 

viewing from the street.  The two significant buildings remain visually dominant.   

 

Wall cladding to Unit 2 is vertical and reflective of the oil shed exterior.  Paint/finishes 

colours are intended to be selected from a mid-range palette that does not copy the 

deeper oil board colour, but, is aesthetically recessive enough so as not to draw 

attention to the new building’s presence. 

 

Similarly, Unit 3 material choice, as a horizontal board, is reflective of the main 

building’s timber weatherboard cladding. Paint/finishes colours are intended to be 

chosen from a mid-range palette that does not copy the lighter weatherboard colour 

of the residence, but, is aesthetically recessive enough so as not to draw attention to 

that new building’s presence (even though less visible from the street). 

 

Both units are well distanced from the significant buildings to allow those building to 

be clearly seen in at least two elevations (three for the residence, a fence obscures 

the shed’s third/western elevation).  Only the rears are not visible from the street.  

This allows their prominence, as the significant buildings on the site, to be 

maintained. 

 

Harmful impact on significant original/existing external and internal fabric 

is assessed as being nil and impact on aesthetics of the significant buildings 

is assessed as low. 
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5.0 Appendices. 

 

The following are attached as the Appendices: 

 

Drawings: 

 

210204-P1  Drawing – Site Plan  

210204-P2  Drawing – Site Landscape Plan  

210204-P3  Drawing – Site Area Plans  

210204-P4  Drawing – Google Site Plans  

210204-P5  Drawing – Existing Floor Plans  

210204-P6  Drawing – Existing Elevations Building 1  

210204-P7  Drawing – Existing Elevations Building 4   

210204-P8  Drawing – Floor Plan Unit 2 

210204-P9  Drawing – Floor Plan Unit 3 

210204-P10  Drawing – Elevations Unit 2  

210204-P11  Drawing – Elevations Unit 2  

210204-P12  Drawing – Elevations Unit 3  

210204-P13  Drawing – Elevations Unit 3  

210204-P14  Drawing – Shadow Assessment  

210204-Det 1 Drawing – Site Stormwater Plan  

210204-Det 2 Drawing – Site Area Plan – Total Site Areas 

210204-Det 3 Drawing – Site Area Plan – Unit Areas 
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Photographs: 

 

 

24 Meander Valley Road, Carrick – Road Elevation of Site with Buildings – GPA Photos 2021. 

 

24 Meander Valley Road, Carrick – Road Elevation Main Building – GPA Photos 2021. 
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24 

Meander Valley Road, Carrick – Road Elevation Main Building 2 – GPA Photos 2021. 

 

24 Meander Valley Road, Carrick – Road Elevation Shed Building – GPA Photos 2021. 
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24 Meander Valley Road, Carrick – Road Elevation Shed Building 2 – GPA Photos 2021. 

 

24 Meander Valley Road, Carrick – Side Elevation Shed Building – GPA Photos 2021. 
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24 Meander Valley Road, Carrick – Rear Elevation Shed Building – GPA Photos 2021. 

 

24 Meander Valley Road, Carrick – Full Rear Elevation Main Building – GPA Photos 2021. 
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24 Meander Valley Road, Carrick – Side/Rear Elevation Main Building – GPA Photos 2021. 

 

24 Meander Valley Road, Carrick – Rear/Side Elevation Main Building – GPA Photos 2021. 
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24 Meander Valley Road, Carrick 
Addendum to Statement of Heritage Impact Summary - Well 

March 2023 

 
24 Meander Valley Road, Carrick 

Place ID - 11013 
 

Addendum to Statement of Heritage Impact 

Summary – Well 
 

March 2023 
 

 

NOTE: At the time of the initial inspection the focus was on the main buildings remaining. The site 

was heavily overgrown and without the shed as described on the Heritage Tasmania Datasheet 

the location of the well was not easily ascertained. Hence the note regarding further investigation 

in Section 1.0 of the Statement of Heritage Impact Summary. Subsequently further photos were 

taken after the site was cleared, the well location was determined, and the owner has received 

requests for further information. This addendum to the report is in response to that. 
 

 
 

Project Works Around Well and Potential Impact 
 

A. Proposed Works Adjacent and Over: 

 • A parking space is planned to be over the location of the well. 
• Unit 3 garage wall is the closest to the well’s northern edge. 

• The wall and footing will be located approximately 400mm away from the 
top edge of the well cover. 

• The footing depth would nominally be 400mm. 

• Loading from that footing would generally fan out from the bottom of that 

footing at a 45 Deg angle. 

B. Potential Impact: 

 • Dead and live loads from a vehicle crossing over the top of the well would 

impose some considerable load on any cover over the well. 

• Loads would need to be transferred beyond the outer perimeter of the well 
wall. The well is contained within the existing 900 x 900 concrete edge and 

capping. The current depth of the well has not been ascertained but was 

noted as being 40 foot (Nom 12 m) previously. 
• The loads would be transferred both vertically around the outer edge from 

vehicle loads and at an angle from the garage wall. 

• Dependent on the well wall stability and construction integrity the impact 

may vary from substantial to moderate. Substantial leading to potential 
future collapse and moderate causing some movement. 

C. Recommendations: 

 • The engineer designing the footings for Unit 3 and the slab for the parking 

area should be advised of the well and the potential for severe impact from 
dead and live loads. 

• Potentially the footing section closest to the well could be ‘bridging’ between 

bored piers or another construction type to allow the potential angled load to 
transfer well away from the well walls. 

• Likewise, the live loads from a vehicle crossing could be transferred to either 

side of the well. A slab would allow more even disbursement of loads. Any 
well cover or grate would need to be designed to take substantial load. 

• Alternately, the parking area could be moved over toward the fence and be 

a minimal width of 2.6 m leaving the well clear of live load potential. 
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Photos: 

 

 
Well capping and tap behind the main significant building. 
 

 
Another view of the well capping. 
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Addendum to Statement of Heritage Impact Summary - Well 

March 2023 

 

 

 
Well capping and tap. 

 

 

Main building, well capping and rubble 

remaining from possibly the kitchen 
building. 

 

 
NOTE: As noted in the Statement of 

Heritage Impact Summary (Aug 2022) the 
only main house outbuilding left on the site 
at that time was a large shed. The former 

building with a chimney and smaller sheds 

were gone. There were bricks stacked 

against the back wall of the oil board shed 
(see Photos in that report) and these may 

have been part of the chimney. These 

seem to have disappeared between earlier 
photos before settlement (in report) and 

later ones (for exemption  application) 
when oil board shed was to be re-roofed 
(asbestos sheeting removed). 
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RJK Consulting Engineers Traffic Impact Assessment Report 24 Meander Valley Road, Carrick 

 

1. Introduction 
 

1.1 Overview 

RJK Consulting Engineers has been commissioned by Darren Knight to undertake a Traffic Impact 

Assessment (TIA) relating to proposed development at 24 Meander Valley Road, Carrick.  Specifically, this 

TIA addresses the access provision of the proposed development in addressing Codes C2 & C3 of the 

Tasmanian Planning Scheme – Meander Valley. The proposed layout is provided in this report for reference. 

The proposed development is located within the Meander Valley Council Local Government Area (LGA) and 

is subject to their relevant planning controls.  This TIA will form part of the Development Application and be 

submitted for proposal to Meander Valley Council.  It has been prepared in accordance with the Department 

of State Growth (DSG) guidelines. 

1.2 Scope of Works 

As advised by the client, advice from the planning department is a traffic assessment would be required to 

assess traffic impacts and any issues arising from the new access points, in particular: 

• Impact on the surrounding road network 

• The intersection with Meander Valley Road and  

• Any recent crash statistics in the vicinity 

It will also demonstrate: 

• That the level of use, number, location, and design of access maintains an acceptable level of 
safety for all road users, including pedestrians and cyclists; 

• Any changes required to accommodate the additional traffic. 

1.3 Report Objectives 

The objective of this report is to evaluate the impact of traffic generated by the project.  It will also aid in the 

planning and design of sustainable development proposals by taking into consideration: 

• Safety and capacity; 

• Equity and social justice; 

• Efficiency and the environment and; 

• Traffic projections for 10 years. 

RJK’s objectives for this study include: 

• Review and collate background documents in relation to the development; 

• Assessing access performance in accordance with code E4; 

• Identify any mitigating measures required as a result of the proposal. 
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1.4 Reference Documents & Data Sources 

RJK Consulting Engineers have been provided by the client relevant information on the development.  These 

detail an outline of the work and that the development generally proposes no significant change to the existing 

traffic arrangements. 

The following documents have been referenced as part of this study: 

• www.THELIST.tas.gov.au; 

• DSG ‘Traffic Impact Assessment (TIA) Guidelines”; 

• DSG Tasmanian State Road Hierarchy; 

• Tasmanian Planning Scheme - Meander Valley; 

• Transport and Main Roads Road Planning and Design Manual – Edition 2; Vol 3; 

• Various Austroads publications.  
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2. Site Description 
 

This chapter reviews the existing road network and transport conditions surrounding the proposed 

development site. 

2.1 Site Location & Description 

The site is located on Lot 148963/1 is approx. 1269m² in size and zoned as General Residential. It is situated 

on the northern side of Meander Valley Road, Carrick. The subject site is identified in Figure 1. 

There is currently 1 driveway access point located on the western side of the site which has direct access to 

Meander Valley Road. There is an existing dwelling, a large shed to the west of the dwelling and a smaller 

shed located to the rear of the dwelling. The road width at the access point on Meander Valley Road is approx. 

12.5m with the carriageway width being approx. 7.35metres, due to parking areas located on either side of 

the road.  

  

Figure 1 - Site Location 
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3. Proposed Development & Planning Scheme 
 

3.1 Development Details 

The development as proposed provides for a renovation of the existing building, refurbishment of a large 

shed building and 2 proposed new units as per the layout plan below. 

There is currently an access point for the existing house which will service the proposed units 2 and 3 along 

with the shed. It is proposed to create a new crossover to service the existing building. As there is a 

requirement for a new driveway access for the existing building, the new access will need to meet the 

Austroads Standards in terms of construction.  This proposed access will also need to be constructed in 

accordance with IPWEA LGAT municipal standard drawings in terms of dimensions, etc. and will need to be 

a level sealed junction of suitable material in keeping with the urban road profile.  These standard drawings 

can be found on the LGAT website as reference. 

The interface at the roadside edge appears ideal for the proposed development and alignments can easily 

be matched in. 

It is noted that Meander Valley Road can easily accommodate additional vehicle movements arising from this 

development, based on likely low vehicle numbers existing and generated additional (with satisfactory 

manoeuvre of existing arrangements during site visits). 

Figure 2 - Proposed site plan/layout 

 

3.2 Council Planning Scheme 

The proposed development involves land currently zoned General Residential in accordance with the 

Tasmanian Planning Scheme - Meander Valley.  
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4. Existing Conditions 
 

4.1 General Transport Network 

The local transport system consists of the following roads: 

• Meander Valley Road 

• Simmons Street 

• East Street.  

These roads are discussed in detail in the following sections.  

Figure 3 - Local road network 
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4.1.1 Meander Valley Road  

Is a Category 5 road connecting towns; Hadspen, Hagley, Carrick, and Deloraine.  In the vicinity of the site 

the speed limit is 60km/hr.  The road in the vicinity of the site is urban in nature, sealed, single lane each way 

with parking areas on both sides of the road. The road also has concrete kerb and channel on either side of 

the road. The carriage width is approx. 7.35m. The default speed in the vicinity of the site is 60km/hr. 

4.1.2 Simmons Street 

Is an urban no though road (cul-de-sac) providing access to and from Meander Valley Road for approx. 22 

residences. It is situated approx. 39m to the west of the existing crossover for the subject site. The road is 

rural in nature, is sealed with swale drains on either side of the road.  The default speed is 50km/hr.  

4.1.3 East Street 

Connecting Meander Valley Road with Bishopsbourne Road via Percy Street, East Street traverses in a 

southerly direction from Meander Valley Road on the opposite side of the road to the development, approx. 

52m from the existing crossover for the subject site. Travelling south it intersects with Liffey Street with priority 

to East Street and South Street and Seymour Street which both connect with East Street at T-junctions, with 

priority to East Street. East Street ten connects with Percy Street to the west. The default speed is 50km/hr. 

Figure 4 - Looking east from Simmons Street towards the development 
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Figure 5 - Looking west from East Street towards the development 

 

4.2 Road Safety Performance 

4.2.1 Crash History 

Crash data provides valuable road safety performance information for the road network. This information can 
assist with identifying any possible safety deficiencies. Crash data was obtained from DSG for the last 5 years 
for Meander Valley Road in the vicinity of the proposed development, which showed no crashes in the direct 
vicinity of 24 Meander Valley Road, with one on the other side of the junction with Simmons Street (to the 
west) and the other to the east just past the junction with East Street (to the east). See Table 1 for Crash 
History Data and Figure 4 for Crash Locations 

Table 1 – Crash History Data 

Crash No. Crash Date Severity Description Location Light Cond. Surface Units Unit Types 

49412951 14/07/2018 
Property 

Damage Only 

149 - Other 

maneuvering Off road at Carrick 

Darkness (no 

street light) 
Sealed 1 Light vehicle 

51551747 02/02/2022 
Property 

Damage Only 
n/a Meander Valley 

Road, Carrick 
Daylight Sealed 2 

Light vehicle / 

Light vehicle 

51558414 06/02/2022 
Property 

Damage Only 
n/a Meander Valley 

Road, Carrick 
Daylight Sealed 2 

Light vehicle / 

Light vehicle 

51658368 22/04/2022 
Property 

Damage Only 

169 - Other 

on path 
Meander Valley 

Road, Carrick 
Daylight Sealed 2 

Light vehicle / 

Light vehicle 
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Figure 6 – Crash Locations 

 

4.2.2 Traffic Activity Data 

Traffic data was available via State Growth traffic stats website https://tasmaniatrafficdata.drakewell.com/. 

The counter is located 270m to the east of the junction with East Street with the latest data from 21 – 28 

April 2022. Refer to section 6 for further comment. 

4.3 Road Safety Review 

Based on sight observations and the information regarding crash history, the road network in this area 

functions satisfactorily and provides appropriate width and manoeuvrability based on road hierarchy and the 

limited traffic numbers. 

Due to the development not being seen as a major contributor resulting in a dramatic increase in traffic 

volumes being generated, further off-site impacts are not considered. 

4.4 Public Transport 

Buses service Carrick providing connections to Launceston and schools with the bus stop located outside 

The Carrick Inn. Buses operated by Metro run every 3 hours whilst Redline operate a service 5 times a week. 
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5. Traffic Assessment 
 

As outlined in Section 3 the proposed development includes 3 units with the site accessed via Meander Valley 
Road. 

5.1 Sight Distances 

SISD is the minimum sight distance which should be provided on the road at any intersection. A sight specific 

assessment on the site was undertaken with consideration of Sight Distance as per AS 2890.1. Under section 

3.2.4 of AS 2890.1.  

SISD is indicated by either the posted speed limit or the 85th percentile of vehicle speed along the access 

route to the site. The appliable speed limit for the access locations is 60km/h. Refer to Table 2 below for sight 

distances for Meander Valley Road access points: 

Table 2: SISD 

Location Required 

SISD 

SISD Left  SISD Right 

Access 1 (existing) 105m In excess of 200m In excess of 200m 

Access 2 (proposed) 105m In excess of 200m In excess of 200m 

As noted from measurements taken on site and photos, SISD is achieved for both the existing and the 

proposed accesses. 

Figure 7 – Existing crossover located on the western side of the development 
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Figure 8 – Looking left from existing crossover location 

 

 

 Figure 9 – Looking right from existing crossover location 
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Figure 10 – Proposed crossover and access located on the eastern side of the development  

 

Figure 11 - Looking left from proposed access location  
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Figure 12 – Looking right from proposed access location  
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6. Traffic Generation and Assignment 
 

6.1 General 

This section of the report describes how traffic generated by the proposal is distributed within the adjacent 

road network now (considered for time of application – 2023) and in ten years (2033). 

6.2 Traffic Growth 

The rate of background traffic growth on Meander Valley Road for projection purposes is taken to be 2%, as 
per ABS supplied trend analysis of population growth data. 

Historic traffic data from April 2021 was available for Meander Valley Rd, with the data taken just east of the 

junction with East Street. This identified an annual average daily traffic (AADT) count of 3,236. The speed 

of traffic is recognised as the default limit of 60km/hr. 

6.3 Trip Generation & Distribution 

In order to analyse the impact of the development on the existing transport infrastructure, it is necessary to 

assess the number of trips likely to be generated to and from the site and where they are likely to travel.  To 

determine an appropriate rate to forecast trip generation information has been sought from; 

• RTA Guide to Traffic Generating Developments; 

• Austroads Guide to Traffic Management Part 12; and 

• Department of Main Roads’ Road Planning and Design Manual: Chapter 3. 

6.4 Trip Generation 

The development comprises of 1 x 3 bedroom dwelling (existing building) and 2 new 2 bedroom dwellings. 

Traffic generated from the site is likely to provide a minor increase in vehicle movements along Meander 

Valley Road and the wider network, adding around 22.2 Vehicles per day (refer RTA Low Density Residential) 

dwellings which indicates 7.4 per dwelling).  

Lot / Unit Beds Access Location Vehicles P/Day 

Unit 1 (building 4 

on plan) 

3 Meander Valley Road 7.4  

Unit 2 2 Meander Valley Road 7.4 

Unit 3 2 Meander Valley Road 7.4 

 

The existing Meander Valley Road can easily accommodate this small increase in traffic, based on site 

inspections and authors understanding and local knowledge of the area and site. 

Due to the development not being seen as a major contributor resulting in a dramatic increase in traffic 

volumes being generated, further off-site impacts are not considered. The increase in additional vehicles 

represents an increase of less than 0.5%. 
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7. Impact on Road Network 
 

7.1 Impact on Liveability, Safety & Amenity of the Local Area 

The traffic introduced by the proposal (22.2 vph) is minimal and can be easily absorbed by the road at peak 

times with gaps in the traffic flow.  The proposal has negligible impact on the operation of Meander Valley 

Road.  

Impact on road users is minimal including public transport, pedestrians, cyclists and motorists.  Traffic 

generated by the proposal will not impact above ground services nor will increase environmental impacts 

such as noise, visual and pedestrian amenity.  Meander Valley Road has footpaths on both sides of the street 

and street lighting is present with no requirement for additional roadside furniture such as directional signs 

and fencing. 

7.2 Parking Assessment 

Not required to be assessed. 

7.3 Sight Distances 

A sight specific assessment on the site was undertaken to review sight distance with consideration of the 

MVC Planning Scheme requirements and in accordance with Clause 3.4 of Austroads Guide to Road Design 

part 3: Geometric Design.  Sight distance is measured along the carriageway from the approaching vehicle 

to the conflict point.  

The posted speed limit on this section of Meander Valley Road is 60km/hr.  Sight distance requirements are 

summarised in Austroads Guide to Road Design – Part 4A (2010) Table 3.2 and indicate a required SISD of 

105m for 60km/hr. As noted from photos and measured on site for the proposed site accesses, SISD is 

achieved in both directions and is in excess of 250m each way.  

7.4 Pedestrian and Bicycle Movements 

No changes are proposed for consideration to the external pedestrian and bicycle movements areas.   

7.5 Road Safety & Traffic Service 

Due to the sight distance deemed to be met in regard to the Planning Scheme, road safety appears not to be 

compromised by the establishment of the entrance and exit points. 

Traffic service is believed to be adequate with the existing infrastructure based on the low traffic volumes. 

7.6 Surrounding Road Impacts 

The assessment of the impact of the proposed development on the street network has been undertaken.  

Due to the limited additional traffic being generated from the development, volumes are not considered 
material and would have limited impact on the wider road network.  As such an assessment of additional road 
network parameters beyond the site are outside the formal responsibility of this report. 
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8. Planning Scheme Response  
 

The Tasmanian Planning Scheme - Meander Valley, Codes C2.6 & C3.5 requires addressing of safety issues 

for traffic for the development.  Based on the above the following responses are offered: 

C2.6 Development Standards for Buildings and Works 

C2.6.2 Design and layout of parking areas 

Objective: That parking areas are designed and laid out to provide convenient, safe and efficient 

parking. 

Acceptable Solutions Performance Criteria Response 

A1.1 Parking, access ways, manoeuvring and 
circulation spaces must either: 

(a) Comply with the following: 

(i) Have a gradient in accordance with 
Australian Standard AS2890 – 
Parking facilities, Parts 1-6; 

(ii) provide for vehicles to enter and exit 
the site in a forward direction where 
providing for more than 4 parking 
spaces; 

(iii) have an access width not less than 
the requirements in Table C2.2; 

(iv) have car parking space dimensions 
which satisfy the requirements in 
Table C2.3; 

(v) have a combined access and 
manoeuvring width adjacent to 
parking spaces not less than the 
requirements in Table C2.3 where 
there are 3 or more car parking 
spaces; 

(vi) have a vertical clearance of not less 
than 2.1m above the parking surface 
level; and 

(vii) excluding a single dwelling, be 
delineated by line marking or other 
clear physical means; or 

(b) Comply with Australian Standard AS2890 
– Parking facilities Parts 1-6. 

A1.2 Parking spaces provided for use by 
persons with a disability must satisfy the 
following: 

(a) Be located as close as practicable to 
the main entry point to the building; 

(b) To incorporated into the overall car 
park design; and 

(c) Be designed and constructed in 
accordance with Australian/New 
Zealand Standard 
AS/NZS2890.6:2009 parking facilities, 
Off-street parking for people with 
disabilities. No more than the existing 
number of accesses, whichever is the 
greater. 

P1 All parking, access ways, manoeuvring 
and circulation spaces must be 
designed an readily identifiable to 
provide convenient, safe and efficient 
parking, having regard to : 

(a) The characteristics of the site; 

(b) The proposed slope, dimensions and 
layout; 

(c) Useability in all weather conditions; 

(d) Vehicle and pedestrian traffic safety; 

(e) The nature and use of the development; 

(f) The expected number and type of 
vehicles; 

(g) The likely use of the parking areas by 
person with a disability; 

(h) The nature of traffic in the surrounding 
area; 

(i) The proposed means of parking 
delineation; and 

(j) The provision of Australian Standard 
As2890.1:2004 – Parking facilities, Part 
1: Off-street car parking and 
AS2890.2:2002 Parking facilities, part 2: 
Off-street commercial vehicle facilities. 

 

Meets A1.1 & A1.2. 
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C2.6.3 Number of accesses for vehicles 

Objective: That:  

(a) Access to land is provided which is safe and efficient for users of the land and all 

road network users, including but not limited to drivers, passengers, pedestrians and 

cyclists by minimising the number to vehicle accesses. 

(b) Accesses do not cause an unreasonable loss of amenity of adjoining uses; and 

(c) The number of accesses minimise impacts on the streetscape. 

Acceptable Solutions Performance Criteria Response 

A1 The number of accesses provided for 
each frontage must: 

(a) Be no more than 1; 

(b) No more than the existing number of 
accesses, whichever is the greater. 

P1 The number of accesses for each 
frontage must be minimised, having 
regard to: 

(a) Any loss of on-street parking; and 

(b) Pedestrian safety and amenity; 

(c) Traffic safety; 

(d) Residential amenity on adjoining land; 
and 

(e) The impact on the streetscape. 

Address P1: 

As a new driveway is 
proposed site distance has 
been addressed and meets 
SISD in both cases. The level 
of increase in traffic is less 
than 0.5%. 

 

C2.6.5 Pedestrian access 

Objective: That pedestrian access within parking areas is provided in a safe and convenient manner  

Acceptable Solutions Performance Criteria Response 

A1.1 Uses that require 10 or more car 
parking spaces must: 

(a) Have a 1m wide footpath that is 
separated from the access ways or 
parking aisles, excluding where 
crossing access ways or parking 
aisles, by: 

(i) A horizontal distance of 2.5m 
between the edge of the foot-
path and the access way or 
parking aisle; or 

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

(b) Be signed and line marked at points 
where pedestrians cross access ways 
or parking aisles. 

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

P1 Safe and convenient pedestrian access 
must be provided within parking areas, 
having regard to: 

(a) The characteristics of the site; 

(b) The nature of the use; 

(c) The number of parking spaces; 

(d) The frequency of vehicle movements; 

(e) The needs of persons with a disability; 

(f) The location and number of footpath 
crossings; 

(g) Vehicle and pedestrian traffic safety; 

(h) The location of any access ways or 
parking aisles; and 

(i) And protective devices proposed for 
pedestrian safety. 

Meets A1.1 - less than 10 or 
more parking spaces. 

 

 

 

12.1.7 Application Documents

Meander Valley Council - Ordinary Meeting Agenda: 9 May 2023 Page 143



17 

 

RJK Consulting Engineers Traffic Impact Assessment Report 24 Meander Valley Road, Carrick 

 

C2.6.6 Loading bays 

Objective: That the area and dimensions of loading bays are adequate to provide safe and efficient 

delivery and collection of goods.  

Acceptable Solutions Performance Criteria Response 

A1. The area and dimensions of loading 
bays and access way areas must be 
designed in accordance with 
Australian Standard AS2890.2:2002, 
parking facilities, part 2: Off-street 
commercial vehicle facilities, for the 
type of vehicles likely to use the site. 

P1 Loading bays must have an area and 
dimensions suitable for the use, having 
regard to: 

(a) The types of vehicles likely to use the 
site; 

(b) the nature of the use; 

(c) the frequency of loading and unloading; 

(d) the area and dimension of the site; 

(e) the topography; 

(f) Vehicle and pedestrian traffic safety; 

(g) The location of any access ways or 
parking aisles; and 

(h) And protective devices proposed for 
pedestrian safety. 

Not applicable. 

 

A2 The type of commercial vehicles likely 
to use the site must be able to enter, 
park and exit the site in a forward 
direction in accordance with 
Australian Standard AS2890.2:2002, 
parking facilities, part 2: Off-street 
commercial vehicle facilities. 

P2 Access for commercial vehicle to and 
from the site must be safe, having 
regard to: 

(a) the types of vehicles associated with the 
use; 

(b) the nature of the use; 

(c) the frequency of loading and unloading; 

(d) the area and dimensions of the site; 

(e) the location of the site and nature of 
traffic in the area of the site; 

(f) the effectiveness or efficiency of 
surrounding road network; and  

(g) site constraints such as existing 
buildings, slope, drainage, vegetation, 
parking and landscaping. 

 

C3.0 Road and Railway Assets Code 

C3.5.1 Traffic generation at a vehicle crossing, level crossing or new junction 

Objective: To minimise any adverse effects on the safety and efficiency of the road or rail network 

from vehicular traffic generated from the site at an existing or new vehicle crossing or level crossing 

or new junction.  

Acceptable Solutions Performance Criteria Response  

A1.1 For a category 1 road or a limited 
access road, vehicular traffic to and 
from the site will not require: 

(a) a new junction; 

(b) a new vehicle crossing; or 

(c) a new level crossing. 

P1 

Vehicular traffic to and from the site must 
minimise any adverse effects on the safety of 
a junction, vehicle crossing or level crossing 
or safety or efficiency of the road or rail 
network, having regard to: 

(a) any increase in traffic caused by the use; 

Not applicable. 
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A1.2 For a road, excluding a category 1 
road or a limited access road, 
written consent for a new junction, 
vehicle crossing, or level crossing to 
serve the use and development has 
been issued by the road authority. 

A1.3 For the rail network, written consent 
for a new private level crossing to 
serve the use and development has 
been issued by the rail authority. 

A1.4  Vehicular traffic to and from the site, 
using an existing vehicle crossing or 
private level crossing, will not 
increase by more than: 

(a) the amounts in Table C3.1; or 

(b) allowed by a licence issued under Part 
IVA of the Roads and Jetties Act 1935 
in respect to a linted access road. 

A1.5 

Vehicular traffic must be able to enter and 
leave a major road in a forward direction. 

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

(c) the nature of the road; 

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

(e) an alternative access to a road; 

(f) the need for the use; 

(g) any traffic impact assessment; and 

(h) any advice received from the rail or road 
authority. 
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9. Summary 
 

This Traffic Impact Assessment (TIA) has been prepared by Risden Knightley of RJK Consulting Engineers 

on behalf of Darren Knight for 24 Meander Valley Road, Carrick within Meander Valley Council, Tasmania.  

The intention of the Traffic Impact Assessment is to support a Development Application and provide improved 

facilities for users of the development. 

The report is summarised as follows: 

• The assessment has reviewed the immediate road network serving the area, road conditions and 

crash history. No significant traffic safety issues were apparent; 

• The relative increase in traffic associated with the proposal will be minimal and is acceptable noting 

adequate SISD is achieved and does not compromise safety; 

• The proposed development network is generally in accordance with Tasmanian Planning Scheme - 

Meander Valley; 

• The increased traffic experienced by Meander Valley Road is assessed as within the acceptable range 

in terms of impact on local amenity. The local road network is assessed as being able to cope with 

the increased traffic activity; 

• An additional cross over will not compromise safety nor apply deficient SISD and is supported by this 

report 

It is therefore concluded that the proposed development is supportable on traffic planning grounds and 

the proposed development will operate satisfactorily.  This report demonstrates that the proposed 

development can be satisfactorily accommodated within the existing road network and the future road 

hierarchy adopted for the area. 
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10. Regulatory Feedback 
 

10.1 Council Feedback 

Traffic count data was made available via the DSG traffic data website: 

https://tasmaniatrafficdata.drakewell.com/. 

10.2 DSG Feedback 

DSG provided crash statistics, with no crashes in the immediate vicinity of the subject site. 
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11. Conclusion 
 

This TIA has investigated the potential impacts for the creation of the residential development. 

Key conclusions are: 

• The proposed new access is to be located as per the attached plan. The new access and existing 

access are to be upgraded/constructed to council Urban Standards as per the Tasmanian Standard 

drawing series; 

• Traffic services is deemed adequate for by the road and access arrangements as proposed and 

will be satisfactory in servicing the development; 

• Sight distance for the new accesses is deemed to comply with the Austroads requirement, and 

sound SISD is available generally based on the site assessment; 

• No other Planning Scheme requirements are outstanding. 

I, Risden Knightley as a qualified chartered engineer and Fellow of Engineers Australia conclude based on 

the assessment of information available, that the traffic aspects associated with the development are 

adequate and meet the requirements for traffic, safety and service.  I also note that there appears to be no 

other potential adverse effects on existing traffic situations, subject to the recommendations and conclusions 

noted. 

 

 

 

 

 

Risden Knightley  

BE (Civil), Ass Dip Civil Eng, FIEAust, CC 2539X 
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10 & 12 Neptune Drive & 2 Panorama Road, Blackstone Heights

Planning Authority Report
10 & 12 Neptune Drive & 2 Panorama Road, Blackstone 
Heights

Proposal Subdivision (5 lots into 8 lots. 1 road lot & construction of a 
road & associated services)

Report Author George Walker
Town Planner - Consultant

Authorised by Krista Palfreyman
Director Development & Regulatory Services

Application reference PA\23\0046

Decision due 10 May 2023

Decision sought It is recommended that Council approves this application.
See section titled “Planner’s Recommendation” for further details.

Applicant’s Proposal

Applicant R Harrison 

Property 10 & 12 Neptune Drive & 2 Panorama Road, BLACKSTONE 
HEIGHTS (CT's: 121359/1, 112632/3, 146423/1, 146423/2 & 
169236/2) 

Description The applicant seeks planning permission for:

1. Subdivision of 5 lots into 8 lots; and
2. Construction of a road and associated lot accesses 

and service infrastructure.

Documents submitted by the Applicant are attached, titled “Application 
Documents”.
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Photo 1: Aerial image showing the location and spatial extent of the site.

Planner’s Report

Planning Scheme Tasmanian Planning Scheme - Meander Valley 
(“the Scheme”)

Zoning Local Business and Low Density Residential Zones

Applicable Overlays  C7.0 – Priority Vegetation Area; and
 C15.0 – Landslip Hazard Area.

Existing Land Use Residential and retail

Summary of Planner’s 
Assessment

Development for the purposes of subdivision is not required 
to be categorised into a Use Class and has a Permitted status 
as default.

Discretions For this application, five discretions are triggered. This means 
Council has discretion to approve or refuse the application 
based on its assessment of:

10.6.2 - P1 Roads

10.6.3 - P2 Services (sewer connection)
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C3.5.1 - P1 Traffic generation at a vehicle crossing, level 
crossing or new junction

C7.7.2 - P1 Subdivision within a priority vegetation area

C15.7.1 - P1 Subdivision within a landslip hazard area

Before exercising a discretion, Council must consider the 
relevant Performance Criteria, as set out in the Planning 
Scheme. 

See attachment titled “Planner’s Advice - Performance Criteria” for further 
discussion.

Performance Criteria & 
Applicable Standards

This proposal is assessed as satisfying the relevant 
Performance Criteria and compliant with all Applicable 
Standards of the Scheme.

See attachments titled “Planner’s Advice – Performance Criteria” and 
“Planner’s Advice – Applicable Standards” for further discussion.

Public Response Three responses (“representations”) were received from the 
public. Of these, all three are objections. 

See attachment titled “Public Response – Summary of Representations” for 
further information, including the planner’s advice given in response.

Agency Consultation TasWater 

The application was referred to TasWater on 23 August 2023. 
A Submission to Planning Authority Notice (SPAN) was 
received on 28 February 2023.

See attachment titled “Agency Consultation – TasWater” for further 
information. 

TasNetworks

The application was referred to TasNetworks on 23 August 
2022. TasNetworks has provided the following response: 

“Based on the information provided, the development is likely 
to adversely affect TasNetworks’ operations. TasNetworks has 
High Voltage Infrastructure easements on both existing titles 
which should be addressed as part of the application.  
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As with any subdivision of this magnitude, consideration 
should be given to the electrical infrastructure works that will 
be required to ensure a supply of electricity can be provided to 
each lot. To understand what these requirements may entail, 
it is recommended you advise the proponent to contact 
TasNetworks on 1300 137 008  or our Early Engagement team 
at early.engagement@tasnetworks.com.au at their earliest 
convenience.” 
See attachment titled “Agency Consultation – TasNetworks” for further 
information. 

Internal Referrals Infrastructure Services

Traffic:

The Traffic Impact Assessment (TIA) prepared by Traffic and 
Civil Services shows that with Council planned upgrades of 
intersections at Country Club Avenue / Casino Rise and 
Pitcher Parade / Panorama Road and other upgrades to 
intersections by the developer, there will not be an adverse 
effect on the safety or efficiency of the road network. 

Stormwater:

Preliminary calculations show that stormwater from the site 
will be managed into Council’s underground network. Final 
engineering modelling by the developer will be required to 
determine if upgrades to Council’s infrastructure is required.

The Conditions and Notes recommended by Infrastructure 
Services have been included in the planner's 
recommendation.

Environmental Health

No referral required.  

mailto:early.engagement@tasnetworks.com.au
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Planner’s Recommendation to Council

The planner’s recommendation, based on a professional assessment of the planning 
application and its compliance with the Planning Scheme, is set out below. 

Council must note the qualified advice received before making any decision, then 
ensure that reasons for its decision are based on the Planning Scheme. Reasons for the 
decision are also published in the minutes.

For further information, see Local Government Act 1993, s65, Local Government (Meeting Procedures) 
Regulations 2015, s25(2) and Land Use and Approvals Act 1993, s57.

Recommendation

This application by R Harrison for a Subdivision (5 lots into 8 lots. 1 road lot & 
construction of a road & associated services) on land located at 10 & 12 Neptune Drive 
& 2 Panorama Road, BLACKSTONE HEIGHTS (CT's: 121359/1, 112632/3, 146423/1, 
146423/2 & 169236/2), is recommended for approval generally in accordance with the 
Endorsed Plans, and recommended Permit Conditions and Permit Notes.

Endorsed Plan

a) PDA Surveyors, Engineers and Planners; Dated: 15/12/2022; Plan of Subdivision; 
Job No: 49680; Drawing No: P15 (inclusive of enlargement plan);

b) Traffic and Civil Services; Dated: 11 February 2023; Traffic Impact Assessment for 
2 Panorama Road, Blackstone Heights 8 Lot Subdivision;

c) Livingston Natural Resource Services; Dated: 6 December 2022; Bushfire Hazard 
Management Report: Subdivision; Version 2; and

d) Geoton Pty Ltd Geotechnical Consultants; Dated: 21 December 2022; Landslide 
Risk Assessment 2 Panorama Road, Blackstone Heights; Reference No: 
GL22700Ab.

Permit Conditions

1. Covenants or similar restrictive controls must not be included on or otherwise 
imposed on the titles to the lots created by the subdivision, permitted by this permit 
unless:

a. Such covenants or controls are expressly authorised by the terms of this 
permit or by the consent in writing of Council; and

b. Such covenants or similar controls are submitted for and receive written 
approval by Council prior to submission of a Plan of Survey and associated 
title documentation is submitted to Council for sealing.  
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2. Prior to commencement of works, detailed engineering design documentation for 
stormwater services, road and vehicle crossing construction, including the extension 
of any Council services required to the satisfaction of Council’s Director 
Infrastructure Services and in accordance with the recommendations of the 
endorsed Traffic Impact Assessment prepared by Traffic and Civil Services are to be 
submitted to Council.  Detailed engineering documentation must be prepared by a 
suitably qualified civil engineer or other person approved by Council’s Director 
Infrastructure Services. The design documentation must incorporate the following:

a. Required upgrades to Council’s infrastructure as a result of the development; 

b. A sealed turning head in accordance with Condition 3;

c. Driveways in accordance with Condition 4 and 5; and

d. The new road is to be a commercial road in accordance with Tasmanian 
Standard Drawing TSD-R06.

3. An asphalt sealed, commercial turning head at the end of Neptune Drive is to be 
constructed in accordance with Tasmanian Standard Drawing TSD-R08 to the 
satisfaction of Council’s Director Infrastructure Services. Refer Note 1.

4. The new vehicle crossings for Lots 2, 3 and 4 must be constructed in accordance 
with Tasmanian Standard Drawing TSD-R16 to the satisfaction of Council’s Director 
Infrastructure Services.

5. The new vehicle crossings for Lots 5, 6 and 7 must be constructed in accordance 
with Tasmanian Standard Drawing TSD-R09 and R14 to the satisfaction of Council’s 
Director Infrastructure Services.

6. Drainage easements are to be created over all piped stormwater infrastructure 
within new allotments in favour of Council. Easement widths are to comply with 
Tasmanian Subdivision Guidelines, or as approved by Council’s Director 
Infrastructure Services. 

7. A certificate of compliance by an accredited person, must be submitted to the 
satisfaction of Council, confirming all measures required under the endorsed 
Bushfire Hazard Management Report (prepared by Livingston Natural Resource 
Services) are completed.

8. Prior to sealing of the Final Plan of Survey the following must be completed to the 
satisfaction of Council:

a. The infrastructure works must be completed as shown in the application 
documents and endorsed plans or as modified by the Council approved 
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detailed engineering drawings and specifications, to the satisfaction of 
Council’s Director Infrastructure Services and in accordance with Conditions 
2, 3, 4 and 5.

b. Provision of as-constructed documentation of infrastructure work to be taken 
over by Council, to the satisfaction of Council’s Director Infrastructure 
Services. Refer to Note 3.

c. Easements shown on the Final Plan of Survey, in accordance with Condition 6.

d. The document of compliance submitted in accordance with Condition 7.

9. The lots must be maintained at all times in accordance with the endorsed Bushfire 
Hazard Management Plan (prepared by Livingston Natural Resource Services). 

10. All roads in the Subdivision must be conveyed to the Council upon the issue of the 
Certificate under Section 10 (7) of the Local Government (Highways) Act 1982.  All 
costs involved in this procedure must be met by the developer. Refer Note 2.

11. The development must be in accordance with the Submission to Planning Authority 
Notice issued by TasWater (TWDA 2022/01372-MVC attached).

Permit Notes

1. A temporary turning head may be approved to be placed within Lot 7, with a right 
of carriageway in favour of Meander Valley Council placed on the title.

2. The subdivision creates a new road that will become Meander Valley Council’s 
assets.  Please arrange for the road lots to be transferred to Meander Valley Council 
upon registration of the titles.  This will be noted as a defect at practical completion 
and may delay the release of any bond money associated with the subdivision.

3. Council will provide details on the process for achieving practical completion for 
each stage of construction of the subdivision and the documentation required at 
the time of providing approval for the engineering design relevant to each stage.

4. The development is likely to affect TasNetworks’ operations. As with any 
subdivision, consideration should be given to the electrical infrastructure works that 
will be required to ensure a supply of electricity can be provided to each lot. To 
understand what these requirements may entail, it is recommended to contact 
TasNetworks on 1300 137 008 or the Early Engagement team at 
early.engagement@tasnetworks.com.au at the developers earliest convenience. 

5. Any other proposed development or use (including amendments to this proposal) 
may require separate planning approval. For further information, contact Council.
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6. This permit takes effect after:

a. The 14-day appeal period expires; or 
b. Any appeal to the Tasmanian Civil & Administrative Tribunal (TASCAT) is 

determined or abandoned; or 
c. Any other required approvals under this or any other Act are granted.

7. Planning appeals can be lodged with TASCAT Registrar within 14 days of Council 
serving notice of its decision on the applicant. For further information, visit the 
TASCAT website.

8. This permit is valid for two years only from the date of approval. It will lapse if the 
development is not substantially commenced. Council has discretion to grant an 
extension by request. 

9. All permits issued by the permit authority are public documents. Members of the 
public may view this permit (including the endorsed documents) at the Council 
Office on request.

10. If any Aboriginal relics are uncovered during works:

a. All works to cease within delineated area, sufficient to protect unearthed or 
possible relics from destruction;

b. Presence of a relic must be reported to Aboriginal Heritage Tasmania; and
c. Relevant approval processes for state and federal government agencies will 

apply. 

Attachments

1. Public Response - Summary of Representations [12.2.1 - 4 pages]
2. Representation 1 - E Shegog [12.2.2 - 1 page]
3. Representation 2 - G Pitt (a) [12.2.3 - 1 page]
4. Representation 2 - G Pitt (b) [12.2.4 - 1 page]
5. Representation 3 - C Horne [12.2.5 - 1 page]
6. Planner's Advice - Applicable Standards [12.2.6 - 15 pages]
7. Planner's Advice - Performance Criteria [12.2.7 - 9 pages]
8. Application Documents [12.2.8 - 153 pages]
9. Agency Consultation - TasWater [12.2.9 - 3 pages]

10. Agency Consultation - TasNetworks [12.2.10 - 3 pages]



Public Response

Summary of Representations 

A summary of concerns raised by the public about this planning application is provided 
below. Three (“representations”) were received during the advertised period. One 
representation (Representation 3) was submitted on 31 March 2023 being outside the 
advertising period. Under delegated authority from the Planning Authority, this 
representation has been accepted in accordance with section 57(5) of the Land Use 
Planning and Approvals Act 1993.

This summary is an overview only and should be read in conjunction with the full 
responses (see attached). In some instances, personal information may be redacted from 
individual responses.

Council offers any person who has submitted a formal representation the opportunity to 
speak about it before a decision is made at the Council Meeting.

Representation 1

Name E Shegog 

Concern
a) Concerns relating to the provision of inaccurate and inconsistent traffic 

flow information;

b) Concern regarding the lack of information about what development will 
occur in the future on the proposed new lots;

c) Concern in relation to the Natural Values Report excluding a full and 
comprehensive assessment of the natural values associated with 
proposed Lot 8;

d) Concern regarding existing use and development that occur on the site 
including works and heavy vehicle movement;

e) Concern with respect to covenants which apply to some lots within the 
site and the area.

Planner’s 
Response 

a) The following response has been provided by Council’s Infrastructure 
Services:
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The estimated existing traffic was calculated using appropriate methods 
and is within the range of Council’s traffic counts conducted in the area. 
The discrepancies between the Traffic Impact Assessment (TIA) 
undertaken for this development and a TIA conducted in 2020 is due to 
growth and possibly due to lower vehicle numbers during COVID. The 
discrepancy noted between the current TIA and a previous TIA may be 
due to different locations along the road. The estimated traffic 
generated from the development is in line with industry standards. It is 
noted that this development is for 3 additional lots only (5 lots to 8 lots). 
The TIA has estimated the traffic generated from each of the lots 
assuming the commercial lots are highly developed. The low density 
lots have been assessed based on having one dwelling per lot which is 
consistent with the application.

In addition, it is recognised that the TIA has addressed and 
determined that the proposed subdivision satisfies the applicable 
Standards of the Scheme with respect to traffic safety.

The TIA identified offsite road junction upgrades at:

 Neptune Drive and the new road junction; and 

 Panorama Road and Neptune Drive junction. 

These upgrades are required to be undertaken by the developer to 
improve traffic safety as per recommended Conditions 2 & 8.

b) The application is for the subdivision of land only. It is not required to 
include any indication or speculation of how each proposed new lot 
will be used or developed.  Any future use and development will be 
subject to a new application which is required to address and be 
assessed against the Scheme.

c) The Natural Values Report was only required to address the area of 
the subdivision where works are required which, in this case, was the 
area between proposed Lot 4 and 6.  Proposed Lot 8 does not require 
any works within the Priority Vegetation Area that applies to the lot 
and therefore satisfies Acceptable Solution C7.7.2 A1(e) of the Natural 
Assets Code.

d) The application is not required to address any existing use and 
development that has occurred or is occurring at the site.
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e) Matters relating to existing covenants are not contemplated by the 
Scheme and are not required to be given any weight in determining 
the application.

Representation 2 (a & b)

Name G Pitt 

Concern The representation included the same concerns identified in (a) to (d) of 
Representation 1.  Additional concerns included within Representation 2 are:

a) Concern regarding the adequacy of the Bushfire Report and Bushfire 
Hazard Management Plan.

b) Concern regarding the amendment which was approved for the land in 2020. 
Specifically, aamendment 2-2020 changed the zoning from low density 
residential to local business and inserted a local business specific area 
plan in part of the area which is now designated to be subdivided for 
housing. The intent of the SAP was not for subdivision. The Amendment 
2-2020 states that there are no standards for subdivision contained in 
the SAP.

Planner’s 
Response a) The Bushfire Report and Bushfire Hazard Management Plan (BHMP) 

was prepared by an accredited person.  Section 51(2)(d)(i) of the Land 
Use Planning and Approvals Act 1993 specifies that, in determining an 
application for a permit, the Planning Authority must accept a BHMP 
prepared by an accredited person.

Accordingly, Council is unable to alter the recommendations 
contained within the BHMP.

b) The amendments approved in 2020 are incorporated into the 
following specific area plans (SAP) of the Scheme:

 MEA-S21.0 Blackstone Heights Neighbourhood Centre 
Specific Area Plan; and

 MEA-S23.0 Neptune Drive Specific Area Plan.

Both SAPs do not include any subdivision provisions.  Accordingly, 
all subdivision development standards revert to the underlying 
zones which have been assessed.
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Representation 3

Name C Horne 

Concern a) Concern regarding existing use and development that occur on the site 
including works and heavy vehicle movement.

Planner’s 
Response 

a) The application is not required to address any existing use and 
development that has occurred or is occurring at the site.  This is a 
matter that can be dealt with by Council through other statutory 
mechanisms.

All aspects of the proposed subdivision must occur in accordance with 
the conditions that have been recommended as part of the Permit in 
the event Council choose to approve grant of a Permit.

Note: The planning application was advertised in a local newspaper and on Council’s 
website for a statutory period of 14 days from 4 March 2023 to 21 March 2023. The 
property was also signposted. 
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12.2.3 Representation 2 - G Pitt (A)

Meander Valley Council - Ordinary Meeting Agenda: 9 May 2023 Page 169



12.2.4 Representation 2 - G Pitt (B)
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Planner’s Advice: Applicable Standards

Background

The proposal involves the subdivision of five lots into eight lots.  The existing lots 
comprise a total area of 97.45ha and are dispersed between Pitcher Parade, Panorama 
Road, Neptune Drive and the South Esk River (‘the site’ refer to Figure 1).

Figure 1: Aerial image showing the location and spatial extent of the site including details of individual lots.

By way of reference to Figure 1, Lots 1 and 2 are vacant, Lot 3 and 4 contain dwellings 
and Lot 5 contains the recently completed and now operational Café and IGA 
Supermarket.

The site is assigned to the Low Density Residential and the Local Business zones (refer to 
Figure 2).  
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Figure 2: Zone map identifying the zoning of the site as well as adjoining and adjacent land.

The site is also subject to the Blackstone Heights Neighbourhood Centre Specific Area 
Plan and the Neptune Drive Specific Area Plan (SAPs - refer to Figure 3).  It is observed 
that the SAPs do not contain any subdivision provisions and therefore there are not 
applicable standards within each SAP.

Figure 3: Aerial image illustrating the spatial extent of the specific area plans that apply to the site.
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The proposed subdivision entails the reconfiguration of existing lot boundaries and the 
creation of three (3) additional lots.  Details of the proposed subdivision are provided in 
Figures 4 and 5 and Table 1 below.

Table 1: Details of each proposed lot.

1 Proposed Lots 5a and 5b together form Lot 5. 
2 Proposed Lots 7a and 7b together from Lot 7. 
3 Proposed Lots 8a and 8b together form Lot 8. 

Proposed 
Lot No.

Area Frontage Zone Use and Development

1 2.25ha 291m Local Business Café & IGA Supermarket

2 1.2ha 168m Local Business Vacant

3 1.18ha 171m Local Business Existing storage building

4 2.05ha 212m Local Business and Low 
Density Residential

Vacant

5a1 2.20ha 45m Low Density Residential Vacant 

5b 0.470ha 6m Low Density Residential Single dwelling

6 24.43ha 25m Low Density Residential Single dwelling

7a2 2.82ha 21m Low Density Residential Vacant

7b 19ha - Low Density Residential Vacant

8a3 3.39ha - Low Density Residential Vacant

8b 36.91ha 105m Low Density Residential Vacant

Road 
Lot

0.66ha N/A Local Business and Low 
Density Residential

Local road
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Figure 4: Overall plan of subdivision showing each lot within the proposed subdivision.
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Figure 5: Part plan of subdivision showing the location and size of proposed Lots 1 to 7b (inclusive).

Summary of Planner’s Advice

This application was assessed against General Provisions Standards, as well as the 
Applicable Standards for this Zone and any relevant Codes. 

All Standards applied in this assessment are taken from the Planning Scheme.

This application is assessed as compliant with the relevant Acceptable Solutions, except 
where “Relies on Performance Criteria” is indicated (see tables below). 

Council has discretion to approve or refuse the application based on its assessment of 
the Performance Criteria, where they apply. Before exercising discretion, Council must 
consider the relevant Performance Criteria, as set out in the Planning Scheme.

For a more detailed discussion of any aspects of this application reliant on Performance Criteria, see the 
attachment titled “Planner’s Advice - Performance Criteria”.
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General Provisions Standards
Scheme

Standard Planner’s Assessment

7.10.1 An application for development that is not required to be categorised into 
one of the Use Classes under subclause 6.2.6 of this planning scheme and to 
which 6.8.2 applies, excluding adjustment of a boundary under subclause 
7.3.1, may be approved at the discretion of the planning authority.

7.10.2 An application must only be approved under subclause 7.10.1 if there is no 
unreasonable detrimental impact on adjoining uses or the amenity of the 
surrounding area.

The proposal involves the subdivision of land within the Low Density 
Residential and Local Business zones.  The proposed subdivision does not 
involve any use and it will create new lots that will contain existing uses 
located within the site.  The proposed subdivision will facilitate new or 
reconfigured lots within respective zones which are capable of being 
developed for permissible uses within each zone, subject to a future 
application.  Accordingly, the proposed subdivision is not expected to 
cause an unreasonable detrimental impact on adjoining uses of the 
amenity of the surrounding area.

7.10.3 In exercising its discretion under subclauses 7.10.1 and 7.10.2 of this planning 
scheme, the planning authority must have regard to:

(a) the purpose of the applicable zone;

The proposed subdivision is consistent with the purpose of the Low Density 
Residential and Local Business zones insofar as it will facilitate and provide 
for future use and development permissible within each zone.

(b) the purpose of any applicable code;

The proposed subdivision is consistent with the purpose of the Bushfire-
Prone Areas Code insofar as an assessment has been prepared by a 
bushfire practitioner which certifies that the proposed subdivision complies 
with all applicable acceptable solutions of the Code.
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General Provisions Standards
Scheme

Standard Planner’s Assessment

The proposed subdivision is consistent with the purpose of the Road And 
Railway Assets Code insofar as the accompanying Traffic Impact 
Assessment has determined that the proposed subdivision satisfies all 
applicable standards of the Code.

The proposed subdivision is consistent with the Natural Assets Code 
insofar as the site does not contain priority vegetation (which is distinct 
from a priority vegetation area) and the proposed development will 
therefore not result in impacts upon priority vegetation or significant 
habitat.

The proposed subdivision is consistent with the purpose of the Landslip 
Hazard Code on the basis that the accompanying Landslip Hazard Report 
demonstrates that the applicable standards of the code are satisfied.

(c) any relevant local area objectives; and

The site is not subject to any local area objectives.

(d) the purpose of any applicable specific area plan.

The site is not subject to a specific area plan.
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 Low Density Residential Zone
Scheme

Standard Planner’s Assessment Assessed Outcome

10.6.1 Lot Design

A1 Proposed Lots 5, 6, 7 and 8 will be contained 
wholly within the Low Density Residential Zone 
and approximately 7,100m2 of the eastern end of 
proposed Lot 4 will be contained within the Low 
Density Residential Zone.

Each proposed lot within the Low Density 
Residential Zone will have the following area:

Lot Area
4 7,100m2

5 2.673ha
6 24.43ha
7 21.82ha
8 40.3ha

Each proposed lot is capable of containing a 10m 
by 15m building envelope.  A review of the 5m 
contours indicates that the building envelopes 
are capable of being located on an area of each 
respective lot that has a gradient no greater than 
1 in 5 (20%).  Building envelopes are also able to 
be located away from known easements and title 
restrictions.

With respect to proposed Lot 5 and 6 all new lot 
boundaries will be located a distance which will 
satisfy Acceptable Solutions 10.4.3 A1 and A2 for 
existing buildings.

Complies
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 Low Density Residential Zone
Scheme

Standard Planner’s Assessment Assessed Outcome

A2 As detailed in Table 1, all lots assigned to the Low 
Density Residential Zone will be provided with a 
frontage that will have a minimum width of 20m.

Complies

A3 Each proposed lot will be provided with a 
vehicular access from the boundary of the lot to 
a road in accordance with the requirements of 
Council being the road authority for Panorama 
Road, Neptune Drive and the proposed new 
road.

Complies

10.6.2 Roads

A1 The proposed subdivision includes a new road. Relies on 
Performance Criteria

10.6.3 Services 

A1 Each proposed lot will have a connection to a full 
water supply.

Complies

A2 Proposed Lots 7 and 8 will not be provided with 
a connection to a reticulated sewerage system.

Relies on 
Performance Criteria

A3 Each proposed lot is capable of connecting to a 
public stormwater system.

Complies
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Local Business Zone
Scheme

Standard Planner’s Assessment Assessed Outcome

14.5.1 Lot design

A1 Proposed Lots 1, 2 and 3 will be contained wholly 
within the Local Business Zone and approximately 
1.38ha of the western end of proposed Lot 4 
(approximately 67% of the total lot area) will be 
contained within the Local Business Zone.

Each proposed lot within the Local Business Zone 
will have the following area:

Lot Area
1 2.25ha
2 1.2ha
3 1.18ha
4 1.38ha

Each proposed lot is capable of containing a 10m 
by 12m building envelope (refer to images below 
with the prescribed building envelopes 
annotated indicatively by the solid red rectangle.  
Building envelopes are also able to be located 
away from known easements and title restrictions 
and clear of setbacks required by clause 14.4.2 A1 
and A2.

With respect to proposed Lot 3 all new lot 
boundaries will be located a distance which will 
satisfy Acceptable Solutions 14.4.2 A1 and A2.

Complies

A2 As detailed in Table 1, all lots assigned to the 
Local Business Zone will be provided with a 
frontage that will have a minimum width of 3.6m.

Complies

A3 Each proposed lot will be provided with a 
vehicular access from the boundary of the lot to 
a road in accordance with the requirements of 
Council being the road authority for Panorama 

Complies
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Local Business Zone
Scheme

Standard Planner’s Assessment Assessed Outcome

Road, Neptune Drive and the proposed new 
road.

10.6.3 Services 

A1 Each proposed lot will have a connection to a full 
water supply.

Complies

A2 Each proposed lot will have a connection to a 
reticulated sewer system.

Complies

A3 Each proposed lot is capable of connecting to a 
public stormwater system.

Complies

C3.0 Road and Railway Assets Code

Scheme
Standard Planner’s Assessment Assessed Outcome

C3.5.1 Traffic generation at a vehicle crossing, level crossing or new junction

A1.1 Neptune Drive, Panorama Road and Blackstone 
Road are not a category 1 or limited access road.

Not Applicable

A1.2 The proposal requires the construction of a new 
junction, road and vehicle crossings.  Written 
consent for the new road works has not been 
provided by Council for the purposes of this 
provision.

Relies on 
Performance Criteria

A1.3 The proposal does not involve the construction of 
a private level crossing.  

Not Applicable
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C3.0 Road and Railway Assets Code

Scheme
Standard Planner’s Assessment Assessed Outcome

A1.4 The proposal does not involve use and will 
therefore not result in any traffic movements 
from existing vehicle crossings.

Not Applicable

A1.5 Neptune Drive, Panorama Road and Blackstone 
Road are not major roads.

Not Applicable

C3.7.1 Subdivision for sensitive uses within a road or railway attenuation area

A1 The site is not located within a road or railway 
attenuation area.

Not Applicable

C7.0 Natural Assets Code

Scheme
Standard Planner’s Assessment Assessed Outcome

C7.7.1 Subdivision within a waterway and costal protection area or a future 
coastal refugia area

A1 The subdivision involves land mapped as a 
waterway protection area (refer to image 
below).  Notwithstanding, the proposal does 
not involve any works within the waterway 
protection area satisfying subclause A1(e).

Complies
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C7.0 Natural Assets Code

Scheme
Standard Planner’s Assessment Assessed Outcome

C7.7.2 Subdivision within a priority vegetation area

A1 The proposal involves subdivision within a 
priority vegetation area where works are 
proposed (see image below).

Relies on Performance 
Criteria
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C7.0 Natural Assets Code

Scheme
Standard Planner’s Assessment Assessed Outcome
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C15.0 Landslip Hazard Code

Scheme
Standard Planner’s Assessment Assessed Outcome

C15.7.1 Subdivision within a landslip hazard area

A1 The proposed subdivision involves the 
construction of a new sewer and stormwater 
main within the low and medium hazard landslip 
area contained within the proposed detention 
basin lot and the southern end of proposed Lot 
4.

A landslip hazard report is required to satisfy the 
Performance Criteria.

Relies on 
Performance Criteria
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10.0 Low Density Residential Zone

10.6.2        Roads 
Objective 
That the arrangement of new roads within a subdivision provides:

(a) the provision of safe, convenient and efficient connections to assist accessibility 
and mobility of the community;

(b) the adequate accommodation of vehicular, pedestrian, cycling and public 
transport traffic; and

(c) the efficient ultimate subdivision of the entirety of the land and of 
surrounding land.

Performance Criteria P1
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n The arrangement and construction of roads within a subdivision must provide an 
appropriate level of access, connectivity, safety, convenience and legibility for vehicles, 
pedestrians and cyclists, having regard to:

(a) any relevant road network plan adopted by council;
(b) the existing and proposed road hierarchy;
(c) the need for connecting roads and pedestrian paths, to common boundaries with 

adjoining land, to facilitate future subdivision potential;
(d) maximising connectivity with the surrounding road, pedestrian, cycling and 

public transport networks;
(e) minimising the travel distance between key destinations such as shops and 

services and public transport routes;
(f) access to public transport;
(g) the efficient and safe movement of pedestrians, cyclists and public transport;
(h) the need to provide for bicycle infrastructure on new arterial and collector roads 

in accordance with the Guide to Road Design Part 6A: Paths for Walking and 
Cycling 2016;

(i) the topography of the site; and
(j) the future subdivision potential of any balance lots on adjoining or adjacent land.

Summary of Planner’s Advice

The development is assessed as satisfying Performance Criteria P1, and is consistent with the 
objective. 

Details of the planner’s assessment against the provision are set out below.
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Scheme 
Provision Planner’s Assessment

10.6.2 
Performance 
Criteria P1 

The proposed subdivision includes provision of a new road that will partially 
extend into the Low Density Residential Zone.  The road will extend from the 
southern side of Neptune Drive.

Assessment against the corresponding Performance Criteria is therefore 
required which is provided below.

10.6.2 
Performance 

Criteria 
P1(a)

Council does not have an adopted road network plan.

10.6.2 
Performance 

Criteria 
P1(b)

Neptune Drive is identified as a local road.  The proposed new road will also 
be designated as a local road which will be consistent with the existing road 
hierarchy within the area which includes a series of local roads extending from 
Panorama Road, Pitcher Parade and Blackstone Road.

10.6.2 
Performance 

Criteria 
P1(c)

The proposed road will terminate at proposed Lot 6.  The road is capable of 
being extended to facilitate further subdivision of the Low Density zone land 
that will be contained within proposed Lot 6.  This will allow a new road to be 
constructed along with other pedestrian and/or cycling infrastructure to 
provide connectivity with developable land should this be required in the 
future.

10.6.2 
Performance 

Criteria 
P1(d)

The proposed subdivision will provide connectivity to the surrounding road 
and pedestrian network by the inclusion of a footpath within the proposed 
new road network.

10.6.2 
Performance 

Criteria 
P1(e)

The proposed road and associated pedestrian footpaths is located within the 
most practical and efficient location within the site with respect to providing 
connectivity to the broader road and pedestrian footpath network relative to 
each proposed lot.
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Scheme 
Provision Planner’s Assessment

10.6.2 
Performance 

Criteria  
P1(f)

The proposed new road will provide vehicle and pedestrian access to an 
established public transport network, being the Metro bus route, which 
includes Neptune Drive.

10.6.2 
Performance 

Criteria 
P1(g)

The proposed new road will be designed and constructed with footpaths that 
will connect to the broader footpath and cycling network (albeit there is no 
designated cycling paths within the local road network, rather cyclists use 
existing road or footpath infrastructure).

10.6.2 
Performance 

Criteria 
P1(h)

The proposed new road will not be an arterial or collector roads.

10.6.2 
Performance 

Criteria  
P1(i)

The land that is proposed to be subdivided is unaffected by significant 
topographical constraints to the degree that it would affect the efficient and 
safe movement of pedestrians, cyclists and vehicles.

10.6.2 
Performance 

Criteria  
P1(j)

The proposed subdivision will not produce balance land.  The subdivision 
potential of the Low Density Residential zoned land within proposed Lot 6 is 
low to medium and future connectivity will be proposed to this land by the 
proposed subdivision.

The proposal satisfies the Performance Criteria of the Standard.
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10.6.3      Services
Objective 
That the subdivision of land provides services for the future use and development of 
the land.
Performance Criteria P2
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Each lot, or a lot proposed in a plan of subdivision, excluding for public open space, a 
riparian or littoral reserve or Utilities, must be capable of accommodating an on-site 
wastewater treatment system adequate for the future use and development of the 
land.

Summary of Planner’s Advice

The development is assessed as satisfying Performance Criteria P2, and is consistent with the 
objective. 

Details of the planner’s assessment against the provision are set out below.

Scheme 
Provision Planner’s Assessment

10.6.3 
Performance 
Criteria P2 

Proposed Lot 7 and 8 will have sufficient area to accommodate an on-site 
wastewater system that is capable of being designed to adequately facilitate 
future use and development of the land.  It is observed that these lots are 
also capable of connecting to the reticulated sewerage system which is 
adjacent to the frontage of each of the lots should this be required to facilitate 
future use and development.
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3.0 Road and Railway Assets Code

C3.5.1      Traffic generation at a vehicle crossing, level crossing or new junction
Objective 
To minimise any adverse effects on the safety and efficiency of the road or rail network 
from vehicular traffic generated from the site at an existing or new vehicle crossing or 
level crossing or new junction.
Performance Criteria P1
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Vehicular traffic to and from the site must minimise any adverse effects on the safety 
of a junction, vehicle crossing or level crossing or safety or efficiency of the road or rail 
network, having regard to:

(a) any increase in traffic caused by the use;
(b) the nature of the traffic generated by the use;
(c) the nature of the road;
(d) the speed limit and traffic flow of the road;
(e) any alternative access to a road;
(f) the need for the use;
(g) any traffic impact assessment; and
(h) any advice received from the rail or road authority.

Summary of Planner’s Advice

The development is assessed as satisfying Performance Criteria P1, and is consistent 
with the objective. 

Details of the planner’s assessment against the provision are set out below.

Scheme 
Provision Planner’s Assessment

Performance 
Criteria P1 

A Traffic Impact Assessment (TIA) accompanied the application.  The TIA 
provided relevant information to address the Code which has been used in 
response to each of the Performance Criteria.

Performance 
Criteria 

P1(a)

The TIA determined that the proposed subdivision would result in an 
increase in traffic along the proposed new road and within the local road 
network, generally.  The TIA concluded that the increase in traffic caused by 
the proposed subdivision can be safely accommodated within the local road 
network subject to the following junction improvements:

 Installation of a BAR junction at the Neptune Drive and proposed new 
road junction;
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Scheme 
Provision Planner’s Assessment

 Retrofit the Panorama Road and Neptune Drive junction with a CH(s) 
junction; 

 Retrofit the Blackstone Road and Panorama Road junction with a BAR 
junction; and

 Retrofit the Country Club Avenue and Casino Rise junction with a 
CHR(s) junction.

The TIA will become an endorsed document and form part of any permit 
ensuring that the recommendations contained within the TIA become a 
condition of any approval (refer recommended condition 2). 

Performance 
Criteria 

P1(b)

The TIA determined that the nature of traffic generated by the proposed 
subdivision will predominately be light vehicles which are able to be catered 
for within the proposed new road and the broader local road network.

Performance 
Criteria 

P1(c)

The TIA concluded that the nature of the proposed new road will be suitable 
for its proposed function.

Performance 
Criteria 

P1(d)

The TIA determined that the existing speed limits within the road network 
are appropriate for the level of traffic that currently exists and is likely to be 
generated as a result of the proposed subdivision.

Performance 
Criteria 

P1(e)

There are no other practical alternative accesses to a road.

Performance 
Criteria P1(f)

The need for the proposed road is to provide access to land that is able to 
be developed for business and residential purposes.

Performance 
Criteria 

P1(g)

The TIA has not found any reason to disallow the proposed subdivision on 
traffic safety grounds.
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Scheme 
Provision Planner’s Assessment

Performance 
Criteria 

P1(h) 

The proposed subdivision including the TIA has been assessed by Council’s 
Infrastructure Services. The proposed subdivision has been recommended 
for approval subject to the listed conditions relating to the road network.

7.0 Natural Assets Code

C7.7.2      Subdivision within a priority vegetation area
Objective 
That:

(a) works associated with subdivision will not have an unnecessary or 
unacceptable impact on priority vegetation; and

(b) future development likely to be facilitated by subdivision is unlikely to lead to 
an unnecessary or unacceptable impact on priority vegetation.

Performance Criteria P1.1
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Each lot, or a lot proposed in a plan of subdivision, within a priority vegetation area 
must be for:

(a) subdivision for an existing use on the site, provided any clearance is contained 
within the minimum area necessary to be cleared to provide adequate bushfire 
protection, as recommended by the Tasmania Fire Service or an accredited 
person;

(b) subdivision for the construction of a single dwelling or an associated 
outbuilding;

(c) subdivision in the General Residential Zone or Low Density Residential Zone;
(d) use or development that will result in significant long term social and economic 

benefits and there is no feasible alternative location or design;
(e) subdivision involving clearance of native vegetation where it is demonstrated 

that on-going pre-existing management cannot ensure the survival of the 
priority vegetation and there is little potential for long-term persistence; or

(f) subdivision involving clearance of native vegetation that is of limited scale 
relative to the extent of priority vegetation on the site.

Performance Criteria P1.2
Works association with subdivision within a priority vegetation area must minimise 
adverse impacts on priority vegetation, having regard to:

(a) the design and location of any works, future development likely to be facilitated 
by the subdivision, and any constraints such as topography or land hazards;

(b) any particular requirements for the works and future development likely to be 
facilitated by the subdivision;

12.2.7 Planner's Advice - Performance Criteria

Meander Valley Council - Ordinary Meeting Agenda: 9 May 2023 Page 193



(c) the need to minimise impacts resulting from bushfire hazard management 
measures through siting and fire-resistant design of any future habitable 
buildings;

(d) any mitigation measures implemented to minimise the residual impacts on 
priority vegetation;

(e) any on-site biodiversity offsets; and
(f) any existing cleared areas on the site.

Summary of Planner’s Advice

The development is assessed as satisfying Performance Criteria P1, and is consistent with 
the objective. 

Details of the planner’s assessment against the provision are set out below.

Scheme 
Provision Planner’s Assessment

Performance 
Criteria P1.1 

Clause P1.1(c) is satisfied on the basis that the proposed subdivision is in the 
Low Density Residential Zone. It is noted that the Code does not apply to 
the Local Business Zone.

Performance 
Criteria P1.2

Subclause P1.2 is not applicable on the basis that area that is mapped as a 
priority vegetation area does not contain priority vegetation within the 
meaning of clause C7.3.1 as determined by the accompanying Natural 
Values Assessment. Accordingly, subclause P1.2 is not applicable in 
accordance with clause 5.6.2(c) of the Scheme.
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15.0 Landslip Hazard Code

C15.7.2      Subdivision within a landslip hazard area
Objective 
That subdivision within a landslip hazard area does not create an opportunity for use 
or development that cannot achieve a tolerable risk from a landslip.
Performance Criteria P1
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n Each lot, or a lot proposed in a plan of subdivision, within a landslip hazard area must 
not create an opportunity for use or development that cannot achieve a tolerable risk 
from landslip, having regard to:

(a) any increase in risk from a landslip for adjacent land;
(b) the level of risk to use or development arising from an increased reliance on 

public infrastructure;
(c) the need to minimise future remediation works;
(d) any loss or substantial compromise, by a landslip, of access to the lot on or off 

site;
(e) the need to locate building areas outside the landslip hazard area;
(f) any advice from a State authority, regulated entity or a council; and
(g) the advice contained in a landslip hazard report.

Summary of Planner’s Advice

The development is assessed as satisfying Performance Criteria P1, and is consistent with 
the objective. 

Details of the planner’s assessment against the provision are set out below.

Scheme 
Provision Planner’s Assessment

Performance 
Criteria P1 

A Landslide Risk Assessment accompanied the application.  It determined 
that a tolerable level of risk can be achieved in accordance with clause C15.7.1 
of the Scheme.
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Submission to Planning Authority Notice 

Council Planning 
Permit No. 

PA.23OO46   PA\23\0046 Council notice date 23/08/2022 

TasWater details 

TasWater 
Reference No. 

TWDA 2022/01372-MVC Date of response 28/02/2023 

TasWater 
Contact 

David Boyle Phone No. 0436 629 652 

Response issued to 

Council name MEANDER VALLEY COUNCIL 

Contact details planning@mvc.tas.gov.au 

Development details 

Address 12 NEPTUNE DR, BLACKSTONE HEIGHTS Property ID (PID) 2702399 

Description of 
development 

Subdivsion 10 Lots 

Schedule of drawings/documents 

Prepared by Drawing/document No. Revision No. Date of Issue 

PDA Surveyors 49680-P15 / SITE PLAN  15/12/2022 

Conditions 

Pursuant to the Water and Sewerage Industry Act 2008 (TAS) Section 56P(1) TasWater imposes the 
following conditions on the permit for this application: 

CONNECTIONS, METERING & BACKFLOW 

1. A suitably sized water supply with metered connections and sewerage system and connections to 
each lot of the development must be designed and constructed to TasWater’s satisfaction and be in 
accordance with any other conditions in this permit. 

2. Any removal/supply and installation of water meters and/or the removal of redundant and/or 
installation of new and modified property service connections must be carried out by TasWater at 
the developer’s cost. 

3. Prior to commencing construction of the subdivision/use of the development, any water connection 
utilised for construction/the development must have a backflow prevention device and water meter 
installed, to the satisfaction of TasWater. 

ASSET CREATION & INFRASTRUCTURE WORKS 

4. Plans submitted with the application for Engineering Design Approval must, to the satisfaction of 
TasWater show, all existing, redundant and/or proposed property services and mains. 

5. Prior to applying for a Permit to Construct,  to construct new infrastructure the developer must 
obtain from TasWater Engineering Design Approval for new TasWater infrastructure. The 
application for Engineering Design Approval must include engineering design plans prepared by a 
suitably qualified person showing the hydraulic servicing requirements for water and sewerage to 
TasWater’s satisfaction.   

6. Prior to works commencing, a Permit to Construct must be applied for and issued by TasWater. All 
infrastructure works must be inspected by TasWater and be to TasWater’s satisfaction.  

7. In addition to any other conditions in this permit, all works must be constructed under the 
supervision of a suitably qualified person in accordance with TasWater’s requirements.   

8. Prior to the issue of a Consent to Register a Legal Document  all additions, extensions, alterations or 
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upgrades to TasWater’s water and sewerage infrastructure required to service the development, 
are to be completed generally as shown on, and in accordance with, the plans listed in the schedule 
of drawings/documents and are to be constructed at the expense of the developer to the 
satisfaction of TasWater, with live connections performed by TasWater. 

9. After testing, to TasWater’s requirements, of newly created works, the developer must apply to 
TasWater for connection of these works to existing TasWater infrastructure, at the developer’s cost. 

10. At practical completion of the water and sewerage works and prior to TasWater issuing a Consent 
to a Register Legal Document the developer must obtain a Certificate of Practical Completion from 
TasWater for the works that will be transferred to TasWater.  To obtain a Certificate of Practical 
Completion: 

a. Written confirmation from the supervising suitably qualified person certifying that the 
works have been constructed in accordance with the TasWater approved plans and 
specifications and that the appropriate level of workmanship has been achieved. 

b. A request for a joint on-site inspection with TasWater’s authorised representative must be 
made. 

c. Security for the twelve (12) month defects liability period to the value of 10% of the works 
must be lodged with TasWater.  This security must be in the form of a bank guarantee. 

d. Work As Constructed drawings and documentation must be prepared by a suitably qualified 
person to TasWater’s satisfaction and forwarded to TasWater. 

Upon TasWater issuing a Certificate of Practical Completion, the newly constructed infrastructure is 
deemed to have transferred to TasWater. 

11. After the Certificate of Practical Completion has been issued, a 12-month defects liability period 
applies to this infrastructure.  During this period all defects must be rectified at the developer’s cost 
and to the satisfaction of TasWater.  A further 12-month defects liability period may be applied to 
defects after rectification.  TasWater may, at its discretion, undertake rectification of any defects at 
the developer’s cost.  Upon completion, of the defects liability period the developer must request 
TasWater to issue a “Certificate of Final Acceptance”. TasWater will release any security held for the 
defect’s liability period.  

12. The developer must take all precautions to protect existing TasWater infrastructure. Any damage 
caused to existing TasWater infrastructure during the construction period must be promptly 
reported to TasWater and repaired by TasWater at the developer’s cost.  

13. Ground levels over the TasWater assets and/or easements must not be altered without the written 
approval of TasWater. 

FINAL PLANS, EASEMENTS & ENDORSEMENTS 

14. Prior to the Sealing of the Final Plan of Survey, a Consent to Register a Legal Document must be 
obtained from TasWater as evidence of compliance with these conditions when application for 
sealing is made. 
Advice: Council will refer the Final Plan of Survey to TasWater requesting Consent to Register a Legal 
Document be issued directly to them on behalf of the applicant. 

15. Pipeline easements, to TasWater’s satisfaction, must be created over any existing or proposed 
TasWater infrastructure and be in accordance with TasWater’s standard pipeline easement 
conditions.   

16. In the event that the property sewer connection for affected lots cannot control the lot for a gravity 
connection, the Plan of Subdivision Council Endorsement Page for those affected lots is to note, 
pursuant to Section 83 of the Local Government (Building and Miscellaneous Provisions) Act 1993, 
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that TasWater cannot guarantee sanitary drains will be able to discharge via gravity into TasWater’s 
sewerage system. 

Advice: See WSA 02—2014-3.1 MRWA Version 2 section 5.6.5.3 Calculating the level of the 
connection point 

DEVELOPMENT ASSESSMENT FEES 

17. The applicant or landowner as the case may be, must pay a development assessment fee of $376.68 
and a Consent to Register a Legal Document fee of $239.90 to TasWater, as approved by the 
Economic Regulator and the fees will be indexed, until the date paid to TasWater. 

The payment is required within 30 days of the issue of an invoice by TasWater.  

18. In the event Council approves a staging plan, a Consent to Register a Legal Document fee for each 
stage, must be paid commensurate with the number of Equivalent Tenements in each stage, as 
approved by Council. 

Advice 

General 

For information on TasWater development standards, please visit https://www.taswater.com.au/building-
and-development/technical-standards  

For application forms please visit https://www.taswater.com.au/building-and-development/development-
application-form  

Declaration 

The drawings/documents and conditions stated above constitute TasWater’s Submission to Planning 
Authority Notice. 

TasWater Contact Details 

Phone  13 6992 Email  development@taswater.com.au 

Mail  GPO Box 1393 Hobart TAS 7001 Web  www.taswater.com.au 
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Brenton Josey

From: Council Referrals <Council.Referrals@tasnetworks.com.au>
Sent: Friday, 2 September 2022 2:25 PM
To: Planning @ Meander Valley Council
Subject: RE: CN22-165292 - PA\23\0046- Referral to TasNetworks – 12 Neptune Drive 2 

Panorama Road, Blackstone Heights – 10 lot subdivision

Caution: This email came from outside of MVC - only open links and attachments you’re expecting. 

Hi, 
 
Thank you for your email on 26/08/2022 referring the abovementioned development. 
 
Based on the information provided, the development is likely to adversely affect TasNetworks’ operations. TasNetworks has 
High Voltage Infrastructure easements on both existing titles which should be addressed as part of the application. 
 
As with any subdivision of this magnitude, consideration should be given to the electrical infrastructure works that will be 
required to ensure a supply of electricity can be provided to each lot. To understand what these requirements may entail, it is 
recommended you advise the proponent to contact TasNetworks on 1300 137 008  or our Early Engagement team at 
early.engagement@tasnetworks.com.au at their earliest convenience. 
 
Kind Regards, 
 
Belinda Lehner 
Connections Team 
PH: 03 6324 7583 

 
1 Australis Drive, Rocherlea 7250 
PO Box 419, Launceston TAS 7250 
www.tasnetworks.com.au 

@TasNetworks 
/TasNetworks 

The information contained in this message, and any attachments, may include confidential or privileged information and is intended solely for the intended recipient(s). If 
you are not an intended recipient of this message, you may not copy or deliver the contents of this message or its attachments to anyone. If you have received this 
message in error, please notify me immediately by return email or by the telephone number listed above and destroy the original message. This organisation uses third 
party virus checking software and will not be held responsible for the inability of third party software packages to detect or prevent the propagation of any virus how so 
ever generated. 

 

From: Planning @ Meander Valley Council <planning@mvc.tas.gov.au>  
Sent: Tuesday, 23 August 2022 12:02 PM 
To: Council Referrals <Council.Referrals@tasnetworks.com.au> 
Subject: CN22-165292 - PA\23\0046- Referral to TasNetworks – 12 Neptune Drive 2 Panorama Road, Blackstone 
Heights – 10 lot subdivision 
 
WARNING: This email originated from an EXTERNAL source. Please do not click links, open attachments or reply unless you reco
gnise the sender and know the content is safe. 

 
 
23 August 2022 
 
TasNetworks   
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PH Box 7009   
 
Email: Council.Referrals@tasnetworks.com.au 
 
Dear Sir/Madam,   
  
PA\23\0046- Referral to TasNetworks – 12 Neptune Drive & 2 Panorama Road, Blackstone Heights – 10 lot 
subdivision 
 
Council is processing an application for planning approval for use and development at the above address.  
 
The property is in the General Residential Zone under Tasmanian Planning Scheme – Meander Valley.  
 
The proposed development is for a 10 lot subdivision.  
  
In accordance with Section 44L of the Electricity Supply Industry Act 1995. Please respond within 10 Business days in 
accordance with section 44M.  
  
Due to the amount of lots the application proposes, this has been referred to you.   
  
A copy of the application and supporting information is in the dropbox link below.   
 
 https://www.dropbox.com/sh/88y1u37dkme9ep7/AADl0ufafDuwVXzGH8Lw7j98a?dl=0 [dropbox.com]  
 
Can you please also advise if there are any concerns concerning the proposed development.  
  
If you have any queries regarding this application, please do not hesitate to contact Council’s Planning Department 
on 6393 5320 quoting reference number PA\23\0046.  
  
Yours sincerely,   
  
 
 
 
Leanne Rabjohns 
Town Planner – Development and Regulatory Services 
  

 Alex Bowles, Development Administration Officer 
 P: 03 6393 5360  E: alex.bowles@mvc.tas.gov.au 
 26 Lyall Street Westbury, TAS 7303 | PO Box 102, Westbury Tasmania 7303 
 www.meander.tas.gov.au [meander.tas.gov.au] 

  
Council’s Development Services teams are experiencing significantly higher than normal workloads at the 
moment. We are working hard to maintain normal service delivery, however delays in response times are 
being experienced. We are continuing to take enquiries but appreciate your patience when timeframes are 
longer than usual or are required to be extended.  
 
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.  
  
  

 Planning @ Meander Valley Council  
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P: 6393 5300 E: planning@mvc.tas.gov.au 
 26 Lyall Street Westbury, TAS 7303 | PO Box 102, Westbury Tasmania 7303 

  [meander.tas.gov.au]www.meander.tas.gov.au [meander.tas.gov.au] 
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Development & Regulatory Services
2023-24 Dog Registration Fees

Development & Regulatory Services
2023-24 Dog Registration Fees

Report Author Krista Palfreyman
Director Development & Regulatory Services

Decision Sought Approval of recommended dog registration fees and charges for 
the 2023-24 financial year.

Vote Simple Majority

Recommendation to Council

That Council adopts the recommended dog registration fees and charges for 2023-24.

 Report

The purpose of this report is for Council to adopt dog registration fees and charges for 
2023-24.  The dog registration fees and charges are determined at the May Council 
meeting so the 2023-24 fees can be published by the end of the first week in June and 
registration renewals issued.

The fees set by Council for the 2022-23 financial year are set out in Table 1. 

Registration Regular Fee (*GST 
inclusive)

If paid by 31 July 
2022

Domestic Dog not Desexed $70.00 $52.00

Domestic Dog Desexed $24.00 $15.00

Working Dog $24.00 $15.00

Greyhound $24.00 $15.00

Purebred (for breeding) $24.00 $15.00

Pensioner’s Dog (one per pension card) $24.00 $15.00
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Registration Regular Fee (*GST 
inclusive)

If paid by 31 July 
2022

Guide Dog/Hearing Dog (on production of 
suitable evidence by applicant)

Nil Nil

Dangerous Dog $610.00 Not Applicable

Guard Dog $70.00 $52.00

Other Regular Fee (*GST 
inclusive)

If paid by 31 July 
2022

Renewal of Kennel Licence $50.00

New Kennel Licence $136.00

Fee to make a nuisance dog complaint $24.00

Dangerous Dog Collars Cost*

Impounding Fee $35.00

Impounding Fee – Second Time and 
subsequent occasions

$62.00

Daily Maintenance Fee $26.00*

Replacement Lifetime Tag $10.00

Not Applicable

Table 1: 2022-23 Dog Registration Fees and Charges.

The Council continues to run a comprehensive service in this program.  Council is one 
of the few remaining Local Government authorities in the region that provides a 24/7 
call out service. 

In order for the program to continue to provide the same level of service to our 
community, it is recommended that the dog registration fees and charges are 
increased, and that these increases reflect the Council Cost Index (CCI) for 2023.  The 
CCI is prepared by the Local Government Association of Tasmania (LGAT) and captures 
the cost increases associated with the delivery of Local Government services 
recognising that the Consumer Price Index alone does not reflect cost increases across 
the range of Council services. 
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The CCI for 2023 is 8.1%.  It is recommended that fees are increased by CCI and 
rounded to the nearest dollar.  

This year Council is introducing lifetime registration fees in accordance with the Dog 
Management Policy. With the introduction of lifetime tags in 2021, this is the next step 
that will allow dog owners to pay a one-off registration fee for the life of their dog and 
remove the need for annual renewal. This fee has been calculated on the average 
lifespan of a dog being 10 years and charging at 60% of the 10 year total. 

The percentage increase proposed for the impounding fee is greater than CCI, resulting 
from the completion of a bench marking exercise with other Councils in the region. The 
addition of a weekend rate for the daily maintenance fee is also recommended due to 
the significant cost to Council to provide this service.

It is recommended that an additional dangerous dog registration fee be added for 
ongoing years beyond the initial declaration registration. This is in recognition that the 
initial declaration involves a significant amount of work to ensure the requirements of 
the Dog Control Act 2003 (the Act) are met including the standard of the enclosure, 
appropriate equipment and signage are supplied, and a high level of education is 
provided to owners regarding their responsibilities. While the Rangers continue to 
inspect all properties with registered declared dangerous dogs to ensure the enclosures 
are maintained to an appropriate standard in accordance with the Act, the workload for 
ongoing years is notably reduced. 

Council is also looking to add a fee for microchipping. Our officers have recently 
completed training to be able to implant microchips. This will help Council and our 
community meet the legislative requirement of dogs needing to be microchipped prior 
to being released from an animal management facility. 

The recommended dog registration fees and charges for the 2023-24 financial year are 
provided in Table 2. 
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Registration Regular Fee (*GST 
inclusive)

If paid by 31 July 
2023

Lifetime Domestic Dog not Desexed $450.00 Not Applicable

Lifetime Domestic Dog Desexed $155.00 Not Applicable

Domestic Dog not Desexed $75.00 $56.00

Domestic Dog Desexed $26.00 $16.00

Working/Hunting Dog (on production of 
suitable evidence by applicant)

$26.00 $16.00

Racing Greyhound (on production of 
suitable evidence of registration with TGRB)

$26.00 $16.00

Purebred (for breeding on production of 
suitable evidence of registration with TCA)

$26.00 $16.00

Pensioner’s Dog (one dog per pension card) $26.00 $16.00

Guide Dog/Hearing Dog/Assistance Dog 
(on production of suitable evidence by 
applicant)

Nil Nil

Dangerous Dog Initial Registration $610.00 Not Applicable

Dangerous Dog Ongoing Registration $305.00 Not Applicable

Guard Dog $75.00 $56.00

Other Fee(*GST inclusive)

Renewal of Kennel Licence $54.00

New Kennel Licence Application $147.00

Fee to make a nuisance dog complaint $26.00

Dangerous Dog Collar $60.00*

Dangerous Dog Sign $71.00*

Microchipping Fee $50.00

Impounding Fee $60.00

Impounding Fee – Second Time and subsequent occasions $100.00

Daily Maintenance Fee – weekday $28.00*

Daily Maintenance Fee – weekend $60.00*

Replacement Lifetime Tag $10.00
Table 2: Recommended 2023-24 Dog Registration Fees and Charges.
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Attachments Nil 

Strategy Supports the objectives of Council’s strategic future direction 4: a 
healthy and safe community.

See Meander Valley Community Strategic Plan 2014-24. Click here 
or visit www.meander.tas.gov.au/plans-and-strategies to view.

Policy Council Policy No. 43 – Dog Management

Legislation Local Government Act 1993: s205. 

Consultation Not applicable 

Budget & Finance If approved, the dog registration fees are anticipated to raise 
estimated revenue of $97,000 for the 2023-24 financial year.

Risk Management Not applicable 

Alternative
Motions

Council may elect to approve the proposed fees structure with 
amendments.

https://www.meander.tas.gov.au/plans-reports
https://www.meander.tas.gov.au/plans-reports
https://www.legislation.tas.gov.au/view/whole/html/inforce/current/sr-2014-034
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2023-24 Environmental Health Fees

Development & Regulatory Services
2023-24 Environmental Health Fees

Report Author Krista Palfreyman
Director Development & Regulatory Services

Decision Sought Approval of recommended environmental health fees and 
charges for the 2023-24 financial year.

Vote Simple majority

Recommendation to Council

That Council adopts the recommended environmental health fees and charges for 
2023-24.          

 Report

The purpose of this report is for Council to adopt the environmental health fees and 
charges for 2023-24.

Councils fees and charges are set in conjunction with the annual budget process. 
However, the environmental health fees and charges are determined at the May 
Council meeting so the 2023-24 fees can be published by the end of May to enable 
registration renewals to be issued in June.

The fees set by Council for the 2022-23 financial year are set out in Table 1 (Note: 
licence fees required by legislation do not include GST).
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Food Premises (Except for bona fide not for profit 
organisations) Annual Registration/Renewal of Registration

Fees/Charges 
(*GST inclusive)

P3^(see explanation below) $62.00

P1 and P2^(see explanation below) $185.00

Late fee if application for renewal not received by 31 July 2022 $56.00

Additional inspections due to non-compliance $126.00*

Temporary Food Stall Registration (Except for bona fide not 
for profit organisations)

Fees/Charges 
(*GST inclusive)

One-off event $38.00

Up to 6 months $62.00

6 – 12 months $93.00

Late fee if not received before event $44.00

Public Health Fees/Charges 
(*GST inclusive)

Place of Assembly Licence – Public events, 1 day $80.00

Place of Assembly Licence – Public events, greater than 1 day $252.00

Registration of Private Water Supplier $105.00

Other premises requiring licencing under Public Health Act 
1997

$105.00

Request for inspection and written reports on food premises 
for prospective purchasers

$126.00*

Mobile Food Vehicles Fees/Charges 
(*GST inclusive)

Vendor’s Permit $185.00
Table 1: 2022-23 Environmental Health Fees and Charges.

In order for the program to continue to provide the same level of service to our 
community, it is recommended that the environmental health fees are increased, and 
that the fee increase reflects the Council Cost Index (CCI) for 2023.  The CCI is prepared 
by the Local Government Association of Tasmania (LGAT) and captures the cost 
increases associated with the delivery of Local Government services recognising that 
the Consumer Price Index alone does not reflect cost increases across the range of 
Council services.
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The CCI for 2023 is 8.1%.  It is recommended that fees are increased by CCI and 
rounded to the nearest dollar.  The recommended environmental health fees and 
charges for the 2023-24 financial year are provided in Table 2. 

Food Premises (Except for bona fide not for profit 
organisations) Annual Registration/Renewal of Registration

Fees/Charges 
(*GST inclusive)

P3^(see explanation below) $67.00

P1 and P2^(see explanation below) $200.00

Late fee if application for renewal not received by 31 July 2022 $60.00

Additional inspections due to non-compliance $136.00*

Temporary Food Stall Registration (Except for bona fide not 
for profit organisations)

Fees/Charges 
(*GST inclusive)

One-off event $41.00

Up to 6 months $67.00

6 – 12 months $100.00

Late fee if not received before event $48.00

Public Health Fees/Charges 
(*GST inclusive)

Place of Assembly Licence – Public events, 1 day $86.00

Place of Assembly Licence – Public events, greater than 1 day $272.00

Registration of Private Water Supplier $115.00

Other premises requiring licencing under Public Health Act 
1997

$115.00

Request for inspection and written reports on food premises 
for prospective purchasers

$136.00*

Mobile Food Vehicles Fees/Charges 
(*GST inclusive)

Vendor’s Permit $200.00
Table 2: Recommended 2023-24 Environmental Health Fees and Charges.

The categories of food premises listed in the environmental health fees and charges 
reflect the Tasmanian Food Business Risk Classification System (TFBRCS).  Based on 
the national food safety risk profiling framework, food businesses are to be classified 
into five categories according to the types of food handled by the business, together 
with the size and method of its food handling activities.    
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The TFBRCS also includes food businesses that are classified as P3-N or P4, largely 
businesses handling or processing non-potentially hazardous foods.  As in previous 
years, it is proposed that food businesses classified as P3-N or P4 are not included in 
Council’s fees and charges.

A Vendor’s Permit, issued under the Vehicle and Traffic Act 1999, is required in 
addition to a Registration of a Food Business for mobile food vehicles wishing to 
operate from a public street or from Council owned or managed property.  Mobile 
food vehicles based in other municipalities may apply for and obtain a Vendor’s 
Permit to trade in the Meander Valley area.

Attachments Nil 

Strategy Supports the objectives of Council’s strategic future direction 4: a 
healthy and safe community.

See Meander Valley Community Strategic Plan 2014-24. Click here 
or visit www.meander.tas.gov.au/plans-and-strategies to view.

Policy Not applicable 

Legislation Local Government Act 1993: s205. 

Consultation Not applicable 

Budget & Finance If approved, the environmental health fees are anticipated to raise 
estimated revenue of $43,000 for the 2023-24 financial year.

Risk Management Not applicable 

Alternative
Motions

Council may elect to approve the proposed fees structure with 
amendments.

https://www.meander.tas.gov.au/plans-reports
https://www.meander.tas.gov.au/plans-reports
https://www.legislation.tas.gov.au/view/whole/html/inforce/current/sr-2014-034
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Corporate Services
Council Audit Panel: Receipt of Meeting Minutes

Corporate Services
Council Audit Panel: Receipt of Meeting Minutes

Report Author Jonathan Harmey
Director Corporate Services

Decision Sought Council received the minutes of the March Audit Panel meeting. 

Vote Simple majority

Recommendation to Council

That Council receives the minutes of the Audit Panel meeting held on 28 March 2023.

 Report

The purpose of this report is for Council to receive the minutes of the Council Audit 
Panel meeting held on 28 March 2023.

The minutes of the meeting have been reviewed and endorsed by the General 
Manager and Council Audit Panel Chair. The minutes are provided for Council’s 
information, as required under it’s Audit Panel Charter.

Attachments 1. Audit Panel Minutes - 28 March 2023 [14.1.1 - 5 pages]

Strategy Supports the objectives of Council’s strategic future direction 5: 
innovative leadership and community governance.

See Meander Valley Community Strategic Plan 2014-24. Click here 
or visit www.meander.tas.gov.au/plans-and-strategies to view.

Policy The recommendation fulfils the requirements outlined in Council’s 
Audit Panel Charter confirmed at the July 2022 Council Meeting.  

Legislation Local Government Act 1993: s85, 85A and 85B.
Local Government (Audit Panels) Orders.

Consultation Not applicable

https://www.meander.tas.gov.au/plans-reports
https://www.meander.tas.gov.au/plans-reports
https://www.legislation.tas.gov.au/view/whole/html/inforce/current/sr-2014-034
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Budget & Finance Not applicable

Risk Management Not applicable 

Alternative
Motions

Council can elect to approve the recommendation with 
amendment.
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Audit Panel
Minutes

Meeting Time & Date: 10:30am 28 March 
2022

Venue: Meander Valley Council – Council 
Chambers

Present:
Chairman Andrew Gray Councillor Ben Dudman
Mr Ken Clarke
In Attendance:
John Jordan, General Manager Tania Sharman – Workplace Health & Safety 

Officer
Jon Harmey, Director Corporate Services Susan Ellston, Finance Officer
Dino De Paoli, Director Infrastructure Services Stephen Morrison - Tasmanian Audit Office 

(via Zoom)
Krista Palfreyman, Director Development & 
Regulatory Services

Jess James – Tasmanian Audit Office (via 
Zoom)

Justin Marshall, Team Leader Finance
Apologies:
Councillor Kevin House Matthew Millwood, Director Works

ORDER OF BUSINESS

13. Consider any available audit reports

The following report was tabled- 
1. MVC - Financial Audit Strategy (draft) - Year ending 30 June 2023

Stephen Morrison and Jess James from the Tasmanian Audit Office (TAO) joined via Zoom 
meeting at 10:50 am. Stephen gave an overview of the Financial Audit Strategy Document 
and commented that not much had changed from last years report. Stephen noted that 
the risks of Information Technology (IT) has changed procedures for the TAO due to the 
issue of an amended Auditing Standard; and they will be increasing focus this year on IT. 

The financial audit will aim to be completed by 23 September 2023. There have been no 
significant changes impacting the financial statements disclosures for this year. 

There we no questions from the Audit Panel and the TAO left the meeting at 11:10 am.

Report was received and Noted.

ITEM
1. Declaration of Pecuniary Interests/conflict of interest

Nil.

2. Adoption of Previous Minutes
It was resolved that the minutes of the meeting held on 20 December 2022 be received 
and confirmed.

14.1.1 Audit Panel Minutes - 28 March 2023
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3. Outstanding from previous meeting - Action Sheet

3.1 – Policy No. 23 – Responsibilities of Council Representatives – Further review 
required.
3.2.1 – Policy No. 66 – Security for Incomplete Works in Subdivisions – Further review 
required.
3.2.2 – Policy No. 81 – Online Communications (social media-Councillors) – Further 
review required.
3.3 – Policy No. 37 – Vegetation Management – Further review required.
3.4 – The JLT Waste Transfer Station (WTS) External Audit – Corrective actions 3 & 4 are 
outstanding. Corrective actions will be presented at June 2023 Audit Panel Meeting 
3.5 – Review management’s implementation of audit recommendations - To be 
presented at June 2023 Audit Panel Meeting
3.6 – Review most current results and report any relevant findings to Council - Refer 
to additional analysis of the year-to-date financial performance included in the monthly 
financial report.

Received and Noted. 

Governance and Strategy
4. Review 10-Year Financial Plan

Councils Long Term Financial Plan was last adopted on 14 June 2022. The document will 
again be updated again when forming the 2023-24 financial year budget. Updates will be 
required to include Council decisions that have occurred to the Operating and Capital 
Budget Estimates and reflect any strategic decisions that have been made since June. 

Received and Noted.

5. Review Financial Management Strategy (Sustainability)
The Financial Management Strategy & Long-Term Financial Plan September 2023-2032 
was last confirmed at the 14 June 2022 Council Meeting and was tabled for discussion.

Report was Received and Noted.

6. Review preliminary Budget parameters and assumptions
Council officers are commencing development of the 2023-24 budget estimates to be 
workshopped with the new elected member group, some factors that will impact the 
budget include:
– The Tasmanian Council Cost Index increased 8.11% for the year.
– CPI (Hobart) to December experienced an increase of 7.7%
– Rating increases required to ensure ability to fund increases in operating costs and 

also longer term sustainability 
– Pending landfill operational decisions and approval of the tender for management of 

existing waste facilities.
– Timing of grant funding towards flood rectification works.
– Depreciation changes from the Stormwater and Building revaluations in 2022-23
– Wages including negotiated enterprise agreement increase of 4% and any FTE 

changes.
– Repayment of Tascorp loan and receipt of third party loaned funds.
– The timing of capital grant funding.

14.1.1 Audit Panel Minutes - 28 March 2023
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– Continuation of expected Taswater distributions.
 

Received and Noted.

7. Review policies and procedures

Policy No. 24 – Councillor Expense Entitlements, Attendance at Conferences and 
Training – Carried forward to next meeting.

Received and Noted.

Financial and Management Reporting
8. Review most current results and report any relevant findings to Council

The Financial Report for the period ended 31 January 2023 was tabled for discussion.

Noting the Flood grants are not included in the final figure of the report.

Report was received and Noted.

9. Review any business unit or special financial reports
Nothing to Report

Internal Audit
10. Consider any available audit reports

– Home based work policy is in place and being complied with. Currently draft audit is 
with General Manger for review.

– Poor process for disclosure and management of staff conflicts of interest leading to 
partial decision making. Currently draft audit is with General Manger for review.

Received and Noted.

11. Review management’s implementation of audit recommendations
– Contractor management process roll out is complete and process seems to be working 

well. Contractor compliance is much better than prior to the audit.

– Waiting on Director Infrastructure to provide update on Actions from Major projects 
variations controls audit. 

– JLT Waste transfer station Management Audit – Director Infrastructure to follow up on 
outstanding items x 5. 

Received and Noted.

12. Review the adequacy of internal audit resources for consideration in Council’s annual 
budget and review performance of internal auditors
– ICT External Audit out for expressions of interest to two suppliers.

Received and Noted.

14.1.1 Audit Panel Minutes - 28 March 2023
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External Audit 
13. Consider any available audit reports

Details at the commencement of the meeting.
 

14. Consider any performance audit reports that will be undertaken by the Tas Audit 
Office and address implications for the Council
Nothing to Report.

Risk Management and Compliance
15. Monitor ethical standards and any related party transactions to determine the 

systems of control are adequate and review how ethical and lawful behaviour and 
culture is promoted within the Council
No concerns to report. 

Overview provided to new elected members on declaration of conflicts of interest. 
Council code of conduct approved at the 14 March 2023 Council Meeting. Related Party 
disclosures and declarations to be completed in June 2023. As part of new employees’ 
induction, they are provided with online video from the Integrity Commission “Ethical 
Decisions at Work” and the Manager Governance undertakes a session with the 
employee on Fraud Control. 

Received and Noted

16. Review the procedures for Council’s compliance with relevant laws, legislation and 
Council policies
Nothing to report.

17. Review internal and fraud management controls
Capacity to do more however resourcing in IT is low at them moment. Council is 
comfortable with the level of performance.

Received and Noted.

18. Review delegation process and exercise of these
The Director Development & Regulatory Services is currently undertaking a review of 
Council’s delegations to the General Manager, taking into account the LGAT standard 
delegations. This will be workshopped with the elected members when the review is 
completed. 

Received and Noted.

19. Review tendering arrangements and advise Council
No progress to date. The review will be progressed including recommendations from the 
Synetic Audit.

Received and Noted.

20. Monitor any major claims or lawsuits by or against the Council and complaints 
against the Council
No matters to report.
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21. Oversee the investigation of any instances of suspected cases of fraud or other illegal 
and unethical behaviour
No matters to report.

Other Business
22. Review issues relating to National competition policy

The consideration for Council with the NCP relates to Council permitting overnight RV 
stays at the Bracknell River Reserve and Deloraine Racecourse. In 2019 Council undertook 
a review of the requirements and found that even if it were argued that Council was 
competing in the same market as private operators (which was a matter of debate) we 
were identified to occupy less than the required 10% of the market within 60 kilometres, 
which was the requirement. As we have received no advice on changes to the legislative 
requirements and Council’s processes in overnight RV stays have not changed, this 
position is considered to remain. 

Received and Noted.

Meeting close

This meeting closed at 11:45 am

Next Meeting 

The next meeting is to be held on Tuesday 27 June 2023 at 10:30 am

14.1.1 Audit Panel Minutes - 28 March 2023
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Infrastructure Services
Amendments to Policy No.66 Security for Incomplete Works in Subdivisions

Infrastructure Services
Amendments to Policy No.66 Security for Incomplete 
Works in Subdivisions

Report Author Dino De Paoli
Director Infrastructure Services

Decision Sought That Council confirms the continuation of Policy No. 66 - Security 
for Incomplete Works in Subdivisions, as amended, and 
presented as Attachment 1.

Vote Simple majority

Recommendation to Council

 That Council confirms the continuation of Policy No. 66 - Security for Incomplete 
Works in Subdivisions, as amended, and presented as Attachment 1.

 Report

Policy No.66 is often applied by Council’s Infrastructure Department for residential and 
commercial/industrial subdivision work.

The circumstances leading to security being accepted for incomplete subdivision work 
relate mostly to weather delays (e.g. undertaking pavement sealing work).  On occasion 
this is due to a developers private commercial arrangements.  Council officers have a 
focus of working with developers to achieve positive outcomes for them while 
mitigating future risk to Council.  It is noted that officers will need to be proactive in 
managing the completion of outstanding works moving forward to ensure the 
developer meets their obligations in a timely manner.

The proposed draft amendments include reference to the payment of an application 
and processing fee to Council for approval of bonds for incomplete work. This fee is 
intended to offset officer time taken to process applications and also arrange for the 
return of security once outstanding work is completed.  A fee of $542 (Excluding GST) 
will be recommended to Council for approval as part of the upcoming budget approval 
process.
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The amendments to the Policy remove references to the value of incomplete work and 
reduce the time to complete outstanding work from 12 months to 6 months.

The proposed amendments to the Policy were discussed at the December 2022 Audit 
Panel Meeting and Council Workshop on 2 May 2023.

All recommended changes are displayed in the attachment as a marked-up version of 
the existing Policy.

Attachments 1. Policy No 66 Security for Incomplete Works in Subdivisions with 
markup [15.1.1 - 2 pages]

Strategy Supports the objectives of Council’s strategic future direction 6: 
planned infrastructure services.

See Meander Valley Community Strategic Plan 2014-24. Click here 
or visit www.meander.tas.gov.au/plans-and-strategies to view.

Policy Not applicable 

Legislation Not applicable

Consultation Not applicable

Budget & Finance Adoption of the amended policy does not require additional 
budget or financial support.

Risk Management Not applicable 

Alternative
Motions

Not applicable

https://www.meander.tas.gov.au/plans-reports
https://www.meander.tas.gov.au/plans-reports
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POLICY MANUAL

Policy Number: 66 Security for Incomplete Works in Subdivisions

Purpose: The purpose of this Policy is to outline the 
application of security in relation to incomplete 
works in subdivisions.

Department:
Author:

Infrastructure Services
Dino De Paoli, Director

Council Meeting Date:
Minute Number:

9 May 2023 12 June 2018
TBA/2023 109/2018

Next Review Date: May 2027 June 2022 (as set, or every four years or 
as required)

POLICY
   
1. Definitions

Security:  Bond and cash, or bond and bank guarantee.
Incomplete works: All subdivision works associated with roads, stormwater drainage, 
footpaths, driveways, public lighting and earthworks, that have commenced but are 
yet to be completed, or are not constructed to Council’s standard.

2. Objective

The objective of this policy is to ensure infrastructure and associated works are 
completed in subdivisions at an appropriate point in time.

3. Scope

The policy shall apply to all approved subdivision applications.

4. Policy

1.  Where the value of the incomplete works in subdivisions is less than $20,000 
No security will be accepted in lieu of the works being completed unless 
extenuating circumstances or engineering justifications are accepted by the 
Director Infrastructure Services.

2.  Where security is accepted by Council, the value of incomplete works in 
subdivisions is in excess of $20,000 the developer will be required to lodge 
security before the final plan is sealed by Council.  In addition, the following 
conditions will apply:

15.1.1 Policy No 66 Security For Incomplete Works In Subdivisions With Markup
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a) The developer will be allowed six(6)12 months to complete the works or at 
an approved point in time as agreedset by the Director Infrastructure 
Services.  If the outstanding works are not completed to the satisfaction of 
Council’s Director Infrastructure Services within the required timeframe, 
the security willmay be called in to allow Council to complete the 
outstanding works, subject to site specific circumstances.

b) The value of the security will be an amount equivalent to the estimated 
cost of outstanding works if constructed 12 months from the date of the 
agreement plus a maximum of 50% to cover costs related to indexation of 
works, and Council management costs and other unforeseen costs.

c) The estimated cost will be as approved by Council and determined using 
the tendered rates for the project, or the Rawlinsons Construction Cost 
Guide or another agreed method for costing of civil infrastructure works.

d) Sealing of the subdivision plan will be subject to the consent of all other 
relevant authorities.

e) Payment of an application and processing fee to Council for approval of 
bonds for incomplete subdivision work.

5. Legislation

Land Use Planning and Approvals Act 1993
Local Government (Building and Miscellaneous Provisions) Act 1993
Local Government (Highways) Act 1982
Urban Drainage Act 2013

6. Responsibility

The Director Infrastructure Services is responsible for ensuring compliance with the 
policy.

15.1.1 Policy No 66 Security For Incomplete Works In Subdivisions With Markup
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Motion to Close Meeting
Motion Close the meeting to the public for discussion of matters in the list of 

agenda items below. 

Refer to Local Government (Meeting Procedures) Regulations 2015: s15(1).
 

Vote Absolute majority 

Closed Session Agenda

Confirmation of Closed Minutes
Refer to Local Government (Meeting Procedures) Regulations 2015: s34(2).

Leave of Absence Applications
Refer to Local Government (Meeting Procedures) Regulations 2015: s15(2)(h).

Community Events Calendar and Resourcing (FY 2023-24)
Refer to Local Government (Meeting Procedures) Regulations 2015: s15(2)(a) regarding personnel matters, 
including complaints against an employee of the council and industrial relations matters.

Draft 2023-24 Capital Works Program
Refer to Local Government (Meeting Procedures) Regulations 2015: s15(2)(b) regarding information that, if 
disclosed, is likely to confer a commercial advantage or impose a commercial disadvantage on a person 
with whom the council is conducting, or proposes to conduct, business.

Refer to Local Government (Meeting Procedures) Regulations 2015: s15(2)(c) regarding commercial 
information of a confidential nature that, if disclosed, is likely to -(i) prejudice the commercial position of 
the person who supplied it; or (ii) confer a commercial advantage on a competitor of the council; or (iii) 
reveal a trade secret.    

Release of Public Information
Refer to Local Government (Meeting Procedures) Regulations 2015: s15(8).

Meeting End
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