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The Way We Work Together
Our Agreed Behaviours

1. We work as a team, value each other’s contribution and are accountable for our 
work.

2. We support each other’s roles to deliver the best outcomes for our customers and 
community.

3. We are supported, trusted and empowered to do our work.
4. We value open and transparent communication to keep each other well informed.
5. We operate in an environment where people feel connected. 

Council Chambers
Seating Plan

General Manager Mayor
Jonathan Harmey Wayne Johnston

Minute Taker 
Anthea Rooney Deputy Mayor

Stephanie Cameron
Councillor
Kevin House Councillor

Michael Kelly
Councillor 
Anne-Marie Loader Councillor

Ben Dudman
Councillor 
John Temple Councillor

Daniel Smedley
Councillor 
Rodney Synfield

Council Officers

Public Gallery
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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. 

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

In accordance with Policy No. 98: Council Meeting Administration, this Meeting will be recorded 
and live streamed to the general public.  By attending the Meeting in person, you are consenting 
to personal information being recorded and published.

Hard copies of Agendas and Minutes are also available to view at the Council’s office.

Learn More

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

A copy of the latest Agenda and Minutes are available to view at the Council’s office in Westbury.  
Click here to view Agendas and Minutes online or listen to audio of Meetings.

After the Meeting, you will find Minutes, Audio and Live Stream Recordings online.  The 
recordings will remain available to the public for six months.

You can also contact the Office of the General Manager by telephone on (03) 6393 5317, or email 
ogm@mvc.tas.gov.au to ask any questions, 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 the 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.  

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 from the 
Meeting 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. 

The 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 the Council’s 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 the Council’s premises following any behaviour that falls short of 
these expectations. It is an offence to hinder or disrupt a Council Meeting.

Access and Inclusion
The 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 the Council prior to 
the Meeting on (03) 6393 5317 or via email to ogm@mvc.tas.gov.au to discuss how the Council 
can best assist you with access.

Council Meeting Processes
During Council Meetings, the following, processes occur:

All motions are passed by simple majority unless otherwise stated in the Agenda Item.

Councillors abstaining from voting at a Council Meeting are recorded as a negative vote (Local 
Government (Meeting Procedures) Regulations 2015).

Councillors are able to move amended, alternate or procedural motions during debate.

Councillors’ Questions Without Notice will not be recorded in the Minutes unless they are Taken 
on Notice.

Members of the Public are able to ask two questions during Questions Without Notice.

mailto:ogm@mvc.tas.gov.au
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Certificate of Qualified Advice
The 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 the 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.

Jonathan Harmey
General Manager 
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1. Opening of Meeting and Apologies

2. Acknowledgment of Country
I begin today by acknowledging the Pallitore and Panninher past peoples, the Traditional 
Owners and Custodians of the land on which we gather today and I pay my respects to 
Elders past and present.  I extend that respect to all Aboriginal and Torres Strait Islander 
peoples here today.

3. Confirmation of Minutes
Local Government (Meeting Procedures) Regulations 2015 – Regulation 35(1)(b)

Recommendation

That Council receives and confirms the Minutes of the last Ordinary Council Meeting held 
on 13 August 2024.

4. Declarations of Interest
Local Government Act 1993 – section 48

(A councillor must declare any interest that the councillor has in a matter before any 
discussion on that matter commences).
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5. Council Workshop Report
Local Government (Meeting Procedure) Regulations 2015 – Regulation 8(2)

Topics Discussed – 27 August 2024

Planning Applications for September Council Meeting
Councillors received a review of Planning Applications to be presented to the September 
Council Meeting.

Draft Community Strategic Plan 2024-2034
Councillors received and discussed a draft copy of the proposed Community Strategic Plan 
2024-2034.

Local Government Association of Tasmania General Meeting – 4 September 2024 – 
Voting Position
Councillors provided voting direction for the Local Government Association of Tasmania 
General Meeting to be held on 4 September 2024.

Westbury Streetscape Concept Design
Councillors were presented with the concept design of the Westbury Streetscape and a 
mock up of the Westbury Town Entrance signage.

Deloraine Recreation Precinct – Play Space Concept Design
Councillors were presented with the draft concept design for the Nature Play Space at the 
Deloraine Recreation Precinct.

Sale of Public Land
Councillors were provided with information regarding the Council’s properties.

Equal Opportunity Tasmania
Councillors received Work Health and Safety training from Equal Opportunity Tasmania.

Further Council Meeting Acknowledgements
Councillors discussed the acknowledgement in Council Agendas.
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Items for Noting
Review and Proposed Amendments to Policy No. 2: Stock Underpasses on Council 
Roads
Councillors provided feedback on proposed amendments for the Council’s Policy.

Review and Proposed Amendments to Policy No. 4: Subsidised Waste Disposal for 
Community Groups
Councillors provided feedback on proposed amendments for the Council’s Policy.

Review and Proposed Amendments – Policy No. 62: Adhesion Orders
Councillors provided feedback on proposed amendments for the Council’s Policy.

Review and Proposed Amendments – Policy No. 72: Approval to Occupy Road 
Reserve Including Dining and Vending
Councillors provided feedback on proposed amendments for the Council’s Policy.
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6. Mayor and Councillors' Reports
Councillors’ Official Activities and Engagements Since Last Meeting

Mayor Wayne Johnston
Attended the following events:
• 2 September 2024 – delivered the opening address for the Cattle and Sustainability 

field day
• 3 September 2024 – attended the Citizenship Ceremony
• 4 – 5 September 2024 – attended the Local Government Association of Tasmania 

General Meeting

Deputy Mayor Stephanie Cameron
Attended the following events:
• 28 August 2024 – attended the Carrick Structure Plan Drop-In Session
• 3 September 2024 – attended the Citizenship Ceremony

Councillor Ben Dudman
Attended the following events:
• 28 August 2024 – attended the Carrick Structure Plan Drop-In Session
• 3 September 2024 – attended the Citizenship Ceremony

Councillor Anne-Marie Loader
Attended the following events:
• 13 August 2024 – attended the Carrick Hall Committee Meeting
• 24 August 2024 – presented at the Young Farmer of the Year Dinner
• 28 August 2024 – attended the Great Western Tiers Tourism Association Meeting
• 28 August 2024 – attended the Carrick Structure Plan Drop-In Session
• 3 September 2024 – attended the Citizenship Ceremony

Councillor Rodney Synfield
Attended the following events:
• 28 August 2024 – attended the Carrick Structure Plan Drop-In Session
• 3 September 2024 – attended the Citizenship Ceremony

Councillor John Temple
Attended the following events:
• 28 August 2024 – attended the Carrick Structure Plan Drop-In Session
• 3 September 2024 – attended the Citizenship Ceremony

Councillors’ Announcements and Acknowledgements
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7. Community Representations
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 14 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.

No Community Representations have been received as part of this Agenda

mailto:ogm@mvc.tas.gov.au
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8. Public Question Time

Members of the public may ask questions in person or using the form available on the 
Council’s website.

During the Meeting, a minimum of 15 minutes is available and is set aside for members of 
the public to ask Questions 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 for a future Meeting.

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

8.1. Public Questions With Notice
Local Government (Meeting Procedures) Regulations 2015 – Regulation 31(1)

(Questions With Notice must be in writing and should be received by the General Manager 
at least seven days before the relevant Council Meeting).

Question
Leigh Wasserfall  –  Ambient Sound in Reedy Marsh  –  asked  at the Council Meeting on 
13 August 2024

1. With regard to Meander Valley's natural values in Reedy Marsh, does the Council 
have the authority to make amends about the high noise level being experienced 
at Reedy Marsh as a result of two operating quarries?

2. How much authority does the Council have to impose noise restrictions on the 
quarries in our area and is it possible to restrict the very early operating house and 
weekend work of the noisy machinery operating at the quarries?

Krista Palfreyman (Director Development and Regulatory Services) advised that 
the two existing quarries at 190 and 611 Porters Bridge Road, Reedy Marsh, are Level 
2 Activities regulated by the Environment Protection Authority Tasmania.  The 
regulation of noise emissions and impacts to sensitive receptors from the two sites is 
regulated by the Environment Protection Authority Tasmania via their Permit 
Conditions or Environment Protection Notice.  The Council has no authority to impose 
or vary noise restrictions on the activities. 

https://www.meander.tas.gov.au/council-meeting-guidelines
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Question
Rebecca Hanby, Westbury – Drainage Issues in William Street and Green Overlay - asked 
at the Council Meeting on 13 August 2024

1. What green overlay does the Meander Valley Council have in 2024 and going 
forward, including what are the permeable ground percentages in new 
developments, canopy percentages taking into consideration climate change, is 
there a tree registry for trees of significance, what is being done about wildlife 
corridors and what is the current hedge protection strategy?

Thomas Wagenknecht (Senior Strategic Planner) advised that the Meander Valley 
Local Provisions Schedule (LPS) contains the Priority Vegetation Area Overlay.  This 
overlay is underpinned by the Regional Ecosystem Model of Tasmanian Biodiversity 
and applied in accordance with Guideline No. 1: Local Provision Schedule (LPS): zone 
and code application issued by the Tasmanian Planning Commission.

The proportion of pervious surfaces in new developments varies greatly depending 
on the size, scale and location of the development.  The State Planning Provisions 
currently do not require minimum areas of pervious surface but instead regulates 
allowable site coverage (calculated as the gross roofed area divided by site area) for 
new development.  For example, within both the General Residential Zone and the 
Village Zone, a site coverage of 50% is permissible.  The State Government is currently 
reviewing Tasmania’s residential standards, with a draft recommendation to 
introduce minimum deep soil area requirements to minimise the extent of impervious 
surfaces.

The Council does not monitor canopy cover for new developments.

The LPS provides for the option of a Significant Tree register.  No trees are currently 
listed.  Notwithstanding, trees on sites listed on the State heritage register, such as 
the Village Green, are afforded a level of protection regardless.

The Council does not currently have any active projects relating to wildlife corridors 
but does have a role to play when assessing planning applications that involve 
vegetation removal.  On the ground projects are best facilitated through entities such 
as NRM North.

The Meander Valley Council does not have an endorsed hedge protection strategy.  
Notwithstanding, some scenic road corridors within the LPS – such as the Bass 
Highway, Meander Valley Road and Mole Creek Road – enable consideration of 
hedgerows where they contribute to visual aesthetic values.
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8.2. Public Questions Without Notice
Local Government (Meeting Procedures) Regulations 2015 – Regulation 31(2)(b)

(Members of the public who ask Questions Without Notice at a Meeting will have both the 
question and any answer provided recorded in the Minutes.  If the Council’s Officers are 
unable to answer the question asked at the Meeting, the question and a response will be 
provided in the next Council Meeting Agenda).
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9. Councillor Question Time
9.1. Councillors' Questions With Notice

Local Government (Meeting Procedures) Regulations 2015 – Regulation 30

9.1. Councillors' Questions With Notice

(Questions With Notice must be in writing and should be received by the General Manager 
at least seven days before the relevant Council Meeting).

No Councillors’ Questions With Notice were received for this Meeting.

9.2. Councillors' Questions Without Notice

9.2. Councillors' Questions Without Notice
Local Government (Meeting Procedures) Regulations 2015 – Regulation 29

(Councillors who ask Questions Without Notice at a Meeting will have the question 
answered at the Meeting.  Questions and responses will not be recorded in the Minutes of 
the Meeting.  If the Council’s Officers are unable to answer the question asked at the 
Meeting, the question and a response will be provided in the next Council Meeting Agenda).



 

Meander Valley Council - Ordinary Meeting Agenda: 10 September 2024 Page 16

10. 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 The Council has an Annual Plan target to process Planning 
Applications in accordance with delegated authority and statutory 
timeframes.

Policy Not Applicable.

Legislation The Council must process and determine applications under the 
Land Use Planning and Approvals Act 1993 (LUPA) and its Planning 
Scheme.  Each application is made in accordance with LUPA, 
section 57.

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 and Finance Where a Planning Authority decision is subject to later appeal to 
the Tasmanian Civil and Administrative Tribunal (Resource and 
Planning Stream), the 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 
Council 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 matters.
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11. Planning Authority Reports

11.1. PA\23\0217 - 345-347 Westbury Road, Prospect Vale

Proposal Food Services (convenience restaurant), consolidation of 
titles, demolition of structures and signage 

Report Author Natasha Whiteley
Team Leader Town Planning

Authorised By Krista Palfreyman
Director Development and Regulatory Services

Decision Due 11 September 2024

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

Applicant’s Proposal

Applicant McDonald's Australia Limited C/O Ratio Consultants

Property 345-347 Westbury Road, Prospect Vale (CTs: 217358/9 and 
217681/8) 

Description The applicant seeks planning permission to:

1. Demolish all existing structures on the site (buildings and 
signs);

2. Consolidate the two existing titles to make one title;

3. Construct a convenience restaurant (McDonald’s) including 
associated car parking, drive through, acoustic fencing and 
screens and signage; and

4. Operate the business 24 hours 7 days a week.
Documents submitted by the Applicant are attached, titled Application 
Documents.

Following the advertising period and review of the 
representations received, the applicant has submitted amended 
plans for the proposed use and development.  The 
amendments include: 

1. Removing the car parking spaces located to the east of the 
loading bay; 
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2. Relocating the eastern portion of the drive through further 
west to increase the distance from the adjoining properties 
to the east; 

3. Reducing the heights of acoustic boundary fences to the 
east and south of the site and changes to the acoustic 
screens.   

The proposed amendments are not considered to be 
substantial changes to the application nor invoke new 
discretions.  Therefore, the amended plans and supplementary 
reports can be considered as part of the assessment.  The 
amended plans and supplementary reports are located within 
the attachment titled Amended Plans and Supplementary 
Reports.  

Figure 1 below is an aerial photograph identifying the subject 
site and adjoining land.  Figures 2 and 3 are extracts of the site 
plan as advertised and amended.  Figures 4-7 are photographs 
of the site.

Figure 1: Aerial view of the subject site and adjoining land (source: Exponare)
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Figure 2: Extract of proposed site plan (as advertised) (source: application documents)

Figure 3: Extract of proposed site plan (as amended)
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Figure 4: Extract of the 3D Views of the proposed development (source: application documents)

Figure 5: Photograph of the site looking north from Westbury Road (photo taken by Council – 
dated 24 July 2024)
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Figure 6: Photograph of the site looking south from Westbury Road (photo taken by Council – 
dated 24 July 2024)

Figure 7: Photograph of the site looking south from the north-eastern corner (photo taken by Council – 
dated 24 July 2024)
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Planner’s Report

Discretions

For this application, 15 discretions are triggered.  This means Council has discretion 
to approve or refuse the application based on its assessment of:

Clause Performance 
Criteria Standard

15.3.1 P1, P2 All uses

15.4.2 P2 Setbacks

15.4.4 P1, P2 Fencing

C1.6.1 P1.1, P2, P3 Design and siting of signs

C1.6.2 P1 Illuminated signs

C2.5.3 P1 Motorcycle parking numbers

C2.6.5 P1 Pedestrian access

C2.6.6 P2 Loading bays

C2.6.8 P1 Siting of parking and turning areas

C3.5.1 P1 Traffic generation at a vehicle crossing, level 
crossing or new junction

C14.6.1 P1 Excavation works, excluding land subject to the 
Macquarie Point Development Corporation Act 
2012

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.
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Performance Criteria and Applicable Standards

Subject to the recommended conditions, 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

Eleven responses (representations) were 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.

The applicant has provided a response to the representations which can be found in 
the attachment titled Applicant’s Response to Representations Received. 

Agency Consultation

TasWater

The application was referred to TasWater.  TasWater provided an Amended Submission 
to Planning Authority Notice, Reference: TWDA 2023/00517-MVC, on date 5 June 2024. 

See Attachment titled Agency Consultation – TasWater – Submission to Planning Authority Notice.

TasNetworks

The application was referred to TasNetworks.  TasNetworks provided the following 
comments on 27 April 2023:

Based on the information provided, the development is not likely to adversely 
affect TasNetworks’ operations. 

It is recommended that the customer (or their consultant) submit an application 
via our website portal at their earliest convenience to upgrade the electricity 
supply connection to support this development.  

The application portal can be found here: Connections Hub - TasNetworks.

An early engagement meeting is recommended to discuss requirements, 
costings and timing which can be requested via email 
early.engagement@tasnetworks.com.au 

See Attachment titled Agency Consultation – TasNetworks.

mailto:early.engagement@tasnetworks.com.au
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Tas Gas Networks

The application was referred to Tas Gas Networks.  Tas Gas Networks provided comment 
on 2 July 2024 and requires the inclusion of two conditions, if approved, as per below:

• TGN owns and operates gas pipelines in the road reserve of Westbury 
Road, any works near to these pipelines shall comply with TGN policies 
and procedures and must have a Before You Dig enquiry with reasonable 
notice. 

• TGN has an existing gas service connection to the property, 347 Westbury 
Road, Prospect Vale.  Tas Gas Networks shall be contacted to arrange the 
isolation, removal and or safe method of work(s) near this asset before 
any works are performed on or adjacent to this service as part of this 
development. 

See Attachment titled Agency Consultation – Tas Gas Networks.

Internal Referrals

Infrastructure Services

The Council’s Infrastructure Services Department has reviewed the application and 
provided the following comments: 

At the time the planning application was received Council engaged Richard 
Burk, who is the Director of Traffic and Civil Services (TCS) to provide expert 
advice specifically relating to the proposal and its impact on Westbury Road 
traffic conditions.  Richard has over 37 years experience in traffic engineering, 
is located in Launceston and is familiar with the conditions of Westbury Road 
and its surrounds due to a number of studies already undertaken on behalf of 
the Council. 

The key traffic considerations associated with the development are that the 
application is in compliance with the Planning Scheme and that the 
development will not negatively impact safety or have an unreasonable effect 
on the efficiency of the road network.  The documentation provided during 
the application process has been reviewed by the Council’s Officers and TCS 
resulting in a number of iterations being worked through to get to the final 
versions.  The traffic generation figures and modelling provided in the Traffic 
Impact Assessment (TIA) have been reviewed by TCS and additional traffic 
counts were undertaken as part of the review process.  
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The TIA summarises current (predevelopment) traffic conditions, post 
development traffic implications and future (10 year) predictions based on the 
known potential future growth from Prospect, South Prospect, Blackstone 
Heights, Hadspen and other infill sites.  The data suggests that vehicle queuing 
associated with the development will have a negligible impact on the efficiency 
of Westbury Road.  The comments received from TCS indicate general 
agreement with the contents and conclusion of the TIA in that appropriate 
traffic safety and efficiency outcomes can be achieved for the proposal 
provided appropriate conditions are included in the Planning Permit (if 
approved).  Conditions for the development are proposed to include: a time 
restricted ban on right turns (out of the subject site) during peak afternoon 
periods; formalisation of central median treatments; provision of a 
southbound turn slot; creation of a single access point; installation of 
appropriate signage; kerb, channel and footpaths for the frontage of the site; 
all of which should be completed to the satisfaction of the Council’s Director 
Infrastructure Services prior to the commencement of the use.  A 
recommendation is for the Council to continue monitoring Westbury Road 
post development and make adjustments to the no right turn time restriction 
subject to traffic activity level or crash propensity.

In summary, the proposal is not anticipated to significantly impact the 
operation of Westbury Road.  The capacity of Westbury Road has not yet been 
reached, some traffic congestion during peak periods is not unique to 
Prospect Vale and it is reasonable to expect increases in congestion with 
growing populations and development. 

Through traffic safety on Westbury Road is not anticipated to be impeded by 
the proposal.  The right turn out of the site onto Westbury Road is considered 
an additional hazard caused by the development.  This has been mitigated by 
conditioning a time restricted ban during PM peak times, which will be 
monitored for effectiveness by the Council.  The Council recognises that the 
Westbury Road/Country Club Avenue roundabout provides a viable and 
convenient alternative to the right turn onto Westbury Road from the 
development site at peak times and that the AM peak is not as severe as the 
PM peak and does not require restrictions onto Westbury Road at this stage. 

It is considered that safety of pedestrians will be improved by the development 
with facilities being created that were not present previously, ie. footpath, 
improved delineation with the installation of kerb and channel and a single 
access point for the site (reducing the length of conflict between vehicles and 
pedestrians).
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The TIA completed by Ratio Consultants concluded that the road network is 
sufficient to accommodate the increase in traffic generated by the proposed 
development without impeding safety or efficiency of the road network.  The 
Council’s consultant (TCS), generally agrees with the contents of the TIA and 
conclusions reached. 

Future population growth (or reduction) also influences traffic activity levels.  
As such, the demands on Westbury Road area likely to grow in line with future 
development of the surrounding areas regardless of this development.  The 
Meander Valley Council (as the road authority) will need to remain committed 
to undertaking the necessary studies and works on its road network to ensure 
appropriate levels of safety and efficiency are provided.  This will include 
consideration of the strategic intersections being signalised, alternative or 
duplicated routes and speed limit reductions. 

Stormwater detention for the development will be required to mitigate the risk 
of flooding in the downstream stormwater network. 

The Conditions and Notes recommended by the Infrastructure Services Department have 
been included in the Planner’s recommendation.  

Environmental Health

The Council’s Environmental Health Officer has reviewed the application and provided 
the following comments:

The proposed hours of operation for the restaurant and drive through are 24 
hours, 7 days a week.  The proposed hours do not meet the acceptable 
solution (A1), therefore, are reliant on meeting the Performance Criteria (P1) 
for 15.3.1, with the objective: that uses do not cause an unreasonable loss of 
amenity to residential zones.  The Performance Criteria P1 states, the hours of 
operations of a use ….must not cause an unreasonable loss of amenity to the 
residential zones, having regard to: (a) the timing, duration or extent of vehicle 
movements; and (b) noise, lighting or other emissions.

Residential dwellings are located adjacent to the proposed dwelling to the 
north, east and south.  Acoustic, odour and lighting reports were required for 
assessment to consider the likely impacts on the amenity of the adjacent 
residential zone.  
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Noise

An Acoustic Assessment Report by Clarity Acoustics (Report R01 Rev5 22203, dated 24 
May 2024) has been included in the application documentation.

The Acoustic Assessment Report concludes the adopted assessment criteria for the site 
can be met with the implementation of perimeter acoustic fencing to the northern, 
eastern and southern boundaries, restricting the timing of commercial vehicle 
movements to and from the site, switching off the refrigeration condensers of delivery 
vehicles, selecting mechanical plant with sound power levels as included in the modelling 
for the report, operating the air conditioning units in low-speed during the night period, 
specifying materials and design of speed humps and metal grates in trafficable areas and 
providing localised acoustic screenings for the roof mounted refrigeration unit and 
loading bay.

The adopted assessment criteria for the site are based upon background monitoring for 
the site plus 5dB, a sleep disturbance criterion of 65dB LAmax and a low frequency noise 
threshold of C-weighted noise level minus A-weighted ≤15dB.

The acoustic assessment is consistent with the Traffic Impact Assessment Report (TIA) by 
Ratio (Version F06, dated 24 May 2024) in relation to the expected vehicle movements 
onsite, namely 170 vehicles per peak hour (85 vehicle movements arriving to the site and 
85 vehicle movements exiting the site).  However, consideration has not been given in 
the acoustic assessment to the projected increase in traffic volume in the vicinity arising 
from anticipated development in the surrounding area as discussed in the TIA.  

The TIA cites two traffic growth scenarios for a 10-year period: 1% annual compounding 
growth and 1.9% annual compounding growth.  Discussions with the Council’s 
Infrastructure Services Department suggest that the latter is the more likely/realistic 
scenario.  This projected increase in vehicle movements has the potential to increase 
patronage and subsequent noise emissions from the site.  This growth has not been 
addressed in the assessment and, therefore, whether there is potential for further impact 
on residential amenity is unknown. 

The Council engaged James Heddle, an acoustic consultant with over 30 years of 
experience in acoustic assessment and design, to undertake a peer review of the acoustic 
assessment submitted with the application.  The key findings from the peer review are as 
follows:

• the night-time ambient noise level measured in the assessment was very quiet, LA90, 

15 minute 28dB.
• the LAeq noise criteria adopted in the assessment for the day and evening periods 

are satisfactory. 
• the sleep disturbance criterion is satisfactory but should apply at any time of day.
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• the night-time dBA noise criterion used in the assessment is not adequate. 
• the night-time period noise criterion adopted in the assessment are inadequate to 

meet the Planning Scheme Performance Criteria, to safeguard residential acoustic 
amenity, particularly given the very quiet ambient noise environment.  Inaudibility 
and octave band noise criteria for the 10:00pm to 7:00am period are recommended 
as a more appropriate means of safeguarding acoustic amenity for residents in the 
night-time period. 

Further commentary to support these findings has been summarised, thus:

There are multiple factors to consider when assessing the impact of noise emissions on 
amenity, such as the existing conditions and current noise levels, the anticipated new 
noise level and whether it has tonal or impulsive components, and the duration and time 
of the day the noise will occur.  Noise criteria are set to safeguard noise-sensitive 
receivers against unreasonable loss of amenity.  The basis of noise criteria, in general, is 
to constrain the introduced noise sufficiently that it does not emerge above the prevailing 
ambient noise to become clearly noticeable and potentially annoying.  The intention is 
that the existing ambient noise provides satisfactory sound masking of the introduced 
sound. 

Particularly at night-time and where the introduced noise source is dissimilar in spectrum 
to the ambient noise, dBA criteria have been found unsatisfactory, as they do not 
sufficiently control the level of the introduced source relative to the ambient noise 
spectrum and the masking effect of the ambient noise is degraded.  

At a noise-sensitive receiver, such as in a residential zone, if the average maximum level 
of an introduced noise source is submerged into the existing ambient noise then the 
masking provided by the ambient noise will generally safeguard against disturbance or 
loss of acoustic amenity.  If the introduced source noise is also constrained to be close 
to the average minimum of ambient noise in spectrum (the source relative to background 
level difference is constrained at all frequencies), then this results in an improved masking 
of the source and improved noise control, particularly where a source noise may have a 
dissimilar spectrum to the ambient noise. 

Examples of best practice for night-time noise control require octave band constraints 
on the introduced noise source relative to the night-time average minimum ambient 
noise (eg. City of Sydney Council; Victoria's 1826.4: Noise limit and assessment protocol 
for the control of noise from commercial, industrial and trade premises and 
entertainment venues; NSW Department of Industry Liquor and Gaming Criteria 2017 
guidelines for assessing noise emissions due to activity noise including people talking, 
functions and music).  
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For example, the latter requires:

• that the L10 noise level emitted from the premises shall not exceed 5dB above the 
background L90 sound level in any Octave Band Centre Frequency (31.5Hz to 8kHz 
inclusive) between the hours of 7.00am to 12.00midnight when assessed at the 
boundary of the nearest affected residential premises.  

• L10 noise level emitted from the premises shall not exceed the background L90 sound 
level in any Octave Band Centre Frequency (31.5Hz to 8kHz inclusive) after midnight 
when assessed at the boundary of the nearest affected residential premises.  

• after midnight, noise emissions are to be inaudible within any habitable rooms in 
nearby residential properties.

While it is acknowledged that the criteria utilising octave band measurements were 
initially introduced for the operation of nightclubs and music venues, the criterion are 
relevant to assessment of any proposed noise source which may impact on residential 
amenity at night-time.  Therefore, it is considered that the LAeq dBA criterion adopted in 
the assessment report for the night-time period is not adequate to safeguard residential 
acoustic amenity in this period, particularly given the very quiet ambient noise in the 
current environment.

Inaudibility and octave band noise criteria for the 10:00pm to 7:00am period are 
recommended as a more appropriate means of safeguarding acoustic amenity for 
residents in the night-time period, ie:

• noise emissions from the site after midnight to 7:00am to be inaudible within any 
habitable room of an adjacent residence. 

• Leq,15min,oct noise level emitted from the premises, after midnight to 7:00am, adjusted 
for the influence of the ambient noise, shall not exceed the night-time background 
L90 sound level in any Octave Band Centre Frequency (63Hz to 8kHz inclusive) when 
assessed at the worst affected location of any residential premises.  No corrections 
for tonality or impulsiveness. 

• Leq,15min,oct noise level emitted from the premises, after 10:00pm to midnight, 
adjusted for the influence of the ambient noise, shall not exceed the night-time 
background L90 sound level by more than 5dB in any Octave Band Centre 
Frequency (63Hz to 8kHz inclusive) when assessed at the worst affected location of 
any residential premises.  No corrections for tonality or impulsiveness.

In the absence of conclusive modelling containing spectral data to demonstrate 
compliance with the above, it cannot be determined that the operation of a 24 hour, 7 
day per week restaurant and drive through will not cause an unreasonable loss of amenity 
to the residential zone.  In consideration of the impact of noise emissions on amenity, 
the proposal for 24 hour, 7 day per week operation of the drive through is not supported. 
It is, therefore, recommended that if approved, the drive through hours be restricted 
overnight. 
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In response to the concerns raised in the representations, the applicant provided 
amended plans including the relocation of the drive through further east on the site 
(away from adjoining residences) and alterations to the acoustic screening and fencing, 
together with a Report Addenda to the acoustic assessment by Clarity Acoustics (dated 
21 August 2024).  This information was also subject to peer review.  The revised layout 
and inclusion of additional barrier shielding are viewed favourably and the modelled data 
presented in the Report Addenda indicates a small reduction in noise levels at 8 Chris 
Street, 10 Chris Street and 349 Westbury Road.  

The subsequent peer review maintains that whilst the daytime and evening noise 
generated from the site will be within an appropriate level, concerns remain that it has 
not been adequately demonstrated that amenity will be appropriately maintained 
overnight for residents that adjoin the drive through, particularly as the franchise 
operators have no control over patron vehicle types or the noise levels they produce.  
Therefore, restricting vehicle access to the drive through in the night period when 
disturbance is more likely will result in less impact on the acoustic amenity for nearby 
residents.

Should the development proceed, it is recommended that the operation of the drive 
through be restricted to the day and evening periods only and compliance be 
demonstrated with the modelled daytime and evening criteria.  Conditions relating to 
this time restriction and for a verification acoustic assessment once the use has 
commenced are recommended for inclusion on any planning permit approving the 
proposal and should include that any recommendations of the verification assessment 
be implemented to the satisfaction of the Council’s Town Planner and Environmental 
Health Officer if the modelled daytime and evening criteria cannot be met.

Commercial Vehicles

The acoustic assessment refers to deliveries via Heavy Rigid Vehicles (HRVs) and waste 
collection being restricted to 7:00am to 6:00pm Monday to Saturday and 8:00am to 
6:00pm on Sundays.  Other commercial vehicles, ie. deliveries via van, Light Rigid Vehicles 
(LRVs) and Medium Rigid Vehicles (MRVs) are listed to be limited to 7:00am to 9:00pm 
Monday to Saturday, and 8:00am to 9:00pm on Sunday.  No deliveries or waste collection 
will occur on public holidays.  The delivery times comply with the Acceptable Solution 
(A3) for commercial vehicle movements under clause 15.3.1.

External Lighting

The Performance Criteria (P2) states external lighting …must not cause an unreasonable 
loss of amenity to the residential zones, having regard to: (a) the level of illumination and 
duration of lighting; and (b) the distance to habitable rooms of an adjacent dwelling. 
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The application documentation included an Obtrusive Lighting Analysis (OLA) by 
Rubidium Light (Version: V7, dated 10/06/24).  The proposed external lighting includes 
pole-mounted area lights for the carpark and driveways, wall-mounted area lights and 
illuminated signage.  The OLA includes modelling and an evaluation of these light sources 
for compliance with Australian Standard AS/NZS4282:2023 Control of the obtrusive effects 
of outdoor lighting, as well as the potential for headlight beams of vehicles on the site to 
impact on surrounding residences.  It is acknowledged that the acoustic fences to the 
northern, eastern and southern boundaries, and the 1,500mm high fence to part of the 
western boundary (Westbury Road) were included in the modelling.

The criteria for lighting in AS/NZS4282:2023 are distinguished by location.  The area 
where the proposed development site is located is classed as A4 High district brightness 
– town and city centres and other commercial areas/residential areas abutting 
commercial areas.

There are two main considerations when assessing effects on surrounding residents when 
assessing outdoor lighting: the illumination from spill light being obtrusive (eg. how much 
light enters a habitable room), measured via illuminance (lux); and the direct view of 
bright lights on a given area causing annoyance, measured via luminous intensity 
(candela, cd).

For A4 High district brightness, new lighting installations during non-curfew hours 
(6:00am-11:00pm) must not exceed a maximum luminous intensity of 25,000cd, and 
2,500cd during curfew hours (11:00pm-6:00am).  The modelled values at the relevant 
boundary between the adjoining residential zone and the development site range from 
336-1734cd.  Modelled luminous intensity calculations were also provided for horizontal 
planes at each of the adjoining dwellings and the cd requirements were met for both 
curfew and non-curfew hours.  It is noted that the modelling included the pylon sign at 
the northwest corner of the site being extinguished after 10:00pm daily.  This will be 
controlled by timeclock.

For A4 High district brightness, the criteria limits during non-curfew hours (6.00am-
11.00pm) are 25lux and 5lux during curfew hours (11:00pm-6:00am).  The modelled values 
range from 0-11lux during non-curfew hours and 0-5lux during curfew hours at the 
relative boundary and, therefore, meet the criteria limit.

For A4 High district brightness, the maximum average luminance of surfaces for 
illuminated signage is 350cd/m2.  The OLA states that the sign manufacturer will ensure 
that all signs are set to comply with this limit.  

Lighting emissions from headlight beams traversing the site are said to be contained 
within the site using opaque fencing along the northern, eastern and southern 
boundaries, and with a 1,500mm high opaque barrier along part of the Westbury Road 
frontage.



 

Meander Valley Council - Ordinary Meeting Agenda: 10 September 2024 Page 32

Sufficient information is provided within the OLA to conclude that the requirements of 
AS/NZS 4282:2023 can be met and that no unreasonable loss of amenity to the 
residential zone would arise from external lighting.  A condition requiring a certification 
report in accordance with AS/NZS 4282:2023 is recommended if approval is given, 
particularly given the alterations to the location of lighting installations arising from the 
amended drive though location.  

Odour

The application documentation included an Odour Risk Assessment (ORA) by ES&D 
Consulting (Version: FINAL V4, dated 24/05/24).  The ORA identifies the sources of odour 
from the proposed development to be vehicle exhausts, garbage/dumpsters, and odour 
from rooftop exhausts/mechanical ventilation beyond the building.  The assessment is 
based on information and observations from the operations of two existing McDonald’s 
Restaurants in the City of Launceston (CoL) municipality, namely South Launceston and 
Invermay and considers the meteorological conditions present at the proposed 
development site.

The report states that no complaints regarding odour have been recorded by CoL in 
relation to two existing McDonald’s Restaurants.  Meander Valley Council has received 
written confirmation from City of Launceston Planning and Environmental Health staff 
confirming this statement.  The ORA acknowledges that the level of community tolerance 
to odour is expected to be relatively high given the length of time the sites have been 
operational.  The proposed development has more residential dwellings in close 
proximity than the South Launceston or Invermay sites, with dwellings immediately 
adjacent on three sides.

ES&D undertook site specific odour assessments at these two existing restaurants on 
three occasions: two Monday afternoons (1:50pm-3:30pm on 28 August 2023 at 
Invermay, and 2:45pm-4:30pm on 3 October 2023 at South Launceston) and one 
Saturday evening (9:50pm-11:00pm on 3 February 2024 at South Launceston).  During 
these field observations, the main noticeable odour source was cooking odour from the 
rooftop exhaust, however, it was noted to be intermittent and not detected more than 
15-20 metres from the exhaust outlets.  The odour from garbage/dumpsters and vehicles 
on the site, even when idling, was not noticeable during the field observations.  The ORA 
indicates that the carparks were ~25-50% full and drive through and restaurant 
moderately busy during the Monday afternoon observations and ~50% full, the 
restaurant moderately busy and drive through very busy during the Saturday evening 
observation.
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The timing of the odour assessments, particularly Monday afternoon, fall outside what 
would be generally considered peak or busy times for a fast-food premises servicing the 
lunch and dinner periods.  There is, therefore, uncertainty regarding the fluctuations in 
levels of odour present during these peak times.  It must also be noted that odour is 
subjective.  Although the assessors consider the odour detected at Invermay and South 
Launceston to be pleasant, this may not be the case for everyone.

The ORA considers the meteorological conditions present at the proposed development 
site, particularly wind speed and direction, and notes that the worst case for dispersion 
of odour to be when warm, still conditions persist, and when there is a gentle breeze 
from the north/northwest (the prevailing wind direction).  There are two adjoining 
residences to the south and southeast which are approximately 15m and 30m from the 
proposed exhaust fan source respectively.

The ORA concludes that the risk of loss of amenity caused by nuisance odour is low for 
residences to the north and east of the site and low to moderate for the residences to 
the south and southeast of the site.

It is acknowledged that the development site is closely situated to the Prospect Vale 
Marketplace which contains food premises which intermittently emit odours.  The 
dominant odour from this facility is chickens being cooked at Charcoal Chicken.  There is 
also an Asian food business immediately adjacent to the development site to the south.  
To mitigate the potential impact from the roof top exhaust on the residences to the south 
and southeast, the ORA recommends that the rooftop ventilation installed has an exhaust 
air speed of 2m per second or more, sufficient to force the odour well clear of the roof and 
ensure that any low flow ‘void’ areas on the rooftop are cleared to aid in dispersion of 
odour.

In response to the concerns raised in the representations, the applicant sought additional 
information regarding odour from vehicle emissions.  A supplementary memorandum by 
ES&D dated 20 August 2024 was submitted to Council on 22 August 2024.  This 
document indicates that vehicle emissions are expected to be unnoticed on the other 
side of the acoustic fence, which was tested during field investigations and states that the 
fencing/screens do not retain vehicle exhaust and that there is very little chance of vehicle 
gas buildup due to the site specific environmental conditions at Prospect Vale, the 
operational efficiencies and design of McDonald’s drive throughs and improvements in 
emission control in vehicles.

Conditions stipulating that the exhaust speed for the rooftop exhaust units be greater 
than 2m per second, and that a verification odour assessment upon commissioning are 
recommended for inclusion on any planning permit approving the proposal.  
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General Comments

The proposal must not cause an unreasonable loss of amenity to adjacent residential 
zone, having regard to: the timing, duration or extent of vehicle movements and noise, 
lighting or other emissions.  Under the Planning Scheme, amenity means, in relation to a 
locality, place or building, any quality, condition or factor that makes or contributes to 
making the locality, place or building harmonious, pleasant or enjoyable.

In the absence of specific legislated criteria for noise emissions from commercial premises 
in Tasmania, section 53 of the Environmental Management and Pollution Control Act 1994 
(EMPCA) is the most appropriate instrument and is frequently used by Environmental 
Health Officers when investigating complaints relating to such emissions.  Under EMPCA, 
an environmental nuisance means the emission, discharge, depositing or disturbance of a 
pollutant that unreasonably interferes with, or is likely to unreasonably interfere with, a 
person’s enjoyment of the environment.  Section 53 of EMPCA includes that a noise 
emission is to be taken as unreasonably interfering with a person’s enjoyment of the 
environment if it is unreasonable having regard to – (a) its volume, intensity or duration; 
and (b) the time, place and other circumstances in which it is emitted; and (c) in the case 
of noise emitted from another residential premises, whether it is, or is likely to be, audible 
in a habitable room in any other residential premises.

There are similarities between the Performance Criteria and section 53 of EMPCA, as both 
include consideration of time and duration, while also having regard to a person’s 
enjoyment of their environment or locality, place or building.

The former use of the site included a petrol station, motor repairs and takeaway shop.  
The Council’s records indicate that the service station and takeaway shop ceased 
operating in December 2022 and that planning approval was granted for the removal of 
the underground petroleum storage tanks in January 2023.

It is understood that prior to ceasing operation, each component of the business 
operated varying hours, however, at least one component was open between the hours 
of 6:00am-8:00pm Monday to Sunday.  Therefore, prior to closing in December 2022, 
the previous business operated for ~98 hours per week, and surrounding residents had 
~70 hours per week without the business being open.  Since then, activities on the site 
have primarily been associated with the underground tank removal and site remediation 
and have largely taken place during business hours, Monday to Friday.  In comparison, 
the current proposal is for 24 hour, 7 day a week operation. 

Due to the differing nature of the business operation and reduced opening hours, the 
previous use would not have had comparable impacts resulting from noise and odour to 
the proposed development, with vehicle movements predominately occurring on the 
western side of the site (access to bowsers for refuelling) and northern side of the site 
(access to the motor repair workshop) at some distance from the adjoining residences.  
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The cumulative impact of emissions and the timing, duration or extent of vehicle 
movements must be considered when assessing amenity.  That is, whilst when taken 
individually, each source may not cause an unreasonable loss of amenity, however when 
combined this may occur.

Residential dwellings are located immediately adjacent to the proposed restaurant 
development to the north, east and south of the site.  Without significant mitigation 
measures, the intensity of a business operating 24 hour, 7 days a week is anticipated to 
cause a notable loss of amenity, and it has not been sufficiently demonstrated that 
emissions from the site can be appropriately managed not to unreasonably impact on 
amenity to the adjacent residential zone.  

It is, therefore, considered that the cumulative impact of emissions generated from the 
site would be likely to negatively impact the amenity of the adjacent sensitive uses.  The 
emissions are foreseen to impact the harmonious, pleasantness and enjoyment 
experienced by those living in the residential zone.  

Limiting the hours of operation for the drive through from 6:00am-11:00pm is considered 
an appropriate measure to mitigate this impact and provide adjoining residents with an 
overnight reprieve from the prospect of constant vehicle emissions.  This limitation is 
supported by the acoustic consultant engaged by the Council to undertake the peer 
review.  

In addition to restricting the hours of operation for the drive through, if approved, it is 
recommended that conditions be included on the permit to verify the measures 
proposed to mitigate loss of amenity, including an environmental monitoring plan 
detailing monitoring requirements for noise and odour, complaints register and 
complaint response procedure and certification that lighting has been installed in 
accordance with Australian Standard AS/NZS4282:2023 Control of the obtrusive effects of 
outdoor lighting.

Planner’s Recommendation to Council

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, section 65, Local Government (Meeting Procedures) 
Regulations 2015, section 25(2) and Land Use and Approvals Act 1993, section 57.
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Recommendation

This application by McDonald's Australia Limited C/O Ratio Consultants, for a Food 
Services (convenience restaurant), consolidation of titles, demolition of structures and 
signage, on land located at 345-347 Westbury Road, Prospect Vale (CTs: 217358/9 and 
217681/8), is recommended for approval generally in accordance with the Endorsed 
Plans, and recommended Permit Conditions and Permit Notes.

Endorsed Plan

(a) Albus & Co. Building Designers; Dated: 2024; Project Number 24011; Drawing 
Number: A000, A041, A042, A062, A063, A080, A081, A082, A083, A084, A085, A086, 
P001, A801 (required to be amended);

(b) Albus & Co. Building Designers; Dated: 2024; Project Number 0317; Drawing 
Number: A001, A073, A074, A082, A083, A101, A102, A201, A202, A203, A204, A205, 
P085, P086, A802, A803, A804, A806, A807, A808 (required to be amended);

(c) Taylors; Dated: 2024; Detailed Landscape Plan; Jon No.: 24223/LA; Sheet: L01 & L02 
(required to be amended);

(d) Ratio Consultants Pty Ltd; Dated: 24 May 2024; Traffic Impact Assessment Report; 
Pages 1-66 (required to be amended).

(e) Rubidium Light; 2024; Obtrusive Light Analysis; Pages 1-34 (required to be 
amended); 

(f) Clarity Acoustics; Dated: 21 August 2024; Report Addenda; Pages: 1-7 (required to 
be amended);

(g) Clarity Acoustics; Dated: 24 May 2024; Planning Application – Acoustic Assessment 
Report; Report R01 Rev 5 22203; Pages 1-33 (required to be amended);

(h) ES&D Consulting; Dated: 20 August 2024; Memorandum – Response to Meander 
Valley Council RFI; Pages: 1-6 (required to be amended);

(i) ES&D Consulting; Dated: 24 May 2024; Odour Risk Assessment; File 8924C; Version: 
Final v4; Pages 1-26 (required to be amended);

(j) Abacus Environmental; Dated: 29 May 2024; Review and Advice Phase 2 
Environmental Site Assessment; Ref: ABE0072.01; including as Attachments 1 & 2 – 
ES&D Consulting Phase 2 EAS Report Versions 3 & 4 respectively. 

Permit Conditions

Covenants

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
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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.  

Demolition 

2. The developer must:

a) carry out all demolition work in accordance with Safe Work Australia 
Demolition Work Code of Practice or any subsequent versions of the 
document;

b) protect property and services which are to either remain on or adjacent 
to the site from interference or damage and erect dust screens as 
necessary;

c) not undertake any burning of waste materials on site;
d) remove all rubbish from the site for disposal at a licensed refuse disposal 

site; and
e) dispose of any asbestos found during demolition in accordance with the 

Safe Work Australia How to Safely Remove Asbestos Code of Practice or 
any subsequent versions of the document.

Amended Plans

3. Amended documentation must be submitted to Council for approval to the 
satisfaction of Council’s Town Planner. When approved, these documents will 
be endorsed and will then form part of the permit. The documents must include: 

a) Amended architectural set of plans, pylon sign plans and signage plans 
to show the: 
i. Removal of the car parking spaces located to the east of the loading 

bay;  
ii. Relocation of the eastern portion of the drive through further west 

to increase the distance from the adjoining properties to the east; 
iii. Reduction of the heights of acoustic boundary fences to the east and 

south of the site and changes to the acoustic screens; 
iv. Relocated signage for the drive through; and 
v. Treatment to prevent the drive through being accessed by vehicles 

outside the permitted hours of operation in accordance with 
Condition 4.

b) Amended landscaping plan to reflect the changes in a) above, including 
additional landscaping along the eastern boundary and south-eastern 
corner of the site. 

c) Amended Traffic Impact Assessment to incorporate the amendments in 
a) above. 
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d) Amended Obtrusive Light Analysis, including amended lighting plan to 
incorporate the amendments in a) above and the lighting plan for the 
drive through when closed for operation in accordance with Condition 8.  

e) Amended Acoustic Assessment Report (Report Addenda) to reflect the 
amendments in a) above. 

f) Amended Odour Risk Assessment (Memorandum) to reflect the 
amendments in a) above.  

g) Written confirmation from a certified site contamination practitioner that 
the depth of excavation for the footing for the pylon signs are suitable, 
in accordance with Condition 10. 

Hours of Operation for Food Service

4. The use and development approved by this permit is permitted to operate 
during the following hours: 

a) The use of the restaurant (excluding the drive through) is permitted to 
operate 24 hours a day, 7 days a week as reflected in the following table:

Day Operating Hours for Restaurant

(excluding drive through)

Monday to Sunday 24 hours per day

b) The use of the drive through is permitted to operate daily only between 
the hours of 6:00am to 11:00pm as reflected in the following table and 
must be closed to vehicular access outside this time: 

Day Operating Hours for Drive Through

Monday to Sunday 6.00am to 11.00pm

Commercial Vehicle Movements Including Deliveries and Waste Collection

5. Commercial vehicle movements associated with unloading and loading of 
vehicles, including delivery vehicles and waste collection vehicles, must: 

a) For commercial vehicles that require the vehicle to use the full width of 
the vehicle access and internal access way to manoeuvre (vehicles which 
are required to use the two lanes) must: 
i) Not occur between the following hours: 7.30am to 9.00am Monday 

to Friday; and
ii) Not occur between the following hours: 3.00pm to 6.00pm Monday 

to Friday; and
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iii) Not occur between the following hours: 10.00am to 1.00pm 
Saturday and Sunday; and

b) Deliveries via Heavy Rigid Vehicles, if not restricted by a) must be within 
the following hours: 
i) 7.00am to 6.00pm Monday to Saturday; and
ii) 8.00am to 6.00pm Sunday; and  

c) For all other commercial vehicles, including delivery vehicles, if not 
restricted by a) or b) above, be within the following hours: 
i) 7.00am to 9.00pm Monday to Saturday; and 
ii) 8.00am to 9.00pm Sunday; and

d) Waste collection vehicles, if not restricted by a) must be within the 
following hours: 
i) 7.00am to 6.00pm Monday to Saturday; and
ii) 8.00am to 6.00pm Sunday; and 

e) No deliveries or waste collection is to occur on public holidays.  

Right turn from site to Westbury Road 

6. Right turn vehicle movements from the site on to Westbury Road, are 
prohibited between the following hours: 

a) 3.00pm to 6.00pm Monday to Friday. 

Drive Through

7. The drive through must be designed to restrict vehicle access when closed, to 
the satisfaction of Council’s Town Planner. 

8. Lighting within the drive through must be switched off when closed to the 
public, other than for external security lighting which must be baffled so that 
direct light does not extend into the adjoining properties within the General 
Residential Zone, to the satisfaction of Council’s Town Planner and 
Environmental Health Officer. 

Excavation

9. Excavation must be in accordance with the endorsed Environmental Site 
Assessment and is limited to be no deeper than: 

a) Building Foundations: 3m below ground level;
b) Acoustic Fence: 2m below ground level; 
c) Drainage system: 1.5m below ground level.
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If excavation is required to exceed these depths, an assessment from a certified 
site contamination practitioner must be submitted and approved by the 
Council’s Town Planner to ensure that the depth of the footing is suitable for 
the potentially contaminated soil and does not present a risk to human health 
or the environment which would alter the findings of the endorsed 
Environmental Site Assessment.  Refer to Note 1.

10. The depth of the footing for the pylon signs must be confirmed and signed off 
by a certified site contamination practitioner to ensure that the depth of the 
footing is suitable for the potentially contaminated soil and does not present a 
risk to human health or the environment which would alter the findings of the 
endorsed Environmental Site Assessment.  Refer to Note 1.

Infrastructure Services 

11. The eastern side of Westbury Road is to be upgraded with new or modifications 
to existing stormwater services, road, footpaths, kerb and channel, median 
treatments, line marking, signage, access ramps and vehicle crossings for the 
full frontage of the subject lot including any ancillary works necessary to 
complete the works to the satisfaction of the Council’s Director Infrastructure 
Services.  Refer to Note 3 and 4. 

12. Signage, line marking, and/or treatments within the Road Reserve to restrict 
right turn movements out of the site on to Westbury Road in accordance with 
Condition 6, must be installed to the satisfaction of the Council’s Director 
Infrastructure Services.  Refer to Note 6.

13. Stormwater detention and stormwater quality controls must be installed and 
maintained to the satisfaction of the Council’s Director Infrastructure Services 
in accordance with Conditions 29. c. iii).

14. Stormwater runoff from the driveway area, road verge, and new building areas 
must be managed so that concentrated or nuisance flows do not cross 
property boundaries to adjoining land.  

Signage

15. The northern pylon sign is to be illuminated from dusk until 10.00pm daily in 
accordance with the endorsed Obtrusive Lighting Assessment.  At 10.00pm, the 
illumination of the sign must be switched off until dusk the following day.

16. All signage (other than the northern pylon sign) is permitted to be illuminated 
between dusk to dawn daily in accordance with the endorsed Obtrusive Light 
Analysis.
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17. All signage located on the site must be contained wholly within the title 
boundaries. 

Acoustic Fencing and Screens

18. All acoustic fencing must be installed in accordance with the endorsed plans 
and Acoustic Assessment Report, to the satisfaction of the Council’s Town 
Planner.  The overall maximum height of the acoustic fences (including 
retaining walls) must be measured from the existing ground level on the 
subject site.  

19. The common boundary fence at the south-western corner of the site within 
4.5m of the frontage with Westbury Road, must not be tapered where it 
increases in height from 1.2m to 1.8m in height.  It must be installed in 
accordance with the endorsed plans and Acoustic Assessment Report, to the 
satisfaction of the Council’s Town Planner.  The overall maximum height of the 
acoustic fence must be measured from the existing ground level on the subject 
site. 

20. All acoustic screens must be installed in accordance with the endorsed plans 
and Acoustic Assessment Report, to the satisfaction of the Council’s Town 
Planner.  

Operational Requirements 

21. All refrigerated delivery vehicles must have the refrigeration condenser unit 
switched off at all times whilst on site, in accordance with the endorsed 
Acoustic Assessment Report. 

22. The rooftop air conditioner units must operate in low-speed mode at night, 
between 10.00pm-7.00am in accordance with the endorsed Acoustic 
Assessment Report. 

23. The air speed for the rooftop exhaust units must be at least 2m per second in 
accordance with endorsed Odour Risk Assessment. 

Environmental Monitoring Plan

24. An Environmental Monitoring Plan, prepared by a suitably qualified person, 
must be submitted to the satisfaction of the Council’s Town Planner and 
Environmental Health Officer.  The plan must include, but is not limited to the 
following details: 
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a) Noise Monitoring:
i. A plan, by a suitably qualified person, detailing the proposed 

methodology for noise monitoring, in accordance with the 
Tasmanian Noise Measurement Procedures Manual; 

ii. Monitoring must be undertaken in accordance with the noise 
monitoring plan and a verification report submitted to Council 
within 3 months of the commencement of the use; 

iii. Further monitoring must be undertaken and a subsequent 
verification report submitted to Council after 12 months of 
operation.

iv. The verification acoustic assessments by a suitably qualified person, 
are to confirm that the noise levels are in accordance with the 
modelling contained within the endorsed Acoustic Assessment 
Report. 

v. Should levels exceed those identified in the endorsed Acoustic 
Assessment Report, suitable mitigation measures must be 
proposed by a suitably qualified person and submitted to the 
Council for approval, prior to mitigation measures being installed.  

b) Odour Monitoring: 
i. A plan, by a suitably qualified person, detailing the proposed 

methodology for odour monitoring;
ii. Monitoring must be undertaken in accordance with the Odour 

Monitoring Plan and a verification report submitted to the Council 
within 3 months of the commencement of the use; 

iii. Further monitoring must be undertaken and a subsequent 
verification report submitted to the Council after 12 months of 
operation;

iv. The verification odour assessments by a suitably qualified person, 
are to confirm that odour emitted from the site is not causing an 
unreasonable loss of amenity to adjoining residential properties in 
accordance with the endorsed Odour Risk Assessment Report. 

v. Should odour emissions be considered unreasonable, suitable 
mitigation measures must be proposed by a suitably qualified 
person and submitted to the Council for approval, prior to 
mitigation measures being installed.  

c) A public complaints register must be maintained for a minimum of 12 
months from the commencement of the use and made available for 
inspection by a Council Officer upon request. The public complaints 
register must, as a minimum, record the following detail in relation to 
each complaint received in which it is alleged that a nuisance has been 
caused by the use:
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i. the date and time at which the complaint was received;
ii. contact details for the complainant (where provided);
iii. the subject-matter of the complaint;
iv. any investigations undertaken with regard to the complaint; and
v. the manner in which the complaint was resolved, including any 

mitigation measures implemented.

Once approved, the Environmental Management Plan will be endorsed and will 
form part of this permit. 

Operational Management Plan 

25. An Operational Management Plan must be submitted to the satisfaction of the 
Council’s Town Planner and must include: 

a) Onsite management requirements to comply with the components of 
the endorsed:
i) Acoustic Assessment Report;
ii) Traffic Impact Assessment Report;
iii) Odour Risk Assessment Report; and
iv) Conditions of this Permit. 

b) Traffic Management Plan regarding on-site management for the delivery 
vehicles to enter and exit the site where the full width of the access is 
required to be used. 

Once approved, the Operational Management Plan will be endorsed and will 
form part of this permit.

Construction Management Plan

26. A Construction Management Plan, prepared by a suitably qualified person, 
must be submitted to the satisfaction of the Council’s Town Planner, 
Environmental Health Officer and Director Infrastructure Services.  The plan 
must include, but is not limited to the following details: 

a) Proposed hours of work (including volume and timing of heavy vehicles 
entering and leaving the site, and works undertaken on the site);

b) Proposed hours of construction;
c) Traffic Management Plan, including traffic guidance scheme and 

pedestrian management; 
d) Sediment and erosion control including procedures for washing down 

vehicles, to prevent soil and debris being carried on to Westbury Road;
e) Dust control;  
f) Management of environmentally hazardous materials;
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g) Site facilities, including parking management for contractors, trades and 
deliveries; and 

h) Demolition plan incorporating the requirements of Condition 2.

Once approved, the plan will be endorsed and will form part of the permit.

27. The development must be constructed in accordance with the endorsed 
Construction Management Plan.

Landscaping

28. The landscaping must be: 

a) Installed in accordance with the endorsed landscape plan; and
b) Maintained in a healthy state; and
c) Must not be removed or destroyed without the written consent of the 

Council’s Town Planner. 

Prior to the Commencement of any Works

29. Prior to the commencement of any works, the following must be completed to 
the satisfaction of the Council: 

a) The final plan of survey for the consolidation of lots, submitted to the 
satisfaction of the Council’s Town Planner and sealed by the Council, for 
forwarding to the Recorder of Titles Office; 

b) Amended documentation must be submitted to the satisfaction of the 
Council’s Town Planner in accordance with Condition 3;  

c) Detailed engineering design documentation (including plans) must be 
submitted and approved to the satisfaction of the Council’s Director 
Infrastructure Services.  Detailed engineering design documentation must 
be prepared by a suitably qualified civil engineer (or other person 
approved by the Council’s Director Infrastructure Services).  The design 
documentation must be in accordance with the applicable Australian 
Standards, Austroads guidelines, and the Tasmanian Standards Drawings 
or modified to the satisfaction of the Council’s Director Infrastructure 
Services.  The detailed engineering design documentation (including 
plans) must provide for:  
i) The upgrading of the eastern side of Westbury Road in accordance 

the endorsed Traffic Impact Assessment Report and Condition 11.
ii) Signage, line marking and/or treatments to restrict right turn 

movements in accordance with Condition 6.
iii) Stormwater detention and stormwater quality controls and include:
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d) the on-site detention system accommodating the 1% AEP storm event. 
Both the 5-minute and 10-minute time of concentration scenarios for the 
detention system are to be designed for (refer to Note 8);

e) The stormwater property connection detail including the diameter of the 
existing property connection;

f) the modelling data file; and
g) the stormwater treatment system designed and sized to meet the 

requirements of the State Stormwater Policy.
h) Construction Management Plan submitted to the satisfaction of the 

Council’s Town Planner, Environmental Health Officer and Director 
Infrastructure Services in accordance with Condition 26. 

Prior to the Commencement of Use

30. Prior to the commencement of the use the following must be completed to 
the satisfaction of the Council: 

a) A certification report completed by a suitably qualified person, to confirm 
that the external lighting has been installed and operates in accordance 
with the endorsed Obtrusive Lighting Assessment and is compliant with 
Australian Standard AS/NZS 4282:2023 to the satisfaction of the Council’s 
Town Planner and Environmental Health Officer.

b) A certification report completed by a suitably qualified person, to confirm 
that the acoustic design measures (ie. acoustic fences and screens, speed 
humps, metal grates) have been installed in accordance with the endorsed 
Acoustic Assessment Report, to the satisfaction of the Council’s Town 
Planner and Environmental Health Officer.  

c) The infrastructure works must be completed as shown in the endorsed 
plans or as modified by the Council in the approved engineering design 
documentation, to the satisfaction of the Council’s Director Infrastructure 
Services and in accordance with Conditions 11, 12 & 13.

d) Submission of appropriate supporting documents from the supervising 
engineer to demonstrate compliance with the approved engineering 
design documentation, Tasmanian Standard Drawings and applicable 
standards for all works located within the road reserve that will be handed 
over to the Council, to the satisfaction of the Council’s Director 
Infrastructure Services.

e) Provision of as-constructed documentation for infrastructure located 
within the road reserve that will be taken over by the Council (eg. footpath, 
kerb and channel, road widening and median treatments) to the 
satisfaction of the Council’s Director Infrastructure Services.

f) A statement from the stormwater design engineer confirming that the 
stormwater on-site detention system is installed in accordance with 
Condition 13.
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g) Submission of a bond to cover the defects period equal to a minimum of 
5% of the value of assets to be handed over to the Council plus any 
outstanding works or defects to the satisfaction of the Council’s Director 
Infrastructure Services.  Refer note 7.

h) Appropriate signage and line marking must be installed to the satisfaction 
of the Council’s Town Planner to prevent the access way and circulation 
area to the eastern side of the car parking, being used for dual lane 
queuing from the drive through entrance, which would prevent vehicles 
exiting the car park, unless otherwise approved by the Council’s Town 
Planner.  Refer to Note 2.

i) An Environmental Monitoring Plan submitted to the satisfaction of the 
Council’s Town Planner and Environmental Health Officer in accordance 
with condition 24;

j) An Operational Management Plan, submitted to the satisfaction of the 
Council’s Town Planner and Environmental Health Officer in accordance 
with Condition 25.  

k) The development is constructed substantially in accordance with the 
endorsed plans including but not limited to: 
i) Acoustic Fencing and Screening in accordance with Condition 18, 19 

and 20; 
ii) Car parking spaces, access ways and circulations areas sealed and 

delineated and drained to the reticulated stormwater system, in 
accordance with the endorsed plans and Traffic Impact Assessment 
Report; 

iii) Landscaping; and
iv) Signage.

Tas Gas Networks

31. Tas Gas Networks (TGN) owns and operate gas pipelines in the road reserve of 
Westbury Road, any works near to these pipelines shall comply with TGN 
policies and procedures and must have a Before You Dig enquiry with 
reasonable notice.  

32. Tas Gas Networks has an existing gas service connection to the property, 347 
Westbury Road, Prospect Vale.  Tas Gas Networks shall be contacted to arrange 
the isolation, removal and or safe method of work(s) near this asset before any 
works are performed on or adjacent to this service as part of this development.   

TasWater

33. The development must be in accordance with the Amended Submission to 
Planning Authority Notice issued by TasWater (TWDA No 2023/00517-MVC) 
attached.
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Permit Notes

1. The endorsed Environmental Site Assessment concluded that the proposed 
excavation satisfied P1 (b) of clause C14.6.1 of the Tasmanian Planning Scheme – 
Meander Valley which states:  

Excavation … must not have an adverse impact on human health or the 
environment, having regard to: … (b) an environmental site assessment 
that demonstrates that the level of contamination does not present a risk 
to human health or the environment; or …

2. The eastern side of the car park provides for two-way traffic.  This must remain free 
to enable vehicles to exit the car park.  If queuing on-site causes the backing up of 
traffic on Westbury Road, the car park arrangement may need to be reconsidered. 

3. All works in the road reserve associated with the development must be completed 
by a suitably qualified contractor using appropriate work health and safety and 
traffic management processes.  Prior to any construction being undertaken in the 
road reserve, separate consent is required by the Road Authority.  An Application 
for Works in Road Reservation form is enclosed, all enquiries should be directed to 
the Council’s Infrastructure Department on 03 6393 5312.

4. It is recommended that the developers designer engages early with the Council’s 
Infrastructure Services Department to discuss optimal treatment options and 
requirements.

5. It is noted that the stormwater quality control device is shown near the entrance to 
the site.  Maintenance of the device should not impede traffic flow along Westbury 
Road.

6. The Council reserves the right to adjust the timing of the No Right Turn restriction 
onto Westbury Road subject to traffic activity level or crash propensity.

7. Once commencement of use has been achieved, a Certificate of Practical 
Completion will be issued to the developer placing the works to be handed over to 
the Council on a defects period of 12 months.

8. The Council notes that there may be an opportunity to re-direct overland flow from 
the site towards Westbury Road.  If this is achievable, a reduced ARI may be 
considered by the Council.  To discuss the requirements of detention, please 
contact the Council’s Infrastructure Department on 03 6393 5312.



 

Meander Valley Council - Ordinary Meeting Agenda: 10 September 2024 Page 48

9. If a Council Officer is satisfied that serious or material environmental harm or 
environmental nuisance is or has occurred, as defined under the Environmental 
Pollution Control Act 1994, the Council may amend this Permit to mitigate the 
respective harm or nuisance.  This may include reducing the hours of operation as 
per Condition 4.b) Operating Hours for Drive Through.  The respective reports as 
per condition 24 Environmental Management Plan may be used to establish an 
environmental harm or nuisance.

10. Registration of a Food Business under the Food Act 2003 will be required.  Please 
contact the Council’s Environmental Health Officer on 03 6393 5300.

11. It is recommended that the customer (or their consultant) submit an application via 
the TasNetworks website portal at their earliest convenience to upgrade the 
electricity supply connection to support this development.  

The application portal can be found here: Connections Hub - TasNetworks

An early engagement meeting is recommended to discuss requirements, costings 
and timing which can be requested via email 
early.engagement@tasnetworks.com.au

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

13. This permit takes effect after:
a. The 14-day appeal period expires; or 
b. Any appeal to the Tasmanian Civil and Administrative Tribunal (TASCAT) is 

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

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

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

16. 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 
Offices on request.

https://www.tasnetworks.com.au/Connections/Connections-Hub
mailto:early.engagement@tasnetworks.com.au
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17. 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. 
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Public Response

Summary of Representations 

A summary of concerns raised by the public about this planning application is provided 
below. Eleven 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.

The applicant provided a response to the representations. This response is included in 
the attachment titled “Applicants response to representations received”. 

Representations: 1, 2, 6, 8 & 11 

Concern: Odour Planner’s Response

a) Concerned about odour 
generated from: 

i) cooking fumes; and
ii) car fumes. 

On certain days can smell odour 
from existing food business 
within the area (businesses 
within Prospect Vale  
Marketplace, namely the 
cooking of chickens and Chinese 
Restaurant on Westbury Road). 

Concerned smell emanating 
from a fast-food restaurant that 
operates 24/7 will be intrusive 
and unpleasant. Will not be nice 
to enjoy garden/yard.  

Proximity of the drive through to 
adjoining properties, will mean 

An Odour Risk Assessment (ORA) was 
submitted with the application. This 
assessment included observations being 
recorded from field investigations at the 
existing McDonalds at South Launceston 
and Invermay. The Guide to conducting 
field odour surveys published by NSW EPA 
in 2021 was used to complete the field 
odour surveys. The City of Launceston was 
also consulted with and advised that there 
have not been any odour complaints 
received regarding the three McDonalds 
that operate in their municipality. 

Whilst there were some odours associated 
with the operation of McDonalds 
observed during field surveys, the 
conclusion of the report was that cooking 
odour from the exhaust fans on the roof 
was the main noticeable odour source, 
although noticeable intermittently. The 
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that adjoining residents will be 
subject to odour continuously, 
which will diminish the 
enjoyment of home and 
outdoor spaces. 

report concluded that ‘the risk of loss of 
amenity within neighbouring residences 
around the proposed McDonalds is low. 
This is due to most residences being 40 
metres or more from the exhaust fans and 
not in the direction of the prevailing winds 
which are northerly/north westerly’ (ES&D 
2024:22 ORA). The ORA identified that 
there are two residences that could 
experience cooking odour from the 
proposed McDonalds intermittently. As 
such it is recommended that ‘the 
ventilation installed has an exhaust air 
speed of 2 metres per second or more. 
This will be sufficient to force the odour 
well clear of the roof and ensure that any 
low flow ‘void’ areas on the roof top are 
cleared to aid in dispersion of odour’ 
(ES&D 2024:23 ORA).        

A supplementary memorandum was 
submitted to Council at the conclusion of 
the advertising period that considered 
vehicle emissions. This document 
indicates that vehicle emissions will be 
unnoticed on the other side of the 
acoustic fence, which was tested during 
field investigations (ES&D 2024:1 
Memorandum). Furthermore, it states 
‘that the fencing/screens do not retain 
vehicle exhaust’ and that there is ‘very 
little chance of vehicle gas buildup’ due to 
environmental factors (elevation, 
temperature at Prospect Vale), 
operational efficiencies of McDonald’s 
drive through and improvement in 
emission control in vehicles (ES&D 2024:5 
memorandum).   

Whilst odour is subjective and what may 
be pleasant to one may person be 
odorous to another person, it is difficult to 
measure.   
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Through this application process, the 
author of this report has been anecdotally 
observing odours from Invermay and 
South Launceston McDonalds. This 
included being external to the building 
and also via use of the drive through. 
Odour that was observed in the drive 
through was primarily exhaust fumes from 
vehicles, which was not considered to be 
excessive. There were also some ‘hot chip’ 
greasy smells observed within the drive 
through and on some occasions from the 
car park. It is also observed that odour can 
be present in Prospect Vale from the 
businesses within the Prospect Vale 
Marketplace, including odour associated 
with cooking bread and chickens.

In consideration of the observations and 
recommendation made in the ORA, and 
anecdotal observations, odour generated 
by the proposed Food Services use, is not 
considered to cause an unreasonable loss 
of amenity to the adjoining Residential 
zone. 

Please refer to the attachment titled 
‘Planners Advice - Performance Criteria’ 
for further discussion regarding odour.       

Representations: 1, 3, 5, 6, 7, 8, 9 & 10

Concern: Traffic Planner’s Response

a) Concern regarding the existing 
traffic issues and congestion on 
Westbury Road. Roads are 
barely able to withstand current 
traffic from expanding suburbs 
without extra traffic generated 
from the proposed 24/7 
McDonalds. The proposed 

Traffic congestion during peak periods is 
not unique to Prospect Vale and it is 
reasonable to expect increases in 
congestion with growing populations and 
development. 

Traffic volumes along Westbury Road and 
other roads in the vicinity are going to 
increase because of projected future 
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development will create further 
congestion, especially during 
peak periods.    

Traffic congestion occurs along 
Westbury Road especially early 
mornings and after work.

Currently it is difficult to cross 
Westbury Road at peak times or 
to enter and exit properties 
along Westbury Road or side 
streets. Lengthy delays are 
experienced. When turning right 
on to Westbury Road, you may 
not be able to cross the road 
and therefore you need to turn 
left, and travel to the round-
about to go in the desired 
direction of travel.  

The Traffic Impact Assessment 
has not considered traffic 
congestion associated entering 
and exiting the existing Ampol 
Service Station, 39 metres away.     

developments which will have greater 
impact than this proposal. Meander Valley 
Council is committed to undertaking the 
necessary works on its road network to 
ensure appropriate levels of safety and 
efficiency are provided. Options currently 
being considered include improved 
linkages through provision of alternate 
routes, signalisation of intersections and 
speed reductions.

It is acknowledged that at certain times 
there is difficulty turning right from 
accesses and junctions on to Westbury 
Road, whilst at other times traffic flow 
along Westbury Road is appropriate for 
this movement. It is recommended that if 
approved, a right turn movement from the 
subject site, will be prohibited during peak 
periods as identified as 3.00pm to 6.00pm 
weekdays.  

It is the view of Council’s Road Authority 
that a left turn out of a property or street 
is quite reasonable given the close 
proximity of the roundabouts on 
Westbury Road, this manoeuvre would be 
the safest option especially during peak 
traffic periods. 

The modelling provided with the TIA 
suggests vehicle queuing will be minimal. 
Any queuing of traffic on to Westbury 
Road that is occurring at the Service 
Station is unlikely to impact the traffic 
movements to and from the proposed 
development. 

b) Concern that the increase in 
traffic will impact safety. 

Proposal predicts an additional 
influx of up to 170 cars per peak 
hour. This is unprecedented 

Refer to a) above. 

The TIA estimates a total of 170 vehicle 
movements (85 in and 85 out) associated 
with the development during peak hour.    
It also estimates that 35% of the vehicles 
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compared to the relatively low 
volumes from the previous 
business. 

This will create traffic congestion 
and increased risk of accidents 
in the surrounding residential 
streets.  

Concern for safety of 
pedestrians and cyclists 
(including children and elderly 
persons) as a result of increased 
traffic.  

are already using Westbury Road resulting 
in an additional 110 vehicle movements 
(not 170), or just over 8.5% increase on 
existing traffic per hour. The actual 
increase would be less because the figures 
do not consider movements that would 
have been associated with the now closed 
service station and roadhouse.

The right turn out of the site is the only 
additional hazard caused by the 
development, this has been mitigated by 
conditioning a time restricted ban during 
weekday PM peak times. Council will 
monitor the effectiveness of this 
restriction and may make changes if 
necessary. Through traffic safety is not 
anticipated to be impeded by the 
proposal.

The development creates formalisation of 
a singular access point for the site 
(reducing the length of conflict between 
vehicles and pedestrians), improved 
delineation with the installation of kerb 
and channel, footpath and access ramps. 
This is considered to benefit the safety of 
pedestrians because these facilities are 
not currently provided along the site 
frontage.

Council is continuing to monitor Westbury 
Road and the surrounding road network, 
considering the developments within the 
surrounding area and reviewing 
improvement options for the road 
networks, such as signalised intersections 
and speed limit reductions that will assist 
pedestrians to cross Westbury Road.

c) Concerned about how garbage 
and recycling will be collected if 

The yellow lines can be omitted and “No 
parking” signage installed which would 
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yellow no parking lines are 
placed in front of 343 and 
partially in front of 341 Westbury 
Road. 

not prohibit collection of refuse from the 
mentioned houses.

If approved, a condition is recommended 
for no parking signs to be installed rather 
than yellow line so collection vehicles can 
stop. 

d) A thorough traffic impact 
assessment should be 
conducted to assess and 
mitigate the potential risks 
associated with increased 
vehicular activity. 

The TIA has undergone a number of 
iterations to answer various questions put 
forward by council officers and Council’s 
traffic engineering consultant during the 
application process. Council’s traffic 
engineering consultant has undertaken a 
number of studies in the area and 
generally agrees with the findings of the 
final version of the TIA, provided the 
suggested conditions and physical works 
are completed prior to use.  

The demands on Westbury Road will 
continue to grow in line with future 
development of the surrounding areas. 
Meander Valley Council (as the road 
authority) remains committed to 
undertaking the necessary studies and 
works on its road network to ensure 
appropriate levels of safety and efficiency 
are provided.

Representations: 2, 4, 5, 6, 7, 8, 9 & 11

Concern: Amenity Planner’s Response

a) Concern regarding increased 
traffic noise and emissions will 
contribution to an overall 
decline in the neighbourhood’s 
environmental quality.   

Refer to response to odour above. The 
application included supporting 
information that considered traffic noise 
and emissions. 
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b) Concerned that the influx in 
vehicles will contribute to air 
pollution, diminishing the 
quality of life for residentials and 
potentially causing health issues 
over time. 

The acoustic assessment undertaken 
included the consideration of the existing 
background noise and also modelled the 
anticipated noise generated from the use, 
including traffic. Mitigation measures are 
proposed, including acoustic fences at the 
boundary of the site and additional 
acoustic screens to reduce and absorb 
noise to be at an acceptable level at the 
adjoining residential properties. It is noted 
that the amended plans have changed the 
layout of the drive through along the 
eastern side, moving it further from the 
boundary. This has enabled a reduction in 
the boundary fence height along the 
eastern and southern boundaries. Council 
has engaged a peer review of the acoustic 
assessments which concluded that the 
daytime and evening periods were 
appropriate, however, concern was noted 
about level of noise and potential 
disturbance generated by traffic using the 
drive through on the units to the east and 
south. As such, if approved, a condition is 
recommended for the drive through to 
not be used between 11:00pm and 6:00am 
daily. 

An odour risk assessment (ORA) and a 
supplementary memorandum was 
submitted to Council. The ORA 
recommends a minimum speed for the 
roof top exhaust fans to operate to enable 
the dispersal of cooking odour into the 
atmosphere. This recommendation will be 
included as a condition, if approved. The 
ORA identified cooking as the main odour 
source but believes it will be intermittent. 
Vehicle exhaust was also considered but 
was not observed at adjoining properties 
during the field investigations undertaken. 
It is concluded the vehicle emissions will 
not build up within the building and 
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acoustic fences and screens nor will it be 
observed at adjoining properties. 

In regards to air pollution from vehicles, it 
is noted that vehicles already have a 
notable presence in the surrounding area. 
Whilst there will be a concentration of 
vehicles on the site queued within the 
drive through, the supplementary 
memorandum submitted indicates that 
emissions from vehicles will not be 
observed at adjoining properties due to 
site-specific conditions, the drive through 
design and fencing/screening layout. It is 
noted that additional landscaping will be 
included between the drive through and 
eastern boundary and landscaping has 
been identified as a way to absorb some 
vehicle emissions. 

c) Concerned that the proposed 
development will decrease the 
quality of living for adjoining 
residents. It will impact the quiet 
evening and nighttime currently 
experienced, and reduce access 
to sunshine which is essential for 
health and wellbeing. 

The proposed acoustic fences 
will cause a loss of sunshine to 
the adjoining units at 349 
Westbury Road. This will shadow 
the backyards making drying 
their washing on lines on the 
back fence impossible and will 
block sun from entering the 
units themselves as the main 
windows face the backyard. 

This could increase the risk of 
mould growth which is a risk to 
health and property.   

Amended plans (including shadow 
diagrams) have been submitted to Council 
in response to the concerns raised in the 
representations. The amendment includes 
the relocation of the drive through further 
east on the site and a review of the height 
of the acoustic fences required at the 
boundary. The proposed amendment has 
resulted in an increased separation 
between the drive through and the unit 
located at 3/10 Westbury Road. The edge 
of the drive through is proposed to be 
7.2m from the eastern boundary, with the 
2.4m high acoustic screen being 6.35m 
from the eastern boundary. This property 
already has a high boundary fence. As 
such, it is now proposed to maintain this 
boundary fence (not increase its height as 
initially proposed) and treat with acoustic 
material. Additional landscaping will be 
included between the drive through and 
eastern boundary. Therefore, there will be 
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no changes to over shadowing for the 
property at 3/10 Chris Street. 

The boundary fences along the southern 
boundary that adjoins 4 units (349 
Westbury Road) has also been reviewed. 
A 2.1m high acoustic fence is now 
proposed, which is the height of a fence 
along a shared boundary which does not 
require planning approval. The reduction 
in fence height along this section will 
increase the amount of sunlight received 
to the private open space areas and 
habitable rooms compared to what was 
initially proposed. It is noted that one unit 
has a colorbond topper of the same 
height, so there will be no change to the 
amount of overshadowing received. 
However, the other three units have a 
lower boundary fence. Whilst the height of 
the boundary fence will increase, a 
reasonable amount of sunlight will still be 
received at the adjoining units as 
demonstrated in the shadow diagrams. 
These units would have previously been in 
shadow from the outbuildings located to 
the south of the subject site. As such, there 
is an improvement to the amount of 
sunlight received to the units, prior to the 
outbuildings being demolished. 

The acoustic barrier located to the 
southern side of the drive through will also 
be extended and will have a height of 1.8m 
from the eastern side and will increase to 
2.3m at the cashier and servery. 

The combination of acoustic screening 
and acoustic fences is considered suitable 
to reduce noise levels at the adjoining 
properties to an appropriate level, noting 
that if approved, it is recommended for 
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the drive through to be closed between 
11:00pm and 6:00am daily.        

d) Operating 24 hours 7 days a 
week is excessive in an area 
bounded mostly by residential 
properties including single and 
multiple dwellings. 

Concerned that the proposed 
hours of operation being 24 
hours 7 days a week could 
disrupt the tranquillity of the 
neighbourhood, causing 
disturbances during nighttime 
hours that are currently 
peaceful. Uninterrupted sleep is 
relied upon for well-being. The 
constant activity generated by a 
24 hour 7 day a week restaurant 
could compromise this.  

The concerns regarding the hours of 
operation of the use are noted. Whilst the 
submitted acoustic assessment 
demonstrates that noise generated from 
the site operating 24 hours a day 7 days a 
week are considered to be within the 
standards determined appropriate by the 
acoustic consultant, Council has had this 
assessment peer reviewed. The review has 
suggested that whilst the daytime and 
evening noise generated from the site will 
be within an appropriate level, there is 
concern that it has not been adequately 
demonstrated that amenity will be 
appropriately maintained overnight for 
residents that adjoin the drive through. 
This opinion has been maintained 
following subsequent peer review of the 
amended plans showing the relocation of 
the eastern portion of the drive through 
and changes to acoustic screening and 
boundary fencing. 

As such, if approved, a condition is 
recommended to prohibit the drive 
through from being operated between 
11:00pm and 6:00am daily. These hours 
are considered appropriate to manage 
potential sleep disturbance associated 
with the use of the drive through. 

The setback of dwellings at 343 Westbury 
Road, 2, 6, 8 and 12 Chris Street, are 
considered to be reasonable, and with the 
proposed acoustic fences, it is deemed 
that the dwellings will not be 
unreasonably impacted from the use of 
the car park for patrons of the restaurant 
overnight. The car park will be a slow 
traffic speed environment, with speed 
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humps designed to minimise noise. The 
findings in the acoustic assessment 
regarding the level of noise generated 
from the car park are considered 
appropriate.       

e) Concerned that the proposed 
development with a 24 hour 7 
days a week drive through along 
the eastern and southern 
boundary will cause a significant 
and unreasonable loss of 
amenity to adjoining residents, 
impacting the harmonious, 
pleasant and enjoyable life. 
Residents of an adjoining 
property have lived at the 
property for 57 years and 
counting.  

Refer to d) above. 

The subject site is in a General Business 
zone and is surrounded to the north, east 
and south with properties zoned General 
Residential which are constructed with 
single and multiple dwellings. Whilst a 
Food Services business is considered a 
Permitted Use Class in the General 
Business zone, it proposes to operate 24 
hours a day 7 days a week, which extends 
beyond the hours of operation permitted 
in the Planning Scheme. Please refer to 
the attachment titled ‘Planners Response 
– Performance Criteria’ for the 
consideration of loss of amenity 
generated by the development. It is 
concluded that with conditions, a 
reasonable amount of amenity can be 
maintained to the adjoining residential 
properties. It is acknowledged that there 
will be changes to the existing amenity 
enjoyed by adjoining properties, however, 
these changes are not considered 
unreasonable.  

f) Concerned by the proximity of 
the drive through less than 3m 
from eastern boundary and its 
continual operation. This is 
expected to cause a loss of 
amenity (peace, enjoyment, use) 
through noise, lighting and 
other emissions such as odour 
and carbon dioxide from cars. 

Refer to comments in a)-e) above. 

The amended plans have increased the 
drive through further from the eastern 
boundary. Please refer to attachment 
titled ‘Amended Plans and Supplementary 
Documentation’ to view the proposed 
amendment.    

This proposed amendment will result in an 
increase in distance from the drive 
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There will be so many cars so 
close to backyards.  

An adjoining property has an 
established vegetable garden 
located towards the shared 
boundary. There are also some 
of the grape vines that have 
been established for 40 years 
within one foot of the boundary 
fence. 

This outdoor space is used daily 
by its residents and is used to 
host family barbeques and get 
togethers.    

through for 8 and 3/10 Chris Street and 
will increase to a distance of 7.2m. Whilst 
vehicles will still pass the rear of 8 Chris 
Street, some additional separation is 
being afforded. It is noted that the 
acoustic fence at the boundary is 
proposed to remain at 2.2m in height, 
noting the requirement for a retaining wall 
along a section of the eastern boundary.

It is also noted that if approved, a 
condition is recommended to prohibit the 
use of the drive through between 11:00pm 
and 6:00am daily.     

The proposed development will be 
externally lit. The submitted Obtrusive 
Lighting Analysis report has demonstrated 
that the lights will be designed to be 
compliant with the Australian Standard. If 
approved, a condition is recommended to 
require that installed external lights 
achieve compliance with the Australian 
Standard AS/NZS4282:2023 Control of the 
effects of outdoor lighting. 

g) The proposal will potentially 
have negative impacts on the 
community and particularly 
those residential properties 
directly impacted by the 
proposed development.

The potential of impacts associated with 
traffic, noise, lighting and odour have 
been considered in the attachment titled 
‘Planners Response – Performance 
Criteria’. It is concluded that with 
conditions, the development will not 
cause an unreasonable loss of amenity to 
adjoining residential properties.   

h) Concerned by the potential 
impact of constant noise and 
impacting the ability to sleep 
and live comfortably. Adjoining 
residents are vulnerable to sleep 
disturbances and are concerned 
for their health and wellbeing 
and quality of life as a result of 

The acoustic assessment submitted to 
Council has been peered reviewed. The 
findings are comparable for daylight and 
evening noise, however, there are 
concerns regarding nighttime noise being 
excessive as calculated and modelled in 
the assessment. Therefore, if approved, a 
condition is recommended to prohibit the 

11.1.1 Public Response Summary Of Representations

Meander Valley Council - Ordinary Meeting Agenda: 10 September 2024 Page 61



the development changing the 
existing environment. If 
approved, the development will 
have an unreasonable loss of 
amenity to the current 
harmonious, pleasant and 
enjoyable life.  

drive through from being operated 
between 11:00pm and 6:00am daily. 

i) Proposed development is too 
close to houses with not enough 
barries away from fences. It will 
impact privacy. 

Noted. The development includes the 
construction of an acoustic fence at 
various heights along the northern, 
eastern and southern boundary. The fence 
is proposed to absorb noise generated 
from the site and will also minimise 
opportunities for direct overlooking into 
adjoining residential properties due to the 
height of the fence. It is noted that the 
plans are proposed to be amended which 
will reduce the height of the acoustic 
boundary fences along the eastern and 
southern boundary, and will also include 
the extension of the acoustic barriers 
setback from the boundary fence. 

j) Consider the number of 
residential properties that are 
surrounding this proposal then 
count the number of residential 
properties that border other 
McDonalds here in the 
Launceston area, and elsewhere, 
there is no comparison. All other 
outlets are mainly built in larger 
commercial areas that affect 
minimal residential housing.

Noted. 

k) The proposed 24 hour 7 day a 
week operation is not 
considered to meet the 
Performance Criteria P1 of the 
General Business zone of the 

Following the conclusion of the 
advertising period, the applicant has 
reviewed the concerns raised in 
representations and has submitted 
amended plans to Council. The proposed 
amendment increases the separation 
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Tasmanian Planning Scheme 
with respect to:

1. Noise levels and other 
emissions caused by the 
timing, duration and 
extent of vehicle 
movements between 
9pm and 7am Monday to 
Saturday and 8am to 
9pm Sundays and Public 
Holidays. 

2. The proposed layout of 
the drive-thru so close to 
residential properties. 
The drive-thru is 
proposed within an 
estimated 5m from the 
rear unit at 10 Chris 
Street.

3. Impact of lighting – 
including the drive-thru 
menus and gantry 
signage. 

4. Proposed parking behind 
the restaurant which is 
not visible from 
Westbury Road (near the 
proposed loading bay) 
which could become a 
haven for people 
congregating late at 
night in vehicles. 

In considering the significant 
concerns, representor strongly 
urges Meander Valley Council to 
reject the approval of this 
development in its current form. 
The adverse effects on noise 
levels, environmental quality, 
safety, and the property values 
far outweigh any potential 
benefits the proposed 

between the drive through and the 
eastern properties, and also reduces the 
height of the proposed common 
boundary fences. 

The application has been assessed against 
the use standards within the General 
Business Zone of the Planning Scheme. 
Please refer to the attachment titled 
’Planners Response – Performance 
Criteria’ for a response to this provision. It 
is concluded that with conditions, the 
development will not cause an 
unreasonable loss of amenity to the 
adjoining residential zone.    

Whilst illuminated signage is proposed 
throughout the development, it is not 
considered to cause an unreasonable loss 
of amenity on adjacent properties. It is 
noted that the northern pylon sign is 
required to be switched off from 10.00pm 
daily to ensure compliance with 
AS/NZ4282:2023 illuminance limits at the 
residential property fronting Westbury 
Road to the immediate north of the 
subject site. The impact from illuminated 
signage from the drive through is 
considered minimal, as the proposed 
acoustic barrier being 2.4m high 
(amended plans) and acoustic boundary 
fencing will predominately screen the 
signage. Furthermore, the proposed 
external lighting has been demonstrated 
to comply with the Australian Standard. 

The proposed amended plans have 
removed the car parking behind the 
restaurant to enable the drive through to 
have an increased setback from the 
eastern boundary. It is noted that the car 
parking requirements of the Planning 
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McDonald’s might bring to the 
area.  

Scheme for a Food Services use is 
maintained.   

It is considered that the amended plans 
and supplementary documentation, has 
demonstrated that the development will 
not cause an unreasonable loss of amenity 
on the adjoining properties, and is 
recommended for approval with 
conditions.     

Representations: 2, 3, 4, 6, 7, 8, 10 & 11. 

Concern: Noise Planner’s Response

a) Traffic noise from Westbury 
Road has increased since Covid. 
Cars have been modified and at 
time Westbury Road is like a 
race track.   

Noted.  

b) Concerned with the noise that 
will be generated by the 
development, considering it will 
be operating 24 hours 7 days a 
week. 

There will be constant noise 
from cars moving through at all 
times of the day as well as noise 
generated by people/customers 
(loud talking, swearing, yelling, 
laughing), and delivery trucks. 

Operating 24 hours 7 days a 
week will have a continuous flow 
of vehicles and patrons, 
especially during late hours. This 
will generate noise pollution.

Noise from the proposed development 
has been considered in the acoustic 
assessment submitted with the 
application. Mitigation measures 
including acoustic boundary fences and 
acoustic screens are proposed to reduce 
the impact of noise to an acceptable level. 

Please refer to the response provided in 
the amenity concern above at point d). As 
mentioned, Council has obtained a peer 
review of the acoustic assessment and it is 
determined that the noise criteria adopted 
for day and evening periods are 
satisfactory. However, there are concerns 
regarding the criteria used in the 
assessment for night time noise.   
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The proposed McDonalds is 
expected to handle up to 170 
cars per hour.  

c) Concerned about the car noise 
from the drive through as well as 
voice and order box noise, and 
traffic behaviour being close to 
adjoining properties (units to 
the south and east and dwelling 
to the east) will generate 
uncomfortable noise levels for 
those enjoying their backyards 
and dwellings. 

Concerned the noise generated 
in the drive through will be 
disruptive to nearby residents, 
some which have enjoyed the 
peace and quiet for over 50 
years. 

Residents have the right to a 
peaceful evening and nighttime 
for relaxing and sleeping each 
day.

The proposed development 
adjoins residential properties. 

If approved, it is recommended that the 
permit be conditioned to include a 
number of conditions regarding, the 
hours of use of the drive through, the 
hours for when deliveries are to be 
received, monitoring undertaken to 
record the noise generated from the site 
to ensure it is operating within the levels 
identified within the acoustic assessment. 
Refer to Planner’s Recommendation to 
Council for the list of recommended 
conditions.  

It is noted that whilst the traffic impact 
assessment report quotes 170 cars per 
peak hour, this is the number of vehicles 
both entering and exiting the site per 
hour. Therefore, it is equivalent to a total 
of 85 vehicles per peak hour.  

d) The previous business at this site 
(petrol station, fast food take-
away and a garage) were 
situated over 30m from eastern 
boundary and operated until 
10pm. The impact was minimal. 

Noted. 

e) Considers a more suitable 
comparison for noise in the 
absence of Tasmanian 
guidelines to be South 
Australian and Queensland 

The criteria for assessing maximum noise 
levels in the Queensland and South 
Australian noise policies are not directly 
comparable with that adopted in the 

11.1.1 Public Response Summary Of Representations

Meander Valley Council - Ordinary Meeting Agenda: 10 September 2024 Page 65



guidelines given these are closer 
in population than Victoria and 
New South Wales. It appears 
that the maximum noise levels 
are both lower [in the SA and 
QLD guidelines] than what is 
acceptable in NSW and Victoria.

The acceptable noise levels are 
required to be reduced during 
nighttime hours below the 
predicted “Worst Case car” 
noise scenarios in the Clarity 
Acoustic report of 60dB. It 
appears, both “Worst Case car” 
and “Patron voices” predicted 
noise levels are above the 
maximum noise levels permitted 
in South Australia and 
Queensland.

Provided copies of South 
Australian and Queensland 
guidelines attached to the 
representation.    

Clarity Acoustics Assessment dated 24 
May 2024.  

The Clarity Assessment uses 60dB LAmax 
which is equivalent to the acoustic 
environmental indicator level for sleep 
disturbance outside bedrooms in the 
Tasmanian Environmental Protection 
Policy (Noise) 2009. A LAmax level is the 
maximum A-weighted sound pressure 
level during a particular measurement 
period. 

A LA1 level is the A-weighted sound 
pressure level which is exceeded for 1% of 
the measurement period. The Queensland 
policy uses 65dB LA1,adj,1hr, which is the A-
weighted sound pressure level, adjusted 
for tonal character or impulsiveness, that 
is exceeded for 1% of a 1 hour period when 
measured using a fast standardised 
response time.

The South Australian policy includes a 
different method for arriving at noise 
criteria, based on the planning zone of the 
noise source and the planning zone of the 
noise affected premises.  Given the 
application of planning zones in South 
Australian differs to the Tasmanian 
planning system, it is not considered 
appropriate to draw comparisons. 

Council has had the acoustic assessment 
report peer reviewed. The findings of the 
report for daytime and evening noise are 
considered satisfactory. However, the 
noise modelling associated with traffic 
through the drive through does not 
appropriately demonstrate that there is 
not an unreasonable loss of amenity 
overnight. As such, if approved, a 
condition is recommended to prohibit the 
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drive through from being operated 
between 11:00pm and 6:00am daily. These 
hours are considered appropriate to 
manage potential sleep disturbance 
associated with the use of the drive 
through. 

Please refer to Council’s Environmental 
Health Officer comments found in the 
Internal Referral section that prior to the 
Planners Recommendation to Council.   

f) With a projected 75 cars per 
hour based on 24 hour service, 
that number through peak times 
will certainly exceed that 75 cars 
per hour. 

Not only will noise levels raise at 
peak time there will also be an 
increase in pollution occurring.

The submitted Traffic Impact Assessment 
(TIA) expects approximately 170 peak hour 
vehicles movements for the use based on 
surveys undertaken of several existing 
McDonald’s convenience restaurants. This 
is equivalent to 85 vehicles entering and 
exiting the site. This value has been 
adopted for the weekday PM and 
Saturday peak hours in the TIA. The 
acoustic assessment also had regard to 
the 170 peak hour vehicle movements.          

g) Noise from traffic from Bass 
Highway is already noticeable 
24/7 and McDonalds will 
exacerbate this situation due to 
the proposed hours.  

It is acknowledged that noise from traffic 
on the Bass Highway is already noticeable 
in the surrounding area. Noise from traffic, 
including from the Bass Highway, forms 
part of the background noise for the 
environment and this has been 
considered in the modelling undertaken 
for the acoustic assessment.

Concern is noted regarding the proposed 
hours of operation and the potential noise 
generated. 
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Representations: 6, 7 & 8

Concern: Lighting Planner’s Response

a) Lighting report primarily seems 
to focus on the solution of 
having the northern pylon sign 
switched off during curfew 
hours with a timer. 

Concerns are raised regarding 
the impact of potentially 
intrusive lighting from the 
building itself as well as the 
drive-thru gantries and menu 
lighting. 

b) Concern regarding lights 
beaming into properties 24 
hours 7 days a week. 

An Obtrusive Lighting Analysis that was 
submitted with the application has 
demonstrated that all external lighting 
proposed is compliant with AS/NZS 
4282:2023 Control of the obtrusive effects 
of outdoor lighting, noting that the 
northern pylon sign is to be switched off 
from 10:00pm daily. If approved, a 
condition is recommended to enforce this.

It is also noted that the proposed acoustic 
boundary fence will be of a height to 
screen headlights from vehicles. A 
1500mm high opaque barrier is proposed 
along Westbury Road to screen headlights 
from vehicles from properties on the 
western side of Westbury Road from 
vehicles travelling west and north within 
the drive through.

c) One window was shown on the 
rear of 1/343, yet failed to show 
a large window measuring 3.7m 
by 1.2m facing Westbury Road. 
Drawing number A203 clearly 
shows a streetscape elevation to 
the west with evidence of that 
window. 

The current sign in situ 
displaying Jims Service Station 
was not a hindrance as it was not 
displayed/ lit up no later than 
20:00 hours. 

The concern is noted. The 
recommendation of the lighting 
assessment that was submitted with the 
proposal is for the northern pylon sign to 
be switched off at 10:00pm daily and is to 
remain switched off until dusk the 
following day.    

The proposed location of the northern 
pylon sign, its height and size is not out of 
character to what is existing on the site. 
Although the sign is proposed to be 
illuminated until 10pm, the illuminance of 
the light is considered to be dull. 
Westbury Road is well lit with street lights 
and illuminated signage. It is noted that 
the Ampol service station to the north-
west of the site, also has a range of 
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This sign is offensive to 
representor and others. 

Representor does not have any 
desire to sit and look out the 
window to look at a McDonalds 
sign.

illumination. This too is switched off at 
10pm. Although the adjoining property to 
the north will have a direct view of the 
sign, only the message of the sign will 
change to what is existing. It is noted that 
the size of the sign will increase 
marginally. The sign is located 
approximately 14m from the adjoining 
dwelling.  The proposed northern pylon 
sign is not considered to cause an 
unreasonable loss of amenity to the 
adjoining property to the north.      

Representation: 8

Concern: Contamination Planner’s Response

a) The underground fuel tanks 
have been removed from the 
site and continuous sampling 
has been undertaken. Sampling 
has been undertaken at 1/343 
Westbury Road, Prospect Vale. 
Representor noticed strong 
smell of fuel when sampling is 
undertaken. 

The ESA (Environmental Site 
Assessment) report states “that 
excavation on the site can 
proceed”.  Why hasn’t there been 
any correspondence in this 
application that relates to 
possible contamination in the 
soil at 1/343 Westbury Road, as 
a result of fuel leakage from 
345-347 Westbury Road? 

Where is the Environmental 
Protection Authority sitting in all 
this?   

The process for removing the 
underground fuel tanks from the subject 
site is a separate process to the 
assessment of this planning application. 

The removal of the underground fuel 
tanks is a process that is regulated by the 
Environment Protection Authority. 

They have been consulted regarding this 
proposal, however, do not have an 
interest in this application, as they can 
manage the site through their legislation. 
This includes potential contamination on 
other properties. 

The potentially contaminated lands code 
of the Tasmanian Planning Scheme has 
been considered in this application 
because the proposal will require the 
excavation of more than 250m3 of soil on 
the site. The depth of excavation required 
for the site is less than the potential 
contaminated soil. Therefore, a certified 
site contamination practitioner has 
concluded in the Environmental Site 
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Assessment the level of contamination 
does not pose risk to human health or the 
environment, satisfying the requirement 
of the Planning Scheme.     

Representations: 1, 3, 4, 5, 7, 8, 9 & 10

Concern: Use of the site Planner’s Response

a) Concern have been raised about 
the health impacts/risks of 
McDonalds.

b) Site could be better used for a 
different business or potentially 
rezoned to residential.

c) Already a variety of food 
establishments in the area. 
These establishments do not 
need the competition of a 24 
hour 7 day a week major 
franchise which could be 
detrimental to small local 
businesses. 

d) This proposed McDonalds is 
located close to existing 
McDonalds in South Launceston 
and Kings Meadows. 

e) Concerned by the impression 
McDonalds will present to 
visitors as the first thing a visitor 
will see. 

This application proposes a Food Services 
business, which is a Permitted Use in the 
General Business Zone of the Planning 
Scheme. 

The type of Food Services business 
proposed, the potential for competition to 
existing businesses and the proximity to 
existing McDonald’s restaurants, are not 
matters considered in the Planning 
Scheme and, therefore, these matters 
cannot be considered in determining the 
proposal. 

Council can only consider the relevant 
standards of the Planning Scheme when 
determining planning applications.    
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f) No other McDonalds in 
Launceston are surrounded by 
residential development on 3 
sides. 

Noted. 

Representations: 2, 6, 8 & 10

Concern: Valuation Planner’s Response

a) Concerned about the rentability 
of units that adjoin the 
proposed development. 

b) Concerned the development will 
devalue property adjoining the 
site.

The presence of increased 
traffic, noise and odorous fast-
food outlet could make 
adjoining property less 
attractive to potential buyers 
and affect the investment of 
current owners.  

The potential for impact on the rentability 
or valuation of adjoining properties is not 
a consideration of the Planning Scheme 
and, therefore, this matter cannot be 
considered in determining the proposal.

Council can only consider the relevant 
standards of the Planning Scheme when 
determining planning applications.    

Representations: 2, 4, 6 & 9

Concern: Alternative options Planner’s Response

a) Recommends alteration to the 
development plan to redirect 
the drive through from the 
southern fence line away from 
the units to the south. It is 
considered that this will reduce 
the need for such high noise 
barriers as traffic will be further 
from units and will increase the 
sunlight reaching the units.   

The applicant has submitted amended 
plans in response to the concerns raised in 
the representations. The amened plans 
can be viewed in the attachment titled 
‘Amended Plans and Supplementary 
Documentation’. These amendments have 
resulted in the boundary fence along the 
south adjoining the units at 349 Westbury 
Road reducing to 2.1m in height. There will 
also be extensions to the acoustic sound 
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barriers, however, any shadow cast from 
the barries will fall to the boundary fence.   

b) A compromise could be reached 
if the hours of operation were 
0600-2300. 

There are already two 24 hour 
McDonalds In Launceston that 
could adequately serve those 
who were seeking McDonalds 
overnight.  

Noted. 

Whilst the proposed restaurant ‘walk-in’ 
service is considered suitable to operate 
24 hours a day, 7 days a week, if approved, 
the drive through is recommended to be 
prohibited from use between 11.00pm and 
6.00am daily.  

c) Recommends: 

1. Hours of operation 
should be in line with the 
General Business Zone 
[Acceptable Solution];

2. The drive through 
setback further than 3 
metres to a more 
reasonable distance of 10 
metres to lessen the 
impact on adjoining 
properties and the 
expected unreasonable 
loss of amenity from the 
proposal in its current 
form. 

3. Consultation with 
Meander Valley Council, 
McDonalds and 
adjoining property 
owners to mitigate 
concerns around 
unreasonable loss of 
amenity and security. 

Representor is supportive of a 
consultative process to find a 

Refer to the response to a) and b) above.

The amended plans referred to in a) 
above, increase the setback of the drive 
through to 7.27m from the eastern 
boundary. Whilst the access way of the car 
parking / access to drive through is 
proposed to remain in the same location, 
it will begin to increase further away from 
the eastern boundary at the northern 
portion of the boundary shared with 8 
Chris Street, to where it will be 7.27m from 
the boundary adjacent with the 
outbuildings on 8 Chris Street. The drive 
through will maintain this setback from 
the eastern boundary as it traverses south 
on the site. Therefore, the drive through 
will be a distance of 7.27m from 3/10 Chris 
Street, with an acoustic barrier of 2.4m in 
height 6.35m from the boundary. The 
boundary fence shared with 3/10 Chris 
Street is proposed to remain and will be 
treated with acoustic material. This fence 
in the original application was proposed 
to be higher than what is existing. 

If approved it is recommended that noise 
monitoring is undertaken to demonstrate 
that the noise levels modelled in the 
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mutually agreeable way to move 
forward. 

acoustic assessment are achieved. 
Furthermore, a management plan will be 
required to be submitted to Council which 
will include a complaints register for 
complaints to be recorded and 
considered by the proponent. 

d) Suggests considering more 
moderate operating hours that 
would be less disruptive to 
residents and less detrimental to 
local businesses. 

Refer to comments in b) above and the 
response to the concern ‘Use of the Site’ 
above. 

Representations: 3, 6, 7 & 10

Concern: Crime and Litter Planner’s Response

a) Concerns litter within the area 
will increase. Representors are 
already experiencing litter from 
existing businesses. An increase 
in litter can attract pests and 
detract from the cleanliness and 
beauty of our community.   

b) Concerned that extending hours 
from the General Business Zone 
Acceptable Solution risks 
providing an opportunity for 
criminals and vandalism to 
operate during the late night 
hours. 

The potential for the generation in 
increased litter and crime from the 
proposed development is not a 
consideration of the Planning Scheme. 
Therefore, this matter cannot be 
considered in determining the proposal.

Council can only consider the relevant 
standards of the Planning Scheme when 
determining planning applications.      
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Representations: 6, 8, 9 & 10

Concern: Other Planner’s Response

a) Concerned that the applicant 
did not consult with 
homeowners directly impacted 
by the development. 
Representor is not against 
development moving forward 
but are in favour of fairness, 
reasonableness and 
consultation.  

Noted. 

There is no legislative requirement for an 
applicant to consult neighbours on a 
proposal. Council encourages anyone 
proposing to undertake development to 
discuss the proposal with neighbours. 

b) Photos were included in a 
representation showing the 
backyard for which the drive 
through will be at the back of 
the fence. 

Noted. 

c) Concerned by the 14 day period 
to submit written representation 
to the development when the 
application material was 705 
pages. Seeks an extension to be 
able to comprehend the 
literature and given a fair and 
reasonable opportunity to reply.   

The 14 day period is required through 
section 57 of Land Use Planning and 
Approvals Act 1993. Whilst there is the 
ability to extend the representation period 
in accordance with section 57(5), Council 
has treated this application the same as all 
other applications assessed in accordance 
with section 57. The representation that 
was submitted has identified concerns 
with the proposal which have been 
considered in the assessment. It is noted 
that there are strong themes that have 
been presented in the representations 
submitted to Council.  

d) A caveat is in place on this 
property. Why is this planning 
application allowed to be 
advertised? 

The planning application has been 
submitted and assessed in accordance 
with the Land Use Planning and Approvals 
Act 1993 (LUPAA).
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Is a planning application a legal 
dealing concerning this 
property? If so, why has this 
application been allowed to be 
lodged when a caveat is 
registered on this property. 

“A caveat is a document that any 
person with a legal interest in a 
property can lodge. Once lodged 
a caveat note appears on the 
property title giving anyone with 
an interest notice that a third-
party claims rights over the 
property. This caveat must be 
resolved before any legal 
dealings to do with the property 
can take place”.

LUPAA does not prevent a planning 
application being lodged, advertised or 
determined if there is a caveat on the title. 
However, any application submitted to 
Council where the applicant is not the 
owner, requires the applicant to declare 
that the owner of the land has been 
informed of the application. This 
declaration has been submitted with the 
application.  

Land title dealings include priority notices, 
caveats, strata dealings, transfers, 
easements, covenants and vesting orders. 

A planning application is not a land title 
dealing and, therefore, although a caveat 
is recorded on the title, it does not prevent 
the consideration of the planning 
application.   

e) The representor identified 
inaccurate measurements in the 
Ratio assessment. 

Noted. 

f) The representor requests that 
decisions are made on 
commonsense and questions if 
McDonalds should be located in 
the middle of houses and units. 

The application must be considered 
against the Tasmanian Planning Scheme – 
Meander Valley. An assessment has been 
undertaken against the Planning Scheme 
to determine if the application satisfies the 
standards of the Planning Scheme. Refer 
to attachments titled ‘Planners response – 
Acceptable Solutions’ and ‘Planners 
response – Performance Criteria’ for more 
details.   

g) The proposal will have 
detrimental effects on our 
community in terms of its hours 
of operation and the impact of 

Noted. Refer to discussion above, 
specifically Representation concerns: 
Amenity and Noise and in attachments 
titled ‘Planners Response – Performance 
Criteria’. 
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local small businesses and 
traffic. 

An alternative location should 
be found that does not 
compromise the well-being of 
our neighbourhood. 

The Planning Scheme does not consider 
or require an assessment of impact on 
local small businesses and, therefore, this 
is not a matter that can be considered as 
part of the assessment. 

The application is required to be assessed 
at the site proposed. Consideration of an 
alternative location is not a factor that can 
be considered in the assessment of the 
application. 

Note: The planning application was advertised in the Examiner Newspaper and on 
Council’s website for a statutory period of 14 days from 15 June 2024 to 1 July 2024. A 
planning notice was also placed on the property. 
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1 Short title

This policy may be cited as the Environmental Protection
(Noise) Policy 2019.

2 Commencement

This policy commences on 1 September 2019.

3 Definitions

The dictionary in schedule 2 defines particular words used in
this policy.

4 Application

This policy applies to the acoustic environment.

5 Purpose

(1) The purpose of this policy is to achieve the object of the Act in
relation to the acoustic environment.

(2) The purpose is achieved by—

(a) identifying and declaring the environmental values of
the acoustic environment; and

(b) stating acoustic quality objectives that are directed at
enhancing or protecting the environmental values; and

(c) providing a framework for making consistent, equitable
and informed decisions that relate to the acoustic
environment.

6 Environmental values

The environmental values to be enhanced or protected under
this policy are—

(a) the qualities of the acoustic environment that are
conducive to protecting the health and biodiversity of
ecosystems; and
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(b) the qualities of the acoustic environment that are
conducive to human health and wellbeing, including by
ensuring a suitable acoustic environment for individuals
to do any of the following—

(i) sleep;

(ii) study or learn;

(iii) be involved in recreation, including relaxation and
conversation; and

(c) the qualities of the acoustic environment that are
conducive to protecting the amenity of the community.

7 Acoustic quality objectives for sensitive receptors

(1) This section and schedule 1 state the acoustic quality
objectives to be achieved and maintained under this policy.

(2) For a sensitive receptor stated in schedule 1, column 1, the
value stated in schedule 1, column 3 is the acoustic quality
objective for the time of day mentioned in schedule 1, column
2 for the sensitive receptor.

(3) The environmental value to be enhanced or protected by the
acoustic quality objective is stated in schedule 1, column 4 for
the sensitive receptor.

(4) An acoustic quality objective stated in schedule 1 is expressed
as a measurement of an acoustic descriptor.

(5) If it is reasonable in the circumstances, an acoustic quality
objective may be progressively achieved and maintained as
part of achieving the object of this policy over the long term.

(6) This section does not apply to a noise—

(a) mentioned in schedule 1, part 1, section 1 of the Act; or

(b) experienced within a residence or a workplace if the
noise is made within the residence or workplace.

(7) In this section—

acoustic descriptor means any of the following measures—

• LAeq,adj,1hr;
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• LA10,adj,1hr;

• LA1,adj,1hr.

workplace see the Work Health and Safety Act 2011, section
8.

8 Management hierarchy for noise

(1) This section states the management hierarchy for an activity
involving noise that affects, or may affect, an environmental
value to be enhanced or protected under this policy.
Note—

See section 35 of the Environmental Protection Regulation 2019.

(2) To the extent it is reasonable to do so, noise must be dealt with
in the following order of preference—

(a) firstly—avoid the noise;
Example for paragraph (a)—

locating an industrial activity in an area that is not near a
sensitive receptor

(b) secondly—minimise the noise, in the following order—

(i) firstly—orientate an activity to minimise the noise;
Example for subparagraph (i)—

facing a part of an activity that makes noise away from a
sensitive receptor

(ii) secondly—use best available technology to
minimise the noise;

(c) thirdly—manage the noise.
Example for paragraph (c)—

using heavy machinery only during business hours

9 Management intent for noise

(1) This section states the management intent for an activity
involving noise that affects, or may affect, an environmental
value to be enhanced or protected under this policy.
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Note—

See section 35 of the Environmental Protection Regulation 2019.

(2) To the extent it is reasonable to do so, noise must be dealt with
in a way that ensures—

(a) the noise does not have any adverse effect, or potential
adverse effect, on an environmental value under this
policy; and

(b) background creep in an area or place is prevented or
minimised.

(3) Despite subsection (2)(b), if the acoustic quality objectives for
an area or place are not being achieved or maintained, the
noise experienced in the area or place must, to the extent it is
reasonable to do so, be dealt with in a way that progressively
improves the acoustic environment of the area or place.

(4) In this section—

background creep, for noise in an area or place, means a
gradual increase in the total amount of background noise in
the area or place as measured under the document called the
‘Noise measurement manual’ published on the department’s
website.

10 Repeal

The Environmental Protection (Noise) Policy 2008, SL No.
442 is repealed.
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Schedule 1 Acoustic quality objectives

section 7

Column 1 Column 2 Column 3 Column 4

Sensitive 
receptor

Time of 
day

Acoustic quality objectives
(measured at the receptor) dB(A)

Environmental 
value

LAeq,adj,1hr LA10,adj,1hr LA1,adj,1hr

residence (for 
outdoors)

daytime and 
evening

50 55 65 health and 
wellbeing

residence (for 
indoors)

daytime and 
evening

35 40 45 health and 
wellbeing

night-time 30 35 40 health and 
wellbeing, in 
relation to the 
ability to sleep

library and 
educational 
institution (including 
a school, college and 
university) (for 
indoors)

when open 
for business 
or when 
classes are 
being 
offered

35 health and 
wellbeing

childcare centre or 
kindergarten (for 
indoors)

when open 
for business, 
other than 
when the 
children 
usually sleep

35 health and 
wellbeing

childcare centre or 
kindergarten (for 
indoors)

when the 
children 
usually sleep

30 health and 
wellbeing, in 
relation to the 
ability to sleep

school or playground 
(for outdoors)

when the 
children 
usually play 
outside

55 health and 
wellbeing, and 
community 
amenity

hospital, surgery or 
other medical 
institution (for 
indoors)

visiting 
hours

35 health and 
wellbeing
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hospital, surgery or 
other medical 
institution (for 
indoors)

anytime, 
other than 
visiting 
hours

30 health and 
wellbeing, in 
relation to the 
ability to sleep

commercial and 
retail activity (for 
indoors)

when the 
activity is 
open for 
business

45 health and 
wellbeing, in 
relation to the 
ability to 
converse

protected area or 
critical area

anytime the level of noise that preserves the 
amenity of the existing area or place

health and 
biodiversity of 
ecosystems

marine park anytime the level of noise that preserves the 
amenity of the existing marine park

health and 
biodiversity of 
ecosystems

park or garden that is 
open to the public 
(whether or not on 
payment of an 
amount) for use 
other than for sport 
or organised 
entertainment

anytime the level of noise that preserves the 
amenity of the existing park or garden

community 
amenity

Column 1 Column 2 Column 3 Column 4

Sensitive 
receptor

Time of 
day

Acoustic quality objectives
(measured at the receptor) dB(A)

Environmental 
value

LAeq,adj,1hr LA10,adj,1hr LA1,adj,1hr

11.1.8 Representation 6 A - L And L Degetto (QLD EPA Policy)

Meander Valley Council - Ordinary Meeting Agenda: 10 September 2024 Page 120



v13 

Schedule 2

Environmental Protection (Noise) Policy 2019

 

Page 8 2019 SL No. 154

Authorised by the Parliamentary Counsel

Schedule 2 Dictionary

section 3

acoustic environment means the part of the environment of an
area or place characterised by the total amount of noise that
may be experienced there.

acoustic quality objective, for a sensitive receptor, means the
maximum level of noise that should be experienced in the
acoustic environment of the sensitive receptor.

‘A’ frequency weighting network means the frequency
weighting ‘A’ as described under AS/NZS IEC 61672.1:2019
(Electroacoustics—Sound level meters Part 1: Specifications)
for frequency weighting ‘A’.

A-weighted sound pressure level means a measure of sound
adjusted to the ‘A’ frequency weighting network.

community amenity means the environmental value
mentioned in section 6(c).

critical area means an area identified in a conservation plan
under the Nature Conservation Act 1992, section 120H as, or
as including, a critical habitat or an area of major interest.

daytime means the period after 7a.m. on a day to 6p.m. on the
day.

dB(A) means decibels measured on the ‘A’ frequency
weighting network.

evening means the period after 6p.m. on a day to 10p.m. on
the day.

health and biodiversity of ecosystems means the
environmental value mentioned in section 6(a).

health and wellbeing means the environmental value
mentioned in section 6(b).

LA1,adj,1hr means the A-weighted sound pressure level,
adjusted for tonal character or impulsiveness, that is exceeded
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for 1% of a 1 hour period when measured using a fast
standardised response time.

LA10,adj,1hr means the A-weighted sound pressure level,
adjusted for tonal character or impulsiveness, that is exceeded
for 10% of a 1 hour period when measured using a fast
standardised response time.

LAeq,adj,1hr means an A-weighted sound pressure level of a
continuous steady sound, adjusted for tonal character, that
within a 1 hour period has the same mean square sound
pressure of a sound that varies with time.

marine park see the Marine Parks Act 2004, schedule.

night-time means the period after 10p.m. on a day to 7a.m. on
the next day.

protected area see the Nature Conservation Act 1992,
schedule.

residence includes a building, or part of building, capable of
being used as a dwelling.

sensitive receptor means an area or place where noise is
measured.

visiting hours, for a hospital, surgery or other medical
institution, means a period during which members of the
public are allowed to visit patients at the hospital, surgery or
institution.
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1 Made by the Minister for Environment and the Great Barrier Reef, Minister

for Science and Minister for the Arts on 15 July 2019.
2 Approved by the Governor in Council on 15 August 2019.
3 Notified on the Queensland legislation website on 16 August 2019.
4 The administering agency is the Department of Environment and Science.
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15 July 2024 
 
 
 
 
 
 
 
 
 

 
 
Natasha Whiteley - Team Leader, Town Planning  
Meander Valley Council   
26 Lyall Street   
Westbury TAS 7303   
 

 
 
 
Application Reference No. PA/23/0217  
Response to Representations 
345-347 Westbury Road, Prospect Vale 
 
 
Dear Natasha, 

We refer to the above matter and advise that Ratio Consultants continue to represent the permit 
applicant. 

The public notice period is now complete, and we have been provided with copies of the 
representations to the application. While each representation is written and submitted by an 
individual, many of the concerns raised by residents relate to similar matters. As such, we have 
distilled our response to their concerns into the following key headings: 

— Proposed used (specifically, McDonald’s). 

— Hours of operation. 

— Amenity impacts relating to: 

— Noise. 

— Odour. 

— Light. 

— Traffic. 
 

We appreciate that as an area such at Prospect Vale evolves to include higher density 
development, increased population, and a change in the retail offering, this can create concerns for 
local residents in relation to local amenity, traffic and the general experience of the locale. 
 
While this proposal may be perceived by a portion of the local population as an inappropriate 
outcome for the site and area, when put simply, this proposal seeks to develop an underutilised 
parcel of land, ‘clean up’ the site conditions and provide for a new commercial operation in the 
General Business Zone. 
 

Melbourne Office 
8 Gwynne St 
Cremorne VIC 3121 

Geelong Office 
Suite 2, 12-14 Union St 
Geelong VIC  3220 

Sydney Office 
Level 11/10 Carrington St 
Sydney  NSW 2000 

Brisbane Office 
Level 6/200 Adelaide St 
Brisbane QLD 4000 

T +61 3 9429 3111 
E mail@ratio.com.au 
ABN 93 983 380 225 

P
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Understandably this business will be different from previous land uses at the site, however it will 
provide a new retail offering in the local area as well as employment opportunities, particularly for 
younger members of the population. 
 
We discuss the particular issues raised by the neighbours below, but overall, we believe that this 
proposal represents a positive contribution to Prospect Vale both in terms of its use and the built 
form outcomes resulting from the works and signage.  
 
Proposed Use for Food Services (McDonald’s Restaurant) 
A number of the residents have voiced concerns with the proposed Use in terms of the operator 
(McDonald’s), nature of the products sold and impact on local business and property values. 

It is not a matter for planning to consider the specific nature of the product sold or whether there is 
a need for these products, noting that uses such as this are subject to a range of regulatory 
requirements that sit outside of planning. This is not to say these concerns have not been 
acknowledged, these matters are simply not considered as part of a planning assessment. 

However, there are a range of planning matters that must be considered when determining 
whether a particular use is appropriate for a site.  

McDonald’s has selected this site based on several considerations, including both its planning and 
locational context. Importantly, part of this consideration relates to zoning of the land. Food 
Services is a ‘no permit required’ use under the General Business Zone. Notwithstanding the need 
to meet the relevant performance criteria, this type of use is generally encouraged in the General 
Business Zone, with the primary objective relating to the amenity impacts on residential zones.  

Another consideration regarding this site is its size and location on a main road. The location and 
size of the site allows it to accommodate traffic volumes, sufficient car parking, landscaping and 
separation distance to manage amenity impacts on adjoining properties. We discuss matters 
relating to amenity later in this letter. 

Regarding McDonald’s as an organisation, they are an experienced operator in Australian and 
Tasmania and this project will bring a range of benefits to the local area. This includes significant 
employment opportunities (approximately 120 crew), training opportunities (Certificate II/III Retail 
Program), use of local suppliers (E.g. Betta Milk, Tasmanian Independent Beverage Systems for all 
water and beverages) and a large portion of the construction team based locally. This represents a 
significant economic benefit to the area.  

Regarding the operation of the site, the use will be subject to the requirements set out in the suite 
of technical reports provided (discussed later in this letter). McDonald’s franchisees are 
responsible for ensuring the use runs in accordance with any requirements set out by the planning 
permit or other regulations, as well as procedures and practices require for all McDonald’s stores.  

For the above reasons, the proposed Use for Food Services is considered to be entirely reasonable 
having regard to the requirements of the Meader Valley Planning Scheme. 
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Hours of operation 
A number of concerns have been raised in relation to the proposed 24-hour, 7 day a week 
operation and the associated amenity impacts arising from these trading hours.  
 
While the Acceptable Solutions found in the planning scheme require the hours of operation to be 
limited, the Performance Criteria provide an assessment pathway for a proposal to demonstrate 
that the operating hours can fall outside the Acceptable Solution, providing there are no 
unreasonable amenity impacts. 
 
The application submitted included a range of reports relating to noise, light and odour emissions 
as well as vehicle movement. These reports have found that the proposal use will not result in any 
unreasonable amenity impacts.  
 
Regarding broader matters relating to nighttime patronage and unacceptable behaviour, as an 
experienced operator McDonald’s implements a range of operational practices. Where possible 
and appropriate, these practices seek to ensure anti-social behaviour on site is dealt with to ensure 
the safety of patrons and staff and to minimise amenity impacts.  
 
Amenity impacts 
Amenity impacts arising from the proposal, particularly the 24/7 operation, have been included in 
the representations of a number of parties.  A key consideration for an application such as this is 
whether or not the proposal will have an unreasonable impact on the nearby residential properties.  

As part of this application a range of reports have been prepared by consultants to ensure that the 
proposal appropriately manages and mitigates any potential amenity impacts. These reports relate 
to noise, odour, lighting and traffic and we discuss them in turn. 

Noise 
When considering whether it is appropriate for a commercial use to situate in a location that is 
nearby residential properties, noise is a critical consideration. In this case, Clarity Acoustics have 
been appointed to advise on matters relating to noise to ensure that the proposal will not result in 
unreasonable noise impacts.   

In undertaking their assessment, Clarity Acoustics have identified the nearest affected receivers 
and conducted background noise monitoring to ensure that the proposed noise management and 
mitigation measures are accurate and account for the ‘worst case’ scenario for the most sensitive 
properties. The Acoustic Report also assesses the noise based on the location of the source of 
noise. This includes mechanical plant, vehicles and the speakers associated with the ordering 
points for the drive through. 

The report prepared Clarity Acoustics determines what an appropriate level of noise is, having 
regard to the above properties and considering matters such as noise sources, background noise, 
and locational context. While criteria from NSW and Victoria have been referenced, Clarity 
Acoustics have liaised with the Environmental Protection Agency (EPA) Tasmania to ensure that 
the noise criteria being uses to assess the omissions from the site were appropriate, noting that 
these are more stringent criterion. This assessment methodology is consistent with the 
assessment of other applications in Tasmania and these methods have been accepted as the 
Tasmanian Civil and Administrative Tribunal (TasCAT). 
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The abovementioned assessment factors in noise levels during both daytime and nighttime 
periods. The requirements for nighttime are higher than those for the daytime, considering noise 
disturbance and the background noise levels during these periods. This ensures that the 24/7 
operation is factored into the assessment, particularly the operation of the drive through at these 
times. 

Based on the existing and proposed noise levels, Clarity Acoustics have recommended a number 
of mitigation measures. These include permitter acoustic fencing of varying heights, screening of 
the loading bay, traffic calming measures such as speed humps and limitations on loading times.  

With the implementation of these mitigation measures, the proposal will fully comply with the 
noise requirements. 

Odour 
Odour has also been raised in a number of representations. Much like the acoustic assessment, an 
Odour Risk Assessment has also been prepared for this application to ensure that there will be no 
unreasonable impacts on adjoining properties. The assessment includes data from other 
McDonald’s to inform their findings and a site inspection was undertaken to measure existing 
odours levels to provide for accuracy and a tailored response to this site. 

In the assessment, ES&D consider factors such as hours of operation, layout, the source of the 
odour and the site conditions that may affect the direction and strength of any odour. 

Based on the investigations and assessment of the proposal it has been found that the odour 
omitted from the proposal will not result in unreasonable amenity impacts. It is anticipated that 
odour from the roof top exhausts will be present at the times, largely within the site, however even 
in the worst case this odour will disperse rapidly.  

On this basis, the proposal will not unreasonably impact the amenity of the residents adjoining the 
site.  

Lighting 
A lighting assessment has also been undertaken for the property. Again, this assessment considers 
the nearby sensitive receptors and the 24/7 operation of the proposed restaurant.  

The lighting considered in the assessment relates to car park lighting, illumination of signage and 
light projecting from vehicle headlights.  

The Australian Standards require the lighting assessment to have regard to the proposed lighting, 
the existing levels of lighting in the area, the times the lights are on and the direction of the 
omissions (particularly relating to headlights). The assessment considering fencing, site levels and 
background light levels. 

The Lighting Assessment finds that based on the above the proposed lighting complies with the 
requirements and will not result in unreasonable amenity impacts. Regarding headlights, the 
proposed fencing along the permitter ensures that the affects of that lighting will be contained 
with the site and will not spill into the residential properties that adjoin the site.  
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Traffic / Access 
The representations submitted have raised a range of traffic concerns relating to congestion and 
traffic volumes, safety, noise/pollution (drive through location) and access to / from the site. 

Ratio’s transport engineers have undertaken traffic surveys and liaised with Council’s transport 
engineers to ensure that the proposed outcome is acceptable and accurate having regard to 
current and projects traffic volumes.  

Understandably in an area where a new use is introduced, there may be concerns regarding an 
increase in traffic. This is often the case in an area experiencing growth and change, where low 
traffic volumes have been enjoyed for some time. In this case, and indeed any application for a new 
use, there will inevitably be additional traffic on the local roads. The question is whether the 
existing road network has sufficient capacity to cater for the new use and this must factor in 
existing traffic volumes and future volumes resulting from an increase in population and other 
developments in the area. 

One of the reasons this site was selected by McDonald’s was based on its location on Westbury 
Road. Locating a use such as this on a main road ensures that there is capacity for additional 
volumes. 

More specifically, we make the following comments in relation to the concerns raised: 

- The traffic modeling included within the traffic report demonstrates that the site access and 
adjacent intersection are expected to function with acceptable post development operating 
conditions, with no significant traffic capacity issues including within the future year 
assessment of 2034, for both traffic turning in and out of the site and through traffic 
movements on Westbury Road. 

- The increase in traffic is not anticipated to result in significant traffic capacity issues given that 
right turning in vehicles are not going to overspill the right turn lane and queues within the site 
will not extend back more than one vehicle. To manage any impacts on traffic, the application 
proposes a right turn ban in the weekday PM peak hour in order to reduce right turning conflict 
during this peak hour period.  The site layout has also been designed to achieve the required 
vehicle and pedestrian sight distances. 

- The increase in traffic along Westbury Road generated by the development is not anticipated 
to result in a significant increase in difficulty access / egressing properties given the traffic 
modelling demonstrates that there are no queuing issues within the site, representative of 
other access points along Westbury Road.  Furthermore, allowance of right turns outside the 
peak hour will also benefit neighbours on Westbury Road as it will allow right turning vehicles 
from the site to make this turn when suitable, rather than turning left out of the site, u-turning 
at the roundabout and then heading north, that would increase traffic.  This has been mitigated 
via the allowance of right turn site exit movements that are safe and operationally sound. 

Based on the above, it is clear that the proposed traffic conditions and outcomes have been 
carefully considered. This has been done in consultation with Council and while traffic on the road 
network will increase, this is not unreasonable considering the relevant factors such as both the 
existing and future capacity of the road.  
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Conclusion 
For the above reasons, it is our view that the proposal represents an entirely appropriate outcome 
for this site.  

The above response is to be read in conjunction with the other documentation submitted as part of 
the planning permit application. 

The proposal demonstrates a highly appropriate use in a General Business Zone, where a range of 
uses are encouraged. This will make a positive contribution to the local economy and will revitalise 
a site that is currently underutilised. 

Should you have any queries relating to the town planning submission please contact me on (03) 
9429 3111 or by email at blanchem@ratio.com.au.  

Regards, 

 
Blanche Manuel 
Director: Planning 
Ratio Consultants 
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Planner’s Advice: Applicable Standards 

Background 

An application has been received for the use and development of land located at 345-
347 Westbury Road, Prospect Vale (‘the site’ - refer to Figure 1). 

The application involves the:  

1. Demolition of all existing structures (building and signs);  
2. Consolidation of the two existing titles to make one title; 
3. Construction of a convenience restaurant (McDonalds) including associated car 

parking, drive through, fencing and screens, and signage; and 
4. Operation of the business 24 hours 7 days a week. 

 
Figure 1: aerial image showing the location and spatial extent of the site (source: Exponare). 

The site comprises two titles (CT’s: 217358/9 and 217681/8) having a combined area of 
4029m2. The site is rectangular in shape being approximately 61m wide (north-south) 
and 66m deep (east-west). The land gently falls in a north north-east direction from the 
south south-west of the site (fall is generally parallel to Westbury Road). There is 
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approximately 2.5m of fall across the site equating to a fall of 4.1%. There is a sewer main 
located along the rear boundary of the site.  

The site is accessed off Westbury Road. There is no formed access point to the site, with 
the full extent of the frontage being trafficable. The site is currently not used, but contains 
multiple building and structures that are proposed to be demolished. These structures 
consist of (refer to Figure 2):  

1. Service station; 
2. Roadhouse; 
3. Workshop;  
4. Sheds; 
5. Signage including two pylon signs; and 
6. 2 x dwellings.  

 
Figure 2: Aerial photo showing existing structures on the property (source: Exponare).  

The site was previously known as Jim’s Service Station and Jim’s Roadhouse being used 
as a service station, roadhouse (fast-food), workshop, contained two dwellings and 
included outbuildings associated with these uses and signage. All uses have ceased 
operation on the site. The Roadhouse has not obtained a Food Business Registration 
since the 2022 financial year. The underground fuel tanks (underground petroleum 
storage systems (UPSS)) have also been removed from the site. A Planning Permit 
PA\23\0159 was issued for the removal of the fuel tanks on 17 January 2023. This permit 
was assessed as a permitted application and was required for the demolition work 
associated with the removal of the fuel tanks. The decommissioning of the UPSS is 
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regulated by the Environment Protection Authority (EPA) through the Environmental 
Management and Pollution Control (Underground Petroleum Storage Systems) 
Regulations 2020. The current landowner and soil contamination consultants are working 
with the EPA to decommission the site. Council does not have any involvement in this 
process, and the decommissioning of the site is entirely separate from the proposed 
application. The EPA have been advised of this application currently before Council and 
have advised that they do not require involvement in the assessment of the application.  

The site and adjoining lot to the south are assigned to the General Business zone along 
with the land to the north-west being the Prospect Vale Marketplace (refer to Figure 3).  
Adjoining lots to the north, east and south and lots to the west of Westbury Road are 
assigned to the General Residential zone.  Westbury Road is assigned to the Utilities zone. 

 
Figure 3: zone map illustrating the zoning of the site, adjoining lots and adjacent lots (source: ListMap). 

The development on the adjoining land includes single and multiple dwellings to the 
north, east, south and west, and businesses to the south-west being an Asian restaurant 
and butcher shop. The Prospect Vale Marketplace includes a number of businesses 
including: a service station, bottle shops, fast-food and cafes, bakery, supermarket, 
newsagency, florist, nail salon, and reject shop.   
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The proposed development includes the formation of the access point from Westbury 
Road to the site located in the northern corner. The northern portion of the site will be 
developed as the car park and drive through entrance, with the main building located 
towards the south-western portion of the site. The drive through will circulate around the 
perimeter of the site with ordering to occur to the eastern side of the site, and payment 
and collection along the southern side. The waiting bays will be located to the front of 
the site, parallel to Westbury Road. The configuration of the development is shown in 
the site plan in Figure 4.   

Figure 4: Site Plan (source: Submitted application material) 

The restaurant will have a floor area of 453m2, having a width of 17.075m and a length 
of 26.5m with an overall height of 7.2m. Signage is proposed to be affixed to the building. 
The dining room will have a seating capacity of 75 patrons. The car park will provide 45 
car parking spaces, including two staff parking spaces and one accessible space. Six 
bicycle spaces will be provided to the front of the building. One loading bay will be 
provided to the rear of the building. Two internal pedestrian footpaths are included from 
Westbury Road leading to the main entrance of the building, along with a designated 
pedestrian path for car park users. The car park will be lit to be compliant with the relevant 
Australian Standard. The car parking area will also include directional signage.  

The drive through will include two ordering points providing the ability for cars to queue. 
There will be an ordering canopy and height clearance gantry for each ordering point, 

11.1.15 Planners Advice Applicable Standards

Meander Valley Council - Ordinary Meeting Agenda: 10 September 2024 Page 144



having a 2.7m clearance height for vehicles. The drive through will include signage, 
including ordering menus, and directional signage.     

Two pylon signs are proposed located at the north-west and south-west of the site being 
6.5m and 6.8m in height respectively and have a width of 4.4m. These are proposed to 
replace the existing Jim’s Service Station and Jim’s Roadhouse signs. These pylons are 
proposed to be illuminated with the northern pylon to be switched off from 10pm 
onwards. Two flag poles for the Australian and McDonalds flags and a banner sign are 
proposed within the frontage of Westbury Road. 

Acoustic fencing of various heights is proposed along the northern, eastern and southern 
boundaries. The maximum height of the fencing, including required retaining walls, is 
3.015m for the northern boundary, 2.665m for the eastern boundary and 2.7m for the 
southern boundary. Note these maximum heights are for a portion of the fence only and 
not the entire length. A solid front fence is proposed along the southern section 
Westbury Road having a length of 13.5m and a height of 1.5m to prevent light spill from 
vehicle headlights circulating the drive through.     

The site is proposed to be landscaped and a landscaping plan has been included in the 
application material.   

Figure 5 shows an aerial photograph of the site and surrounding land with the proposed 
site plan overlaid to provide the context of the development with adjoining land.   
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Figure 5: Aerial image showing the location and configuration of the proposed development on the site 

within the context of adjoining and adjacent use and development. 

Amended Plans and Supplementary Documentation  

Following the advertising period and review of the representations received, the 
applicant has submitted amended plans and supplementary documents (acoustic and 
odour) for the proposed use and development. The amendments include:  

1. Removing the car parking spaces located to the east of the loading bay;  
2. Relocating the eastern portion of the drive through further west to increase the 

distance from the adjoining properties to the east; and 
3. Reducing the heights of acoustic boundary fences to the east and south of the 

site and changes to the acoustic screens.    

The amendments proposed are described in the table below. Please refer to Figure 6 for 
an extract of the site plan:   
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Component Advertised 
Documentation 

Amended Plans 

Car parking.  45 car parking spaces 
including one dedicated 
accessible parking space 
and two staff car parking 
spaces.  

38 car parking spaces, 
including one dedicated 
accessible parking space.  

Drive through setback from 
eastern boundary. 

Setback: 2.87m  Setback: 7.72m 

Acoustic boundary fence 
shared with 3/10 Chris 
Street. 

The acoustic fence was 
proposed to be 2.4m in 
height and would in some 
sections have an overall 
height from existing 
ground level of 2.605m due 
to a proposed retaining 
wall.  

Maintain existing fence 
height (2.1m) and treat with 
acoustic material. It is 
noted that the acoustic 
assessment has identified 
that this boundary fence 
can be 1.8m in height, 
however, the existing fence 
is new and is in good 
condition and is proposed 
to be retained.  

Acoustic screen between 
drive through ordering 
points and eastern 
boundary. 

Setback: 2.09m  

Height: 2.0m 

Length: 7.6m (approx.) 

Setback: 6.35m 

Height: 2.4m 

Length: 12m (approx.) 

Loading bay acoustic 
screen. 

Height: 2.5m Height: 3m 

Acoustic boundary fence 
shared with units at 349 
Westbury Road. 

Height: 2.4m and 2.6m  Height: 2.1m 
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Acoustic screen between 
drive through cashier and 
southern boundary. 

Setback: 2.5m – 3.5m 
(approx.) 

Height: 1.75m 

Length: 15m (approx.) 

Setback: 3.11m - 3.74m 

Height: 1.8m and 2.3m  

Length: 33m (approx.) 

The proposed amendments are not considered to be substantial changes to the 
application nor invoke new discretions. Therefore, the amended plans and 
supplementary reports can be considered as part of the assessment. The amended plans 
and supplementary reports are located within the attachment titled ‘Amended Plans and 
Supplementary Documentation’.   

For the purpose of the assessment, the compliance table for the Acceptable Solution will 
consider both the advertised plans and the proposed amendments.  

Figure 6: Extract of amended site plan submitted by applicant. 

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. 
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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 the purposes of clause 6.2.1 of the Planning Scheme, the proposed use and 
development is categorised into the Food Services Use Class. Use of land for Food 
Services is listed as a ‘Permitted’ use within Table 15.2 of 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”. 

7.0 General Provisions 
Scheme 

Standard  Planner’s Assessment  

7.9 Demolition 

7.9.1 Unless approved as part of another development or Prohibited by another 
provision in this planning scheme, or the Local Historic Heritage Code applies, 
an application for demolition is Permitted and a permit must be granted 
subject to any conditions and restrictions specified in clause 6.11.2 of this 
planning scheme. 

The proposal includes the demolition of all buildings and structures from 
the site. Because the application includes the use and development of the 
site for Food Services, the demolition is considered as part of that 
assessment. Conservatively, however, there is no applicable standard in the 
Planning Scheme which would prohibit the demolition; and the land is not 
subject to the Local Historic Heritage Code. As such, if this proposed 
application is approved, the demolition is approved as part of this 
development for Food Services.  

It is noted that since the lodgement of the application some outbuildings 
located towards the south-eastern corner of the site have been demolished.   
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15.0 General Business Zone 
Scheme 

Standard  Planner’s Assessment Assessed Outcome 

15.3.1 All Uses 

A1 The hours of operation of the proposed use are 
24 hours a day 7 days a week for both the 
restaurant and the drive through.  

The site is located within 50m of the General 
Residential zone. As such, these hours extend 
beyond that of the Acceptable Solution which is: 

(a) 7.00am to 9.00pm Monday to Saturday; 
and  

(b) 8.00am to 9.00pm Sunday and public 
holidays. 

Relies on 
Performance Criteria 

A2 The proposed development includes external 
lighting. External lighting is required for the car 
parking area and throughout the drive through. 
The external lighting is located within 50m of the 
General Residential zone and will operate 
between 11pm and 6am.  

Security lighting is not proposed as part of the 
development given the proposed hours of 
operation is 24 hours a day, 7 days a week.   

All signs that are proposed to be illuminated will 
be assessed against Clause C1.6.2.  

Relies on 
Performance Criteria 

A3 The application states that commercials vehicles 
associated with delivery and waste collection will 
occur between: 

(a) 7.00am to 9.00pm Monday to Saturday; 
and 

(b) 8.00am to 9.00pm Sunday and public 
holidays. 

Complies with 
Acceptable Solution 
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15.0 General Business Zone 
Scheme 

Standard  Planner’s Assessment Assessed Outcome 

Deliveries via heavy rigid vehicles will be between 
7am and 6pm Monday to Saturday and 8am to 
6pm on Sundays.  

Deliveries via other vehicles including medium 
rigid vehicles and light rigid vehicles and vans 
between 7am and 9pm Monday to Saturdays 
and 8am to 9pm on Sundays.  

Waste collection will be between 7am and 6pm 
Monday to Saturday and 8am to 6pm on 
Sundays.  

No deliveries or waste collection is proposed on 
public holidays.  

The application demonstrates compliance with 
hours for commercial vehicle movements.   

15.3.2 Discretionary uses  

A1-A2 Food Services is a Permitted Use in the General 
Business Zone.  

Not Applicable 

15.3.3 Retail impact 

A1 The use and development is for Food Services.  Not Applicable 

15.4.1 Building Height 

A1 The development will include the following 
heights:  
 
Component Maximum Height 
Main Building 7.2m  
Height Clearance Gantry 3.5m 
Order Canopy 3.1m 

Complies with 
Acceptable Solution 
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15.0 General Business Zone 
Scheme 

Standard  Planner’s Assessment Assessed Outcome 

Light Poles 8m 
Pylon sign 6.8m  
Flag Poles 8.5m 
Front Fence 1.5m 
Acoustic Boundary Fence 3.015m (includes 

retaining wall 
Acoustic Screen 2.5m (loading bay) 

Note: The fencing (front fence and acoustic) and 
Pylon Signs are assessed for height as part of the 
applicable standard (15.4.4 – fencing & C1.6.1 – 
Design and siting of signs respectively).  

Amended Plans 

The amended plans change the heights of the 
acoustic boundary fences and internal acoustic 
screens. It is noted that the overall maximum 
height of the acoustic boundary fence will 
remain the same where it is shared with 3/343 
Westbury Road. Note: the only amendments are 
to the boundary fences shared with 349 
Westbury Road and 10 Chris Street, which have 
resulted in a lower boundary fence.  

Component Maximum Height 
Acoustic Boundary Fence 3.015m (includes 

retaining wall 
Acoustic Screen 3.0m (loading bay) 

The amended plans comply with the Acceptable 
Solution. Note: The acoustic boundary fences are 
assessed for height as part of the applicable 
standard (15.4.4 – fencing).  

A2 Although a portion of the development is within 
10m of the General Residential zone, the 
development does not exceed 8.5m in height as 
per the table above.   

Complies with 
Acceptable Solution 
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15.0 General Business Zone 
Scheme 

Standard  Planner’s Assessment Assessed Outcome 

15.4.2 Setbacks  

A1 The main building is located 11m from the front 
boundary, located in between the maximum and 
minimum setbacks of the buildings on adjoining 
properties.  

The lot to the south, CT: 23538/1 is constructed 
to the front boundary, whilst the dwelling located 
on the lot to the north, 1/343 Westbury Road, is 
located approximately 11.5m from the frontage.  

The pylon signs are located 1.158m and 2.28m 
from the front boundary. The flag poles are 
located 0.85m from the front boundary. The 
front fence is located 0.8m from the front 
boundary. The acoustic fences will extend to the 
front boundary. All are within the existing 
maximum and minimum setbacks of adjoining 
buildings.      

It is noted that there are more relevant clauses 
that consider the siting of the fences and signs in 
the Planning Scheme being Clauses 15.4.4 – 
Fencing & C1.6.1 – Design and siting of signs.    

Complies with 
Acceptable Solution 

A2 The development adjoins the General Residential 
Zone and buildings must have a setback not less 
than:  

a) 5m; or 

b) Half the wall height of the building, 

Whichever is the greater.   

The setbacks are shown in the following table:  

 

Relies on 
Performance Criteria 
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15.0 General Business Zone 
Scheme 

Standard  Planner’s Assessment Assessed Outcome 

 

Component Height 
½ 

Height 
Setback 

Required 
Setback 

Setbacks to Boundary 

North East South 

Main Building 7.2m 3.6 5m 36m 28m 6.5m 
Drive Through 

Canopy 3.1m 1.55m 5m ok 4.4m 14 

Drive Through Gantry 3.5m 1.75m 5m ok 2.87m ok 
Pylon Sign - North 6.5m 3.25m 5m 0.45m* ok ok 
Pylon Sign – South 6.8m 3.4m 5m ok ok 0.54m* 

Flag Poles 8.5m 4.25m 5m 38m ok 17m 
Acoustic Screen - east 2.0m 1m 5m ok 2.09m ok 

Acoustic Screen - 
south 1.75m 0.875m 5m ok ok 2.7m 

 

 The drive through canopy, height clearance 
gantry and acoustic screens are not setback 5m 
to comply with the Acceptable Solution.  

* Whilst the pylon signs do not comply with the 
side boundary setback, Clause C1.6.1 A2 of the 
Signs Code is considered to prevail as it requires 
a sign be not less than 2m from the boundary of 
any lot in the General Residential Zone.  Clause 
5.5.3 states: Where there is an inconsistency 
between a provision in a code and a provision in 
a zone, the code provision prevails. 

The boundary fences have not been considered 
in the above table as they are specifically 
considered in 15.4.4 – Fencing. This specific 
standard relating to fencing is considered the 
appropriate applicable standard to apply.  

Amended Plans 

The amended plans result in the following 
setbacks: 
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15.0 General Business Zone 
Scheme 

Standard  Planner’s Assessment Assessed Outcome 

Component Height 
½ 

Height 
Setback 

Required 
Setback 

Setbacks to Boundary 

North East South 

Drive Through 
Canopy 3.1m 1.55m 5m ok 8.785m 14 

Drive Through Gantry 3.5m 1.75m 5m ok 7m ok 
Acoustic Screen - east 2.0m 1m 5m ok 6.35m ok 

Acoustic Screen - 
south 

2.1m & 
2.3m 1.05m 5m ok 8.2m 3.11m 

 

 The proposed amendments will move the 
structures further from the boundaries. The 
Acoustic Screen to the east and south remain 
within the 5m setback.  

 

A3 On the roof are exhaust fans, refrigeration unit, 
air conditioner units. The main building is located 
7.9m from the closest boundary. The report 
states that no roof plant equipment is to be 
located within 10m of the boundaries of the site. 

Complies with 
Acceptable Solution 

15.4.3 Design  

A1 The proposed building is designed to satisfy all 
of the following:  

a) All mechanical plant and other service 
infrastructure are screened from the 
street; 

b) Roof-top mechanical plant and service 
infrastructure are contained within the 
roof; 

c) No security shutters or grilles over 
windows or doors are proposed on the 
façade facing the frontage;  

Complies with 
Acceptable Solution 
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15.0 General Business Zone 
Scheme 

Standard  Planner’s Assessment Assessed Outcome 

d) External lighting is proposed to illuminate 
external vehicle parking areas and 
pathways.  

A2 The proposed building is designed to satisfy all 
of the following: 

a) There are two pedestrian accesses 
proposed from Westbury Road. One 
leads directly to the main access of the 
restaurant, whilst the other is on the 
northern side of the property and has a 
dedicated pathway to the main entrance 
through the car park. A further pedestrian 
access is provided from the carpark to the 
main entrance. The main entrance is 
visible from the road and publicly 
accessible areas of the site.    

b) The ground floor level façade that fronts 
Westbury Road has not less than 40% of 
the total surface area consisting of 
windows or doorways, satisfying (b) (i) 
based on the following calculations:    

The windows from the north to the south 
on the western elevation have the 
following area: 

9.65m2 + 6.92m2 + 4.55m2 + 2.8m2 = 
23.92m2 of windows or doorways of the 
entire façade at ground level. The surface 
area of the façade is: 53.07m2.  

23.92m2/53.07m2 x 100 = 45.07% of 
surface area consisting of windows or 
doorways which is greater than 40%.  

Complies with 
Acceptable Solution 

11.1.15 Planners Advice Applicable Standards

Meander Valley Council - Ordinary Meeting Agenda: 10 September 2024 Page 156



15.0 General Business Zone 
Scheme 

Standard  Planner’s Assessment Assessed Outcome 

 

c) The ground floor level façade facing a 
frontage satisfies (c) (i). The overall length 
of the of the façade is 17.5m and does not 
include a single length of blank wall 
greater than 30% of the façade facing a 
frontage. 30% of 17.5m is 5.25m. The 
maximum length of blank wall is 3.4m 
which is less than 30%, being 
approximately 19%.  

d) An awning over the public footpath is not 
required as it is not existing on the site or 
on adjoining properties and the building 
is setback away from the frontage.   

15.4.4 Fencing  

A1 A front fence is proposed within 4.5m of the 
frontage (Westbury Road). This fence is solid and 
will be 1.5m in height and will extend from the 
south-western corner of the site north for 13.5m. 
This opaque fence is required to prevent light 
spill from the drive through. 

 

Relies on 
Performance Criteria 
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15.0 General Business Zone 
Scheme 

Standard  Planner’s Assessment Assessed Outcome 

Acoustic fences are also proposed to the 
northern and southern boundary of the site and 
will also be within 4.5m of the frontage 
(Westbury Road). These fences will be solid 
acoustic fences having a maximum height of 
1.8m.  

These fences do not comply with the frontage 
fence exemption.  

Refer to Figure 6 and 7 below showing the 
proposed fencing.  

A2 Acoustic fences are proposed along the 
common boundary with properties in the 
General Residential zone and beyond 4.5m from 
the frontage. These fences range in height from 
1.8m to 2.6m, noting that the overall height is 
higher in some sections due to a retaining wall 
required establish the finished surface level. The 
acoustic fences will be constructed on top of the 
proposed ground level. The overall maximum 
height for the acoustic fence is 3.015m  

All proposed common boundary fences that 
exceed 2.1m do not comply with the Acceptable 
Solution. Refer to Figures 7 and 8 below.  

Relies on 
Performance Criteria 
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15.0 General Business Zone 
Scheme 

Standard  Planner’s Assessment Assessed Outcome 

 

Figure 7: Extract of site plan showing details of fencing.  

 
Figure 8: Extract from site plan showing legend for acoustic fencing.  
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15.0 General Business Zone 
Scheme 

Standard  Planner’s Assessment Assessed Outcome 

 Amended Plans 

The proposed amendment results in changes to 
the acoustic boundary fences adjoining 3/10 
Chris Street to the east and the four units at 349 
Westbury Road, to the south.  

The fence shared with 3/10 Chris Street, is a new 
timber paling fence constructed to 2.1m in 
height. Whilst the amended plan shows the fence 
height being 1.8m, the applicant has indicated 
that they propose to retain the existing fence and 
its height at 2.1m and treat the fence with 
acoustic material. As such, there is no change to 
the height of the existing fence.  

The fence shared with the units at 349 Westbury 
Road is proposed to reduce in height to be 2.1m. 
A 2.1m high common boundary fence complies 
with the Acceptable Solution.   

Therefore, the performance criteria is still relied 
upon for all other fences that exceed 2.1m in 
height.  

Figure 9 and 10 show the extract of the amended 
site plan to demonstrate the proposed fencing.  
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Figure 9: Extract of amended site plan to show amended fencing detail. 

 
Figure 10: Extract of amended site plan showing legend for acoustic fencing.  
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15.0 General Business Zone 
Scheme 

Standard  Planner’s Assessment Assessed Outcome 

15.4.5 Outdoor storage areas  

A1 The proposal does not include any outdoor 
storage. However, goods may be temporarily 
stored outside at the loading bay location which 
is hidden from Westbury Road.  

Complies with 
Acceptable Solution 

15.4.6 Dwellings  

A1-A2 Not for a dwelling Not Applicable 

15.5.1 Lot Design  

A1 The two existing titles will be consolidated to 
make one title. Each lot is within the same zone.  
This complies with A1 (d).  

Complies with 
Acceptable Solution 

A2 The lot will have frontage to Westbury Road. Complies with 
Acceptable Solution 

A3 A single vehicular access from the boundary of 
the lot to Westbury Road will be constructed in 
accordance with the requirements of the Road 
Authority.  

Complies with 
Acceptable Solution 

15.5.2 Services  

A1 The site will be connected to a full water supply 
service.  

Complies with 
Acceptable Solution 

A2 The site will be connected to a reticulated 
sewerage system.  

Complies with 
Acceptable Solution 
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15.0 General Business Zone 
Scheme 

Standard  Planner’s Assessment Assessed Outcome 

A3 The site will be connected to a public stormwater 
system.  

Complies with 
Acceptable Solution 

 

 

 

C1.0 Signs Code 
Scheme 

Standard  Planner’s Assessment Assessed Outcome 

C1.4 Exempt Signs 
 

 
The following signs are proposed and considered 
exempt:  

2 x Blade Signs – No. 10 in table following.  

2 x Wall Signs – No 14 in table following.  

2 x Flags – No 15 in table following.  

8 x Regulatory Signs – No 17 in table following.  

2 x Interpretive Signs – No 18 in table following.  

3 x Window Signs – No 20 in table following.  

A summary of all signs proposed is contained at 
the end of this attachment.  

Exempt 

 

C1.6.1 Design and siting of signs 
 

A1 A sign must 

a) be located within the applicable zone for 
the relevant sign type set out in Table C1.6; 
and 

b) meet the standards for the relevant sign 
type set out in Table C1.6.  

Relies on 
Performance Criteria 
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C1.0 Signs Code 
Scheme 

Standard  Planner’s Assessment Assessed Outcome 

The proposed signs are all located in the 
applicable zone (General Business Zone).    

Not all the proposed signs meet the standards of 
the relevant sign type.  

A summary of all signs proposed is contained at 
the end of this attachment. 

A2 A sign must be not less than 2m from the 
boundary of any lot in the General Residential 
zone.  

The pylon sign will not be located less than 2m 
from the General Residential Zone.  

All other applicable signs are greater than 2m 
from the General Residential Zone.  

A summary of all signs proposed is contained at 
the end of this attachment. 

Relies on 
Performance Criteria 

 

A3 The number of signs for each business or tenancy 
on a road frontage of a building must be no more 
than:  

a) 1 of each sign type, unless otherwise 
stated in Table C1.6;  

b) 1 window sign for each window;  
c) 3 if the street frontage is less than 20m in 

length; and  
d) 6 if the street frontage is 20m or more, 

excluding the following sign types, for which 
there is no limit: (i) name plate; and (ii) 
temporary sign. 

There are eight signs directly within the road 
frontage: two pole signs, two flags and banner, a 
blade sign, a regulatory sign as well as a wall sign 
along the frontage fence. Three further signs are 

Relies on 
Performance Criteria 
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C1.0 Signs Code 
Scheme 

Standard  Planner’s Assessment Assessed Outcome 

attached to the building facing the road. The 
performance criteria is relied upon due to the 
overall number of signs within the frontage as 
well as the repetition of sign types.  

A summary of all signs proposed is contained at 
the end of this attachment. 

C1.6.2 Illuminated signs 
 

A1 No Acceptable Solution. The application 
proposes illuminated signs.   

A summary of all signs proposed is contained at 
the end of this attachment. 

Relies on 
Performance Criteria 

A2 The proposed illuminated signs that are visible 
from public places in adjacent roads do not 
create the effect of flashing, animation or 
movement.  

Complies with 
Acceptable Solution 
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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 Table C2.1 requires for a Food Service use that 
is a restaurant to provide car parking spaces as 
follows:  

1 space per 15m² of floor area (including any 
outdoor dining areas) + 6 queuing spaces for 
drive through (if applicable), unless subject to 
Clause C2.5.5. 

The floor area for the main buildings is 453m2. 
Therefore 31 spaces are required to be 
provided. The drive through provides two lanes 
for ordering   

The proposed development will provide 45 car 
parking spaces which will include 1 accessible 
car parking space and 2 employee parking 
spaces.  

The drive through will provide two ordering 
points enabling 3 cars to queue in each line 
without interference of the circulation area of 
the car park.  There are further queuing spaces 
beyond the ordering point to the collection 
points (either 2 servery windows and 2 waiting 
bays). The plan demonstrates the ability for 14 
cars to queue within the drive through.   

Amended Plans 

The amended plans remove the car parking 
spaces to the east of the loading bay. As such, 
38 car parking spaces are proposed to be 
provided through the amendment, including 
one disability car parking space. The amount of 
car parking exceeds the car parking 
requirements of the Planning Scheme.  

Complies with 
Acceptable Solution 
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C2.0 Parking and Sustainable Transport Code 
Scheme 

Standard  Planner’s Assessment Assessed Outcome 

The queuing ability for cars within the drive 
through will not change as a result of the 
amendment. Refer to Figure 11 and 12 below.   

 
Figure 11: Swept path assessment showing queuing spaces within the drive through. (Source: Traffic Impact 

Assessment).  

 
Figure 12: Swept path assessment showing queuing spaces within the drive through. (Source: Traffic Impact 

Assessment). 
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C2.0 Parking and Sustainable Transport Code 
Scheme 

Standard  Planner’s Assessment Assessed Outcome 

C2.5.2 Bicycle parking numbers 
 

A1 6 bicycle spaces are provided to the northern 
side of the building. 

a) The bicycle parking spaces are within 50m 
of the site;  

b) Table C2.1 requires for a Food Service use 
that is a restaurant to provide for bicycle 
parking as calculated as: 1 space per 75m² 
floor area.  
The floor area is 453m2. Therefore 6 
bicycle spaces are required to be 
provided.  

Complies with 
Acceptable Solution 

 

C2.5.3 Motorcycling parking numbers 
 

A1 Table C2.4 requires 1 motorcycle parking 
spaces for 21-40 car parking spaces required 
for a use.  

There are no dedicated motorcycle parking 
spaces provided, noting that this can be 
absorbed into the additional car parking 
spaces that have been provided.  

Relies on Performance 
Criteria 

 

C2.5.4 Loadings Bays  

A1 The floor area of the building is 453m2. As it is 
less than 1000m2, a loading bay is not required.  

Code not applicable 
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C2.0 Parking and Sustainable Transport Code 
Scheme 

Standard  Planner’s Assessment Assessed Outcome 
 

C2.6.1 

 

Construction of parking areas 

A1 The parking areas and manoeuvring spaces 
would be constructed with a durable all-
weather pavement, be drained to the public 
stormwater system and be surfaced with 
concrete. 

Complies with 
Acceptable Solution 

 

C2.6.2 Design and layout of parking areas  

A1.1 The design and layout of the proposed parking, 
accessways, manoeuvring and circulation 
spaces satisfies Acceptable Solution A1.1(a).  

i) The gradient of the car park is stated in 
the TIA to be in accordance with the 
Australian Standard.  

ii) All vehicles can enter and exit the site in 
a forward direction as demonstrated in 
the TIA.  

iii) The access width is proposed to be 
greater than 5.5m in accordance with 
Table C2.2. 

iv) Car parking spaces will be 5.4m by 2.6m.  
v) The combined access and manoeuvring 

width adjacent to parking spaces is 6.6m  
vi) Will have a vertical clearance not less 

than 2.1m. The clearance of the drive 
through gantry is 2.7m.  

vii) All car parking spaces will be delineated 
by line marking and signage will also be 
used.    

Complies with 
Acceptable Solution 

 

A1.2 One accessible car parking space is provided.  

a) It is located as close as possible to the 
main entry point to the building;  
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C2.0 Parking and Sustainable Transport Code 
Scheme 

Standard  Planner’s Assessment Assessed Outcome 

b) is incorporated into the overall car park 
design;  

c) the TIA states that it is designed and 
constructed in accordance with the 
Australian/New Zealand Standard 
AS/NZS 2890.6:2009 Parking facilities, 
Off-street parking for people with 
disabilities.  

C2.6.3 Number of accesses for vehicles  

A1 One access point will be constructed off 
Westbury Road.  

Complies with 
Acceptable Solution 

A2 The site is zoned General Business.  Not Applicable 

C2.6.4 Lighting of parking areas within the General Business Zone and 
Central Business Zone 

A1 The land is zoned General Business and 
proposes a car park serving more than 5 car 
parking spaces and is used outside daylight 
hours. A lighting plan has been provided by 
Rubidium Light and demonstrates that lighting 
will be in accordance with Clause 3.1 “Basis of 
Design” and Clause 3.6 “Car Parks” in Australian 
Standard/New Zealand Standard AS/NZS 
1158.3.1:2005 Lighting for roads and public 
spaces Part 3.1: Pedestrian area (Category P) 
lighting – Performance and design 
requirements.  

 

Complies with 
Acceptable Solution 
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C2.0 Parking and Sustainable Transport Code 
Scheme 

Standard  Planner’s Assessment Assessed Outcome 
 

C2.6.5 

 

Pedestrian access 

A1 The use requires more than 10 car parking 
spaces.  

a) Pedestrian footpaths have been included 
in the car park layout. The footpaths 
leading from Westbury Road into the site 
are 1.5m in width. The internal paths that 
cross the car park aisle and access ways 
are 1m in width.  
The footpaths are not separated by either 
a horizontal distance of 2.5m between 
the edge of the footpath and the access 
way or parking aisle or through protective 
devices such as bollards, guard rails or 
planters between the footpath. It is noted 
that a kerb will separate the footpaths 
leading from Westbury Road. The 
footpaths beside the parking spaces and 
loading bay are not separated by any 
protective device.   
As such the acceptable solution is not 
complied with.  

b) The footpaths will be signed and line 
marked at points where pedestrians cross 
access ways or parking aisles.  

Relies on Performance 
Criteria 

 

A1.2 One accessible parking space is provided close 
to the main entrance to the building. This 
parking space adjoins a footpath having a 
minimum width of 2.4m. The TIA states that the 
gradient of the footpath is no steeper than 1:14 
as shown on the plans.  
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C2.0 Parking and Sustainable Transport Code 
Scheme 

Standard  Planner’s Assessment Assessed Outcome 
 

C2.6.6 

 

Loading bays 

A1 A loading bay is proposed at the rear of the 
building.  

The Acceptable Solution requires that the area 
and dimensions of loading bays and access 
way areas must be designed in accordance 
with the Australian Standard AS 2890.2–2002, 
Parking facilities, Part 2: Off-street commercial 
vehicle facilities, for the type of vehicles likely to 
use the site.  

The loading bay will be 18.9m long by 4.55m in 
width. This exceeds the requirements of the 
Australian Standard.  

The Traffic Impact Assessment submitted with 
the proposal states that the acceptable solution 
is complied with.  

Complies with 
Acceptable Solution 

 

A2 In order for the loading bay to be accessed by 
14 pallet McDonalds’s rigid vehicle that is 11.5m 
long vehicle, the two car parking spaces 
designated for staff parking will need to be 
vacated during deliveries. Therefore, this is not 
considered to be designed in accordance with 
the Australian Standard. The TIA includes an 
assessment of the loading bays. However, does 
not state if A2 is complied with.   

Relies on Performance 
Criteria 

 

C2.6.7 Bicycle parking and storage facilities within the General Business Zone 
and Central Business Zone 

A1 The proposal requires 6 bicycle parking spaces. 
The proposed bicycle parking area is: 

Complies with 
Acceptable Solution 
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C2.0 Parking and Sustainable Transport Code 
Scheme 

Standard  Planner’s Assessment Assessed Outcome 

a) Accessible from a road via the access 
way or 1.5m wide footpath; 

b) Located within 50m from the entrance;  
c) Visible from the main entrance; 
d) Available and adequately lit during 

times they will be used in accordance 
with Table 2.3 of Australian/New 
Zealand Standard AS/NZS 1158.3.1: 2005 
Lighting for roads and public spaces - 
Pedestrian area (Category P) lighting - 
Performance and design requirements.  
The bicycle parking will be located 
under a pole mounted light.      

A2 The TIA states that the bicycle parking spaces 
are designed in accordance with the Australian 
Standard. 

a) The proposed bicycle parking spaces 
have dimensions of 1.8m in length and 
0.7m in width at the handle bars and a 
clearance height if 1.2m in height.    

b) have unobstructed access with a width 
of not less than 2m and a gradient not 
steeper than 5% from the access way; 
and 

c) The TIA states that bicycle parking 
spaces have been designed in 
accordance with the Australian 
Standard including hoop to lock a 
bicycle that satisfies Australian Standard 
AS 2890.3-2015 Parking facilities - Part 3: 
Bicycle parking. 

Complies with 
Acceptable Solution 

C2.6.8 Siting of parking and turning areas 
 

A1 The land is zoned General Business. Two car 
parking spaces and the two waiting bays for the 

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

Standard  Planner’s Assessment Assessed Outcome 

drive through are located in front of the 
building line.    

A2 Not within the Central Business Zone.  Not Applicable 
 

 

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 Westbury Road is not a category 1 road. Relies on 
Performance Criteria 

 A1.2 The proposed use and development will create a 
new vehicle crossing to serve the use and 
development for which written consent from the 
road authority has not been provided.  

A1.3 The application does not propose a new private 
level crossing. 

A1.4 A new vehicle crossing is proposed.  

A1.5 Westbury Road is not a major road. 
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C14.0 Potentially Contaminated Land Code 
Scheme 

Standard  Planner’s Assessment Assessed Outcome 

C14.6.1 Excavation works, excluding land subject to the Macquarie Point 
Development Corporation Act 2012 

A1 The former use of the site was a service station 
and motor repairs. This is considered a potentially 
contaminating activity falling into: 

• Commercial engine and machinery 
repairs; 

• Petroleum product or oil storage; 
• Sites of incidents involving release of 

hazardous materials.  

Although not a sensitive use, the proposal will 
include development and the code is considered 
applicable.  

The development will require excavation and will 
involve 250m3 of site disturbance. As such the 
Acceptable Solution is not complied with.  

Relies on 
Performance Criteria 

 

C14.7.1 Subdivision for sensitive use 
 

A1 Although the two lots will be consolidated to 
form one lot, the subdivision is not for a sensitive 
use or a Use Class listed in Table C14.1. This 
standard is not applicable.   

Not Applicable 
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C1.0 Signs Code 

The following table is an assessment of the proposed signs to determine if Exempt and compliance with Acceptable Solutions.  

No 
Ref. 
No. on 
plan 

Type of 
sign and 
No. 

Illumi-
nation Description Dimensions 

L x H x W Location 
Complies with 
Table C1.4 
Exemption? 

Complies with Table C1.6 Sign Standards? 

1 P1/2 2x Pole / 
Pylon sign 

Yes  
 

4.343m x 
4.2m to a 
max. height 
of 6.5m 

On the north-
western and 
south-western 
property corner 
within title 
boundaries 
 

No 
exemptions  

No 
Applicable Zone  

Applicable Standards  

(a) No projection outside title 
boundary 

 

(b) No more than 2 faces  

(c) 6.96m2 per face  

(d) 6.5-6.8m above ground 
level 

 

(e) Clearance from ground 
level to sign 2.3m 

 
 

2 S2A/B 2x window 
sign 

Yes 

 

2.4m x 
690mm x 
100mm 

On the window 
of the playland 
room located in 
the north-
western corner 
of the building 
facing west 
(Westbury 
Road) and north 
(car park) 

No 
located on 
second floor 
and 
illuminated 

Yes 
Applicable Zone  

Applicable Standards  

 Occupies less than 25% of 
window area 

 
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C1.0 Signs Code 

The following table is an assessment of the proposed signs to determine if Exempt and compliance with Acceptable Solutions.  

No 
Ref. 
No. on 
plan 

Type of 
sign and 
No. 

Illumi-
nation Description Dimensions 

L x H x W Location 
Complies with 
Table C1.4 
Exemption? 

Complies with Table C1.6 Sign Standards? 

3 S3A-D 4x wall sign Yes 

 

1.371m x 
1.19m x 
100mm 

Located on the 
top of each 
building corner 
facing all 
directions.  

No 
exemptions 

Yes 
Applicable Zone  

Applicable Standards  

(a) 
Sign does not extend 
beyond the wall or above 
the top of the wall 

 

(b) Sign is less than 4.5m2  

(c) Sign occupies less than 
25% of the wall 

 
 

4 S5A 1x wall sign Yes 

 

Ø 1.2m x 
100mm 

On the western 
wall of the 
building facing 
Westbury Road 

No 
exemptions 

Yes 
Applicable Zone  

Applicable Standards  

(a) 
Sign does not extend 
beyond the wall or above 
the top of the wall 

 

(b) Sign is less than 4.5m2  

(c) Sign occupies less than 
25% of the wall 

 
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C1.0 Signs Code 

The following table is an assessment of the proposed signs to determine if Exempt and compliance with Acceptable Solutions.  

No 
Ref. 
No. on 
plan 

Type of 
sign and 
No. 

Illumi-
nation Description Dimensions 

L x H x W Location 
Complies with 
Table C1.4 
Exemption? 

Complies with Table C1.6 Sign Standards? 

5 S5B 1x wall sign Yes 

 

1.745m x 
700mm x 
100mm 

Located on top 
of the north-
western 
building corner 
underneath sign 
S3B 

No 
exemptions 

Yes 
Applicable Zone  

Applicable Standards  

(a) 
Sign does not extend 
beyond the wall or above 
the top of the wall 

 

(b) Sign is less than 4.5m2  

(c) Sign occupies less than 
25% of the wall 

 
 

6 S14 1x wall sign Yes 

 

3.065m x 
375mm x 
100mm 

Located along 
frontage 
attached to 
opaque fence 
preventing light 
spill from drive 
thru 

No 
exemptions 

Yes 
Applicable Zone  

Applicable Standards  

(a) 
Sign does not extend 
beyond the wall or above 
the top of the wall 

 

(b) Sign is less than 4.5m2  

(c) Sign occupies less than 
25% of the wall 

 
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C1.0 Signs Code 

The following table is an assessment of the proposed signs to determine if Exempt and compliance with Acceptable Solutions.  

No 
Ref. 
No. on 
plan 

Type of 
sign and 
No. 

Illumi-
nation Description Dimensions 

L x H x W Location 
Complies with 
Table C1.4 
Exemption? 

Complies with Table C1.6 Sign Standards? 

7 S4A 1x awning 
facia sign 

Yes 

 

1.81m x 
221mm x 
20mm 

Located on the 
facia of the 
awning facing 
north towards 
the car park. 
Red wrap 
around the 
awning will be 
constructed by 
building.  

No 
Illuminated 

Yes – if awning wrap is not considered as 
part of the sign 
Applicable Zone  

Applicable Standards  

(a) 
Letters have a height of 
221mm not projecting 
above or below the awing 

 

(b) 
Is more than 450mm from 
vertical project of kerb 
alignment (car park) 

 

(c) Is about 3m above ground 
level 

 
 

8 S6A 1x 
horizontal 
projecting 
wall sign 

Yes 

 

400mm x 
400mm x 
100mm  
 

Sign is located 
on the western 
site of the 
building 
underneath the 
awning 100mm 
off the wall 

No 
exemptions 

Yes 
Applicable Zone  

Applicable Standards  

(a) Horizontal dimension of 
400mm 

 

(b) 
Vertical dimension of 
400mm (500mm incl. 
bracket) 

 

(c) Width of 100mm  
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C1.0 Signs Code 

The following table is an assessment of the proposed signs to determine if Exempt and compliance with Acceptable Solutions.  

No 
Ref. 
No. on 
plan 

Type of 
sign and 
No. 

Illumi-
nation Description Dimensions 

L x H x W Location 
Complies with 
Table C1.4 
Exemption? 

Complies with Table C1.6 Sign Standards? 

(d) More than 450mm from 
kerb alignment of a road 

 

(e) Max. height of 2.9m above 
ground level 

 

(f) Located below awning, 
2.4m above ground 

 
 

9 S7A/B 2x blade 
sign 

Yes 

 

740mm to 
1.87m x 
324mm 

Single menu 
board located 
behind the 
building facing 
away from the 
building 
towards the 
drive through 
lane. 

No 
exemptions 
(Assessed to 
be visible 
from 
Westbury Rd) 

Yes 
Applicable Zone  

Applicable Standards  

(a) Vertical dimension of 1.87m  

(b) Horizontal dimension of 
740mm 

 
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C1.0 Signs Code 

The following table is an assessment of the proposed signs to determine if Exempt and compliance with Acceptable Solutions.  

No 
Ref. 
No. on 
plan 

Type of 
sign and 
No. 

Illumi-
nation Description Dimensions 

L x H x W Location 
Complies with 
Table C1.4 
Exemption? 

Complies with Table C1.6 Sign Standards? 

10 S7C/D 2x blade 
sign 

Yes 

 

1.471m x 
1.87m x 
324mm 

Double menu 
board located 
behind the 
building facing 
away from the 
building 
towards the 
drive through 
lane. 

Exempt under clause C1.4.2 – not visible from outside the 
site 

11 S8A-E 5x blade 
sign 

Yes 

 

700mm x 
2.3m x 
150mm 

Double sided 
directional sign 
with different 
wording and 
locations 
throughout the 
site 
S8A, C and D 
along frontage; 
S8E along rear 
fence opposite 
entrance S8B at 
entrance of 

No 
exemptions 
 
(S8D assessed 
to be 
potentially 
visible from 
Westbury Rd) 

Yes 
Applicable Zone  

Applicable Standards  

(a) Vertical dimension of 2.3m  

(b) Horizontal dimension of 
700mm 

 
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C1.0 Signs Code 

The following table is an assessment of the proposed signs to determine if Exempt and compliance with Acceptable Solutions.  

No 
Ref. 
No. on 
plan 

Type of 
sign and 
No. 

Illumi-
nation Description Dimensions 

L x H x W Location 
Complies with 
Table C1.4 
Exemption? 

Complies with Table C1.6 Sign Standards? 

drive thru 
behind building  

12 S9A 1x wall sign Yes 

 

1.3m x 
250mm 
(measured 
in pdf) 

Signage is 
incorporated 
into height 
clearance 
gantry1 of drive 
thru.   

No 
exemptions 

Yes 
Applicable Zone  

Applicable Standards  

(a) 
Sign does not extend 
beyond the wall or above 
the top of the wall 

 

(b) Sign is less than 4.5m2  

(c) Sign occupies less than 
25% of the wall 

 
 

13 S9B 1x below 
awning sign 

No 

 

2.65m x 
90mm 

Below the 
height clearance 
gantry of the 
drive thru  

No 
exemptions 

No 
Applicable Zone  

Applicable Standards  

(a) Vertical dimension of 
90mm 

 

(b) Width below 300mm  

(c) No kerb – within site  

(d) Exceeds horizontal 
dimension of 2.5m 

 

 
1 Height clearance gantry assessed as a structure and therefore considered a building according to the definition of LUPAA.  
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C1.0 Signs Code 

The following table is an assessment of the proposed signs to determine if Exempt and compliance with Acceptable Solutions.  

No 
Ref. 
No. on 
plan 

Type of 
sign and 
No. 

Illumi-
nation Description Dimensions 

L x H x W Location 
Complies with 
Table C1.4 
Exemption? 

Complies with Table C1.6 Sign Standards? 

(e) Min. clearance of 2.7m  
 

14 S10A\B 2x wall sign Yes 

 

1.25m x 
250mm 

Located on 
order canopy 
within drive thru 
facilities 

Exempt under clause C1.4.2 – not visible from outside the 
site 

15 S12 2x flag No 

 

1.8m x 
900mm 

Located within 
frontage 

Exempt under Table C1.4 
Limited to two flags per site; more than 2.4m clearance and 
less than 2m2 per flag 

16 S12 1x banner 
sign - 
horizontal 

No 

 

3.6m x 
900mm 

Located 
between the 
flags within 
frontage 

No 
exemptions 

No 
Applicable Zone  

Applicable Standards  

(a) Vertical dimension is 
900mm 

 

(b) Horizontal dimension is 
3.6m 

 

(c) Clearance above ground 
level of 1.95m 

 

(d) Not attached to a building 
facade 

 
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C1.0 Signs Code 

The following table is an assessment of the proposed signs to determine if Exempt and compliance with Acceptable Solutions.  

No 
Ref. 
No. on 
plan 

Type of 
sign and 
No. 

Illumi-
nation Description Dimensions 

L x H x W Location 
Complies with 
Table C1.4 
Exemption? 

Complies with Table C1.6 Sign Standards? 

17 S11A-
E/G/I 

8x 
regulatory 
sign 

No Shared Zone sign, 
speed sign, stop sign, 
accessible parking 
sign, no pedestrian 
access sign, 
pedestrian warning 
sign, pedestrian 
crossing 

  Regulatory 
signs are all 
exempt 

Exempt 

18 S11F/J 2x 
interpretive 
sign 

No 

 

450mm x 
600mm 

Between 
frontage and 
building to 
advise location 
of waiting bays 

Yes  
Sign has an 
area of less 
than 2m2 

Exempt 
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C1.0 Signs Code 

The following table is an assessment of the proposed signs to determine if Exempt and compliance with Acceptable Solutions.  

No 
Ref. 
No. on 
plan 

Type of 
sign and 
No. 

Illumi-
nation Description Dimensions 

L x H x W Location 
Complies with 
Table C1.4 
Exemption? 

Complies with Table C1.6 Sign Standards? 

19 S11H 1x pole sign No 

 

450mm x 
600mm 

Along the 
northern 
building side in 
front of 
pedestrian 
crossing 

No 
exemptions 

No 
Applicable Zone  

Applicable Standards  

(a) No projection outside title 
boundary 

 

(b) No more than 2 faces  

(c) 0.27m2 per face  

(d) Not specified but will be 
below 5m 

 

(e) 2m above top of kerb  
 

20 S13A-C 3x window 
sign 

No 

 

1.19m x 
180mm -
235mm 

Attached to the 
cashier or 
servery window 
on the southern 
building side 

Exempt under clause C1.4.2 – 1st servery window and 
cashier window screened by vegetation and fence 
 
2nd servery window sign exempts under Table C1.4 – sign 
occupies less than 10% of window, is on ground floor 
window, not illuminated and not subject to heritage 
considerations 
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 The below is a summary of the signs that are considered to rely on the Performance Criteria  

No Ref. No on plan Table C1.6 Setback residential zone Illuminated Discretion 

1 P1 No 455mm  Yes C1.6.1 P1.1, P2 
C1.6.2 P1 

1 P2 No >2m  Yes C1.6.1 P1.1 
C1.6.2 P1 

2 S2A/B Yes >2m Yes C1.6.2 P1 
3 S3A-D Yes >2m Yes C1.6.2 P1 
4 S5A Yes >2m Yes C1.6.2 P1 
5 S5B Yes >2m Yes C1.6.2 P1 
6 S14 Yes >2m Yes C1.6.1 P2 

C1.6.2 P1 
7 S4A Yes >2m Yes C1.6.2 P1 
8 S6A No >2m Yes C1.6.1 P1.1 

C1.6.2 P1 
9 S7A/B Yes >2m Yes C1.6.2 P1 
11 S8A-E Yes >2m Yes C1.6.2 P1 
12 S9A Yes >2m Yes C1.6.2 P1 
13 S9B No >2m No C1.6.1 P1.1 
16 S12 No >2m No C1.6.1 P1.1 
19 S11H No >2m No C1.6.1 P1.1 
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15.0 General Business Zone

15.3.1 All uses
Objective 
That uses do not cause an unreasonable loss of amenity to residential zones.
Performance Criteria P1

Pl
an

ni
ng

 S
ch

em
e 

Pr
ov

isi
on Hours of operation of a use, excluding Emergency Services, Natural and Cultural Values 

Management, Passive Recreation, Residential, Utilities or Visitor Accommodation, on a 
site within 50m of a General Residential Zone or Inner Residential Zone, must not cause 
an unreasonable loss of amenity to the residential zones having regard to: 

(a) the timing, duration or extent of vehicle movements; and 
(b) noise, lighting or other emissions.

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

15.3.1 
Performance 
Criteria P1

The development is proposed to operate 24 hours 7 days a week. This 
includes both the restaurant and the drive through components. The 
proposed hours of operation exceed that of the Acceptable Solution and, 
therefore, the application relies upon the corresponding Performance 
Criteria to demonstrate compliance with the Standard.

To satisfy Performance Criteria P1 of Clause 15.3.1, hours of operation of a 
use on a site within 50m of a General Residential Zone, must not cause an 
unreasonable loss of amenity to the residential zones having regard to 
matters listed in subclauses a) and b).

The definition of amenity in the Planning Scheme means, in relation to a 
locality, place or building, any quality, condition or factor that makes or 
contributes to making the locality, place or building harmonious, pleasant or 
enjoyable. 

Unreasonable is not defined by the Planning Scheme. However, 
“Unreasonable loss of amenity” has previously been considered by the 
Tribunal who held that something is unreasonable if it is ‘immoderate’ or 
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Scheme 
Provision Planner’s Assessment

‘exorbitant’1. The tribunal has found that the approach to consider a loss of 
amenity, must first consider the overall amenity that exists, then consider 
the loss of amenity, if any, caused by the proposal and whether that loss is 
‘immoderate’ or ‘exorbitant’2.  

The Macquarie Dictionary defines these words as:  

Immoderate: not moderate; exceeding just or reasonable limits; excessive; 
extreme.

Exorbitant: exceeding the bounds of custom, propriety, or reason, especially 
in amount or extent. 

Whilst not referred to by the Tribunal, the dictionary meaning for excessive 
is: exceeding the usual or proper limit or degree; characterised by excess.

The following assessment is considered within this context.

The General Residential Zone adjoins the site to the north, east and south, 
and whilst the Utilities Zone adjoins the site to the west, the General 
Residential Zone is also within 50m of the site to the west. The aerial image 
below (Figure 1) demonstrates the existing development surrounding the 
site within 50m.  

 
Figure 1: Aerial photo demonstrating the properties within 50m of the subject site.

1 A & N McCullagh v Glamorgan Spring Bay Council [2019] TASRMPAT 30 at [24]
2 MCB Developments Pty Ltd v Launceston City Council (No2) [2023] TASCAT 234 at [23]
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Scheme 
Provision Planner’s Assessment

For the context of considering an unreasonable loss of amenity, the existing 
amenity within the surrounding area and 400m radius of the site will be 
considered. 400m is considered a suitable distance to understand the 
existing amenity, because it is generally used in planning as a reasonable 
walking distance to public transport and activity centres, both of which are 
available within proximity to the subject site. Figure 2 below demonstrates a 
400m radius from the site. 

 
Figure 2: Aerial photo showing a 400m radius measured from the centre of the subject site.

Existing Amenity

There is a mix of uses within 400m of the site. This area is predominately 
residential in nature comprising both single and multiple dwellings (this 
includes freestanding and co-joined units). There are also a range of 
businesses that are clustered intermittently along Westbury Road. It is noted 
that Westbury Road extends from Richardsons Harley Davidson at the south 
to Wellington Steet at Gen Dhu Primary School (within City of Launceston 
Municipality) to the north and the pattern of businesses interspersed along 
Westbury Road extends the full length of Westbury Road.
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Scheme 
Provision Planner’s Assessment

Whilst the residential use is the predominate use within 400m of the site, 
there are also a range of businesses and commercial uses along this section 
of road as identified in the table below. 

Site Zone Use Hours of operation 
(available to the public)

Australian 
Italian Club 

414 
Westbury 
Road

General 
Residential

Community 
Purpose and 
Entertainment 

Existing use.

Open 7 days a week. 
With weekly events held.   

Available to hire for 
events and functions and 
can open late. 

375 & 377 
Westbury 
Road

General 
Business

Vehicle Sales Business hours

369 
Westbury 
Road

General 
Business

Business and 
Professional 
Services 

Business hours

367 
Westbury 
Road

General 
Business 

Manufacturing 
and 
Processing 

Showroom available to 
public: Monday to 
Thursday: 8.00am to 
4.30pm. Friday: 8.00am 
to 2.30pm. 

349 
Westbury 
Road (CT: 
23538/1)

General 
Business 

Food Services 
(Butcher & 
Restaurant) 

Butcher: Monday to 
Friday: 7am to 6pm. 
Saturday: 8am to 1pm. 
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Scheme 
Provision Planner’s Assessment

Restaurant: Tuesday to 
Sunday: 11.30am-2.30pm 
& 4.30pm to 7.30pm.

Prospect 
Vale 
Marketplace

350-364 
Westbury 
Road

General Retail 
and Hire 

Service Station: daily 
6am to 10pm (note all 
external light, other than 
security lighting is 
turned off at 10pm).

BWS: Monday – 
Thursday 9.00am to 
9.00pm. Friday – Sunday 
9.00am to 10.00pm. 

Shopping Centre: 

Woolworths: 7am to 
10pm daily. 

Reject Shop: Monday – 
Thursday & Saturday: 
8.30 am - 5.30pm. 
Friday: 8.30am -7.00pm. 
Sunday: 9am -5pm.  

Charcoal Chicken: 9am 
to 8pm daily. 

Subway: Monday – 
Saturday: 8am – 10pm. 
Sunday: 9am - 10pm.   

Celebration: Sunday – 
Thursday: 10am - 7pm. 
Friday – Saturday: 10am 
– 8pm. 
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Scheme 
Provision Planner’s Assessment

Other business close 
within the complex 
earlier than 10pm. 

Denture 
Care Clinics

335 
Westbury 
Road

General 
Residential

Business and 
Professional 
Services

Monday – Wednesday: 
8.30am – 5.30pm.  

Goodstart 
Prospect 
Vale

5 Stuart 
Avenue

General 
Residential

Educational 
and 
Occasional 
Care (Child 
Care Centre) 

Monday – Friday: 
6.30am to 6.30pm. 

As the above table demonstrates, there are a range of businesses that are 
within 400m of the site that operate during various hours. Other than the 
Australian Italian Club, these businesses are not open to the public before 
6.00am and close at 10pm. It is noted that whilst not open to the public 
outside these hours, employees working at these businesses are likely to be 
at the business outside these hours (such as bakers and night fill employees 
of Woolworths for example). 

The Prospect Vale Marketplace is the main complex that is within the area 
that is externally illuminated. The car park is lit and there is also illuminated 
signage on the façade of the building and the illuminated sign at the main 
entrance to the site. The Ampol Service Station, also located at this site, 
closes at 10pm and the lights under the canopy and the petrol price sign are 
switched off at this time. This reduces the level of lighting of the site from 
10pm onwards. 

These businesses that also operate from within the marketplace have also 
been observed to emit odour. The odour that has been experienced is from 
cooking, such as cooking chickens and bread. At times, these odours can be 
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experienced beyond the boundary of the property. This as has also been 
identified in the representations submitted. 

Westbury Road is an arterial road collecting traffic from Prospect Vale, 
Blackstone Heights and surrounding suburbs, and providing a connection 
to north (Launceston and surrounds) or areas to the south (Bass Highway). 
Due to its function, is serves more than local residents within the area and is 
used during all hours of the day and night. Westbury Road is also afforded 
street lighting and is generally suitably lit to provide for an appropriate level 
of safety for road users and pedestrians allowing for passive surveillance. 
The level of brightness on Westbury Road constantly changes during 
nighttime periods due to the headlights from vehicles using the road.

The submitted Acoustic Assessment Report included monitoring of the site 
to determine background noise levels. Noise monitoring was undertaken at 
the subject site between 11.30am on Wednesday 25 January and 10.00am on 
Wednesday 8 February 2023 to quantify the background noise levels.   This 
was measured at the rear (eastern) boundary of the site.

The measured background and ambient noise levels measured in dB are 
recorded below.      

Figure 3: Measured background and ambient noise levels (dB). Source: Clarity Acoustics 
2024:11.

As such the background noise during nighttime periods (10pm to 7am) is 
considered very quiet at 28dB. 

The main noise source during the nighttime period is considered to be from 
traffic from the road network. It is noted that a representor stated that they 
can hear traffic from the Bass Highway (to the east of the subject site) during 
certain times.  

The above is a summary of what currently experienced within 400m of the 
site which aids in forming an understanding of the amenity of the broader 
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area in consideration of existing use and development, hours of operation, 
lighting, odour, traffic and noise.     

15.3.1 
Performance 

Criteria  
P1(a)

The application proposes to operate for 24 hours a day, 7 days a week. Both 
the restaurant (available for indoor ordering, collection and dining) and the 
drive through are proposed to operate during these hours. 

The proposed site will be accessed via a single vehicle crossing located to 
the north of the site and pedestrian access paths will also be available off 
Westbury Road to the entrance of the restaurant. The access way will be 
located on the northern side of the site, with car parking available between 
the access way and the main building. 38 car parking spaces are proposed. 
The drive through will be accessible from the access way, towards the east 
of the site. Two ordering points will be provided to the eastern side of the 
site, and there will be room for three vehicles to queue in each ordering line 
within the drive through. From the point of ordering, vehicles within the 
drive through will then circulate around the perimeter of the site to where 
the orders will be paid for and collected along the southern side. Waiting 
bays are proposed along the western side of the building. 

Given the proposed 24 hour operation of the site, the is an ability for vehicles 
accessing the site constantly. The submitted Traffic Impact Assessment (TIA) 
report has adopted 170 peak hour vehicle movements for the weekday PM 
and Saturday peak hours. This equates to 85 vehicles entering and 85 
vehicles existing the site during peak hours. Council has identified the peak 
hours of vehicle traffic on Westbury Road as 7.30am to 9am and 3pm to 
6pm weekdays, and 10am to 1pm on weekends. 

The TIA assumes that 35% of traffic movements will be from existing external 
road traffic travelling past the site. This equates to 110 vehicle movements 
(of the 170 vehicles movements per peak hour) that are additional vehicles 
onto Westbury Road, based on current traffic volumes (this does not 
consider the traffic that was generated by the previous use (roadhouse and 
service station).  

It is considered that vehicles using the drive through will be at the site for 
less time, compared to those who are going into the restaurant to order. 
The vehicles will circulate through the drive through, whereas for those 
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patrons going into the restaurant, those vehicles will only access the 
northern side of the site being the car park. 

The access way of the car park provides for two-way traffic, including the 
circulation area to the east of the site. Heavy rigid delivery vehicles and waste 
collection vehicles will require the full width of the access to enter the site, 
and also the full width of the circulation area to enable entry and exit from 
the loading bay.

15.3.1 
Performance 

Criteria  
P1(b)

The application included an Obtrusive Light Analysis (OLA), Acoustic 
Assessment Report (AAR) and an Odour Risk Analysis (ORA). It is noted that 
a Report Addenda dated 21 August 2024 was submitted for the Acoustic 
Assessment Report to consider the proposed amendments. A memorandum 
to the Odour Assessment Report dated 20 August 2024 was also submitted 
to provide further commentary regarding odour emission. 

Lighting

The proposed external lighting includes pole-mounted area lights for the 
carpark and driveways, wall-mounted area lights and illuminated signage. The 
obtrusive light analysis has considered the proposed external lighting, 
illuminated signage and spill from vehicle headlights. The findings of this 
analysis are that lighting from the development will be within the limits 
accepted in the Australian Standard AS/NZS4282:2023 Control of the obtrusive 
effects of outdoor lighting (as explained further in 15.3.1 P2 below), and that 
the lighting emissions from headlight beams traversing the drive through are 
contained within the site through the fencing proposed at the boundaries of 
the property. It is noted that the OLA requires that the northern pylon sign 
be extinguished at 10pm daily. If approved, a condition will be required to 
enforce this.   

Council’s Environmental Health Officer has provided comments regarding 
lighting in the internal referral section at the beginning of the report. Regard 
has been had to these comments in the consideration of lighting. It is 
concluded that sufficient information is provided within the OLA to conclude 
that the requirements of AS/NZS 4282:2023 can be met and, therefore, no 
unreasonable loss of amenity to the residential zone would arise from 
external lighting. A condition requiring a certification report in accordance 
with AS/NZS 4282:2023 is recommended if approval is given, to demonstrate 
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that the lighting installations have been installed and are compliant with the 
Australian Standard.  

The OLA submitted, has not been amended to reflect the amended site plan 
submitted. If approved, an amended OLA will need to be submitted to reflect 
the proposed amended layout and to demonstrate that compliance with the 
Australian Standard will be maintained.   

Noise

Council’s Environmental Health Officer has provided a detailed response 
regarding the assessment of the noise in the internal referral section at the 
beginning of this report and regard is had to this for consideration against 
the Performance Criteria P1. 

An Acoustic Assessment Report by Clarity Acoustics has been included in the 
application documentation and a Report Addenda has been submitted in 
response to the amended layout of the site. The AAR concludes the adopted 
assessment criteria for the site can be met with the implementation of a 
perimeter acoustic fencing to the northern, eastern and southern boundaries, 
restricting the timing of commercial vehicle movements to and from the site, 
switching off the refrigeration condensers of delivery vehicles, selecting 
mechanical plant with sound power levels as included in the modelling for 
the report, operating the air conditioning units in low-speed during the night 
period, specifying materials and design of speed humps and metal grates in 
trafficable areas, and providing localised acoustic screenings for the roof 
mounted refrigeration unit and loading bay. 

It is noted that the Planning Scheme does not stipulate criteria for noise and 
Tasmanian does not have a specific legislated criteria for noise emissions from 
commercial premises in Tasmania. As such, the AAR has adopted criteria 
considered most suitable for the site and adjoining environment, influenced 
by criteria from other states.  

Council engaged James Heddle, an acoustic consultant to review the 
submitted documentation. It is concluded that the daytime and evening 
findings of the report are satisfactory in that the noise levels emitted from the 
site will not cause an unreasonable loss of amenity to adjoining residential 
properties. However, the findings for nighttime noise (10pm to 7am) in 
particularly for the drive through were not supported. 
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It is concluded in the opinion of Mr Heddle that the criteria adopted by the 
acoustic consultant does not adequately demonstrate that amenity will not 
be unreasonably impacted overnight for residents that adjoin the drive 
through. Mr Heddle has identified the main acoustic issues of the proposal is 
‘disturbance to residence due to noise from the operation of patron vehicles, 
not that from mechanical services or the speaker boxes. This is particularly for 
the drive through path, as this is in the closest proximity to residential 
receivers and for the night period when the ambient noise is very low (28dBA)’ 
(‘Acoustic Assessment – Peer Review – Addendum’).

In the absence of octave band measurements, spectral data and criteria 
suggested by Mr Heddle to demonstrate the nighttime noise for the 
operation of the drive through is reasonable, it cannot be concluded if with 
the drive through operating 24 hours a day 7 days a week, there will not be 
an unreasonable loss of amenity on the adjoining residential properties. 

As such, if the proposal is approved, it is recommended that the drive through 
be open between the hours of 6.00am and 11.00pm daily and that from 
11.00pm to 6.00am it be closed, and traffic prohibited from entering the drive 
through. Furthermore, a Noise Management Plan is recommended to require 
measuring of noise upon commencement of the use, and again within 12 
months of commencement to demonstrate compliance with the adopted 
noise criteria, along with a complaints register and response mechanism.   

If approved, and the drive through closed between 11.00pm and 6.00am, 
patrons using vehicles to access the site will be required to park within the 
car park. It is considered, that during these overnight periods, people are 
more likely to park as close to the entrance of the restaurant as possible.      
Given the proposed acoustic fences and separation distance of the car park 
from the adjoining residential properties, noise within the car park is not 
considered to cause an unreasonable loss of amenity to the adjoining 
residential properties. 

With the adoptions of the measures listed in the AAR and subsequent 
Addenda, and the closure of the drive through between 11.00pm and 6.00am 
daily, it is considered that an unreasonable loss of amenity will not be 
experienced by the adjoining residential properties in regard to noise 
generated by the proposed use.  
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The comments from James Heddle regarding the acoustic assessment are 
attached (‘Acoustic Assessment – Peer Review’ & ‘Acoustic Assessment – Peer 
Review – Addendum’). 

Odour

Council’s Environmental Health Officer has provided a detailed response 
regarding the assessment of the odour in the internal referral section at the 
beginning of this report and regard is had to this for consideration against 
the Performance Criteria P1. 

The ORA identifies the sources of odour from the proposed development to 
be vehicle exhausts, garbage/dumpsters, and odour from rooftop 
exhausts/mechanical ventilation beyond the building.  The assessment is 
based on information and observations from the operations of two existing 
McDonalds Restaurants in the City of Launceston (CoL) municipality, namely 
South Launceston and Invermay and considers the meteorological conditions 
present at the proposed development site.

City of Launceston have confirmed that no complaints have been received 
regarding odour from the three McDonalds businesses operating within their 
municipality. 

Whilst odour from cooking was observed intermittently from the field 
investigations undertaken by the consultants who completed the OSA, it is 
concluded that the risk of loss of amenity caused by nuisance odour is low 
for residences to the north and east of the site and low to moderate for the 
residences to the south and southeast of the site. It is acknowledged that the 
development site is closely situated to the Prospect Vale Marketplace which 
contains food premises which intermittently emit odours. The dominant 
odour from this facility is chickens being cooked at Charcoal Chicken. There 
is also an Asian food business immediately adjacent to the development site 
to the south.  To mitigate the potential impact from the roof top exhaust on 
the residences to the south and southeast, the ORA recommends that the 
rooftop ventilation installed has an exhaust air speed of 2 metres per second 
or more, “sufficient to force the odour well clear of the roof and ensure that 
any low flow ‘void’ areas on the rooftop are cleared to aid in dispersion of 
odour”.

Vehicle emissions have also been considered in the submitted 
documentation, including the memorandum, which concludes that  vehicle 
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emissions are expected to be unnoticed on the other side of the acoustic 
fence, which was tested during field investigations, and states ‘that the 
fencing/screens do not retain vehicle exhaust’ and that there is ‘very little 
chance of vehicle gas buildup’ due to the site specific environmental 
conditions at Prospect Vale, the operational efficiencies and design of 
McDonald’s drive throughs and improvements in emission control in vehicles.

Whilst odour may be experienced from the site intermittently, with the 
recommended exhaust speed for the rooftop exhaust units be greater than 2 
metres per second to disperse the odour, odour generated from the site is 
not considered to cause an unreasonable loss of amenity to the adjoining 
residential properties.

15.3.1 
Performance 

Criteria      
P1 

Conclusion

The submitted lighting, noise (other than for nighttime noise) and odour 
assessments have demonstrated, that with the recommendation of each 
report, that individually each component of the development will not provide 
an unreasonable loss of amenity to adjoining properties. 

The existing adjoining dwellings are located at various distances to the subject 
site, with six units (unit 3/10, and the four units at 349 & 3/343 Westbury Road, 
Prospect Vale) being the closest to site. The amenity afforded to adjoining 
properties is high given the use of the site has ceased since 2022. However, 
this does not prohibit the subject site from be used and developed. What 
needs to be considered is if there will be an unreasonable loss of amenity to 
those residential uses through the hours of operation proposed. As explained 
above, the area already has established businesses operating within the area 
until 10pm at night. The proposed use will see the site used 24 hours a day 7 
days a week. Lighting impacts can be appropriately managed to be compliant 
with the requirements of the Australian Standard. Odour emitted from the 
site may be intermittently observed. Noise from vehicles within the site and 
the operation of the Food Services Use, can be to an appropriate level for 
daytime, evening periods. Whilst traffic within the car parking area is 
considered appropriate during the nighttime period, the use of the drive 
through during nighttime periods has not been satisfactorily demonstrated 
to not cause an unreasonable loss amenity. It is, therefore, recommended that 
the drive through component be closed from 11.00pm to 6.00am.     

The use of the site will generate a level of lighting, noise and odour to the 
residential properties within the surrounding area. However, Westbury Road 
is already well lit with streetlights and lights from the car park at the Prospect 
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Vale Marketplace. Odour during the nighttime periods is currently not 
experienced due to the businesses within the Prospect Vale Marketplace and 
adjoining site (butcher and restaurant) being closed from 10pm (see table 
above for hours of operation).  

Whilst the site is measured as being very quiet, Westbury Road generates 
noise throughout the day and night period. However, as a result of the 
development, noise will be closer to the residential properties than currently 
experienced. The AAR, through the inclusion of acoustic boundary fences and 
screens, has demonstrated that the noise within the car parking area (not 
drive through) will be to a satisfactory level overnight. This is supported given 
the setback distances from the access way and car park and the slow traffic 
speed environment of the area. 

There will be a change of amenity to the adjoining residential zoned 
properties to what is currently experienced. However, the use of the 
restaurant component being 24 hours a day 7 days a week operation, and 
the drive through being open between 6.00am and 11.00pm daily, is not 
considered to result in a change in amenity as being immoderate or 
exorbitant that would consider it to be unreasonable. The hours 
recommended for the opening of the drive through (6.00am to 11.00pm) are 
considered to be a small extension to the hours of operation of existing 
businesses within the area and are not likely to cause an unreasonable loss of 
amenity to adjoining residents, as an adequate down time from traffic and 
noise generated from the drive through of 7 hours is provided for. The lights 
within the drive through can also be switched off during this period, and 
replaced with security lighting which must be baffled so that direct light does 
not extend into adjoining properties, which is considered to reduce the level 
of illuminance for those properties that adjoin the drive through to the east 
and south. 

Cumulative impacts from noise, lighting and odour may arise through these 
emissions occurring simultaneously. However, the site will be illuminated 
when dark only. The identified peak operating periods that may result in 
increased traffic and potentially odour from the site is during day and early 
evening periods. Whilst there may be a level of annoyance observed from 
adjoining residents, the combined impact of noise, lighting and odour at 
which each component is considered to operate at a level reasonable to 
adjoining amenity, and is not considered to be significant to be unreasonable. 
The impacts from the proposed development to adjoining residential 
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properties is more likely to occur from the operation during night time 
periods, predominately from noise from traffic and patrons. The closure of 
the drive through between 11.00pm and 6.00am is considered to further 
mitigate noises generated from the use of the drive through on adjoining 
properties.    

The proposed hours of operation will not create a building or place in which 
the amenity is so unreasonable that it is not harmonious, pleasant or 
enjoyable. There will be a level of adaption required from the continuous 
operation creating additional noise and traffic and intermittent odour that is 
currently not experienced but is not anticipated to be at a level that is 
considered unreasonable. However, through the supporting reports and 
recommended conditions, the proposed hours of operation are not 
considered to be so unreasonable that adjoining properties could not enjoy 
their property and experience an unreasonable loss of amenity.  

It is noted that the environmental nuisance provisions under Environmental 
Management and Pollution Control Act 1994 (EMPCA) can be applied, if 
required, when the business is operational. This provides the ability to issue 
an Environmental Protection Notice if it is demonstrated that an 
environmental nuisance is being generated from the proposed use and could 
result in amendments to conditions on the Planning Permit, if approved. 

With recommended conditions including limiting the use of the drive 
through to be between 6.00am and 11.00pm daily, the proposed hours of 
operation for the use of the site is considered to satisfy Performance Criteria 
P1. In this regard, the proposed use is not likely to cause an unreasonable 
loss of amenity to the residential zone.
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15.3.1 All uses
Objective 
That uses do not cause an unreasonable loss of amenity to residential zones.
Performance Criteria P2
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on External lighting for a use, excluding Natural and Cultural Values Management, Passive 

Recreation, Residential or Visitor Accommodation, on a site within 50m of a General 
Residential Zone or Inner Residential Zone, must not cause an unreasonable loss of 
amenity to the residential zones, having regard to: 

(a) the level of illumination and duration of lighting; and 
(b) the distance to habitable rooms of an adjacent dwelling.

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

15.3.1 
Performance 
Criteria P2

The proposed development will require external lighting to light the car 
park, circulation spaces and drive through. The external lights will operate 
outside the nominated hours in the Acceptable Solution and therefore the 
application relies upon the corresponding Performance Criteria (P2) to 
demonstrate compliance with the Standard.     

The two pylon signs and some signage are also proposed to be illuminated. 
Clause C1.6.2 – Illuminated signs of the Signs Code provides a specific 
provision for illuminated signs. Therefore, the proposed illuminated signs 
will not be considered in the assessment of this provision (15.3.1 A2 & P2) as 
the signs code appropriately assesses the illumination and is considered to 
prevail.   

The site adjoins the General Residential Zone and it must be demonstrated 
that the external lighting for the Food Services use must not cause an 
unreasonable loss of amenity to the residential zone having regard to: 

(a) the level of illumination and duration of lighting; and
(b) the distance to habitable rooms of an adjacent dwelling. 
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This is considered in the assessment below.  

The proposed external lighting includes pole-mounted area lights for the 
carpark and driveways and wall-mounted area lights. The application 
included an Obtrusive Lighting Analysis (OLA) by Rubidium Light (Version: 
V7, dated 10/06/24). 

The OLA includes modelling and an evaluation of these light sources for 
compliance with Australian Standard AS/NZS4282:2023 Control of the 
obtrusive effects of outdoor lighting, as well as the potential for headlight 
beams of vehicles on the site to impact on surrounding residences.  It is 
acknowledged that the acoustic fences to the northern, eastern and 
southern boundaries, and the 1500mm high fence to part of the western 
boundary (Westbury Road) were included in the modelling.

The criteria for lighting in AS/NZS4282:2023 are distinguished by location.  
The area where the proposed development site is located is classed as ‘A4 
High district brightness’ – town and city centres and other commercial 
areas/residential areas abutting commercial areas. 

There are two main considerations when assessing effects on surrounding 
residents when assessing outdoor lighting: the illumination from spill light 
being obtrusive (e.g. light entering a habitable room), and the direct view of 
bright lights causing annoyance.  These are measured via illuminance (lux) 
and luminous intensity (candela, cd) respectively.

15.3.1 
Performance 

Criteria 
P2(a)

The operation will be 24 hours a day, 7 days a week. Illumination will be 
provided from dusk to dawn. Exterior lights will be controlled by timelock 
and PE cells (Rubidium Light 2024:4 – Version 7).  

The development includes a combination of different watt lights on 4m, 6m 
and 8m poles to achieve compliance with AS/NZS1158.3.1:2005 – Lighting for 
roads and public spaces for outdoor carparks (Rubidium Light 2024:5 & 7 – 
Version 7). 4m high poles are located towards the eastern boundary, 
southern and western boundary and carpark near the staff parking. 6m 
poles are located toward the northern boundary and near the exit to the 
site and near the loading bay carpark. 8m poles are located within the main 
car park area. Refer to Figure 1 and 2 which shows the height of the poles 
and proposed layout.    
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The lights have been selected to direct light onto the subject site, with 
minimal spill outside the boundaries and have zero upward light 
component. The lights located on the site boundary are to be fitted with 
backlight shields to cut off light emitted in the directions of dwellings 
(Rubidium Light 2024:7 – Version 7). 

Figure 4: Cross-section of the site from Westbury Road demonstrating the height of light 
poles. Source: Rubidium Light 2024:10)
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Figure 5: Electrical Services, Lighting, General Arrangement. Source: Rubidium Light 2024:9)

The OLA included Illuminance and Intensity calculations for the relevant 
boundaries at the dwellings along Westbury Road and to the north, east 
and south boundaries. The OLA concludes that the pre-curfew and curfew 
operation of lighting will comply with the requirements of AS/NZ 
AS/NZS4282:2023 Control of the obtrusive effects of outdoor lighting. It is 
noted that the curfew operation requires the northern pylon sign to be 
switched off to achieve compliance. 

AS/NZS4282:2023 requires for ‘A4 High district brightness’, new lighting 
installations during non-curfew hours (6:00am-11:00pm) must not exceed a 
maximum luminous intensity of 25 000 cd, and 2 500 cd during curfew hours 
(11:00pm-6:00am). The modelled values at the relevant boundary between 
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the adjoining residential zone and the development site range from 336-
1734 cd.  

Modelled luminous intensity calculations were also provided for horizontal 
planes at each of the adjoining dwellings and the cd requirements were met 
for both curfew and non-curfew hours. 

For ‘A4 High district brightness’, the criteria limits during non-curfew hours 
(6am-11pm) are 25 lux and 5 lux during curfew hours (11:00pm-6:00am).  The 
modelled values range from 0-11 lux during non-curfew hours and 0-5 
during curfew hours at the relative boundary, and therefore meet the criteria 
limit.

Lighting emissions from headlight beams traversing the site are said to be 
contained within the site using opaque fencing along the northern, eastern 
and southern boundaries, and with a 1500mm high opaque barrier along 
part of the Westbury Road frontage.

15.3.1 
Performance 

Criteria  
P2(b)

The site is surrounded by dwellings (both single and multiple) to the north, 
east and south. Dwellings are also located to the west of Westbury Road. 
These dwellings have been identified as sensitive receptors for lighting and 
assessed in the OLA. The OLA included an analysis of head-light beams of 
vehicles using the site to determine if there is potential for intrusion into the 
habitable rooms of the dwellings. The proposed acoustic fences to the 
north, east and south, and the opaque 1500mm high barrier proposed along 
Westbury Road are demonstrated to contain light spill from headlights from 
vehicles using the site.

A lighting plan is demonstrated in (a) above. There are varying distances to 
habitable rooms on adjacent dwellings to the external lighting sources. 

There are four units to the south that have habitable rooms approximately 
3-4m from the shared boundary. There is also a unit to the east of the site 
that has habitable rooms setback 2.5m from the boundary. The closest unit 
to the north has a habitable room 3m from the boundary. The dwellings to 
the west are separated by Westbury Road.         
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Figure 6: Aerial photo showing the dwellings adjoining the subject site.

15.3.1 
Performance 

Criteria      
P2 

Conclusion

The proposed external lighting has been assessed as satisfying Performance 
Criteria P2 (a) and (b) and is consistent with the objective. The proposed 
external lighting is demonstrated to meet the requirements of AS/NZS 
4282:2023 and on this basis the external lighting will not cause an 
unreasonable loss of amenity to the residential zone. To ensure that the 
external lighting is as modelled, if approved, a condition is recommended 
to require a certification report in accordance with AS/NZS 4282:2023.  

Recommended Condition: 

a) Prior to commencement of use the following must be submitted to 
the satisfaction of Council’s Town Planner and Environmental Health 
Officer: 
i) A certification report completed by a suitably qualified 

person, to demonstrate that the external lighting is installed 
and operates in accordance with AS/NZS 4282:2023. 
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15.4.2 Setbacks
Objective 
That building setback: 

(a) is compatible with the streetscape; 
(b) does not cause an unreasonable loss of residential amenity to adjoining 

residential zones; and 
(c) minimises opportunities for crime and anti-social behaviour through setback of 

buildings
Performance Criteria P2 
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Buildings must be sited to not cause an unreasonable loss of residential amenity to 
adjoining properties within a General Residential Zone or Inner Residential Zone, having 
regard to: 

(a) overshadowing and reduction in sunlight to habitable rooms and private open 
space of dwellings; 

(b) overlooking and reduction of privacy to the adjoining property; or 
(c) visual impacts caused by the apparent scale, bulk or proportions of the building 

when viewed from the adjoining property

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

15.4.2 
Performance 
Criteria P2

As a result of the submitted amended plans the proposed canopy and 
gantry will be setback will be greater than 5m from the boundary and 
complies with the setback requirement of the Acceptable Solution. However, 
the acoustic screen located toward the south of the site will not achieve the 
5m setback requirement of the Acceptable Solution, being 3.1m from the 
southern boundary at the closest point. Therefore, the application requires 
assessment against the corresponding Performance Criteria (P2) to 
demonstrate compliance with the standard. 

The acoustic screens along this section will have a height of 2.1m and 2.3m.     
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Scheme 
Provision Planner’s Assessment

15.4.2 
Performance 

Criteria 
P2(a)

The height and setback of the acoustic screen will not overshadow or cause 
a reduction in sunlight to habitable rooms and private open space of 
adjoining dwellings because the shadows cast from the screens will be 
captured by the proposed acoustic boundary fence.  

15.4.2 
Performance 

Criteria 
P2(b)

The acoustic screens being 2.1 and 2.3m in height located on the southern 
side of the drive through will provide for privacy and prevent overlooking 
to adjoining properties from vehicles using the drive through.

15.4.2 
Performance 

Criteria 

P2(c)

The proposed fence, located to the southern side of the site and to the side 
of the main building, will have a length of approximately 15m, with a height 
of 2.1m and 2.3m.  The scale and bulk is modest and will be dominated by 
the main restaurant building which has an overall height of 7.2m. 
Considering the proposed 2.1m high acoustic fence along the southern 
boundary, when viewed from the adjoining properties to the south, the 
screen will not be seen. Landscaping is also proposed between the 
boundary fence and the screen.    

The height and length of the screen is not considered to cause any visual 
impacts when viewed from the adjoining properties to the east.     

15.4.2 
Performance 

Criteria      
P2 

Conclusion

The siting of the acoustic screens will not cause an unreasonable loss of 
amenity to adjoining properties. The overshadowing will be contained 
within the property and there will be no reduction of privacy through 
overlooking. The acoustic screens are unlikely to be visible, from the 
adjoining properties to the south due to the proposed 2.1m acoustic 
boundary fence. As such, Performance Criteria 15.4.2 P2 is satisfied.   
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15.0 General Business Zone

15.4.4 Fencing
Objective 
That fencing: 

(a) is compatible with the streetscape; and 
(b) does not cause an unreasonable loss of residential amenity to adjoining 

residential zones.
Performance Criteria P1 
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A fence (including a free-standing wall) within 4.5m of a frontage must contribute 
positively to the streetscape, having regard to: 

(a) its height, design, location and extent; 
(b) its degree of transparency; and 
(c) the proposed materials and construction.

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

15.4.4 
Performance 
Criteria P1

The proposal includes the construction of 1.5m high opaque fence that is 13.5m 
long extending north from the south-western corner of the site. This is located 
within the frontage, being approximately .84m from the front boundary. This 
fence is proposed to prevent light spill from the drive through lanes to 
properties on the western side of Westbury Road. 

Acoustic fencing is also proposed along the common boundaries to the 
northern and southern side. These fences will extend to the front boundary. 
The fences within 4.5m of the front boundary are solid and will exceed 1.2m in 
height and, therefore, will not meet the fencing exemption in the Planning 
Scheme. As the exemption is not met and there is no Acceptable Solution for 
this standard, the corresponding Performance Criteria is relied upon.    

15.4.4 
Performance 

Criteria  
P1(a)

The 1.5m high opaque fence, will be a solid wall located .84m from the front 
boundary. It will extend 13.5m from the south-west corner to the north.
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Scheme 
Provision Planner’s Assessment

 

Figure 7: Diagram of the opaque fence. Source: Application documents.   

The acoustic fences will be a solid fence. The northern acoustic fence will have 
a height of 1.8m on top of a retaining wall having a finished height of 2.205m 
within 4.5m from the frontage.

Figure 8: Excerpt of the northern acoustic fence elevation. Source: Application documents.

The southern acoustic fence will be 1.2m in height for the first 2.5m to maintain 
sight distance for the adjoining properties to the south. From 2.5m east, it will 
increase in height to 1.8m within 4.5m from the frontage.  
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Scheme 
Provision Planner’s Assessment

Figure 9: Excerpt of the southern acoustic fence elevation. Source: Application documents.

15.4.4 
Performance 

Criteria  
P1(b)

Both the opaque fence and acoustic fences will be solid and not have any 
degree of transparency. 

15.4.4 
Performance 

Criteria  
P1(c)

The 1.5m high opaque fence will be a solid structure with a paint finish 
coloured wayward grey.  

Figure 10: Colour schedule for the opaque fence. Source: Application documents.

The details regarding the material and construction for the acoustic fence are 
not stated in the application documentation. However, the acoustic fence must 
have a minimum surface density of 12kg/m2 and be free from holes and gaps 
as per the acoustic assessment prepared by Clarity Acoustics. The applicant 
has verbally confirmed that the fence will be a solid timber structure. 
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Scheme 
Provision Planner’s Assessment

15.4.4 
Performance 

Criteria      
P1 

Conclusion

The proposed fences are considered to contribute positively to the 
streetscape. The streetscape for Westbury Road is not consistent. There are 
varying levels of treatment of the frontages. Some existing businesses do not 
have any treatment to enable vehicles to park to front of buildings (eastern 
side of Westbury Road), whilst other businesses have established levels of 
vegetation across the frontage. The Prospect Vale Marketplace includes an 
established hedged to the front. The frontages of residential single and 
multiple dwellings also vary. Some include low level fences with hedging 
extending above, to solid fences finished in colorbond, brick or timber. Some 
frontage fences include a solid fence and toppers to enable passive 
surveillance whilst others are fully solid. There is also a range of treatments 
where the side boundary fences meet the frontage. Some are tapered, 
reducing in height to the frontage, whilst others maintain a consistent height 
to the frontage. These heights can range between 1.2m to 1.8m. The proposed 
fencing within the frontage is not at odds with the established character. A 
landscape plan also demonstrates low lying landscaping to the front of the 
opaque fence and continues between the fence the vehicle crossover. As such, 
the Performance Criteria is satisfied. 
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15.0 General Business Zone

15.4.4 Fencing
Objective 
That fencing: 

(a) is compatible with the streetscape; and 
(b) does not cause an unreasonable loss of residential amenity to adjoining 

residential zones.
Performance Criteria P2 
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Common boundary fences with a property in a General Residential Zone or Inner 
Residential Zone, if not within 4.5m of a frontage, must not cause an unreasonable loss 
of residential amenity, having regard to: 

(a) their height, design, location and extent; and 
(b) the proposed materials and construction.

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

15.4.4 
Performance 
Criteria P2

An acoustic fence of varying heights is proposed along the common 
boundary to the north, east and south of the site. The heights range from 
1.8m to 2.6m. It is noted that a retaining wall will be required along the 
northern and eastern boundary increasing the height of the acoustic fence in 
some sections. The Acceptable Solution (15.4.4 A2) permits common 
boundary fences with a property in a General Residential Zone, if not within 
4.5m of a frontage, to have a height above existing ground level of not more 
than 2.1m.  

The 1.8m high fence to the south of the site will not require a retaining wall 
and complies with the Acceptable Solution. The amended plans also show a 
2.1m high acoustic boundary fence to the south of the site shared with the 
four units at 349 Westbury Road. The amended plans also show the fence 
shared with 3/10 Chris Street to be 1.8m in height. However, given the existing 
height of the fence is 2.1m and is a new paling fence, the applicant has stated 
that this fence will remain as is but will be treated with acoustic material on 
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Scheme 
Provision Planner’s Assessment

the proposal side.  These amended boundary fences to 349 Westbury Road 
and 3/10 Chris Street also complies with the Acceptable Solution.  

All other fences will exceed 2.1m in height when considering the overall height 
from existing ground level to the highest point, which includes the retaining 
wall. Therefore, the Acceptable Solution is not complied with, and the 
corresponding Performance Criteria is relied on.    

To satisfy Performance Criteria P2 of Clause 15.4.4, common fences with a 
property in a General Residential Zone, if not within 4.5m of a frontage, must 
not cause an unreasonable loss of residential amenity having regard to 
matters listed in subclauses a) and b).

The definition of amenity in the Planning Scheme means, in relation to a 
locality, place or building, any quality, condition or factor that makes or 
contributes to making the locality, place or building harmonious, pleasant or 
enjoyable. Unreasonable is not defined by the Planning Scheme. However, 
“Unreasonable loss of amenity” has previously been considered by the 
Tribunal who held that something is unreasonable if it is ‘immoderate’ or 
‘exorbitant’3. The tribunal has found that the approach to consider a loss of 
amenity, must first consider the overall amenity that exists at the relevant 
adjoining properties, then consider the loss of amenity, if any, caused by the 
proposal and whether that loss is ‘immoderate’ or ‘exorbitant’4.  

The Macquarie Dictionary defines these words as:  

Immoderate: not moderate; exceeding just or reasonable limits; excessive; 
extreme.

Exorbitant: exceeding the bounds of custom, propriety, or reason, especially in 
amount or extent

The following assessment against each subclause is within this context.

15.4.4 
Performance 

Criteria  
P2(a)

An acoustic fence is proposed around the perimeter of the site. This will be 
discussed focusing on each boundary. 

Northern Boundary

3 A & N McCullagh v Glamorgan Spring Bay Council [2019] TASRMPAT 30 at [24]
4 MCB Developments Pty Ltd v Launceston City Council (No2) [2023] TASCAT 234 at [23]
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Scheme 
Provision Planner’s Assessment

The acoustic fence proposed for the northern boundary will include three 
heights. These heights are from west to east: 1.8m; 2.3m and 2m. As the 
existing ground level is required to be built up, a retaining wall is required. 
This will increase the overall height of the fence from existing ground level. 
This is demonstrated in the table below.       

Acoustic Fence Overall height at maximum point with retaining wall 

1.8m 2.205m 

2.3m 3.015m

2.0m 2.48m. 

 
Figure 11: Excerpt of northern acoustic fence elevation. Source: Application documents.

Given this acoustic fence it located to the southern side of the adjoining 
residential properties, it is unlikely to cause an unreasonable loss of amenity 
to the residents to the north. Shadows cast from the proposed fence will fall 
on the subject site and not the properties to the north. Currently, there is a 
small structure along the boundary with unit 1/343 Westbury Road and the 
fence will enhance the privacy of this dwelling and prevent direct overlooking. 
There are also existing structures built to the boundary including a parapet 
wall, one the subject site between unit 2/343 Westbury Road and an 
outbuilding and skillion structure- likely to be an alfresco area that extends to 
unit 3/343 Westbury Road. The proposed acoustic fence along this boundary 
will not significantly change the existing environment and amenity will be 
maintained for these adjoining units.   
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Figure 12: Photo of subject site looking north to unit 1 343 Westbury Road and the existing 
common boundary fence.

Figure 13: Photo looking north-west showing the existing structures along the northern 
boundary.
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Figure 14: Photo looking north from the subject site.

Eastern Boundary

The acoustic fence proposed for the eastern boundary will include three 
heights. These heights are from north to south: 2.0m; 2.2 and 1.8m (as per the 
amended plans). As the existing ground level is required to be built up, a 
retaining wall is required. This will increase the overall height of the fence 
from existing ground level. This is demonstrated in the table below. It is noted 
that through the middle section of the site the fence will be at ground level 
as shown on the elevation plan.  

Acoustic Fence Overall height at maximum point with retaining wall 

2.0m 2.36m 

2.2m 2.665m

1.8m 1.8m (with the drive through setback further as shown 
in the amended plans, a retaining wall is not required). 
This fence complies with the Acceptable Solution. It is 
noted that the existing fence at 3/10 Chris Street which 
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Provision Planner’s Assessment

is 2.1m in height will remain and be treated with 
acoustic material.    

Figure 15: Excerpt of eastern acoustic fence elevation. Source: Application material.

Figure 16: Excerpt of amended acoustic fencing along the eastern elevation. Source: Amended 
Plans

The site shares the eastern common boundary with 4 adjoining properties: 6, 
8, unit 3/10, and 12 Chris Street, Prospect Vale. 6 Chris Street has two 
outbuildings located towards the rear of the property along both the northern 
boundary and southern boundary. The dwelling is located toward the front 
of the property. The private open space area is located between the dwelling 
and outbuildings. Whilst there will be some overshadowing on the adjoining 
property throughout the afternoon, the construction of a 2.0m high acoustic 
fence with a maximum height of 2.36m (including retaining wall) will not 
impact the residential amenity afforded to 6 Chris Street.
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Figure 17: Photo looking north-east from subject site.

8 Chris Street, comprises the dwelling located toward the front of the site and 
outbuildings located along the southern boundary, constructed to the 
common boundary. The height of the exiting boundary fence is 
approximately 1.6m (taken from 8 Chris Street). This property has an 
established vegetable garden and vines towards the rear boundary, and a 
pergola structure. The layout of this property provides approximately 360m2 
of private open space orientated north. 

The proposed acoustic fence along this boundary is 2.2m but with the 
proposed retaining wall the overall height in the north-western corner of 8 
Chris Street will be 2.665m, and reduces in height to 2.2m at the south-
western corner. The proposed acoustic fence will overshadow the property in 
the afternoon and the extent of the overshadowing will be longer than 
currently received. However, compared to a permitted 2.1m high common 
boundary fence allowed by the Planning Scheme, the additional shadow 
length will be marginal. The private open space will receive large amounts of 
direct sunlight and the shadow cast will not overshadow the existing dwelling. 
Whilst the outlook will be different by having a higher boundary fence 
compared to that existing, the resulting height of the fence is not considered 
to cause an unreasonable loss of amenity to the residents of 8 Chris Street. 
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Provision Planner’s Assessment

Figure 18: Looking south-east at boundary fence shared with 8 and 3/10 Chris Street.

Figure 19: Shadow diagram from the proposed acoustic fence for 3pm 21 June. Source: 
Application documents.

15.4.4 
Performance 

A solid acoustic fence is proposed to the north and east of the site. This fence 
is required to have a minimum surface density of 12kg/m2 and be free from 
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Criteria 
P2(b)

holes and gaps as per the acoustic assessment report completed by Clarity 
Acoustics. A low-level retaining wall is required along the northern and 
eastern boundary to create the proposed ground level. The acoustic fence 
will be on top of the proposed ground level. The applicant has verbally 
confirmed that the acoustic fence will be a timber structure and may include 
a painted finish in wayward grey. 

15.4.4 
Performance 

Criteria      
P2 

Conclusion

The proposed common boundary fencing shared with adjoining residential 
properties is of varying heights around the perimeter of the site. The fences 
proposed along the northern and eastern boundaries are considered not to 
cause an unreasonable loss of amenity, to its adjoining residents and is 
considered to satisfy the Performance Criteria. 
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C1.0 Signs Code

C1.6.1 Design and siting of signs
Objective 
That: 

(a) signage is well designed and sited; and 
(b) signs do not contribute to visual clutter or cause an unreasonable loss of visual 

amenity to the surrounding area.
Performance Criteria P1.1 
A sign must: 

(a) be located within an applicable zone for the relevant sign type as set out in Table 
C1.6; and 

(b) be compatible with the streetscape or landscape, having regard to: 
(i) the size and dimensions of the sign; 
(ii) the size and scale of the building upon which the sign is proposed; 
(iii) the amenity of surrounding properties; 
(iv) the repetition of messages or information; 
(v) the number and density of signs on the site and on adjacent properties; 

and 
(vi) the impact on the safe and efficient movement of vehicles and 

pedestrians.
Performance Criteria P1.2
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If a roof sign, sky sign or billboard, the sign must: 
(a) be located within the applicable zone for the relevant sign type set out in Table 

C1.6; 
(b) meet the sign standards for the relevant sign type in Table C1.6; and 
(c) not contribute to visual clutter or cause unreasonable loss of amenity to the 

surrounding area, having regard to: 
(i) the size and dimensions of the sign; 
(ii) the size and scale of the building upon which the sign is proposed; 
(iii) the amenity of surrounding properties; 
(iv) the repetition of messages or information; 
(v) the number and density of signs on the site and on adjacent properties; 

and 
(vi) the impact on the safe and efficient movement of vehicles and 

pedestrians.

Summary of Planner’s Advice

The development is assessed as satisfying Performance Criteria P1.1, and is consistent with the 
objective. 

Details of the planner’s assessment against the provision are set out below.
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C1.6.1 
Performance 
Criteria P1.1

Five of the 40 proposed signs rely upon the Performance Criteria as they 
cannot comply with the requirements set out in Table C1.6 of the applicable 
sign type. These include: 

• 3x Pole signs (Reference No. on proposal plan: P1, P2 and S11H)
• 1x below awning sign (Reference No. on proposal plan: S9B)
• 1x banner sign – horizontal (Reference No. on proposal plan: S12)

C1.6.1 
Performance 

Criteria 
P1.1(a)

All signs are located within the Business Zone, which is an applicable zone 
for the relevant sign types according to Table C1.6.

C1.6.1 
Performance 

Criteria 
P1.1(b)

Sub clauses (i), (ii) and (iii) assess individual signs, while the remaining sub 
clauses assess the overall site. The first three (3) subclauses have been 
addressed per sign, followed by the overall site assessment. 

Pole signs P1/P2

(i) The proposed pole signs are located on the north-western and 
south-western property corners along Westbury Road. The signs 
range from 6.5m to 6.8m in height and will replace existing pole 
signs with similar overall dimensions from the previous business 
occupying the site. The proposed signs have a single sign face of 
6.96m2. The ‘M’ logo is not entirely closed and therefore reduces 
the bulk of the sign. Compared to the existing pole signs, the bulk 
of the proposed sign is slightly reduced. There is a service station 
north-west of the subject site with similar signage. The proposal 
is considered to not significantly alter the existing streetscape. 

(ii) The building on the site has a maximum building height of 7.2m 
and a building gross floor area of 453m2. The proposed pole 
signs are appropriately signed in comparison to the proposed 
building. 

(iii) The subject site is surrounded by residential developments. The 
pole signs are consistent with existing pole signs currently 
constructed on the site. The bulk of the signs are considered to 
be reduced. The proposal is considered to not alter the existing 
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Scheme 
Provision Planner’s Assessment

amenity of surrounding properties. Whilst the pole signs are 
proposed to be illuminated, the northern pole sign that is closest 
to a dwelling is required to be switched off at 10.00pm to comply 
with the Australian Standard. This is considered appropriate to 
maintain the amenity of the dwelling to the north of the site.         

Pole signs S11H

(i) The proposed pole sign is located along the northern building 
wall, facing the building. The sign has a face area of 0.27m2 

(Acceptable solution Table C1.6 is 5m2) and will have a height of 
approx. 2.3m (to be confirmed on site). The proposed sign 
comprises a warning message for pedestrians and looks similar 
to a street sign.

(ii) The building on the site has a max. building height of 7.2m and a 
building gross floor area of 453m2. The proposed pole sign size 
is insignificant compared to the building. 

(iii) The proposed pole sign is located within the site facing the 
building and is, therefore, not prominent from the frontage. The 
sign will not impact on the streetscape or the amenity of 
surrounding properties. 

Below awning sign S9B

(i) The below awning sign is the height clearance sign underneath 
the Drive Thru height clearance gantry structure. It has a face area 
of approx. 2.4m2 and will be located underneath the gantry.  

(ii) The sign is below a 3.5m heigh height clearance gantry. The 
overall scale (gantry + sign) is small in comparison to the building. 

(iii) The proposed gantry is located behind the building, but visible 
from Westbury Road. However, it is not prominent when viewed 
from the road and, therefore, will not impact on the streetscape 
or the amenity of surrounding properties.

Banner sign - horizontal S12
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(i) The banner sign is located between the two flags constructed in 
the frontage and exempt from assessment. The banner sign is 
3.6m x 900mm and is located 1.95m above ground level. It has a 
face area of 3.24m2.

(ii) The sign attached between two (2) flagpoles within the frontage 
of the site facing the road frontage. The sign is located 1.95m 
above ground. The building on the site has a maximum building 
height of 7.2m and a building gross floor area of 453m2. The 
proposed banner sign size is insignificant compared to the 
building. 

(iii) The proposed sign is located along the frontage in front of the 
building. It faces the road and is not illuminated. The location and 
type of sign will not impact on the amenity of adjoining 
properties. 

All signs

(iv) Most proposed signs include the ‘M’ logo in varied sizes; 
however, most signs including the logo also include messages for 
direction, location identification or warning purposes. The ‘M’ 
logo is for business identification purposes and anticipated to be 
repeated on site. All other messages and information placed on 
signs are required for above mentioned purposes and do not 
account for an unreasonable repetition of messages or 
information. The number of signs within the frontage setback is 
limited, with most signs located within the site or attached to the 
building. 

(v) The proposal comprises the construction of 40 signs on site. 10 
signs are either not visible from the road or regulatory signs. 13 
signs are required to provide users of the site directions. 2 signs 
identify as menu boards directed away from public view towards 
the drive through lanes. The signs are not concentrated in one 
location and are provided all over the site and around all four (4) 
building facades. The number and density of the proposed signs 
are similar to the Prospect Vale Marketplace development at 350-
364 Westbury Road. 
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(vi) Some of the proposed signs are required to ensure the safety and 
efficiency of vehicle and pedestrian movement on site. All other 
signs contain limited and easy to understand messages and are 
located within the site boundary. The proposed signs are not 
considered to impact on the safety of vehicles or pedestrians.

C1.6.1 
Performance 

Criteria    
P1.1 

Conclusion

The number and location of the proposed signs are considered appropriate 
to communicate desired and required messages. The proposed signs are 
not concentrated in one location, and they are scattered around the site 
where the information is required. All signs are well designed in line with 
known signs for the business in other location to allow easy identifiability. 
Existing signage in close proximity to the site along Westbury Road are 
compatible with the proposed signs. Signage within the immediate frontage 
of the site is limited and therefore reduces the risk of visual clutter. The 
proposal is compatible with the existing streetscape and will not 
unreasonably impact on surrounding properties.

C1.6.1 
Performance 

Criteria   
P1.2 

This Performance Criteria (P1.2) is not applicable as a roof sign, sky sign or 
billboard is not applied for. 
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C1.0 Signs Code

C1.6.1 Design and siting of signs
Objective 
That: 

(a) signage is well designed and sited; and 
(b) signs do not contribute to visual clutter or cause an unreasonable loss of visual 

amenity to the surrounding area.
Performance Criteria P2
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A sign must not cause an unreasonable loss of amenity to adjoining residential 
properties, having regard to: 

(a) the topography of the site and the surrounding area; 
(b) the relative location of buildings, habitable rooms of dwellings and private open 

space; 
(c) any overshadowing; and 
(d) the nature and type of the sign.

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

C1.6.1 
Performance 
Criteria P2

The proposed pole sign (P1) relies upon the Performance Criteria being  
455mm away from the residential zoned land to the north of the subject 
site.

C1.6.1 
Performance 

Criteria 
P2(a)

The area is slightly sloping towards the north resulting in the subject site 
being slightly above the adjoining residential property. 

C1.6.1 
Performance 

Criteria 
P2(b)

The closest residential dwelling to the proposed pole sign is approx. 13m 
away to the north-east of the sign. The private open space of the adjoining 
residence is located further east.
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Scheme 
Provision Planner’s Assessment

C1.6.1 
Performance 

Criteria  
P2(c)

The residential dwelling is located north of the proposed sign. There are no 
concerns regarding overshadowing.

C1.6.1 
Performance 

Criteria 
P2(d)

The proposed signage is a replacement of an existing signage with similar 
dimensions. The proposed signage will reduce the bulk of the sign. The 
proposed pole sign is internally illuminated; however, this sign will be 
extinguished after 10pm daily (refer to obtrusive light analysis).

C1.6.1 
Performance 

Criteria      
P2 

Conclusion

The proposed pole sign will replace an existing sign with similar dimension. 
It will reduce the bulk of the sign by opening the sign surface with the ‘M’ 
logo. Illumination of this sign will be extinguished after 10pm daily to reduce 
impacts on the amenity of the residential use.
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C1.0 Signs Code

C1.6.1 Design and siting of signs
Objective 
That: 

(a) signage is well designed and sited; and 
(b) signs do not contribute to visual clutter or cause an unreasonable loss of visual 

amenity to the surrounding area.
Performance Criteria P3
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The number of signs for each business or tenancy on a street frontage must: 
(a) not unreasonably increase in the existing level of visual clutter in the streetscape, 

and where possible, reduce any existing visual clutter in the streetscape by 
replacing existing signs with fewer, more effective signs; and 

(b) not involve the repetition of messages or information.

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

C1.6.1 
Performance 
Criteria P3

There are eight signs directly within the road frontage: two pole signs, two 
flags and banner, a blade sign, a regulatory sign as well as a wall sign along 
the frontage fence. Three further signs are attached to the building facing 
the road. The performance criterion is relied upon due to overall the number 
of signs within the frontage as well as the repetition of sign types.

C1.6.1 
Performance 

Criteria 
P3(a)

The pole signs are a replacement of existing signs with similar dimensions. 
The proposed signs will reduce the bulk of these signs by reducing solid 
sign area. The pole signs are located at the south-western and north-
western corner of the site. The wall signs will be placed on different levels 
on the building. While the number of signs will be increased, the location 
and design of these signs are not considered unreasonable.

C1.6.1 
Performance 

Six of the 15 signs considered applicable for the assessment against this 
Performance Criteria include the ‘M’ logo in varied sizes. The ‘M’ logo is for 
business identification purposes and anticipated to be repeated on site. The 
logo itself is not considered to contain a message or specific information. 
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Scheme 
Provision Planner’s Assessment

Criteria 
P3(b)

All identified signs contain different information except for the two pole 
signs, which both state ‘24 hours’. This is a repetition of a message; however, 
their locations at the north-western and south-western corner of the site are 
considered suitable to allow the easy identification of the business as well 
as the trading hours approaching the property from both directions.

C1.6.1 
Performance 

Criteria 
P3 

Conclusion

The proposed signs within the frontage of the site are considered to not 
cause visual clutter based on the locations and design of the signs. 
Furthermore, the repetition of messages is very limited and mostly reduced 
to the business logo for identification purposes. The proposed signage is 
compatible with developments in the vicinity, particularly the Prospect Vale 
Marketplace. The proposal is considered to not cause unreasonable loss of 
amenity to the surrounding areas.
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C1.0 Signs Code

C1.6.2 Illuminated signs
Objective 
That: 

(a) illuminated signs are compatible with the streetscape; 
(b) the cumulative impact of illuminated signs on the character of the area is 

managed, including the need to avoid visual disorder or clutter of signs; and 
(c) any potential negative impacts of illuminated signs on road safety and 

pedestrian movement are minimised.
Performance Criteria P1
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An illuminated sign must not cause an unreasonable loss of amenity to adjacent 
properties or have an unreasonable effect on the safety, appearance or efficiency of a 
road, and must be compatible with the streetscape, having regard to: 

(a) the location of the sign; 
(b) the size of the sign; 
(c) the intensity of the lighting; 
(d) the hours of operation of the sign; 
(e) the purpose of the sign; 
(f) the sensitivity of the area in terms of view corridors, the natural environment 

and adjacent residential amenity; 
(g) the intended purpose of the changing message of the sign; 
(h) the percentage of the sign that is illuminated with changing messages; 
(i) proposed dwell time; and 
(j) whether the sign is visible from the road and if so the proximity to and impact 

on an electronic traffic control device.

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

C1.6.2 
Performance 
Criteria P1

The proposal includes 23 illuminated signs including the pole signs. There 
is no Acceptable Solution for this standard and as such, the corresponding 
Performance Criteria is relied upon.  
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Scheme 
Provision Planner’s Assessment

C1.6.2 
Performance 

Criteria  
P1(a)

A number of proposed illuminated signs are attached to the building for 
business identification purposes (11 signs) or provide directional information 
to lead site users to specific locations (7 signs). Three signs are located within 
the frontage identifying the business by logo or name. Two signs comprise 
the menu boards which faces away from the frontage and is almost behind 
the building. 

C1.6.2 
Performance 

Criteria  
P1(b)

The proposed signs are of varied sizes. All signs are of appropriate size. All 
signs except for the pole signs comply with the applicable size requirements 
set out in Table C1.6. The pole signs exceed the acceptable size; however, 
the area to be illuminated will be reduced compared to the currently existing 
pole signs.

C1.6.2 
Performance 

Criteria  
P1(c)

Intensity of the illumination of the pole signs can be considered dull. They 
are not brightly lit neon yellow; it is more of a glowing pastel yellow colour 
as observed at the South Launceston McDonalds.  The pole signs in terms 
of the intensity of the lighting is not considered to be obtrusive. 

Provided that the pole sign on the north-western corner of the site is turned 
off daily at 10pm, the provided obtrusive lighting report concludes that 
illuminance and intensity calculated at relevant residential boundaries 
comply with the requirements of AZ/NZS4282:2023. No illuminated sign will 
exceed 350cd/m3.

C1.6.2 
Performance 

Criteria  
P1(d)

Except for the north-western pole sign, which will be turned off daily at 
10pm, all other signs will operate between dusk to dawn, as identified in the 
Obtrusive Lighting Assessment. 

C1.6.2 
Performance 

Criteria  
P1(e)

Most signs are required for identification purposes or directions. Some of 
the proposed signs are required for business identification purposes. The 
two pole signs allow the identification from a distance in both directions of 
Westbury Road. All other illuminated signs are located to avoid the 
repetition of the same sign in the same direction (e.g. the ‘M’ logo is placed 
on the top building corner in each direction).
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Scheme 
Provision Planner’s Assessment

C1.6.2 
Performance 

Criteria  
P1(f)

The northern pole sign is within a view corridor of a residential property to 
the north. The adjoining property owner has expressed concerns regarding 
his view onto the proposed pole sign. However, the current view comprises 
a pole sign of similar size with a larger illuminated sign face. It is also noted 
that the proposal includes this sign to be turned off daily at 10pm which is 
considered to minimise impact to adjoining residential properties. 

Westbury Road is characterised by a mix of residential properties with 
established commercial operations (business and industrial) clustered 
throughout. As such, there is a pattern of signage, both illuminated and 
non-illuminated, along Westbury Road adjacent to those business areas. 
Between the Country Club Avenue round-a-bout to the south of the site 
and the Olde Tudor Shopping complex to the north (located in City of 
Launceston municipality) there are distinct clusters of illuminated signage. 
At the Casino Rise round-a-bout there is a large, illuminated roof sign and 
an illuminated pole sign. Further north, the Prospect Vale Marketplace has 
a cluster of illuminated signs, including the illumination of signs located on 
the walls of buildings, and the illumination of the signs located at the 
entrances to the property (including petrol price sign). It is noted that the 
subject site is located within proximity to the Prospect Vale Marketplace 
(approximately 50m measured from the closest points of each site). Further 
north at the Olde Tudor Shopping Complex and associated commercial area 
that extends for approximately 350m along Westbury Road there are a 
series of illuminated signs.       

C1.6.2 
Performance 

Criteria  
P1(g)

No sign with changing messages proposed.

C1.6.2 
Performance 

Criteria  
P1(h)

No sign with changing messages proposed.

C1.6.2 
Performance 

No sign with changing messages proposed.
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Scheme 
Provision Planner’s Assessment

Criteria   
P1(i)

C1.6.2 
Performance 

Criteria   
P1(j)

The pole signs are proposed to be located adjacent to the road for 
maximum viewing opportunity. However, there are no electronic traffic 
control device within proximity to the site.   

C1.6.2 
Performance 

Criteria      
P1 

Conclusion

The proposed illuminated signs are considered compatible with the 
streetscape considering the mixed-use character of the area and the 
presents of illuminated signs in the vicinity of the subject site. An obtrusive 
light report was provided and concludes that the cumulative effect of the 
proposal complies with the applicable Australian Standards provided the 
northern pole sign is turned off after 10pm daily. An assessment of several 
viewpoints at night demonstrated that there are already existing light 
sources in the area (Prospect Vale Marketplace, streetlights amongst others) 
and that the proposal is considered not to negatively impact on the 
character of the area.
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C2.0 Parking and Sustainable Transport Code

C2.5.3 Motorcycle parking numbers
Objective 
That the appropriate level of motorcycle parking is provided to meet the needs of the 
use.
Performance Criteria P1
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Motorcycle parking spaces for all uses must be provided to meet the reasonable needs 
of the use, having regard to: 

(a) the nature of the proposed use and development; 
(b) the topography of the site; 
(c) the location of existing buildings on the site; 
(d) any constraints imposed by existing development; and 
(e) the availability and accessibility of motorcycle parking spaces on the street or 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.

Scheme 
Provision Planner’s Assessment

C2.5.3 
Performance 
Criteria P1

The development has not included a dedicated motorcycle parking space 
as required by the Acceptable Solution. Therefore, the corresponding 
Performance Criteria is relied upon. 

C2.5.3 
Performance 

Criteria  
P1(a)

The proposal is for a Food Services business that will provide a car park 
providing 38 car parking spaces. The Planning Scheme requires thirty-one 
car parking spaces to be provided. As such, it is considered reasonable that 
the motorcycle car parking can use the additional car parking spaces 
provided, rather than providing a dedicated space. It is noted that a 
dedicated motorcycle car parking space could be provided between the 
loading bay and the drive through.
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Scheme 
Provision Planner’s Assessment

C2.5.3 
Performance 

Criteria  
P1(b)

Whilst the topography of the site is gently sloping from the south, south-
west corner to the north north-west corner, having a fall of approximately 
2.5m, the finished ground level will be generally flat.  

C2.5.3 
Performance 

Criteria  
P1(c)

All buildings on the site are proposed to be demolished. The proposed car 
park will be located to the northern portion of the site whilst the main 
restaurant building will be located toward the southwest.  

C2.5.3 
Performance 

Criteria  
P1(d)

There are no constraints from existing buildings on the site or adjoining 
sites.  

C2.5.3 
Performance 

Criteria  
P1(e)

Parking is proposed to occur on the site and the number of car parking 
spaces provided onsite exceed the number of spaces prescribed by the 
Planning Scheme. It is considered appropriate to allow the additional spaces 
on the site to be used for motorcycle parking. However, it is noted that a 
dedicated motorcycling parking space could be provided in the space 
between the loading bay and drive through.  

Parking on Westbury Road is limited, however, Vale Street, Chris Street and 
Burrows Street, are located within walking distance from the site and could 
be used for motorcycle parking if required.  

C2.5.3 
Performance 

Criteria      
P1 

Conclusion

It is demonstrated that there are more than the required car parking spaces 
proposed in the development and whilst a motorcycle parking space has 
not been dedicated, there is adequate space for motorcycle parking within 
the proposed car park. As such, the application satisfies the Performance 
Criteria C2.5.3. 
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C2.0 Parking and Sustainable Transport Code

C2.6.5 Pedestrian access
Objective 
That pedestrian access within parking areas is provided in a safe and convenient 
manner.
Performance Criteria P1
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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) any protective devices proposed for pedestrian safety. 

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

C2.6.5 
Performance 
Criteria P1

Two pedestrian footpaths are proposed to gain entry to the site from 
Westbury Road. One of these paths will also be used by people parking in 
the car park. Another pedestrian path has been provided in the design to 
capture people parking towards the eastern side of the car park. Whilst the 
pedestrian paths have been provided they are not demonstrated to provide 
protective devices between the footpath and the access way or parking aisle 
as required by the Acceptable Solution. Therefore, the corresponding 
Performance Criteria is relied upon.    

C2.6.5 
Performance 

The characteristics of the site will not prevent safe and convenient 
pedestrian access. A circular driveway is proposed between the northern 
boundary and the restaurant building. This will incorporate the main 
parking area located in the middle. There will be parking provided directly 
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Scheme 
Provision Planner’s Assessment

Criteria  
P1(a)

to the north of the proposed restaurant and towards the east. The 
circulation space and aisle widths comply with the requirement of the 
Planning Scheme. The car parking area will have a slight fall for stormwater 
drainage, but will generally be level.     

C2.6.5 
Performance 

Criteria  
P1(b)

The proposed use of the development is for Food Services (McDonalds 
convenience restaurant) to operate 24 hours 7 days a week. Patrons will be 
able to either park their vehicle and order/eat in or can alternatively use the 
drive through. 

C2.6.5 
Performance 

Criteria  
P1(c)

The development proposes 38 parking spaces to be provided. One of which 
will be for accessible parking. 

C2.6.5 
Performance 

Criteria  
P1(d)

The TIA expects the proposed use will generate up to 170 vehicle 
movements per hour during peak periods. This equates to 85 vehicles 
entering the property and 85 vehicles exiting the property during the hour. 
The TIA indicates that the drive through will generate the highest peak 
generation.  

C2.6.5 
Performance 

Criteria     
P1(e)

A dedicated accessible parking space has been provided near the main 
entrance to the proposed restaurant. 

C2.6.5 
Performance 

Criteria   
P1(f)

Two formalised footpath crossings are provided from the car park to the 
main entrance. A third footpath crossing is also provided to the western 
side of the building from Westbury Road. The two footpath crossings within 
the car parking area will provide crossing points to the north of the 
restaurant. These crossings will capture pedestrians that are parking in the 
northern car park. The car park is expected to be a low-speed traffic 
environment, providing an appropriate space for pedestrians to cross safely.   

C2.6.5 
Performance 

The traffic speed environment will be low-speed. Speed humps are 
proposed within the circulation area of the car park to encourage low 
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Scheme 
Provision Planner’s Assessment

Criteria  
P1(g)

vehicle speeds. Signed and line marked pedestrian crossings have been 
provided to facilitate the safe pedestrian movements. The TIA has stated 
that ‘the general awareness of this activity makes the pedestrian environment 
safe and acceptable’.  

C2.6.5 
Performance 

Criteria  
P1(h)

The access way is located along the northern boundary, whilst the parking 
aisles is to the south of the main car parking area. The width of the access 
way and parking aisle is in accordance with the Planning Scheme. 

C2.6.5 
Performance 

Criteria   
P1(i)

Speed humps have been provided in the access way and parking aisle to 
maintain a low vehicle speed environment. Wheel stops are also proposed 
at the end of each car parking space to prevent vehicles encroaching the 
footpath. The footpath to the north will also be separated by the kerb.    

C2.6.5 
Performance 

Criteria      
P1 

Conclusion

The proposed arrangement for pedestrian access within the parking area is 
considered to be provided in a safe and convenient manner. The application 
satisfies Performance Criteria C2.6.5 P1. 
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C2.0 Parking and Sustainable Transport Code

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.
Performance Criteria P2
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Access for commercial vehicles 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 the surrounding road network; and 
(g) site constraints such as existing buildings, slope, drainage, vegetation, parking 

and landscaping.

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

C2.6.6 
Performance 
Criteria P2

The proposed access to the loading bay for commercial vehicles, specifically 
a 14-pallet McDonalds rigid vehicle that is 11.5m long, requires the two 
parking spaces dedicated as ‘staff parking’ to be vacated during the time of 
deliveries. As such, this is not considered to satisfy the Acceptable Solution 
and requires assessment against the corresponding Performance Criteria. It 
is noted that the amended plans submitted have removed the parking 
spaces to the east of the buildings. As such, no car parking spaces are 
required to be vacated to enable the manoeuvring of the 14 pallet 
McDonalds rigid vehicle. The rigid vehicle will require the full width of the 
access way/ circulation area along the eastern side of the car park to 
manoeuvre, which will require on-site management when deliveries area 
due to arrive. As such the Performance Criteria is relied upon.     

It is noted that the full width of the vehicle crossing, is required to be used 
by the 14-pallet McDonalds rigid vehicle to enter and exit the site and 
manoeuvre around the eastern end of the main car parking area to enter 
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Scheme 
Provision Planner’s Assessment

the loading bay. The TIA has stated that ‘based on the Australian Standard 
(AS2890.2-2002), use of the full width of the crossover is allowable, noting 
that services is likely to be “occasional” based on the definitions with the 
standard (i.e. less than one delivery per day). It is understood that the site will 
have two to three deliveries per week, on average’ (Ratio 2024:29 – Version 
F 06).  

C2.6.6 
Performance 

Criteria  
P2(a)

Deliveries for McDonalds are received by a 14-pallet McDonalds rigid 
vehicle which is 11.5m in long. This is the largest delivery vehicle to the site 
and the loading bay has been designed for this size vehicle. This vehicle will 
require full use of the width of the vehicle access to enter and exit the site 
as well as occupying the two-way circulation area towards the east of the 
site to ingress and egress the loading bay. 

Waste collection will be by a private waste collection contractor. Waste 
collection trucks are typically smaller than the 14-pallet rigid vehicles and 
therefore, can adequately access the area for waste collection.   

Given the need to use the full width of the access during deliver times if 
approved, a car parking management plan for deliveries (including waste) 
generally in accordance with the endorsed Traffic Impact Assessment is to 
be submitted to the satisfaction of Council’s Director Infrastructure Services 
and Town Planner. 

C2.6.6 
Performance 

Criteria  
P2(b)

The proposal is to operate a Food Service Restaurant (McDonalds) 24 hours 
a day 7 days a week. 

C2.6.6 
Performance 

Criteria  
P2(c)

The TIA has indicated that the deliveries will be received 2 to 3 days a week. 
Deliveries are likely to occur on Monday and Thursdays or Tuesday and 
Fridays. Deliveries typically take 60 to 90 minutes.  

Deliveries are stated in the TIA to be: 

Deliveries by Medium Rigid Vehicles, Light Rigid Vehicles and vans:

• Between 7:00am - 9:00pm Monday to Saturday; and
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Scheme 
Provision Planner’s Assessment

• Between 8:00am – 9:00pm Sunday. 

Deliveries by Heavy Rigid Vehicles: 

• Between 7:00am - 6:00pm Monday to Saturday; and
• Between 8:00am – 6:00pm Sunday. 

Waste Collection:

• Between 7:00am - 6:00pm Monday to Friday; and
• Between 8:00an – 6:00pm Sunday. 

The planning assessment completed by Ratio states that no deliveries or 
waste collection will occur on public holidays.    

C2.6.6 
Performance 

Criteria  
P2(d)

The site is rectangular in shape being approximately 61m wide by 66m deep. 
The car parking area, including accessway, parking aisle and loading bay is 
approximately 1700m2 in area. The loading bay will have a length of 18.9m 
and width of 4.55m adjacent to the main restaurant building.  

C2.6.6 
Performance 

Criteria  
P2(e)

The site is located at 345-347 Westbury Road, Prospect Vale. Westbury 
Road is a arterial road meaning a variety of vehicle types use the road 
including large heavy vehicles, passenger vehicles and school buses. 
Westbury Road is an approved B double route. Westbury Road is one of the 
main roads that provides connection to Launceston, aside from the Bass 
Highway. 

Other than residential uses, there are many different businesses and uses 
established that require the use of Westbury Road including sporting 
facilities (Prospect Vale Park, Silverdome), shopping complexes (Prospect 
Vale Marketplace, Olde Tudor), Country Club Tasmania, Food Service 
businesses and light industrial and commercial activities as well as schools 
(high school and primary school). These uses, therefore, require a range of 
vehicle types to service their use.          

C2.6.6 
Performance 

Criteria  
P2(f)

Westbury Road as a collector road is considered to be generally an effective 
and efficient road that contributes to the road network.  Westbury Road, at 
the current volume of traffic is considered suitable to absorb the additional 
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Scheme 
Provision Planner’s Assessment

vehicle movements on to Westbury Road that may be directly associated 
with this development.  

The TIA has indicated that deliveries should occur outside of peak times to 
maintain the efficiency of the road network. Peak times have been identified 
in the TIA and Council’s Road Authority has further determined that there 
is a double PM peak within the range of 3pm to 6pm. Peak times have been 
identified as 7.30am to 9am and 3pm to 6pm weekdays and 10am to 1pm 
on weekends.   

Westbury Road is expected to experience a peak traffic volume of just under 
1300 vehicle movements per hour during the weekday PM peak.  

If approved, it is recommended that loading from vehicles that require the 
use of the full width of the vehicle access and internal accessway must not 
occur between 7.30am and 9.00am and 3.00pm and 6.00pm weekdays and 
10.00am and 1pm on weekends to maintain the efficiency of the road 
network.    

C2.6.6 
Performance 

Criteria  
P2(g)

There are no known existing site constraints. The development will require 
the demolition and clearance of the site prior to construction. 

A development constraint is the requirement to use the full width of the 
vehicle crossover for delivery vehicles to enter and exit the site. The TIA has 
stated that the requirement for this manoeuvre is consistent with the 
Australian Standard and that by designing for this to occur will a provide 
pedestrian crossing that is not unnecessarily long. This is considered to 
enhance the safety of pedestrians.  

C2.6.6 
Performance 

Criteria      
P2 

Conclusion

The proposed access for commercial vehicles to and from the site is 
demonstrated to be safe in consideration of the recommended condition 
below and with the proposed condition, will satisfy Performance Criteria 
C2.6.6 P2.  

Recommended Condition:

1. Prior to the commencement of use, an Operational Management 
Plan that includes requirements for deliveries (including waste 
collection) generally in accordance with the endorsed Traffic Impact 
Assessment and endorsed Acoustic Assessment Report, must be 
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Scheme 
Provision Planner’s Assessment

submitted to the satisfaction of Council’s Director Infrastructure 
Services and Town Planner. This plan must include: 
a) Information regarding the management of pedestrians and 

traffic when deliveries are to occur, including management of 
vehicle ingress and egress from Westbury Road, and internally 
within the property, especially to the east of the car park at the 
access to the drive through; 

b) Hours of delivery (in accordance with condition)
c) Recommendations of the endorsed Traffic Impact Assessment 

Report;
d) Recommendations of the endorsed Acoustic Assessment Report
e) Notification process for the announcement of deliveries to 

enable areas to be prepared. 
2. Delivery vehicles (including waste collection vehicles) that require the 

delivery vehicles to use the full width of the vehicle access and 
internal access way, must
a) not occur between:

• 7.30am to 9.00am Monday to Friday; and
• 3.00pm and 6.00pm Monday to Friday; and
• 10.00am and 1.00pm Saturday and Sunday; and

b) Other than a) above be within the following hours:  
• 7.00am to 9.00pm Monday to Saturday; and
• 8.00am to 9.00pm Sunday and public holidays.  
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C2.0 Parking and Sustainable Transport Code

C2.6.8 Siting of parking and turning areas
Objective 
That the siting of vehicle parking and access facilities in an Inner Residential Zone, 
Village Zone, Urban Mixed Use Zone, Local Business Zone, General Business Zone or 
Central Business Zone does not cause an unreasonable visual impact on streetscape 
character or loss of amenity to adjoining properties.
Performance Criteria P1
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Within an Inner Residential Zone, Village Zone, Urban Mixed Use Zone, Local Business 
Zone or General Business Zone, parking spaces and vehicle turning areas, including 
garages or covered parking areas, may be located in front of the building line where 
this is the only practical solution and does not cause an unreasonable loss of amenity 
to adjoining properties, having regard to: 

(a) topographical or other site constraints; 
(b) availability of space behind the building line; 
(c) availability of space for vehicle access to the side or rear of the property; 
(d) the gradient between the front and the rear of existing or proposed buildings;
(e) the length of access or shared access required to service the car parking; 
(f) the location of the access driveway at least 2.5m from a window of a habitable 

room of a dwelling; 
(g) the visual impact of the vehicle parking and access on the site; 
(h) the streetscape character and amenity; 
(i) the nature of the zone in which the site is located and its preferred uses; and 
(j) opportunities for passive surveillance of the 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

C2.6.8 
Performance 
Criteria P1

Two car parking spaces located within the main car parking area will be 
located marginally in front of the building line of the restaurant. Two waiting 
bays as part of the drive through will be provided in front of the restaurant.  
As the parking spaces will be located in front of the building line of the 
restaurant, the Acceptable Solution is not complied with and assessment 
against the corresponding Performance Criteria is required.
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Scheme 
Provision Planner’s Assessment

The location of the proposed parking spaces is considered to be the only 
practical solution and will not cause an unreasonable loss of amenity to 
adjoining properties having regard to the following.

C2.6.8 
Performance 

Criteria  
P1(a)

The site has a fall from the south south-western corner to the north north-
eastern corner of approximately 2.5m. The site will be cleared of all buildings 
and structures. The car parking area will be shaped to be gently sloping down 
in elevation from the south to the north of the site. The gradient of the slope 
will be 1:33 for the parking spaces directly to the north of the restaurant, with 
the parking aisle having a gradient of 1:17 and the main parking area having 
a gradient of 1:20. The accessway will generally be flat.  

C2.6.8 
Performance 

Criteria  
P1(b)

The two waiting bays are located to the west of the main building between 
Westbury Road and the restaurant. Two car parking spaces in the main car 
park marginally extend in front of the building line. 

The waiting bays are located to the front of the building to provide for 
efficiency of the drive through and having a collection point that connected 
to serving area of the restaurant. 

The two car parking spaces in the main parking area are marginally in front 
of the building line of the restaurant. For these parking spaces to be provided 
behind the building line, they would need to be removed as the rest of the 
space is practically used for the access way, parking aisle, car parking, drive 
through and loading bay.  
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Scheme 
Provision Planner’s Assessment

Figure 20: Location of car parking spaces in front of the building line shown in yellow. Source 
Application documents.

C2.6.8 
Performance 

Criteria  
P1(c)

As the drive through circulates around the perimeter of the property, there 
is space for vehicles to access the side and rear of the property.  

C2.6.8 
Performance 

Criteria  
P1(d)

There is no observable gradient between the front and rear of the proposed 
building that will prevent or impede the provision of vehicle parking.

C2.6.8 
Performance 

Criteria  
P1(e)

The proposed car park is to the north of the building and is directly accessible 
from the access way. 
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Scheme 
Provision Planner’s Assessment

C2.6.8 
Performance 

Criteria   
P1(f)

The accessway that provides connection to the car parking spaces that are 
forward of the building line, is greater than 2.5m from a window of a 
habitable room of a dwelling. 

C2.6.8 
Performance 

Criteria  
P1(g)

The visual impact of the vehicle parking and access on the site will be 
minimal. Businesses that operate in the vicinity of the site provide parking 
within the frontage and the proposal is consistent with this character. The 
previous use of the site was a service station and roadhouse which also 
provided parking to the front of the building line. There is also a fence 
proposed along the portion of the frontage and landscaping which will 
soften the appearance of the parking. 

C2.6.8 
Performance 

Criteria  
P1(h)

Refer to (g) above. 

C2.6.8 
Performance 

Criteria   
P1(i)

The site is located in the General Business Zone. Food Services is listed as a 
Permitted Use Class in this zone.  

C2.6.8 
Performance 

Criteria   
P1(j)

The location of the vehicle parking spaces in front of the building line will 
allow opportunities for mutual passive surveillance between the road and the 
parking spaces and restaurant.

C2.6.8 
Performance 

Criteria      
P1 

Conclusion

The vehicle parking and turning areas located in front of the building line are 
sited in a practical location and will not cause an unreasonable loss amenity 
to adjoining properties or visual impact on streetscape character. Therefore, 
the application satisfies the Performance Criteria.  
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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.
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

C3.5.1 
Performance 
Criteria P1

The proposed development requires the construction of a vehicle crossing 
to the site. Council’s Road Authority did not provide written consent for the 
new vehicle crossing. The application, therefore, relies upon the 
corresponding Performance Criteria to demonstrate compliance with the 
Standard. 

The development will result in the formation of kerb and channelling and a 
footpath to the frontage and the formalisation of a dedicated vehicle 
crossing to the site. Currently the frontage to the property is trafficable 
given the historic nature of the site from being a service station and 
roadhouse. 
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Scheme 
Provision Planner’s Assessment

A Traffic Impact Assessment Report (TIA) was submitted with the application 
completed by Ratio Consultants Pty Ltd, version F06. 

C3.5.1 
Performance 

Criteria  
P1(a)

The TIA indicates the development is expected to generate up to 170 peak 
vehicle movements per hour, equating for 85 vehicles entering the property 
and 85 vehicles exiting the property. It is estimated that 35% of the vehicles 
are already using Westbury Road resulting in an actual additional 110 vehicle 
movements along Westbury Road, or just over 8.5% increase on the existing 
traffic volumes per hour. The actual percentage increase would be less 
because the figures do not consider movements that would have been 
associated with the now closed service station and roadhouse. 

The TIA has determined that the existing road network has the capacity to 
accommodate the additional traffic with no adverse impacts to traffic safety 
or efficiency of the network. The review undertaken by TCS on behalf of 
council reached the same conclusion provided the recommended 
conditions are adhered to.

C3.5.1 
Performance 

Criteria  
P1(b)

The nature of the traffic generated by the proposed use will be 
predominately passenger type vehicles (less than 5.2m long) associated 
with urban use and development which will be compatible with the 
surrounding land use and current mixture of vehicles using Westbury Road. 
Some medium rigid vehicles will access the site on a regular basis for 
deliveries and waste management purposes. Allowance for delivery vehicles 
has been made in the design plans. 

It is reasonable to expect an increase in pedestrian traffic as a result of the 
development, this has been catered for with the condition to include 
installation of a footpath and associated access ramps along the frontage 
of the site.

C3.5.1 
Performance 

Criteria  
P1(c)

Westbury Road is an arterial road that caters for many vehicle types 
including semi-trailers and B Double trucks. Current traffic volumes are in 
the vicinity of 13,000 vehicles per day.  Studies indicate that Westbury Road’s 
capacity is in the realm of 20,000 vehicles per day, therefore it is operating 
within its current limitations and will continue to do so into the future. There 
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Scheme 
Provision Planner’s Assessment

are however several other proposed residential developments that (if 
constructed) will impact volumes on the road. Meander Valley Council (as 
the road authority) will need to remain committed to undertaking the 
necessary studies and works on its road network to ensure appropriate 
levels of safety and efficiency are maintained. This will include consideration 
of the strategic intersections being signalised, alternative or duplicated 
routes and speed limit reductions.

Additional vehicle movements generated by the proposed development are 
expected to be within the capacity of the road without adversely impacting 
current users. Modifications to Westbury Road will be a requirement of the 
Planning Permit, if approved, and are necessary to ensure safety and 
efficiency of the road.  All works within the road reserve will need to be to 
the satisfaction of Councils Director Infrastructure. 

C3.5.1 
Performance 

Criteria  
P1(d)

The speed limit on Westbury Road in the vicinity of the development site is 
60km/hr. Analysis of the proposed site access suggests that sight distance 
for drivers will meet or exceed the requirements of AS2890.1 Off Street car 
parking, provided some restrictions to parking are implemented on 
Westbury Road.

C3.5.1 
Performance 

Criteria  
P1(e)

There are no alternatives to the proposed Westbury Road access on the 
basis that all other lot boundaries adjoin developed lots and the site does 
not have another frontage.

C3.5.1 
Performance 

Criteria   
P1(f)

Food Services is a Permitted Use in the General Business Zone in the 
Planning Scheme. The proposed use would provide an alternative option to 
those food service businesses currently operating within the area.      

C3.5.1 
Performance 

Criteria  
P1(g)

The TIA did not determine any reason as to why the proposed use and 
development should not proceed on traffic related grounds. The review 
undertaken by TCS on behalf of council reached the same conclusion 
provided the recommended conditions are adhered to.
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Scheme 
Provision Planner’s Assessment

C3.5.1 
Performance 

Criteria  
P1(h)

Council’s Infrastructure Department has been involved throughout the 
development application process and has used TCS, an independent traffic 
consultant, to review all the supporting information, drawings and 
modelling received. A number of iterations of documents have been 
worked through during the application process. 

The Ratio Traffic Impact Assessment (TIA) concluded that the road network 
is sufficient to accommodate the increase in traffic generated by the 
proposed development without impeding safety or efficiency of the road 
network. Council’s consultant, TCS, generally agrees with the contents of the 
TIA and conclusions reached and has indicated that the development should 
not be refused on traffic grounds. 

The Road Authority (Council) is satisfied that the proposal is not anticipated 
to significantly impact the operation of the road network and understands 
that other works as outlined in section C3.5.1 (c) may be necessary depending 
on future population growth. 

C3.5.1 
Performance 

Criteria      
P1 

Conclusion

The application satisfies Performance Criteria C3.5.1 P1 on the basis that 
Westbury Road and the broader road network has capacity to absorb the 
additional vehicle movements without causing adverse traffic safety or 
efficiency  impacts, with the current level of traffic service to be maintained 
subject to implementation of the recommended conditions
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C14.0 Potentially Contaminated Land Code

C14.6.1 Excavation works, excluding land subject to the Macquarie Point 
Development Corporation Act 2012 

Objective 
That works involving excavation of potentially contaminated land, excluding on land 
subject to the Macquarie Point Development Corporation Act 2012, do not adversely 
impact on human health or the environment.
Performance Criteria P1
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Act 2012, must not have an adverse impact on human health or the environment, 
having regard to: 

(a) an environmental site assessment that demonstrates there is no evidence the 
land is contaminated; 

(b) an environmental site assessment that demonstrates that the level of 
contamination does not present a risk to human health or the environment; or

(c) an environmental site assessment, including a plan to manage contamination 
and associated risk to human health and the environment, that includes: 
(i) any specific remediation and protection measures required to be 

implemented before excavation commences; and 
(ii) a statement that the excavation does not adversely impact on human health 

or the environment.

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

C14.6.1 
Performance 
Criteria P1

The former use of the site was a service station and motor repairs. This is 
considered a potentially contaminating activity falling into three of the 
activities listed in Table C14.2:

• Commercial engine and machinery repairs;
• Petroleum product or oil storage;
• Sites of incidents involving release of hazardous materials. 
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Scheme 
Provision Planner’s Assessment

Although not a sensitive use, the proposal will include development and the 
code is considered applicable. The development will require excavation and 
will involve 250m3 of site disturbance. The application, therefore, relies upon 
the corresponding Performance Criteria to demonstrate compliance with 
the Standard. 

Two Environmental Site Assessments (ESA) were submitted with the 
application:

• Phase 2 Environmental Site Assessment – Final v3; and
• Phase 2 Environmental Site Assessment – Final v4. 

These reports were completed by ESD Consulting, authored by Royce 
Aldred & Rod Cooper. Rod Cooper was certified under a Contaminated 
Land Practitioners Scheme that was endorsed by the Director, however, 
when version 4 was completed the certification had expired.  As such, the 
above Environmental Site Assessments were reviewed and endorsed by 
Richard Evans from Abacus Environmental who is a Certified Environmental 
Practitioner Site Contamination Specialist with the Certified Environmental 
Practitioner Scheme.

The subsurface contamination remaining at the site is below the depth of 
excavation. The applicant’s Civil Engineer provided information regarding 
the depth of excavation across the site will be no more than 1.5m below 
ground level for all works except the building foundations that will be 
approximately 3m below ground level (BGL). The acoustic fence will require 
excavation no deeper than 2m. The ESA states that “excavation to these 
depths are low risk as the groundwater plume and associated residual soil 
contamination is below 2m BGL. The proposed building location, with 
excavation to a depth of 3m BGL, is well away from and up gradient from 
the groundwater plume, so excavation in that location is low risk.” It is 
concluded that “under P1 of C14.6.1 of the Potentially Contaminated Land 
Code, that the level of contamination does not pose risk to human health 
or the environment” (ESD Consulting 2024:5 Version 4). 

C14.6.1 
Performance 

Criteria  
P1(a)

Not Applicable.
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Scheme 
Provision Planner’s Assessment

C14.6.1 
Performance 

Criteria  
P1(b)

The Environmental Site Assessment completed by ESD Consulting and 
reviewed by Richard Evans CEnvP (Site Contamination) of Abacus 
Environmental has determined that the level of contamination does not 
present a risk to human health or the environment. 

“No specific remediation and protection measures are required to be 
implemented before excavation commences; … excavation does not 
adversely impact on human health or the environment…This ESA reveals 
that soil in the development area is not likely to be contaminated and 
therefore the site is suitable for development and future land use. No 
management measures are proposed… Thus this ESA suffices as part of (b) 
of C14.6.1(P1) of the code. That the level of contamination does not pose 
risk to human health or the environment” (ESD Consulting 2024:47-48 
Version 4). 

The engineer Jack Porter, Director Parkhill Freeman has stated that 
excavation required for the:

• acoustic fences will not exceed 2 metres;
• building footings would not require excavation below 3 metres; and
• drainage system would not require excavation below 1.5 metres. 

This does not include consideration of the footings required for the 
proposed pylon signs. This depth will need to be confirmed and signed off 
by a certified site contamination practitioner to ensure that C14.6.1 P1(b) 
remains satisfied.  

Recommended Condition: 

Prior to commencement of works the following must be submitted to the 
satisfaction of Council’s Town Planner:

a) the depth of the footing for the pylon signs must be confirmed and 
signed off by a certified site contamination practitioner to ensure 
that the depth of the footing is suitable for the potentially 
contaminated soil and does not present a risk to human health or 
the environment which would alter the findings of the endorsed 
Environmental Site Assessment. Refer to Note x.

Note:     
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Scheme 
Provision Planner’s Assessment

a) The Environmental Site Assessment concluded that the proposed 
excavation satisfied P1 (b) of clause C14.6.1 of the Tasmanian 
Planning Scheme – Meander Valley which states:  
“Excavation … must not have an adverse impact on human health or 
the environment, having regard to: … (b) an environmental site 
assessment that demonstrates that the level of contamination does 
not present a risk to human health or the environment; or …”

C14.6.1 
Performance 

Criteria  
P1(c)

Not Applicable.

C14.6.1 
Performance 

Criteria      
P1 

Conclusion

In consideration of the conclusions of the Environmental Site Assessment, 
and the recommended condition, the proposed excavation will not have an 
adverse impact on human health or the environment, satisfying the 
Performance Criteria. 
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Amended Submission to Planning Authority Notice 

Council Planning 

Permit No. 
PA\23\0217 Council notice date 24/04/2023 

TasWater details 

TasWater 

Reference No. 
TWDA 2023/00517-MVC 

Date of response 

Date of amended 

Date of amended 

22/11/2023 

16/05/2024 

5/06/2024 

TasWater 

Contact 

Shaun Verdouw 

Karen Triffett 

Huong Pham 

Phone No. 

0467 901 425 

0439492314 (Trade Waste) 

0427 471 748 

Response issued to 

Council name MEANDER VALLEY COUNCIL 

Contact details planning@mvc.tas.gov.au 

Development details 

Address 345-347 WESTBURY ROAD, PROSPECT VALE Property ID (PID) 7023141 

Description of 

development 

Demolition of existing buildings & Construction of Convenience Restaurant & 

associated buildings  

Schedule of drawings/documents 

Prepared by Drawing/document No. Revision No. Date of Issue 

JMG 230392BS H01, H02 BA3 24/05/2024 

Albus & Co 
Site Signage Plan A801 C 04/2024 

Site Signage Plan P001 C 04/2024 

Ratio  Planning report - 29/05/2024 

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 

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 use of the development, any water connection utilised for the development 

must have a backflow prevention device and water meter installed, to the satisfaction of TasWater. 

4. 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.  

5. Ground levels over the TasWater assets and/or easements must not be altered without the written 

approval of TasWater. 

FINAL PLANS, EASEMENTS & ENDORSEMENTS 

6. 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 
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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. 

7. 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.   

a. Trees with a canopy diameter of 2m or greater located over or within 2m of existing or 

proposed TasWater sewerage infrastructure must have the root system contained within a 

tub, raised garden bed or other suitable root barrier system designed to mitigate the 

potential for the tree roots to infiltrate the pipe trench and/or the pipe. 

Advice: Section 56X(1) of the Water and Sewerage Industry Act 2008 (No. 13 of 2008) 

states that a regulated entity (TasWater) may, by notice in writing, require the owner of 

any land to remove any tree on that land if the regulated entity reasonably decides that 

the tree is obstructing or damaging the regulated entity’s works or that it is likely to 

obstruct or damage them. The developer should carefully consider the type of trees planted 

within the proximity of TasWater infrastructure to avoid the possibility of removal by 

TasWater at the owners cost at some time in the future. 

8. Prior to the issue of a TasWater Consent to Register a Legal Document, the applicant must submit a 

.dwg file, prepared by a suitably qualified person to TasWater's satisfaction, showing:  

a. the exact location of the existing water/sewerage infrastructure, 

b. the easement protecting that infrastructure. 

The developer must locate the existing TasWater infrastructure and clearly show it on the .dwg file.  

Existing TasWater infrastructure may be located by a surveyor and/or a private contractor engaged 

at the developers cost. 

TRADE WASTE 

9. Prior to the commencement of operation the developer/property owner must obtain Consent to 

discharge Trade Waste from TasWater. 

10. The developer must install appropriately sized and suitable pre-treatment devices prior to gaining 

Consent to discharge.  

11. The Developer/property owner must comply with all TasWater conditions prescribed in the Trade 

Waste Consent. 

56W CONSENT 

12. Prior to the issue of the Certificate for Certifiable Work (Building) and/or (Plumbing) by TasWater 

the applicant or landowner as the case may be must make application to TasWater pursuant to 

section 56W of the Water and Sewerage Industry Act 2008 for its consent in respect of that part of 

the development which is built within a TasWater easement or over or within two metres of 

TasWater infrastructure.    

DEVELOPMENT ASSESSMENT FEES 

13. The applicant or landowner as the case may be, must pay a development assessment fee of $389.86, 

Consent to Register a Legal Document fee of $248.30 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.  
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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  

Service Locations 

Please note that the developer is responsible for arranging to locate the existing TasWater infrastructure 

and clearly showing it on the drawings.  Existing TasWater infrastructure may be located by a surveyor 

and/or a private contractor engaged at the developers cost to locate the infrastructure.   

(a) A permit is required to work within TasWater’s easements or in the vicinity of its infrastructure. 

Further information can be obtained from TasWater. 

(b) TasWater has listed a number of service providers who can provide asset detection and location 

services should you require it. Visit https://www.taswater.com.au/building-and-development/service-

locations for a list of companies. 

(c) Sewer drainage plans or Inspection Openings (IO) for residential properties are available from your 

local council. 

Trade Waste 

Prior to any Building and/or Plumbing work being undertaken, the applicant will need apply to TasWater 

for a Certificate for Certifiable Work (Building and/or Plumbing).  The Certificate for Certifiable Work 

(Building and/or Plumbing) must accompany all documentation submitted to Council.  Documentation 

must include a floor and site plan with: 

Location of all pre-treatment devices i.e. grease arrestor; 

Schematic drawings and specification (including the size and type) of any proposed pre-treatment device 

and drainage design; and 

Location of an accessible sampling point in accordance with the TasWater Trade Waste Flow Meter and 

Sampling Specifications for sampling discharge. 

At the time of submitting the Certificate for Certifiable Work (Building and/or Plumbing) a Trade Waste 

Application form is also required.  

If the nature of the business changes or the business is sold, TasWater is required to be informed in order 

to review the pre-treatment assessment.  

The application forms are available at http://www.taswater.com.au/Customers/Liquid-Trade-

waste/Commercialormation 

56W Consent 

The plans submitted with the application for the Certificate for Certifiable Work (Building) and/or 

(Plumbing) will need to show footings of proposed buildings located over or within 2.0m from TasWater 

pipes and will need to be designed by a suitably qualified person to adequately protect the integrity of 

TasWater’s infrastructure, and to TasWater’s satisfaction, be in accordance with AS3500 Part 2.2 Section 

3.8 to ensure that no loads are transferred to TasWater’s pipes.  These plans will need to also include a 

cross sectional view through the footings which clearly shows; 

(a) Existing pipe depth and proposed finished surface levels over the pipe; 

(b) The line of influence from the base of the footing must pass below the invert of the pipe and be clear 

of the pipe trench and; 

(c) A note on the plan indicating how the pipe location and depth were ascertained. 

(d) The location of the property service connection and sewer inspection opening (IO). 

11.1.17 Agency Consultation - Taswater

Meander Valley Council - Ordinary Meeting Agenda: 10 September 2024 Page 260



 

 

 

  Page 4 of 4 

   Uncontrolled when printed  Version No: 0.2  

  

 

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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1

Natasha Whiteley

From: Council Referrals <Council.Referrals@tasnetworks.com.au>

Sent: Thursday, 27 April 2023 10:45 AM

To: Abbie Massey

Cc: mail@ratio.com.au

Subject: RE: PA\23\0217 - Full Application -345-347 Westbury Rd Prospect Vale CT's2173589 

& 2176818- Demolition of existing buildings & Construction of Convenience 

Restaurant Food Servi.pdf

Caution: This email came from outside of MVC - only open links and attachments you’re expecting. 

Hi Abbie, 

 

RE: McDonalds Prospect Vale Tasmania - PA\23\0217 - Full Application -345-347 Westbury Rd Prospect Vale 

CT's2173589 & 2176818 

 

Thank you for your email on 24/04/2023 referring the abovementioned development. 

 

Based on the information provided, the development is not likely to adversely affect TasNetworks’ operations. 

 

It is recommended that the customer (or their consultant) submit an application via our website portal at their 

earliest convenience to upgrade the electricity supply connection to support this development.  

 

The application portal can be found here Connections Hub - TasNetworks  

 

An early engagement meeting is recommended to discuss requirements,  costings and timing which can be 

requested via email early.engagement@tasnetworks.com.au 

 

CC: to Ratio Consultants 

 

Kind Regards, 

 

Belinda Lehner 

Customer Relationship Specialist 

PH: 03 6324 7645 

Email: belinda.lehner@tasnetworks.com.au 

Work Hours: Mon/Tue/Thu 9am-5pm, Wed/Fri 9am-3pm 

 
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. 
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From: Abbie Massey <Abbie.Massey@mvc.tas.gov.au>  

Sent: Monday, 24 April 2023 11:35 AM 

To: Council Referrals <Council.Referrals@tasnetworks.com.au>; Natasha Whiteley 

<natasha.whiteley@mvc.tas.gov.au> 

Subject: PA\23\0217 - Full Application -345-347 Westbury Rd Prospect Vale CT's2173589 & 2176818- Demolition of 

existing buildings & Construction of Convenience Restaurant Food Servi.pdf 

 
Hi We have receive d a planni ng appli cation for 345 -347 Westbury Roa d, Prospect Vale in the G eneral Busine ss Zone Hence the application is referre d to TasNetw orks under section 44 L of the ESI Act 1995 . This per mit appli cation ha s bee n made under  

 

Hi 

We have received a planning application for 345-347 Westbury Road, Prospect Vale in the General 

Business Zone 

Hence the application is referred to TasNetworks under section 44L of the ESI Act 1995. 

This permit application has been made under S.57 of the Land Use Planning and Approvals Act 

1993 and Council has the discretion to grant a permit either unconditionally or subject to 

conditions or refuse the application. 

The Application is available through the attached dropbox link due to its size. If you have any 

issues accessing the documents, please let me know 

https://www.dropbox.com/sh/zdx1mcofw7czysk/AABClHZ0MKbks4ZHRPR9nJZba?dl=0 

[dropbox.com] 

Could you please provide any comments and/or conditions you may have regarding the above 

application within 10 business days from the date of this letter. 

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\0217 

Kind Regards 

Abbie 

 

  

 

 Abbie Massey, Development Administration Officer 

 P: 03 6393 5323  E: Abbie.Massey@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] 

Notice of confidential information 

This e-mail is intended only for the use of the addressee. If you are not the addressee, you are requested not to distribute or photocopy this message. If you 

have received this message in error, please immediately notify the sender and destroy the original message. Views and opinions expressed in this 

transmission are solely those of the author and do not necessarily represent those of Meander Valley Council.  
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Natasha Whiteley

From: Litzen Jacob <litzen.jacob@tasgas.com.au>
Sent: Tuesday, 2 July 2024 4:34 PM
To: Natasha Whiteley
Cc: Asset Engineers
Subject: RE: PA\23\0217 - Referral to Tas Gas Networks - 345-347 Westbury Road, Prospect 

Vale - Food Services

Hi Natasha, 
 
Tas Gas Networks (TGN) hold no objection to the proposed development on 345-347 Westbury Road, Prospect 
Vale, PA\23\0217. 
Tas Gas Networks (TGN) hold the following conditions to the proposed development on 345-347 Westbury 
Road, Prospect Vale. 

 TGN owns and operate gas pipelines in the road reserve of Westbury Road, any works near to these 
pipelines shall comply with TGN policies and procedures and must have a Before You Dig enquiry with 
reasonable notice.  

 TGN has an existing gas service connection to the property, 347 Westbury Road, Prospect Vale. Tas 
Gas Networks shall be contacted to arrange the isolation, removal and or safe method of work(s) near 
this asset before any works are performed on or adjacent to this service as part of this development.  

 
Regards 
 
 
 
Litzen Jacob 
Graduate Engineer 
Tas Gas Networks  

0439 092 445 
03 6336 9308  

5 Kiln Court, St Leonards, 7250  tasgasnetworks.com.au 

 
This email and any attachments are for the intended recipients only. They may contain information which is personal, privileged, confidential and/or 
subject to copyright. If you have received this email by mistake, please delete it and let us know. Any confidentiality or privilege is not lost or waived 
because this email was sent to you by mistake. We use virus checking software but can’t guarantee that this email or any attachment is error or 
virus free. Please use your own security software as we do not accept any liability for any damage caused by this email or any attachment 
containing a virus. Please think before you print.  
From: Natasha Whiteley <natasha.whiteley@mvc.tas.gov.au>  
Sent: Friday, June 28, 2024 12:21 PM 
To: Gary Learthart <gary.learthart@tasgas.com.au>; Asset Engineers <asset.engineers@tasgas.com.au> 
Subject: PA\23\0217 - Referral to Tas Gas Networks - 345-347 Westbury Road, Prospect Vale - Food Services 
 

 You don't often get email from litzen.jacob@tasgas.com.au. Learn why this is important  
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PA\23\0217

28 June 
2024                                                                                                                                                      
                                                                                                                                                              
                                                                                                                                                              
                                                                                                                                                              
                                                                                                                                                              
                                                                                                                                                              
                                                                                                                                                              
                                                       11805 
 
 

Tas Gas Networks  
5 Kiln Court 
ST LEONARDS   TAS   7250    

 
Email: gary.learthart@tasgas.com.au; asset.engineers@tasgas.com.au 
 
 
Dear Gary 
 
Application for Planning Permit – McDonald’s Australia Limited C/O Ratio Consultants – 345-347 
Westbury Road, Prospect Vale – Food Services (convenience restaurant), consolidation of titles, 
demolition of buildings – CT’s: 217358/9 & 217681/8 
 
Council is processing an application for planning approval for use and development at the above 
address. The property is zoned General Business under the Tasmanian Planning Scheme – Meander 
Valley and the property has frontage onto Westbury Road.  
 
The property is located within the Tas Gas Declared Pipeline Planning Corridor.   
 
This application has been made under s.57 of the Land Use Planning and Approvals Act 1993 and was 
notified on Saturday, 15 June 2024. The application comes off advertising on Monday, 1 July 2024. 
Please note that in accordance with s.57 of the Land Use Planning and Approvals Act 1993 Council can 
either approve the application with or without conditions or refuse the application.   
 
Council is referring the application in accordance with Section 70D of the Gas Pipelines Act 2000. A 
copy of the application and supporting information is attached.   
 
If you have any queries regarding this application please contact Council’s Planning Department on 
6393 5320 quoting reference number PA\23\0217. 
 
Yours sincerely 
 

 Caution: This is an external email and may be malicious. Please take care when clicking links or 
opening attachments.  
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Natasha Whiteley 
TEAM LEADER TOWN PLANNING 
 
Attached – A copy of the application and plans can be found here (available until 1 July 2024): PA.23.0217-Reduced-Size.pdf 
(meander.tas.gov.au)  
 
Or Here: 
https://www.dropbox.com/scl/fo/oeqn7cwype8hg8sa4mtz0/AL0oI8l4iCz3mPuKiCL8_l8?rlkey=u5119g4ha6z3hy3pcummgz
4u9&dl=0   
 
 
  

  

 Natasha Whiteley, Team Leader Town Planning 
 P: 03 6393 5344 | E: natasha.whiteley@mvc.tas.gov.au 
 26 Lyall Street Westbury, TAS 7303 | PO Box 102, Westbury Tasmania 7303 
 www.meander.tas.gov.au 

Notice of confidential information 
This e-mail is intended only for the use of the addressee. If you are not the addressee, you are requested not to distribute or photocopy this message. If you 
have received this message in error, please immediately notify the sender and destroy the original message. Views and opinions expressed in this 
transmission are solely those of the author and do not necessarily represent those of Meander Valley Council.  
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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:  
 

 

 

 

 

 

 

 

345-347 Westbury Road 217358/9 & 217681/8

Prospect Vale TAS 8 & 9 

4,046 m2

Service station/Food Services                                             

4,500,000           

Demolition and construction of a convenience restaurant (Food Services) with associated buildings, drive-through, car parking and signage.

Convenience restaurant (Food Services)

Refer to planning report

Refer to planning report

Pre-application meeting with 
Natasha Whiteley

453 7.2

Demolition and construction of a convenience restaurant (Food Services) with associated buildings, drive-through, car parking and signage and
consolidation of lots.
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SEARCH DATE : 13-Jun-2024
SEARCH TIME : 09.55 AM
 
 

DESCRIPTION OF LAND
 
  City of LAUNCESTON
  Lot 8 on Plan 217681
  Derivation : part of 321A-3R-25Ps. Gtd. to H. Burrows.
  Prior CT 2655/37
 
 

SCHEDULE 1
 
  M851898  JAMES MAJOR LOWISH   Registered 02-Nov-2020 at noon
 
 

SCHEDULE 2
 
  Reservations and conditions in the Crown Grant if any
  122794   FENCING CONDITION in Transfer
  N181820  CAVEAT by Steven James Dickson  Registered 
           06-Feb-2024 at noon
 
 

UNREGISTERED DEALINGS AND NOTATIONS 
 
  No unregistered dealings or other notations

SEARCH OF TORRENS TITLE

VOLUME

217681
FOLIO

8

EDITION

4
DATE OF ISSUE

02-Nov-2020

RESULT OF SEARCH
RECORDER OF TITLES

Issued Pursuant to the Land Titles Act 1980

Department of Natural Resources and Environment Tasmania www.thelist.tas.gov.au
Page 1 of 1
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FOLIO PLAN
RECORDER OF TITLES

Issued Pursuant to the Land Titles Act 1980

Search Date: 13 Jun 2024 Search Time: 09:55 AM Volume Number: 217681 Revision Number: 01

Department of Natural Resources and Environment Tasmania www.thelist.tas.gov.au
Page 1 of 1
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SEARCH DATE : 13-Jun-2024
SEARCH TIME : 09.55 AM
 
 

DESCRIPTION OF LAND
 
  Town of PROSPECT VALE
  Lot 9 on Plan 217358
  Derivation : Part of 321A-3R-25Ps. - Gtd. to H. Burrows.
  Prior CT 2642/96
 
 

SCHEDULE 1
 
  M851898  JAMES MAJOR LOWISH   Registered 02-Nov-2020 at noon
 
 

SCHEDULE 2
 
  Reservations and conditions in the Crown Grant if any
  121629   FENCING CONDITION in Transfer
  N181820  CAVEAT by Steven James Dickson  Registered 
           06-Feb-2024 at noon
 
 

UNREGISTERED DEALINGS AND NOTATIONS 
 
  No unregistered dealings or other notations

SEARCH OF TORRENS TITLE

VOLUME

217358
FOLIO

9

EDITION

4
DATE OF ISSUE

02-Nov-2020

RESULT OF SEARCH
RECORDER OF TITLES

Issued Pursuant to the Land Titles Act 1980

Department of Natural Resources and Environment Tasmania www.thelist.tas.gov.au
Page 1 of 1

11.1.20 Application Documents

Meander Valley Council - Ordinary Meeting Agenda: 10 September 2024 Page 270



FOLIO PLAN
RECORDER OF TITLES

Issued Pursuant to the Land Titles Act 1980

Search Date: 13 Jun 2024 Search Time: 09:55 AM Volume Number: 217358 Revision Number: 01

Department of Natural Resources and Environment Tasmania www.thelist.tas.gov.au
Page 1 of 1
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 RFI Response Letter - P1 
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29 May 2023 

Natasha Whiteley - Team Leader, Town Planning 

Meander Valley Council  

26 Lyall Street  

Westbury TAS 7303 

Sent via email: planning@mvc.tas.gov.au  

 

RFI Response  

345-347 Westbury Road, Prospect Vale - Application Reference PA/23/0217 

Dear Natasha 

 

We continue to act on behalf of McDonald’s Australia Limited, the permit applicant in the 
matter above. We make reference to Council’s latest correspondence dated 22 May 
2024 requesting further information. In response to this request, we have enclosed the 
following documents: 

Ref.  Title Prepared by Date  

1 Application Form  Ratio Consultants 2/11/23   

2  Planning Report Ratio Consultants  29 May 2024 

3 Architectural Drawings Albus & Co 23 May 2024 

4  Landscape Plan Taylors 27 May 2024  

5 Transport Impact Assessment Ratio Consultants 24 May 2024 

6  Lighting Assessment  Rb Lighting 28 May 2024  

7  Acoustic Impact Assessment Clarity Acoustics 24 May 2024 

8  Odour Risk Assessment  ES&D 24 May 2024 

9 Site Services Plan JMG  24 May 2024 

10 McDonald’s Australia Fact Sheet  McDonald’s 12/2022 

11 Review and Advice Letter and 
Environmental Site Assessment 

ES&D & Abacus 
Environmental 

29 May 2024 

12 Civil Engineering Documents  Parkhill Freeman 29 May 2024  

 

Melbourne Office 

8 Gwynne St 

Cremorne VIC 3121 

Geelong Office 

Suite 2, 12-14 Union St 

Geelong VIC  3220 

Sydney Office 

Level 11/10 Carrington St 

Sydney  NSW 2000 

Brisbane Office 

Level 6/200 Adelaide St 

Brisbane QLD 4000 

T +61 3 9429 3111 

E mail@ratio.com.au 

ABN 93 983 380 225 
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 RFI Response Letter - P2 

 

 

 

 

 

ra
tio

.c
o

m
.a

u
 

A detailed response to Council’s Request for Further Information dated 22 May 2024 is 
provided in Appendix A.  

We trust this response satisfies your requirements and we request that the application is 
placed on advertising as soon as practicable.  

 

Yours sincerely,  

 

Ratio Consultants  
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 RFI Response Letter - P3 
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Appendix A – Detailed 
Response to RFI No. 4 

 

1.  TasWater 

RFI 
An Amended Submission to Planning Authority has been issued by 
TasWater dated 16 May 2024. I have attached this for your reference. No 
further action is required. 

Response Noted.  

2.  Clause 15.3.1 All Uses 

RFI 

a) The requested odour report has been submitted. It is noted that this 
report references the previous car parking layout. As the car parking 
design has been amended please either:  
i) Amend the odour report to include and consider the amended car 

parking layout (preferred option); or 
ii) Provide a statement from the report author commenting on the 

amended car parking configuration and if this change requires any 
additional considerations that are not provided for in the report. 

Response 

The Odour Risk Assessment includes a statement confirming that the 
updated site plan does not change their recommendations as the odour 
sources and receptors remain unchanged. A copy of the updated site plan 
is also enclosed in Appendix 1 of this report.  

 

 

 

 

 

 

 

 

 

 

11.1.20 Application Documents

Meander Valley Council - Ordinary Meeting Agenda: 10 September 2024 Page 274



 RFI Response Letter - P4 
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3.  C14.0 Potentially Contaminated Land Code  

Comment 

i) Please amend the report to provide further clarification and respond 
directly to either C14.6.1 P1 (b) or (c). The recommendation implies that (c) 
may be relied on to satisfy the performance criteria, however, a plan to 
manage contamination and associated risk to human health and the 
environment that includes any specific remediation and protection 
measures required to be implemented before excavation commences has 
not been provided (Clause C14.6.1 P1 (c)(i)). 

(…) 

The second management measure pertaining to the continued monitoring 
of onsite bores may or may not be related to the proposed excavation for 
the development, and perhaps does not have any relevance to the 
excavation proposed by this development and relevance to the 
Performance Criteria. However, this is not clear in the conclusion and 
recommendation.  

The conclusions and recommendations of the ESA should specify which is 
directly related to this application (ie concerned with excavation), and 
what is on-going and associated with the management of the site.     

Response 

The ESA suffices as part (b) of C14.6.1 (P1) of the Potentially 
Contaminated Land Code as it demonstrates that the level of 
contamination does not present a risk to human health or the 
environment.   

The ESA clearly states that excavation on the site can proceed with 
standard OH&S procedures in place.  

Comment 

ii) It is also noted that Certified Environmental Practitioner Scheme has 
advised the Rod Cooper’s certification as a SC specialist expired on 19 
May 2024. The Tasmanian Planning Scheme requires a site 
contamination practitioner to be certified under a contaminated land 
practitioners schemes that is endorsed by the Director. Refer to C14.3 – 
Definition of Terms.   

Response 
Please refer to the review and advice provided by Richard H Evans 
(CEnvP -Site Contamination) from Abacus Environmental accompanying 
the ESA.  

Comment 
iii) Please also include the amended car parking and access configuration 
in this report. 

 

Response 

 

 

 

 

The updated ESA reflects the updated car parking and access 
configuration and states that these changes are immaterial to 
environmental risk.  
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 RFI Response Letter - P5 
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4.  Noise Assessment 

Comment 
a) Please include statement to clarify whether the dB penalties were 
applied in the modelling outlined in the original report, or alternatively, 
from which report version they were included. 

Response 
Please refer to Section 6.3 of the updated acoustic report. This section 
clarifies that the corrections have always been applied to the noise 
modelling including in the original version of the acoustic report. 

Comment 

It is acknowledged that additional information has been provided 
regarding the methodology for calculating tonality and impulsivity, and 
an example for each provided.  It is unclear when the +2dB penalty has 
been applied for each and at which receivers across the three 
measurement periods.  Please provide explanation or indication via use 
of annotation in the relevant tables. 

Response 

Please refer to Section 6.3 of the updated acoustic report which provides 
further explanation on when the corrections have been applied, at which 
receiver and at what measurement period. Sections 6.4.1, 6.4.2, 6.4.3 
have also been updated accordingly. 

Comment 

i) Table 12 in section 6.4.5 refers to Compliance with 65 dB LAmax for 
predicted maximum noise levels from late night activity, however section 
3.2 refers to a sleep disturbance criterion of 60 dB LAmax.  Please review 
and amend table accordingly. 

Response The above typo has been corrected on Page 21.  

Note 
Please note that the acoustic assessment has been updated to reflect the 
parking layout and minor fence height change. The findings and 
recommendations of the acoustic report remain the same.    

5.    Light Spill Assessment  

Comment 

i) Inconsistencies remain the Electrical Services Lighting Sheet – Sign 
Luminance Calculations (Drawing No: MCD01155-E01-4) dated 7/03/24. 
When referencing sections of AS/NZS 4282:2019, Table 3.3 is referred 
to instead of Table 3.5.  It is noted that Table 3.4 has now been included 
from AS/NZS 4282:2023 on this Sheet, and also in relation to the 
elevations provided for adjoining properties (pages 27-29).  For 
consistency in the document, it is recommended that one version of the 
AS/NZS4282 be referred to. Refer to comment below regarding 
Australian Standards. 

Response 

The lighting report has been updated to correct typos to ensure the 
report consistently refers to AS/NZS 4282:2023.   

We note AS/NZS 4282 (Control of the obtrusive effects of outdoor 
lighting) are not referenced in the Planning Scheme.  
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 RFI Response Letter - P6 
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Comment 

It is noted that information regarding two Upward Waste Light Ratios 
(UWLR) has been included on Electrical Services Lighting – Obtrusive 
Light Analysis (Drawing No: MCD01155-E01-3) dated 07/03/24.  Please 
clarify why this information has been included, and which Performance 
Criteria is it in relation to.  Further, please explain why the percentage 
ratios for each value has been designated a ‘pass’ when both exceed 
3.0% (10.1% and 9.8% respectively). 

Response 

Upward Waste Light Ratio is part of the AS/NZS 4282:2023 light 
technical parameters. It needs to be below 3% in this case for the area 
lighting, and below 50% for internally-illuminated signs.  

The calculations are shown separately in the updated report – signs on 
Page 12, and area lighting on Page 26.  

This is an extract of the relevant section of the standards for Council’s 
benefit.  

 

 

 

Comment 

Please amend the report to respond to the Australian Standards 
referenced in the Planning Scheme. I note that in some instances, more 
current versions, that supersedes the version listed in the Planning 
Scheme has been referred to (e.g., AS/NZS 1158.3.1). It is also noted that 
some Australian/New Zealand  
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 RFI Response Letter - P7 
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Standards referred to are not referred in the Planning Scheme, and 
therefore this does not apply (other than using the same version of the 
standard throughout the report). 

Response 

Please refer to Page 5 of the Lighting Assessment confirming that the 
proposal has been designed to meet both the previous and current 
versions (2005 and 2020) of AS/NZS 1158.3.1:2020 – Lighting for roads 
and public spaces.  

If Council has any concerns with compliance with the standards 
referenced in the Scheme (2005) we request a condition be included in 
the permit.  

Note 
Please note that the cd values in the updated report have changed 
because the layout of area lights within the site has changed slightly to 
suit the revised plans.  

6.  Traffic Impact Assessment 

RFI 

 

a) Intersection Analysis -The intersection analysis undertaken for the 
proposed access is not based upon the recent traffic data for 2024 and is 
based on older lower estimates of traffic activity. I.e. the volumes used for 
analysis are lower than they should be in all cases. Accordingly, the 
analysis for the following scenarios is affected: 

• 2024 (Appendix E of the TIA) 

• 2034 assuming 1% compound annual growth (Appendix F of the TIA) 

• 2034 assuming 1.9% compound growth (Appendix G of the TIA) 

Please amended to reflect the recent traffic data. 

Response 
Please refer to the Cover Letter accompanying the Transport Impact 
Assessment.  

RFI 

b) Section 5.3 The compliant sight distance for the restaurant requires 
vehicles not parking outside 343 (full frontage) and 341 (approx. ½ the 
frontage). There are currently no restrictions to parking at these locations. 
Please amend the plans to show the parking restrictions. It is suggested 
to show the extent of the required Yellow “No Standing” line required to 
the front of these properties. 

Response 
Please refer to the Cover Letter accompanying the Transport Impact 
Assessment. 

RFI 

c) The Response to Council Request for Further Information dated 10 May 
2024 on Page 4 recommends the southern boundary fence ‘abutting 349 
Westbury Road is constructed with a height generally consistent with 
existing conditions (1.2 metres high) for a distance of 2.5m from the 
property boundary. This will be sufficient to provide safe sight distance to 
pedestrians using the new footpath. From 2.5 metres the fence will taper 
to the proposed height of 1.8 metres.’   
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 RFI Response Letter - P8 
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• Please provide comments, from suitably qualified persons, 
regarding how this recommendation will impact the light spill, 
noise and odour assessments.   

• Please provide a diagram to demonstrate sight distance from the 
driveway at 349 Westbury Road, in consideration of: 

i) The 1.8m high fence; and 

ii) The reduction of the fence to 1.2m, noting the 1.5m high opaque 
fence proposed to be located in front of the drive-thru. 

Response 

Please refer to the Cover Letter accompanying the Transport Impact 
Assessment. 

The acoustic, odour and lighting assessments have been updated to 
reflect both the new parking layout and the minor change to the southern 
fencing height. All findings and recommendations within these reports 
remain unchanged.  

RFI 

d) Please explain why semi-trailer movements for the exit are shown. The 
proposal only suggests rigid vehicles to be used for deliveries so why 
show semi-trailer movements?  Having semi-trailer movements has the 
effect of widening the entrance and therefore increasing the distance that 
pedestrians need to cross at the driveway and may result in multiple 
vehicles using (or attempting to use) the access which would be 
undesirable from a safety perspective. 

If semi-trailer movements are not required to be shown, please amend 
plans to reflect the swept paths for the vehicles associated with the 
development, i.e.  rigid vehicles. A 14m semi-trailer is shown in Appendix 
H of the TIA. 

Response 
Please refer to the Cover Letter accompanying the Transport Impact 
Assessment. 
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7.  Stormwater  

RFI 

 

The Environmental Site Assessment (ESA) considers various depths of 
excavation required for the building foundations (no deeper than 3m 
below surface level), acoustic fence (no deeper than 2m below surface 
level), and drainage system (no deeper than 1.5m below surface level). The 
ESA states that ‘excavation to these depths are low risk…  

Excavation on the site can progress with the management measure 
specified below…’ (Pages 44 & 45 of Environmental Site Assessment 
Final V3). It is generally accepted that on the basis of a revised ESA as 
required above, if the consideration of excavation depths required above 
and the conclusion remains the same, no further information is required 
and Points a) - c) are not required.   

Response Noted.    

 Other matters  

Note  
Please update all associated reports and plans to reflect the new car 
parking and access configuration. The reports should have consideration 
to the proposed amended design. 

Response 
All associated documents have been updated to reflect the new parking 
layout and access configuration.  

Note  
Please confirm the hours of operation. It is noted the development will 
operate 24 hours a day 7 days a week. However, please confirm if this is 
for both the restaurant and drive-thru or just the drive-thru. 

Response 
Both the restaurant and the drive-thru are proposed to operate 24 hours a 
day 7 days a week.  

Note 

Please review the submission documentation. For example, the Planning 
Report refers to Appendix A however, this is not attached to the report. It 
is recommended that the application material is resubmitted, as this will 
assist with the preparation of documentation for advertising to ensure we 
have all the appropriate material (including attachments to reports etc). 
This should include all the documentation that was previously submitted 
but has not required further amendments and therefore, has not been 
submitted with each response for additional information.   

Response 

• The planning submission has been updated to remove references 
to Appendix A.  

• All relevant documents and plans have been re-submitted for 
completeness, including civil engineering drawings and 
stormwater management plan.  

• In the attempt to avoid the need for amendments to the planning 
permit or the need for a new planning application, we request 
Council that the civil engineering drawings and stormwater 
reports are not endorsed as these documents are subject to 
change as part of the subsequent approvals processes.    
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Project 
345-347 Westbury Road, Prospect Vale  

Prepared for 
McDonald’s Australia Limited 

Our reference 
19464P 

Directory path  X:\19001-19500\19464P - 345-347 Westbury Road, Prospect Vale\5. Planning permit lodgement 

Ratio Consultants Pty Ltd 

This work is copyright. Apart from any use as permitted under Copyright Act 1968, no part may be reproduced without written permission 
of Ratio Consultants Pty Ltd. 

Disclaimer: neither Ratio Consultants Pty Ltd nor any member or employee of Ratio Consultants Pty Ltd takes responsibility in anyway 
whatsoever to any person or organisation (other than that for which this report is being prepared) in respect of the information set out in 
this report, including any errors or omissions therein. Ratio Consultants Pty Ltd is not liable for errors in plans, specifications, 
documentation or other advice not prepared or designed by Ratio Consultants Pty Ltd. 
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1. Introduction 

1.1. Instruction 

Ratio Consultants has been engaged by McDonald’s Australia Limited, the permit applicant, to 
prepare a planning report with respect to an application for a change of use to Food Services 
and associated buildings and works including signage at 345-347 Westbury Road, Prospect 
Vale.  

1.2. Investigations and research 

In the course of this report, we have: 

— Assessed the proposal against the relevant planning controls and policies contained within 
the Tasmanian Planning Provisions and the Meander Valley Local Provisions Schedule (“the 
Scheme”);  

— Inspected the site and surrounds in August 2022;  

— Reviewed the application plans prepared by Timmins & Whyte Architecture & Design; 

— Reviewed the Landscape Plan prepared by Taylors; 

— Reviewed the Transport Impact Assessment prepared by Ratio Consultants; 

— Reviewed the Lighting Plan and modelling prepared by Rb Lighting; 

— Reviewed the Acoustic Report prepared by Clarity Acoustics; 

— Reviewed the Odour Risk Assessment prepared by ES&D;  

— Reviewed the Environmental Site Assessment prepared by ES&D; and 

— Reviewed the Site Services Plan prepared by JMG. 

1.3. Summary  

In summary, it is submitted within this report that the proposal should be supported because: 

— The convenience restaurant use is ‘as of right’ and is appropriate having regard to the site’s 
location in a General Business Zone and within an establish commercial precinct and an 
urban growth corridor.   

— The proposed buildings and works and signs represent an appropriate outcome for the site 
having regard to the zoning and physical context. 

— The proposed layout and mitigation measures ensure the proposal will not have 
unreasonable amenity impacts on surrounding properties; and 

— Traffic, car parking and access for service/delivery vehicles is well considered and designed 
to minimise disruption to the local road network. 
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2. Site Analysis 

2.1. Subject site 

The subject site, 345-347 Westbury Road, Prospect Vale, is comprised of two lots, formally 
known as Lot 8 on Plan 217681 and Lot 9 on Plan 217358.  

The subject site is located on the eastern side of Westbury Road, between its intersection 
with Vale Street and Burrows Street, approximately 40 metres from Prospect Vale Market 
Place, 300 metres from an industrial precinct to the south and 5 kilometers from Launceston’s 
CBD (as the crow flies).  

Figure 1. Location Plan 

 

Source: Nearmaps (2022)  

Prospect Vale 
Market Place 

Caltex  

Industrial 
precinct 
(300m) 

Restaurant 
& Butchery  
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The features of the site are summarised as follows: 

— The subject site has an approximate site area of 4,046 square metres, a frontage width to 
Westbury Road of 60.96 metres and a depth of approximately 66.39 metres.  

— The land has a gentle slope, falling by approximately 1 metre from the southwestern to the 
northeastern corner of the site.  

— The subject site was recently used for vehicle fuel sales and service and food services 
operating as ‘Jim’s Roadhouse’.  

— It is developed with two main single-storey buildings setback at least 9 metres from the 
street, associated outbuildings scattered across the site (some built to the southern 
boundary of the site), the service station canopy and concrete areas within the front setback. 
The remainder of the site is a mix of gravel and grassed areas.  

— Two pylon signs to a height of 6.5 and 6.8 metres are found on the site, one on the 
northwest corner of the site and the second in the southwest corner both targeting vehicle 
traffic travelling on both sides of Westbury Road.   

— Additional signage is found on the site in the form of wall and window signs associated with 
ancillary businesses trading as ‘AutoTech west’ and ‘Roadster Roadhouse’.  

— No fencing is provided along the front boundary of the site and various fence types and 
highs are found along side and rear boundaries including low brick, paling and colourbond 
fences.  

— Vehicle access is provided via Westbury Road.  

— There are no easements, covenants or restrictions registered on either title.   

Figure 2. Subject site – Service station   

 

Source: Google Maps (2017)  
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Figure 3. Subject site – Food Services  

 

Source: Google Maps (2017)  

2.2. Character of the area 

The broader area  

The subject site is located in the main commercial section of Westbury Road within close 
proximity to other commercial properties, more notably, Prospect Vale Market Place 
accommodating Woolworths, Caltex and several other food services and retail premises.  

Directly adjoining the site to the south is a restaurant and a butchery. Further south, within 
approximately 300 metres is an industrial complex accommodating both light industrial and 
commercial uses including a kitchen supply store, vehicle repairs and a construction outlet.  

The signage associated with the commercial uses in the area, including the subject site, are 
large and target vehicle traffic.  

Immediate surroundings  

The subject site and the adjoining property to the south, No. 349 Westbury Road (CT 
23538/1), are located within the General Business Zone. Surrounding land uses are generally 
residential, developed with single and multiple dwellings with various, generally large, 
outbuildings.  
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Figure 4. Immediate surroundings 

 

Source: Nearmaps (2022) 

More specifically, nearby properties are described as follows: 

South  

— No. 349 Westbury Road, Prospect Vale (CT 23538/1) to the south is also zoned General 
Business and is developed with two single-storey commercial buildings, a butcher and a 
restaurant/convenience store.  

— Immediately behind are Units 1 to 6 at 349 Westbury Road (CT 23538/2) developed with 
two buildings accommodating three residential units and a large carport. The private open 
space of four of the units is adjacent to the common boundary of the subject sites. The units 
are setback approximately 4.2 metres from the common boundary.   

— There are various outbuildings, generally large, developed to the southern boundary of the 
site directly to the north of Units 1 to 6. The majority of the views to and from the subject site 
are obstructed by the various outbuildings as seen in the photographs below:  
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East 

— The subject site abuts five properties to the east and northeast. These lots are generally 
similar in size and orientation. From the southeast to the northeast: 

— No. 12 Chris Street abuts the southeast corner of the site, it is developed with a single-
storey residential dwelling with a two-storey addition to the west. This building is setback 
between 30-38 metres from the subject site.  

— No.10 Chris Street is developed with three units. The nearest dwelling is setback 
approximately 2.4 metres from the common boundary with the subject site.  

— No. 8 Chris Street developed with a single storey dwelling setback over 30 metres from the 
subject site and associated outbuildings built to the common boundary.  

— No. 6 Chris Street developed with a dwelling and two outbuildings with respective setbacks 
of 32 metres and 3.5 metres.  

—  Finally, No. 2 is located to the northeast corner of the site, it is a semi-internal lot 
accommodating six units, there of these setback 2.3 metres from the subject site and the 
remining three setback over 25 metres from the common boundary.  

North 

— Immediately to the north is No.343 Westbury Road, a lot developed with four units.  

— The private open space of all units abuts the subject site. Three of the units are setback 
approximately 14 metres from the common boundary, one is built to the boundary. 

— Unit one has a boundary wall of approximately 1.5 metres.   

— Unit two has a tall boundary wall of approximately 2.5-3 metres. 

— Units four and three have standard fences (1.7 metres in height approximately).  

West 

— To the west of the site is Westbury Road, a local road, providing a north-to-south link 
between and parallel to the Bass Highway and to the city’s centre.  

— Opposite to Westbury Road are a number of residential properties, the majority developed 
with multiple dwellings. 
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Figure 5. Southern interface with Units 1 to 6 at No. 349   
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Figure 6. Interface to the east No. 6 Chris Street 

 

Figure 7. Interface to the north east – No. 2 and No. 6 Chris Street  

 

Figure 8. Interface to the north – No. 343 Westbury Road  
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3. The Proposal 

 

 

3.1. Overview 

It is proposed to demolish all existing buildings, structures and paving on the site and 
construct a convenience restaurant (Food Services) to be operated by McDonald’s Australia, 
with associated buildings and structures, drive-through, car parking, landscaping and business 
identification signage.   

Key features and details of the proposal are summarised below: 

3.2. Operational details  

— The proposed McDonald’s restaurant is to operate 24 hours, 7 days a week.  

— There will be approximately 75 patrons on site at any one time.  

3.3. Buildings and works, car parking and vehicle access  

— Demolition of existing buildings, structures and sections of concrete including one tree.   

— Construction of a single storey convenience restaurant building with a gross floor area of 
453sqm:  

• Minimum setback to Westbury Road of 11 metres approximately.  

• Minimum setback to the southern boundary of 7.9 metres approximately.  

• Minimum setback to the rear of 28 metres approximately.  

• Minimum setback to the north of 35 metres approximately.  

• Maximum height of 7.2 metres occurring at the north-west corner of the building 
(‘playland’). 

— Pedestrian entrance located on the northern side of the building accessed directly from 
Westbury Road via a pedestrian crossing, covered by a canopy which also wraps around the 
building’s north, west and south interfaces.  

— Materials and finishes include:  

• Timber-look cladding applied to parapets and ‘playland’ walls. 

• Charcoal grey applied finish to external walls. 

• Red applied finish to external walls (drive-through windows) and sides of the playland. 

• White applied finish to fascias/canopies. 
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— Pedestrian access available via two access points from Westbury Road.  

— Vehicular access to be obtained and consolidated via one crossover to Westbury Road and 
located at the northwestern corner of the site.   

— Two north-to-south pedestrian paths leading to the control building are provided within the 
car park to allow for pedestrian circulation.  

— The parking scheme proposed includes: 

• A total of 45 on-site car parking spaces located generally to the north and west of the 
main building including two (2) staff car spaces and one (1) accessible space.  

• Six (6) bicycle spaces directly to northeast of the entrance to the main building.  

— A drive-through with two lanes for ordering located to the west of the site which turn into a 
single lane to the south of the building where the servery is located and finishing in the 
parking areas.  

— A dedicated loading bay is provided adjacent to the east face of the building which is to be 
screened with a 2.5 metre acoustic screen on its southern side as per the recommendations 
of the Acoustic Assessment Report.  

— Rooftop plant and mechanical services will include air conditioner units, exhaust fans, FSB 
condenser unit and refrigerator unit.  

Refer to the submitted architectural plans for further details. 

3.4. Landscaping and fencing  

— Generous setbacks are provided to all site boundaries, including the parking areas, which 
allow areas for the provision of meaningful landscaping. 

— The detailed landscape plan prepared by Taylors nominates the planting of three large 
native trees estimated to reach a mature height of 15 metres, several medium sized trees and 
shrubs located along the boundaries of the site, adjoining the drive-through areas and in 
localised sections within the parking areas.   

— Acoustic fencing is to be provided to the entire length of the southern, eastern and northern 
boundaries (residential interfaces). The height of the fencing ranges between 1.2 and 2.6 
metres.   

— An opaque fence of 1.5 metres is proposed to the southern section of the western boundary 
to mitigate lighting impacts to surrounding residential properties.  
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3.5. Signs 

The proposed McDonald’s restaurant includes an array of business identification signs, 
summarised in the table below.  

Table 1. Description of signs proposed. 

 

1 In accordance with C1.3.1 and Table 1.3 under the Signs Code.  

Reference Type of sign1 Description  

P1 
Pylon sign Illuminated pylon sign (‘M’ logo and ’24 Hours’ with logo) with a 

display area of approximately 3.91 square metres and an overall 
height of 6.5 m, addressing Westbury Road and located at the 
north-western corner of the site.  

P2  
Pylon sign Illuminated pylon sign (‘M’ logo and ’24 Hours’ with logo) with a 

display area of approximately 3.91 square metres and an overall 
height of 6.8 m, addressing Westbury Road and located at the 
south-western corner of the site. 

S2A & S2B 
Wall signs 1.66sqm illuminated wall signs (‘PlayPlace’), located on the 

northern and western ‘playland’ walls. 

S3 (A-D) 
Wall signs A total of four 1.63sqm illuminated wall signs (‘M’ logo), located 

on three faces of the building, two of this located along the 
northern face, one along the western face and on along the 
eastern face.  

S4 
Awning fascia 
sign 

0.4sqm illuminated awning fascia sign (‘McDonald’s’), located on 
the canopy above the pedestrian entrance. 

S5A 
Wall sign  1.13sqm illuminated wall sign (‘McCafe’) located on the western 

elevation. 

S5B 
Wall sign 1.22sqm illuminated wall sign (‘McCafe’) located on the northern 

elevation.  

S6  
Projecting wall 
sign 

0.16sqm projecting wall sign (‘McDelivery Collection Area)’ 
located on the western elevation. It has a horizontal dimension of 
500mm (measured from the wall) and is contained within the 
title boundaries of the site. 
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S7A & S7B 
Blade signs Illuminated blade signs (digital menu boards) with display area of 

approximately 0.69sqm and overall height of 1.855 metres, 
located at the entrance to each drive through bay. 

S7C & S7D 
Blade signs Illuminated blade signs (digital menu boards) with display area of 

approximately 1.305sqm and overall height of 1.855 metres, 
located at the point of service/order of each drive through bay. 

S8 (A-E) 
Blade signs 1.61sqm double-sided internally illuminated blade signs 

(directional with alternative wording such as ‘drive thru’, ‘no 
entry’, ‘any lane’) in different locations as seen in A801. 

S9   
Pole/gantry 
sign  

3.5 metre pole / gantry sign (drive-through height clearance) 
located at the drive through entrance. Internally illuminated.  

S10 
Pole/gantry 
sign  

Pole / gantry sign (‘Order here’) attached to the drive-through 
canopies. Internally illuminated.  

S11 
Directional 
signage  

Directional signage described in A807. 

S12  
Flags Two 1.7 square metre flags (Australian and McDonald’s), each 

attached to a pole with a maximum height of 8.5 m, located 
within the front setback to Westbury Road.  

S13A to C 
Window sign Three aluminium panels with the words ‘Pay here’ and ‘Pick up 

here’ located along the southern side of the building facing the 
drive through lane. 

S14 
Wall sign  McDonald’s word mark with a display area of approximately 1.1 

square metres applied to the screen near the western boundary.  
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Figure 9. Perspective Image of the proposal 
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4. Planning Controls 

4.1. Overview 

The subject site is located within the C15.0 General Business Zone.   

The following codes are relevant to this application:   

— C1.0 Signs Code 

— C2.0 Parking and Sustainable Transport Code 

— C3.0 Road and Railway Assets Code 

— C14.0 Potentially Contaminated Land Code  

There are no standards within the Local Provisions Schedule relevant to this application. 
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5. Planning Assessment 

5.1. Use Categorisation  

The proposed use of the land for a restaurant is best categorised in the ‘Food Services’ use 
class.  

Food Services is defined under Table 6.2 Use Classes as follows: 

use of land for selling food or drink, which may be prepared on the premises, for 
consumption on or off the premises. Examples include a cafe, restaurant and take away food 
premises.  

5.2. General Business Zone  

Food Services is a ‘No Permit Required’ use class under the General Business Zone (C15.2). 
The application has a discretionary status as it relies on the performance criteria under a 
number of clauses. 

Where compliance with an applicable acceptable solution is not achieved, the development 
satisfies the relevant performance criteria. 

 

Source: The List Map (Accessed in January 2023)  
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15.3 – Use Standards 

15.3.1 – All uses 

Objective: 

That uses do not cause an unreasonable loss of amenity to residential zones.  

Acceptable Solution 

A1 

Hours of operation of a use, excluding 
Emergency Services, Natural and Cultural 
Values Management, Passive Recreation, 
Residential, Utilities or Visitor 
Accommodation, on a site within 50m of a 
General Residential Zone or Inner Residential 
Zone, must be within the hours of: 

(a) 7.00am to 9.00pm Monday to Saturday; 
and 

(b) 8.00am to 9.00pm Sunday and public 
holidays. 

Performance Criteria 

P1 

Hours of operation of a use, excluding 
Emergency Services, Natural and Cultural 
Values Management, Passive Recreation, 
Residential, Utilities or Visitor 
Accommodation, on a site within 50m of a 
General Residential Zone or Inner Residential 
Zone, must not cause an unreasonable loss 
of amenity to the residential zones having 
regard to: 

(a) the timing, duration or extent of vehicle 
movements; and 

(b) noise, lighting or other emissions. 

Assessment – Complies with P1.  

The proposal must demonstrate that it does not cause an unreasonable loss of amenity to 
adjacent sensitive uses. The ability of the site to accommodate a 24/7 operation is partially 
determined by the site attributes, the location of sensitive uses, the proposed layout and 
design, the nature and magnitude of the noise and light emissions and the mitigation 
measures proposed.  

This written response should be read in conjunction with: 

— the Acoustic Assessment Report prepared by Clarity Acoustic; 

— the Lighting Assessment prepared by Rb Lighting; 

— the Odour Risk Assessment prepared by ES&D; and 

— the Transport Impact Assessment prepared by Ratio Consultants. 

SITE ATTRIBUTES  

The subject site displays a variety of attributes that make it an appropriate candidate to 
accommodate a 24/7 convenience restaurant:  

— The subject site forms part of the south-west corridor, one of the three urban growth areas 
identified by the Greater Launceston Plan 2014. 

— Specifically, the site is within close proximity (if not part of) Prospect Vale Marketplace in a 
strategic sense. Listed second in the hierarchy of suburban activity centres in terms of 
functional size and catchment. 

— The site fronts Westbury Road, a main commercial road, and is located within close 
proximity to other commercial properties, more notably, Woolworths, Caltex and several 
other food services and retail premises both within and outside of Prospect Vale 
Marketplace. 
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— Historically, the site has been used and developed for commercial and industrial-type 
purposes. It is currently used for vehicle fuel sales and services and food services.  

— At the ‘micro’ level, the subject site demonstrates no constraints that would prevents its 
development being predominantly flat with a site area of over 4,000 square metres. Further, 
the site is not limited by restrictive easements or covenants.   

ADJOINING SENSITIVE USES  

Suburban activity centres in Launceston generally front a main road and form part of a 
cluster of commercial use and development interspersed with residential properties. The 
subject site follows this pattern, it faces a main road and adjoins residential properties to the 
north, east and south. 

The existing levels of residential amenity of adjoining residential lots differ from those of 
properties contained within predominantly residential areas, this is reflected by the levels of 
traffic, noise and light as well as visual amenity as a result of existing buildings, structures 
and signage on the subject site and nearby commercial properties.   

PROPOSED LAYOUT  

— The main building is setback as far as practicable from sensitive interfaces whilst allowing 
sufficient setbacks to the street to accommodate parking and landscaping areas.  

— Likewise, the drive through lane is strategically located to the south and south-east. This is 
because to the east, dwellings are well setback from the common boundary (30 metres) and 
to the south there is an adjoining commercial use and fewer residential uses.   

— Landscaping strips with widths between 2 to 5 metres bound the site and provide 
additional separation to adjoining properties.  

EMISSIONS  

— The emissions likely to be generated by the proposed use are mainly external lighting and 
noise generated by the operation of the mechanical service plant, goods delivered, customer 
order display, vehicles and patrons.  

    Noise 

— In the absence of noise measures guidelines within the relevant performance criteria, the 
authors of the acoustic report have adopted criteria with the assistance of EPA Tasmania 
which is generally consistent with the New South Wales EPA’s Noise Policy for Industry and 
Victoria’s EPA publication 1826.4.  

— The proposed sleep disturbance criterion is also consistent with the maximum noise level 
criterion accepted by the Tribunal in Marching Ants (Tas) Pty Ltd v Launceston City Council 
and Ors [2021].  

— As described in the acoustic report, the adopted criteria for the assessment of this proposal 
are consistent with and on some occasions more stringent than the criteria applied in other 
jurisdictions.  

— The acoustic report predicts noise emissions from the proposal and compares them with 
the adopted criteria at each of the receivers identified. In all instances, the proposal meets 
the adopted criteria subject to the mitigation measures summarised below.   

— We note, whilst in the opinion of Clarity Acoustics, a sleep disturbance criterion of 65 dB 
LAmax  is an appropriate external criterion, we have updated the assessment and noise 
mitigation requirements to reflect the more stringent 60 dB LAmax criteria outlined in the 
Environment Protection Policy (Noise) 2009 as requested by Council in the Request for 
Further Information.  
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    Light  

— We defer to the lighting assessment prepared by Rb Lighting which includes a lighting plan 
including technical details, levels of illumination and modelling. This assessment 
demonstrates compliance for an A4 environmental zone for non-curfew and curfew 
operation subject to the following recommendation: 

• The northern pylon sign to be turned off during curfew hours with a turn off timer.  

— The above assessment includes certification by a Registered Lighting practitioner 
demonstrating compliance with AS/NZS 4282:2023 Control of the obtrusive effects of 
outdoor lighting.   

   Odour 

— The proposed convenience restaurant is designed to a high standard and will incorporate 
standard industry rangehoods and other kitchen exhaust fans which mitigates odour. The 
operator will manage the ongoing operation of the facility in a manner which prevents any 
discernible production of odours from the facility in accordance with the requirements of the 
AS1668.2 (The use of ventilation and air-conditioning in buildings - Mechanical ventilation in 
buildings).  

— Please refer to the Odour Risk Assessment prepared by ES&D Consulting demonstrating 
that the risk of loss of amenity within the neighbouring residences around the proposal is 
very low. The following recommendation is included to ensure there is no loss of amenity at 
the nearest residences: 

• An exhaust air speed of greater than 2 metres per second.  

— The above recommendation has been annotated in the architectural drawings.  

— ES&D is of the opinion that odour is unlikely to cause nuisance for the proposed 
development, based on the lack of odour complaints observed for the Invermay and South 
Launceston McDonald’s, and the lack of odour experienced by the two ES&D consultants 
during the various site odour surveys. 

MITIGATION MEASURES 

A number of physical and operational mitigation measures are to be implemented: 

— A perimeter acoustic fence to the northern, eastern and southern site boundaries with 
heights between 1.2 to 2.6 metres. 

— A 2.5m high acoustic screen to the south of the loading bay.  

— Waste collection and delivery hours restricted as per the recommendations of the 
Acoustic assessment.   

— Sound power restriction limitations to the mechanical plant. 

— Delivery trucks to switch off refrigeration condensers.  

— Rooftop air conditioner units will operate at low speed at night (between 10pm and 7am). 
The refrigerator unit will be provided with a 1.6 m acoustic screen. 

— An exhaust air speed of greater than 2 metres per second (Odour Risk Assessment 
recommendation). 

— The northern pylon sign to be turned off during curfew hours a turn off timer (Lighting 
Assessment). 

The proposed 24/7 operation is considered to meet P1 having regard to the context of the 
site, the site attributes, the proposed layout, the operational and physical mitigation 
measures and the supporting technical assessment contained in the supporting reports.    
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Acceptable Solution 

A2 

External lighting for a use, excluding Natural 
and Cultural Values Management, Passive 
Recreation, Residential or Visitor 
Accommodation, on a site within 50m of a 
General Residential Zone or Inner 
Residential Zone, must: 

(a) not operate within the hours of 11.00pm 
to 6.00am, excluding any security lighting; 
and 

(b) if for security lighting, must be baffled so 
that direct light does not extend into the 
adjoining property in those zones. 

Performance Criteria 

P2 

External lighting for a use, excluding Natural 
and Cultural Values Management, Passive 
Recreation, Residential or Visitor 
Accommodation, on a site within 50m of a 
General Residential Zone or Inner 
Residential Zone, must not cause an 
unreasonable loss of amenity to the 
residential zones, having regard to: 

(a) the level of illumination and duration of 
lighting; and 

(b) the distance to habitable rooms of an 
adjacent dwelling. 

Assessment – Complies with P2.  

— We defer to the lighting assessment prepared by Rb Lighting which includes a lighting plan 
including technical details, levels of illumination and modelling. This assessment 
demonstrates compliance for an A4 environmental zone for non-curfew and curfew 
operation subject to: 

The northern pylon sign to be turned off during curfew hours with a turn off timer.  

— The above assessment includes certification by a Registered Lighting practitioner 
demonstrating compliance with AS/NZS1158.3.1:2005 & 2020.  
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Acceptable Solution 

A3 

Commercial vehicle movements and the 
unloading and loading of commercial 
vehicles for a use, excluding Emergency 
Services, Residential or Visitor 
Accommodation, on a site within 50m of a 
General Residential Zone or Inner Residential 
Zone, must be within the hours of: 

(a) 7.00am to 9.00pm Monday to Saturday; 
and 

(b) 8.00am to 9.00pm Sunday and public 
holidays. 

Performance Criteria 

P3 

Commercial vehicle movements and the 
unloading and loading of commercial 
vehicles for a use, excluding Emergency 
Services, Residential or Visitor 
Accommodation, on a site within 50m of a 
General Residential Zone or Inner Residential 
Zone, must not cause an unreasonable loss 
of amenity to the residential zones, having 
regard to: 

(a) the time and duration of commercial 
vehicle movements; 

(b) the number and frequency of commercial 
vehicle movements; 

(c) the size of commercial vehicles involved; 

(d) manoeuvring required by the commercial 
vehicles, including the amount of reversing 
and associated warning noise; 

(e) any noise mitigation measures between 
the vehicle movement areas and the 
residential zone; and 

(f) potential conflicts with other traffic. 

Assessment – Complies with A3.  

The proposed hours for delivery and waste collection are as follows:  

— Deliveries via HRV – 7 am and 6 pm (Monday to Saturday) and 8 am to 6 pm (Sundays). 

— Deliveries via other vehicles including MRV, LRV and van – 7 am and 9 pm (Monday to 
Saturday) and 8 am to 9 pm on Sundays. 

— Waste Collection – 7 am to 6 pm (Monday to Saturday) and 8 am to 6 pm (Sundays).  

— No deliveries or waste collection on Public Holidays. 

*HRV, MRV and LRV refer to Heavy, Medium and Light Rigid Vehicles respectively. 

The above hours are in accordance with the Acceptable Solution.  

15.3.2 Discretionary uses  

Objective: 

That uses listed as Discretionary do not compromise or distort the activity centre hierarchy.  

Acceptable Solution 

A1 

No acceptable solution.  

Performance Criteria 

P1 

A use listed as Discretionary must: 

(a) not cause an unreasonable loss of 

amenity to properties in adjoining residential 

zones; and 
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Acceptable Solution 

A2 

No acceptable solution. 

Performance Criteria 

P2 

A use listed as Discretionary must not 

compromise or distort the activity centre 

hierarchy, having regard to: 

(a) the characteristics of the site; 

(b) the need to encourage activity at 

pedestrian levels; 

(c) the size and scale of the proposed use; 

(d) the functions of the activity centre and 

the surrounding activity centres; and 

(e) the extent that the proposed use impacts 

on other activity centres. 

Not Applicable  

The proposed use is a ‘No Permit Required’ use class.   

 

15.3.3 – Retail Impact  

Objective: 

That retail uses do not compromise or distort the activity centre hierarchy. 

Acceptable Solution 

A1 

The gross floor area for Bulky Goods Sales 

and General Retail and Hire uses must be not 

more than 3500m2 per tenancy.  
 

Performance Criteria 

P1 

Bulky Goods Sales and General Retail and 

Hire uses must not compromise or distort the 

activity centre hierarchy, having regard to: 

(a) the extent that the proposed use 

improves and broadens the commercial or 

retail choice with the area; 

(b) the extent that the proposed use impacts 

on other activity centres; and 

(c) any relevant local area objectives 

contained within the relevant Local 

Provisions Schedule. 

Not Applicable 

The proposal is not for ‘Bulky Goods Sales’.    

 

(b) be of an intensity that respects the 

character of the area. 

Not Applicable  

The proposed use is a ‘No Permit Required’ use class.   
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15.4 – Development Standards for Buildings and Works 

15.4.1 – Building height  

Objective: 

That building height: 

(a) is compatible with the streetscape; and 

(b) does not cause an unreasonable loss of amenity to adjoining residential zones. 

Acceptable Solution 

A1 

Building height must be not more than 12m. 

Performance Criteria 

P1 

Building height must be compatible with the 

streetscape and character of development 

existing on established properties in the area, 

having regard to: 

(a) the topography of the site; 

(b) the height, bulk and form of existing 

buildings on the site and adjacent properties; 

(c) the bulk and form of existing buildings; 

(d) the apparent height when viewed from 

the adjoining road and public places; and 

(e) any overshadowing of public places. 

Assessment – Complies with A1   

The proposed development has a maximum height of 7.2 metres.  

Acceptable Solution 

A2 

Building height: 

(a) within 10m of a General Residential Zone 
must not be more than 8.5m; or 

(b) within 10m of an Inner Residential Zone 
must not be more than 9.5m. 

Performance Criteria 

P2 

Building height within 10m of a General 
Residential Zone or Inner Residential Zone 
must be consistent with building height on 
the adjoining properties and not cause an 
unreasonable loss of residential amenity, 
having regard to: 

(a) overshadowing and reduction in sunlight 
to habitable rooms and private open space of 
dwellings; 

(b) overlooking and reduction of privacy to 
adjoining properties; or 

(c) visual impacts caused by the apparent 
scale, bulk or proportions of the building 
when viewed from the adjoining property. 

Assessment – Complies with A1   

The proposed building is located within 10 m of a General Residential Zone and therefore, to 
meet the acceptable the proposal must not exceed 8.5 metres in height. The maximum 
height proposed is 7.2 metres and therefore, the acceptable solution is met.  
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15.4.2 - Setbacks 

Objective: 

That building setback: 

(a) is compatible with the streetscape; 

(b) does not cause an unreasonable loss of residential amenity to adjoining residential zones; 
and 

(c) minimises opportunities for crime and anti-social behaviour through setback of buildings. 

Acceptable Solution 

A1 

Buildings must be: 

(a) built to the frontage at ground level; or 

(b) have a setback of not more or less than 

the maximum and minimum setbacks of the 

buildings on adjoining properties. 
 

Performance Criteria 

P1 

Buildings must have a setback from a 

frontage that is compatible with the 

streetscape and minimises opportunities for 

crime and anti-social behaviour, having 

regard to: 

(a) providing small variations in building 

alignment to break up long façades; 

(b) providing variations in building alignment 

appropriate to provide a forecourt or space 

for public use, such as outdoor dining or 

landscaping; 

(c) the avoidance of concealment spaces; 

(d) the ability to achieve passive surveillance; 

and 

(e) the availability of lighting. 

 

Assessment – Complies with A1   

The main building is to be setback 11 metres from the front street, this setback is within the 
range of front setbacks of adjoining properties, namely No. 1/343 at approximately 11.9 
metres and No. 4/359 which is built to the front boundary. The acceptable solution is met.   
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Acceptable Solution 

A2 

Building must have a setback from an 

adjoining property within a General 

Residential Zone or Inner Residential Zone of 

not less than: 

(a) 5m; or 

(b) half the wall height of the building, 

whichever is the greater. 
  

 

Performance Criteria 

P2 

Buildings must be sited to not cause an 

unreasonable loss of residential amenity to 

adjoining properties within a General 

Residential Zone or Inner Residential Zone, 

having regard to: 

(a) overshadowing and reduction in sunlight 

to habitable rooms and private open space of 

dwellings; 

(b) overlooking and reduction of privacy to 

the adjoining property; or 

(c) visual impacts caused by the apparent 

scale, bulk or proportions of the building 

when viewed from the adjoining property. 

Assessment – Complies with A2   

The subject site adjoins the General Residential Zone. The proposed building is setback well 
over 5 metres from all boundaries.  The acceptable solution is met.  

Acceptable Solution 

A3 

Air extraction, pumping, refrigeration 

systems or compressors must be separated a 

distance of not less than 10m from a General 

Residential Zone or Inner Residential Zone.[1] 

 

[1] An exemption applies for air conditioners 

and heat pumps in this zone – see Table 4.6.  

Performance Criteria 

P3 

Air conditioning, air extraction, pumping, 
heating or refrigeration systems or 
compressors within 10m of a General 
Residential Zone or Inner Residential Zone, 
must be designed, located, baffled or 
insulated to not cause an unreasonable loss 
of amenity to the adjoining residential zones, 
having regard to: 

(a) the characteristics and frequency of 
emissions generated; 

(b) the nature of the proposed use; 

(c) the topography of the site and location of 
the sensitive use; and 

(d) any proposed mitigation measures. 

 

Assessment – Complies with A3 

The subject site adjoins the General Residential Zone. No roof plant equipment is to be 
located within 10 metres of the boundaries of the site.   
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15.4.3 Design  

Objective: 

That building façades promote and maintain high levels of pedestrian interaction, amenity, 
and safety and are compatible with the streetscape. 

Acceptable Solution 

A1 

New buildings must be designed to satisfy all 

of the following: 

(a) mechanical plant and other service 

infrastructure, such as heat pumps, air 

conditioning units, switchboards, hot water 

units and the like, must be screened from the 

street and other public places; 

(b) roof-top mechanical plant and service 

infrastructure, including lift structures, must 

be contained within the roof; 

(c) not include security shutters or grilles 

over windows or doors on a façade facing 

the frontage or other public places; and 

(d) provide external lighting to illuminate 

external vehicle parking areas and pathways. 

Performance Criteria 

P1 

New buildings must be designed to be 

compatible with the streetscape, having 

regard to: 

(a) minimising the visual impact of 

mechanical plant and other service 

infrastructure, such as heat pumps, air 

conditioning units, switchboards, hot water 

units and the like, when viewed from the 

street or other public places; 

(b) minimising the visual impact of security 

shutters or grilles and roof-top service 

infrastructure, including lift structures; and 

(c) providing suitable lighting to vehicle 

parking areas and pathways for the safety 

and security of users. 

 

Assessment – Complies with A1 

The proposed building meets the acceptable solution as follows: 

(a) The service plant is contained within the main parapet of the proposed building and 
therefore it is not visible from the street or adjoining properties. 

(b) The service plant located at the roof-top will accommodate service infrastructure 
including air conditioned units, fans and condensing and refrigerator units as seen in 
Drawing A102. 

(c) No security shutters or grilles over windows are proposed. 

(d) The parking areas will be illuminated in accordance with the lighting report, the 
illumination will be in the way of pole mounted lights to be designed and installed as per the 
recommendations of the lighting report.  
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Acceptable Solution 

A2 

New buildings or alterations to an existing 

façade must be designed to satisfy all of the 

following: 

(a) provide a pedestrian entrance to the 

building that is visible from the road or 

publicly accessible areas of the site; 

(b) if for a ground floor level façade facing a 

frontage: 

- (i) have not less than 40% of the total 

surface area consisting of windows 

or doorways; or 

- (ii) not reduce the surface area of 

windows or doorways of an existing 

building, if the surface area is already 

less than 40%; 

(c) if for a ground floor level façade facing a 

frontage must: 

- (i) not include a single length of blank 

wall greater than 30% of the length 

of façade on that frontage; or 

- (ii) not increase the length of an 

existing blank wall, if already greater 

than 30% of the length of the façade 

on that frontage; and 

(d) provide awnings over a public footpath if 

existing on the site or on adjoining 

properties. 

 

Performance Criteria 

P2 

New buildings or alterations to an existing 

façade must be designed to be compatible 

with the streetscape, having regard to: 

(a) how the main pedestrian access to the 

building addresses the street or other public 

places; 

(b) windows on the façade facing the 

frontage for visual interest and passive 

surveillance of public spaces; 

(c) architectural detail or public art on large 

expanses of blank walls on the façade facing 

the frontage and other public spaces so as to 

contribute positively to the streetscape and 

public spaces; 

(d) installing security shutters or grilles over 

windows or doors on a façade facing the 

frontage or other public spaces only if 

essential for the security of the premises and 

any other alternatives are not practical; and 

(e) the need for provision of awnings over a 

public footpath. 

 

Assessment – Complies with A2 

The proposed building meets the acceptable solution as follows: 

(a) The proposed pedestrian entry will provide direct access to the building via Westbury 
Road. This entry is visible from the street and publicly accessible.  

(b) The ground floor level façade fronting Westbury Road achieves glazing levels of 
approximately 41%. It has an approximate area of 56.9 square metres at the ground level 
and is provided with four large windows/access doors with a total area of approximately 
23.7 square metres.    

(c) The façade fronting Westbury Road has a length of approximately 17.3 metres and the 
longest blank wall has an approximate length of 3.3 metres, no greater than 19% of the 
length of this façade.  

(d) Not applicable – The existing development on the subject site does not provide awning 
over the footpath, likewise, adjoining properties are developed to the site boundaries 
without awnings over the public road.   
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15.4.4 – Fencing   

Objective: 

That fencing : 

(a) is compatible with the streetscape; and 

(b) does not cause an unreasonable loss of residential amenity to adjoining residential zones. 

Acceptable Solution 

A1 

No Acceptable Solution [2]
 

 

 

 

[2] An exemption applies for air conditioners 
and heat pumps in this zone – see Table 4.6. 

Performance Criteria 

P1 

A fence (including a free-standing wall) 

within 4.5m of a frontage must contribute 

positively to the streetscape, having regard 

to:  

(a) its height, design, location and extent;  

(b) its degree of transparency; and  

(c) the proposed materials and construction  

 

Assessment – Complies with P1  

This clause applies to front fences including side boundary fences within 4.5 metres of the 
frontage. The acoustic fences along the northern and southern boundaries of the site extend 
within 4.5 metres of the frontage. These sections of the fences are solid and have a 
maximum height of 1.8 metres.  

Clause 4.6.3 exempts fences up to 1.8 metres, however, it also requires a transparency of at 
least 30% above the height of 1.2 metres. As the acoustic fences are solid, an assessment 
against P1 is required.  

The proposal, including the proposed fencing, is considered to meet the performance criteria 
because:  

— The proposal will positively contribute to the existing streetscape, it will increase 
activation at the street level and provide improved and separate pedestrian access to the 
site.  

— A meaningful landscaping response is proposed which will soften the appearance of 
fencing throughout the site.  

— The fences will protect the amenity of the properties to the north from noise and lighting 
emissions and improve the residential amenity by way of increased privacy allowing for 
better use of their private open space areas.  

— The proposed fences will not impact the existing levels of sunlight and daylight of the 
property to the north due to the orientation of the site. Noting, the property to the south 
within the first 4.5 metres is used for commercial purposes. 

— The variation to exemption 4.6.3 is considered minor as it only relates to the lack of 
transparency above 1.2 meters.    

An assessment against fences along the side and rear boundaries not affected by this 
Clause is included under C15.4.4 (A2).  

We note a 1.5 metre high screen is proposed to the southern section of the western 
boundary to mitigate lighting impacts to surrounding residential properties. This fence will 
be screened externally and internally with small and medium sized shrubs shown in the 
landscape plan (trimmed to maintain visibility of the signage on the fence).  The remainder of 
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the Westbury Road frontage will remain unfenced allowing opportunities for passive 
surveillance. 

 

Acceptable Solution 

A2 

Common boundary fences with a property in 

a General Residential Zone or Inner 

Residential Zone, if not within 4.5m of a 

frontage, must:  

 

(a) have a height above existing ground level 

of not more than 2.1m; and  

(b) not contain barbed wire [2]  
 

Performance Criteria 

P2 

Common boundary fences with a property in 

a General Residential Zone or Inner 

Residential Zone, if not within 4.5m of a 

frontage, must not cause an unreasonable 

loss of residential amenity, having regard to:  

(a) their height, design, location and extent; 

and  

(b) the proposed materials and construction.  

Assessment – Complies with P2  

The proposed acoustic fences along the side and rear boundaries have varying heights at 
1.75, 1.8, 2, 2.3, 2.4 and 2.6 metres. The proposal, including the proposed fencing, is 
considered to meet the performance criteria because:  

— High fences for noise attenuation purposes or acoustic treatment are expected in zone 
boundaries such as this. The purpose of the proposed fences is to mitigate off-side 
amenity impacts, particularly to sensitive interfaces.  

— The fences along common boundaries will significantly improve the visual amenity of the 
site’s interface with adjoining residential properties, it will provide greater privacy levels 
with a consistent and a neat design in the way of fiber cement painted in ‘Wayward Grey’.  

— The proposed fencing, coupled with the proposed demolition of existing structures and 
buildings close and at the common boundaries will provide visual relief when seen from 
adjoining properties and overall, a better interface response to adjoining properties.  

— Further, a meaningful landscape scheme is proposed including medium sized canopy 
trees. 

— The variation to the acceptable solution is relatively minor with fences exceeding the 
acceptable solution by approximately 200 to 500mm measured from the finished floor 
level of the subject site and approximately up to 300mm more when measured from NGL. 

— The shadow diagrams provided for the acoustic fences and sunlight diagrams 
demonstrate the proposal will generally have the same overshadowing impact and 
daylight impact as a boundary fence exempt from planning approval. 

— Furthermore, the shadow and sunlight diagrams show that proposed demolition of 
structures near sensitive interfaces will improve the daylight access of existing windows. 

— The existing outlook of these properties is dominated by industrial structures, high 
fencing, boundary walls and external storage of materials and vehicles as seen in Figures 
5 to 6, most of which exceed 2.1 metres, examples provided below: 
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 Image (a). Fencing to the south  

  

Image (b). External storage to the east 
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Image (c). Boundary wall to the south  

   

 Image (b). Boundary wall and high fencing to the north  
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15.4.5 – Outdoor storage areas  

Objective: 

That outdoor storage areas for non-residential use do not detract from the appearance of the 
site or surrounding area. 

Acceptable Solution 

A1 

Outdoor storage areas, excluding for the 
display of goods for sale, must not be visible 
from any road or public open space adjoining 
the site.  

Performance Criteria 

P1 

Outdoor storage areas, excluding for the 
display of goods for sale, must be located, 
treated or screened. 

Assessment – Complies with A1  

No external storage is likely to be required for the operation of the use. Notwithstanding this, 
if any goods need to be temporarily stored externally, they will be placed directly to the east 
of the proposed building and to the west of the loading bay. The acceptable solution is met 
as this area is not visible from the road.  

 

Clause 15.5 – Development Standards for Subdivision  

15.5.1 Lot Design  

Objective: 

That each lot:  

(a) has an area and dimensions appropriate for use and development in the zone; and  

(b) is provided with appropriate frontage to a road. 

Acceptable Solution 

A1 

Each lot, or a lot proposed in a plan of 
subdivision, must:  

(a) have an area of not less than 100m2 and 
existing buildings are consistent with the 
setback required by clause 15.4.2 A1 and A2;  

(b) be required for public use by the Crown, a 
council or a State authority;  

(c) be required for the provision of Utilities; or 

(d) be for the consolidation of a lot with 
another lot provided each lot is within the 
same zone. 

Performance Criteria 

P1 

Each lot, or a lot proposed in a plan of 
subdivision, must have sufficient useable 
area and dimensions suitable for its intended 
use, having regard to:  

(a) the relevant requirements for 
development of buildings on the lot;  

(b) existing buildings and the location of 
intended buildings on the lot;  

(c) the topography of the site; and  

(d) the pattern of development existing on 
established properties in the area. 

Assessment – Complies with A1  

The proposal includes the consolidation of two lots located within the same zone.   
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Acceptable Solution 

A2 

Each lot, or a lot proposed in a plan of 
subdivision, must have a frontage, or legal 
connection to a road by a right of 
carriageway, of not less than 3.6m. 

 

Performance Criteria 

P2 

Each lot, or a lot proposed in a plan of 
subdivision, must be provided with a 
frontage or legal connection to a road by a 
right of carriageway, that is sufficient for the 
intended use, having regard to: 

(a) the number of other lots which have the 
land subject to the right of carriageway as 
their sole or principal means of access;  

(b) the topography of the site;  

(c) the functionality and useability of the 
frontage ;  

(d) the anticipated nature of vehicles likely to 
access the site;  

(e) the ability to manoeuvre vehicles on the 
site;  

(f) the ability for emergency services to 
access the site; and  

(g) the pattern of development existing on 
established properties in the area. 

Assessment – Complies with A2   

The proposed lot has a combined frontage to a road in excess of 3.6 metres and in 
accordance with the acceptable solution.   

Acceptable Solution 

A2 

Each lot, or a lot proposed in a plan of 
subdivision, must be provided with a 
vehicular access from the boundary of the lot 
to a road in accordance with the 
requirements of the road authority. 

Performance Criteria 

P2 

Each lot, or a lot proposed in a plan of 
subdivision, must be provided with 
reasonable vehicular access to a boundary of 
a lot or building area on the lot, if any, having 
regard to:  

(a) the topography of the site;  

(b) the distance between the lot or building 
area and the carriageway;  

(c) the nature of the road and the traffic, 
including  

pedestrians; and  

(d) the pattern of development existing on  

established properties in the area. 

Assessment – Complies with A2   

The existing lots and subsequently the proposed consolidated lot have existing vehicle 
access from the boundary to a road.  
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15.5.2 Services  

Objective: 

That the subdivision of land provides services for the future use and development of the 
land.  

Acceptable Solution 

A1 

Each lot, or a lot proposed in a plan of 
subdivision, excluding for public open space, 
a riparian or littoral reserve or Utilities, must 
have a connection to a full water supply 
service.  

Performance Criteria 

P1 

A lot, or a lot proposed in a plan of 
subdivision, excluding for public open space, 
a riparian or littoral reserve or Utilities, must 
have a connection to a limited water supply 
service, having regard to:  

(a) flow rates;  

(b) the quality of potable water;  

(c) any existing or proposed infrastructure to 
provide the water service and its location;  

(d) the topography of the site; and  

(e) any advice from a regulated entity. 

Assessment – Complies with A1  

The proposed lot has a connection to a full water supply service.    
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Acceptable Solution 

A2 

Each lot, or a lot proposed in a plan of 
subdivision, excluding for public open space, 
a riparian or littoral reserve or Utilities, must 
have connection to a reticulated sewerage 
system.  

Performance Criteria 

P2 

No performance Criterion.  

Assessment – Complies with A2   

The proposed lot has a connection to a reticulated sewerage system.     

Acceptable Solution 

A3 

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 connecting to a public 
stormwater system. 

Performance Criteria 

P2 

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 
stormwater management system adequate 
for the future use and development of the 
land, having regard to:  

(a) the size of the lot;  

(b) topography of  the site;  

(c) soil conditions;  

(d) any existing buildings on the site;  

(e) any area of the site covered by impervious 
surfaces; and  

(f) any watercourse on the land. 

Assessment – Complies with A2   

The proposed lot has a connection to the public stormwater system.      
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5.3. Signs Code 

C1.1 – Code Purpose   

This purpose ff the Signs Code is:  

— To provide for appropriate advertising and display of information for business and 
community activity.  

— To provide for well-designed signs that are compatible with the visual amenity of the 
surrounding area. 

— To ensure that signage does not interrupt our compromise safety and efficiency of vehicular 
or pedestrian movement.   

5.4. Signs exempt from requiring a permit  

Pursuant to C1.4.2: 

 ‘A sign within a building or site that cannot be, or is not intended to be, seen from outside of 
the building or site is exempt from requiring a permit’.  

Therefore, the signage addressing the internal parking areas, drive-through areas and 
directional signage, are exempt from the requirements of this code.      

Whilst the flags proposed within the front setback (S12) are intended to be seen from the main 
street, they are exempt from the signs code in accordance with Table C1.4 because: 

— they are limited to no more than two flags per site; 

— have a minimum clearance above ground level well over 2.4 metres (7.3 metres); and 

— do not exceed a maximum area of 2 square metres (each).   

We also note that the majority of the signs described in A807 required for directional purposes 
are also ‘regulatory signs’ and therefore, exempt from the requirements of this code in 
accordance with Table C1.4.  

5.5. Signage subject to assessment   

The following illuminated signs need to be assessed against the requirements of the Signs 
Code as they are deliberately intended to be seen from the main street: 

— Two pylon signs addressing pedestrian and vehicle traffic travelling along Westbury Road 
(P1 & P2). 

— Three wall signs along the western elevation facing Westbury Road including an ‘M’, 
‘PlayPlace’ and a ‘McCafe’ logo (S3A, S2A & S5A).  

— Three wall signs along the northern face of the building including two ‘M’ logos, ‘McCafe’ 
and ‘PlayPlace’ logo (S3B, S3C, S5B & S2B) 

— Two blade signs located at either side of the main driveway providing directions to vehicles 
entering the site from Westbury Road (D8A & S8B).  

— ‘McDonald’s’ wall sign applied to the screed near the western boundary (S14).  

In the case that the Responsible Authority deems any of the signage considered ‘exempt’ to 
require assessment against the requirements of the Signs Code, we submit hat all signs listed 
in Table 1 of this report meet the relevant performance criteria under the Signs Code.  We also 
note that all signage types proposed (including those identified as exempt) are allowed within 
the General Business Zone as per Table C1.6.  
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5.6. Existing conditions 

The subject site is currently developed with two pylon signs to a height of approximately 6.5 
and 6.8 metres, one on the northwest corner of the site and the second on the southwest 
corner both targeting vehicle traffic travelling on both sides of Westbury Road. Directly 
adjoining the site to the south is a restaurant and a butchery. 

Figure 10. Existing signage at the subject site 

     

Figure 11. Take-away food shop & Butcher to the south of the subject site 

 

The subject site is located in a main commercial section of Westbury Road within close 
proximity to other commercial properties, more notably, Prospect Vale Market Place 
accommodating Woolworths, Caltex and several other food services and retail premises.  

The signage associated with the commercial uses in the area, including the subject site, are 
large and predominately target vehicle traffic. Streetscape views traveling to the north and to 
the south within the surrounding area are generally characterised by multiple signs per 
tenancy including large pylon/ground base signs in key locations as seen in the images below.  
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Figure 12. Existing streetscape along Westbury Road and Vale Street 

 

Figure 13. View of the subject site from Woolworth's parking areas  
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Figure 14. Streetscape view to the north along Westbury Road.  
  

 

 

Figure 15. Service station – Caltex Marketplace 
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C1.6 – Development Standards for Buildings and Works 

C1.6.1 – Design and Siting of Signs 

Objective: 

That: 

a) Signage is well designed and sited; and 

b) Signs do not contribute to visual clutter or cause an unreasonable loss of visual 
amenity to the surrounding area. 

Acceptable Solution 

A1 

A sign must:  

(a) Be located within the applicable zone for 
the relevant sign type set out in Table 
C1.6;and  

(b) Meet the sign standards for the relevant 
sign type set out in Table C1.6,  

excluding for the following sign types, for 
which there is no Acceptable Solution:  

i. Roof sign;  

ii. Sky sign; and  

iii. Billboard. 

Performance Criteria 

P1.1 

A sign must:  

(a) Be located within an applicable zone for 
the relevant sign type as set out in Table 
C1.6;and  

(b) Be compatible with the streetscape or 
landscape, having regard to:  

i. The size and dimensions of the sign; 

ii. The size and scale of the building 
upon which the sign is proposed;  

iii. The amenity of surrounding 
properties; 

iv. The repetition of messages or 
information; 

v. The number and density of signs on 
the site and on adjacent properties; 
and  

vi. The impact on the safe and efficient 
movement of vehicles and 
pedestrians. 

P1.2 

If a roof sign, sky sign or billboard, the sign 
must:  

(a) Be located within the applicable zone for 
the relevant sign type set out in Table 
C1.6;  

(b) Meet the sign standards for the relevant 
sign type in Table C1.6; and  

(c) Not contribute to visual clutter or cause 
unreasonable loss of amenity to the 
surrounding area, having regard to:  

i. The size and dimensions of the sign; 

ii. The size and scale of the building 
upon which the sign is proposed;  
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iii. The amenity of surrounding 
properties; 

iv. The repetition of messages or 
information; 

v. The number and density of signs on 
the site and on adjacent properties; 
and  

vi. The impact on the safe and efficient 
movement of vehicles and 
pedestrians. 

Assessment – Complies with P1.1 

The proposed signs are consistent with the requirements of P1.1, having regard to the 
following: 

(a) Be located within an applicable zone for the relevant sign type as set out in Table C1.6; 

The subject site is located within the General Business Zone. Pylon signs, wall signs, and 
blade signs are allowed within this zone in accordance with Table C1.6.  

(b) Be compatible with the streetscape or landscape, having regard to (i to vi):  

The proposed signs are compatible with the streetscape, having regard to sizes and 
dimensions, scale, amenity, visual clutter and safety and the existing site conditions and suite 
of signage which currently occupies the existing site and the existing character of the 
streetscape (as described in section 5.6). Specifically: 

— The two proposed pylon signs have been designed to maintain the size, height and general 
scale of the existing pylon signs. Whilst the proposed heights (6.5 and 6.8 metres) exceed 
the sign standards under Table C1.6, they will match the height of the existing pylon signs on 
the site. Further, the signs will be entirely located within the boundaries of the site and 
without projecting beyond the boundary as the existing pylon signs do. Subject to the 
recommendations provided under the lighting report, these signs will not unreasonably 
impact the residential amenity of adjoining properties, particularly those to the north.  

— The wall signs along the western face of the building are of a modest scale and meet all the 
sign standards under Table C1.6 as they have a maximum combined area of approximately 
4.4 square metres, do not extend beyond or above the wall and do not occupy more than 
25% of the wall area.  

— The wall sign along the southern elevation meets the relevant sign standards under Table 
C1.6.  

— Whilst the wall signs along the northern face of the building exceed the maximum combined 
area of 4.5 square metres set out under Table C1.6 at approximately 6.14 square metres,  
they do not extend beyond the wall area and are considered modest in scale, size and form, 
particularly in relation to the control building. Some of these signs primarily target pedestrian 
traffic from the parking areas and are not primarily designed to be seen from outside the site 
boundaries.   

— The blade signs are directional by nature but have been included in this assessment 
because they are located within close proximity to the front of the site on either side of the 
driveway. Both signs meet the sign standards under Table C1.6 with a vertical dimension 
under 3.6 metres and a horizontal dimension under 1.2 metres.  

P1.2 – Not Applicable 

There are no roof signs, sky signs or billboards proposed. 
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Acceptable Solution 

A2 

A sign must be not less than 2m from the 
boundary of any lot in the General 
Residential Zone, Inner Residential Zone, 
Low Density Residential Zone, Rural Living 
Zone or Landscape Conservation Zone. 

Performance Criteria 

P2 

A sign must not cause an unreasonable loss 
of amenity to adjoining residential properties, 
having regard to:  

(a) The topography of the site and the 
surrounding area; 

(b) The relative location of buildings, 
habitable rooms of dwellings and private 
open space; 

(c) Any overshadowing; and  

(d) The nature and type of the sign. 

Assessment – Complies with P2 

The proposed pylon sign closer to the north is located within 1 metre from the northern 
boundary and therefore, must demonstrate compliance with the performance criteria. The 
remaining signs are setback over 2 metres from the boundary with the general residential 
zone to the north, east and south. 

 As previously discussed, the proposed pylon signs have been designed to match the height 
and location of the existing signs eliminating the potential for increased visual impacts. They 
are compatible with the existing character of the streetscape, will not result in any 
overshadowing of the residential property due to the orientation of the site (located to the 
south) and subject to the recommendations from the lighting assessment will not result in 
unreasonable amenity impacts to adjoining residential properties by way of light spill.  
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Acceptable Solution 

A3 

The number of signs for each business or 
tenancy on a road frontage of a building must 
be no more than:  

(a) 1 of each sign type, unless otherwise 
stated in Table C1.6; 

(b) 1 window sign for each window;  

(c) 3 if the street frontage is less than 20m 
in length; and  

(d) if the street frontage is 20m or more,  

excluding the following sign types, for which 
there is no limit:  

i. Name plate; and  

ii. Temporary sign. 

Performance Criteria 

P3 

The number of signs for each business or 
tenancy on a street frontage must:  

(a) Not unreasonably increase in the 
existing level of visual clutter in the 
streetscape, and where possible, reduce 
any existing visual clutter in the 
streetscape by replacing existing signs 
with fewer, more effective signs; and  

(b) Not involve the repetition of messages or 
information. 

Assessment – Complies with P3 

The proposal does not meet the acceptable solution as there are more than 1 of each sign 
type (wall signs, pole/pylon signs and blade signs) facing a road.  

Notwithstanding, the proposed signage has been sensitively designed as an integral design 
feature, creating visual interest and appropriately identifying the function and purpose of the 
development. The signage proposed is balanced with the form and scale of the main building, 
which achieves modest site coverage, particularly when compared with nearby commercial 
developments. As previously mentioned, the proliferation of signs proposed is consistent with 
the existing signage provision at the site and is also consistent with the character of this area. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

11.1.20 Application Documents

Meander Valley Council - Ordinary Meeting Agenda: 10 September 2024 Page 326



 19464R004.docx       345-347 Westbury Road, Prospect Vale         46 

C1.6.2 – Illuminated Signs 

Objective: 

That: 

a) Illuminated signs are compatible with the streetscape; 

b) The cumulative impact of illuminated signs on the character of the area is managed, 
including the need to avoid visual disorder or clutter of signs; and 

c) Any potential negative impacts of illuminated signs on road safety and pedestrian 
movement are minimised. 

Acceptable Solution 

A1 

No Acceptable Solution 

 

Performance Criteria 

P1 

An illuminated sign must not cause an 
unreasonable loss of amenity to adjacent 
properties or have an unreasonable effect on 
the safety, appearance or efficiency of a 
road, and must be compatible with the 
streetscape, having regard to:  

(a) The location of the sign;  

(b) The size of the sign;  

(c) The intensity of the lighting;  

(d) The hours of operation of the sign;  

(e) The purpose of the sign;  

(f) The sensitivity of the area in terms of 
view corridors, the natural environment 
and adjacent residential amenity;  

(g) The intended purpose of the changing 
message of the sign;  

(h) The percentage of the sign that is 
illuminated with changing messages;  

(i) Proposed dwell time; and  

(j) Whether the sign is visible from the road 
and if so the proximity to and impact on 
an electronic traffic control device. 

Assessment – Complies with P1 

The proposed illuminated signs comply with Performance Criteria 1 as follows: 

— The proposed illuminated signs are all located appropriately so as not to conflict with one 
another and cause visual clutter.  

— The illuminated wall signs are modestly sized, of a suitable scale and are consistent with 
modern facilities. 

— The intensity of lighting will be at a level suitable to the site’s location, having regard to its 
surrounding context and its physical relationship to Westbury Road and sensitive interfaces. 

— The illuminated signs will operate 24/7 in accordance with the convenience restaurant 
operations. 

11.1.20 Application Documents

Meander Valley Council - Ordinary Meeting Agenda: 10 September 2024 Page 327



 19464R004.docx       345-347 Westbury Road, Prospect Vale         47 

— The signs’ purposes are to better identify the building during night hours. 

— The signs will be visible from the street, but importantly, they are sufficiently setback within 
the site to ensure that they do not cause distraction or conflict to road users.  

— The proposed signs will be installed in accordance with the recommendations contained 
with the lighting report prepared by Rb Lighting.   

— The Rb Lighting assessment demonstrates the proposed signage scheme complies with 
AS/NZS 4282:2023 Control of the obtrusive effects of outdoor lighting.  

Acceptable Solution 

A2 

An illuminated sign visible from public places 
in adjacent roads must not create the effect 
of flashing, animation or movement, unless it 
is providing direction or safety information. 

Performance Criteria 

P2 

No Performance Criterion. 

Assessment – Complies with A2 

None of the illuminated signs will feature flashing, movement or animation. 

 
C1.6.3 – Third party sign 

Not applicable – No third party signs are proposed.  

C1.6.4 – Signs on local heritage places and in local heritage precincts and local 
heritage landscape precincts.  

Not applicable.  

5.7. C2.0 Parking and Sustainable Transport Code and C3.0 Road and Railway 

Asset Code  

We defer to the assessment within the accompanying Transport Impact Assessment prepared 
by Ratio Consultants which includes a comprehensive analysis and response to the standards 
contained within C2.0 and C3.0.   

5.8. C14.0 Potentially Contaminated Land Code 

The purpose of the Potentially Contaminated Land Code is to ensure that use or development 
of potentially contaminated land does not adversely impact on human health or the 
environment.  

This code applies to development on land that has been used for a potentially contaminating 
activity. The subject site was recently used as a service station which naturally includes 
‘Petroleum product or oil storage’ an activity listed under Table C14.2.  

C14.5 Use Standards 

Not applicable – The proposal is not for a sensitive use, or a use class listed in Table C14.1.  
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C14.6 Development Standards for Buildings and Works  

C14.6.1 – Excavation works, excluding land subject to the Macquarie Point Development 
Corporation Act 2012.  

Objective: 

That works involving excavation of potentially contaminated land, excluding on land subject 
to the Macquarie Point Development Corporation Act 2012, do not adversely impact on 
human health or the environment. 

Acceptable Solution 

A1 

Excavation, excluding on land 
subject to the Macquarie Point 
Development Corporation Act 
2012, must involve less than 
250m3 of site disturbance. 

Performance Criteria 

P1 

Excavation, excluding on land subject to the Macquarie Point 
Development Corporation Act 2012, must not have an 
adverse impact on human health or the environment, having 
regard to: 

a) an environmental site assessment that demonstrates 
there is no evidence the land is contaminated; 

b) an environmental site assessment that demonstrates 
that the level of contamination does not present a risk 
to human health or the environment; or 

c) an environmental site assessment, including a plan to 
manage contamination and associated risk to human 
health and the environment, that includes: 

(i) any specific remediation and protection 
measures required to be implemented before 
excavation commences; and 

(ii) a statement that the excavation does not 
adversely impact on human health or the 
environment. 

Assessment – Complies with P1 subject to Condition.  

The proposed works are likely to result in over 250m3 of site disturbance. Therefore, the 
proposal relies on the performance criteria. 

The Environmental Site Assessment demonstrates compliance with Performance Criteria P1.  

 

C14.6.2 Redevelopment on land subject to the Macquarie Point Development 
Corporation Act 2012 

Not applicable – The subject site is not subject to the above.  

C14.5 Development standards for Subdivision 

Not applicable – This clause applies for the subdivision of land that allows for a sensitive use 
or Use Class listed in Table C14.1. The proposal includes the consolidation of lots, however, not 
for the purpose of allowing a sensitive use.  
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6. Conclusion 

The proposal represents a well-considered, modest design that will deliver an improvement to 
the existing site, improving street scape interaction through a more activated frontage in line 
with the purpose of the General Business Zone .    

The proposed signage proliferation is appropriate to the scale of the building and will not 
contribute to unreasonable visual clutter in the area.   

In our opinion, the proposal substantially satisfies all relevant standards under the TPS. The 
proposal also strikes an appropriate balance between achieving economic uplift associated 
with the proposed commercial facility whilst being sensitively designed to mitigate external 
amenity impacts as much as reasonably required and possible.   

It follows that we believe that the proposal should be supported. 

 

 

 

 

Ratio Consultants Pty Ltd 
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LANDSCAPE NOTES:
IRRIGATION
If irrigation is to be installed, we recommend an
automatic controller, such as Rainbird ESP or similar.
Lateral lines should be PVC and HDPE combination,
drip irrigation lines are to be Netafirm 'Techline' or
similar, installed beneath mulch.
A qualified irrigation contractor should be engaged to
design the system (including controller, valve and
piping requirements) and to complete all irrigation
works (trenching and conduit installation may be
completed by the contractor).
Conduits to planters and garden beds are to be
installed beneath paving, drainage outlet points are to
be coordinated with the building storm water design.
Water and electrical connection points are to be
coordinated with the building design and specified on
the engineers drawings. Upon completion, the system
is to be tested and commissioned prior to hand-over,
as-built drawings and manuals to be prepared and
submitted.

DRAINAGE
Drainage for the development will be integrated and
connected into the building stormwater design.
Proposed topping areas to be graded/drained to
prevent water discharge into neighbouring properties.

PLANTING
Driveway trees to have lower limbs uplifted to
maintain clear site lines and be positioned to ensure
trunk is offset min. 600mm from kerb. Trees adjacent
to driveway should incorporate structural soil mix
within 2.0m radius under pavement.
Trees and shrubs shall be healthy nursery stock free
from insects, diseases and weeds, the specified plant
heights, and pot sizes are minimum.  If plant material
is unavailable in these sizes, larger stock must be
used.  Plant substitution is not acceptable.

GENERAL NOTES
This drawing is for Town Planning purposes only.
Do not scale from plan - contractor to verify all
dimensions on site prior to commencing construction.
The plants used have low water requirements.
Native plant species selection chosen for
environmental appropriateness and low
maintenance/irrigation requirements.
Low growing shrub forms maintain sight lines and
provide colour interest.
Neat architectural foliage to provide year-round green
texture without ongoing maintenance (clipping,
pruning) requirements.

Pyrus calleryana 'Cleveland
Select'

Banksia integrifolia

Banksia spinulosa

PLANTING PALETTE

Pomaderris ellipticaCorrea reflexa

Lomandra longifolia tanikaLiriope giganteum 'Evergreen
Giant'

Myoporum parvifoliumLomandra longifolia

Trachelospermum asiaticumPoa labillardieri

Correa alba prostrate

Westringia 'Grey Box' Carex appressa

Carpobrotus glaucescens Dianella tasmanica
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B TYPICAL SHRUB PLANTING DETAIL
L02

75mm depth approved shredded pinewood mulch.
Mulch to be feathered away from stems

150mm layer of imported good quality,
free draining topsoil.

A
L02

TYPICAL TREE PLANTING DETAIL (ADVANCED STOCK)
not to scale

Excavated a shallow planting hole with sloping
sides 3 times the width of the root ball and
break-up sides and base. Refirm base.Top of
rootball must be at the same height as
surrounding level. Backfill with 50/50 blend
imported topsoil, firming progressively.

All trees to be healthy specimens free of
pests and diseases. Trees to be well watered
a maximum of 24 hours prior to planting.

Tree Stakes and Ties: No.3 25 x 25 x 1800mm
hardwood stakes with flexible rubber or canvas
in figure '8' configuration.

100gm of osmocote slow release fertiliser or similar.
Add water storing granules according to
manufacturer's instructions.

75mm depth of approved shredded pinewood
mulch to a minimum of 1000mm diameter from
centre of tree and beyond the edge of the
planting hole, overlapping undisturbed soil

75

Existing subgrade

Saucer-shaped bowl formed to hold at
least 4 litres of water.

Plave 65/90mm diameter AG-pipe into
plant hole prior to planting to extend 25mm
only above finished mulch level.

Shrubs to be healthy-disease free
specimens.Typical shrub from 150 - 300mm
diameter pots. Water plants in their pots the

day of planting and remove plant from pot

Spread Osmocote slow release fertiliser or similar
@ 25gm / 150mm pot, 50gm / 300mm pot

150mm layer cultivated site soil
Existing subgrade

Over-excavate hole by at least 3 times pot width.
Ensure sides of hole are roughened. Backfill with

imported topsoil. Water each plant immediately after
planting and regularly during establishment period.

not to scale

Sa ()

The Landscape maintenance period is to be a minimum 12 months
duration from Practical Completion and continue until Hand Over.

Maintenance shall be comprised of the following works to ensure
continuous healthy growth of all vegetation and ensure the site is
maintained in a tidy fashion for the duration of the Maintenance Period:

Initial establishment (first 3 months);
- minimum weekly site visits

Consolidation period (3-6 months);
- minimum weekly site visits during warmer months
- minimum fortnightly site visits during cooler months

Ongoing period (6-12 months);
- minimum fortnightly site visits

Maintenance Works
Commencement:  Immediately following Practical Completion
Maintenance Period Duration:  12 months (52 weeks)

Actions to be undertaken: All vegetation planted as part of the
program of works will be regularly maintained to ensure ongoing health
and establishment of the works, including:

· watering,
· weeding,
· rubbish removal,
· fertilising,
· pest and disease control,
· re-staking and tying,
· replanting,
· mulching, and
· pruning.

This work will be undertaken by the landscape contractor appointed by
the developer. The work is to be undertaken on a minimum basis
outlined above and as required to ensure successful establishment as
per the contract specifications.
The developer will be responsible for the costs associated with the
Maintenance Period until handed over.

Maintenance Specification
Maintain the landscape works intensely for a period of 13 weeks to
ensure healthy establishment (weekly visits) followed by regular
ongoing maintenance for a minimum duration of 12 months following
the date of the issue of the Certificate of Practical Completion by the
Superintendent.   Any defects shall be rectified immediately.
Maintenance shall include the care of the works by accepted
horticultural practices, as well as rectifying any defects that become
apparent in the works under normal use.  This shall include, but shall
not be limited to, the following items where and as required:

WATERING, FERTILIZING, CULTIVATION, TOP DRESSING,
RENOVATING, WEEDING, PESTS AND DISEASE CONTROL,
STAKING MAINTENANCE, REPLACEMENT OF PLANT MATERIALS,
REPLANTING, PRUNING, RE-MULCHING, MOWING OF GRASS,
KEEPING THE SITE NEAT AND TIDY.

Any soil subsidence or erosion which may occur after the soil filling and
preparation operations shall be made good.
All newly planted areas shall be protected from casual pedestrian traffic
as specified herein.  Protective fences, where required, shall be
removed following successful establishment of the works.

All mulched surfaces shall be kept in a clean and tidy condition and be
reinstated or topped up where necessary.

Defects liability: The whole of the works shall be upheld against any
defects due to faulty and / or inferior quality materials
and / or workmanship as per the requirements of the Head Contract.
.
Practical completion of planting: Practical completion of the planting
works includes, but is not limited to the replacement of plants which
have failed, been damaged or been stolen during the works.

Program: Furnish a proposed planting maintenance program, and

amend it as required. Comply with the amended program.

Log book: Keep a log book recording when and what maintenance
work has been done and what materials, including toxic materials, have
been used. Make the log book available for inspection on request.

Existing planting and grass: Where existing planting or grass is within
the landscape contract area, maintain it as for the corresponding
classifications of new grassland or planting.

Recurrent works: Throughout the maintenance period, continue to
carry out recurrent works of a maintenance nature including, but not
limited to, watering, mowing, weeding, rubbish removal, fertilising, pest
and disease control, reseeding, returfing, staking and tying, replanting,
cultivating, pruning, hedge clipping, aerating, renovating, top dressing,
weekly mowing of grass and keeping the site neat and tidy.

Replacements: Continue to replace failed, damaged or stolen plants.  If
failed due to incorrect/insufficient establishment or maintenance or
technique, or neglect, no additional cost for replacement may be
claimed.
It is the Contractor's responsibility to demonstrate plants have been
stolen/vandalised.

Mulched surfaces: Maintain the surface in a clean and tidy condition
and reinstate the mulch as necessary.

Grassed areas:  Carry out grass mowing throughout the contract period
only as required to maintain the site in a neat, healthy condition

Insecticide Spraying: Spray against insect and fungus infestation as
required, and if considered necessary by the Superintendent.
All spraying shall be carried out in accordance with the manufacturer's
directions.
Report any occurrence of insect attack or evidence of disease amongst
the plant material.  The Superintendent shall be notified prior to
spraying work being carried out.

Watering: All planting and garden beds are to be watered regularly to
ensure continuous healthy growth.  The minimum requirement shall be
consistent with the natural rainfall of the site location. New planting shall
receive regular and frequent deep soakings to ensure establishment
and healthy growth.  Watering method and technique shall accord with
current water restrictions. Monitor water requirements and water
adequately to ensure active growth, especially during warmer months.

Garden Areas: Garden beds shall be maintained in a weed free state.
Any use of spot spraying or other form of weeding shall be
undertaken so as not to damage plants planted as art of the contract.
Any planting planted as part of the contract which is damaged by the
contractor shall be replaced at the contractor's expense.
The Contractor shall mow the grass areas at a suitable height as
instructed so as to maintain healthy growth and a neat appearance. The
mowing frequency may be subject to change as approved by the
Superintendent due to weather and other circumstances.  Other
maintenance activities for grassing such as weeding, reseeding, and
rolling etc. shall be priced separately and approved by the
Superintendent.  If approved, grass areas to be weeded shall be
sprayed with approved selective herbicide against broadleaf weeds in
accordance with the manufacturer's directions.

Expiry: On expiry of the 52 week Maintenance Period, a site inspection
shall be arranged between the Superintendent or Landscape Architect.
On approval of the works, and rectification of any defects, the
Maintenance Period shall be deemed completed. A final Completion
Certificate will then be issued and the site handed over.

MAINTENANCE NOTES

Job No.

Date.

By. Ckd.
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Project Number Drawing Number Issue

24011

Client

Issue Description Date Chk Int

Do not scale this drawing. The drawing shows design intent
only. All dimensions to be checked on site prior to
construction or production. Construction details to be
confirmed by contractor/manufacturer. This is a computer
generated drawing. Do not amend by hand. Figure
dimensions are to be used. Contact architect for clarification
if dimensions are not clear. All dimensions are in
millimeters. All discrepancies and omissions on site must be
reported to the architect for their comments or approval prior
to commencing work.

Revisions General Notes North Project

Location

Drawing

Scale SeriesDrawing Notes

(

Project Manager

North
McDonald's Australia Limited
ABN. 43 008 496 928
     03 9418 5555

PROPOSED NEW CONVENIENCE
RESTAURANT
McDONALD'S "PROSPECT VALE"

345-347 WESTBURY ROAD
PROSPECT VALE  TAS  7250

BUILDING & WORKS
NOT TO BE USED DURING CONSTRUCTION

- PLANNING APPLICATION 20.04.23 ST DW
B RFI RESPONSE 2 07.12.23 DW TM

Lead Consultant

B U I L D I N G    D E S I G N E R S

T: (+61) 0407 399 984
E: hello@albusco.com.au
NORTHCOTE, 3070 VIC AUSTRALIA

PROPOSED SITE PLAN

BIOMOD-4501:400 @ A3

A062 C

C CAR PARK LAYOUT 16.04.24 DW DW
UPDATED

C EXTERNAL ROADWORKS 29.04.24 DW DW
ADDED
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GPS -41.482057, 147.126023

Date: North: AM:

Weather: East: PM:

Suburban: South: 1 AM:

Customer: West: 30 PM:

All Vehicles

Period Start Period End U R SB U NB L U R L Hour Peak

7:00 7:15 0 3 63 0 39 1 0 1 1 586

7:15 7:30 0 3 53 0 60 3 0 3 2 676

7:30 7:45 0 0 65 0 90 5 0 3 4 828

7:45 8:00 0 7 81 0 89 4 0 0 6 922

8:00 8:15 0 7 82 0 97 6 0 2 4 961 Peak

8:15 8:30 0 5 100 0 144 10 0 6 11 936

8:30 8:45 0 6 116 0 117 9 0 5 8 852

8:45 9:00 0 11 85 0 107 9 0 1 13 766

9:00 9:15 0 7 76 0 76 5 0 4 5 728

9:15 9:30 0 3 77 0 103 1 0 1 7

9:30 9:45 0 2 64 0 92 6 0 4 7

9:45 10:00 0 4 82 0 89 4 0 3 6

16:00 16:15 0 7 149 0 145 15 0 4 12 1255

16:15 16:30 0 10 129 0 144 12 0 5 18 1257

16:30 16:45 0 12 136 0 123 13 0 4 13 1280

16:45 17:00 0 5 139 0 131 4 0 8 17 1286 Peak

17:00 17:15 0 7 153 0 141 10 0 6 17 1247

17:15 17:30 0 10 141 0 161 9 0 7 13 1188

17:30 17:45 0 9 148 0 129 7 0 4 10 1064

17:45 18:00 1 5 131 0 116 3 0 4 5 926

18:00 18:15 0 3 130 0 125 4 0 5 8 837

18:15 18:30 0 2 102 0 102 3 0 4 4

18:30 18:45 0 1 83 0 72 3 0 7 3

18:45 19:00 0 2 75 0 87 2 0 3 7

Period Start Period End U R SB U NB L U R L

8:00 9:00 0 29 383 0 465 34 0 14 36 961

16:45 17:45 0 31 581 0 562 30 0 25 57 1286

Note: Site sketch is for illustrating traffic flows. Direction is indicative only, drawing is not to scale and not an exact streets configuration.
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GPS -41.482057, 147.126023

Date: North: AM:

Weather: East: PM:

Suburban: South: 1 AM:

Customer: West: 30 PM:

All Vehicles

Period Start Period End U R SB U NB L U R L Hour Peak

10:00 10:15 0 4 103 0 109 0 0 4 13 929

10:15 10:30 0 2 107 0 91 5 0 5 9 924

10:30 10:45 0 7 101 0 104 6 0 6 5 963

10:45 11:00 0 4 116 0 107 4 0 4 13 996

11:00 11:15 0 5 102 0 108 5 0 0 8 1016 Peak

11:15 11:30 1 4 122 0 115 6 0 3 7

11:30 11:45 0 8 129 0 113 3 0 1 8

11:45 12:00 0 2 119 0 132 3 0 4 8

12:00 12:15 0 10 110 0 108 6 0 2 8 1003 Peak

12:15 12:30 0 6 96 0 140 14 0 2 7 949

12:30 12:45 0 4 122 0 104 5 0 2 7 906

12:45 13:00 0 7 115 0 111 5 0 6 6 923

13:00 13:15 0 4 90 1 72 2 0 9 12 898

13:15 13:30 0 6 94 0 106 5 0 3 8

13:30 13:45 0 6 106 0 130 3 0 1 15

13:45 14:00 0 0 104 0 107 4 0 3 7

Period Start Period End U R SB U NB L U R L

11:00 12:00 1 19 472 0 468 17 0 8 31 1016

12:00 13:00 0 27 443 0 463 30 0 12 28 1003

Note: Site sketch is for illustrating traffic flows. Direction is indicative only, drawing is not to scale and not an exact streets configuration.
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SITE LAYOUT
Site: 101 [Westbury Road / Stuart Avenue - PM Peak -

Existing  (Site Folder: Existing Conditions)]
Westbury Road / Stuart Avenue - PM Peak - Existing
Site Category: (None)
Give-Way (Two-Way)

Layout pictures are schematic functional drawings reflecting input data. They are not design drawings.

SIDRA INTERSECTION 9.1 | Copyright © 2000-2023 Akcelik and Associates Pty Ltd | sidrasolutions.com
Organisation: RATIO CONSULTANTS PTY LTD | Licence: PLUS / 1PC | Created: Friday, May 24, 2024 5:25:31 PM
Project: C:\Users\samuell\Ratio Consultants\19464T - General\Work\Analysis\SIDRA\19464T - SIDRA Analysis - Existing.sip9
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MOVEMENT SUMMARY
Site: 101 [Westbury Road / Stuart Avenue - PM Peak -

Existing  (Site Folder: Existing Conditions)]
Output produced by SIDRA INTERSECTION Version: 9.1.4.221
Westbury Road / Stuart Avenue - PM Peak - Existing
Site Category: (None)
Give-Way (Two-Way)

Vehicle Movement Performance
Demand 

Flows
Arrival 
Flows

95% Back Of 
Queue

Mov
ID

Turn Mov
Class

Deg.
Satn

Aver.
Delay

Level of
Service

Prop.
Que

Eff.
Stop 
Rate

Aver.
No. of

Cycles

Aver.
Speed

[ Total HV ] [ Total HV ] [ Veh. Dist ]
veh/h % veh/h % v/c sec veh m km/h

South: Westbury Road (S)

1 L2 All MCs 32 0.0 32 0.0 0.303 5.6 LOS A 0.0 0.0 0.00 0.03 0.00 57.1

2 T1 All MCs 592 5.0 592 5.0 0.303 0.1 LOS A 0.0 0.0 0.00 0.03 0.00 59.5
Approach 623 4.7 623 4.7 0.303 0.4 NA 0.0 0.0 0.00 0.03 0.00 59.4

North: Westbury Road (N)

8 T1 All MCs 612 5.0 612 5.0 0.334 0.4 LOS A 0.5 3.3 0.09 0.12 0.09 59.2

9 R2 All MCs 33 0.0 33 0.0 0.334 9.1 LOS A 0.5 3.3 0.09 0.12 0.09 56.6
Approach 644 4.7 644 4.7 0.334 0.8 NA 0.5 3.3 0.09 0.12 0.09 59.1

West: Stuart Avenue

10 L2 All MCs 60 0.0 60 0.0 0.162 8.3 LOS A 0.5 3.8 0.63 0.85 0.63 49.0

12 R2 All MCs 26 0.0 26 0.0 0.162 17.4 LOS C 0.5 3.8 0.63 0.85 0.63 48.9
Approach 86 0.0 86 0.0 0.162 11.1 LOS B 0.5 3.8 0.63 0.85 0.63 49.0

All Vehicles 1354 4.4 1354 4.4 0.334 1.3 NA 0.5 3.8 0.08 0.12 0.08 58.5

Site Level of Service (LOS) Method: Delay (SIDRA). Site LOS Method is specified in the Parameter Settings dialog (Options tab).
Vehicle movement LOS values are based on average delay per movement.
Minor Road Approach LOS values are based on average delay for all vehicle movements.
NA (TWSC): Level of Service is not defined for major road approaches or the intersection as a whole for Two-Way Sign Control
(HCM LOS rule).
Two-Way Sign Control Capacity Model: SIDRA Standard.
Delay Model: SIDRA Standard (Control Delay: Geometric Delay is included).
Queue Model: SIDRA queue estimation methods are used for Back of Queue and Queue at Start of Gap.
Gap-Acceptance Capacity Formula: SIDRA Standard (Akçelik M3D).
HV (%) values are calculated for All Movement Classes of All Heavy Vehicle Model Designation.
Arrival Flows used in performance calculations are adjusted to include any Initial Queued Demand and Upstream Capacity 
Constraint effects.

SIDRA INTERSECTION 9.1 | Copyright © 2000-2023 Akcelik and Associates Pty Ltd | sidrasolutions.com
Organisation: RATIO CONSULTANTS PTY LTD | Licence: PLUS / 1PC | Processed: Friday, May 24, 2024 4:35:24 PM
Project: C:\Users\samuell\Ratio Consultants\19464T - General\Work\Analysis\SIDRA\19464T - SIDRA Analysis - Existing.sip9
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SITE LAYOUT
Site: 101 [Westbury Road / Stuart Avenue - Saturday Peak -

Existing (Site Folder: Existing Conditions)]
Westbury Road / Stuart Avenue - Saturday Peak - Existing
Site Category: (None)
Give-Way (Two-Way)

Layout pictures are schematic functional drawings reflecting input data. They are not design drawings.

SIDRA INTERSECTION 9.1 | Copyright © 2000-2023 Akcelik and Associates Pty Ltd | sidrasolutions.com
Organisation: RATIO CONSULTANTS PTY LTD | Licence: PLUS / 1PC | Created: Friday, May 24, 2024 5:25:36 PM
Project: C:\Users\samuell\Ratio Consultants\19464T - General\Work\Analysis\SIDRA\19464T - SIDRA Analysis - Existing.sip9

11.1.20 Application Documents

Meander Valley Council - Ordinary Meeting Agenda: 10 September 2024 Page 434



MOVEMENT SUMMARY
Site: 101 [Westbury Road / Stuart Avenue - Saturday Peak -

Existing (Site Folder: Existing Conditions)]
Output produced by SIDRA INTERSECTION Version: 9.1.4.221
Westbury Road / Stuart Avenue - Saturday Peak - Existing
Site Category: (None)
Give-Way (Two-Way)

Vehicle Movement Performance
Demand 

Flows
Arrival 
Flows

95% Back Of 
Queue

Mov
ID

Turn Mov
Class

Deg.
Satn

Aver.
Delay

Level of
Service

Prop.
Que

Eff.
Stop 
Rate

Aver.
No. of

Cycles

Aver.
Speed

[ Total HV ] [ Total HV ] [ Veh. Dist ]
veh/h % veh/h % v/c sec veh m km/h

South: Westbury Road (S)

1 L2 All MCs 18 0.0 18 0.0 0.249 5.6 LOS A 0.0 0.0 0.00 0.02 0.00 57.2

2 T1 All MCs 493 5.0 493 5.0 0.249 0.1 LOS A 0.0 0.0 0.00 0.02 0.00 59.7
Approach 511 4.8 511 4.8 0.249 0.3 NA 0.0 0.0 0.00 0.02 0.00 59.6

North: Westbury Road (N)

8 T1 All MCs 497 5.0 497 5.0 0.261 0.2 LOS A 0.2 1.7 0.06 0.07 0.06 59.5

9 R2 All MCs 20 0.0 20 0.0 0.261 8.0 LOS A 0.2 1.7 0.06 0.07 0.06 56.9
Approach 517 4.8 517 4.8 0.261 0.5 NA 0.2 1.7 0.06 0.07 0.06 59.4

West: Stuart Avenue

10 L2 All MCs 33 0.0 33 0.0 0.053 7.5 LOS A 0.2 1.3 0.52 0.71 0.52 50.7

12 R2 All MCs 8 0.0 8 0.0 0.053 12.5 LOS B 0.2 1.3 0.52 0.71 0.52 50.6
Approach 41 0.0 41 0.0 0.053 8.5 LOS A 0.2 1.3 0.52 0.71 0.52 50.7

All Vehicles 1068 4.6 1068 4.6 0.261 0.7 NA 0.2 1.7 0.05 0.07 0.05 59.1

Site Level of Service (LOS) Method: Delay (SIDRA). Site LOS Method is specified in the Parameter Settings dialog (Options tab).
Vehicle movement LOS values are based on average delay per movement.
Minor Road Approach LOS values are based on average delay for all vehicle movements.
NA (TWSC): Level of Service is not defined for major road approaches or the intersection as a whole for Two-Way Sign Control
(HCM LOS rule).
Two-Way Sign Control Capacity Model: SIDRA Standard.
Delay Model: SIDRA Standard (Control Delay: Geometric Delay is included).
Queue Model: SIDRA queue estimation methods are used for Back of Queue and Queue at Start of Gap.
Gap-Acceptance Capacity Formula: SIDRA Standard (Akçelik M3D).
HV (%) values are calculated for All Movement Classes of All Heavy Vehicle Model Designation.
Arrival Flows used in performance calculations are adjusted to include any Initial Queued Demand and Upstream Capacity 
Constraint effects.

SIDRA INTERSECTION 9.1 | Copyright © 2000-2023 Akcelik and Associates Pty Ltd | sidrasolutions.com
Organisation: RATIO CONSULTANTS PTY LTD | Licence: PLUS / 1PC | Processed: Friday, May 24, 2024 4:35:23 PM
Project: C:\Users\samuell\Ratio Consultants\19464T - General\Work\Analysis\SIDRA\19464T - SIDRA Analysis - Existing.sip9
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RATIO CONSULTANTS PTY LTD  

8 GWYNNE STREET
ABN 005 422 104  

CREMORNE, VICTORIA 3121
TELEPHONE (03)9429 3111
FACSIMILE    (03)9429 3011

5.2

0.95 3.05

Overall Length 5.200m
Overall Width 1.940m
Overall Body Height 2.200m
Min Body Ground Clearance 0.312m
Track Width 1.840m
Lock to Lock Time 4.00 sec
Curb to Curb Turning Radius 6.30m

B99 Vehicle (AS/NZS2890.1:2004) 
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