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Sufficient information must be provided to enable assessment against the requirements of the planning 
scheme. 

Please provide one copy of all plans with your application. 
 

 

 

Assessment of an application for a Use or Development
What is proposed?:

Description of how the use will operate:

Use Class (Office use only):

New Dwelling

Residential
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Applications may be lodged by email to Council - council@devonport.tas.gov.au  
The following information and plans must be provided as part of an application unless the planning 
authority is satisfied that the information or plan is not relevant to the assessment of the application: 

 

Application fee  

Completed Council application form  

Copy of the current certificate of title, including title plan and schedule of easements  

Any written permission and declaration of notification required under s.52 of LUPAA  

A site analysis and site plan at an acceptable scale on A3 or A4 paper (1 copy) showing:  

• The existing and proposed use(s) on the site  

• The boundaries and dimensions of the site  

• Topography including contours showing AHD levels and major site features  

• Natural drainage lines, watercourses and wetlands on or adjacent to the site  

• Soil type  

• Vegetation types and distribution including any known threatened species, and trees and 
vegetation to be removed 

 

• The location, capacity and connection point of any existing services and 
proposed services 

 

• The location of easements on the site or connected to the site  

• Existing pedestrian and vehicle access to the site  

• The location of existing and proposed buildings on the site  

• The location of existing adjoining properties, adjacent buildings and their uses  

• Any natural hazards that may affect use or development on the site  

• Proposed roads, driveways, parking areas and footpaths within the site  

• Any proposed open space, common space, or facilities on the site  

• Proposed subdivision lot boundaries (where applicable)  

• Details of any proposed fencing  

Where it is proposed to erect buildings, a detailed layout plan of the proposed buildings with 
dimensions at a scale of 1:100 or 1:200 on A3 or A4 paper (1 copy) showing: 

 

• Setbacks of buildings to property (title) boundaries  

• The internal layout of each building on the site  

• The private open space for each dwelling  

• External storage spaces  

• Parking space location and layout  

• Major elevations of every building to be erected  

• The relationship of the elevations to existing ground level, showing any proposed cut or fill  

• Shadow diagrams of the proposed buildings and adjacent structures demonstrating the 
extent of shading of adjacent private open spaces and external windows of buildings on 
adjacent sites 

 

• Materials and colours to be used on roofs and external walls  

Details of any signage proposed  
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Sufficient information must be provided to enable assessment against the requirements of the 

planning scheme. 

Please provide one copy of all plans with your application. 
 

 

 

Assessment of an application for a Use or Development 

What is proposed?:    
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Use Class (Office use only):   

 

 
 

 

 
 

 

 
 

 

 
 

 

 
 

Unit development 

residential 
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Applications may be lodged by email to Council - council@devonport.tas.gov.au  

The following information and plans must be provided as part of an application unless the 

planning authority is satisfied that the information or plan is not relevant to the assessment of the 

application: 

 

Application fee 
 

Completed Council application form  

Copy of certificate of title, including title plan and schedule of easements  

A site analysis and site plan at an acceptable scale on A3 or A4 paper (1 copy) showing:  

• The existing and proposed use(s) on the site  

• The boundaries and dimensions of the site  

• Typography including contours showing AHD levels and major site features  

• Natural drainage lines, watercourses and wetlands on or adjacent to the site  

• Soil type  

• Vegetation types and distribution, and trees and vegetation to be removed  

• The location and capacity of any existing services or easements on the site or 

connected to the site 

 

• Existing pedestrian and vehicle access to the site  

• The location of existing adjoining properties, adjacent buildings and their uses  

• Any natural hazards that may affect use or development on the site  

• Proposed roads, driveways, car parking areas and footpaths within the site  

• Any proposed open space, communal space, or facilities on the site  

• Main utility service connection points and easements  

• Proposed subdivision lot boundaries, where applicable  

• Details of any proposed fencing  

Where it is proposed to erect buildings, a detailed layout plan of the proposed buildings with 

dimensions at a scale of 1:100 or 1:200 on A3 or A4 paper (1 copy) showing: 

 

• Setbacks of buildings to property (title) boundaries  

• The internal layout of each building on the site  

• The private open space for each dwelling  

• External storage spaces  

• Car parking space location and layout  

• Elevations of every building to be erected  

• The relationship of the elevations to natural ground level, showing any proposed cut or fill  

• Shadow diagrams of the proposed buildings and adjacent structures demonstrating the 

extent of shading of adjacent private open spaces and external windows of buildings on 

adjacent sites 

 

• Materials and colours to be used on roofs and external walls  

A plan of the proposed landscaping including: 
 

• Planting concept  

• Paving materials and drainage treatments and lighting for vehicle areas and footpaths  

• Plantings proposed for screening from adjacent sites or public spaces  

Details of any signage proposed  

X

X
X
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Value of use and/or development 

$   

 
 

 

Notification of Landowner/s (s.52 Land Use Planning and Approvals Act, 1993) 

If land is not in applicant’s ownership 

I,  declare that the owner/s 

of the land has/have been notified of my intention to make this application. 

 

Applicant’s signature: Date:     

 

If the application involves land owned or administered by the Devonport City Council 

Devonport City Council consents to the making of this permit application. 

 

General Manager’s  signature: Date:     

 

If the application involves land owned or administered by the Crown 

Crown consent must be included with the application. 
 

 

 

Signature 

I apply for consent to carry out the development described in this application. I declare that all the 

information given is true and correct.  I also understand that: 

• if incomplete, the application may be delayed or rejected; and 

• more information may be requested in accordance with s.54 (1) of LUPAA. 

 

PUBLIC ACCESS TO PLANNING DOCUMENTS - DISCRETIONARY PLANNING APPLICATIONS (s.57 of LUPAA)  

I understand that all documentation included with a  discretionary application will be made 

available for inspection by the public.  

 

Applicant’s signature: Date:     

PRIVACY ACT 

The personal information requested on this form is being collected by Council for processing applications under 

the Land Use and Planning Approvals Act 1993 and will only be used in connection with the requirements of this 

legislation.  Council is to be regarded as the agency that holds the information. 

 
 

 

Fee & payment options  

 

 

 

DD 
Pay by Direct Deposit – BSB: 067-402 Account No. 000 000 13 – Please quote your 

application number. 

 

Pay in Person at Service Tasmania – Present this notice to any Service Tasmania 

Centre, together with your payment.  See www.service.tas.gov.au for opening hours. 

 

Pay by Phone – Please contact the Devonport City Council offices on 64240511 

during office hours, Monday to Friday. 
 

  
Pay by Post – Cheques should be made payable to Devonport City Council and 

posted to PO Box 604, Devonport, Tasmania, 7310. 

Karlieanne White

08/11/2022

08/11/2022

4,400,000
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From: Andrew Addison <hydeco.aa@gmail.com>
Sent: Wednesday, 5 April 2023 12:01 PM
To: Devonport City Council
Subject: Representation - Planning Permit PA2022.0199 - 108 River Road Ambleside from 

Andrew Addison

General Manager 
Devonport City Council 
PO Box 604 
Devonport, TAS, 7310 
 
Dear Sir, 
 
I own the property at 3 Ambleside Place, Ambleside. This E Mail serves to confirm my Representation toward the 
Application for Planning Permit  PA2022.0199 that relates to 108 River Road, Ambleside. 
 
This Planning Permit is for the construction of 13 dwellings on a property adjoining my own. The 
documentation on Council's website does not include an Environmental Impact Assessment (EIA) for this 
development. Consequently, environmental impacts related to this development and how they are going to 
be mitigated currently remain unknown. I would therefore like to review a developed EIA to ensure that 
environmental impacts to me and my property are addressed. At this stage, environmental impacts of 
concern relate to noise, both during and post construction, together with water retention on site. Other 
environmental impacts may become apparent after an EIA is developed for the site.  
 
Please prepare an EIA for this development and then let me comment on how environmental factors 
related to it are to be addressed. The EIA will generally need to include how the development plans to be 
built, by what methods and machinery, and when. The environmental factors relating to these aspects are 
what I am interested in. At this stage, particularly related to noise and water retention on site.  
 
Yours Sincerely, 
 
Andrew Addison 
 

Attachment 3.2.2 Representation PA2022.0199 - 108 River Road PAGE 69

Agenda - PLANNING AUTHORITY COMMITTEE - 8 MAY 2023 ATTACHMENTS









Devonport Local Provisions Schedule – draft amendment AM2022.04 and permit PA2022.0121  

(246 Brooke Street  East Devonport)  

 

2 

 

Under the Landslip Hazard Code (C15.0) application, a subdivision is 

exempt within a low landslip hazard band as per clause C15.4.1, 

provided the proposal does not involve significant works.  

Significant works is defined under this Code as: 

“means any of the following:  

(a) excavation equal to or greater than 1m in depth, 

including temporary excavations for the installation or 

maintenance of services or pipes;  

 

(b) excavation or land filling of greater than 100m3 whether 

or not material is sourced on the site or imported;  

 

(c) felling or removal of vegetation over a contiguous area 

greater than 1000m2;  

 

(d) the collection, pooling or storage of water in a dam, 

pond, tank or swimming pool with a volume of more than 

45 000L;  

 

(e) removal, redirection, or introduction of drainage for 

surface or groundwater; and  

 

(f) discharge of stormwater, sewage, water storage overflow 

or other wastewater.” 

 
Some excavation work will be required as part of the subdivision 

construction. It is not known if the subdivision works will invoke 

significant works. This was noted within the initial report provided to 

Council on January 23, 2023. 

 

Condition 6 of the draft permit – PA2022.0121 prescribed the following 

regarding the landslip considerations for the site:   

 

Attachment 3.3.1 Report on Representations - PA2022.0121 & AM2022.04 - 246 Brooke Street PAGE 73

Agenda - PLANNING AUTHORITY COMMITTEE - 8 MAY 2023 ATTACHMENTS





Devonport Local Provisions Schedule – draft amendment AM2022.04 and permit PA2022.0121  

(246 Brooke Street  East Devonport)  

 

4 

 

- The existing condition of Upper Drew Street is poor with no 

safe access for pedestrians that connect with the proposed 

new pedestrian services. In addition there are no pathways 

extending west of the ‘T’ intersection.  

 

- The traffic management plan provided with the application 

does not reflect the current issues and the amount of traffic 

entering and exiting the Costa site to the south of Upper Drew 

Street and Caroline Street intersection.  

 

- There has been no improvement to utilities (water, power and 

telecommunications) on the proposed access location from 

Upper Drew Street. Concern regarding low water pressure in 

the site’s vicinity.  

 

- The applicant engaged Midson Traffic, providing a Traffic 

Impact Assessment (TIA) for the subdivision. The TIA found that 

the Upper Drew Street access will generate 252 vehicles per 

day and that the additional traffic generation will not 

adversely impact the junction or surrounding road network 

and is in accordance with the AusRoads requirements. 

Council's Infrastructure & Works Department (road authority) 

reviewed the TIA and supported the proposed road 

arrangement. Conditions on the draft permit will ensure the 

Upper Drew Street/Bovill Street intersection is developed 

following applicable Australian standards.  

 

- It is acknowledged the access to 103 John Street 

(CT122479/1), which is currently utilised for berry farming, 

directly adjoins the Upper Drew Street and Bovill Street 

intersection. Council is aware of traffic conflicts and 

investigating how the access can be realigned. However, this 

is considered to be a separate issue to the amendment 

application. 

 

- Conditions in the draft permit require a future footpath west of 

the Upper Drew Street and Bovill Street intersection.  

 

- Conditions on the draft permit will ensure all infrastructure is 

developed in accordance with the relevant authority's 

requirements. 

Public Open Space (s. 42 LUPAA)  

Cash donation in lieu of public open space contribution is not 

acceptable.  

 

Public Open Space  

- The Local Government (Building and Miscellaneous Provisions) 

Act 1993 gives Council the authority to acquire public open 

space (POS) as a part of any subdivision. Council can ask for 

cash in place of POS land contribution if preferred.  

 

- The applicant worked with Council on the POS consideration 

before the application was formally sought. Council 

requested a shared pathway from the head of the cul-de-sac 
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Department of State Growth 
 

4 Salamanca Place, Hobart TAS 7000 

GPO Box 536, Hobart TAS 7001 Australia 

Ph 1800 030 688  Fax (03) 6233 5800   

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

 

Devonport City Council 

137 Rooke Street 

DEVONPORT TAS 7310 

By email: council@devonport.tas.gov.au   

AM2022.04 & PA2022.0121 – rezoning and 39 lot subdivision 

246 Brooke Street, East Devonport 

Thank you for the opportunity to comment on the draft amendment to rezone land to the 

General Residential Zone and combined 39-lot subdivision application at 246 Brooke Street, East 

Devonport. The Department of State Growth (State Growth) has the following comments. 

Landslide hazard 

The land is subject to areas of Low Hazard bands on the Landslide Planning Map and is also near 

to an area of Medium Hazard bands. The proposed cul-de-sac at the north end of the subdivision 

is close to where the Low Hazard Band starts, however it is difficult to determine overlap using 

the pdf maps provided.  

The proposed subdivision will involve major works in proximity to the coastal escarpment (i.e., 

Low Hazard Band area). State Growth therefore recommends that, prior to approval of the 

subdivision, a geotechnical assessment (landslip hazard report) of the site is undertaken. This is 

considered necessary to satisfy the provisions of clause C15.7.1 of the Tasmanian Planning 

Scheme. 

Appropriate water management at the site will be important to ensure that effluent or increased 

runoff does not exacerbate the nearby mapped landslide (Landslide ID 2801) or trigger other 

instability in the adjacent escarpment. For instance, stormwater outfalls and wastewater should be 

kept away from the escarpment. Ideally all stormwater and wastewater should be removed from 

the site via reticulated services along the proposed road. 

Landslide issues should therefore be considered in the design of road works and associated 

stormwater infrastructure and required as a condition on the permit. 

Please do not hesitate to contact Claire Armstrong, Senior Strategic Planner on (03) 6166 3397 or 

email planningpolicy@stategrowth.tas.gov.au who can coordinate engagement with relevant State 

Growth officers. 

Yours sincerely 

 

James Verrier 

Director, Transport Systems and Planning Policy 

2 March 2023 

Representation No. 1
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From: Glenn menere <glennzx10@gmail.com>
Sent: Monday, 6 March 2023 10:17 PM
To: Devonport City Council
Subject: 126 Brook St reasoning & residential development application (PA2022.0121) 

Objections

Attention: General Manager 
As a concerned resident of East Devonport I would like to 
make some specific objections to the proposed re-zoning 
and residential housing lot (39 blocks) development plan. 
Please read the dot points of concern below. 
 
 

o Endangered and vulnerable species frequently utilise the proposed development area, 
ie wedge tailed eagles, White bellied Sea eagles, along with other multiple types of 
hawks and native bird species. There has been no consideration for the local fauna in 
the area. 

o Existing Upper Drew street condition and safety is poor, with no existing safe access for 
pedestrians to link up with the proposed new pedestrian services especially via the 
intersection of Upper res & Bovil. There are no pathways extending west of the ‘T’ 
intersection either. These services require improvement by council. 

o I believe the traffic management plan proposed is outdated & insufficient, and does not 
take into account the high number of vehicle movements of trucks, busses, cars and 
motorcycles servicing the employment and operation of the Costa berry farm 
hothouses opposite and to the south side of Bovil street, whilst there have been no 
accidents reported on Upper drew the existing safety is lacking and requires 
improvement to meet current road rules. There have been multiple near miss 
occurrences at the junction of Upper Drew and Bovil Streets. Some only recently 
reported. There will be an increased likelihood of accidents with the nominated 300 
additional vehicle movements per day, I personally believe this number is on the light 
side should you consider most households have a minimum of two vehicles. 

o There have been no upgrades of roadway safety features since the Costa Berry farm 
planning alteration approved which has come with a major increase in traffic use of 
Upper drew, Bovil and Brooke streets, In particular the ‘T’ intersection at Upper Drew 
and Bovil. 

o No improvements to utilities(water, Power and telecommunications) on the proposed 
access location of Upper Drew Street for the proposed new development application for 
246 Brooke st. In articulate water supply is very poor with pressures dropping to 
around 22psi when more than one resident uses the supply at a time. 

o There has been Poor and insufficient planning application advice to nearby residents, 
only small notice on Brooke St, where as all future traffic and construction works are to 
be accessed via Upper Drew street where all impact to local residents will be directed. 

Representation No. 2
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o Cash “donation” to council in liue of public spaces is unacceptable, this practice almost 
seems to be a documented bribe written into the contract. Let’s just pay an undisclosed 
cash “donation” so that the developer can bypass council legislation and develop 100% 
of area into housing lots. A public/environmental space should be put back into the 
plan, possibly a public/neighbourhood vegetable garden space including a couple 
native species trees and shrubs. Or if the “donation” be received to council the total 
sum be disclosed and used to improve the utilities and service of the adjacent 
residential facilities on upper drew street within the areas of 41 - 47 Upper drew. 

These dot points should be addressed prior to any approval by council. 
I am happy to be contacted by mobile phone to carry out a verbal conversation should you 
wish to discuss finding an amicable solution to my concerns. 
 
Regards, 
Glenn & Michaela Menere 
45 Upper Drew St 
East Devonport 
Mob: 0409 157 637 
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From: Julie Down <julesie59@gmail.com>
Sent: Monday, 6 March 2023 4:53 PM
To: Devonport City Council
Subject: Representation for Proposed Subdivision 246 Brooke Street East Devonport from 

Julie Binns

To whom it may concern 
 
I do not have the application number at hand I apologise as this is last minute, spontaneous and quickly typed on my 
phone to express concern at the proposal.  
 
Speeding traffic on that section of Brooke Street is a grave concern to local residents. Traffic speeds continually daily 
through the 60km zone well over the limit, weekends particularly, at speeds of 80- 100km, often the latter. West 
bound traffic is particularly prone to speeding and extremely dangerous.  
The area  
is rarely policed and if the subdivision proceeds I suggest a round about at Driftwood Sands estate or some 
appropriate alternative to slow traffic be considered and actioned by council as an urgent matter.  
 
Whilst fully realizing the need for more residential options and an increase in available land for housing I am 
concerned at the excessive number of blocks proposed. Given land slip  topography and environmental 
repercussions a reduced number of dwellings would surely be more sustainable. 
 
Whilst understanding regulation around joint rezoning application dictates that notification to adjoining land owners 
is not required nor is a hard copy notification of the application displayed on the property, surely it is encumbant on 
council to specify and disclose the actual address to which the application applies. 
 
 It is a disappointment and absolutely unfair to neighbors that when the application was advertised the address 
specified was 246 Brooke Street which is the postal address of the land owner and much further along the street. 
The property in question would be between 124 and 130 Brooke Street. 
I consider this false and misleading and understand the neighbors who were not aware of the proposal are at a 
distinct disadvantage and justifiably annoyed.  
 
Yours sincerely,  
Julie Binns  
130 Brooke Street,  
East Devonport  
 
 
 
  
 

Representation No. 3
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1

From: Karen Day <divakaz@bigpond.com>
Sent: Monday, 6 March 2023 1:21 PM
To: Devonport City Council
Subject: Representation for Propsed residential development at 126 Brooke St from Day - 

Roberts-Thomson - Suter

Attention: General Manager, 
 
We, the below mentioned property owners in Bovill Street, East Devonport object to the proposed residential 
development at 126 Brooke Street, East Devonport for the following reasons: 
 

1. There has been no ecological assessment conducted on the impact of this development on birds that 
habituate this area. There are two wedge tail eagles and two hawks living nearby. 

2. A traffic assessment has not been conducted. Bovill Street is a narrow thoroughfare that is deteriorating due 
to the increased traffic from the Costa berry farm. Costa trucks cannot pass one another, if travelling in the 
opposite direction, without one having to drive on the grass verge on the western side of the street.  If 
access to this proposed development is to be from Brooke Street via Bovill Street, then Bovill Street in its 
current condition, will not allow safe passage of vehicles. 

3. The junction of Bovill Street and Upper Drew Street is already hazardous to negotiate with traffic leaving the 
Costa berry farm straight out onto Upper Drew Street then onto Bovill Street.  This will only increase with 
the approval of this development. 

4.  As our properties back onto the proposed development, any subsequent buildings will diminish the easterly 
views from our houses and quite possibly result in a loss of value. 

5. It is our understanding that we were supposed to receive a letter from the developers advising us of their 
intentions.  To date, we have not received any written notification. 

6. The noise and dust pollution during construction is not acceptable. 

 
This proposed development comes at the expense of prime agricultural land. Something we have already witnessed 
in this area. 
 
 
Yours sincerely, 
Karen Day 
James & Jacqueline Roberts- Thomson 
Bill Suter 
 
 
 
 

Representation No. 7
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5. Plans submitted with the application for Engineering Design Approval must, to the satisfaction of 
TasWater show, all existing, redundant and/or proposed property services and mains. 

6. Prior to applying for a Permit to Construct, to be able to construct new infrastructure the developer 
must obtain from TasWater Engineering Design Approval for new TasWater infrastructure. The 
application for Engineering Design Approval must include engineering design plans prepared by a 
suitably qualified person showing the hydraulic servicing requirements for water and sewerage to 
TasWater’s satisfaction.   

7. Prior to works commencing, a Permit to Construct must be applied for and issued by TasWater. All 
infrastructure works must be inspected by TasWater and be to TasWater’s satisfaction.  

8. In addition to any other conditions in this permit, all works must be constructed under the 
supervision of a suitably qualified person in accordance with TasWater’s requirements.   

9. Prior to the issue of a Consent to Register a Legal Document  all additions, extensions, alterations or 
upgrades to TasWater’s water and sewerage infrastructure required to service the development, 
are to be completed generally as shown on, and in accordance with, the plans listed in the schedule 
of drawings/documents , and are to be constructed at the expense of the developer to the 
satisfaction of TasWater, with live connections performed by TasWater. 

10. After testing/disinfection, to TasWater’s requirements, of newly created works, the developer must 
apply to TasWater for connection of these works to existing TasWater infrastructure, at the 
developer’s cost. 

11. At practical completion of the water and sewerage works and prior to TasWater issuing a Consent 
to a Register Legal Document, the developer must obtain a Certificate of Practical Completion from 
TasWater for the works that will be transferred to TasWater.  To obtain a Certificate of Practical 
Completion: 

a. Written confirmation from the supervising suitably qualified person certifying that the 
works have been constructed in accordance with the TasWater approved plans and 
specifications and that the appropriate level of workmanship has been achieved. 

b. A request for a joint on-site inspection with TasWater’s authorised representative must be 
made. 

c. Security for the twelve (12) month defects liability period to the value of 10% of the works 
must be lodged with TasWater.  This security must be in the form of a bank guarantee. 

d. Work As Constructed drawings and documentation must be prepared by a suitably qualified 
person to TasWater’s satisfaction and forwarded to TasWater. 

Upon TasWater issuing a Certificate of Practical Completion, the newly constructed infrastructure is 
deemed to have transferred to TasWater. 

12. After the Certificate of Practical Completion has been issued, a 12-month defects liability period 
applies to this infrastructure.  During this period all defects must be rectified at the developer’s cost 
and to the satisfaction of TasWater.  A further 12-month defects liability period may be applied to 
defects after rectification.  TasWater may, at its discretion, undertake rectification of any defects at 
the developer’s cost.  Upon completion, of the defects liability period the developer must request 
TasWater to issue a “Certificate of Final Acceptance”. TasWater will release any security held for the 
defect’s liability period.  

13. 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.  

14. Ground levels over the TasWater assets and/or easements must not be altered without the written 
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Sufficient information must be provided to enable assessment against the requirements of the planning 

scheme. 

Please provide one copy of all plans with your application. 
 

 

 

Assessment of an application for a Use or Development 

What is proposed?:    

 

 
 

 

 
 

 

 
 

 

 
 

 

Description of how the use will operate:    

 

 
 

 

 
 

 

 
 

 

 
 

 

 
 

 

 
 

 

 
 

 

 
 

 

 
 

 

 
 

 

 
 

 

 
 

 

 
 

 

 
 

 

 
 

 

 
 

 

Use Class (Office use only):   

 

 
 

 

 
 

 

 
 

 

 
 

 

 
 

(Rezone and subdivision) Subdivision of the land to 39 Lots

Residential
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Applications may be lodged by email to Council - council@devonport.tas.gov.au  

The following information and plans must be provided as part of an application unless the planning 

authority is satisfied that the information or plan is not relevant to the assessment of the application: 
 

Application fee 
 

Completed Council application form  

Copy of the current certificate of title, including title plan and schedule of easements  

Any written permission and declaration of notification required under s.52 of LUPAA  

A site analysis and site plan at an acceptable scale on A3 or A4 paper (1 copy) showing:  

• The existing and proposed use(s) on the site  

• The boundaries and dimensions of the site  

• Topography including contours showing AHD levels and major site features  

• Natural drainage lines, watercourses and wetlands on or adjacent to the site  

• Soil type  

• Vegetation types and distribution including any known threatened species, and trees and 

vegetation to be removed 

 

• The location, capacity and connection point of any existing services and 

proposed services 

 

• The location of easements on the site or connected to the site  

• Existing pedestrian and vehicle access to the site  

• The location of existing and proposed buildings on the site  

• The location of existing adjoining properties, adjacent buildings and their uses  

• Any natural hazards that may affect use or development on the site  

• Proposed roads, driveways, parking areas and footpaths within the site  

• Any proposed open space, common space, or facilities on the site  

• Proposed subdivision lot boundaries (where applicable)  

• Details of any proposed fencing  

Where it is proposed to erect buildings, a detailed layout plan of the proposed buildings with 

dimensions at a scale of 1:100 or 1:200 on A3 or A4 paper (1 copy) showing: 

 

• Setbacks of buildings to property (title) boundaries  

• The internal layout of each building on the site  

• The private open space for each dwelling  

• External storage spaces  

• Parking space location and layout  

• Major elevations of every building to be erected  

• The relationship of the elevations to existing ground level, showing any proposed cut or fill  

• Shadow diagrams of the proposed buildings and adjacent structures demonstrating the 

extent of shading of adjacent private open spaces and external windows of buildings on 

adjacent sites 

 

• Materials and colours to be used on roofs and external walls  

Details of any signage proposed  
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Value of use and/or development 

$   

 
 

 

Notification of Landowner/s (s.52 Land Use Planning and Approvals Act 1993) 

If land is not in applicant’s ownership 

I,  declare that the owner/s 

of the land has/have been notified of my intention to make this application. 

 

Applicant’s signature: Date:     

 

If the application involves land owned or administered by the Devonport City Council 

Devonport City Council consents to the making of this permit application. 

 

General Manager’s  signature: Date:     

 

If the application involves land owned or administered by the Crown 

Crown consent must be included with the application. 
 

 

 

Signature 

I apply for consent to carry out the use and development described in this application. I declare that 

all the information given is true and correct.  I also understand that: 

• if incomplete, the application may be delayed or rejected; and 

• more information may be requested in accordance with s.54 (1) of LUPAA. 

 

PUBLIC ACCESS TO PLANNING DOCUMENTS - DISCRETIONARY PLANNING APPLICATIONS (s.57 of LUPAA)  

I understand that all documentation included with a  discretionary application will be made available 

for inspection by the public.  

 

Applicant’s signature: Date:     

PRIVACY ACT 

The personal information requested on this form is being collected by Council for processing applications under 

the Land Use Planning and Approvals Act 1993 and will only be used in connection with the requirements of this 

legislation.  Council is to be regarded as the agency that holds the information. 

 
 

 

Fee & payment options  

 
 

 

DD 
Pay by Direct Deposit – BSB: 067-402 Account No. 000 000 13 – Please quote your 

application number. 

 

Pay in Person at Service Tasmania – Present this notice to any Service Tasmania Centre, 

together with your payment.  See www.service.tas.gov.au for opening hours. 

 

Pay by Phone – Please contact the Devonport City Council offices on 64240511 during 

office hours, Monday to Friday. 
 

  
Pay by Post – Cheques should be made payable to Devonport City Council and 

posted to PO Box 604, Devonport, Tasmania, 7310. 

NA subdivision

Michelle Schleiger

28 June 2022

28 June 2022
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Form No. 1 

Owners’ consent
Requests for amendments of a planning scheme or Local Provisions Schedule and applications for 
combined permits require owners’ consent. This form must be completed if the person making the 
request is not the owner, or the sole owner. 

The person making the request must clearly demonstrate that all owners have consented.  

Please read the notes below to assist with filling in this form. 

1. Request made by:
Name(s):

Email address 

Contact number: 

2. Site address:
Address:

Property identifier (folio of the Register for all lots, PIDs, or affected lot numbers on a strata plan): 
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246 BROOKE ST EAST DEVONPORT TAS 7310



 

2 

3. Consent of registered land owner(s): 
Every owner, joint or part owner of the land to which the application relates must sign this form (or 
a separate letter signed by each owner is to be attached). 
Consent to this request for a draft amendment/and combined permit application is given by: 

Registered owner :  

Property identifier (folio of the Register for all lots, PIDs, or affected lot numbers on a strata plan): 
 

 
Position  
(if applicable): 

 

 
Signature:  Date:  

 
Registered owner 
(please print): 

 

Property identifier (folio of the Register for all lots, PIDs, or affected lot numbers on a strata plan): 
 

 
Position  
(if applicable): 

 

 
Signature:  Date:  

 
Registered owner 
(please print): 

 

Property identifier (folio of the Register for all lots, PIDs, or affected lot numbers on a strata plan): 
 

 
Position  
(if applicable): 

 

 
Signature:  Date:  
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3 

NOTES: 

a. When is owners’ consent required? 

Owners’ consent is required for: 

• amendments to an interim planning scheme or to a Local Provisions Schedule1; or  
• combined permits and amendments2. 

Owners’ consent must be provided before the planning authority determines to initiate, certify or prepare the 
amendment. 

b. Who can sign as owner? 

Where an owner is a natural person they must generally sign the owner’s consent form personally. 

Where an owner is not a natural person then the signatory must be a person with legal authority to sign, for 
example company director or company secretary. 

If the person is acting on behalf of the owner under a legal authority, then they must identify their position, for 
example trustee or under a power of attorney. Documentary evidence of that authority must also be given, 
such as a full copy of the relevant Trust Deed, Power of Attorney, Grant of Probate; Grant of Letters of 
Administration; Delegation etc. 

Please attach additional pages or separate written authority as required. 

c. Strata title lots 

Permission must be provided for any affected lot owner and for common property for land under a strata title 
under the Strata Titles Act 1998. For common property, permission can be provided in one of the following 
ways: 

i. a letter affixed with the body corporate’s common seal, witnessed by at least two members of the 
body corporate (unless there is only one member, in which case the seal must be witnessed by that 
member) and which cites the date on which the body corporate or its committee of management met 
and resolved to give its consent to the application; or, 

ii. the consent of each owner of each lot on the strata plan. 

d. Companies 

If the land is owned by a company the form is to be signed by a person with authority in accordance with the 
Corporations Act 2001 (Cwth). 

e. Associations 

If the land is owned by an incorporated association the form is to be signed by a person with authority in 
accordance with the rules of the association. 

f. Council or the Crown 

If the land is owned by a council or the Crown then form is to be signed by a person authorised by the relevant 
council or, for Crown land, by the Minister responsible for the Crown land, or a duly authorised delegate.  

The name and positions of those signing must be provided. 

Effective Date:  September 2021 

                                                           
1 under section 33(1) of the former provisions of the Land Use Planning and Approvals Act 1993 or section 37 of the current 
provisions. 
2 under section 43A of the former provisions or section 40T of the current provisions of the Act 
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43 Formby Road, Devonport, Tasmania 7310 

Phone: 1300 746 466 

Email: admin@pinionadvisory.com 

www.pinionadvisory.com 

 

Report author:  Faruq Isu MAppSc (AgrSc)  

Jason Lynch B.App Sci.(hort) CPAg 

 

 

An appropriate citation for this report 
is:  

Pinion Advisory, 2022, Agricultural assessment and rezoning 
report – 246 Brooke St, Prime Plus Investments Pty. Ltd., 
Launceston, TAS 

Document status:  

Date Status /Issue 
number 

Reviewed by Authorised by Transmission 
method 
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26/04/22 Final Draft JL FI Email 

09/05/22 Final Draft QA MR FI Email 
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This report has been prepared in accordance with the scope of services described in the contract or 

agreement between Pinion Advisory and the Client. Any findings, conclusions or recommendations 

only apply to the aforementioned circumstances and no greater reliance should be assumed or drawn 

by the Client. Furthermore, the report has been prepared solely for use by the Client and Pinion 

Advisory accepts no responsibility for its use by other parties. 
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Executive Summary 
This agricultural assessment and rezoning report have been prepared on behalf of the proponent, 

Prime Plus Investments Pty. Ltd., and covers the various aspects for the proposed rezoning of the 

property at 246 Brooke St, East Devonport TAS 7310, under the Tasmanian Planning Scheme. The 

proponent proposes the property (title ref 9450/29) be zoned General Residential. 

The property (title 9450/29) in question covers approximately 3.47ha of land. The property consists 

of land capability class 2e, 3e and 4ew (Figure 6). Approximately 74% of the land is prime agricultural 

land.  The land is suitable for cropping with slight to moderate limitations on class 2 (approx. 34% or 

1.17ha) and 3 (approx. 40% or 1.39ha) land and restricted cropping on class 4 (approx. 26% or 0.91ha) 

land. All land classes are suitable for pastoral use with slight to moderate limitations. However, the 

proximity to the dwellings in the General Residential Zone to the west and north and the single 

dwelling to the east, makes the property severely constrained and fettered for agricultural activities.  

Thus, the property (title 9450/29) is incapable of supporting meaningful commercial scale agriculture 

due a range of limitations including its size, block layout, topography and location, which restricts both 

the current and future potential productivity and diversity of agricultural land use activity and 

enterprise mix. If a livestock enterprise were to be established on the title, the bordering General 

Residential Zone to the north and west would result in exposure to a high level of fettering due to 

issues associated with biosecurity incursions, dog menace, unauthorised visitors, disturbance to the 

livestock and also highly likely to result in complaints associated with noise, odours and dust emissions 

and the application of agricultural chemicals and possible spray drift.  

Thus, the property (title 9450/29) in question is severely limited in its current and future agricultural 

potential. It is constrained agriculturally and would not be able to support a profitable cropping or 

grazing enterprise and has been identified as having a negligible level of local or regional agricultural 

significance.  

Therefore, the proposed rezoning from Agriculture Zone to General Residential Zone for the property 

(title 9450/29) at 246 Brooke St, East Devonport can be supported.  
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1 Purpose  
This report has been undertaken on behalf of Prime Plus Investments Pty. Ltd. (the proponent) to 

assess the General Residential Zoning potential of the property title 9450/29 at 246 Brooke St, East 

Devonport TAS 7310, under the Tasmanian Planning Scheme.  

1.1 General Overview 

1.1.1 Land Capability 

The currently recognised reference for identifying land capability is based on the class definitions and 

methodology described in the Land Classification Handbook, Second Edition, C.J Grose, 1999, 

Department of Primary Industries, Water and Environment, Tasmania.   

Most agricultural land in Tasmania has been classified by the Department of Primary Industries and 

Water at a scale of 1:100,000, according to its ability to withstand degradation.  A scale of 1 to 7 has 

been developed with Class 1 being the most productive for agriculture and resilient to degradation 

and Class 7 the least suitable to agriculture.  Class 1, 2 and 3 is collectively termed “prime agricultural 

land”.  For planning purposes, a scale of 1:100,000 is often unsuitable and a re-assessment is required 

at a scale of 1:25,000 or 1:10,000.  Factors influencing capability include elevation, slope, climate, soil 

type, rooting depth, salinity, rockiness and susceptibility to wind, water erosion and flooding.  

1.1.2 Report Author(s) 

In providing the opinion enclosed here, it is to be noted that Faruq Shahriar Isu, holds a Master of 

Applied Science (Agricultural Science) and has over two years’ experience in agribusiness and 

agricultural research in Tasmania. Faruq is trained to carry out land capability and suitability 

assessments. He has previously used these skills to select trial sites for agricultural research and more 

recently engaged to undertake agricultural assessment within several municipalities in northern 

Tasmania. 

In providing the opinion enclosed here, it is to be noted that Jason Lynch possesses a Bachelor of 

Agricultural Science (horticulture) and is a certified practising agriculturalist (CPAg) and has over 20 

years’ experience in the agricultural industry in Tasmania.  Jason is skilled to undertake agricultural 

and development assessments as well as land capability studies.  He has previously been engaged by 

property owners, independent planners, and surveyors to undertake assessments across 22 

municipalities across Tasmania. 

1.1.3 Tasmanian Planning Scheme - LPS 

The Tasmanian Planning Scheme sets out the requirements for use and development of land in the 

Devonport municipality in accordance with the Land Use and Approvals Act 1993.   
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Figure 1. Location of the property with tile (9450/29) boundary outlined in blue (Source: The LISTMap). 

 
Figure 2. Topographic grey scale map of the property (Source: The LISTMap). 

9450/29 

9450/29 
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Figure 3. The property is held as private freehold (pale yellow) and immediately surrounded by the same. Blue titles 
indicate authority freehold (Source: The LISTMap). 

 
Figure 4. The property is zoned Agriculture (brown). Red areas indicate General Residential Zones and brown area 
indicates Agriculture Zone (Source: The LISTMap).   
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Figure 5. The ‘Land Potentially Suitable for Agriculture Zone’ layer on the LIST identifies the property as Potentially 
Constrained (green) under Criteria 3. Yellow area indicates Potentially Constrained title under Criteria 2A and grey areas 
are excluded from study area due to being General Residential Zones (Source: The LISTMap).  

3 Land capability 
Land capability of the property was assessed according to the Tasmanian Land Capability 

Classification System (Grose, 1999). Land is ranked according to its ability to sustain a range of 

agricultural activities without degradation of the land resource. Class 1 land is considered to be prime 

agricultural land and Class 7 land is unsuitable for agriculture due to severe limitations. A wide range 

of limitations are considered, and the most significant limitation determines its final classification. 

Limitations in relation to soils include stoniness, topsoil depth, drainage and erosion hazard. 

Limitations to topography include slope and associated erosion hazard.  

The East Devonport property consists of land capability class 2e, 3e and 4ew (Figure 6). 

Approximately 74% of the land is prime agricultural land.  The land is suitable for cropping with slight 

to moderate limitations on class 2 (approx. 34% or 1.17ha) and 3 (approx. 40% or 1.39ha) land and 

restricted cropping on class 4 (approx. 26% or 0.91ha) land. All land classes are suitable for pastoral 

use with slight to moderate limitations. However, the proximity to the dwellings in the General 

Residential Zone to the west and north and the single dwelling to the east, makes the property 

severely constrained to agricultural activities.   

The primary limitation of the property, across all land classes, is erosion with the possibility of mass 

movement on steep slopes if soil is left bare. Wetness is also a limiting factor in the flatter, class 4 

land area of the property, where waterlogging conditions can limit vegetation growth. Complex 

topography is a secondary limitation that is present on the property, given the undulating nature and 

steep open slopes on a relatively small, rectangular block of land. 

9450/29 
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Class 2 land is defined as: 
 
Land suitable for a wide range of intensive cropping and grazing activities. Limitations to use are 

slight, and these can be readily overcome by management and minor conservation practices. 

However, the level of inputs is greater and the variety and/or number of crops that can be grown 

is marginally more restricted, than for Class 1 land. This land is highly productive but there is an 

increased risk of damage to the soil resource or of yield loss. The land can be cropped five to eight 

years out of ten in a rotation with pasture or equivalent during 'normal' years, if reasonable 

management inputs are maintained. 

Class 3 land is defined as: 
 
Land suitable for cropping and intensive grazing. Moderate levels of limitation restrict the choice 

of crops or reduce productivity in relation to Class 1 or Class 2 land. Soil conservation practices 

and sound management are needed to overcome the moderate limitations to cropping use. 

Land is moderately productive, requiring a higher level of inputs than Classes 1 and 2. Limitations 

either restrict the range of crops that can be grown or the risk of damage to the soil resource is 

such that cropping should be confined to three to five years out of ten in a rotation with pasture 

or equivalent during normal years. 

Class 4 land is defined as:  
 
Land primarily suitable for grazing but which may be used for occasional cropping. Severe limitations 
restrict the length of cropping phase and/or severely restrict the range of crops that could be grown. 
Major conservation treatments and/or careful management is required to minimise degradation. 
 
Cropping rotations should be restricted to one to two years out of ten in a rotation with pasture or 
equivalent, during ‘normal’ years to avoid damage to the soil resource. In some areas longer cropping 
phases may be possible but the versatility of the land is very limited. (NB some parts of Tasmania are 
currently able to crop more frequently on Class 4 land than suggested above. This is due to the climate 
being drier than ‘normal’.  However, there is a high risk of crop or soil damage if ‘normal’ conditions 
return.) 
 
The key land capability limitations associated with this property are: 

• Erosion (e):  caused by wind and/or water if soils are exposed or left bare. Recommended to 
keep under vegetation cover. 

• Wetness (w): caused by the movement of water from surface runoff accumulating in areas on 

the flatter soil and depressions.  The result is areas remaining wet for prolonged periods in 

winter and spring.  This restricts the usable arable areas in winter predominantly, allowing for 

grazing only during dry periods.   

• Complex topography (x): caused by irregular, uneven or dissected topography which limit 

ease of management of the property, holistically.  
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Figure 6. Land capability map of the property. The property consists of class 2e (red), 3e (yellow) and 4ew (green) land 
(Source: The LISTMap).  
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3.1 Soils  
Soils present on the property (title 9450/29) are red, friable, clay loam ferrosols developed on tertiary 

non-marine deposits and basalt rock. 

The topography of the property (title 9450/29) is complex, given the area, with undulating plains and 

low hills with steep open slopes. The soil is generally well drained and is moderately permeable. 

Topsoil depth varies according to location, ranging from approximately 10-30cm deep.  

The soil type is consistent with the geology, topography and elevation at the property (title 9450/29).  

These clay loam soils are characterised by being well drained and fertile.  Having good drainage, these 

soils are well suited to cropping (Class 2 and 3 land) and grazing, but can dry out over the summer, 

unless irrigated.  Practically, cropping potential is limited on the property, as class 4 land and the 

majority of class 3 land are on open slopes, requiring careful management. Intensive grazing 

immediately following heavy rainfall, when soils are saturated, can lead to compaction.   

The key limitations associated with the soil type are:  

- Wetness (w) resulting in waterlogging during winter or periods of heavy rainfall.  

- Erosion (e) when soil exposed without vegetation are subject to sheet and wind erosion. 

Possible mass movement. Therefore, maintaining sufficient ground cover is advised.   

 

Given the soil types, topography, climate and range of land capability classes, the property is suitable 

for agricultural use, in theory. However, the close proximity to neighbouring dwellings, particularly 

in the General Residential Zone to the west, severely constrains the potential for cropping operations 

at the property by restricting spray areas and irrigation regimes.  

It is noted that dryland cereal cropping has been conducted in the past and although there is no 

irrigation infrastructure at the title in question, irrigation water allocation is available to the other 

title at 246 Brooke St. Title 9450/29 is seldom irrigated (once in the last two years), due to the 

difficulty presented by neighbouring dwellings, topography and logistical challenges. This is relatable 

given this title (9450/29) is an isolated small parcel of land and is Potentially Constrained (Criteria 3) 

for agriculture, unlike the other title at the property. Therefore, non-agricultural land use and 

rezoning of the property can be supported.  
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Image 1. Soil profile 1. Red, clay loam Ferrosol on class 4 land (photo taken at site assessment on 13/0422). 

 
Image 2. Various sizes of stones found in soil profile 1 (photo taken at site assessment on 13/0422).  
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Image 3. Soil profile 2. Red, clay loam ferrosol over clayey subsoil on class 3 land (photo taken at site assessment on 
13/0422). 

 
Image 4. Shiny faces on pedes of clay loamy to clayey soil in soil profile 2 (photo taken at site assessment on 13/0422). 
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Image 5. Soil profile 3. Deep, red, friable clay loam ferrosol on class 2 land (photo taken at site assessment on 13/0422). 

 

 
Image 6. Neighbouring dwellings in General Residential Zone to the west. View looking west from the approximate middle 
of class 2 land, about 55m from the western boundary of the title (photo taken at site assessment on 13/0422).  
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Image 7. View looking south from class 2 land at the property. Poly tunnels of Costa Strawberry Farm beyond southern 
title boundary fence (photo taken at site assessment on 13/0422). 

 

 
Image 8.View looking north from property entrance at NE corner of the property (photo taken at site assessment on 
13/0422). 
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Image 9. View looking north along the eastern property boundary. Neighbouring dwelling to the east on adjoining land is 
in Agriculture Zone and dwellings to the north, across Brooke St in General Residential zone (photo taken at site 
assessment on 13/0422). 

 
Image 10. Brooke Street along northern property boundary. Dwelling and land across the street are in General Residential 
Zone (photo taken at site assessment on 13/0422).  
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4 Land Use Activity 

4.1 Current agricultural activities conducted 
The property title (9450/29) is under a contract of sale, subject to rezoning approval. The title has 

been recently sown with pasture for low intensity grazing. It has been historically used for dryland 

cropping (wheat) and pasture rotation, grazing three out of 12 months. There is no existing agricultural 

or primary industry infrastructure at the property, apart from water troughs and boundary fencing.  

4.1.1 Adjacent land use activity 

There are no agricultural activities conducted to the north and west, being General Residential Zones. 

There is low intensity grazing conducted on the adjoining title to the east, which also contains a 

residential dwelling, and to the south is controlled environment agriculture, namely Costa Strawberry 

Farm under poly tunnels.  

4.2 Potential agricultural land use activity 

4.2.1 Pastoral use 

The property is suitable for pastural use with slight to moderate limitations. Pastoral use is currently 

limited to dryland, as title (9450/29) does not have any irrigation infrastructure. Based on the 

property’s size, land capability, topography and in conjunction with growing season duration and 

rainfall, it would be reasonable to consider that it can support a potential carrying capacity of 22 

DSE/ha, or a total of approximately 76 DSE/year.  

Thus, it is reasonable to consider that the property has the potential to support 76 head of dry ewes, 

which represents an approximate total annual gross margin of $3,420 (at a gross margin of $45/hd) or 

$985.59/ha. 

A total gross margin income of $3,420 constitutes a marginal income from an agricultural business 

and requires a significant investment from the owner to support its financial commitments to land, 

infrastructure, maintenance, replacement livestock purchases, animal husbandry and business 

operation costs. It is relevant to note that livestock enterprises require supervision and attention to 

livestock regularly during the day and night, particularly during calving/lambing, but also other times 

during weaning, for animal husbandry and animal health and wellbeing. Most livestock tasks are 

conducted during the day, including checking livestock, feeding out and moving livestock to fresh 

paddocks. However, attending to livestock health and wellbeing requires the use of small machinery 

and lights during the evening, night and early morning outside normal business hours, but is normal 

for an agricultural operation. This may result in current and future conflicts with local residential 

landholders if the animals are in close proximity to the residential dwellings. 

4.2.2 Cropping use 

The property title (9450/29) is comprised of approximately 74% prime agricultural land (class 2 and 3) 

and 26% class 4 land, which in theory could be cropped for 2 in every 10 years (Grose 1999). Given the 

relatively small size of the property title (9450/29) and the constraints imposed by dwellings in the 

adjoining General Residential Zone, investment in irrigation infrastructure is unfeasible. Dryland cereal 

production in high rainfall areas has a gross margin of $1,160/ha (DNRET gross margin analysis). 
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Therefore, assuming the class 4 area is appropriately managed and the entire land area is used, the 

cropping gross margin on the title would contribute to $4,025 annually. 

It is to be noted that the gross margin estimate does not incorporate the cropping area that would 

need to be reduced due to the proximity of dwellings in General Residential Zone to the north and 

west, to account for spray drift buffers and other impacts of agriculture activities on residential 

amenities. 

4.2.3 Perennial horticulture use 

While the topography, soil type and climate are suitable to horticultural crops, in the absence of 

irrigation infrastructure and the close proximity to the residential dwellings in East Devonport, there 

are significant constraints and potential conflicts making it unfeasible to operate a horticultural 

enterprise, including berries and viticulture.   

4.3 Impact on agricultural activities and residential amenity of 

neighbouring land 
The agricultural land at title 9450/29 at 246 Brooke St, East Devonport, borders residential dwellings 

in the General Residential Zone to the west and north. There are seven dwellings that border the 

property to the west, some with setbacks of less than 5m, to the north the setback is approximately 

25m. There is also a single dwelling on the adjoining property to the east, with a setback of 

approximately 5m. The title (9450/29) has been identified as Potentially Constrained (Criteria 3) for 

agriculture under the ‘Land Potentially Suitable for Agriculture Zone’ layer in the LIST (Figure 5).  Thus, 

the risk of impact on residential amenity would be considered high given the proximity to the 

agricultural land, if activity is intensified in the future.   

In the Tasmanian Planning Scheme, setback distances in the Agriculture Zone (21.4.2) Acceptable 

solutions A2 states that buildings for sensitive use (i.e. residential dwellings) must be separated from 

an agriculture zone by not less than 200m.  It is noted that when 200m setback circles are placed on 

dwellings to north, east and west (northern and southern most), to show the setback from the 

residential dwellings bordering the property, it encroaches the entire title and extends to the adjoining 

land (Figure 7).    

After inspecting the site (site assessment completed April 13th, 2022), it has been concluded that the 

current land use and existing setback distances are insufficient to prevent unreasonable impact, 

interference and conflict between agriculture and residential amenity and vice versa. 
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5. Fire outbreak   

Risk = Medium. Native and semi-improved grasslands 

and pastures need to be grazed or mown to lower fuel 

loads.  Fire risk can be mitigated by careful operation 

of outside barbeques and disposal of rubbish.  A 

bushfire management plan may be required for the 

proposed development. 

6. Dog menace to neighbouring livestock   

Risk = Medium. Mitigated by ensuring that good 

communication is maintained between the proponent 

and residents of the neighbouring properties. Dogs 

would be managed as per the guidelines determined 

by the council. 

 

4.6 Impact of proposed development on amenity of dwellings on nearby 

land 
There are approximately 98 residential dwellings within 500m of title 9450/29 (Figure 8). All of the 

dwellings, except one to the east, are in the General Residential Zone to the north and west. 

By zoning the proposed title (9450/29) as General Residential, it will form a logical extention of the 

existing General Residential Zone adjoining the subject title to the north and west. Overlaying 200m 

setback circles on each corner of the property, on top of the setback circles in figure 7, shows that 

there will be no significant change in land use interaction with surrounding land nor will it impose 

significant additional constraints on agricultural land use to the east and south (Figure 9) if the 

property (title 9450/29) were to be zoned General Residential and developed in the future.  

 
Figure 8. Approximately 97 residential dwelling in lots (black outline) within 500m of the property (title 9450/29) 
represented by the blue circle. 1 dwelling to the east indicated by black pin is in the Agriculture Zone while the remaining 
are in General Residential Zone (Source: The LISTMap).  
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Figure 9. No significant change in land use interaction as evident by 200m setback (red circles) on each corner of the 
property overlayed over 200m setback (yellow circles) from selected residential dwellings (black pins) surrounding the 
subject title (9450/29) outlined in blue. 

 

4.7 Water storage and resources  
The property is serviced by TasWater for drinking water and sewerage service (The LISTMap).  

The property is located in the Sassafras Wesley Vale Irrigation District, however, the scheme is fully 

allocated and there is no existing irrigation infrastructure at title 9450/29. 
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7 Potential Constraint Analysis and Review 
The property (title 9450/29) has been identified as Potentially Constrained (Criteria 3) for agriculture 

under the ‘Land Potentially Suitable for Agriculture Zone’ layer in the LIST (Figure 5) due to:  

- Title size significantly less than the minimum area for the identified Enterprise Suitability (ES) 

cluster. 

- Adjoining residential development. 

- Not adjoining unconstrained land. 

These factors contribute to a number of constraints which severely limits the current and future 

agricultural land use activity of the block and includes, but not limited to: 

1. Limited scope for agricultural land use activity with severely restricted cropping area in the 

small sized title (approx. 3.47ha) due to proximity of residential dwellings. Pastoral use also 

limited to a low carrying capacity, due to lack of irrigation infrastructure and challenges to 

irrigation, given the topography and bordering General Residential Zone to the north and 

west. 

2. To lift the level of productivity which could be realised, it would require a very significant level 

of investment. However, in reality due to the economics involved, existing constraints and 

challenges and the very long breakeven period, this type of development (i.e. irrigation) would 

not occur on this title. 

3. Operational challenges to a potential sheep grazing enterprise which would exist on the 

property, includes: 

a) Requirement for supplementation with fodder (e.g. silage, hay and/or nitrogen 

fertiliser) at times (e.g. late summer and during winter) of the year when there is 

insufficient pasture growth to meet the livestock feed requirements.  

b) High level of exposure to toxoplasmosis, from the presence and activity of domestic and 

feral cats, which results in poor sheep breeding outcomes due to early/late abortions.  

c) This area is subject to extended dry periods and drought during which significant levels 

of destocking and/or significant levels of supplementary feeding would be required. 

d) The level of economic return generated would not be considered as a commercially 

viable agricultural enterprise. 

4. Existing and future significant expansion of residential development on the land adjacent to 

the northern and western boundary of the property and heightened risk of issues relating to 

incompatible land use activity, as per agricultural versus residential issues including 

complaints and objections against: 

a) Noise from normal farming practices such as the use of machinery (e.g. tractors) and 

livestock. 

b) Odours from livestock, fertiliser and soil conditioners. 

c) The application of agricultural chemicals and associated risk of spray drift and chemical 

trespass, and this can also include both actual and the perceived threats. 

d) Dust when paddocks are being cultivated and the application of fertilisers and soil 

conditioners. 
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e) Stock escaping and causing damage and the needs for higher level fencing including the 

use of electric fencing units. 

f) Inability to use firearms within 200m of a residential dwelling and as a result, browsing 

wildlife control would be constrained. 

5. Existing and future significant expansion of residential development on the land adjacent to 

the southern boundary of the property and heightened risk of issues relating to incompatible 

land use activity, as per residential uses fettering agricultural land use activity including: 

a) Disturbance to livestock, particularly during lambing, from noise generated and 

emanating from normal residential use such as music, lawnmowers, dogs barking. 

b) Dog menace to livestock. 

c) Presence of domestic cats and the risk of transmission of toxoplasmosis to sheep. 

d) Trespass by unauthorised visitors.  

e) Biosecurity issues primarily associated with weed infestation due to the movement of 

garden weeds and challenges associated with managing weed incursions from multiple 

sources. 

f) Traffic volumes along Brooke Street and other nearby suburban roads causing 

disturbance to livestock, particularly during lambing/calving. 

6. The property in question is isolated from other extensive areas of agricultural land which could 

offer the opportunity for being formed into broad parcels of farmland which can attract 

benefits such as scale of economy, enterprise diversification and access to irrigation water. 

Land to the north and west are General Residential Zone. Land to the south is controlled 

environment agriculture. Adjoining land to the east is also Potentially Constrained (Criteria 3) 

for agricultural land use and subject to severe constraints and limitations similar to that of the 

property (title 9450/29) in question. 
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8 PAL Policy Compliance 
An assessment is required to ensure that the proposed development does not conflict with the 

principles outlined in State Policy on the Protection of Agricultural Land 2009 (PAL Policy).  The purpose 

of the PAL Policy is to conserve and protect agricultural land so that it remains available for the 

sustainable development of agriculture, recognising the particular importance of prime agricultural 

land. 

Note that, no one ‘Principle’ should be read in isolation from the others to imply a particular action or 

cause and that generally the principles are to be implemented through the planning scheme as it 

states in the PAL Policy. 

8.1 Principles 

8.1.1 Principle 1 

Agricultural land is a valuable resource and its use for the sustainable development of agriculture 

should not be unreasonably confined or restrained by non-agricultural use or development. 

Response: 

• Due to the size of the property (title 9450/29), topography, lack of irrigation water, likely 

fettering issues and constraints imposed from adjacent general residential land use activity 

and ultimately the financial returns which could be generated from the property (title 

9450/29), it is has negligible potential in terms of further development for agricultural and to 

increase productive capacity of the land. 

• The adjoining land to the south is under controlled environment agriculture and not affected 

by any potential future development and vice versa. The adjoining land to the east is of similar 

size to the subject property and undertakes low intensity agriculture. It contains a dwelling 

and is also Potentially Constrained (Criteria 3) for agriculture (Figure 5) and is similarly 

impacted by the General Residential Zone to the north and west (Figure 9). Therefore, there 

is minimal likelihood of agricultural development or intensification surrounding the subject 

title (9450/29). 

• The property has a negligible level of local and regional significance (see section 5 of the 

agricultural assessment). 

8.1.2 Principle 2 

Use and development of prime agricultural land should not result in unnecessary conversion to non-

agricultural use or agricultural use not dependent on the soil as the growth medium.  

Response: 

• The title in question is Potentially Constrained (Criteria 3) for agricultural land use and borders 

General Residential Zone to the north and west, which significantly increases the residential 

uses fettering agricultural land use (see figure 7 and section 7 of the agricultural assessment).   

• Although in an irrigation district, the title has no existing irrigation infrastructure. The 

development of irrigation at the property is unlikely given the estimated gross margin returns, 
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challenges to irrigation and with the limitations imposed on agricultural land use (see section 

4 of the agricultural assessment).  

• The title does not adjoin unconstrained land and forms a logical extension of the General 

Residential Zone to the north and west. 

8.1.3 Principle 3 

Use and development, other than residential, of prime agricultural land that is directly associated with, 

and a subservient part of, an agricultural use of that land is consistent with this Policy. 

Response: 

• The proposal is for rezoning to General Residential and therefore, any potential future 

development will be residential in nature and therefore, this is not applicable. 

8.1.4 Principle 4 

The development of utilities, extractive industries and controlled environment agriculture on prime 

agricultural land may be allowed, having regard to criteria, including the following: 

(a) minimising the amount of land alienated; 

(b) minimising negative impacts on the surrounding environment; and 

(c) ensuring the particular location is reasonably required for operational efficiency. 

Response: 

• This is not applicable as the proposal is for a General Residential Zoning.  

8.1.5 Principle 5 

Residential use of agricultural land is consistent with the Policy where it is required as part of an 

agricultural use or where it does not unreasonably convert agricultural land and does not confine or 

restrain agricultural use on or in the vicinity of that land. 

Response: 

• The property is already fettered by the adjacent residential land use activity along its northern 

and western boundary and is therefore, severely constrained for agricultural land use (see 

figure 7 and section 7 of the agricultural assessment). 

• The land to the south is under controlled environment agriculture and not affected by any 

potential future development and vice versa. The adjoining land to the east is of similar size 

to the subject property and undertakes low intensity agriculture. It contains a dwelling, is also 

Potentially Constrained (Criteria 3) for agriculture (Figure 5) and is similarly impacted by the 

General Residential Zone to the north and west (Figure 9). Therefore, there is minimal 

likelihood of agricultural development or intensification surrounding the subject title 

(9450/29). 

• The property has a negligible level of local and regional agricultural significance (see section 5 

of the agricultural assessment). 
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8.1.6 Principle 6 

Proposals of significant benefit to a region that may cause prime agricultural land to be converted to 

non-agricultural use or agricultural use not dependent on the soil as a growth medium, and which are 

not covered by Principles 3, 4 or 5, will need to demonstrate significant benefits to the region based on 

an assessment of the social, environmental and economic costs and benefits. 

Response:  

• The property (title 9450/29) is severely constrained for agricultural land use as it borders 

General Residential Zone to the north and west and falls entirely within 200m of the zone (see 

figures 4,5 and 7). 

• The adjoining land to the south is under controlled environment agriculture and not affected 

by any potential future development and vice versa. The adjoining land to the east is of similar 

size to the subject property and undertakes low intensity agriculture. It contains a dwelling, is 

also Potentially Constrained (Criteria 3) for agriculture (Figure 5) and is similarly impacted by 

the General Residential Zone to the north and west (Figure 9). Therefore, there is minimal 

likelihood of agricultural development or intensification surrounding the subject title 

(9450/29). 

• The property has a negligible level of local and regional agricultural significance (see section 5 

of the agricultural assessment). 

• General Residential Zoning of the title will form a logical extension of the existing General 

Residential Zone to the north and west and provide much required space for future green fill 

residential development without significantly impacting existing land use interaction. 

• East Devonport saw an increase in median sale price of 36.9% in 12 months from February 

2021 to January 2022, with an average 9 days on the market and a vendor discounting of -

0.03% (East Devonport House Prices & Property Trends, 2022). This indicates an increase in 

demand for residential dwellings in the region, which is corroborated by a study conducted 

by the University of Tasmania that predicts a population growth of 0.4% for the Devonport 

region and shortage of housing supply by 500 dwellings in 2022 for all of Tasmania, except 

Hobart (The Tasmanian housing market: update 2020-21). The rental market in the Greater 

Devonport area has also seen an increase in rental prices with the median weekly rent 

increasing by 7% for a two-bedroom and 13% for a three-bedroom dwelling, for the year as of 

December 2021 (Tasmanian Rents, 2021), thus, further indicating a demand for residential 

development. 

• Any future development will create employment opportunities in the region and also increase 

consumer intake in terms of home furnishings. As more people move in, this will also create a 

positive flow on effect in the local market and help local businesses. 

8.1.7 Principle 7 

The protection of non-prime agricultural land from conversion to non-agricultural use will be 

determined through consideration of the local and regional significance of that land for agricultural 

use.  

Response -  
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• The property in question holds a very limited level of local and regional importance due to: 

o Relatively small property area (approx. 3.47ha). 

o Challenging topography given the size and scale of the property (title 9450/29). 

o No critical agricultural infrastructure and/or natural features, such as dams, waterways 

or pipelines, are present on the property (title 9450/29). 

o Negligible percentage of both prime and non-prime land area within the Forth mapped 

area (see section 5 of the agricultural assessment). 

o The land to the south is under controlled environment agriculture and not affected by 

any potential future development and vice versa. The adjoining land to the east is of 

similar size to the subject property and undertakes low intensity agriculture. It contains 

a dwelling is also Potentially Constrained (Criteria 3) for agriculture (Figure 5) and is 

similarly impacted by the General Residential Zone to the north and west (Figure 9). 

Therefore, there is minimal likelihood of agricultural development or intensification 

surrounding the subject title (9450/29). 

o The development of irrigation at the property is unlikely given the estimated gross margin 

returns, challenges to irrigation and with the limitations imposed on agricultural land use 

(see section 4 of the agricultural assessment). 

8.1.8 Principle 8 

Provision must be made for the appropriate protection of agricultural land within irrigation districts 

proclaimed under Part 9 of the ‘Water Management Act 1999’ and may be made for the protection of 

other areas that may benefit from broad-scale irrigation development. 

Response: 

• Although in an irrigation district, the title has no existing irrigation infrastructure. The 

development of irrigation at the property is unlikely given the estimated gross margin returns, 

challenges to irrigation and with the limitations imposed on agricultural land use (see section 

4 of the agricultural assessment).  

• Due to the nature of the topography of the block, it would likely need to build an irrigation 

dam if irrigation was to be considered. The associated ANCOLD safety issues and subsequent 

high costs of building and compliance, means that the property is unlikely to be considered 

suitable for and/or benefit from broad scale irrigation development. 

8.1.9 Principle 9 to 11 

Not applicable. 

Response: 

• The remaining principles are not relevant to the subject area.  These principles relate to the 

following: 

o Planning schemes facilitating agricultural use on land zoned for rural purposes (Principle 

9); and 

o Plantation forestry (Principles 10 and 11). 
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9 Conclusion  
1. The property (tile 9450/29) at 246 Brooke Street covers a total area of approximately 3.47ha.  

2. The title is zoned Agriculture and borders General Residential Zone to the north and west. 

3. The property (title 9450/29) is covered by Class 2, 3 and 4 land. 

4. The title is identified as Potentially Constrained (Criteria 3) for agricultural land use. 

5. The property is incapable of supporting meaningful commercial scale agriculture due a range 

of constraints, including its size, block layout, topography and lack of infrastructure which 

limits both the current and future potential productivity and diversity of agricultural land use 

activity and enterprise mix.  

6. Although in an Irrigation District, the property (title 9450/29) has currently no access to 

irrigation water and in the future, this is unlikely to improved.  

7. The property is currently exposed to a high level of fettering due to the large residential 

development adjacent to the northern and western boundary of the property (title 9450/29) 

in question. 

8. If the property was improved and developed for agricultural use, such as for intensive grazing, 

it would likely create issues and result in conflict with the residents in the General Residential 

Zone to the immediate north and west. 

9. The property is effectively isolated from potentially being adhered to adjacent agriculture and 

forming a larger parcel of contiguous agricultural land which would be considered capable of 

supporting commercial scale agricultural land use activity.  

10. The adjoining land to the south is under controlled environment agriculture and not affected 

by any potential future development and vice versa. The adjoining land to the east is of similar 

size to the subject property and undertakes low intensity agriculture. It contains a dwelling is 

also Potentially Constrained (Criteria 3) for agriculture and is similarly impacted by the General 

Residential Zone to the north and west.  

11. There is minimal likelihood of agricultural development or intensification surrounding the 

subject title or on the property (title 9450/29) itself.  

12. The property has a negligible level of local and regional prominence. 
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246 Brooke Street, East Devonport - Traffic Impact Assessment 

1. Introduction 

1.1 Background 

Midson Traffic were engaged by Woolcott Surveys to prepare a traffic impact assessment for a proposed 

residential subdivision development at 246 Brooke Street, East Devonport. 

1.2 Traffic Impact Assessment (TIA) 

A traffic impact assessment (TIA) is a process of compiling and analysing information on the impacts that 

a specific development proposal is likely to have on the operation of roads and transport networks.  A TIA 

should not only include general impacts relating to traffic management, but should also consider specific 

impacts on all road users, including on-road public transport, pedestrians, cyclists and heavy vehicles. 

This TIA has been prepared in accordance with the Department of State Growth (DSG) publication, Traffic 

Impact Assessment Guidelines, August 2020.  This TIA has also been prepared with reference to the 

Austroads publication, Guide to Traffic Management, Part 12: Traffic Impacts of Developments, 2019. 

Land use developments generate traffic movements as people move to, from and within a development.  

Without a clear understanding of the type of traffic movements (including cars, pedestrians, trucks, etc), 

the scale of their movements, timing, duration and location, there is a risk that this traffic movement may 

contribute to safety issues, unforeseen congestion or other problems where the development connects to 

the road system or elsewhere on the road network.  A TIA attempts to forecast these movements and 

their impact on the surrounding transport network. 

A TIA is not a promotional exercise undertaken on behalf of a developer; a TIA must provide an impartial 

and objective description of the impacts and traffic effects of a proposed development.  A full and detailed 

assessment of how vehicle and person movements to and from a development site might affect existing 

road and pedestrian networks is required.  An objective consideration of the traffic impact of a proposal is 

vital to enable planning decisions to be based upon the principles of sustainable development. 

This TIA also addresses the relevant clauses in C2.0, Parking and Sustainable Transport Code, and C3.0, 

Road and Railway Assets Code, the Tasmanian Planning Scheme – Devonport, 2021. 

1.3 Statement of Qualification and Experience 

This TIA has been prepared by an experienced and qualified traffic engineer in accordance with the 

requirements of Council’s Planning Scheme and The Department of State Growth’s, Traffic Impact 

Assessment Guidelines, August 2020, as well as Council’s requirements. 

The TIA was prepared by Keith Midson.  Keith’s experience and qualifications are briefly outlined as follows: 

▪ 26 years professional experience in traffic engineering and transport planning. 

▪ Master of Transport, Monash University, 2006 

▪ Master of Traffic, Monash University, 2004 
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▪ Bachelor of Civil Engineering, University of Tasmania, 1995 

▪ Engineers Australia: Fellow (FIEAust); Chartered Professional Engineer (CPEng); Engineering 

Executive (EngExec); National Engineers Register (NER) 

 

1.4 Project Scope 

The project scope of this TIA is outlined as follows: 

▪ Review of the existing road environment in the vicinity of the site and the traffic conditions on the 

road network. 

▪ Provision of information on the proposed development with regards to traffic movements and 

activity. 

▪ Identification of the traffic generation potential of the proposal with respect to the surrounding 

road network in terms of road network capacity. 

▪ Review of the parking requirements of the proposed development.  Assessment of this parking 

supply with Planning Scheme requirements. 

▪ Traffic implications of the proposal with respect to the external road network in terms of traffic 

efficiency and road safety. 

 

1.5 Subject Site 

The subject site is located at 246 Brooke Street, East Devonport.  The subject site is currently vacant land 

that fronts onto Brooke Street at its northern end and Upper Drew Street at its southern end. 

The subject site and surrounding road network is shown in Figure 1. 
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Figure 3 Brooke Street 

 

 

Beachrock View is a residential street that services a small number of properties.  It terminates at a cul-

de-sac at its northern end and provides connectivity to the small cul-de-sac of Sandwood Place.  It is 

approximately 250 metres long and carries approximately 200 vehicles per day.  The general urban speed 

limit of 50-km/h is applicable to Beachrock View.   

Beachrock View viewed from opposite the subject site is shown in Figure 4. 
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Figure 4 Beachrock View 

 

 

2.2 Road Safety Performance 

Crash data can provide valuable information on the road safety performance of a road network.  Existing 

road safety deficiencies can be highlighted through the examination of crash data, which can assist in 

determining whether traffic generation from the proposed development may exacerbate any identified 

issues. 

Crash data was obtained from the Department of State Growth for a 5+ year period between 1st January 

2017 and 31st March 2022 for the full length of Brooke Street and Upper Drew Street. 

The findings of the crash data is summarised as follows: 

▪ No crashes were reported in Upper Drew Street. 

▪ A total of 14 crashes were reported in Brooke Street during this time.  

▪ Severity.  3 crashes involved minor injury; 1 crash involved first aid at the scene; 10 crashes 

resulted in property damage only. 

▪ Day of week.  Crashes were relatively evenly distributed by day of week.  3 crashes were reported 

on Mondays and Fridays; 2 crashes were reported on Thursdays, Saturdays and Sundays; 1 crash 

was reported on a Tuesday and a Wednesday. 

▪ Time of day.  The majority of crashes were reported between 7:00am and 7:00pm (11 crashes); 

1 crash was reported prior to 7:00am and 2 crashes were reported after 7:00pm. 
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▪ Crash types.  4 crashes involved ‘cross-traffic’ collisions at intersections; 3 crashes involved ‘rear-

end’ collisions at intersections; 2 crashes involved a single vehicle losing control on a curve (‘other-

curve’); and various other crash types with no clear trend. 

▪ Crash locations.  7 crashes were reported at the intersection of Port Sorell Road; 3 crashes were 

reported at the intersection of Tarleton Street; 1 crash was reported at the Bovill Street 

intersection; 3 crashes were reported at mid-block locations.  The crash locations are shown in 

Figure 5. 

▪ Vulnerable road users.  1 crash involved a motorcycle.  This crash occurred at 5:30pm on Friday 

16th 2017 involving a motorcycle losing control at the Port Sorell Road junction.  The crash involved 

property damage only. 

 

The crash data associated with Brooke Street is considered typical of a major collector road in an urban 

environment.  The crash data does not provide an indication that there are any pre-existing road safety 

deficiencies that may be exacerbated by traffic generated by the development proposal. 

 

Figure 5 Crash Locations 

 

Source:  Department of State Growth 
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3. Proposed Development 

3.1 Development Proposal 

The proposed development is a 40-lot residential subdivision.  The subdivision includes a central access 

road with a straight alignment, terminating at a cul-de-sac at its northern end.  A pedestrian path will 

connect between the cul-de-sac termination and Brooke Street.  A total of 6 lots are proposed to have 

their own driveway connecting directly onto Brooke Street. 

The residential lots vary in size between 531 m2 to 1,030 m2. 

The proposed development is shown in Figure 6. 
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Figure 6 Proposed Development Plans 
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4. Traffic Impacts 

4.1 Trip Generation 

Traffic generation rates were sourced from the RMS Guide.  The RMS Guide (and RMS updated surveys) 

states the following traffic generation rates for residential developments: 

▪ Daily vehicle trips    7.4 per dwelling 

▪ Weekday peak hour vehicle trips   0.78 per dwelling 

 

Based on these rates, the traffic generation from the subdivision when fully developed (with all dwellings 

occupied within the subdivision) is likely to be in the order of 296 vehicles per day, with a peak of 31 

vehicles per hour. 

4.2 Trip Assignment 

During the AM peak, 70% of traffic is outward/ 30% inward.  During the PM peak, 40% of traffic is 

outward/ 60% inward. 

The connectivity of Drew Street with the road network will result in all traffic movements being left-in/ 

right-out at the junction to the site. 

4.3 Access Impacts 

The Acceptable Solution A1.2 of Clause C3.5.1 of the Planning Scheme states: “For a road, excluding a 

category 1 road or a limited access road, written consent for a new junction, vehicle crossing, or level 

crossing to serve the use and development has been issued by the road authority”.   

Council (as road authority) have not provided written consent for the new road junction at Upper Drew 

Street.  The development includes one new road junction at Drew Street and six new driveway accesses 

on Brooke Street.  The Acceptable Solution A1.2 of Clause C3.5.1 of the Planning Scheme is therefore not 

met. 

The Performance Criteria P1 of Clause C3.5.1 of the Planning Scheme states: 

“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; 
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(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”. 

  

The following is relevant with respect to the development proposal: 

a. Increase in traffic.  The increase in traffic at the Upper Drew Street access will be approximately 

252 vehicles per day.  The peak traffic generation at the access will be approximately 27 vehicles 

per hour (less than 1 vehicle every two minutes on average).  The new road junction access to 

the site can cater for the relatively small peak hour traffic generation with a high level of service.  

The increase in traffic on Brooke Street will be 44 vehicles per day (6 lots) with a peak increase 

of 5 vehicles per hour.   

b. Nature of traffic.  The traffic generation will be residential in nature.  This is consistent with traffic 

currently utilising Upper Drew Street and Brooke Street near the subject site.   

c. Nature of road.  Upper Drew Street is a local access road that services Brooke Street is a collector 

road that carries traffic volumes that are consistent with the provision of road junctions along its 

length.   

d. Speed limit and traffic flow of road.  The posted speed limit of Upper Drew Street is 50-km/h and 

the existing volumes near the subject site are less than 100 vehicles per day.  The posted speed 

limit of Brooke Street is 60-km/h.  Traffic volumes are estimated to be in the order of 2,500 

vehicles per day. 

e. Alternative access.  No alternative access is considered necessary or possible.  It is considered 

preferrable to have the primary site access on Upper Drew Street which is has a lower traffic 

volume than Brooke Street. 

f. Need for use.  The junction is required to provide access to the lots associated with the subdivision. 

g. Traffic impact assessment.  This report documents the findings of a traffic impact assessment. 

h. Road authority advice.  No written advice was received by Council (as road authority).  Council 

provided advice that the development requires a TIA to accompany the development application. 

 

Based on the above assessment, the development meets the requirements of Performance Criteria P1 of 

Clause C3.5.1 of the Planning Scheme.  Specifically, the new junction with Upper Drew Street will generate 

252 vehicle movements per day (two-way movements), with a peak of 27 vehicle per hour.  The traffic 

generation will not have any significant adverse impacts on the capacity of the junction or the surrounding 

road network. 
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4.4 Sight Distance Assessment 

The availability of sufficient sight distance at an access or junction of a road is critical for road safety.  The 

proposed development will incorporate a new road junction onto Upper Brooke Street.   

4.4.1 Upper Drew Street Sight Distance 

Austroads defines Safe Intersection Sight Distance (SISD) as follows: 

“SISD Provides sufficient distance for a driver of a vehicle on the major road to observe a vehicle 

on a minor road approach moving into a collision situation (e.g. in the worst case, stalling across 

the traffic lanes) and to decelerate to a stop before reaching the collision point. 

Is viewed between two points to provide inter-visibility between drivers and vehicles on the major 

road and minor road approaches. It is measured from a driver eye height of 1.1 m above the road 

to points 1.25m above the road which represents drivers seeing the upper part of cars. 

Assumes that the driver on the minor road is situated at a distance of 5.0 m (minimum of 3.0 m) 

from the lip of the channel or edge line projection of the major road. SISD allows for a 3 second 

observation time for a driver on the priority legs of the intersection to detect the problem ahead 

(e.g. car from minor road stalling in through lane) plus the SSD. 

Provides sufficient distance for a vehicle to cross the non-terminating movement on two-lane two-

way roads, or undertake two-stage crossings of dual carriageways, including those with design 

speeds of 80-km/h or more. 

Should also be provided for drivers of vehicles stored in the centre of the road when undertaking a 

crossing or right-turning movement. 

Enables approaching drivers to see an articulated vehicle, which has properly commenced a 

manoeuvre from a leg without priority, but its length creates an obstruction. 

Is measured along the carriageway from the approaching vehicle to the conflict point, the line of 

sight having to be clear to a point 5.0 m (3.0 m minimum) back from the holding line or stop line 

on the side road”. 

 

The Austroads SISD requirements are applicable to new road junctions.  Austroads requires 97 metres of 

SISD for frontage road with an 85th percentile speed of 50-km/h (with a corresponding driver reaction time 

of 2.0 seconds).   The available sight distance exceeds this requirement in both directions from the 

proposed access (noting that Upper Drew Street is not constructed to the east of the site). 

4.4.2 Brooke Street Sight Distance  

The proposed accesses on Brooke Street are residential driveways, not road junctions.  The sight distance 

requirements for the six frontage lots on Brooke Street were therefore assessed against the requirements 

of AS2890.1. 
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For a frontage road speed of 60-km/h, the required sight distance is 55 metres.  This minimum sight 

distance is available at all frontage lot driveway locations.   

It is noted that sight distance is generally obscured by vegetation on the embankment adjacent to the 

site.  It is recommended that vegetation removal be undertaken along the full frontage of the site to 

maximise sight distance for the six frontage lots on Brooke street.  This is shown in Figure 7. 

Figure 7 Brooke Street Sight Distance 

  

 

4.5 Pedestrian and Cyclist Impacts 

The proposed development is likely to generate a relatively small amount of pedestrian and cyclist activity 

associated with the residential lots.   

A footpath has been constructed on the northern side of Brooke Street and a wide nature strip services 

pedestrian movements to and from East Devonport.   

On-street cycle lanes have been installed on Brooke Street near the subject site, providing separated 

cycling facilities to and from East Devonport. 

 

4.6 Road Safety Impacts 

No significant adverse road safety impacts are foreseen for the proposed development.  This is based on 

the following: 

▪ The relatively small peak hour traffic generation of 31 vehicles per hour will not have any significant 

impact on the traffic efficiency and general operation of the surrounding road network. 

▪ The existing road safety performance of the network in the vicinity of the subject site does not 

indicate that there are any current road safety deficiencies that may be exacerbated by the 

proposed development.   
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▪ Adequate sight distances will be available at the six frontage driveways for the prevailing vehicle 

speeds on Brooke Street.  Sufficient sight distance is available in Upper Brooke Street for the 

proposed junction servicing 34 lots. 

 

4.7 Internal Road Network Assessment 

The subdivision will create a new road that will connect to Upper Drew Street at its southern end and 

terminate at a cul-de-sac at its northern end. 

Council relies on the design criteria of LGAT Tasmanian Standard Drawings and Subdivision Guidelines, 

2013.  The requirements for residential subdivision roads are reproduced in Table 1.  The following 

standards are applicable for the internal road network: 

▪ Road design should be in accordance with Austroads Guidelines.   

▪ LGAT Standard Drawings and Tasmanian Subdivision Guidelines. 

 

Table 1 LGAT Standard Drawings – Road Requirements, Residential 

 

 

 

The appropriate road design for the internal road within the subdivision is a road reservation width of 18 

metres with a sealed road width of 8.9 metres.  The road reservation width of 18 metres is available on 

the subdivision plans.   

The layout of the internal road network will ensure a low-speed environment (notably the relatively short 

length), with good connectivity to the external road network. 
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5. Conclusions 

This traffic impact assessment (TIA) investigated the traffic and parking impacts of a proposed 39-lot 

residential subdivision at 246 Brooke Street, East Devonport. 

The key findings of the TIA are summarised as follows: 

▪ The proposed development is likely to generate 296 vehicles per day, with 31 vehicles per hour 

during peak periods.  The majority of this traffic will access Upper Drew Street. 

▪ The traffic generation at the site’s access meets the requirements of Performance Criteria P1 of 

Clause C3.5.1 of the Planning Scheme. 

▪ The available sight distance at the proposed junction in Upper Drew Street is acceptable in 

accordance with Austroads requirements.  The sight distance for the six frontage lots on Brooke 

Street is acceptable in accordance with AS2890.1 requirements.  It is recommended that 

vegetation removal be undertaken along the frontage of the site on Brooke Street to maximise 

sight distance. 

 

Based on the findings of this report, and subject to the recommendations above, the proposed 

development is supported on traffic grounds. 
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