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TASMAN

geotechnics

07 July 2023

Andres & Cerjanec Superannuation Fund Pty Ltd
1/100 Hobart Road,
KINGS MEADOWS, TAS 7249

Attention: Tricia Andres
Dear Madam

RE: Site Classification Investigation

193 Mount George Road, George Town

1 INTRODUCTION

A geotechnical investigation has been conducted for PMD Architecture at the site of eight proposed
modular units at 193 Mount George Road, George Town (title reference 156738/1).

The investigation has been conducted for the purposes of assessing general subsurface conditions at
the site and consequently assigning a Site Classification in accordance with AS 2870 — 2011
“Residential Slabs and Footings”.

The proposed layout of the site was shown on a series of site plans prepared by PMD Architecture (ref.
The George — Accommodation, DA.01 — DA.07, dated 10 May 2023). The development comprises six
single bedroom accommodation modules, one utility module and one food service/coffee stand module.

2 FIELD INVESTIGATION

A field investigation was conducted by Soil Scan on 25 June 2009 and involved the drilling of two
boreholes (Hole 1 and Hole 2) to the depths of 0.7m and 0.3m respectively, using a mechanical auger.

The proposed site layout is shown in Figure 1.

3 SITE CONDITIONS

The 19.8ha rural property is located on the western foothills of Mount George, about 2km east of
George Town. The site is adjacent to the Mount George scenic lookout and recently constructed
mountain bike trails which run along the southern side of Mount George. Access is via Mount George
Road, which crosses the southern part of the site.

There is a narrow ridge orientated north-west/south-east which terminates near the centre of the site,
running through the central southern portion of the site and continuing offsite to the south-east. To the

Tasman Geotechnics Pty Ltd ABN 96 130 022 589 Reference: TG20055/1 - Olreport
Rev01
16 Herbert Street, Invermay
PO Box 4026, Invermay TAS 7248
338 2398
ngeotechnics.com.au
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north-east and south-west of the ridge alignment the site falls away relatively steeply to the north and
south-west respectively.

The site is mostly forested, with the forest consisting primarily of Allocasuarina verticillata forest
(drooping she-oak) per the TASVEG 4.0 layer on TheLIST. Eucalypt woodland is mapped on the
southern part of the site. Allocasuarina verticillata is drought resistant and can be found on dry rocky
dolerite slopes and on heavy clays derived from dolerite.

The Mineral Resources Tasmania Digital Geological Atlas, 1:25,000 Series, Low Head sheet, shows
the entire site to be located on Jurassic aged dolerite. The boreholes by Soil Scan were reported to
terminate due to refusal on rock at depths of no more than 0.7m below ground level.

The LIST hazard band overlay shows that the flanks of the ridge are mapped in Low and Medium
landslide hazard bands, although these are not mapped along the ridge crest or generally into the
south-eastern part of the site.

Near the northern termination of the ridge is a cleared area of about 7,000m?. The first vegetation
clearing was apparently conducted for a proposed residential development sometime between 2004 —
2011. The development was abandoned, but the cleared area was expanded to the present size in the
period 2011 - 2016. Up to about 1m of fill has been placed on the site. Access to the cleared area is via
a driveway running ~200m along the ridge crest north-west off Mount George Road.

It is proposed that the modular units will be arranged generally around the periphery of the existing
cleared area. Car parking areas will be established at the eastern end of the site adjacent to the existing
driveway. To facilitate the proposed development, further vegetation clearance for BAL reduction is
proposed, on the ridge slopes. The units will require on-site wastewater disposal, and the absorption
trenches are proposed to be in areas to be cleared for BAL reduction. Whilst the modular units are not
proposed to be constructed in the potential landslide hazard areas, the additional vegetation clearance
and wastewater disposal trenches will partially overlap with the mapped landslide hazard bands.

4 CLASSIFICATION

Due to the presence of more than 0.4m of uncontrolled fill (other than sand) at the site of the proposed
house and modular units, the site has been classified as follows:

CLASS P (AS2870 —2011)

Foundation designs in accordance with this classification are subject to the conditions of Section 5.

5 DISCUSSION

5.1 Footings

The presence of fill at the proposed house location requires careful consideration for footing design.
Several options are provided:

Excavate Fill. If existing fill is removed by excavation to expose the natural soil, the natural
site classification may be adopted. The natural site classification is Class S

Deep footings. If the footings are extended through the fill, for example as pier and beam
footings, then they should be founded at least 0.3m into the natural clay. The allowable bearing
pressure for piers embedded at least 0.5m in the natural clay is 150kPa.

High level footings. Given the age of the fill and the light weight nature of the units, footings
may be proportioned for an allowable bearing capacity of 50kPa.

Given the exposed nature of the site to wind, it is likely that uplift forces and overturning will govern
footing design rather than bearing capacity.

Tasman Geotechnics 2
TG20055/1 - O1lreport RevOl
07 July 2023
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The site classification presented in Section 4 assumes that the current natural drainage and infiltration
conditions at the site will not be markedly affected by the proposed site development work. Care should
therefore be taken to ensure that surface water is not permitted to collect adjacent to the structure and
that significant changes to seasonal soil moisture equilibria do not develop as a result of service trench
construction or tree root action.

Attention is drawn to Appendix B of AS 2870 and CSIRO Building Technical File BTF18 “Foundation
Maintenance and Footing Performance: A Homeowner's Guide” as a guide to maintenance
requirements for the proposed structure.

Variations in soil conditions may occur in areas of the site not specifically covered by the field
investigation. The base of all footing or beam excavations should therefore be inspected to ensure that
the founding medium meets the requirements discussed above.

5.2 Landslide Risk

The additional vegetation clearing comprises about 1ha of land, on the south-western, north-western,
and north-eastern flanks of the ridge. The slopes in the area proposed to be cleared are a maximum of
about 17°, on the northern/north-eastern side of the ridge. The wastewater absorption trenches are
proposed to be established in the new cleared areas, which will introduce additional water into the
subsurface.

The Landslide Hazard Bands at the site are based on Launceston Group Slide Susceptibility mapping,
with the Medium bands corresponding to potential source areas and the Low bands corresponding to
potential regression and/or runout areas. The slope threshold angle for Launceston Group (i.e., the
ground slope above which landsliding is considered more likely to occur) is 7° and this forms the basis
for the mapping.

However, we note that in the Tamar Valley, the slope threshold angle for modelling landslides in
Jurassic dolerite is 15°. In Hobart, the slope threshold angle for modelling landslides in Jurassic dolerite
is 41°. The Launceston Group consists of generally poorly consolidated Cenozoic aged sediments, not
Jurassic dolerite.

In our assessment, there is no credible risk of a new deep-seated landslide initiating in Jurassic dolerite
on 17° slopes or flatter as a consequence of vegetation removal and the installation of wastewater
absorption trenches. Dislodgement of rocks (cobbles and/or boulders) during the clearing works and
subsequent minor soil erosion may occur, but the potential runout/receiving areas are undeveloped
forest and hence the consequences are assessewd to be insignificant. The slopes are also not steep
enough to allow dislodged materials to travel significant distances.

Since there is no credible risk of a new deep-seated landslide, there is no credible landslide risk to the
modular units or their occupants or visitors to the site generally arising from the development as
currently proposed.

6 WIND CLASSIFICATION
The wind classification for the site is as follows:

N3 (AS 4055 - 2012)
Based on region, terrain, shielding and topography as follows:

Region Terrain category Topography Shielding
A TC2 T2 NS
Tasman Geotechnics 3
TG20055/1 - O1lreport RevOl
07 July 2023
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Should you require clarification of any aspect of this report, please contact undersigned.
For and on behalf of Tasman Geotechnics Pty Ltd

/

Ny re W1
LV 77

Dr Wayne Griffioen
Principal Geotechnical Engineer

Attachments:  Important Information about your report (1 page)

Figure 1: Site layout (1 page)

References: AS 2870 - 2011 Residential Slabs and Footings
AS 4055 - 2012 Wind Loads for Housing

Tasman Geotechnics 4
TG20055/1 - O1lreport RevOl
07 July 2023

Attachment 7.1.2 Plans and Supporting Documents - DA 2023/58 Page | 180



George Town Council
2023 08 22 ORDINARY COUNCIL MEETING ATTACHMENTS
Agenda

()

TASMAN

geotechnics

Important information about your report

These notes are provided to help you understand the limitations of your
report.

Project Scope

Your report has been developed on the basis of your unique project specific requirements as
understood by Tasman Geotechnics at the time, and applies only to the site investigated.
Tasman Geotechnics should be consulted if there are subsequent changes to the proposed
project, to assess how the changes impact on the report's recommendations.

Subsurface Conditions
Subsurface conditions are created by natural processes and the activity of man.

A site assessment identifies subsurface conditions at discrete locations. Actual conditions at
other locations may differ from those inferred to exist, because no professional, no matter
how qualified, can reveal what is hidden by earth, rock and time.

Nothing can be done to change the conditions that exist, but steps can be taken to reduce the
impact of unexpected conditions. For this reason, the services of Tasman Geotechnics
should be retained throughout the project, to identify variable conditions, conduct additional
investigation or tests if required and recommend solutions to problems encountered on site.

Advice and Recommendations

Your report contains advice or recommendations which are based on observations,
measurements, calculations and professional interpretation, all of which have a level of
uncertainty attached.

The recommendations are based on the assumption that subsurface conditions encountered
at the discrete locations are indicative of an area. This can not be substantiated until
implementation of the project has commenced. Tasman Geotechnics is familiar with the
background information and should be consulted to assess whether or not the report's
recommendations are valid, or whether changes should be considered.

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

TASMAN GEOTECHNICS Rev 02, July 2018
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(eorge Town Council Paul Taylor
‘ 16 Paterson Cr
31 JUL 2073 George Town
ph. I

RECEIVED ]

Action Officer . Dog.No.
Planning Department

George Town Council

Re: Developement Application 2023/58 193 Mount George RD- George Town.
This submission is to register a formal objection the the proposed development.

The property concerned falls within LPS zoning of Scenic Protection Area and as such, is subject
to the State Planning Provisions ( Clause C8.0 scenic protection code).

The conditions of the SPP C8.6.1 Acceptable Solutions part (a) are not met. The development is
on the skyline not 50m in elevation below.

The development acts against the objectives of the code both parts (a) and (b).
It does this by removing vegetation on the visible skyline. SPP C8.6.1 P1.1 (d}

The further removal of vegetation below the site structures to facilitate waste management will
leave visible features on the hill.

The proponent also plans to remove vegetation for bushfire mitigation, both canopy removal and
ground cover. This will visibly alter the scenic values. Both of these activities fail to meet C8.6.1
P1.2(g). No indication has been given as to how much canopy removal will take piace. In terms of
bushfire prevention, anywhere up to 50% could be argued for. Greatly reducing the scenic

amenities.

The buildings themselves will not meet C8.6.1 P1 .2(f) as not only will they be visible on the
skyline, but at night the lighting within the structures and the area lighting will highlight the
developement. On nights of low cioud the light will be diffused and cover the skyline on a glow.

With respect to C8.6.1 P1.2(c). The colour of the structure may be dark in an attempt to blend in
but the windows and solar panels will provide high reflectance. As an example. Solar panels on
Mt. Arthur are highly visible at Pipers Brook when the sun is at the right angle.

In reference to SPP C15.0 Landslip Hazard Code. While the structures themselves do not sit
within the zone overlay, area on the property downslope surrounding the development on 3 sides
do. Zoning shows a classification of a medium risk.

The overlay on the LPS map seems to suggest the earthworks for waste water treatment in some
cases may be in this area. This may be in conflict with SPP C15.0 significant works {a) and (f). It
doesn’t seem clear that a geotechnical practitioner has made an assessment of the effects of
drainage alteration and removal of vegetation on the hydrology of the site and therefore the risk of
exacerbating the likelihood of downsiope earth- movemnents.

Potentially the Council or planning authority may have to request assessment under SPP C15.2.2

Lastly, on the SPP, how to define the term of unreasonable reduction in scenic value.

From the developers point of view everything is great. The view from the accommodation has
been opened up by the removal of vegetation and it looks good.

From down here in the town, one of the few natural features that people all across the town, (one
that many of the residents look to multiple times a day), wifl be permanently altered and
diminished in value. The hill isn’t far enough away to make these structures invisible nor the loss
of vegetation unnoticeable. It’s an unreasonable reduction in the scenic value.
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George Town Structure Plan. (GTSP)

While Mt. George is technically outside the mapped area of the GTSP it does refer to the
“hinterland” as part of the natural scenic values, elements that characterise the area, and
attributes that define the place for the people.

The value of the undeveloped, forested hills into the future as perceived by visitors cannct be
underestimated.

Personally, in the iimited time available to submit this, | have been unable to locate the relevant
provisions with regard to removal of wedge tail and sea eagle habitat. What is known is that North
and East facing slopes with established forest are the preferred habitat for nesting and resting/
perching for observation. Nothing in the development shows any consideration for this. Nor for
that matter is their any consideration for the clearing of fauna habitat or the assessment of native
flora.

Other than the statement of a search of vegetation types through TASVEG. Basically the Survey
equivalent of “l Googled it”.

While it is understood that the Council must assess as a planning authority and can only refuse
based on the relevant statutes. There are other reasons why the councit should fird a statutory
reason to deny.

The proposal to include a coffee and light food venue. This goes against the whole purpose of the
MTB trail. It's hard enough as is to attract the trail users to utilise the hospitality businesses within
the town as it stands now. Drive past the trail parking on a weekend, mostly its full. Spend some
time on the Main Street on the weekend. So far not many cars with mountain bikes attached. So
why promote development that will further subtract potential business from the CBD.

Also, there appears to be quite large spaces between the accommodation modules. Any future
owner would wish to fill this in with more accommodation, the amount of under utilised space is
unusual in the industry. | believe infill is the likely outcome and possibly the original goal. It's
probably much easier to have a smalier development approved initially, then get expansion
approval later, than get a larger project up from the start.

Again, on a personal note. | am not a serial NIMBY objector. | didn’t object to the pointlessly ugly,
I!l conceived new housing development f now have out my window. We need the houses. | accept
that. No longer being able to look up and see a mostly green environment take a prominent place
in the visible landscape. ..the thought sickens me.

| would like to thank the Planning Department and the George Town Councillors for taking the
time to consider this submission,

Sincerely

Pau! Taylor
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Justin Simons

George Town Council

PO Box 161

GEORGE TOWN TAS 7253

9 August 2023

Dear Mr Simons,

REPRESENTATION RESPONSE: VISITOR ACCOMMODATION - SIX UNITS & COFFEE STAND,
193 MOUNT GEORGE ROAD, GEORGE TOWN DA2023/58

This letter is prepared on behalf of Philip Dingemanse, applicant for the above mentioned
development application. | am of the understanding that during the public notification
period one (1) representation was received and | provide comment in relation to the
concerns and matters raised in that single representation.

The representation firstly refers on several occasions to Clause C8.0 Scenic Protection Code
and of the Tasmanian Planning Scheme. | wish to confirm that this development application
is not subject to assessment under any of the provisions of the Tasmanian Planning Scheme,
as this application is to be assessed against the provisions of the George Town Interim
Planning Scheme 2013. The Tasmanian Planning Scheme is not in effect yet for the George
Town municipality. The Planning Authority can only consider and assess an application
under the Scheme effective at the time of the application being considered valid.

Concerns were raised generally though regarding the extent of vegetation removal below
the structures and the visibility of the proposal against the scenic values.

Whilst a bushfire hazard assessment report and bushfire hazard management plan are yet to
be completed for the proposal, as this will be required at the building application stage, my
services were engaged at the planning stage by the proponents to advise of the extent of the
hazard management area only. As the proposal is for visitor accommodation buildings, Class
1b under the National Construction Code, the Director’s Determination — Requirements for
building in bushfire prone areas (transitional) V2.2, requires under Table 4.4 new buildings
for this class to be provided with hazard management areas no smaller than the separation
distance required for BAL 12.5.

A hazard management area means the area, between a habitable building or building area
and an area of bushfire prone vegetation, which provides access to a fire front for
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firefighting, which is maintained in a minimal fuel condition and in which there are no other
hazards present which significantly contribute to the spread of a bushfire.

A hazard management area must be maintained in a low fuel condition throughout the
bushfire season. This will include a number of strategies such as:
e Removing of fallen limbs, sticks, leaf and bark litter;
e Maintaining grass at less than 100mm height;
e Removing pine bark and other flammable mulch (especially from against buildings);
e Thinning out understorey vegetation to provide horizontal separation between
fuels;
e Pruning low-hanging tree branches (<2m from the ground) to provide vertical
separation between fuel layers;
e Pruning larger trees to maintain horizontal separation between canopies;
e Minimise the storage of flammable materials such as firewood;
e Maintaining vegetation clearance around vehicular access and water supply points;
e Use of low-flammability species for landscaping purposes where appropriate; and
e Clearing out any accumulated leaf and other debris from roof gutters.

An effective hazard management areas does not require removal of all vegetation, but
rather, vegetation must be designed and maintained in a way that limits opportunity for
vertical and horizontal fire spread in the vicinity of the building being protected.

It would seem reasonable if Council is concerned regarding the level of vegetation removal
within the hazard management area around the proposed buildings, a condition may be
placed upon any approval requiring further landscaping plans to show vegetation retention
and replanting and this could be required prior to any works commencing on site.

Further to the above information regarding bushfire hazard management areas, | note that
the site is within a Scenic Management Area, and E7.0 Scenic Management Code of the
George Town Interim Planning Scheme 2013 is applicable. The proposal relies on
Performance Criteria P1 of Clause E7.6.2. The proposed development is a modular design
which will facilitate staging of the project and the design approach lessens the visual bulk
and mass of the proposed built elements. The application documentation prepared in
support the application detailed that the high point of the site is approximately AHD 177.6m
whilst the high point of Mount George proper is approximately AHD 190.0m. The proposed
building modules are 3.4m to ridge from floor level, with the maximum proposed ridge level
being approximately AHD 177.7m. Whilst some vegetation management down slope will be
required to mitigate bushfire risk, as detailed above, the removal of all vegetation is not
required and further landscaping can be undertaken within the hazard management area.
Cross sections provided in the application documentation details the general height of
standing vegetation outside of the hazard management area and that height alone of
vegetation will aid in concealing the development proposed.
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The size, scale, materials, colour and form of the buildings proposed together with retention
of a level of existing vegetation and further new landscaping will ensure that the
development does not have a detrimental impact on skylines, ridgelines and prominent
locations. The retention and establishment of vegetation can and will provide a balance
between screening the development in combination with managing bushfire risk and
mitigation.

The design scheme of that proposed ensures that the siting and design of buildings, works
and associated access strips will be unobtrusive to the skyline and hillsides and will
complement the character of the local scenic management area. The intent of the Code is
not to prohibit development and does not require development to be entirely screened or
not visible, it considers that visibility may be a part of development in these areas, but that
development not be conspicuous or attracting attention. The proposal has been designed to
be as inevident as practicable.

Therefore, it is considered that the proposal is consistent with the performance criteria P1 of
Clause E7.6.2 and can be approved. Conditions relating to further provision of landscaping
plans on any planning permit is a reasonable way to ensure that Council is agreeable to the
level of vegetation retention, management and replanting before any works commence.

Kind Regards,

S

Rebecca Green
Senior Planning Consultant & Accredited Bushfire Hazard Assessor

m. 0409 284422
e. admin@rgassociates.com.au
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ATTACHMENT 1: Assessment of Compliance with Acceptable Solutions

The following tables include an assessment of compliance against all of the applicable
Acceptable Solutions of the Planning Scheme.

Where a use or development is compliant with the Acceptable Solutions, Council does not have
the power to exercise discretion, and these matters cannot be used as a basis for refusal of the
application.

Council can consider if conditions are warranted to better meet the Objective of any applicable
standard.

16 Village Zone

16.2 Use Standards

16.2.1 Amenity

Objective

To ensure that all non-residential uses do not adversely impact upon the occupiers of
adjoining and nearby residential uses.

Acceptable Solutions Performance Criteria

A1 If for permitted or no permit required P1 Discretionary uses must not cause or
uses. be likely to cause an environmental

nuisance through emissions including

noise and traffic movement, smoke,

odour, dust and illumination.

Planners Response: Complies with acceptable solution.

The lots are intended to be used for a residential use, a no permit required use in the
Village Zone.

The balance is intended to be used for passive recreation, which is also a no permit
required use in the Village Zone.

A2  Commercial vehicles must only P2 Commercial vehicle operations must

operate between 7.00am and 7.00pm
Monday to Friday and 8.00am to
6.00pm Saturday and Sunday.

demonstrate that the amenity of
residential uses within the
surrounding area will not be unduly
impacted upon by noise from
operations or deliveries from the site.

Planners Response: Complies with acceptable solution.

The lots proposed are anticipated to contain predominantly residential uses. No

commercial use is proposed.

A3  Commercial vehicles are parked
within the boundary of the property.

P3  Parking of commercial vehicles,
including delivery vehicles, are not to
create a traffic hazard or compromise
the mixed use functions of the road.
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Planners Response: Complies with acceptable solution.

No commercial activities or vehicles are proposed.

16.2.2 Village Character

Objective

To ensure that non-residential uses are of an appropriate scale and type to support the

objectives for the settlement.

Acceptable Solutions

Performance Criteria

A1 Non-residential use must not exceed
a combined gross floor area of
250m2over the site.

P1.1 The use is not within the classes of
Business and Professional services,
Education and Occasional care,
General retail and hire, Hotel, Hospital
services, Bulky Goods sales,
Manufacturing and processing; and

P1.2 The size and appearance of the use
does not dominate the character of

the area; and

P1.3 The proposal is consistent with the
local area objectives for visual
character, if any.

Planners Response: Complies with acceptable solution.

No buildings are proposed.

A2 Goods or materials must not be
stored outside in locations visible from
adjacent properties, the road or public
land.

P2 Storage of goods or materials is
consistent with the local area
objectives for visual character, if any.

Planners Response: Complies with acceptable solution.

No goods or materials are proposed to be stored onsite.

A3

a) amanner and location that is not
visible from the road to which the lot
has frontage; and

Waste materials must be stored in:

b)  fully self-contained receptacles
designed to ensure waste does not
escape to the environment.

P3 Waste materials are stored in a
manner that is consistent with the
local area objectives for visual
character, if any.

Planners Response: Not applicable to application.

No waste material storage is proposed. This will be addressed once a specific use and/or

development is proposed.
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16.3 Development Standards
16.3.1 Building Design and Siting
Objective
a) To protect the residential amenity of adjoining lots by ensuring that the height,

setbacks, siting and design of buildings provides adequate privacy, separation,
open space and sunlight for residents; and

b) To ensure that the siting and design of development furthers the local area
objectives and desired future character statements for the area, if any.
Acceptable Solutions Performance Criteria

A1  Site coverage must not exceed 33%. | P1  The proportion of the site covered by
buildings must have regard to the:

a) existing site coverage and any
constraints imposed by existing
development or the features of the
site; and

b)  site coverage of adjacent properties;
and

c) effect of the visual bulk of the building
and whether it respects the village
character; and

d) capacity of the site to absorb runoff;
and

e) landscape character of the area.

Planners Response: Not applicable to application.

No buildings are proposed.
A2  Building height must: P2  Building height must:

a) not exceed 8m; a) be consistent with the local area
objectives, if any; and

b)  protect the residential amenity of
adjoining dwellings from the impacts
of overshadowing and overlooking
having regard to:

i)  the surrounding pattern of
development; and

i) the existing degree of overlooking
and overshadowing; and

iii) the impact on the adjoining
property of a reduction in sunlight
to habitable rooms and private
open space to less than 3 hours
between 9.00 am and 5.00 pm on
June 21 or no increase to existing
overshadowing where greater
than above; and

iv) maintaining reasonable privacy to
private open space and windows;
and
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v) existing screening or the ability to
implement screening to enhance

privacy.
Planners Response: Not applicable to application.
No buildings are proposed.
A3  Primary frontage setbacks must be: P3  Buildings must be set back from the
b) for infill lots, within the range of the having regard to: .
frontage setbacks of buildings on a) the efficient use of the site; and
adjoining lots, indicated by the b) the safety of road users; and
hatched section in Figure 16.4.1B c) the prevailing setbacks of existing
below; and buildings on nearby lots; and
Existing d) the visual impact of the building when
building _ viewed from the road; and
Infill Lot e) retention of vegetation within the front
setback.
7
] exsing
building
Road

Figure 16.4.1B — Primary Frontage
Setback for Infill Lots

c) for corner lots, side walls must be set
back a minimum of 3m from the
secondary frontage.

Planners Response: Not applicable to application.

No buildings are proposed.

A4 Buildings must be set back from the P4  Buildings are sited so that side and
side and rear boundaries a minimum rear setbacks:

distance of 3m. a) protect the residential amenity of
adjoining dwellings from the impacts
of overshadowing and overlooking
having regard to:

i)  the surrounding pattern of
development; and

i) the existing degree of overlooking
and overshadowing; and

ii) the reduction of sunlight to
habitable rooms and private open
space to no less than 3 hours
between 9.00 am and 5.00 pm on
June 21 or no increase to existing
overshadowing where greater
than above; and
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iv) maintaining reasonable privacy to
private open space and windows;
and

v) existing screening or the ability to
implement screening to enhance
privacy; and

b) further the objectives relating to the
visual character of the village.

No buildings are proposed.

Planners Response: Not applicable to application.

16.3.2 Subdivision

Objective

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

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

c) To encourage residential development that respects the village character; and

d) Provides frontage to a road at a standard appropriate for the use; and

e) To further the local area objectives and desired future character statements for the

area, if any.

Acceptable Solutions

Performance Criteria

a)

A1

Each lot must:

have a minimum area in accordance
with Table 16.4.2 below; and

Table 16.4.2 — Lot Size

Connected to
an offsite 1200m?2
reticulated
and re-use
system
For onsite
waste 2500m2
disposal
b)  be able to contain a 18m diameter
circle with the centre of the circle not
more than 18m from the frontage; or
c)  required for public use by the Crown,
an agency, or a corporation all the
shares of which are held by Councils
or a municipality; or
d) for the provision of public utilities; or
e) for the consolidation of a lot with

another lot with no additional titles
created; or

P1

Each lot must have sufficient useable
area and dimensions suitable for its
intended use having regard to:

a) the relevant requirements for
development of buildings on the
lots;

b) the intended location of buildings
on the lots;

c) the topography of the site;

d) the presence of any natural
hazards;

e) adequate provision of private open
space; and

f) the pattern of development existing
on established properties in the
area.
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f) to align existing titles with zone
boundaries and no additional lots are
created; and

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

Planners Response: Relies on performance criteria.

Lot 61 is less than 2500m2in area. Lot 60 does not contain an 18m2diameter circle within
18m of the frontage.

The Performance Criteria are addressed in the body of the report.

A2 Each lot must have a frontage of at P2 No performance criteria.
least 10 metres.

Planners Response: Complies with acceptable solution.

All lots proposed have a frontage of at least 10m.

A3  Each lot must be connected to a: P3  Each new lot created must be:
a) reticulated water supply; and a) in a locality for which reticulated
b) reticulated sewerage system. services are not available or capable

of being connected; and

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

Planners Response: Relies on performance criteria.

The Performance Criteria are addressed in the body of the report.

A4  Each lot must be connected to a P4 If the proposed site is unable to be

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

i) the intensity of runoff that already
occurs on the site before any
development has occurred for a
storm event of 1% Annual
Exceedance Probability (pre-
development levels); and

i) how the additional runoff and
intensity of runoff that will be
created by the subdivision for a
storm event of 1% Annual
Exceedance Probability, will be
released at levels that are the
same as those identified at the
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ii)

iv)

pre-development levels of the
subdivision; and

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

and

nuisance.

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

Planners Response: Relies on performance criteria.

The Performance Criteria are addressed in the body of the report.

CoDE

APPLICABILITY

E1 BUSHFIRE-PRONE AREAS CODE

CODE APPLIES

E2 POTENTIALLY CONTAMINATED LAND CODE

CODE DOES NOT APPLY

E3 LANDsLIP CODE

CODE DOES NOT APPLY

E4 ROAD AND RAILWAY ASSETS CODE

CODE APPLIES

E5 FLooD PRONE AREAS CODE

CODE DOES NOT APPLY

E6 CAR PARKING AND SUSTAINABLE TRANSPORT CODE

CODE APPLIES

E7 SCENIC MANAGEMENT CODE

CODE DOES NOT APPLY

E8 BIODIVERSITY CODE

CODE DOES NOT APPLY

E9 WATER QUALITY CODE

CODE DOES NOT APPLY

E10 RECREATION & OPEN SPACE CODE

CODE APPLIES

E11 ENVIRONMENTAL IMPACTS AND ATTENUATION CODE

CODE DOES NOT APPLY

E12 AIRPORTS IMPACT MANAGEMENT CODE

CODE DOES NOT APPLY

E13 CoAsTAL CODE

CODE APPLIES

E14 SiGNs CODE

CODE DOES NOT APPLY
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E1.0 Bushfire-Prone Areas Code

E1.5 Use Standards

E1.5.1 Vulnerable uses

Objective: Vulnerable uses can only be located on land within a bushfire-prone area where
tolerable risks are achieved through mitigation measures that take into account
the specific characteristics of both the vulnerable use and the bushfire hazard.

ACCEPTABLE SOLUTIONS PERFORMANCE CRITERIA
A1 P1
No Acceptable Solution. A vulnerable use must only be located in a

bushfire-prone area if a tolerable risk from
bushfire can be achieved and maintained,
having regard to:

(a) the location, characteristics, nature and
scale of the use;

(b) whether there is an overriding benefit
to the community;

(c) whether there is no suitable alternative
lower-risk site;

(d) the emergency management strategy
and bushfire hazard management plan;
and

(e) other advice, if any, from the TFS.

Planners Response: Not applicable to application.

No vulnerable uses form part of this proposal. Therefore, this standard is not applicable to
the proposal.

A2 P2

An emergency management strategy, No Performance Criterion.

endorsed by the TFS or accredited person,

that provides for mitigation measures to
achieve and maintain a level of tolerable risk
that is specifically developed to address the
characteristics, nature and scale of the use
considering:

(a) the nature of the bushfire-prone
vegetation including the type, fuel load,
structure and flammability;

(b) the ability of occupants of the vulnerable
use to:

(i) protect themselves and defend
property from bushfire attack;

(i) evacuate in an emergency; and

(iii) understand and respond to
instructions in the event of a
bushfire; and

(c) any bushfire protection measures
available to reduce risk to emergency

Attachment 7.2.1 Attachment 1 Assessment of Compliance with the

Acceptable Solutions DA 20

Page | 197



George Town Council
2023 08 22 ORDINARY COUNCIL MEETING ATTACHMENTS
Agenda

service personnel.

Planners Response: Not applicable to application.

No vulnerable uses form part of this proposal. Therefore, this standard is not applicable to
the proposal.

A3 P3

A bushfire hazard management plan that No Performance Criterion.
contains appropriate bushfire protection
measures that is certified by the TFS or an
accredited person.

Planners Response: Not applicable to application.

No vulnerable uses form part of this proposal. Therefore, this standard is not applicable to
the proposal.

E1.5.2 Hazardous uses

Objective: Hazardous uses can only be located on land within a bushfire-prone area where
tolerable risks are achieved through mitigation measures that take into account the
specific characteristics of both the hazardous use and the bushfire hazard.

ACCEPTABLE SOLUTIONS PERFORMANCE CRITERIA
A1 P1
No Acceptable Solution. A hazardous use must only be located in a

bushfire-prone area if a tolerable risk from

bushfire can be achieved and maintained,

having regard to:

(a) the location, characteristics, nature and
scale of the use;

(b) whether there is an overriding benefit to
the community;

(c) whether there is no suitable alternative
lower-risk site;

(d) the emergency management strategy and
bushfire hazard management plan as
specified in A2 and A3 of this Standard;
and

(e) other advice, if any, from the TFS.

Planners Response: Not applicable to application.

No hazardous use is proposed. Therefore, this standards is not applicable to the proposal.

A2 P2

An emergency management strategy, No Performance Criterion.
endorsed by the TFS or an accredited
person, that provides for mitigation
measures to achieve and maintain a level of
tolerable risk that is specifically developed to
address the characteristics, nature and scale
of the use having regard to:
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(a) the nature of the bushfire-prone
vegetation including the type, fuel load,
structure and flammability; and

(b) available fire protection measures to:

(i) prevent the hazardous use from
contributing to the spread or
intensification of bushfire;

(i) limit the potential for bushfire to be
ignited on the site;

(i) prevent exposure of people and
the environment to the hazardous
chemicals, explosive or emissions
as a consequence of bushfire; and

(iv) reduce risk to emergency service
personnel.

Planners Response: Not applicable to application.

No hazardous uses form part of this proposal. Therefore, this standard is not applicable to
the proposal.

A3 P3

A bushfire hazard management plan that No Performance Criterion.

contains appropriate bushfire protection
measures that is certified by the TFS or an
accredited person.

Planners Response: Not applicable to application.

No hazardous uses form part of this proposal. Therefore, this standard is not applicable to
the proposal.

E1.6 Development Standards

E1.6.1 Subdivision: Provision of hazard management areas

Objective: Subdivision provides for hazard management areas that:

(a) facilitate an integrated approach between subdivision and subsequent
building on a lot;

(b) provide for sufficient separation of building areas from bushfire-prone
vegetation to reduce the radiant heat levels, direct flame attack and ember
attack at the building area; and

(c) provide protection for lots at any stage of a staged subdivision.

ACCEPTABLE SOLUTIONS PERFORMANCE CRITERIA
A1 P1
(a) TFS or an accredited person certifies A proposed plan of subdivision shows
that there is an insufficient increase in adequate hazard management areas in
risk from bushfire to warrant the relation to the building areas shown on lots

provision of hazard management areas | within a bushfire-prone area, having regard to:
as part of a subdivision; or

(b) The proposed plan of subdivision:
(i)  shows all lots that are within or

(a) the dimensions of hazard management
areas;
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partly within a bushfire-prone (b) a bushfire risk assessment of each lot at
area, including those developed at any stage of staged subdivision;
gﬁgzijit;gﬁpf a staged (c) the nature of the bushfire-prone

(i)  shows the Buildin area for each vegetation including the type, fuel load,
lot: 9 structure and flammability;

(ii) shows hazard management areas| (d) the topography, including site slope;
between bushfire-prone (e) any other potential forms of fuel and

vegetation and each building area

; . ignition sources;
that have dimensions equal to, or 9

greater than, the separation (f)  separation distances from the bushfire-
distances required for BAL 19 in prone vegetation not unreasonably
Table 2.4.4 of Australian Standard restricting subsequent development;

AS 3959 — 2009 Construction of (@)

an instrument that will facilitate
buildings in bushfire-prone areas;

management of fuels located on land

and L
external to the subdivision; and
(iv) is accompanied by a bushfire X . HbaIvISt
hazard management plan that (h)  any advice from the TFS.

addresses all the individual lots
and that is certified by the TFS or
accredited person, showing
hazard management areas equal
to, or greater than, the separation
distances required for BAL 19 in
Table 2.4.4 of Australian Standard
AS 3959 — 2009 Construction of
buildings in bushfire-prone areas;
and
(c) If hazard management areas are to be
located on land external to the proposed
subdivision the application is
accompanied by the written consent of
the owner of that land to enter into an
agreement under section 71 of the Act
that will be registered on the title of the
neighbouring property providing for the
affected land to be managed in
accordance with the bushfire hazard
management plan.

Planners Response: Complies with acceptable solution.

The proposal is accompanied by a bushfire report prepared by a qualified person. This
report outlines a bushfire management plan, building areas for any structures located within
the bushfire-prone area and recommendations to ensure the mitigation of risks associated
with bushfire. The assessment demonstrates that all Lots 60 and 61

are capable of achieving BAL 19 or lower and are capable of housing a dwelling. The
proposed open space area is subject to insufficient risk to warrant any specific
management.

E1.6.2 Subdivision: Public and fire fighting access
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