Representation 7 - Plan Place Pty. Ltd.
Waterfront Complex – Devonport Draft LPS Representation

22 May 2020

Mr M. Atkins
General Manager
City of Devonport
PO Box 604
Devonport TAS 7310
c/- council@devonport.tas.gov.au

Dear Mr Atkins,
REPRESENTATION TO THE DEVONPORT DRAFT LOCAL PROVISIONS SCHEDULE
I am writing in regard to the Devonport Draft Local Provisions Schedule (draft
LPS) and the property known as the Waterfront Complex at 17 Devonport Road,
Devonport (CT 42522/4).

Figure 1: The site (red shaded area), Waterfront Complex, 17 Devonport Road,
Devonport, and adjoining Crown land(PID 1962391).

The representation is made by Plan Place Pty Ltd on behalf of the property owner,
Rynmarc Pty Ltd (refer to Figure 1) and also relates to 590m2 of Crown land
0438 155 035
heidi@planplace.com.au
www.planplace.com.au
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(identified in PID 196239). The latter is applicable as the private building, the
Waterfront Function Centre, is partially constructed outside of the property
boundary. The partial location of this building on Crown land was not by error but
legally constructed in 2001 with all necessary consents obtained. This is detailed
in the attached Planning Submission.
The Waterfront Complex (the site) contains a range of use and development
including (refer to Figure 2):
• a function centre and associated car parking area (excess 80 spaces);
• a mini-golf course, BBQ shelter, storage shed and café;
• self-contained apartments (four apartments in two constructed buildings); and
• a manager’s residence.
Additional visitor accommodation apartments as approved by the minor
amendment to Planning Permit PA2014.017 will commence construction in the
near future.
Land Use Composition
The composition of land uses across the site is shown on Figure 2. This highlights
that there are currently three distinct precincts and details the established uses
on the site.
Precinct 1: Function Centre & Car Park
Precinct 1 contains the Waterfront Function Centre building and associated car park
and occupies nearly a third of the site. The internal driveway which extends from the
carriageway of Devonport Road into Precinct 1 is the point of access and egress
servicing the entire site.
The building located on the waterfront is operated as a separate business entity to
any other use on the site. The building and car park is only actively used if there is a
booked function otherwise it sits dormant for the remainder of the time.
The bookings of the function centre are of a varied nature and range from weddings,
birthday parties, government event or similar and are not directly associated with the
use class ‘sport and recreation’ conducted on the site. At present the bookings have
in recent times significantly declined, particularly since the establishment of other
function centres in the municipal area.
The bicycle and pedestrian path forming part of the Great Foreshore Ride is also
contained within Precinct 1 and follows the title boundary of CT 42522/4 before
continuing on the adjoining Crown land. This infrastructure was established in 2011.
0438 155 035
heidi@planplace.com.au
www.planplace.com.au

Page 2 of 6

Waterfront Complex – Devonport Draft LPS Representation

Figure 2: Composition of uses on the site (source: theLISTmap)

Precinct 1 does not contain major recreational facilities such as a golf course, sporting
facilities or the like. Additionally, there are no facilities within Precinct 1 that support
any water based activities that may be undertaken on the Mersey River. The bicycle
and pedestrian path is not considered to be within the definition of ‘active
recreation’.
The purpose of the function centre is not associated with any ‘active or organised
recreational use and development’ of the site. The use is not considered to be a
complementary to the mini-golf course in Precinct 2.
The proposed change of use of the function centre building to ‘visitor
accommodation’ will also not be associated with any ‘sport and recreation’ use.
Precinct 2: Mini-Golf, Café, Managers Residence
Precinct 2 occupies an estimated 24% of the site and contains:
• a café, operating Monday to Sunday generally between business hours;
• an 18 hole mini-golf course, operating Monday to Sunday in conjunction with the
café;
• a manager’s residence (occupied);
• a storage shed;
• a BBQ shelter; and
• car park.
The 18 hole mini-golf course comprises an estimated area of 3000m2 or approximately
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9.4% of the site. The mini-golf course was the one of the first activities to establish on
CT 42522/4 after the amusement park Serendipity closed in the 1980s. This facility is
categorised to be within the use class ‘sport and recreation’. The café and manager’s
residence are contained within a single building and are approved to operate in
conjunction with the mini-golf course.
The mini-golf course attracts visitors to the site beyond the local population
catchment of Devonport, drawing on the sub-regional and regional catchment.
While the mini-golf is deemed to be an organised physical activity, it is primarily
undertaken for leisure and entertainment rather than any organised sporting events
or competitions.
Precinct 3: Residential and Visitor Accommodation
Precinct 3 occupies approximately 49 percent of the site (although not all of this area
is useable due to the cliff face) and is approved for visitor accommodation.
The visitor accommodation, of which four apartments are constructed (two buildings),
are not an integral part of the café, manager’s residence, mini-golf development.
Although it is acknowledged that the visitor accommodation is complemented and
supported by development within Precinct 2 in conjunction with the
pedestrian/bicycle pathway. These uses add to the visitor experience, providing
opportunity for relaxation and exercise.
The visitor accommodation was not constructed specifically to support the mini-golf
course or café and can operate and function independently to the ‘sport and
recreation’ use class contained in Precinct 2.
Devonport Interim Planning Scheme
The site is zoned Recreation and Environmental Management under the
Devonport Interim Planning Scheme 2013 (the Scheme). These zones bring
certain challenges for use and development on the site. Most recently
challenges have arisen as demand for the Waterfront Function Centre
declines, forcing an alternative use of the building to be explored such as visitor
accommodation. Under the Scheme visitor accommodation is prohibited in
the Environmental Management Zone as it cannot meet the qualification in the
Use Table.
An alternative zone for the site has been sought for some time as this is not the
first use and development challenge to arise for the site.
This matter was raised in an earlier representation made through the interim
planning scheme process but did not lead to an amendment to the zoning of
0438 155 035
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the site. In addition to this representation, discussions with Council staff have
occurred with respect to pursuing a combined amendment and planning
permit to the Scheme. It is intended to lodge an application as soon as possible.
Devonport Draft Local Provisions Schedule (draft LPS)
The draft LPS proposes to apply the equivalent zones in the State Planning
Provisions (SPPs) as were applied in the Scheme (refer to Figure 3).

Recreation Zone

Environmental
Management Zone

Figure 3: Proposed zones, Map 8 of 10, Devonport Local Provisions Schedules - Zones

The proposed zoning will continue to exacerbate the existing issue. It is also noted
that the spatial application of these zones is not aligned with:
•
•

Guideline No. 1 Local Provisions Schedule (LPS):
zone and code
1
application ; or
the strategic intent and direction of the outcomes sought by the Devonport
City Council Strategic Plan 2009-2030.

Therefore the draft LPS does not consider the strategic context, the established or
future uses of the site. The Devonport Draft Local Provisions Supporting Report does
not refer or discuss the zoning of the site. While the provisions of the 23.0
Guidelines as issued by the Tasmanian Planning Commission under section 8A of the
Land Use Planning and Approvals Act 1993 with the approval of the Minister for Planning
and Local Government.
1
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Environmental Management Zone and the 28.0 Recreation Zone of the SPPs
providing some relief for use and development opportunities, the like-for-like
translation results in a fundamental conflict between the purpose of each zone
and planning outcome sought.
As the property owner wishes to proceed with visitor accommodation with
some urgency, an application pursuant to 43A of the former Land Use Planning
and Approvals Act 1993 2 for a combined amendment and planning permit
will be lodged with the Council as soon as consent from the Crown is obtained.
This will seek to:
•
•

rezone the site to Particular Purpose; and
obtain a planning permit for a change of use to visitor accommodation
for the Waterfront Function Centre building.

The Planning Submission associated with this proposed application is attached
to this representation, detailing the rationale for applying a Particular Purpose
Zone. While it is acknowledged that the application is with respect to the
Scheme rather than the draft LPS, it provides vital information and evidence
relevant to this process.
As the draft LPS process may conflict with the timelines of the combined
rezoning and amendment for the site, it is requested that the proposed
amendment and its implications for zoning are duly considered in this process.
Please do not hesitate to contact the undersigned should you wish to discuss
this representation further.
Yours sincerely,

Heidi Goess
Director, Plan Place Pty Ltd

This is referring to the former provisions of the Land Use Planning and Approvals Act 1993
before 16 December 2016 as per the transitional arrangements provided by Schedule 6 of
the Land Use Planning and Approvals Act 1993.

2
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1 Introduction
The application seeks an amendment to the Devonport Interim Planning
Scheme 2013 (the Scheme) and a planning permit for the change of use of the
Waterfront Function Centre pursuant to 43a of the Land Use Planning and
Approvals Act 1993 1 (the Act). The application form is contained in Appendix
A.
The Planning Submission, prepared on behalf of Rynmarc Pty Ltd, concerns the
Waterfront Complex at 17 Devonport Road, Devonport and adjoining Crown
land (refer to Figure 1). Rynmarc Pty Ltd, as the property owner, has given
consent for Plan Place Pty Ltd to lodge this application. Crown consent for the
property PID 1962391 has also been obtained. The consents are in accordance
with section 43D of the former Act (refer to Appendix A).

Figure 1: Aerial photograph of the property boundaries (including Crown land) subject
to this application (aerial photograph source: theLISTmap)

This Planning Submission has been prepared to:
• provide the rationale for zoning the site Particular Purpose;
• demonstrate compliance with the requirements of the Act; and
• provide the information required for the proposed change of use
concerning the existing function centre.

1 This is referring to the former provisions of the Land Use Planning and Approvals Act 1993 before 16
December 2016 as per the transitional arrangements provided by Schedule 6 of the Land Use Planning
and Approvals Act 199.
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2 Combined Amendment and Planning Permit
The application made pursuant to 43a of the Act seeks to:
•

rezone 17 Devonport Road and adjoining Crown land to Particular Purpose
Zone – the Cove as set out in Appendix C;

•

obtain a planning permit for a change of use for the Waterfront Function
Centre from ‘community meeting and entertainment’ to ‘visitor
accommodation’.

2.1 Particular Purpose Zone – Waterfront Complex

Figure 2: The application proposes to apply the Particular Purpose Zone – Waterfront
Complex (red shaded area) to the site and the Crown land (source: 6ty°)

The amendment proposes to apply a Particular Purpose Zone (PPZ) to
the land area as shown in Figure 2. This rezoning includes Crown land
comprising an area of approximately 590m2.
The proposed zone boundary of the PPZ in relation to the inclusion of
Crown land can be accurately defined by the lease area as per the
Lease (DPIPWE Ref: 076344) approved on 6 March 2020 (refer to
Appendix D).
The spatial application of the PPZ, if approved, will replace the
Recreation Zone and Environmental Management Zone (refer to Figure
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3) shown on the zone maps, Devonport Interim Planning Scheme 2013
(the Scheme).
The spatial application of an alternative zone is sought as:
•

the existing uses on the site are not aligned with the purpose and
intent of the Recreation Zone or the Environmental Management
Zone; and

•

prohibits the reuse of the existing function centre for ‘visitor
accommodation’.

This Planning Submission considers the local and regional strategic
context and demonstrates that the requirements of the Act are met.

Recreation Zone

Environmental
Management Zone

Figure 3: Excerpt of the zone map, Devonport Interim Planning Scheme 2013. Red
dashed lined shows the spatial application of the PPZ over the current zones (source:
theLISTmap)

2.2 Planning Permit - Change of Use
The application proposes a change of use for the existing Waterfront
Function Centre (refer to Figure 2) from the use class ‘community
meeting and entertainment’ to ‘visitor accommodation’.
This change of use only involves reconfiguring the internal floorspace of
the building. The application for a planning permit is considered in
section 9 of this report.
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3 Property Overview
An overview the site subject to this proposed rezoning of land is provided in
Table 1. Please note that the land area subject to the rezoning will be referred
to as ‘the site’ throughout this report (refer to Figure 4).

Table 1: Overview of the Site

3.1 Site Overview and Surrounding Uses
Site

Waterfront Complex, 17 Devonport Road, Devonport (CT42522/4)
and Crown land, PID 1962391.

Figure 4: The site, 17 Devonport Road and adjoining Crown land (source: 6ty
Pty Ltd)

Owners
Certificates
of Title and
Area
(Appendix E)

The property owners are the Crown and Rynmarc Pty Ltd.
All consents are provided in Appendix B
Certificates of Title

PID

Area

Address

42522/4
N/A

7703892
1962391

3.117
590m2

17 Devonport Road,
Crown land -No address

Total Area

3.177

Frontage

CT 42522/4 has approximately 350m+/- linear frontage to Devonport
Road.

Site
Description

The site is located to the south of the Bass Highway and is flanked
between Devonport Road and the Mersey River. The State Railway
Network (Western Line) runs parallel to the site on the north-western
side of Devonport Road (refer to Figure 5).
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Figure 5: The site in in relation to the Bass Highway (source: theLISTmap)

The site, located between the rocky outcrop and the Mersey River
(refer to Figure 6), is flat and open. The site has direct views of
development along the eastern bank of the river and residential
development of Ambleside. The elevated portion of the site is
accessed via an internal driveway.

Cliff Face

25m Contour
30m Contour
Figure 6: Hillshade Basemap showing the topography of the site and its
elevation (source: theLISTmap)

The site contains (refer to Figures 7 and 8):
• a function centre and associated car parking area (excess 80
spaces);
• a mini-golf course, bbq shelter, storage shed and café;
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•
•

self-contained apartments (four apartments in two constructed
buildings); and
a manager’s residence.

Figure 7: Composition of uses on the site (source: Bing Aerial and theLISTmap)

Figure 8: Approved visitor accommodation for the site as per Planning Permit
2014.0173. Both Unit Block Type 1 have been constructed (source:6ty°)
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Site
Coverage

Figure 9: Location of Buildings across the site.

5
6

Visitor Accommodation
(Constructed)
Storage Shed
BBQ Shelter

Site Coverage
±600m2
±300m2
Ground Floor: ±95m2
First Floor:±135m2
±460m2 (two units at 230m2 each
PA2014.0173).
±250m2
±30m2

7

Other sheds

≤60m2

1
2
3
4

Building
Waterfront Function Centre
Café
Managers Residence

Site Coverage

±5% (±10%) 2

Note:measurements are an estimate only,derived from theLISTmap in addition to
scaling of plans previously prepared for the site. Calculated site coverage is for
roofed buildings only.

Land
Use
Composition

Use

Estimated Site Area (%)

Waterfront
Function
Centre,
Associated Structures & Car Park
Visitor Accommodation

±27%
(±7% Function Centre building)
±49%
(area
approved
for
visitor
accommodation
as
per
PA2014.0173)
±24%

Managers Residence, Mini
Course, Café, Storage Shed

Golf

Note: measurements are an estimate only and were derived from theLISTmap using
map tools in addition to scaling off plans prepared for the site previously

Site coverage will increase to ±10% if remaining approved buildings as per
PA2014.0173 are constructed.
2
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Planning
Permits
–
History (Post
1999)

Planning Permit
PA990217
SA2007.0019
PA2011.093
PA2011.0127
PA2014.0131
PA2014.0173

Amended
Planning
Permit
PA2014.0173
Lease Area
(refer
to
Appendix
D).

Use/Development
Function Centre
2 lot Subdivision
Café

Constructed
Permit Lapsed
Constructed
Superseded by
Motel
Apartments
Manager's Residence
Constructed
Waterfront
Villa 2 Buildings constructed
Apartments
(refer to Appendix F)

A minor amendment to Planning Permit PA2014.0173 was approved
pursuant to s56 of the Act. This modifies visitor accommodation
approved on the lower levels of the site (refer to Appendix G) and
reduces building height.

PID 7703892

PID 6355048

PID 1962391

Figure 10: Lease Area over Crown Land

Function
Centre
Building

The Waterfront Function Centre building was constructed in 2001. The
building is contained on CT 42522/4 and Crown land (refer to Figure
10). The appropriate approvals were granted by the Council
(PA990217) and the Crown (Lease No. 076344 and File Reference
M426566) prior to the construction of the building.
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A new lease was approved on 6 March 2020 and is approved for a
period of 10 years. The property owner could not obtain a lease for a
longer period than 10 years. A request to purchase the land by
Rynmarc Pty Ltd was denied.

3.2

Infrastructure and Services

Reticulated The site is serviced by reticulated sewerage system and mains water
(refer to Figures 11 and 12).
sewerage
system and
mains water

Private Line connects
to Pump Station

Mains Water
Sewer Line
Figure 11: Reticulated Mains Water and Sewerage System (source:
theLISTmap).

Figure 12: Internal Private Sewer Line traverses the proposed PPZ (source: 6tyo)
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An internal private sewer line traverses the property to connect to the
TasWater pump station, approximately 300m north-east of the site.
The development for visitor accommodation (Planning Permit
PA2014.0173) was approved with capacity to service the 36
approved apartments from this private line.

Stormwater

The site is not connected to the reticulated stormwater system.
Stormwater is managed and drained to the Mersey River. Water
sensitive urban design principles are utilised on-site to slow surface
water run-off. There are no concentrated flows to the Mersey River.

Access

Figure 13: Road Network showing the Bass Highway and Devonport
Road in relation to the proposed rezoning (source: theLISTmap)
Devonport Road is a main connector road between the Devonport
CBD and Spreyton (refer to Figure 13). Devonport Road is a sealed
road with 4m lanes (nominal 1m sealed shoulders).
Vehicle access is obtained from the north-western corner of the site
from Devonport Road and connects with an internal driveway. The
existing access is a sealed driveway, widening with auxiliary lanes to
facilitate left and right turns into the site.
The speed limit is 60 km/hr along this section of Devonport Road. The
road authority (City of Devonport) was consulted with respect to the
proposed change of use. There were no specific requirements raised
with respect to access.
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Please note that at the time the application was approved for visitor
accommodation by PA2014.0173, the speed limit of Devonport Road
in this location was 80km/hr.
General vehicle use as stated within the Traffic Impact Assessment:
• 90 vehicle trips per day from the proposed accommodation;
and
• 300 vehicle trips per day café/function centre.
Traffic Impact Assessment provided as part of planning permit
PA2014/0173 is attached for information in Appendix H.

3.3

Natural Hazards

Landslide
Hazard

Figure 14: Landslide Planning Map (source: Hazard Band Series, Dept.
Premier and Cabinet, theLISTmap)
Rockfall susceptibility (refer to Figure 14) is identified as a risk for the
site. A landslide risk assessment was undertaken by GeoTon Pty Ltd in
2014 in conjunction with the application PA2014/0173 granted by the
Council for visitor accommodation (refer to Appendix I). This is
attached for information only.
The assessment demonstrated that the use and development for
visitor accommodation achieves tolerable level of risk. The
recommendations from the assessment have been actioned on the
site.
The Waterfront Function Centre building is not identified being subject
to a landslide risk.
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Coastal
Inundation &
Flooding

Figure 15: Coastal inundation risk in relation to the site (source: theLISTmap)

Figure 16: Coastal Inundation Hazard Code Overlay, Map 6 of 7 DevLPS. The
site is outside of the hazard bands (areas shaded in blue).

Coastal Inundation Mapping for Tasmania was prepared for the
Department of Premier and Cabinet in June 2016. This indicated that
the site is subject to coastal inundation and flooding.
Anecdotal evidence suggests that flooding of the Mersey River in
recent years did not impact on the site. All buildings were unaffected.
This has been verbally advised by Council. Please note that the
proposed Coastal Inundation Hazard Code Overlay is modified in the
draft Devonport LPS (endorsed by Council on 24 June 2019). The site
in the draft LPS is removed from the proposed overlay.
The site is identified as being within a bushfire-prone area. A Bushfire
Bushfire
Managemen Hazard Management Plan is in place for the visitor accommodation
(refer to Appendix J) and is attached for information. A Bushfire
t
Hazard Management Plan is not required for the change of use for
the Function Centre building.
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3.4

Native Vegetation

TasVEg

19 Devonport Road
Figure 17: TasVeg 3.0 for the site (source: theLISTmap)

There is a dense stand of vegetation (dry eucalypt forest and
woodland contained on the rocky outcrop of the site which continues
in a linear formation of trees along the frontage of the site (partially
within the road reserve of Devonport Road). The vegetation on the
site also extends into the adjoining property to the south-west at 19
Devonport Road (refer to Figure 17).
The existing vegetation along the frontage obscures the visibility of the
development from adjacent residential development at Miandetta
and passing motorists traveling along Devonport Road.

3.5

Other Site Restrictions

Electricity
Transmission The Electricty Transmission Corridor Protection Area (Figure 18)
occupies approximately 8000m2 or 25% of the site. New development
Corridor
(±25% of the is restricted within this portion of the site.
site)
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Inner Protection
Area (hatched)

Figure 18: Electricity Transmission Corridor (source: TasNetworks, theLISTmap)

3.6

Surrounding Land Uses

Subject Site

Fuel Tanks

Figure 19 (a): Overlooking Devonport from Ambleside, fuel tanks are
prominent in view

A mix of commercial, industrial and residential development is
established along Devonport Road, between the Bass Highway and
site. The buildings and structures most notable along this section of
road are the warehouse at 4 Formby Road and the white fuel tanks
at 2 Westpoint Road.
The cluster of white painted fuel tanks (refer to Figures 18 a- d) along
the western banks of the Mersey River are a dominant feature in the
urban landscape and river environment when viewed from upstream
or from the adjacent high points of Ambleside or the Bass Highway.
The rail infrastructure divides the site from residential development at
Miandetta and the public open space. Residential uses at Miandetta
predominately comprise single and two storey detached dwellings on
traditional urban sized lots, intermixed with some multiple dwellings.
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Horsehead Creek Riverbank
Reserve

Site

Figure 19b: Site viewed from the residential area of Ambleside

Figure 19c: Bike Riding and cycling and walking pathway located on the site
forming part of the Great Foreshore Ride.

The land immediately adjoining the southern side of the site, identified
on Certificate of Title 149487/2 at 19 Devonport Road is utilised for the
inspection of large public vehicles. The topography of this adjoining
land ensures that this activity is isolated from the existing development
of 17 Devonport Road.
The land at 19A Devonport Road, is the Horsehead Creek Boat Ramp
(Crown land) associated public car park (refer to Figure 9b). Vehicle
access to the boat ramp is obtained from Devonport Road.
TasWater treatment plant is located to the west of the site. The natural
features of the locality including the existing road and rail network
ensures that the site is well separated from adjoining residential
development of Miandetta.
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4 Rationale for a Particular Purpose Zone
The following section of this report builds the rationale for applying a Particular
Purpose Zone (PPZ) to the site. The proceeding discussion considers:
•

the purpose of the Recreation Zone and the Environmental Management
Zone in context of the vision of the site;

•

alternative zones available to be spatially applied to the site and if these
could achieve the desired planning outcomes;

•

development opportunity of the site and the function and purpose of
applying a PPZ; and

•

the proposed rezoning in context of the established hierarchy of centres
within the municipal area.

Before the above points are considered, it is imperative to understand the
desired vision and objectives for the site. These are outlined below in section
4.1.

4.1 Vision and Objectives for the Site
The vision and objectives for the site seek to develop a vibrant and
dynamic location, comprising a mix of use and development. The
visions and objectives of the site are aligned with the strategic goals
articulated by the number of local strategies endorsed by Council. This
is discussed in section 5 of the report.
The vision for the site are:
1

To create a safe, secure, vibrant waterfront environment
connected to the CBD through a walking and cycling
network that is enjoyed by permanent residents and
visitors building on the recreational and leisure
experiences offered in Devonport;

2

To support and strengthen the regional attraction for
north-west Tasmania and the visitor economy; and

3

To facilitate economic and employment growth in
Devonport and the region.

The objectives are:
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(a)

To provide opportunity for infill development, comprising
a mix of residential, visitor accommodation, small scale
commercial development and limited retail activities;

(b)

To create an open landscaped waterfront that forms a
seamless extension between the private property and
public space;

(c)

To facilitate building renewal, reuse and adaptation for
continued sustainability of existing buildings.

(d)

To diversify experiences and create a public space that
is welcoming, vibrant and lively, offering a safe, secure
site that appeals to riders, pedestrians and visitors to
Devonport; and

(e)

To be a riding destination as part of the Great Foreshore
Ride, increasing the patronage of this pathway by
recreational and commuter riders and pedestrians a like
through providing a mix of uses, including small scale
commercial activity on the site.

4.2 Current Zones
The site is zoned Recreation and Environmental Management under
the Scheme (refer to Figure 20).
The spatial application of the Recreation Zone to 17 Devonport Road
was due to the requirement of a ‘like for like’ translation between the
Scheme and the former Devonport and Environs Planning Scheme 1984
(Scheme 1984).
Under this same transitional arrangement, the Recreation Zone was
applied to the adjoining property at 19 Devonport Road. Additionally
the zoning was also applied to the road reserves adjoining the site.
In the drafting of the Scheme, the Environmental Management Zone
was applied to all public land in the coastal zone of the municipal area
(although there are some exceptions to this rule).
A representation was made on behalf of the property at the time of the
(draft Interim) Scheme was on public exhibition which highlighted the
anomalies that arise with respect to continuing to apply the Recreation
Zone to CT 42522/4. The portion of Crown land was not addressed in
the representation.
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The merits of the zoning for the site was not considered in any detail
through the interim planning scheme process.
The Devonport Draft Local Provisions Schedule has applied a similar
rationale to the zoning of the site, applying the equivalent zones
available under the Sate Planning Provisions (SPPs) of the Tasmanian
Planning Scheme . This is discussed in section 9 of the report.

Figure 20: Zone Map, Devonport Interim Planning Scheme 2013 showing the
current zoning of the site (source: theLISTmap)
4.2.1

Recreation Zone

The Recreation Zone is spatially applied to the site and adjoining properties
listed in Table 2.
Table 2: Titles within Recreation Zone at Devonport Road
CT
Address
Ownership
42522/4
17A Devonport Road
Private
149487/2
19 Devonport Road
Private
32702/1
Road
Public
32702/2
Road
Public
42884/1 (part)
Road
Public
No identifier
Road
Public
The application for the purpose of this rezoning is focussed on CT)42522/4
as this land is subject to the combined 43A application.
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The zoning of the adjoining property at 19 Devonport Road and the road
reserve of Devonport Road is a matter for consideration by Council.
This report does not comment on the merits of the Recreation Zone that is
spatially applied to 19 Devonport Road as it is outside of the scope of this
brief.
With respect to the zoning of the road reserves, the same principle as
adopted for the municipal area as a whole should be applied in this
instance. Therefore it is assumed that the road reserves adjoining the site will
be either subsumed into same zone as the site or the Utilities Zone will be
applied. This is a matter for Council’s resolution.
4.2.1.1

Zone Purpose

The purpose of the Recreation Zone as expressed by clause 18.1.1.1 is, "to

provide for a range of active and organised recreational use or
development and complementary uses that do not impact adversely on
the recreational use of the land".
The key words underpinning this statement are ‘recreational use and
development’ and ‘complementary uses’.
The terms ‘recreational’ and ‘complementary’ are not defined by the
Scheme and therefore the common and natural meaning of these words
are applied.
The Macquarie Concise Dictionary defines ‘recreational’ to mean, “relating
to, or used for recreation”. ‘Recreation’ is defined as “refreshment by

means of some pastime, agreeable exercise or the like” or “a pastime,
diversion, exercise or other resource affording relaxation and enjoyment”.
‘Complementary’ is defined as “combining in such a way as to enhance or
emphasise the qualities of each other or another”. The word ‘emphasise’
means to ‘make more clearly defined’ with ‘enhance’ meaning to
‘intensify, increase, or further improve the quality, value, or extent of’. These
meanings imply that the ‘complementary uses’ are there to support and
strengthen the function and role of land for recreational use.

Further interpretation of the Zone Purpose is aided by the local area
objectives and desired future character statements. These are articulated
by clauses 18.1.2 and 18.1.3 respectively.

18.1.2 Local Area Objectives
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Provide convenient and accessible opportunity for organised recreation
events, structured physical activity, competitive sport, and hobbies or
pursuits to meet municipal, sub-regional or regional requirements
18.1.3 Desired Future Character Statements
Use or development on recreation land –
(a)
may occur on natural and modified sites in urban and rural settings for
indoor and outdoor activity;
(b)

is not required to be comparable with development on
adjacent land;

(c) may involve large outdoor facilities and highly modified sites, and
include buildings and structures for administration, club room and
change facilities, grandstands and spectator mounds, light towers
and score boards, and facilities for vehicle parking;
(d) may involve indoor facilities in large buildings with distinctive typology,
bulk and height, and include expansive external area for vehicle
parking; and
(e) may impact on amenity of use on adjacent land through factors
associated with the occupational and operational practices of
recreation, including attendance by large numbers of people, high
traffic volume and expansive vehicle parking, a large workforce or
client base, duration and frequency of events, extended or intermittent
hours of operation, and a readily apparent visual or operational
presence within an urban or rural setting
The local area objective reinforces the purpose of the zone.
The desired future character statements further articulate that a range
of large scale indoor or outdoor facilitates including large buildings are
anticipated.
The operative word in these statements is ‘may’ (with the exception of
subclause (b)). This implies that ‘it is possible’ rather than absolute and
by no means suggests that all use and development on land zoned
Recreation must be developed for large scale facilities or buildings.
Therefore it is assumed that the Recreation Zone can contain a mix of
recreational facilities serving different roles, functions as implied by the
local area objective.
There are no specific local area objectives or desired character
statements to further define the meaning of ‘complementary uses’,
although the Use Table provides guidance in this regard.
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The Use Table allows consideration of a range of use classes and are
listed as either ‘No Permit Required’, ‘Permitted’ or ‘Discretionary’. The
use classes can be divided into two broad categories (refer to Table 3):
1. Not qualified; and
2. Qualified.
From Table 3 it is taken that the core use class of the Recreation Zone is
‘sport and recreation’ as this is listed as permitted and not qualified in
any way.

Table 3: Use Table, 18.0 Recreation Zone
Uses with no Qualification
Passive recreation
(discretionary where cannot
meet No Permit Required’ use.
Sport and recreation
Motor racing facility
(discretionary)
Pleasure boat facility
Utilities
Visitor Accommodation
(discretionary)

Uses with Qualification
Business and professional services

Community meeting and
entertainment
Educational and occasional care
Emergency services
Food Services
General retail and hire
Hotel services
Pleasure boat facility (qualified for
permitted but not discretionary
pathway)
Tourist operation
Research and development
Service Industry
Storage
Utilities
Vehicle Parking
Visitor Accommodation (qualified
for permitted but not discretionary
pathway)

The use class ‘sport and recreation’ is defined as, “use of land for
organised or competitive recreation or sporting purposes including
associated clubrooms. Examples include a bowling alley, fitness centre,
firing range, golf course or driving range, gymnasium, outdoor recreation
facility, public swimming pool, racecourse and sports ground”.
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Additionally, ‘passive recreation’, ‘motor sport facility’ and ‘pleasure
boat facility’ are taken to be associated with a recreational use as per
the definitions in Table 8.2 within the Scheme.
The remaining use classes, with the exception of ‘emergency services’;
‘tourist operation’, ‘utilities’ are all qualified (irrespective being listed as
permitted or discretionary) and can only be considered if is in
conjunction or associated with a ‘sport and recreation’ use conducted
on the land. Therefore, it is determined that these uses are
complementary as referred to in the Zone Purpose.
The exception is the use class ‘visitor accommodation’ as this is listed as
permitted and discretionary in the Use Table. Where ‘visitor
accommodation’ cannot satisfy the permitted qualification, the Use
Table provides for a discretionary permit pathway independent to any
‘sport and recreation’ use conducted on the land.
The question then arises to the nature and composition of use and
development on CT 42522/4. The proceeding discussion establishes if the
uses conducted on the land are undertaken:
• in conjunction with the use class ‘sport and recreation’; or
• if the established uses are conducted independently to the ‘sport
and recreation’ use class.
Additionally, a comparison of land areas zoned Recreation is also
considered as this gives context with respect to the underlying
characteristics of the spatial application of this zone across the municipal
area.
4.2.1.2 Use Composition
The nature of use and development on CT 42522/4 can be broadly
divided into three main precincts (refer to Figure 21):
1. Function Centre and Car park (yellow outline);
2. Mini-Golf and Cafe (green outline); and
3. Visitor Accommodation (blue outline).
Precinct 1: Function Centre & Car Park
Precinct 1 contains the Waterfront Function Centre building and
associated car park and occupies nearly a third of the site. The internal
driveway which extends from the carriageway of Devonport Road into
Precinct 1 is the point of access and egress servicing the entire site.
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The building located on the waterfront of Precinct 1 is operated as a
separate business entity to any other use on CT 42522/4. The building
and car park is only actively used if there is a booked function otherwise
it sits dormant for the remainder of the time.
The bookings of the function centre are of a varied nature and range
from weddings, birthday parties, government event or similar and are not
directly associated with the use class ‘sport and recreation’ conducted
on the site. In recent times functions held at the venue have significantly
declined, particularly since the establishment of other function centres
in the municipal area.
The bicycle and pedestrian path forming part of the Great Foreshore
Ride is also contained within Precinct 1 and follows the title boundary of
CT 42522/4 before continuing on the adjoining Crown land. This
infrastructure was established in 2011. While this is a recreational use, the
pathway is considered to be within the definition of ‘passive recreation’.

Figure 21: Use Composition of the Site, showing three distinct pre (source:
theLISTmap)
Precinct 1 does not contain major recreational facilities such as a golf
course, sporting facilities or the like. Additionally, there are no facilities
within Precinct 1 that support any water based activities that may be
undertaken on the Mersey River. The bicycle and pedestrian path is not
considered to be within the definition of ‘active recreation’.
The purpose of the function centre is not associated with any ‘active or
organised recreational use and development’ of the site. The use is not
considered to be a complementary to the mini-golf course in Precinct 2.
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The proposed change of use of the function centre building to ‘visitor
accommodation’ will also not be associated with any ‘sport and
recreation’ use.
Precinct 2: Mini-Golf, Café, Managers Residence
Precinct 2 occupies an estimated 24% of the site and contains:
• a café, operating Monday to Sunday generally between business
hours;
• an 18 hole mini-golf course, operating Monday to Sunday in
conjunction with the café;
• a manager’s residence (occupied);
• a storage shed;
• a BBQ shelter; and
• car park.
The 18 hole mini-golf course comprises an estimated area of 3000m2 or
approximately 9.4% of the site. The mini-golf course was the one of the
first activities to establish on CT 42522/4 after the amusement park
Serendipity closed in the 1980s. This facility is categorised to be within the
use class ‘sport and recreation’. The café and manager’s residence are
contained within a single building and are approved to operate in
conjunction with the mini-golf course.
The mini-golf course attracts visitors to the site beyond the local
population catchment of Devonport, drawing on the sub-regional and
regional catchment. While the mini-golf is deemed to be an organised
physical activity, it is primarily undertaken for leisure and entertainment
rather than any organised sporting events or competitions.
Precinct 3: Residential and Visitor Accommodation
Precinct 3 occupies approximately 49 percent of the site (although not
all of this area is useable due to the cliff face) and is approved for visitor
accommodation.
The visitor accommodation, of which four apartments are constructed
(two buildings), are not an integral part of the café, manager’s
residence, mini-golf development. Although it is acknowledged that the
visitor accommodation is complemented and supported by
development
within
Precinct
2
in
conjunction
with
the
pedestrian/bicycle pathway. These uses add to the visitor experience,
providing opportunity for relaxation and exercise.
The visitor accommodation was not constructed specifically to support
the mini-golf course or café and can operate and function
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independently to the ‘sport and recreation’ use class contained in
Precinct 2.

4.2.1.1 Recreation Zone
The Recreation Zone does not implicitly imply that the land area zoned
for this purpose must be occupied entirely by the use class ‘sport and
recreation’ use. Nor does it imply that facilities must be of a certain scale
or size to be zoned for this purpose.
The Zone Purpose, however, does infer that the dominant land use is for
an activity that supports a recreational use, with secondary uses being
allowed where these do not interfere with the continuation of the land
for the stated purpose.

Devonport Oval
Byard Park

Meercroft Park
Show Ground

Swimming Pool
Don Recreation Ground
Devonport Soccer Club

Racecourse

Girdlestone Park
Devonport
Recreation Centre

Golf Course

Maidstone Park

Figure 22: Recreation Zone, Devonport Interim Planning Scheme (source:
theLISTmap).
From the above considerations, the conclusion is reached that
the use composition of CT42522/2 is not aligned with the purpose
of the Recreation Zone for the following reasons:
•

the active and organised recreation use is confined to
Precinct 2 and does not extend to either Precincts 1 or 3;

•

the use class ‘sport and recreation’ is not the primary purpose
or intent of the title with only an estimated 24% of the land area
utilised for this purpose;
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•

the title does not support any activity associated with water
based sports or activities;

•

the established uses within Precincts 1 and 3 are not
dependent on any organised or active recreation use
established on the site; and

•

the bicycle and pedestrian path forms an extension of public
open space and is considered to be passive recreation.

While the Use Table enables consideration of a range of uses,
many of these are qualified requiring use and development (in
most instances) to be associated with the ‘sport and recreation’
use of the land. This circumvents the vision and objectives for the
site as articulated in section 4.1 of this report.
The title is a unique property with access to the waterfront of the
Mersey River and is in a standalone location that is not contiguous
with any adjoining properties due to topography. The established
road and rail infrastructure severs any connection with the
residential area of Miandetta to the west.
Although visitor accommodation is approved as a discretionary
use, the objectives and vision of the title is not intended to be
focussed on providing active and organised recreational uses in
this location.
The objectives and vision for the site strive for a broader mix of use
and development beyond that which is currently allowed and is
contrary to the purpose of the Recreation Zone. Therefore an
alternative zone for this title is warranted.
4.2.2

Environmental Management Zone
The purpose of the Environmental Management zone as
expressed by clauses 29.1.1.1 is, "to provide for the protection,

conservation and management of areas with significant
ecological, scientific, cultural and aesthetic value, or with a
significant likelihood of risk from a natural hazard".

In addition, clause 29.1.1.12, ‘allows for complementary use and

development where this consistent with any strategies for
protection and management’. The portion of Crown land zoned

Environmental Management is privately developed with an
existing building. The building was constructed over this land with
consent from the Crown. Initially a 20 year lease was granted. This
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lease is now superseded by the current lease which applies for a
period of 10 years.
The natural landform is significantly modified, and its protection of
any natural aesthetic value is significantly diminished.
The use and development controls under the Environmental
Management zone provides for a mix of uses. Many of the use
classes, however, are qualified therefore reducing the scope of
use and development that can be considered for this portion of
the site.
A change of use to ‘visitor accommodation’ not associated with
‘sport and recreation’ is prohibited. The Scheme provides no
mechanism for reuse of the existing building under the Special
Provisions. Therefore the capacity to adapt or reuse the existing
function centre for an alternative use is prohibited.
There is no means to resolve this anomaly of the site other than to
rezone this portion of the site, apply a specific area plan or insert
a site specific qualification.
All three options are valid, however, a rezoning represents the
best opportunity for assessing an application under a single zone
which achieves an efficient operation of the Scheme and
provides clear land use outcomes for the site.
The draft LPS also applies the equivalent Environmental
Management Zone to the site. While there is more inbuilt flexibility 3
in this zone in the Tasmanian Planning Scheme, the zoning
continues to present challenges and does not represent a
consistent or single approach to use and development to the site.
An equivalent clause is currently not available in the Scheme.
Irrespective of this point, the established uses on the site are not
consistent with the Zone Purpose of the Environmental
Management Zone.

4.3 Application of Other Standard Zones
To facilitate use and development of the site in accordance with the
vision and objectives (refer to Section 4.1), the spatial application of
other standard zones currently available under the Scheme as per

The State Planning Provisions introduce clause 7.7 in the General Provisions, providing lead way to
assess an application where a building projects into a different zone to be assessed in the zone which the
main part of the building is located within.

3
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Planning Directive No.1, The Format and Structure of Planning Schemes

were considered. The findings are summarised in Table 4.

Table 4: Consideration of Alternative Zones

Zone
10
11

General Residential
Inner Residential

12

Low Density Residential

13

14
15
17

18
19

20

Comment
Refer to 4.3.1
Not applicable as residential use is
not to be dominant on the site.
Not applicable. This zone is for the
purpose of residential
development on large lots and is
contrary to the intent of the site.

The limitations of the land area,
topography, the Mersey River,
access and natural hazards
impedes the site from being
developed in accordance with
the Low Density Residential Zone.
Rural Living
Not applicable. This zone is for the
purpose of residential
development on large lots and
lower order rural activities. The site
is within the urban boundary of
Devonport and is not suited to rural
living or lower order agricultural
pursuits.
Village Zone
Not used in the Scheme.
Urban Mixed Use
Refer to 4.3.2
Community
Purpose Not applicable. The site does not
Zone
contain any key community
facilities such as schools, medical
centres, emergency services or
large community hall.
Recreation Zone
Refer to 4.2.1
Open Space
Not applicable. While the site does
provide land that forms an
extension of public open space, it is
not in public ownership and not
suited to the application of this
zone.
Local Business Zone
The purpose is to provide business,
commercial
and
community
activities that serve the local
population base. The site draws
and serves more than the local
population of the area it is within.
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21
22

General Business Zone
Central Business Zone

23

Commercial Zone

24

Light Industrial

25

General Industrial

26

Rural Resource

27
28

Significant Agriculture
Utilities Zone

29

Environmental
Management
Major Tourism
Port and Marine Zone

30
31.0
32.0

4.3.1

Not used in the Scheme
Not applicable. This zone is only
spatially applied to the CBD of
Devonport
Not applicable. The site is not suited
to large floor area retailing, service
industry or warehousing.
Not applicable. The site does not
contain any light industrial activities
for consideration of this zone.
Not applicable. The site does not
contain any general industrial
activities for consideration of this
zone.
Not applicable. The site is within the
urban area of Devonport.
Not used in the Scheme.
Not applicable. There is no public
infrastructure or utilities located on
the site.
Refer to 4.2.2

Not used in the Scheme
Not applicable. The site is not part
of any port and marine activity.
Particular Purpose Zone – Not applicable as this applies to a
Elimatta Hotel
specific land area.
General Residential Zone
The purpose of the General Residential Zone is to provide for both
residential use and non-residential uses that primarily serve the
local community.
While this zone can facilitate residential and non-residential uses,
the ‘residential’ use class, is likely to be confined to Precincts 2 and
3.
The site is also separated from the residential areas of Quoiba and
Miandetta. The closest points of these residential areas are not
within 500m walking distance. The connectivity to the residential
area of Miandetta is also lost due to the established infrastructure
of the railway line and Devonport Road. The site is not conducive
to providing services that primarily serve the day-to-day
population of Miandetta. Additionally, there are already
established businesses to provide this service to the local
population.
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Accordingly, the spatial application of this zone is not considered
appropriate.
4.3.2

Urban Mixed Use Zone
The purpose of the Urban Mixed Use zone is, "to provide for
integration of residential, retail, community services and
commercial activities in urban locations".
The zone can comprise an unstructured mix of activity for living,
employment, retail and community purposes. It can contain land
use activities and services that attract a broader catchment area
and not simply limiting it to activities that primarily serve the local
residential population.
While this zone provides for a mix of uses where no particular use
dominates, there is potential to give rise to activity (such as a
service industry) that is not desired and could conflict with existing
uses on the site.
The zoning is also intended to apply to areas where it is adjacent
or incorporates high frequency public transport corridors, which is
not the case for the site.
The Urban Mixed Use Zone is not considered appropriate for the
spatial application of the site
Summary
From these findings the conclusion is reached that there is no
standard zone that can be spatially applied to the site that
achieves the intended outcomes of any of the standard zones or
the articulated vision and objectives for the site. Therefore, a
tailored approach is required to resolve the zoning of the site.

4.4 Role and Function of a PPZ
In absence of a standard zone, a PPZ provides opportunity for a tailored
approach which can limit and guide use and development on the site.
This means that commercial development and retail development can
be sufficiently controlled to not only achieve the intended land use
outcomes but also ensures that the role and function of the PPZ is in
accordance with the centre hierarchy for the municipal area.
The following discussion considers the role and function of a PPZ
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Repurposing of the Function Centre Building
The Waterfront Function Centre building since its construction has
been utilised for a restaurant before it became a function centre.
Over the last year, the number of events at the function centre
has been slowly declining. This is attributed to the changing urban
setting in Devonport with the opening of the convention centre
within the CBD. It is anticipated that redevelopment of the
Devonport Golf Course facilities is also likely to reduce demand
for the existing venue.
While the planning system does not manage impact of a new
commercial use on the viability of another existing commercial
use, the provision of new venues in Devonport requires the site to
evolve and introduce use and development controls that assist
with repurposing the existing building.
The uses available for an adaptive reuse of the building limited,
particularly if the use class residential can be considered on the
site. Therefore, the repurposing of the building for certain use
classes must consider the impact on sensitive uses. A PPZ provides
scope for limiting and controlling the potential for land use
conflicts internally on the site.
Additionally, the repurposing of the building is potentially
impeded by the established reticulated services on the site.
Although generally it is possible to overcome any challenges with
sufficient investment.
Irrespective of the zoning and servicing capacity, the opportunity
for new development is substantially reduced in this location due
to the Electricity Transmission Corridor (ETC) which traverses the
site. Opportunity for new development is essentially limited to the
area shown in Figure 23.
A PPZ can control and tailor the scope of uses for the existing
building and can guarantee that the zoning will not give rise to
undesirable commercial and retail activities on the site.
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app

Figure 23: Re-development potential of the site (shown as yellow hatched area)

Scope for New Development
The opportunity for new development is shown by the hatched
area in Figure 22. New development on the site is most likely to
occur in:
• Precinct 2, the mini-golf course; and
• Precinct 3, visitor accommodation.
A PPZ enables specific controls to be imposed to guide use and
development in Precincts 2 and 3. Examples of opportunities are
briefly discussed below.
4.4.2.1 Precinct 2, Mini-Golf Course
The mini-golf course area presents an opportunity for
redevelopment once it reaches its end of life. This comprises an
area of approximately 3000m2 and could be redeveloped for
additional visitor accommodation (if demand is established) or
medium density residential use.
The area completely outside of the Electricity Transmission Corridor
and new development in this location can achieve a 50m
setback from the railway line. Shared access via the internal
driveway could also service this location.
4.4.2.2 Precinct 3, Visitor Accommodation
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In 2014 a planning permit PA2014.0173 was granted by Council for
visitor accommodation. This permit has substantially commenced
with the construction of two of the approved buildings on the
lower levels of the site and new buildings are planned for
construction in the coming twelve months.
The elevated portion of the site, if not developed for visitor
accommodation is most likely to be utilised for a residential use
given its scenic outlook from this elevated position. Commercial
and retail activities are not likely on this portion of the site due to
the limited access and elevated position.
PPZ and Centre Hierarchy
The use classes ‘business and professional services’ and ‘general
retail and hire’ are sought for the site as these are considered an
essential ingredient for vitality and vibrancy with the purpose of
drawing people consistently to the site.

Zone
Central Business
Zone
Commercial Zone

Local Business
Zone
Urban Mixed Use
Zone

General
Residential

Table 5: Zones and Centre Hierarchy

Centre Hierarchy
Major centre serving region and sub-region.

Centre to provide large floor area retailing and
may serve the region and sub-region as well as the
local population.
Small to medium centre serving mostly the local
population base.
Self -contained urban activity centre which
provides for a mix of uses. Within the Devonport
municipal area this acts as a supporting zone to
the land area zoned Central Business.
Usually a small number of businesses clustered
together providing convenience goods and
services serving the day-to-day of the local
residential population.

The Scheme implements a strategic model setting a hierarchy for
activity centres across the municipal area through the spatial
application of standard zones as contained in Planning Directive
No 1 – the Format and Structure of Planning Schemes.
The zoning focusses activities in strategic locations, each serving a
particular purpose and function. The use and development
controls embedded in each zone then further regulate the type,
size and the nature of commercial and retail activities that can
establish in a particular location.
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The hierarchy of activity centres can be generally defined by four
main zones in the Scheme (refer to Table 5).
The General Residential zone is also acknowledged in Table 5. While
residential use is intended to be dominant in this zone, it also
provides for a limited range of small scale commercial and retail
activities and therefore forms part of the centre hierarchy.
The Central Business zone is the largest single zoned location where
retail and commercial activities are permissible with intent of
clustering a range of services to meet the needs of the wider
population within and outside of the municipal area. The remaining
three zones serve different roles and are of a lower order (refer to
Figures 24 and 25) than the Central Business zone.
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Figure 24: Spatial application of the five main zones across the municipal area identified in Tables 5 and 6
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Figure 25: Spatial application of the five main zones across the municipal area identified in Tables 5 and 6
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Table 6:
Zones that can consider planning permit applications for, "business
and professional services" and " general retail and hire"
Zone
Business & Professional
General Retail & Hire
Services
 Permitted – qualified
 Permitted –
10 General
Residential
must be a medical
qualified must be
2
centre (300m limited
for a local shop.
to 3 professionals).
Otherwise
Otherwise discretion
prohibited
 Permitted
 Permitted
15 Urban
Mixed Use
Zone
 Discretionary
17 Community  Permitted qualified –
Purpose
medical centre, office
qualified -must be
civic or public
associated with the
purpose, funeral
use of land in the
parlour. Otherwise
zone or occasional
discretionary but must
market.
be complementary to
a community use on
land in the zone.
 Permitted – qualified –  Discretionary
18 Recreation
must be associated
qualified -must be
with use of land in
associated with the
zone. Otherwise
use of land in the
prohibited
zone or occasional
market.
 Qualified –limited and  Qualified – must be
19 Open
Space
must be aligned with
associated with use
open space purpose
of land
of the land
20

Local
Business

 Permitted qualified –
office including
professional and not
more than gross floor
area of 300m2.
Otherwise
discretionary
 Permitted

22

Central
Business

23

Commercial 

Prohibited

 Permitted qualified
limited to grocery
or convenience
goods. Otherwise
discretionary.

 Permitted if not in
Area A (refer to
Figure 25)
 Prohibited
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The centre hierarchy is then further reinforced with the by Use Table
in each zone. Table 6 examines the zones where the Council can
consider the use classes, ‘business and professional services’ and
‘general retail and hire’.
From Table 6, it can be noted that the Central Business zone and
Urban Mixed Use Zone is open, allowing a permitted permit
pathway for both use classes irrespective of size and scale. Where
the Local Business zone qualifies these use classes, subjecting an
application to a discretionary permit pathway where it exceeds
certain parameters.
For example, in the Local Business zone a discretionary permit
pathway for an application within the use class ‘business and
professional services’ is triggered where it exceeds a gross floor
area of 300m2 and it is not for an office, medical centre, veterinary
centre.
With respect to this qualification, it is important to note that this is
changing once the draft Devonport Local Provisions Schedule
comes into effect as part of the as part of the Tasmanian Planning
Scheme.
The current qualifications imposed by the Local Business zone will
be lifted for both use classes in the equivalent zone under the State
Planning Provisions and will have a ‘no permit required’ pathway.
With this in mind, the site is intended to contain a mix of use and
development with not one use being dominant over the other. The
draft amendment proposes to open the scope of commercial and
retail activities that can establish on the site by relaxing the use
classes ‘business and professional services’ and ‘general retail and
hire’.
The advantage of introducing a PPZ for the site means that there is
capacity to allow a broader scope of the aforementioned use
classes in a controlled setting. This is comparable to the use and
development controls in relation to the Local Business zone (refer to
Figures 26 and 27) and to a lesser degree the General Residential
zone.
For these reasons, it is concluded that a PPZ with appropriate
limitations and restrictions can be comfortably integrated into the
Scheme without compromising the centre hierarchy or detracting
away from the Central Business zone of the municipal area.
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5 Local Strategic Context
This section of the report considers if the vision and objectives of the site (refer
to section 4.1 of this report) and if this is aligned with the applicable local
strategies.
The Devonport Strategic Plan 2011-2030 (DSP) is the overarching strategic
document of the municipal area and is further underpinned by a series of local
strategies. Aside from the DSP, the strategies most applicable to this
amendment are as follows:
•
•
•
•
•

Bike Riding Strategy 2015-2020;
Pedestrian Strategy 2016-2021;
Open Space Strategy;
Retail Strategy 2018-2023; and
Tourism Development Strategy 2009-2019.

The proceeding discussion considers the vision and objectives of the site in
context of the aforementioned local strategies.

5.1 Devonport Strategy 2009-2030
The DSP was adopted by the Council in 2009, reviewed in 2013-14 with the
new version endorsed by the Council in 2014.
The DSP is focussed on achieving a city that is “strong, thriving and

welcoming place to live which is balanced with living lightly by the river
and sea”. Table 7 outlines the applicable goals and objectives of the DSP
and considers if the vision and objectives of the site are aligned.

Table 7: Assessment of the Devonport Strategic Plan
Goal 1: Living lightly on the environment
Outcome 1.3 “Living lightly” is promoted and encouraged
1.3.1
Identify and implement initiatives to educate and
encourage our community on opportunities to “live lightly”
Comment
The investment in 2011 into Devonport’s bike riding and pedestrian
network resulted in the extension of Great Foreshore Ride infrastructure
to include the site and adjoining Crown land.
The construction of the pathway has resulted in a pivotal change in the
relationship between private property and public open space of the
waterfront. This was facilitated by private land which was donated from
the parent title of the site.
The vision and objectives articulated in section 4.1 support the cycling
community by committing to maintaining an open, safe, and pleasant
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waterfront environment. The intent of objectives (a), (b), (c) and (e)
(refer to section 4.1) is to encourage walking, commuter, and
recreational riding. This potentially reduces the reliance on passenger
vehicles by visitors to access the site. This means fewer car trips, reducing
emissions. This is consistent with Outcome 1.3.
Outcome 1.4 Our energy use is reduced
1.4.1
Promote reduction, re-use and recycling options to
minimise waste materials within Council, the community
and businesses.
Comment
Objective (b) (refer to Section 4.1) focuses on building adaptation and
renewal, opening opportunity for repurposing buildings to respond to
the changing land use pattern in the urban environment.
Of course this is not without challenges as the National Construction
Code imposes requirements for certain classes of buildings that can
render any conversion costly for re-development.
The objective seeks to apply use and development controls that provide
an alternative compatible use for existing buildings on the site. The
underlying principle of this objective is to enable reinvestment, reducing
the risk of a building becoming vacant and eventually deteriorating
resulting in its demolition and consequently generating waste materials.
The building adaptation objective promotes waste minimisation which
is consistent with Outcome 1.4.
Goal 2: Building a Unique City
Outcome 2.1 Council’s Planning Scheme facilitates appropriate
property use and development
2.1.1
Apply and review the Planning Scheme as required, to
ensure it delivers local community character and
appropriate land use.
2.1.3
Work in partnership with neighbouring councils, State
Government and other key stakeholders on regional
planning and development issues
Comment
The draft amendment is made in recognition that the spatial application
of the current Recreation Zone and Environmental Management Zone
and the associated controls are misaligned with the established land
use pattern of the site.
The integration of the objectives (refer to Section 4.1) through a tailored
approach to zoning over the site ensures that it delivers an open
waterfront environment with an appropriate mix of land use that does
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not result in any conflicts or detract from the Devonport CBD (refer to
section 4.4.3). This is consistent with Outcome 2.1.
Outcome 2.3 Infrastructure priorities support well planned, managed
and
appropriately funded development within our unique City
2.3.5
Provide and maintain sustainable park, gardens and open
spaces to appropriate standards
Comment
The objectives promote private investment into the public open space
of the waterfront environment. This supports the Outcome of 2.3 and
associated strategy.
Outcome 2.4 Promote the development of the CBD in a manner which
achieves the Living City Principles Plan
2.4.1
Implement initiatives from the LIVING CITY Master Plan
2.4.3
Implement initiatives to encourage private investment
aligned with the outcomes of the LIVING CITY Master Plan
Comment
The Living City Master Plan is an urban renewal project concerning new
tourism opportunities, food experiences and business prospects. Its goal
is to revitalise Devonport’s CBD to consolidate services and bring new
life to the city. 17 Devonport Road has connectivity (all modes) with the
CBD area and as such can be a satellite space to be used to support its
growth.
The site has connectivity along the waterfront and can form part of the
“enhanced public realm and park” with paths and cycle way already
connected.
The objectives strive to build and strengthen the relationship of the site
with the CBD through the Great Foreshore Ride network.
Limited commercial activity is considered an essential ingredient to
support this network and intends to facilitate an increase in riding and
walking by the local population. This also aids with sustaining a level of
activity on the site, particularly when the tourism declines in the quieter
months of the year.
The redevelopment of the site is impeded by several infrastructure
constraints, this in conjunction with use and development controls of the
proposed PPZ (refer to section 6) ensures that commercial activities are
of a scale and nature which is compatible with the hierarchy of centres
within the municipal area.
Goal 3: Growing a Vibrant Economy
Outcome 3.2 Devonport’s visitor industry is developed around its natural
assets, history and location
3.2.1
Support tourism through the provision of well designed and
managed infrastructure and facilities.
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3.2.3
3.2.4

Facilitate a pro-active approach by business to embrace
tourism opportunities.
Promote our natural environment and assets to underpin
tourism opportunities.

Comment
The site bares a close relationship with the Mersey River and is ideally
situated to promote tourism to Devonport. Visitor accommodation is
contained on the site and is supported by a café, mini-golf course, and
the Great Foreshore Ride infrastructure.
To stimulate the local economy and provide for continued investment
on the site, a tailored approach is proposed by the PPZ. This is with the
intent of striking a balance, ensuring there is a healthy mix of activity
creating a vibrant site that appeals to visitors to Devonport. The
composition of the mix of uses support tourism and the visitor economy.
The objectives (refer to Section 5.1) of the site are aligned with Outcome
3.2.
3.3 Access in to, out of, and around the City is well planned and
managed
3.3.1
Improve the City’s physical access and connectivity
focusing on linkages to and from key access points
Comment
Open spaces (both public and private) that area accessible, provide
good facilities, are free, and well connected are key to achieving
Outcome 3.3.
The construction of the Great Foreshore Ride infrastructure over private
property is an integral part in providing access through walking and
riding. The objectives of the site seek to protect this infrastructure and
intends to maintain access via walking and bike riding.
The mix of uses also ensure passive surveillance creating a safe and
secure site. This is partly achieved through the location of a mix of uses
that seek to generate continued activity on the site during the week as
well as the weekend.
This is consistent with Outcome 3.3.
3.4 Our economic progress continuously improves
3.4.1
Work in partnership with industry and government to
identify needs of business and industry to pursue
opportunities, which fosters economic development in the
area.
3.4.2

Promote, encourage, and develop initiates that support
the local economy

Comment
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The current zoning may result in in a downturn in activity on the site as it
did when the Serendipity Fun Park ceased in the late 1980s if there is not
any capacity to respond to changing land use patterns.
The issue of an underutilised or vacant building in and around Devonport
has in the past only been too common. To foster economic
development, the objectives (refer to Section 4.1) seek to modify the
zoning to provide limited opportunity for commercial use and
development.
The mix of uses is critical and tries to strike a balance to ensure that the
site is not solely dependent on the visitor economy for its survival. A mix
of uses generates economic activity, stimulates the local economy as
the visitor economy can fluctuate. This is consistent with Outcome 3.4
and associated strategies.
Goal 4: Building Quality of Life
4.1 Sport and recreation facilities and programs are well planned to
meet community need
4.1.3
Promote passive recreational usage including walking, bike
paths, trails, parks and play spaces.
Comment
The objectives continue to support the passive recreational usage of the
Great Foreshore Ride by retaining an open and pleasant attractive
environment.
Improved walking and cycling routes and other activities and facilities
encourage active community participation which is consistent with
Outcome 4.1 and associated strategy.
4.7 An engaged community promotes and values diversity and equity
4.7.2
Encourage opportunities for active participation in
community life
Comment
The objectives (refer to Section 5.1) of the site are intended to stimulate
activity, promote reinvestment into buildings and infrastructure which in
turn support community participation.
While an element of the site is targeted at the visitor economy, the mix
of activities, facilities and infrastructure provided on the site are there for
the enjoyment of the permanent residential population as well as visitors
to Devonport.
A vibrant site encourages walking and cycling, adds to the experience
of visitors to Devonport and increases active participation by the
community. This also then provides a forum for social interaction and
increased community engagement.

- 48 -

5.2 Bike Riding Strategy 2015-2020
The Devonport Bike Riding Strategy 2015-2020 (BRS) is focussed on
providing safe and well-connected bike riding routes for Devonport
with the intention of making bike riding more accessible and improving
safety. This strategy not only targets recreational riders, but also seeks
to increase commuter cycling to local destinations.
The Great Foreshore Ride is an extensive bike riding route which starts
from Don River and extends along the entire length of the foreshore
and concludes presently at Quioba (refer to Figure 25). While only a
small section of the Great Foreshore Ride traverses the site, it is integral
to forming a continuous route (mostly off-road) as it moves towards
Horsehead Creek Boat Ramp.
The site is ideally positioned to take advantage of the unique setting
and zoning requires tailored controls to uphold the intent of the BRS that
would otherwise not be achieved through standardised zoning.

Figure 26: The Great Foreshore Ride shown by a dark blue line (source:
City of Devonport website)
Commercial use and development on the site are seen to be critical
element to increasing the site’s population catchment and appeal,
generating human activity and in turn stimulating a high visitation rate
to the site.
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Activity is integral to supporting this infrastructure and becomes another
riding/walking destination in the same way that the playground, surf
club and restaurants attract cyclists and walkers to the Mersey Bluff.
The vision and objectives, integrated as part of the use and
development controls, further the desired outcomes of the BRS.

5.3 Pedestrian Strategy 2016-2021
The Pedestrian Strategy 2016-2021 (Pedestrian Strategy) seeks to: ‘make
walking in Devonport safe and convenient and to enable and
encourage walking as a mode of transport’.
Pedestrian Strategy seeks to provide continued provision of
infrastructure and signage to supports a safe and convenient walking
environment.
The shared bicycle and pedestrian network traversing the site and
adjoining Crown land facilitates this desired outcome.
The objectives seek to retain this shared pathway consistent with the
Pedestrian Strategy and the rezoning proposes use and development
controls that seek to protect this key attribute of the site.

5.4 Open Space Strategy
The proposed amendment supports the Open Space Strategy (OSS) of
the Council which was endorsed in January 2015.
The OSS defines public open space or ‘open space’ is all parks,
gardens. Reserves, road reserves and other parcels of land owned and
or managed by Council, which is accessible to the public and serves
an open space purpose. This includes spaces provided for passive,
active, formal and informal recreation as well as for conservation
purposes”.
The section of the path bicycle and pedestrian path is contained on
private land and therefore is not defined as ‘public open space’ or
‘open space’. This small section of the pathway on private land
provides the opportunity for off-road infrastructure for cycling and
walking.
The Pedestrian Network Strategy, Bike Riding Strategy are aligned with
the vision and objectives of the site.
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5.5 Devonport Retail Strategy 2018-2023
The Devonport Retail Strategy was endorsed by the Council in June
2018 and sets the direction for commercial and retail activities until
2023.
The DRS focusses on growth in in downtown retailing in the CBD as well
as becoming the service hub of the North West Coast.
The objectives of the DRS are as follows:
• Increase visitation to CBD;
• Strengthen the retail experience;
• Build the capacity of retailers;
• Strengthen communication between Council and retailers.
The proposed PPZ and the vision of the site works in conjunction with
these objectives and does not propose in any way to compromise the
role and function of the CBD (refer to section 4.4.3).

5.6 Devonport Tourism Strategy 2009-2019
The Devonport Tourism Strategy (DTS), January 2010, is most likely set for
an upcoming review. Although the DTS remains relevant to this
amendment.
The DTS recognises that visitors seek experiences and adventures.
Welcoming public spaces form an integral part in the experience a
visitor to Devonport. The amendment provides flexibility and range of
uses that has the capacity to stimulate investment, improve the
landscape environment and retain activity on the site.
A vibrant and dynamic site draws visitors to the location and is more
likely to add to the experience of the waterfront environment than a
location that is empty and underutilised.
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6 Particular Purpose Zone
The PPZ has been drafted to provide a unique set of controls to regulate use
and development (refer to Appendix C). Table 8 examines the components of
the PPZ and the purpose of the proposed controls for the site.
Table 8: Particular Purpose Zone – Waterfront Complex
33.1 Zone Purpose
33.1.1 Zone purpose statements:
33.1.1.1

To provide for a mix of use and activities that are compatible
with Visitor Accommodation and Residential use.

33.1.1.2

To provide for limited commercial uses that do not compromise
or distort the role of existing activity centres.

33.1.1.3

To provide for use and development that does not interfere with
the function of the cycling and pedestrian network.

The PPZ purpose reflects the waterfront location and its unique mix of uses to
stimulate a vibrant and energetic zone that adds to the positive experiences of the
local population; recreational and commuter riders; and visitors to Devonport.
The PPZ provides opportunity for visitor accommodation and residential uses but also
recognises that a proportion of non-residential uses are equally important with
respect to becoming a riding destination within Devonport.
A mix of uses complements the bike riding/pedestrian pathway traversing the zone.
This facilitates an increase in patronage of the latter which is aligned with the
endorsed local strategies (refer to Section 5).
33.2 Local Area Objectives
(a) To facilitate an integrated mix of activities, buildings, parking and

landscaped open spaces.

(b) To provide for adaption and reuse of existing buildings to support the

vitality of the zone.

(c) To provide for use and development that does not cause unreasonable

loss of amenity to Visitor Accommodation or Residential use from noise,
traffic generation and movement, light or other emissions.

(d) The appearance of development is of a bulk, scale and type that is

sympathetic to the topography of the site and the waterfront location.
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(e) To provide for use and development that supports the continued use of

the cycling and pedestrian network.

The area contains three local area precincts as shown on Figure 32.1.2 to this zone.
Retail
and The Business and Visitor Precinct is to provide for:
(a) the reuse and adaptation of a building that existed on the
Business Precinct
effective date for visitor accommodation or a single tenancy
for commercial use;
(b) the use of the car parking area for a market or similar
activity providing this does not interfere with the internal
driveway servicing the Mixed Use Precinct or the
Residential and Visitor Accommodation Precinct.
Mixed
Precinct

Use The Mixed Use Precinct is to provide a limited commercial
activity higher density residential development and/or visitor
accommodation.
Residential and The Residential and Visitor Accommodation Precinct is for
Visitor
residential development and visitor accommodation.
Accommodation
Precinct

Business
Precinct
and Visitor
Mixed Use Precinct

Residential and
Visitor Accommodation
Precinct
Comment
The local area objectives articulate the vision of the zone providing direction for use
and development. The PPZ is not intended to be all commercially focussed or
service the day-to-day needs of the local population. Additionally, the zone is
intended to attract visitors and the population of Devonport to the zone without
compromising or detracting the activities located in the CBD. The application of
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precincts provides certainty and gives clear direction of the anticipated uses across
the site. The local area objectives are aligned with the land use planning outcomes
sought as discussed in section 5 of the report.
As the Living City Masterplan takes shape, the proposed rezoning allows to fill a gap
in the market for commercial properties and respond to the changing urban
environment in Devonport. The PPZ is intended to facilitate adaptation and reuse
of existing buildings such as the function centre.
An alternative use to the function centre within the zone is timely as the residential
use class is opened for the site. The activities of the function centre means that noise
generated from an event held sometimes attracted complaint from adjacent
properties. The conversion of the function centre use will ensure that potential
conflict with future residential uses on the site is minimised.
This reinforces the Cradle Coast Regional Strategy and the local strategies.
33.2 Use Table
Use Class
No Permit Required
Natural and cultural
management
Passive recreation
Utilities
Permitted
Food Services

Qualification
values

If for minor utilities
If not for
(a) a drive-through facility; or
(b) take-away food shop.

Residential
Sports and recreation
If for outdoor recreation.
Visitor accommodation
If not for camping or caravan park.
Discretionary
Business and Professional Services If for
(a) consulting room; or
(b) veterinary centre.
Community
entertainment

meeting

General Retail and Hire

and If for
(a) function centre;
(b) place of worship; or
(c) public art gallery.
If for
(a) market;
(b) private art gallery; and
(c) shop

Sports and recreation
Tourist Operation
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Utilities
Comment
Residential and visitor accommodation are listed as permitted in the zone.
Consequnetly, non-residential uses, with the exception of ‘food services’ and ‘sport
and recreation’ are listed as discretionary.
The definition of each of the use classes are wide ranging and could give rise to
inappropriate development. Therefore certain use classes in the Table are qualfied
to limit non-residential uses considered inappropriate in the zone.
33.3 Use Standards
33.3.1 Discretionary Uses
Objective: That non-residential use does not cause an unreasonable loss of
amenity to residential use.
Acceptable Solutions
Performance Criteria
A1
P1
Hours of operation of for Discretionary Hours
of
operation
for
Use must be within 6:00am to 6pm.
Discretionary Use must not cause
an unreasonable loss of amenity to
a residential use or visitor
accommodation within the zone
having regard to:
(a) the timing, duration or
extent
of
vehicle
movements; and
(b) noise, lighting or other
emissions.
A2
P2
External lighting for a Discretionary Use External lighting for a use must not
cause an unreasonable loss of
must:
(a) not operate within the hours of amenity to the residential zones,
midnight to 6.00am, excluding having regard to:
any security lighting; and
(a) the level of illumination and
duration of lighting;
(b) if for security lighting, be baffled
so that direct light does not
(b) the distance to habitable
extend
into
the
adjoining
rooms of an adjacent
property.
dwelling
or
visitor
accommodation.
A3
P3
Commercial vehicle movements and Commercial vehicle movements
the
unloading
and
loading
of and the unloading and loading of
commercial vehicles for a non- commercial vehicles for a nonresidential use must be within the hours residential use must not cause
of:
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(a) 7:00am to 6:00pm Monday to unreasonable loss of amenity to
Saturday; and
sensitive uses having regard to:
(b) 9:00 to 4pm Sunday and public
a) the extent and timing of
holidays.
traffic generation;
b) the nature of the proposed
use; and
c) mitigation
measures
proposed.
A4
P4
Air conditioning, air extraction, heating
or refrigeration systems or compressors
for a Discretionary Use must be
designed, located, baffled or insulated
to prevent noise, odours, fumes or
vibration from being received by
residential
uses
or
visitor
accommodation in the zone

Comment

Noise, odours, fumes or vibration
generated from a Discretionary
Use must not cause unreasonable
loss of amenity to residential uses
or visitor accommodation in the
zone, having regard to (a) the
characteristics
and
frequency of any emissions
generated;
(b) the nature of the proposed
use;
(c) the topography of the site;
(d) the landscaping of the site;
and
(e) any
mitigation
measures
proposed.
(a)

The use standards are focussed on assessing the potential impacts and emissions of
non-residential uses contained within the zone. The objective of the standard and
associated acceptable solutions and performance criteria are with the purpose of
protecting residential amenity.
33.3.2 Discretionary Uses in the Retail and Business Precinct and Mixed Use Precinct
Objective
That Discretionary Uses in the Retail and Business Precinct or the Mixed Use
Precinct are consistent with the local area objectives.
Acceptable Solution
A1

Performance Criteria
P1

General Retail and Hire Use or
Business
and
Professional
Services uses in the Business
and Visitor Precinct must:
(a) be contained in an existing
building and
(b) be for a single tenancy.

A General and Retail Hire or Business
and Professional Services in the
Business and Visitor Precinct must not
compromise or distort the activity centre
hierarchy, having regard to:
(a) the local area objectives;
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(b) the characteristics of the site;
(c) the size and scale of the proposed
use; and
(d) the extent that the proposed use
impacts on activity centres outside
of the zone.
A2

P2

General Retail and Hire Use or No Performance Criterion.
Business
and
Professional
Services uses in the Mixed Use
Precinct:
(a) has a gross floor of not more
than 200m2; and
(a) is for a single tenancy.
Comment
This proposed clause is focussed on limiting ‘business and professional services’ and
‘general retail and hire’ uses. The imposed controls for non-residential uses within
the zone, ensuring that commercial activities are not dominant and do not distort
any other activity centres outside of the zone.
33.3.3 Outdoor Storage
Objective: That outdoor storage areas do not detract from the appearance
of the zone or surrounding area.
Acceptable Solutions
Performance Criteria
A1
P1
Outdoor storage areas must not be Outdoor storage areas excluding
visible from any road, public open any goods for sale, must be
space or pedestrian network in or located, treated or screened to not
adjoining the zone.
cause an unreasonable loss of
visual amenity.
Comment
This clause is concerned with the appearance of outdoor storage. As the zone forms
part of the public realm, outdoor storage should not be visible from public open
spaces
33.4.1 Building Height and Setbacks
Objective
The height and setback of buildings is to:
(a) minimise the visual prominence when viewed from the Bass
Highway, Devonport Road, the Mersey River environment or other
public spaces;
(b) not cause unreasonable loss of sunlight to a habitable room of a
sensitive use; and
(c) minimise the impact on the pedestrian network on adjoining land
and parallel to the banks of the Mersey River.
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Acceptable Solution
A1

Performance Criteria
P1
Building height must be compatible with
Building height must be not existing buildings and not cause
more than 10m.
unreasonable loss of amenity having
regard to:
(a) the topography;
(b) the bulk and form of existing and
proposed buildings;
(c) the apparent height of proposed
buildings when viewed from the
Bass Highway, Devonport Road,
and other public places; and
(d) overshadowing of public places;
(e) overshadowing and reduction in
sunlight to habitable rooms and
private open space of dwellings
and visitor accommodation.
A3
P3
Buildings must have a setback
from the frontage of Devonport
Road of:
(a) not less than 5m; or
(b) not less than the setback
of a building existing on
the site.

A3

Buildings must have a setback from the
frontage of Devonport Road that is
compatible with the streetscape,
having regard to:
(a) the topography of the zone;
(b) the setback of existing buildings
within the zone;
(c) the height, bulk and form of
existing and proposed buildings;
and
(d) the safety or road users.
P3

Buildings, fences, freestanding No Performance Criterion..
walls must not be constructed
within 30m of the mean high
water mark of the Mersey River.
Comment
The approved visitor accommodation has a maximum height of 10m. New buildings
cannot be constructed under the Electricity Transmission Corridor.
A setback of 5m from the frontage of Devonport Road was applied as this is
consistent with approved development within the zone. The perceived setback from
Devonport Road will be more than 20m due to the existing wide road reserve.
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Building and fences cannot be constructed within 30m of the high water mark to
retain open view lines and strong visual connection with the Mersey River.
33.4.2 Private open space for all dwellings
Objective
That dwellings are compatible with the amenity and character of the site
and provide:
(a) for outdoor recreation and the operational needs of the residents;
(b) opportunities for the planting of gardens and landscaping; and
(c) private open space that is conveniently located and has access
to sunlight.
Acceptable Solution
Performance Criteria
A1
P2
A dwelling must have private
open space that:
(a) is in one location and is not
less than:
(i) 24m2; or
(ii) 12m2, if the dwelling has
a finished floor level that
is entirely more than 1.8m
above
the
finished
ground level (excluding
a garage, carport or
entry foyer);
(b) has a minimum horizontal
dimension of:
(i) 4m; or
(ii) 2m, if the dwelling has a
finished floor level that is
entirely more than 1.8m
above
the
finished
ground level (excluding
a garage, carport or
entry foyer);
(c) is orientated between 30
degrees west of true
north and 30 degrees
east of true north; and
(d) has a gradient not
steeper than 1 in 10.
Comment

A dwelling must have private open
space that includes an area capable of
serving as an extension of the dwelling
for
outdoor
relaxation,
dining,
entertaining and children’s play and is:
(a) conveniently located in relation
to a living area of the dwelling;
and
(b) orientated to take advantage of
sunlight.
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This clause requires that each residential use (dwelling) is provided with private open
space.
33.4.3 Separation of multiple dwellings
Objective
That the separation between multiple dwellings provides reasonable
opportunity for sunlight to enter private open space for dwellings on the
same site.
Acceptable Solution
Performance Criteria
A1
P1
A multiple dwelling that is to the
north of the private open space
of another dwelling, must be
setback a distance of 6m from
the northern edge of private
open space.

A multiple dwelling must be designed
and sited to not cause an unreasonable
loss of amenity by overshadowing the
private open space, of another
dwelling on the same site.

A2

P2

A shared driveway or parking
space (excluding a parking
space
allocated
to
that
dwelling) must be separated
from a window, or glazed door,
to a habitable room of a multiple
dwelling
by
a
horizontal
distance of not less than:
(a)
2.5m; or
(b)
1m if:
i.
it is separated by a
screen of not less than
1.7m in height; or
ii.
the window, or glazed
door, to a habitable
room has a sill height
of not less than 1.7m
above the shared
driveway or parking
space, or has fixed
obscure
glazing
extending to a height
of not less than 1.7m
above the floor level.
Comment

A shared driveway or parking space
(excluding a parking space allocated
to that dwelling), must be screened, or
otherwise located or designed, to
minimise unreasonable impact of
vehicle noise or vehicle light intrusion to
a habitable room of a multiple dwelling.
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These development standards are concerned with protecting privacy.
33.4.4 Waste Disposal for Multiple Dwellings
Objective
To provide for the storage of waste and recycling bins for multiple dwellings
Acceptable Solution
Performance Criteria
A1
P1
A dwelling must have a storage A multiple dwelling must have storage for
area, for waste and recycling waste and recycling bins that is:
(a) capable of storing the number of
bins, that is an area of not less
2
bins required for the site;
than 1.5m per dwelling and is
within
(b) screened from the frontage and
(a) a common storage area
dwellings; and
with
an
impervious
(c) in a location that can be accessed
surface that:
by a waste collection service.
(i)
has a setback of not
less than 4.5m from a
frontage;
(ii)
is not less than 5.5m
from any dwelling;
and
(iii)
is screened from a
dwelling by a wall to a
height of not less than
1.2m
above
the
finished surface level
of the storage area.
Comment
This development standard is to enforce waste storage area for multiple dwellings.
33.5 Subdivision
33.5.1 Lot Design
Objective
That each lot:
(a) Has an area and dimensions appropriate for use and development
in the zone;
(b) Is provided with appropriate access to a road; and
(c) Contains areas which are suitable for development appropriate to
the zone purpose, located to avoid natural hazards.
Acceptable Solution
Performance Criteria
A1
P1
No Acceptable Solution
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A2
Each lot, or a lot proposed in a
plan of subdivision, must be
provided with vehicular access
from the boundary of the lot to a
road in accordance with the
requirements of the road
authority.

Each lot or a lot proposed on a plan of
subdivision must be suitable for use and
development that is consistent with the
purpose of the zone, having regard to
the combination of:
a) slope, shape, orientation and
topography of site;
b) any established pattern of use
and development;
c) connection to the road network;
d) availability
of
or
likely
requirements for utilities;
e) any requirement to protect
ecological, scientific, historic,
cultural or aesthetic values; and
f) present of any natural hazards.
P2
Each lot, or proposed in a plan of
subdivision, must be provided with
reasonable vehicular access to a
boundary of a lot or building area on the
lot, if any having regard to:
(a) the topography of the site;
(b) the distance between the lot or
building
area
and
the
carriageway;
(c) the nature of the road and the
traffic; the anticipated nature of
vehicles likely to access the site;
and
(d) the ability for emergency
services to access the site.

33.5.3 Services
Objective
That the subdivision of land provides services for future use and
development of the land.
Acceptable Solution
Performance Criteria
A1
P1
Each lot, or lot proposed in a
plan of subdivision, must have a
connection to a full water
supply service.

Each lot or a lot proposed on a plan of
subdivision must be suitable for use and
development that is consistent with the
purpose of the zone, having regard to
the combination of:
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(a) slope, shape, orientation and
(b)
(c)
(d)
(e)

A2

P2

(f)

topography of site;
any established pattern of use
and development;
connection to the road network;
availability
of
or
likely
requirements for utilities;
any requirement to protect
ecological, scientific, historic,
cultural or aesthetic values; and
any natural hazards.

Each lot, or a lot proposed in a No Performance Criterion.
plan of subdivision, must be
have a connection to a
reticulated sewerage system.
A3
P3
Each lot, or lot proposed in a
plan of subdivision, must be
capable of connecting to:
(a) a
public
stormwater
system; or
(b) existing
stormwater
system on the site without
increasing the rate of
discharge to a waterway.

A lot proposed in a plan of subdivision
must be capable of accommodating
an on-site stormwater management
system adequate for the future use and
development of the land, have regard
to:
(a) the size of a lot;
(b) topography of the site;
(c) the flow and rate of discharge to
a waterway;
(d) any existing buildings on the site;
(e) any area of the site covered by
impervious surfaces; and
(f) water sensitive design measures
proposed.

Comment
Provisions for provides for opportunity for subdivision and ensuring that lots are
appropriately serviced.
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7 Cradle Coast Regional Land Use Strategy
The amendment must be as far as practical to be consistent with the Cradle
Coast Regional Land Use Strategy 2010-20130 (CCRLUS).
In short, the CCRLUS provides overall direction on future use and development
for the Cradle Coast Region. As required by the Act, this proposed rezoning
must be consistent with the CCRLUS. There are no prescribed tests or criteria,
however, to determine whether an amendment is consistent with the CCRLUS
or what in fact is meant by ‘practicable’.
Nevertheless, the spatial application of the proposed PPZ over the site is
examined and considered against the relevant strategies and land use polices.
The assessment of the strategies is considered as a collective, with not all land
use policies being relevant or applicable to the amendment. The assessment
has considered the amendment in context of the strategies and the land use
planning policies categorised under the following headings:
• Implementation;
• Wise Use of Resources;
• Support for Economic Activity;
• Places for People; and
• Planned Provision of Infrastructure.
In the assessment, the strategies and land use policies have been considered
in context of each other. Where a land use policy potentially conflicts with
another, the collective position is adopted as reading each strategy or policy
in isolation of the other can lead to incoherent or opposing outcomes. This
approach is aligned with the approach advocated by the following statement,

“The Strategy does not provide definitive actions for how to deliver the intended
result – rather it expresses the principles and policies against which all future
proposals for processes and prescriptions for land use planning are to be
considered. The Strategy may be applied as a series of questions or reference
points to be addressed when contemplating and making land use policy and
regulatory requirements” (page 117, CCRLUS).
The assessment of the amendment against the CCRLUS is outlined in Table 9.
Table 9: Applicable Strategies and Land Use Policies considered
Section
Response
Implementation

The Cradle Coast Regional Land Use Strategy –
•

Promotes regional land use policies that respect the natural environment,
facilitate a robust and successful regional economy, provide liveable
communities and a sustainable pattern of settlement, and guide new use and
development toward a secure and prosperous future
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•

Consolidates and aligns land use planning with related strategies for
economic, social, environmental, conservation and resource management
applying for the Cradle Coast Region and places them into an overall context
of an integrated regional land use strategy

•

Provides a basis for the coordination of future actions and initiatives related
to the growth and development of the Region and promotes arrangements
which optimise benefit for regional communities

•

Initiates a regional land use planning process to provide a strategic regional
perspective and a coordinate framework for consistent regulatory action

The amendment advocates a tailored approach for future use and development.
This is aligned with the intended principles and policies of the CCRLUS. This strives to
facilitate and promote a robust and successful regional economy and continues to
build a liveable community and a sustainable development pattern as desired by
the CCRLUS.
The amendment, through the process provided by the Act, will provide for its
implementation in a coordinated fashion across State and Local governments and
the private sector. The process also provides for community consultation.

Wise Use of Resources

Use and development of natural and cultural resources in the Cradle Coast Region
–
• safeguards the life supporting properties of air, water and land
• maintains and enhances the health and security of biodiversity and
ecological processes
• provides sustainable access to natural resources and assets in support of
human
• activity and economic prosperity
• recognises and respects natural and cultural heritage
• promotes the optimum use of land and resources
2.3 Changing climate
a
Promote outcomes which reduce
carbon emissions and increase
energy efficiency in a manner
consistent with and appropriate to
furthering declared Commonwealth
and State policies and targets

The
amendment
focusses
on
continued support to retaining an
open bicycle and pedestrian path on
the site. This promotes reduction in
carbon emissions by encouraging
commuter and recreational riding,
providing an alternative mode of
transport and reducing car trips.
The amendment intends to achieve
adaptation and reuse of existing
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buildings, providing opportunity to
respond to a changing economic
climate.

b

Promote compact and contained
settlement centres which allow
reduced dependency on private
vehicle use and the length of daily
journeys by providing communities
with ready local access to daily
needs for employment, education,
healthcare, retail and personal
services and social and recreation
facilities, including
i.
a greater mix and less
dispersal or segregation in the
nature and distribution of land
use
ii.
improvement in the level of
internal connectedness and
convenience for pedestrian,
cycle and public transport
options
iii.
increase in urban densities for
residential and commercial
use
iv.
minimise expansion at the
urban fringe and creation of
rural residential clusters in
remote or poorly connected
locations

This facilitates continued investment
into the existing buildings on the site to
maintenance
and
assist
with
continued upkeep, ensuring it does not
fall in a state of disrepair and
potentially extends the lifecycle of a
building. This can assist with reducing
building demolition resulting in waste
generation going to landfill.
The amendment opens opportunity for
infill development and supports growth
and development for housing and
local employment through a careful
intensification of a mix of uses within
the established urban boundary of
Devonport.
The site is accessible by Devonport
Road and the Great Foreshore Ride.
The bicycle and pedestrian pathway
and
provides
connectedness
convenience for pedestrian and cycle
encouraging
alternative
options,
modes of transport and strengthening
its links with the CBD and in time with
Spreyton. The amendment continues
to
retain
an
open
waterfront
environment to not impede this
important network.
The area open to redevelopment of
the site limited. Although the controls
will
assist
with
facilitating
infill
development for residential and
commercial uses. This maximises the
efficient use of developed land and
mitigates the cost of providing
additional infrastructure services and
amenities.

2.4 Water Management
b
Identify the surface water and Water sensitive design principles have
ground water features, hydrological been adopted on the site to minimise
function, and natural features and
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areas necessary for the ecological concentration of water surface run-off
and
hydrological
integrity
of from development.
catchments
The Scheme also assesses the impact
of surface water and ground water
features from use and development
through the relevant Codes.
c

d

e

Require catchments, natural water
courses and water bodies be
adequately
buffered
against
likelihood for resource development,
economic activity, utilities and
settlement to have adverse effect on
–
i.
existing and known likely
drinking water supplies
ii.
surface water, ground water,
and water bodies susceptible
to impact due to
iii.
extraction of water or the
addition
of
nutrients,
sediments and pollutants
iv.
hydrological function of water,
including its chemical and
physical properties,
v.
and its biological interaction
with the environment
Limit modification of natural drainage
systems, including change in channel
alignment and in the nature of the
stream beds and flow rates
Impact on water quality by runoff
from adjacent use or development

The site is mostly developed with the
draft
amendment
providing
opportunity for redevelopment.
Walls and structures will be setback
30m from the high water mark. The
amendment introduces development
controls managing the number of
discharge points of surface water from
the site.

The draft amendment does not
propose to modify any natural
drainage system or realign any
channel.
The draft amendment does not
include any new water discharge
points.
Any development would be required
to comply with relevant legislation to
protect water quality.
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2.4
e

Require retention and rehabilitation
of native vegetation within riparian
and foreshore areas

Figure 27: TasVeg 3.0 for the
theLISTmap)

site (source:

Any
future
removal
of
native
vegetation required on the site will be
assessed under the Scheme.
2.f Require urban and rural land use or The draft amendment does not
development incorporate measures include any new water discharge
to manage diffuse and point source points.
pollution from storm water and
wastewater
discharge
in These policies are integrated in the
accordance with the Tasmanian Scheme and therefore will require
State Policy on Water Quality assessment of any development
Management
1997
and
the proposing new point discharge
Tasmanian State Stormwater Strategy sources.
2010
2.5 Land
a
Recognise land is an irreplaceable The draft amendment represents a
and exhaustible resource
developed site and facilitates infill and
redevelopment within the urban area
of Devonport.
b

c

Ensure the sustainable use or
development of land in accordance
with capability to
provide the greatest economic and
social for the region’s communities
benefit at
least cost to natural values
Identify land for:…
i.
protection and conservation
ii.
primary production;
iii.
economic activity;
iv.
settlement
v.
community, transport and
utility infrastructure
vi.
tourism and recreation

The draft amendment promotes
sustainable use and development
allowing
intensification
of
development on a site where the
natural values are already modified.

The site is isolated from adjoining uses
due to the topography, river and the
railway established in this location. The
site is suited to a mix of uses, taking
advantage of this unique setting in the
urban area of Devonport.
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The inclusion of Crown land into the
zone will provide consistency to
development on the site.
This will not impact on the protection
and conservation of the tidal river
environment.
2.6 Air
aLand
use
planning
processes
c
recognise the importance of clean
air to climatic and biological
health and –
a. Maintain standards for natural air
quality within the Region
b. Promote development which
satisfies or exceeds applicable
regulatory standards
c. for air quality
d. Buffer development with potential
to create adverse effects by
nuisance and
e. pollutant
emissions
from
settlement areas
2.7 Conservation
b
Recognise land is declared under the
legislation of the Commonwealth
and of the
State of Tasmania for
i.
comprehensive, adequate and
representative natural areas are
given longterm protection in
formal
reserves
for
the
maintenance
of
biological
diversity,
i.
ecological
process
and
geological feature
i.
areas outside formal reserves
which
compliment,
link
or
enhance areas of
v.
conservation
status,
regional
identity or local character are
managed to retain natural values
and function
v.
settlement and development on
land adjacent to areas of
conservation value

The draft amendment will not provide
for use and development that will result
in pollutant air emissions.

The site is not declared to be within a
conservation area or identified as
having
significant
environmental
values. The portion of Crown land on
the site is developed and has
consequently modified the natural
values.
Continued access to the waterfront will
not be impeded by the draft
amendment.
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i.

e

f

g

is sited and managed to avoid
adverse effect on natural values
and processes
Promote settlement and land use
decisions which integrate with the
Cradle Coast Natural Resource
Management Strategy

Require settlement development
and growth has regard to likely
adverse effect on areas of natural
conservation
value,
including
remnant vegetation, waterways and
water bodies, and coastal systems

The Scheme considers natural values
and resource management as part of
the individual applicable codes
applied during the assessment of an
application.
The site is adjoining and adjacent to
the Mersey River. Development within
30m of the river is established.

The draft amendment intends to
minimise impacts on waterways by
limiting new development within 30m
of the river.
Restrict
land
clearing
and The site includes vegetation. This is not
disturbance of intact natural habitat contiguous outside of the Devonport
and vegetation areas,
Road reserve and adjoining land.
including areas of forest and nonvegetation
communities
forest
declared
under
the
Nature
Conservation Act, coastal wetlands,
and remnant and appropriate
cultural
vegetation within settlement areas

2.8 Coastal Management
a
Place limits on the expansion of urban The site is not an intact coastal
and residential use and development environment.
within the coastal zone to avoid
linear settlement patterns and
encroachment onto areas
of intact coastal environment
c
Minimise
or
avoid
use
or The proposed draft Devonport LPS
development in areas subject to high does not include the site in the coastal
levels of coastal hazard
inundation overlay.
e
Require
intensification
and The site is within the urban area of
redevelopment within established Devonport.
settlements ensure continued and
undiminished physical and visual
public access to beaches, headland
and waterways
2.9Cultural and Historic Heritage
a – The site is significantly modified from its natural form. There are no known
f
cultural or heritage values associated with the site.

- 70 -

Wise Use of Resources – Overall Comment
The draft amendment involves a site that has been significantly altered from its
natural state. The controls sought by this draft amendment seek to provide optimum
use of land within the urban settlement of Devonport
The Scheme will provide an assessment process that will duly consider any impacts
of natural resources and values such as native vegetation, impact on water quality
of development on the Mersey River and heritage.
Economic Activity

Prosperity and liveability of the Cradle Coast Region is achieved through
economically, socially and environmentally sustainable development. Land use
planning –
• facilitates regional business through arrangements for the allocation,
disposition and regulation of land use which promote diversification,
innovation and entrepreneurism and avoid unnecessary restrain on
competition and cost for compliance

a

•

promotes use and development which maximises the Region’s economic
potential in key sectors with deep capacity and potential for sustained growth
and economic return or a clear strategic advantage

•

improves the social and environmental sustainability of the State and regional
economy by allowing economic development and employment
opportunities in a range of locations while respecting the link between a
healthy environment and a healthy economy

•

supports and grows liveable regional communities through coordinate
action aligned with State and regional economic development plans specific
to the issues, challenges and opportunities of the Region
Facilitate supply of employment land Employment land “are locations
in all settlement areas for industrial, designated for clusters of industry,
business
and
institutional
use business or other economic activity,
including in residential locations
including
but
not
limited
to
manufacturing, processing, transport,
storage, business and retail, institutions
and tourism” (page 49, CCRLUS).
The site is a hub of mixed use activity
and has supported commercial
activity over the last 19 years and has
provided local employment.
The draft amendment allows a
broader
range
of
commercial
activities
which
facilitates
new
employment opportunities.
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c

Ensure locations for employment use
accommodate new forms and
changing patterns of economic
activity

The investment of new infrastructure
and buildings within the Devonport
CBD as part of the Living City Master
Plan is stimulating new economic
activity and revitalising the heart of the
City.
The demand for the retention of the
existing building in Precinct 1 as a
function centre is diminishing with new
facilities establishing in the municipal
area.

d

e

The draft amendment provides
opportunity for repurposing existing
buildings and in turn provides capacity
to respond to the changing economic
activity within the municipal area.
Promote provision of employment The site is strategically located within
land in locations where
the urban settlement and is separated
i.
land is physically capable of from other land uses by a way of
development
topography, infrastructure or other
ii.
transport access and utilities natural features.
can
be
provided
at
relaxation
of
use
and
reasonable economic, social The
development
controls
increases
and environmental cost
iii.
there is access to resource, opportunity for local employment in a
energy, communication, and location that:
workforce
• is serviced by road infrastructure
iv.
sufficient separation can be
and the bicycle network;
provided to buffer impact on
• is adjacent to residential areas
natural values, economic
providing access to a potential
resources
and
adjoining
workforce; and
settlement
• will have minimal impact on
natural resource.
Protect
designated
economic Visitor accommodation and other
activity and employment lands commercial
activities
including
against intrusion by alternate forms of business and professional services on
development
the site contribute to the local and
regional economy.
The offers employment opportunities
at a location with both connectivity
and access to walking and cycling.
The new function centres within the
Devonport area will undoubtably
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impact on the economic viability and
continuation of the function centre on
the site. The proposal is paramount as
the use and development controls will
allow consideration by the planning
authority for building reuse and
adaptation.
This will facilitate the opportunity to
convert the function centre to an
alternative use which in turn will
provide continued employment and
boost the economic viability of the site.
Limited
capacity
for
new
development on the site ensures that
commercial activities are small scale in
type and nature.
f
Indicate necessary infrastructure The draft amendment is in a location
must be planned or available and that can be supported by existing
protected to support current and infrastructure.
forecast employment needs
3.3.2 Natural Bio-Resource Production
a.- Not Applicable. The site is not identified as land significant for bio-resource use
e.
3.3.3 Agriculture Production
a-v Not Applicable. The site is converted land within the urban area of Devonport.
3.3.4 Minerals, Construction Aggregate and Stone resources extraction
(a- Not Applicable. The site is converted land within the urban area of Devonport.
b)
3.35 Sustainable Tourism
a
facilitate tourism operations and The site is a unique mix of development
facilities in locates that
that serves to function visitor economy
i.
leverage
attraction
and as well as the local and regional
uniqueness
of
authentic population base.
experience in natural and wild
places,
including
iconic The draft amendment will continue to
destinations
support tourism.
ii.
integrate with other economic
activity, including agriculture The reuse of the existing function
centre for business and professional
and mining
iii.
capitalise on natural and services is compatible with the
cultural
heritage
and established uses on the site and
landscapes
diversifies the economic activity in this
iv.
provide choice and diversity in location.
character, distribution and
scale
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f

integrate tourist experience and
infrastructure into settlement centres
to support and reinforce economic
function

g

void alienation and displacement of
local communities and significant
change in local character, function
and identity

h

ensure regulatory requirements and
approval processes do not unduly
direct or restrain the location, nature
and flexibility of tourism operations
and visitor accommodation.
3.3.6 Visitor Accommodation
a. facilitate a range of visitor
accommodation options
b. locate
high
capacity
accommodation in major
settlement centres and key
tourist locations
c. designate sites for camping
d. restrict permanent settlement
within designated tourist sites
and facilities
3.3.7 Energy Generation
Not Applicable. The site is not a
generation.

The draft amendment assists with
facilitating continued investment into
the site which in turn provides
infrastructure and services that support
the visitor economy.
The draft amendment promotes an
integrated mix of uses avoiding
displacement of local communities by
retention of an open waterfront
environment accessible to the public.
The draft amendment will retain the
opportunity for visitor accommodation
to be considered on the site.

The draft amendment continues to
provide
for
self-contained
accommodation on the site that is
distinctly different to traditional motel
and hotel accommodation offered
within the CBD.
The site comprises a mix of uses and is
not purely a designated tourist site
within Devonport
site identified for alternative energy

3.3.8 Manufacturing and Processing
Not Applicable. The site is not intended for manufacturing and processing.
3.3.9 Business and Commercial Activity
a
facilitate convenient access in each The settlement areas are serviced by
settlement area to food and food and convenience goods by
convenience goods retailers and supermarkets and local stores located
services
at Spreyton, Quoiba, Miandetta and
Best Street. There is no intention for the
site to provide services that meet the
day-to-day needs of the local
population.
b
promote the distribution of higher The draft amendment restricts the use
order retail goods and services classes ‘general retail and hire’ and
throughout the Region in a manner ‘business and professional services’ in
consistent
with
recognised the zone, ensuring the centre hierarchy
settlement patterns and at a scale, for the municipal area continues to be
type and frequency of occurrence implemented (refer to Section 4.4.3).
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appropriate to settlement size, local
consumer
demand, and relationship to the
wider regional market.
e

f

maintain the integrity, viability and
vitality of established centres by
locating
new
business
and
commercial development onto land
within or immediately contiguous with
existing
town
centres
and
commercial zones

prevent
linear
development

h

prevent leakage of commercial and
retail
activities
from
preferred
locations by restricting retail sales in
other land use areas

j

The
draft
amendment
allows
consideration of the use classes
‘business and professional services’
and ‘ general retail and hire’. The use
classes are tightly regulated and
controlled in the zone to maintain the
integrity, viability of the Devonport
CBD.

The amendment seeks to facilitate the
reuse of existing buildings and
infrastructure.
promote increased mix of land use, The site is not located within the CBD of
including
for
housing,
within Devonport. Although the amendment
accessible business centres to provides opportunity for housing in a
encourage viability and vitality
location within 2.5km of the CBD.

g

h
(i)

The precincts proposed reflect the
established land use pattern on the
site.

commercial The site will not exacerbate any linear
commercial
development
along
Devonport Road.
Buildings are
clustered together and are not
individually accessible from Devonport
Road.

The use and development controls
imposed restrict ‘general retail and
hire’ to a floor area of 200m2. This is
consistent with the size, scale and type
of non-residential uses allowed within
residential areas.
provide designated locations for The Use Table does not allow
bulky goods and large format consideration of bulky goods or large
retailing, including for vehicle, format retailing on the site.
building and trade supply, and home
improvement goods
restrict sale of food, clothing and Refer to (h) and (h)(i).
carry away consumables through
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bulky goods and large format retail
outlets located outside town centres
k
require proposals for major business The controls imposed by the draft
or commercial development outside amendment provides for reuse of an
designated
town
centres
be existing building and other commercial
supported by need, absence of activities at an appropriate scale and
suitable alternative sites and of size for the location.
potential for immediate, incremental
or cumulative adverse affect on
established town centres and the
regional pattern of retail and service
provision
3.3.10 Micro enterprises
Not Applicable.
Overall Comment - Economic Activity
The draft amendment allows consideration of future commercial activities on the
site. The controls are tightly regulated for ‘general retail and hire’ and ‘business and
professional services’. The opportunity for these use classes on the site are small and
do not in any way compromise or draw activity away from the CBD of Devonport.
4 Places for People

Regional settlements provide liveable and sustainable communities where
• the growth and development of centres is contained to create functional
places which optimise use of land and infrastructure services and minimise
adverse impact on resources of identified economic, natural or cultural value
• the pattern of settlement provides a network of compact, well connected and
separate centres each with individual character and identity
• land supply is matched to need and there is a balance of infill and expansion
• there is coordinated and equitable access to provision of regional level
services
• each settlement provides an appropriate level of local development and
infrastructure facilities to meet locally specific daily requirements in
employment, education, health care, retail, and social and recreation
activity for its resident population
• each settlement provide a healthy, pleasant and safe place in which to live,
work and visit there is diversity and choice in affordable and accessible
housing
• people and property are not exposed to unacceptable levels of risk
• transport, utility and human service infrastructure is planned and available to
meet local and regional need
• energy and resource efficiency is incorporated into the design, construction
and operation of all activities
4.3.1 Urban Settlement Areas
b
Promote
established
settlement The draft amendment will ensure that
&
areas as the focus for growth and use and development is primarily
development.
focussed within the urban area of
c
Devonport.
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Promote optimum use of land
capability and the capacity of Future uses allowed by the zone
available and planned infrastructure matches the capabilities of the site
service
and the available infrastructure.
4.3.2 Rural Land
aThe amendment does not concern rural land.
e
4.4 Protecting People and Property
b
Establish
the
priority
for
risk The main natural hazard is that the site
management is to protect the lives of is subject to landslide risk and is in a
people, the economic value of bushfire prone area.
buildings, the functional capacity of
infrastructure, and the integrity of The Scheme implements appropriate
natural systems.
Codes to manage the risks of the site
through the assessment process.
Previous investigations undertaken
demonstrate that hazards can be
appropriately managed to minimise
risk to lives and property.
4.5 Facilitating access to business and community services
A
Require each settlement area The proposal will facilitate a zone that
&
facilitate a mix of use and will provide for mix uses in a controlled
development of a nature and scale fashion. The established uses and the
b
sufficient to meet for basic levels of conversation of the function centre will
education, health care, retail, provide
services
and
local
personal services and social and employment opportunities.
economic activity and for local
employment opportunities for the
convenience of the local resident
and catchment population.
Locate business and community
service activity reliant for operational
efficiency on a regional scale
population or on a single or limited
number of sites at Burnie or
Devonport,
and
at
Latrobe,
Ulverstone,
Sheffield,
Wynyard,
Smithton, Currie and Queenstown
4.7 Housing Land – places to live
b
Facilitate choice and diversity in
location, form and type of housing to
meet the economic social, health
and wellbeing requirements and
preferences of all people;

The site has the potential to increase
housing choice and diversity although
this is limited to proposed Precinct 2
and Precinct 3.
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Traditionally the residential areas of
Miandetta are characterised by single
detached dwellings on traditional
sized lots. If the visitor accommodation
should become superfluous, the
proposed zone provides for the
conversion of buildings for this purpose
to residential use.
The conversion of these buildings can
be achieved through the adaptation
of existing buildings.
4.8 Healthy and Educated Communities
c
Facilitate local development of
community
service
facilities
in
locations accessible
and convenient to the population
they serve

4.9 Active Communities
a
a. Assist implementation of the
Tasmanian Open Space Policy and
Planning Framework
2010 and the Cradle Coast Regional
Open Space Strategy 2009 and other
related sport and recreation plans
and
strategies
endorsed
by
government agencies and planning
authorities

The draft amendment will not remove
recreational facilities from the site.
The site does not offer any major
sporting facility. The adjoining walking
and water pursuits of the Mersey River
will not be impacted by the proposed
rezoning.
The draft amendment will continue to
integrate the Great Foreshore Ride
infrastructure with future use and
development on the site.

b. Recognise recreation, leisure and
wellbeing
opportunities
are
integrated with settlement activity
and do not always require a discrete
land allocation, such as urban trails
and walkways as detailed in the
North West Coastal Pathway project.
Overall Comment – Places for People
The draft amendment facilities a mix of uses. The use class ‘residential’ is introduced
to the Use Table facilitating opportunity for medium density housing within an
assigned precinct on a site that is well connected to the CBD by a bicycle/walking
network.
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Hazards can be appropriately managed for the site as demonstrated by previous
investigations undertaken.
The balance of community infrastructure, businesses, visitor accommodation and
residential use provides for infill development within the urban area of Devonport
and creates a point of interest to both visitors and local population.
5 Planned Provision of Infrastructure
Economic prosperity, liveable settlement and environmental health is underpinned

by integrated land use and infrastructure planning to facilitate provision of
adequate, appropriate and reliable infrastructure in a manner that –
• ensures infrastructure is planned and available commensurate with the use
and development of land
• prioritises optimum use of existing infrastructure over provision of new or
expanded services
• protects the function, capacity and security of existing and planned
infrastructure corridors, facilities and sites
Transport Systems - 5.4.4 Road Transport
5.4.2 Sea Transport
The amendment does not impact or impede the Devonport port.
5.4.3 Air Transport
The amendment does not impede on the Devonport Airport. The Scheme manages
the impacts of land on the operation of the airport.
5.4.4 Road Transport
Require local road networks provide The draft amendment will not modify
a high level of accessibility and the existing access arrangements to
connectedness to local destinations, Devonport Road.
including for pedestrian, cycle and
public transport
5.4.5 Rail Transport
Recognise the strategic significance The amendment is separated by the
for Tasmanian import and export road reserve of Devonport Road from
trade of the regional rail links to the railway and is separated by 50m
Western Junction and Melba for from the site. The Scheme manages
freight movement.
impacts of sensitive uses on the railway.
5.4.6 Active Transport
Recognise policies for improved This policy seeks to reduce the number
pedestrian,
cycle
and
public of short car trips with opportunity to
transport forms as an alternative to walk and cycle. Car dependency is
personal car travel contained in the reduced by providing higher density
Tasmanian Walking and Cycling mixed use areas with improved levels
Active Transport Strategy.
of connections.
5.5 Energy – generation, distribution and supply
The amendment will not impact on energy supply or systems.
5.6 Water Supply
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The amendment allows for development that has capacity to be serviced by a
mains water supply.
5.7 Information Technology
The amendment will not impact on information technology infrastructure.
5.8 Waste Management – solid and liquid waste
Seeks a coordinated approach to The amendment seeks to repurpose
solid waste reduction, disposal and existing buildings to ensure investment
recovery action
and continued upkeep with the
intention of increasing the life cycle of
the building.
5.9 Community Services
Facilitate community service activity The amendment continues to support
and facilities in locations for housing the Great Foreshore Ride infrastructure.
and business
Overall Comment – Planned Provision of Infrastructure
The amendment seeks to create a site that forms a seamless extension with the
waterfront. The bike riding and pedestrian network in conjunction with a limited mix
of commercial uses creates a riding/walking destination in Devonport.
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8 Statutory Requirements
The former Land Use Planning and Approvals Act 1993 4 (the Act) is the
applicable legislation regulating the process and requirements for an
amendment to the Scheme.
A decision to initiate an amendment to the Scheme is a strategic consideration.
A decision on whether to approve and implement a planning scheme
amendment is made by the Tasmanian Planning Commission (the Commission).
The Act provides transitional arrangements in Schedule 6. These arrangements
apply during the transitional period between the introduction of legislation to
create the Tasmanian Planning Scheme and the making of the Devonport
Local Provisions Schedule. A planning authority can continue to initiate
amendments to the Scheme until such time that a local provisions schedule is
made.
Accordingly, the Council can consider the application made pursuant to
section 43A of the former provisions 5. In accordance with this section s33, the
planning authority must make a decision whether to initiate an amendment of
the Scheme. Before making this decision, it must consider whether the
amendment meets the following criteria:
• furthers the statutory objectives for the Tasmanian Resource Management
and Planning System of Tasmania and planning processes;
•

be consistent with each State policy;

•

be consistent, as far as practicable, with the Cradle Coast Regional Land
Use Strategy;

•

be consistent with the strategic plan, prepared under section 66 of the Local
Government Act 1993, that applies in relation to the land to which the
relevant planning instrument relates;

•

have regard to the safety requirements set out in the standards prescribed
under the Gas Pipelines Act 2000;

•

must, as far as practicable, avoid the potential for land use conflicts with use
and development permissible under the planning scheme applying to the
adjacent area;

•

must not conflict with any mandatory provision required to be in the
planning scheme by instruction of a Planning Directive; and

The former provisions is the Land Use Planning and Approvals Act 1993 that was in force on and
before 16 December 2015.

4
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•

must have regard to the impact that the use and development
permissible under the amendment will have on the use and
development of the region as an entity in environmental, economic and
social terms.

8.1 Objectives of the Resource Management and Planning
System of Tasmania
The comments that follow are offered in support of this submission to
demonstrate that the proposal furthers the Objectives of the Resource
Management and Planning System as set out in Parts 1 and 2 of
Schedule 1 of the Act.
Furthering the Objectives of Schedule 1 of the Act

(a) promote the sustainable development of natural and physical
resources and the maintenance of ecological processes and
genetic diversity.
Response
The draft amendment involves a highly modified and developed site
that is uniquely located to take advantage of the views of the Mersey
River.
The impediments on the site as discussed in this report limits future use
and development. The assessment against the applicable codes ensure
that the natural and physical resources are duly considered in any
application for a future use and development on the site.
The impacts of the relaxation of the use and development controls to
broaden the mix of uses on the site are applied to an area that is already
approved to be developed.
The amendment will not compromise the natural and physical resources
and the maintenance of ecological processes and genetic diversity.

(b) To provide for the fair, orderly and sustainable use and development
of air, land and water.
Response
The draft amendment provides for infill development opportunity within
the urban area of Devonport. Any future redevelopment of the site will
utilise the existing infrastructure.
This allows for fair, orderly and sustainable use of land, consistent with this
objective.
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(c) To encourage public involvement in resource management and
planning.
Response
Public involvement will be achieved through the exhibition process of
the amendment and associated planning permit application.

(d) To facilitate economic development in accordance with the
objectives set out in paragraphs (a), (b) and (c).
Response
The draft amendment facilitates economic development as it opens
opportunity for a broader range of use and development on the site.
This will enable alternative compatible uses to establish on the site and
improve the capacity of repurposing buildings which in turn will stimulate
economic development.
Specific development controls imposed in the Scheme will consider the
impact on the natural values of the site.

(e) To promote the sharing of responsibility for resource management
and planning between the different spheres of Government, the
community and industry in the State.
Response
Responsibility for resource management and planning will have been
shared between the City of Devonport and the Tasmanian Planning
Commission, the community and industry.
Objectives under Part 2 of Schedule 1 (of The Act).

(a) To require sound strategic planning and co-ordinated action by state
and local Government.
Response
The draft amendment is in accordance with the state policies, the
CCRLUS and endorsed local strategies as discussed throughout this report.
The proposed modification represents an approach consistent that is
aligned with the strategic direction of the Council and State government.

(b) To establish a system of planning instruments to be the principal way
of setting objectives, policies and controls for the use, development
and protection of land.
Response
By consideration of this submission, the Scheme can be modified,
providing a tailored approach consistent with the strategic context.
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The draft PPZ provides detailed use and development controls in
conjunction with existing codes in the Scheme. The amendment to the
Scheme sets the direction for use and development on the site that is
consistent with the strategic goals and objectives as considered in
sections 5 and 7 in this report.

(c) To ensure that the effects on the environment are considered and
provide for explicit consideration of social and economic effects when
decisions are made about the use and development of land.
Response
The draft amendment is to facilitate further economic development in a
serviced area of Devonport. This enables facilitating a mix uses on the site
that facilitate the social infrastructure of the pedestrian and bicycle
network. Creating a vibrant and dynamic site with safe and secure spaces
is intended to encourage walking and riding by the population. This is
considered to provide considerable benefits to the community as
articulated in Council’s local endorsed strategies.

(d) To require land use and development planning and policy to be easily
integrated with environmental, social, economic, conservation and
resource management policies at State, regional, and municipal
levels.
Response
The inclusion of the site into a PPZ will allow a broader and more efficient
use of existing infrastructure (roads and services). The opportunity for
further development on the site is consistent with the strategies and
objectives advocated at a State, regional and municipal levels.

(e) To provide for the consolidation of approvals for land use or
development and related matters, and to co-ordinate planning
approvals with related approvals.
Response
The draft amendment provides opportunity to consider the change of use
of the function centre together rather than through two individual
processes.
(f) To secure a pleasant, efficient and safe working, living and
recreational environment for all Tasmanians and visitors to Tasmania.
Response
Inclusion of land through the proposed zoning will help facilitate the
integration of compatible and complementary land use activities that will
not have an adverse impact on adjoining development.
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(g) To conserve those buildings, areas or other places which are of
scientific, aesthetic, architectural or historical interest, or otherwise of
special cultural value.
There are no buildings on the site that are of conservation value.

(h) To protect public infrastructure and other assets and enable the
orderly provision and co-ordination of public utilities and other facilities
for the benefit of the community.
The site is located within a serviced area of Devonport.
i) To provide a planning framework which fully considers land capability.
The site is located within the urban area of Devonport. This objective is
not considered to be relevant to this submission.

8.2 State Policies
The following State Policies are made under the State Policies and

Projects Act 1993:

•

State Policy on the Protection of Agricultural Land 2009;

•

State Policy on Water Quality Management 1997; and

•

Tasmanian State Coastal Policy 1996.

The National Environmental Protection Measures are automatically
adopted as State Policies under the State Policies and Projects Act
1993.
The following section examines the State Policies as they apply to this
amendment.
State Policy on the Protection of Agricultural Land 2009
The purpose of the State Policy on the Protection of Agricultural Land
2009 (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”.
The site is within the established urban area of Devonport and does not
impact on any agricultural land. This policy is not applicable to the
amendment.
Tasmanian State Coastal Policy 1996
The State Coastal Policy 1996 (revised 16 April 2003) places significant
emphasis on the ‘precautionary principle’ when making decisions in
relation to use and development within coastal areas.
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Accordingly, the relevant principles and outcomes of the State Coastal
Policy as they apply to the site are assessed in context of the
amendment. The relevant principles and outcome for consideration of
this draft amendment are outlined in Table 10.
Table 7: Relevant principles and outcomes of the State Coastal Policy
Principle Outcome
1

Protection of Natural and Cultural Values of the Coastal Zone

1.1

Natural Resources and Ecosystems

1.1.2

The coastal zone will be managed to protect ecological,
geomorphologic and geological coastal features and
aquatic environments of conservation value.
Response
The site is adjacent to inland tidal waters. The array of land
uses that have occupied the site over time have resulted in
the modification of the natural landform. The Scheme assesses
any use and development that is within 30m of the Mersey
River. New development within 30m (other than that already
approved) of the waterway is unlikely given the restrictions
associated with the site.

1.1.3

The coastal zone will be managed to conserve the diversity of
all native flora and fauna and their habitats, including
seagrass and seaweed beds, spawning and breeding areas.
Appropriate conservation measures will be adopted for the
protection of migratory species and the protection and
recovery of rare, vulnerable and endangered species in
accordance with this Policy and other relevant Acts and
policies.
Response
The site is a highly modified and is approved for the
construction of visitor accommodation.

1.1.5

Water quality in the coastal zone will be improved, protected
and enhanced to maintain coastal and marine ecosystems,
and to support other values and uses, such as contact
recreation, fishing and aquaculture in designated areas.
Response
Use and development within the proposed PPZ will have
capacity to connect to reticulated sewer and water. New
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Table 7: Relevant principles and outcomes of the State Coastal Policy
Principle Outcome
stormwater discharges will be appropriately assessed against
the relevant codes of the Scheme.
1.4

Coastal Hazards

1.4.1

Areas subject to significant risk from natural coastal processes
and hazards such as flooding, storms, erosion, landslip, littoral
drift, dune mobility and sea level rise will be identified and
managed to minimise the need for engineering or
remediation works to protect land, property and human life.
Response
Mapping as part of the Hazard Band series prepared by the
Department of Premier and Cabinet has identified a risk of
coastal inundation and erosion and landslip hazard.
Anecdotal evidence suggests that flooding of the Mersey
River that has occurred in recent years did not impact on the
site. All buildings were unaffected. This has been verbally
advised by Council.
Previous assessment of the landslip has demonstrated that the
risk can be managed.

2

Sustainable Development of Coastal Areas and Resources

2.1

Coastal uses and Development

2.1.2

Development proposals will be subject to environmental
impact assessment as and where required by State legislation
including the Environmental Management and Pollution
Control Act 1994.
Response
The use and development of land will be appropriately
managed in accordance with the Scheme. The amendment
does not provide for any use or development that will require
assessment against the Environmental Management and

Pollution Control Act 1994.
2.1.5

The precautionary principle will be applied to development
which may pose serious or irreversible environmental damage
to ensure that environmental degradation can be avoided,
remedied or mitigated. Development proposals shall include
strategies to avoid or mitigate potential adverse
environmental effects.
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Table 7: Relevant principles and outcomes of the State Coastal Policy
Principle Outcome
Response
Use and development will be assessed against the
requirements of the Scheme. The site is highly modified from
its natural state. The amendment will not give rise to any new
development (other than already approved) within 30m of
the waterway.
2.1.6

In determining decisions on use and development in the
coastal zone, priority will be given to those which are
dependent on a coastal location for spatial, social,
economic, cultural or environmental reasons.
Response
The amendment concerns land area within the urban
boundary of Devonport.

2.4

Urban and Residential Development

2.4.2

Urban and residential development in the coastal zone will be
based on existing towns and townships. Compact and
contained planned urban and residential development will
be encouraged in order to avoid ribbon development and
unrelated cluster developments along the coast.
Response
The draft amendment will not result in any further ribbon
development along Devonport Road.

2.4.3

Any urban and residential development in the coastal zone,
future and existing, will be identified through designation of
areas in planning schemes consistent with the objectives,
principles and outcomes of this Policy.
Response
The draft amendment will appropriately identify use and
development compatible with the site.

The proposed rezoning of the site is aligned with the intended outcomes of
this Policy.
State Policy on Water Quality Management 1997
The State Policy on Water Quality Management is concerned with
achieving ‘sustainable management of Tasmania’s surface water and
groundwater resources by protecting or enhancing their qualities while
allowing for sustainable development in accordance with the
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objectives of Tasmania’s Resource Management and Planning
System’.
The management of surface water is appropriately managed through
the current provisions within the Scheme. The existing provisions are
aligned with this State Policy.
New use and development will be appropriately managed through the
assessment process pursuant to section 57 or section 58 of the Land Use
Planning and Approvals Act 1993.

8.3

Cradle Coast Regional Land Use Strategy
Section 7 of this report demonstrates that the draft amendment is
consistent with the Cradle Coast Regional Land Use Strategy.

8.4

Section 66 of the Local Government Act 1993
Section 5 of this report considers the endorsed local strategy and
demonstrates that the draft amendment is consistent with the local
context.

8.5

Land Use Conflict
The topography, river, road and rail infrastructure separates the site from
adjacent residential and recreational areas as demonstrated
throughout this report. The draft amendment will not give rise to land use
conflicts with development permissible under the Scheme applying to
the adjacent area.

8.6

Gas Pipelines Act 2000
The infrastructure corridor containing the gas pipeline is not located in
the vicinity of the site.

8.7 Mandatory Provisions
The common provisions in the Scheme are as follows:
• Planning Directive No 1 – the Format and Structure of Planning
Schemes;
• Planning Directive 4.1 Standards for Residential Development in the
General Residential Zone;
• Planning Directive No 5: Bushfire-Prone Areas Code; and
• Planning Directive No 6 – Exemption and Standards for Visitor
Accommodation in Planning Schemes.
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The amendment will rezone land to control the future use and
development of the site. The amend will be in a format and structure that
is consistent with Planning Directive No 1.
The amendment involves rezoning land from Recreation and
Environmental Management to PPZ. Planning Directive 4.1, as referred to
above, applies to land zoned General Residential. The rezoning will not
conflict with any common provision of Planning Directive 4.1.
A Bushfire Hazard Assessment has been undertaken for the site, ensuring
that areas to be rezoned can satisfy the requirements of the Planning
Directive No 5 and therefore will not conflict with these provisions.
The Planning Directive No 6 does not apply to land zoned Particular
Purpose.

8.8 Use and Development of the Region
The draft amendment intends to:
• protect the social infrastructure established on the site which has
significant benefit to the community and visitors alike;
• stimulate economic development by providing opportunity for
controlled commercial and retail activities to support the
adaptation and reuse of existing buildings in the long term;
• continue to provide local employment opportunities through
small scale commercial development; and
• create a safe and attractive site that forms a seamless extension
of the public realm supporting incidental community interactions.
The draft amendment also provides for use and development which will
result in the careful management of natural values, hazards and water
management.
The various sections of this report have discussed the impacts that the
use and development permissible under the draft amendment will have
on the use and development of the region as an entity in environmental,
economic and social terms.
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9 Planning Application
9.1 Proposal
The application seeks a planning permit to convert the Waterfront Function
Centre building located within the Commercial and Visitor Accommodation
Precinct, from ‘community meeting and entertainment’ to ‘visitor
accommodation’ (refer to Appendix K).
The proposed visitor accommodation will split the building into four individual
rooms, each with their own bathroom and kitchenet. The visitor
accommodation will operate seven days per week.
The application has been assessed as if the amendment to the Scheme is
approved and therefore the assessment is against the provisions of the PPZand the applicable codes. The assessment against the Scheme is provided
below.

9.2 Particular Purpose Zone – Waterfront Complex
33.3 Use Standards
Scheme
Comment
Assessment
Standard
33.3.1 Non - residential uses
A1
The proposal is for a Permitted Use.
Complies
A2
External lighting associated with the building will Not applicable
not be modified by the proposal.
A3
Commercial vehicle movements will be within the Complies
hours of 7:00am to 6:00pm Monday to Saturday.
Commercial vehicle movements will be restricted
within the hours of 9:00am and 4:00pm on Sunday
and public holidays.
A4
There is no new air conditioning, air extraction, Not applicable
pumping or refrigeration proposed.
33.3.2 Discretionary Uses in the Retail and Business Precinct and Mixed Use Precinct
A1
the application is for visitor accommodation.
Not Applicable
A2
Use and development is not proposed within the Not Applicable
Mixed Use Precinct.
33.3.3 Outdoor Storage
A1
The application does not propose outdoor Not Applicable
storage areas
33.4 Development Standards
33.4.1 Dwelling Density
A1
The application does not propose new dwellings Not Applicable
A2
The application does not concern use and Not Applicable
development within the Mixed Use Precinct.
33.4.2 Building Height and Setbacks
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A1
A2
A3

The application does not propose a new building.
The application does not propose a new building.
The application does not propose the
construction of a fence.
33.4.3 Private open space for all dwellings
A1
The application does not propose a residential
use.
33.4.4Separation of multiple dwellings
A1
The application does not include multiple
dwellings.
A2
The application does not include multiple
dwellings.
33.4.5 Waste Disposal for Multiple Dwellings
A1
The application does not include multiple
dwellings.
33.5 Subdivision
Subdivision is not proposed as part of this application.

Not Applicable
Not Applicable
Not Applicable

Not Applicable

Not Applicable
Not Applicable

Not Applicable.

Not Applicable

9.3 Codes
E1 Bushfire-Prone Areas Code
The site is assessed to be within a bushfire-prone area. However, the
Code is not applicable as the proposed change of use does not
involve subdivision, a vulnerable use or hazardous use.
E2 Airport Impact Management Code
The site is identified on the DIPS Overlay Map as being within the
operational airspace of the Devonport airport. Accordingly, the
proposed use and development has been assessed against this code.
Scheme
Comment
Standard
E2.6.1 Exposure to Aircraft Noise
A1
The proposal is placed well outside of the area
subject to ANEF noise exposure level. Not
Applicable to the proposed change of use.
E2.6.2 Protection of operation airspace
A1
The proposal is located 5km south-west of the
Devonport Airport and at the very edge of the
operational airspace. The s not located directly
underneath any flight path. The proposal will not
interfere with operation of the Devonport Airport.
E2.6.3 Public Safety Areas
A1
The proposed use and development of the site is
located 5km south-west of the Devonport Airport,

Assessment

Not Applicable

Complies

Not Applicable.
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outside any area used for take-off or landing. Not
Applicable.
E3 Clearing and Conversion of Vegetation Code
The proposal does not require any clearing of vegetation. This
Code is not applicable.
E4 Change in Ground Level Code
The proposal will not change the natural ground level of the site.
This Code is not applicable.
E5 Local Heritage Code
The proposal does not concern a local heritage place. This Code
is not applicable.
E6 Hazard Management Code
The site is identified on the Landslide Hazard Map under the DIPS.
The proposed change of use is outside of any area subject to
landslide risk.
E8 Telecommunication Code
The proposal does not propose any telecommunication facilities.
This Code is not applicable
E7 Sign Code
The proposal will not require any new signage. This Code is not
applicable.
E9 Traffic Generating Use and Parking Code
This code applies to all use or development. Accordingly, the
proposal is assessed against the relevant provisions of this Code.
The road authority has confirmed that the proposed change of use
did not present any issue with respect to traffic generation or safety
of the road network.
Scheme
Comment
Assessment
Standard
E9.5.1 Provision of parking
A1(a)
The change of use will require 1 space Complies
with
the
per bedroom. This means that 4 parking Acceptable Solution
spaces are required. The site provides
in excess of 80 parking spaces and
complies with the standard.
E9.5.2 Provision for loading and unloading vehicles
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A1 (a)

Not required.

Complies
with
the
Acceptable Solution
A1 (b)
Not Applicable. The proposal only Not Applicable
requires 4 parking spaces.
E9.5.3 Devonport Local Area Parking Scheme
A1
The site does not fall within the Not Applicable
Devonport Local Area Parking Scheme.
E9.6.1 Design of vehicle parking and loading areas
A1.1 and A1.2 The proposal is for a change of use and Not Applicable
car parking will not be modified.
A2
The proposal is for a change of use and Traffic Generating Use
car parking will not be modified.
and Parking Code
E10 Water and Waterways Code
Scheme
Comment
Assessment
Standard
E10.6.1 Proximity to a water body, watercourse or wetland
A1
No new development is proposed.
Not Applicable
E10.6.2 Development in a shoreline area
A1
No new development is proposed

Not Applicable
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4 Conclusion
Based on the assessment within the above report it is considered that the Waterfront
Complex, 17 Devonport Road, Devonport and Crown land can be zoned Particular
Purpose. This submission has demonstrated:
• The site can is unique with the proposed PPZ providing flexibility for future use
and development;
• The current zoning is not reflective of the purpose or intent of the site;
• The Environmental Management zone does not facilitate the reuse of existing
buildings;
• The proposal furthers the Objectives and Resource Management and Planning
System as set out in Part 1 and Part 2 of the Schedule 1 of the Land Use Planning
and Approvals Act 1993; and
• The change of use of the function centre will provide for a compatible use on
the site;
• The use and development restrictions of the site will ensure that business and
professional services remain a limited use of the site.
For these reasons this submission can be supported.
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Appendix A – Application Form
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Appendix B - Section 43D Consents
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Appendix C – Particular Purpose Zone – Waterfront
Complex
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33.0

Particular Purpose Zone – Waterfront Complex

33.1

Zone Purpose

33.1.1

Zone purpose statements:

33.1.1.1

To provide for a mix of use and activities that are compatible with Visitor
Accommodation and Residential use.

33.1.1.2

To provide for limited commercial uses that do not compromise or distort
the role of existing activity centres.

33.1.1.3

To provide for use and development that does not interfere with the
function of the cycling and pedestrian network.

33.2

Local Area Objectives

(a) To facilitate an integrated mix of activities, buildings, parking and landscaped

open spaces.

(b) To provide for adaption and reuse of existing buildings to support the vitality of

the zone.

(c) To provide for use and development that does not cause unreasonable loss of

amenity to Visitor Accommodation or Residential use from noise, traffic
generation and movement, light or other emissions.

(d) The appearance of development is of a bulk, scale and type that is compatible

to the topography of the site and the waterfront location.

(e) To provide for use and development that supports the continued use of the

cycling and pedestrian network.

The area contains three local area precincts as shown on Figure 32.1.2 to this zone.
Retail
Business
Precinct

and The Business and Visitor Precinct is to provide for:
(a) the reuse and adaptation of a building that existed on the
effective date for visitor accommodation or a single
tenancy for commercial use;
(b) the use of the car parking area for a market or similar
activity providing this does not interfere with the internal
driveway servicing the Mixed Use Precinct or the
Residential and Visitor Accommodation Precinct.

Mixed
Precinct

Use The Mixed Use Precinct is to provide a limited commercial activity
to service residents or visitors to the area, higher density
residential development or visitor accommodation.

Residential and The Residential and Visitor Accommodation Precinct is for
Visitor
residential development and visitor accommodation.
Accommodation
Precinct
Figure 32.1.2 – Waterfront Complex Precinct Plan

Business and
Visitor Precinct
Mixed Use
Precinct
Residential and Visitor
Accommodation
Precinct

33.2 Use Table
Use Class
No Permit Required
Natural
and
cultural
management
Passive recreation
Utilities
Permitted
Community
meeting
entertainment
Food Services
Residential
Sports and recreation

Qualification
values
If for minor utilities
and If for
(a) public art gallery.
If not for:
(a) a drive-through facility; or
(b) take-away food shop.
If for outdoor recreation.

Visitor accommodation
Discretionary
Business and Professional Services

Community
entertainment

meeting

Food services
General Retail and Hire

Sports and recreation
Tourist Operation
Utilities

If not for camping or caravan park.
If for
(a) consulting room; or
(b) veterinary centre.

and If for
(a)
(b)
(c)
I
If for
(a)
(b)
(c)

function centre;
place of worship; or
public art gallery.
market;
private art gallery; and
shop

33.3 Use Standards
33.3.1 Discretionary Uses
Objective:

That Discretionary Uses do not cause an unreasonable loss of amenity
to visitor accommodation or residential use.

Acceptable Solutions

Performance Criteria

A1

P1

Hours
of
operation
of
for Hours of operation for Discretionary Use must
Discretionary Use must be within not cause an unreasonable loss of amenity to
6:00am to 6pm.
a residential use or visitor accommodation
within the zone having regard to:
(a) the timing, duration or extent of vehicle

movements; and

(b) noise, lighting or other emissions.

A2

P2

External lighting for a Discretionary External lighting for a Discretionary Use must
Use must:
not cause an unreasonable loss of amenity
within the zone or adjoining land, having
(a) not operate within the hours of
regard to:
midnight to 6.00am, excluding
any security lighting; and
(a) the level of illumination and duration of
lighting;
(b) if for security lighting, be baffled
so that direct light does not (b) the distance to habitable rooms of an
extend into the adjoining
adjacent
dwelling
or
visitor
property.
accommodation.
A3

P3

Commercial vehicle movements
and the unloading and loading of
commercial vehicles for a nonresidential use must be within the
hours of:
(a) 7:00am to 6:00pm Monday to
Saturday; and
(b) 9:00 to 4pm Sunday and public
holidays.
A4

Commercial vehicle movements and the
unloading and loading of commercial vehicles
for a non-residential use must not cause
unreasonable loss of amenity to sensitive uses
having regard to:
a) the extent and timing of traffic generation;
b) the nature of the proposed use; and
c) mitigation measures proposed.

Air conditioning, air extraction,
heating or refrigeration systems or
compressors for a Discretionary
Use must be designed, located,
baffled or insulated to prevent
noise, odours, fumes or vibration
from being received by residential
uses or visitor accommodation in
the zone

Noise, odours, fumes or vibration generated
from a Discretionary Use must not cause
unreasonable loss of amenity to residential
uses or visitor accommodation in the zone,
having regard to (a) the characteristics and frequency of any
emissions generated;
(b) the nature of the proposed use;
(c) the topography of the site;
(d) the landscaping of the site; and
(e) any mitigation measures proposed.

P4

33.3.2 Discretionary Uses in the Retail and Business Precinct and Mixed Use
Precinct
Objective
That Discretionary Uses in the Business and Visitor Precinct in the Mixed Use
Precinct are consistent with the local area objectives.
Acceptable Solution
A1

Performance Criteria
P1

General Retail and Hire Use or
Business and Professional Services
uses in the Business and Visitor
Precinct must:
(a) be contained in an existing
building and
(b) be for a single tenancy.

A General and Retail Hire or Business and
Professional Services in the Business and
Visitor Precinct must not compromise or
distort the activity centre hierarchy, having
regard to:

A2

P2

(a) the local area objectives;
(b) the characteristics of the site;
(c) the size and scale of the proposed use;
and
(d) the extent that the proposed use impacts
on activity centres outside of the zone.

General Retail and Hire Use or No Performance Criterion.
Business and Professional Services
uses in the Mixed Use Precinct:

(a) has a gross floor of not more

than 200m2; and
(b) is for a single tenancy.
33.3.3 Outdoor Storage
Objective:

That outdoor storage areas do not detract from the appearance of the
zone or surrounding area.

Acceptable Solutions

Performance Criteria

A1

P1

Outdoor storage areas must not be
visible from any road, public open
space or pedestrian network in or
adjoining the zone.

Outdoor storage areas excluding any goods
for sale, must be located, treated or screened
to not cause an unreasonable loss of visual
amenity.

33.4 Development Standards
33.4.1 Building Height and Setbacks
Objective
The height and setback of buildings is to:
(a) minimise the visual prominence when viewed from the Bass Highway,
Devonport Road, the Mersey River environment or other public spaces;
(b) not cause unreasonable loss of sunlight to a habitable room of a sensitive use;

and
minimise the impact on the pedestrian network on adjoining land and parallel
to the banks of the Mersey River.
Acceptable Solution
Performance Criteria
A1
P1
(c)

Building height must be not more Building height must be compatible with
existing
buildings
and
not
cause
than 10m.
unreasonable loss of amenity having regard
to:
(a) the topography;
(b) the bulk and form of existing and
proposed buildings;
(c) the apparent height of proposed
buildings when viewed from the Bass
Highway, Devonport Road, and other
public places; and
(d) overshadowing of public places;
(e) overshadowing and reduction in sunlight
to habitable rooms and private open
space of dwellings and visitor
accommodation.
A3
P3

Buildings must have a setback from
the frontage of Devonport Road of:
(a) not less than 5m; or
(b) not less than the setback of a
building existing on the site.

A3

Buildings must have a setback from the
frontage of Devonport Road that is
compatible with the streetscape, having
regard to:
(a) the topography of the zone;
(b) the setback of existing buildings within
the zone;
(c) the height, bulk and form of existing and
proposed buildings; and
(d) the safety or road users.
P3

Buildings, fences, freestanding No Performance Criterion.
walls must not be constructed within
30m of the mean high water mark of
the Mersey River.
33.4.2 Private open space for all dwellings
Objective
That dwellings are compatible with the amenity and character of the site and
provide:
(a) for outdoor recreation and the operational needs of the residents;
(b) opportunities for the planting of gardens and landscaping; and
(c) private open space that is conveniently located and has access to sunlight.
Acceptable Solution
Performance Criteria
A1
P2
A dwelling must have private open
space that:
(a) is in one location and is not less
than:
(i) 24m2; or
(ii) 12m2, if the dwelling has a
finished floor level that is
entirely more than 1.8m
above the finished ground
level (excluding a garage,
carport or entry foyer);
(b) has a minimum horizontal
dimension of:
(i) 4m; or
(ii) 2m, if the dwelling has a
finished floor level that is
entirely more than 1.8m
above the finished ground
level (excluding a garage,
carport or entry foyer);
(c) is
orientated between 30
degrees west of true north and
30 degrees east of true north;
and

A dwelling must have private open space
that includes an area capable of serving as
an extension of the dwelling for outdoor
relaxation,
dining,
entertaining
and
children’s play and is:
(a) conveniently located in relation to a living
area of the dwelling; and
(b) orientated to take advantage of sunlight.

(d) has a gradient not steeper than

1 in 10.

33.4.3 Separation of multiple dwellings
Objective
That the separation between multiple dwellings provides reasonable opportunity for
sunlight to enter private open space for dwellings on the same site.
Acceptable Solution
Performance Criteria
A1
P1
A multiple dwelling that is to the
north of the private open space of
another dwelling, must be setback a
distance of 6m from the northern
edge of private open space.

A multiple dwelling must be designed and
sited to not cause an unreasonable loss of
amenity by overshadowing the private open
space, of another dwelling on the same site.

A2

P2

A shared driveway or parking space
(excluding
a
parking
space
allocated to that dwelling) must be
separated from a window, or glazed
door, to a habitable room of a
multiple dwelling by a horizontal
distance of not less than:
(a)
2.5m; or
(b)
1m if:
i.
it is separated by a
screen of not less than
1.7m in height; or
ii.
the window, or glazed
door, to a habitable room
has a sill height of not
less than 1.7m above the
shared
driveway
or
parking space, or has
fixed obscure glazing
extending to a height of
not less than 1.7m above
the floor level.

A shared driveway or parking space
(excluding a parking space allocated to that
dwelling), must be screened, or otherwise
located
or
designed,
to
minimise
unreasonable impact of vehicle noise or
vehicle light intrusion to a habitable room of
a multiple dwelling.

33.4.4 Waste Disposal for Multiple Dwellings
Objective
To provide for the storage of waste and recycling bins for multiple dwellings
Acceptable Solution
Performance Criteria
A1
P1
A dwelling must have a storage A multiple dwelling must have storage for
area, for waste and recycling bins, waste and recycling bins that is:

that is an area of not less than (a) capable of storing the number of bins
1.5m2 per dwelling and is within
required for the site;
(a) a common storage area with (b) screened from the frontage and
an impervious surface that:
dwellings; and
(i)
has a setback of not (c) in a location that can be accessed by a
waste collection service.
less than 4.5m from a
frontage;
(ii)
is not less than 5.5m
from any dwelling; and
(iii)
is screened from a
dwelling by a wall to a
height of not less than
1.2m above the finished
surface level of the
storage area.
33.5 Subdivision
33.5.1 Lot Design
Objective
That each lot:
(a) Has an area and dimensions appropriate for use and development in the
zone;
(b) Is provided with appropriate access to a road; and
(c) Contains areas which are suitable for development appropriate to the zone
purpose, located to avoid natural hazards.
Acceptable Solution
Performance Criteria
A1

P1

No Acceptable Solution

Each lot or a lot proposed on a plan of
subdivision must be suitable for use and
development that is consistent with the
purpose of the zone, having regard to the
combination of:
a) slope, shape, orientation and topography
of site;
b) any established pattern of use and
development;
c) connection to the road network;
d) availability of or likely requirements for
utilities;
e) any requirement to protect ecological,
scientific, historic, cultural or aesthetic
values; and
f) present of any natural hazards.
P2

A2

Each lot, or a lot proposed in a plan Each lot, or proposed in a plan of
of subdivision, must be provided subdivision, must be provided with
with vehicular access from the reasonable vehicular access to a boundary

boundary of the lot to a road in of a lot or building area on the lot, if any
accordance with the requirements having regard to:
of the road authority.
(a) the topography of the site;
(b) the distance between the lot or building
area and the carriageway;
(c) the nature of the road and the traffic; the
anticipated nature of vehicles likely to
access the site; and
(d) the ability for emergency services to
access the site.
33.5.3 Services
Objective
That the subdivision of land provides services for future use and development of
land.
Acceptable Solution
Performance Criteria
A1
P1
Each lot, or lot proposed in a plan of Each lot or a lot proposed on a plan of
subdivision, must have a connection subdivision must be suitable for use and
to a full water supply service.
development that is consistent with the
purpose of the zone, having regard to the
combination of:
(a) slope, shape, orientation and topography
of a lot;
(b) any established pattern of use and
development;
(c) connection to the road network;
(d) availability of or likely requirements for
utilities;
(e) any requirement to protect ecological,
scientific, historic, cultural or aesthetic
values; and
(f) any natural hazards.
A2
P2
Each lot, or a lot proposed in a plan No Performance Criterion
of subdivision, must be have a
connection
to
a
reticulated
sewerage system.
A3

P3

Each lot, or lot proposed in a plan of
subdivision, must be capable of
connecting to:
(a) a public stormwater system; or
(b) existing stormwater system on
the site without increasing the
rate of discharge to a waterway.

A lot proposed in a plan of subdivision must
be capable of accommodating an on-site
stormwater management system adequate
for the future use and development of the
land, have regard to:
(a) the size of a lot;
(b) topography of the site;
(c) the flow and rate of discharge to a
waterway;
(d) any existing buildings on the site;

(e) any area of the site covered by
impervious surfaces; and
(f) water sensitive design measures
proposed.
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1.

Introduction

Rynmarc Pty Ltd is proposing a waterfront villas development at 17 Devonport Road,
Devonport. The development is to be located adjacent to the Mersey River at a site already
used by complimentary facilities, namely a Waterfront Function Centre, Cafe and a “Mini” Golf
games area. The existing vehicular access onto Devonport Road is already well developed and
appears to have been developed with significant traffic volumes in mind, possibly when the
facility was operating as an amusement park.
Devonport City Council (DCC) has requested that a Traffic Impact Assessment (TIA) be presented
to accompany a development application. This is to establish the suitability of the existing
access for the proposed use. This report addresses that request.
A TIA was previously developed for a proposed motel development which did not go ahead.
This report is based on that report and modified accordingly to take into consideration the
proposed development.

Figure 1 – Locality Plan (source Google Maps)
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2.

Surrounding Road Network

Devonport Road is a main connector road between the centre of Devonport and the southern
areas of Devonport. This section of Devonport Road is also a designated B‐Double Route (HPV).
It is formed up as a sealed road with 4m lanes and nominally 1m sealed shoulders. The existing
access itself incorporates additional sealed widening and auxiliary lanes to facilitate left and
right turns into the site.
The indicated speed limit on Devonport Road is 60 km/hr. The practical speed environment is
considered the same as the existing road width and alignment is suitable for such speeds.
In assessing the access as being suitable for the proposed development, traffic volumes for
Devonport Road have been sourced from DCC. Although the dates and locations of the counts
vary, they provide a good indication of the existing traffic volumes for Devonport Road. (Refer
figure 2)
Advice from DCC indicates that this section of Devonport Road experiences peak hourly traffic
equivalent to a rural road. As such, peak hourly traffic is approximated by taking 11% of the
Average Daily Traffic (ADT).
From the information given the South of the Port access is considered the most applicable.
Location

Date
Jul 1999
Sep 2001
Sep 2003

Average Daily
Traffic ADT
7436
6138
5659

Assumed Peak
Hourly Traffic
820
675
622

Mersey – Durkins
South of Port Access
South of Horsehead
Creek
South of Horsehead
Creek

Nov 2001

5194

571

Figure 2 – Indicative traffic volumes for Devonport Road
The existing and proposed development currently accesses Devonport Road at an existing
access as shown in figure 3 below.

3.

Proposed Access Site of the Development

As previously indicated, as part of the development it is proposed to utilise the existing access
onto Devonport Road. This is for a variety of reasons but primarily because it is well developed
and suitably located for visibility both north and south of the access. A sketch of the proposed
development site provided by the developer has been included in Appendix B of this report.
Figure 3 below shows the existing access, looking northward from the exit lane of the access.
The existing access is currently configured with an auxiliary turning lane (AUL) for southbound
traffic. For northbound traffic turning the intersection currently has a basic right turn treatment
(BAR). Such a configuration is suitable for rural and urban fringe unsignalised intersections for a
range of traffic volumes and turning movements.
The suitability of this access for the proposed development is discussed in section 5.
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Figure 3 – Existing access into the development site, looking north
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4.

Available Sight Distance

Specific requirements for new or existing accesses have not been given by DCC. However, the
developers have been requested to provide a TIA addressing the proposed development,
utilising the existing access. To assist in undertaking this assessment recognised standards have
been utilised in its assessment.
During the preparation of the previous report pertaining to the earlier development application,
Phillip Bowen of pitt&sherry undertook a site visit to determine the available sight distances for
the existing access. This investigation was undertaken in accordance with the Austroads
Guideline to Traffic Engineering Practice – Part 5: Intersections at Grade.
vehicle
Speed
(km/h)
50
60
70
80
90
100
110

Safe Intersection Site Dist. (m)
60 km/hr or
Greater than
less
60 km/hr
80
90
105
115
130
140
165
175
210
250
290

Figure 4 – Safe Intersection Site Distance
Figure 4 above has been taken from the IPWEA/LGAT Standard Drawing for Intersection Site
Distance Requirements – TSD‐RF01‐v1. For reference purposes, copies have also been included
in Appendix A of this report. This drawing also outlines the requirements and methodology for
determining the available sight distance for the access.
The sight distances were assessed using a setback of 5m from the centre of the south bound
lane, assuming a sight line (driver to object vehicle) between points 1.25m above the road and
access surface at the respective vehicle positions. This reference height is in accordance with
the relevant standard drawing.
The posted speed limit for Devonport Road in the vicinity of the access is 60km/h. The
proposed access is located in the middle of a very slight change in horizontal and vertical
alignments that do not negatively impact on the available site distances.
Following several drive‐throughs past the proposed developments site, it is considered that it is
reasonable to use the posted speed as the prevailing speed environment for approaching
vehicles from either north or south and this has been adopted for this assessment.
Given the reasonably intensive nature of the proposed development, it is considered
appropriate to assess this access as a rural road intersection, rather than as a private access.
For design speeds of 60km/h, the required sight distance is therefore 105m (refer Figure 4
above).
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Figure 5 – Looking north from the existing access point maximum visibility at around 300m

Figure 6 – Looking south from the existing access point maximum visibility at around 250m
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The available sight distances were measured as per the guidelines and are set out in the table
provided in figure 7 below.
Direction
North
South

Maximum
300
250

Useful
250
200

Figure 7 – Measured sight distances
As can be seen the available sight distance, both north and south, exceed the requirements of
the recognised standards for both rural and urban environments at the prevailing 60 km/hr
vehicular approach speeds. The limiting factor for clear sight distance in both directions is more
to do with driver awareness of the approaching intersection rather than limitations of road
geometry. This is illustrated in figure 8 and 9 below and hence the indication of a ‘useful’
distances in the above table.

Figure 8 – Sight distance looking from the northern approach with the access far off in the
distance of over 300m
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Figure 9 – Sight distance looking from the northern approach with the access more readily
visible at 250m

5.

Generated Vehicle Use

pitt&sherry generally use the guidelines for traffic generation issued by the Roads and Traffic
Authority of New South Wales.
Figure 10 below summarises the expected level of activity that would be generated by the uses
nominated by the developer. There are no values given for Cafes, however, it has been
assessed as generating similar values to the function centre and restaurant with consideration
being given for the traffic generally being generated during the day rather than mornings and
evenings. In this way the overall traffic generated can be considered as being spread at a
reasonably consistent rate during the day
Land Use

Vehicle Trips/day

Peak Hour

Motels/Casual Units
Restaurants

3/unit
60/100sq.m floor

0.4/unit
5/100sq.m floor

Figure 10 – Typical Land Use Traffic Generation
pitt&sherry understand that the development comprises 30 small single bedroom units whilst
the existing café and function centre is around 500 sq.m. This results in around 90 vehicle trips
per day for the accommodation and 300 vehicle trips per day being generated by the existing
cafe/function centre. Peak traffic volumes per hour are 12 and 25 respectively.
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However, due to the nature of the two facilities involved it is considered that the two peak
volumes should not be necessarily be considered as acting concurrently. The function centre
typically holds functions in either the afternoon or evening whilst the proposed Motel would
normally experience peak traffic mid morning due to the usual practice of 10am check out.
Accordingly peak traffic volumes of around 30 v/hr, have been assumed to coincide with the
peak traffic volume of 675 v/hr for this section of Devonport Road (Refer Figure 2).
Given the location of the access relative to the centre of Devonport and the Bass Highway north
of the site, two thirds of the vehicle movements are assumed to be either heading from or to
the facility from that direction. It has therefore been assumed that 20 v/hr enter from/to the
north (a left turn in/right turn out) whilst 10 v/hour enter or leave to the south (a right turn
in/left turn out).
Under the Austroads Guide to Road Design Part 4A – Unsignalised and Signalised Intersections,
warrants are indicated for unsignalised intersections. These act as guidelines for the installation
of appropriate intersection treatments. From the above, information relevant to the warrants
can be summarised as follows:







Main Road Vehicular Speed ‐ 60 km/hr
Road environment – Rural
Peak Traffic Volume – 742 v/hour (10% allowance for growth)
Traffic Volume for Left Turn into the site – 20 v/hr (QL)
Traffic Volume for Right Turn – 10 v/hr (QR)
QT1 = QT2 = 371 v/hour (individual lane through traffic)

In accordance with Figure 4.9b taken from the Ausroads guide the maximum permissible lane
traffic volume (QT2) for an intersection configured with a basic left turn configuration (BAL) is
approximately 300 v/hour. A channelised left turn lane (CHL) is recommended for lane traffic
volumes greater than 750 v/hour. Therefore, for the above prevailing peak lane traffic volumes
of 371 v/hour (QT2) the existing auxiliary left turn lane (AUL) is considered suitable for the
proposed use and furthermore should be suitable for a considerable time even allowing for
future growth in traffic volumes.
Figure 4.9b works similar for right hand turn movements, however, in this case the relevant
peak hourly traffic volume is the combination of both lanes and the left turning traffic volumes
ie. 762 v/hour. The use of a standard channelised right turn lane (CHR) would be required at
around 1000 v/hour. Whilst the basic right turn treatment (BAR) is considered adequate for 400
v/hour or less. For the range of traffic volumes between, a short version of the channelised
right turn (CHR(S)) is recommended. Such arrangements can typically be achieved by adjusting
linemarking if there is sufficient width of seal.
For reference the relevant chart (Figure 4.9b) and generic intersection arrangements are
included in Appendix C. Figure 4.9b has been marked up to show the assumed intercept of the
prevailing traffic volumes discussed above.
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6.

Historical Traffic Crash Data

Historical traffic crash data available from the state road authority has been included in
appendix D.
There was no recorded data available for the actual location of the access. Slightly further to the
south there has been a history of incidents that appear to be related to the previous speed limit
of 80 km/hour and the loss of control at changes in the road alignment when the road surface
condition is wet.
Based on the available information, there does not appear to be any ongoing safety concerns at
the access location.

7.

Conclusion

After inspecting the site and reviewing the proposed development plan, it is considered that
utilising the existing access provides the best option for access to the proposed development.
The existing access can either be utilised as is or possibly modified as discussed below,
depending on the requirements of the planning authority.
For south bound traffic the existing left turn arrangement is considered adequate.
For north bound traffic the current configuration may not be suitable as a long term
arrangement, and subject to further investigation, it may be possible to adjust the existing
linemarking to achieve a channelised right turn lane for right turning traffic into the site. This
will enable ongoing use of the intersection, for a greater range of turning and main road peak
traffic volumes.
It was noted during the earlier inspection three years ago that vegetation had been allowed to
encroach onto the gravel shoulder along the western side of Devonport Road. It is understood
that is vegetation has subsequently been removed which has allowed full use of the existing
sealed width and adjacent gravel verge.
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Appendix A
IPWEA Standard Drawings TSD‐RF01‐v1
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Appendix B
Site Plan Provided by the Developer
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Figure 4.9 taken from Austroads Guidelines
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Appendix D
Traffic Crash Data
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Geotechnical Consultants
Geoton Pty Ltd ABN 69 315 541 003
PO Box 522 Prospect TAS 7250
Office 3 Level 1 Images Centre
2 Trotters Lane Prospect TAS
T (03) 6343 1900 F (03) 6343 1906
www.geoton.com.au

26 June 2014
Reference No. GL14147Aa
Bullock Consulting
PO Box 63
RIVERSIDE TAS 7250

Attention: Ms Heidi Goess

Dear Madam

RE: Fee Proposal
Landslide Risk Assessment
17 Devonport Road, Devonport

1

INTRODUCTION

In response to your enquiry on 25 June 2014, Geoton Pty Ltd is pleased to submit this fee
proposal to carry out a landslide risk assessment of a rock cutting situated within a proposed
unit development at 17 Devonport Road, Devonport.
In order to prepare this proposal staff visited the site and noted that the rock cutting is
approximately 100m long and typically consists of well exposed jointed dolerite rock with a
minimal soil cover.
It is understood that the landslide risk assessment requires a rock mapping exercise in order
to conduct the risk assessment in relation to rockfall.
A site plan showing the proposed unit development was provided (prepared by Bullock
Consulting, Project No.13.276, Drawing No. As00).

2

REPORT REQUIREMENTS

The landslide assessment will be completed in accordance with E6 Hazard Management
Code of the Devonport Interim Planning Scheme. As such, the report will be completed by a
suitably qualified person with relevant expertise and experience in land stability assessment.
The report will be prepared in accordance with the Australian Standard for Geotechnical Site
Investigation AS1726 and Practice Note Guidelines for Landslide Risk Management 2007,
Australian Geomechanics Journal, Vol 42, No. 1 (2007).

Fee Proposal

3

BACKGROUND

3.1

Geology

The Mineral Resources Tasmania (MRT) Landslide Map Series, Devonport – Geology Map,
1:25,000 Scale, indicates that the site is underlain by Jurassic aged dolerite.

3.2

Landslide Susceptibility

Examination of the MRT Tasmanian Landslide Map Series, Devonport – Rockfall
Susceptibility Map, indicates that the rock cut area is situated within susceptibility source and
runout zone for rockfall.

4

SCOPE OF WORKS

We propose the following scope of work:
 Carry out a desk study of available MRT records and published information of the site and

surrounding area;
 Site walk over including examination of site conditions and surrounding landforms;
 Clear vegetation and topsoil in select areas;
 Rock face mapping including joint orientation mapping;
 Rock slope dips analyses using Rocscience Dips program (engineering analysis of the rock

face); and
 Provide a report that details the following:

5

o

The findings of the desk study;

o

Rock slope dips analysis;

o

Landslide Risk Assessment;

o

Identified rockfall risks and required setbacks (if any); and

o

Recommendations to maintain or possibly lower the potential rockfall risks.

YOUR OBLIGATIONS

To enable us to carry out the field activities of this proposal, we request that you:
 Make arrangements for our personnel to enter the site;
 Advise us immediately if you become aware of any matter which may change the scope or

timing of the service to be provided by us for the project; and
 Advise us as soon as possible if you require additional work to be carried out.

Geoton Pty Ltd
GL14147Aa
26 June 2014

2

Fee Proposal

6

PROGRAMME

We can carry out the field work within 2 weeks after receipt of your authorisation to proceed.
Analyses and reporting are expected to be completed within 2 weeks of completing the field
work.
An authorisation to proceed pro forma is attached to this proposal.

7

FEE ESTIMATE

Our fee estimate to carry out the above scope of works is as follows:
Cost Estimate (excluding GST)

Activity
Planning/communications

8

$180

Fieldwork and travel

$1,500

Analyses, reporting and peer review

$1,850

Sub Total

$3,530

GST

$353

Total (including GST)

$3,883

INVOICE TERMS

Progress Invoices will be issued at the completion of the fieldwork and/or monthly. Where the
project completion is to be approximately a month an invoice will be issued at the end of the
project.
Payment terms for invoices are strictly 14 days.

9

CLOSURE

We thank you for the opportunity to provide you with our proposal. We shall be pleased to
undertake the work described herein for you and look forward to receiving your acceptance of
this proposal so work can begin.
Should you require further information or clarification of any details, please do not hesitate to
contact this office.

Geoton Pty Ltd
GL14147Aa
26 June 2014

3

Fee Proposal

For and on behalf of Geoton Pty Ltd

Tony Barriera
Director
Attachment A: Authorisation to Proceed
Geoton Terms of Agreement

Geoton Pty Ltd
GL14147Aa
26 June 2014

4

Fee Proposal

Attachment A
Post, Fax or email to:
Geoton Pty Ltd., (ABN 69 315 541 003)
PO Box 522 Prospect Vale TAS 7250
Facsimile No: 03 6343 1906
Email address: tbarriera@geoton.com.au

Attention: Tony Barriera

RE: Authorisation to Proceed with Landslide Risk Assessment at 17 Devonport Road,
Devonport
It is hereby agreed that I/we accept the scope of work, programme, cost, terms and conditions
as described in Geoton’s proposal Ref: GL14147Aa, dated 26 June 2014 and that Geoton is
authorised to proceed.
Please note that the organisation who authorises the work is responsible for payment.
Payment is to be made by the due date regardless of any contracts that may be held with third
parties. Commissioning of work by third party organisations that are not responsible for the
payment will not be accepted.
Name:

Position:

Signature:

Date:

Email Address:
Company to Invoice:
ACN:

ABN:

Accounts Mailing Address:
State & Postcode:
Street Address (must be provided)
State & Postcode:
Accounts Phone:

Accounts Fax:

Accounts Email Address:
PLEASE SIGN THIS ACCEPTANCE AND FORWARD TO GEOTON BY FAX, MAIL OR
EMAIL. UPON RECEIPT OF THIS ACCEPTANCE, GEOTON WILL COMMENCE WORK ON
THE PROJECT

Geoton Pty Ltd
GL14147Aa
26 June 2014
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Geotechnical Consultants
Terms of Agreement for Professional Services
1.0 INTRODUCTION
These Terms of Agreement apply to work carried out
by the Company. The "Company" shall mean Geoton
Pty Ltd and the servants and agents thereof, which is
providing the services. The "Client" shall mean and
include the body, corporation or person with whom the
Company contracts for or in relation to the
performance of functions or the provision of goods or
services. "Subcontractor" shall mean and include:
a. any person, firm or company with whom the
Company may arrange for any work to be
performed for the Client, and
b. any person who is now or hereafter a servant,
agent or subcontractor of any of the persons
referred to in (a) above.

2.0 SCOPE OF RESPONSIBILITY
2.1 All goods or services provided by the Company are
subject only to these Terms. Except where necessarily
incorporated by statute, no other term, condition or
warranty shall be incorporated herein unless
specifically agreed in writing by the Company.
2.2 The Company undertakes to exercise reasonable
care in accordance with standards ordinarily exercised
by members of the profession who practice in the
same locality and under similar conditions. There shall
be no liability whatsoever in respect of any failure to
exercise a degree or level of care beyond such
reasonable care.
2.3 The Client will indemnify and hold the Company
harmless against all claims, costs and demands
(including in respect of negligence) by third parties in
respect of the service concerned.
2.4 The Client acknowledges that in the event of the
Company having failed to exercise reasonable care,
the Company's liability, if any, shall be absolutely
extinguished after the expiration of twelve months from
the date of the Company's invoice in respect of the
service.
2.5 In the event that the Company is liable to the
Client for failure to exercise reasonable care, such
liability shall be limited to the greater of:
•

the amount of the fee actually paid by the Client
to the Company for the service concerned (to a
maximum of $20,000) or,

•

any other amount agreed in writing between the
Client and the Company.

2.6 If the Company is liable to the Client for any loss or
damage arising in connection with any goods or
services provided by the Company pursuant to this
Agreement or otherwise, the Client's entitlement to
recover damages from the Company shall be reduced
by such amount as fairly reflects the extent to which
any act, omission or negligence of the Client or any
third party caused or contributed to such loss or
damage.

Geoton Pty Ltd ABN 69 315 541 003

2.7 Under no circumstances, whether as a result of any act,
neglect or default or otherwise howsoever, shall the
Company have any liability for or in relation to any work,
reports, information, plans, designs, or specifications
supplied or performed by any third party, including a third
party engaged by or at the suggestion of the Company.
2.8 The Client acknowledges that:
•

the Company does not supervise the work of others
who may be working pursuant to directions from the
Company. The Company is responsible for exercising
reasonable care in giving the directions, but is not
responsible for the manner in which the directions are
carried out;

•

Documents (including reports) required by the
Company's servants are signed by them, for and on
behalf of the Company and not in any personal capacity

•

the copyright in all documents prepared by or at the
request or direction of the Company shall be and
remain the property of the Company;

•

the Client will not supply or permit any report of the
Company to be seen by or given to any third party
unless that report has incorporated in or attached to it
these Terms;

•

samples will be retained by the Company for at least 3
months after which they will be disposed of unless the
Client has requested in writing that the Company retain
samples for a longer period.

2.9 For the purposes of this Clause and without limiting
Clause 2.8, the Client acknowledges that the Company is
contracting as principal for and on behalf of its servants,
agents and Subcontractors. The servants, agents and
Subcontractors of the Company shall not be liable in respect
of any loss or damage suffered by the Client as a result of
goods or services provided by the Company, nor for any
consequential loss or damage suffered by any third party.
2.10 Unless advised otherwise by the Client in writing, the
Company can use information regarding the project which is
the subject of this Agreement in any promotional material it
may prepare to use.

3.0 GENERAL
3.1 Disputes. In the event that a dispute should arise
involving litigation relating to the performance of the services
to be provided under this Agreement, it is agreed where the
Company prevails that it shall be entitled to recover all
reasonable costs incurred in the defence of the claim,
including staff time, court costs, legal fees assessed on a
solicitor and client basis and other claim related expenses.
3.2 Termination. This Agreement may be terminated by
either party upon seven (7) days written notice in the event of
substantial failure by the other party to perform in
accordance with the terms hereof. Such termination shall not
be effective if that failure has been remedied before
expiration of the period specified in the written notice. In the
event of termination the Company shall be paid for services
performed to the termination notice date plus reasonable
termination expenses.. If the Company is prevented by
circumstances beyond its direct control from performing the
services the Agreement shall end without prejudice to the
accrued rights of either party.
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