
PLANNING PERMIT APPLICATION FORM

Devonport City Council
Land Use Planning and Approvals Act 1993 (LUPAA)
Tasmanian Planning Scheme – Devonport 2020 

Use or Development Site

Development Address
Friend Street and Stony Rise Road, Stony Rise
Devonport 7310

Certificate of Title Reference No.:
167737/15, 167737/18, 167737/103, 167737/104, 173536/16, 173536/17, 173536/105, 159930/100, 20325/6

Applicant’s Details

Who is applying
Company

Company Name
GHD

ACN
39 008 488 373

Postal Address
10 Columnar Court Burnie 7320
Burnie, Tasmania 7320
Australia

Telephone
+61410831242

Email
tom.reilly@ghd.com

Do you own the property that is being developed?
No

PLANNING PERMIT APPLICATION FORM

Devonport City Council
Land Use Planning and Approvals Act 1993 (LUPAA)
Tasmanian Planning Scheme – Devonport 2020 

Use or Development Site

Development Addresss
Friend Street and Stonnnyyy Rise RRooad, Stony Rise
Devonport 7310

Certificate of TTiT tle ReReference No.:
167737/15, 1676767737//118, 167737/103, 167737/104, 173536/16, 173536/17, 173536/105, 159930/100, 202 325/6

Applicant’t’t’s Details

Who is apppplying
Company

Company NaNN me
GHD

ACN
39 008 488 3737373

Postal Address
10 Columnar Court BuBB rnie 7320
Burnie, Tasmania 73222000
Australia

Telephone
+61410831242

Email
tom.reilly@ghd.com

Do you own the property that is being developed?
No



Submission Date: 06/05/2022

Who would you like the invoice to be made out to?
Other

Name
Tipalea Private No.24 Pty Ltd as trustee for the Tipalea No.24 Unit Trust

Address
Level 11, 50 Clarence Street
Sydney, New South Wales 2000

Owners Details
if more than one owner, all names must be provided

Who owns the property?
Company

Company Name
Bunnings Properties Pty Ltd, Best Street Investments Pty Ltd, Edward Stan Nelson, Devonport City Council

ACN
ABN 46 008 557 622, ABN 605 150 025

Postal Address
Friend Street and Stony Rise Road
Devonport, Tasmania 7310
Australia

Phone
0410 831 242

Email
tom.reilly@ghd.com

Assessment of an application for a Use or Development
Sufficient information must be provided to enable assessment against the requirements of the planning scheme.

What is proposed?
See attached. Please note that the images are highly compressed in order to come under the file size limit. Please
contact applicant for a higher resolution version.

Description of how the use will operate
See attached

Supporting Documents for Proposal (Optional)
PSA-DA-Friend-Street-Stony-Rise-Road.pdf
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Submission Date: 06/05/2022

Value of use and/or development
$ 23,415,000.00

Upload Files

The following information and plans must be provided as part of an application unless the planning authority is
satisfied that the information or plan is not relevant to the assessment of the application:

Upload copy of certificate of title, including title plan and schedule of easements
Title-documentation.pdf

A site analysis and site plan showing:

The existing and proposed use(s) on the site
The boundaries and dimensions of the site
Topography including contours showing AHD levels and major site features
Natural drainage lines, watercourses and wetlands on or adjacent to the site
Soil type
Vegetation types and distribution, and trees and vegetation to be removed
The location and capacity of any existing services or easements on the site or

connected to the site
Existing pedestrian and vehicle access to the site
The location of existing adjoining properties, adjacent buildings and their uses
Any natural hazards that may affect use or development on the site
Proposed roads, driveways, car parking areas and footpaths within the site
Any proposed open space, communal space, or facilities on the site
Main utility service connection points and easements
Proposed subdivision lot boundaries, where applicable
Details of any proposed fencing

Upload a detailed site plan that includes a floor plan, layouts and elevations
Drawings.pdf

Are you planning on constructing a building?
Yes

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

Setbacks of buildings to property (title) boundaries
The internal layout of each building on the site
The private open space for each dwelling
External storage spaces
Car parking space location and layout
Elevations of every building to be erected
The relationship of the elevations to natural ground level, showing any proposed cut or fill
Shadow diagrams of the proposed buildings and adjacent structures showing the extent of shading of adjacent

Submission Date: 06/05/2022

Value of use and/or development
$ 23,415,000.00

Upload Files

The following information and plans must be provided as part of an application unless the planning authority is
satisfied that the information or plan is not relevant to the assessment of the application:

Upload copy of certificate of title, includingg tititltlee plplanan aandnd sschc edule of easements
Title-documentation.pdf

A site analysis and site plan shhhhoowowo ining:g:

The existing and proposeeeedddd use(s) on the site
The boundaries and dimmmmensions of the site
Topography includingngngng contours showing AHD leevvvelss aand major site features
Natural drainage linnnnes, watercourses and wetlannndn ss oon or adjacent to the site
Soil type
Vegetation typessss and distribution, and trees and vegetation to be removed
The location andndndn  capacity of any existing serrrvices or r eae sements on the site or

connected to theeee site
Existing pedesssstrian and vehicle access to thee e site
The location oooof existing adjoining propertiess,s,s, adjacenntt buildings and their uses
Any natural haaazards that may affect use or deveelolopment on the site
Proposed roadddsd , driveways, car parking areeeasasas and footpaths within the site
Any proposed open space, communal spacee,e,e, or facilities on the site
Main utility serrrviviv cece ccononnenectctioionn popoinintsts aandnd eeeeasasasasemeee ennnntststss
Proposed subdivvisioon lotot bouundndara iess,s wwhhehh reeee aaappppppplicaaabblbb eeee
Details of any proropooseedddd ffenccinnnngggg

Upload a detailed siiiittte plan thththth ttatt incllull des s a a a flflflofl or plalll n, llllayouts a dndndd elevatitititioons
Drawings.pdf

Are you planning on constructing a builldining?
Yes

Where it is proposed to erect buildingngs,s, a detailed layout plan ofof tthhe proposed buildings with
dimensions showing:

Setbacks of buildings to property (title) boundaries
The internal layout of each building on the site
The private open space for each dwelling
External storage spaces
Car parking space location and layout
Elevations of every building to be erected
The relationship of the elevations to natural ground level, showing any proposed cut or fill
Shadow diagrams of the proposed buildings and adjacent structures showing the extent of shading of adjacent



Submission Date: 06/05/2022

private open spaces and external windows of buildings on adjacent sites
Materials and colours to be used on roofs and external walls

Are you proposing any landscaping?
Yes

A plan of the proposed landscaping including:

Planting concept
Paving materials and drainage treatments and lighting for vehicle areas and footpaths
Plantings proposed for screening from adjacent sites or public spaces

Upload plan of the proposed landscaping
Drawings1.pdf

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

Who owns the land?
Individual / Company

I,
Tom Reilly

declare that the owner/s of the land has / have been notified of my intention to make this application.

Date
06/05/2022

Agreement

I apply for consent to carry out the development described in this application. I declare that all the information
given is true and correct. I also understand that:

if incomplete, the application may be delayed or rejected; and
more information may be requested in accordance with s.54 (1) of LUPAA.

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

✔ I understand that all documentation included with a discretionary application will be made available for
inspection by the public.

Privacy Policy

✔ I agree to the privacy policy of the Devonport City Council.
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Submission Date: 06/05/2022

Click Here to view our Privacy Policy (Opens in a new tab)

Date
06/05/2022

PRIVACY ACT The personal information requested on this form is being collected by Council for processing
applications under the Land Use and Planning Approvals Act 1993 and will only be used in connection with the
requirements of this legislation. Council is to be regarded as the agency that holds the information.
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PRIVACY ACT The personal information requested on this form is being collected by Council for processing
applications under the Land Use and Planning Approvals Act 1993 and will only be used in connection with the
requirements of this legislation. Council is to be regarded as the agency that holds the information.



Form No. 1 

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

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

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

1. Request made by:
Name(s): 

Email address: 

Contact number: 

2. Site address:

Address: 

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

   GHD 

    tom.reilly@ghd.com

   03 6432 7917

   Friend Street and Stony Rise Road, Stony Rise

FR167737/103, FR167737/104, FR173536/105, FR159930/100, FR20325/6



3. Consent of registered land owner(s):

Every owner, joint or part owner of the land to which the application relates must sign this form (or 
a separate letter signed by each owner is to be attached). 

Consent to this request for a draft amendment/and combined permit application is given by: 

Registered owner: 

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

Position 
(if applicable): 

Signature: Date: 

Registered owner 
(please print): 

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

Position 
(if applicable): 

Signature: Date: 

Registered owner 
(please print): 

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

Position 
(if applicable): 

Signature: Date: 

2 

Devonport City Council

FR167737/103, FR167737/104, FR173536/105, FR159930/100, FR20325/6

 GENERAL MANAGER

13/05/2022

MATTHEW ATKINS (GENERAL MANAGER) - OBO DEVONPORT CITY
COUNCIL



NOTES: 
When is owners’ consent required? 

Owners’ consent is required for: 

amendments to a planning scheme under former section 33(1)ia Local Provisions Schedule (LPS) owners’ consent under section 
37 of the Land Use Planning and Approvals Act 1993; and or 
combined permits under former section 43A or section 40T of the Act.  

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

b. Who can sign as owner? 

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

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

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

Please attach additional pages or separate written authority as required. 

c. Strata title lots 

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

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

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

d. Companies 

If the land is owned by a company then consent must be signed in accordance with the Corporations Act 2001 (Cwth) as follows: 

i. one company director and company secretary; or 

ii. two company directors; or 

iii. if a sole director/sole shareholder who is also the sole secretary, the sole director; or, 

iv. a company with a common seal may execute a document if the seal is fixed to the document and witnessed by two directors; or 
one director and a company secretary, or for a proprietary company that has a sole director who is also the sole company 
secretary, that director. 

The ABN or ACN, the names and positions of those signing the consent, and a current ASIC company extract (www.asic.gov.au) must be 
provided. 

e. Associations 

If the land is owned by an incorporated association then the document must be signed in accordance with the rules of the association by, 
for example being: 

i. sealed and witnessed in accordance with the association’s rules; or, 

ii. signed by a person authorised in accordance with the association’s rules. 

The ABN, the names and positions of those signing the consent, and copy of the association’s rules must be provided. 

f. Council or the Crown 

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

The name and positions of those signing must be provided. 

Effective Date: 1 October 2020 

i References to the former provisions of the Land Use Planning and Approvals Act 1993 (the Act) are references to the provisions of the Act 
as defined in Schedule 6 – Savings and transitional provisions of the Land Use Planning and Approvals Amendment (Tasmanian Planning 
Scheme Act) 2015. The former provisions apply to an interim planning scheme that was in force prior to the commencement day of the 
Land Use Planning and Approvals Amendment (Tasmanian Planning Scheme Act) 2015. The commencement day was 17 December 2015. 
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SEARCH DATE : 15-Mar-2022
SEARCH TIME : 11.13 AM

DESCRIPTION OF LAND

  City of DEVONPORT
  Lot 15 on Sealed Plan 167737
  Derivation : Part of Lot 4579, (107A-2R-0P) Gtd. to Andrew 
  Murray Milligan, Part of Lot 278 Gtd. to Jocelyn Thomas & Part 
  of Lot 39748 (4208m2) Gtd. to the Director of Housing
  Prior CT 166236/1

SCHEDULE 1

  D112497  TRANSFER to BUNNINGS PROPERTIES PTY LTD   Registered 
           29-Sep-2014 at 12.01 PM

SCHEDULE 2

  Reservations and conditions in the Crown Grant if any
  SP167737 EASEMENTS in Schedule of Easements
  SP167737 FENCING PROVISION in Schedule of Easements
  SP173536 BENEFITING EASEMENT: a signage easement over the 
           Signage Easement 'WW' 3.00 wide (SP173536) on SP167737
  SP 29582 FENCING COVENANT in Schedule of Easements
  SP159930, SP161441 & SP163878 FENCING PROVISION in Schedule of 
           Easements
  SP 29582 COUNCIL NOTIFICATION under Section 468(12) of the 
           Local Government Act 1962
  92056    BOUNDARY FENCES CONDITION in Transfer
  135041   FENCING CONDITION in Transfer
  D5930    AGREEMENT pursuant to Section 71 of the Land Use 
           Planning and Approvals Act 1993  Registered 
           04-May-2012 at noon
  M915440  CAVEAT by Tipalea Private No 24 Pty Ltd  Registered 
           02-Sep-2021 at noon

UNREGISTERED DEALINGS AND NOTATIONS 

  NOTICE:  This folio is affected as to amended easements 
           pursuant to Request to Amend No. E45303 made under 
           Section 103 of the Local Government (Building and 
           Miscellaneous Provisions) Act 1993. Search Sealed 

SEARCH OF TORRENS TITLE

VOLUME

167737
FOLIO

15

EDITION

3
DATE OF ISSUE

15-Feb-2018

RESULT OF SEARCH
RECORDER OF TITLES
Issued Pursuant to the Land Titles Act 1980

Department of Natural Resources and Environment Tasmania www.thelist.tas.gov.au
Page 1 of 2



           Plan No. 167737  Lodged by DOUGLAS & COLLINS on 
           26-Jun-2017 BP: 173536

RESULT OF SEARCH
RECORDER OF TITLES
Issued Pursuant to the Land Titles Act 1980

Department of Natural Resources and Environment Tasmania www.thelist.tas.gov.au
Page 2 of 2



SEARCH DATE : 15-Mar-2022
SEARCH TIME : 11.13 AM

DESCRIPTION OF LAND

  City of DEVONPORT
  Lot 18 on Sealed Plan 167737
  Derivation : Part of Lot 4579 (107A-2R-0P) Gtd. to Andrew 
  Murray Milligan
  Prior CT 163878/5

SCHEDULE 1

  M780257  TRANSFER to BEST STREET INVESTMENTS PTY LTD
           Registered 19-Dec-2019 at noon

SCHEDULE 2

  Reservations and conditions in the Crown Grant if any
  SP167737 EASEMENTS in Schedule of Easements
  SP167737 FENCING PROVISION in Schedule of Easements
  SP159930, SP161441 & SP167737 FENCING PROVISION in Schedule of 
           Easements
  D5930    AGREEMENT pursuant to Section 71 of the Land Use 
           Planning and Approvals Act 1993  Registered 
           04-May-2012 at noon
  E66835   CAVEAT by LDC Infrastructure Holding Company Pty Ltd 
           affecting that part of the said land within described 
           as shown on the plan annexed to the Caveat
           Registered 29-Sep-2016 at noon
  E203670  MORTGAGE to Australia and New Zealand Banking Group 
           Limited   Registered 19-Dec-2019 at 12.01 PM

UNREGISTERED DEALINGS AND NOTATIONS 

  No unregistered dealings or other notations

SEARCH OF TORRENS TITLE

VOLUME

167737
FOLIO

18

EDITION

4
DATE OF ISSUE

19-Dec-2019

RESULT OF SEARCH
RECORDER OF TITLES
Issued Pursuant to the Land Titles Act 1980

Department of Natural Resources and Environment Tasmania www.thelist.tas.gov.au
Page 1 of 1



SEARCH DATE : 15-Mar-2022
SEARCH TIME : 11.27 AM

DESCRIPTION OF LAND

  City of DEVONPORT
  Lot 104 on Sealed Plan 167737
  Derivation : Part of Lot 4579 (107A-2R-0P) Gtd. to Andrew 
  Murray Milligan
  Prior CT 163878/5

SCHEDULE 1

  D45058   TRANSFER to DEVONPORT CITY COUNCIL   Registered 
           24-Jul-2014 at noon

SCHEDULE 2

  Reservations and conditions in the Crown Grant if any
  SP167737 EASEMENTS in Schedule of Easements
  SP163878 FENCING PROVISION in Schedule of Easements
  SP167737 FENCING PROVISION in Schedule of Easements
  SP159930 & SP161441 FENCING PROVISION in Schedule of Easements
  D5930    AGREEMENT pursuant to Section 71 of the Land Use 
           Planning and Approvals Act 1993  Registered 
           04-May-2012 at noon

UNREGISTERED DEALINGS AND NOTATIONS 

  No unregistered dealings or other notations

SEARCH OF TORRENS TITLE

VOLUME

167737
FOLIO

104

EDITION

2
DATE OF ISSUE

24-Jul-2014

RESULT OF SEARCH
RECORDER OF TITLES
Issued Pursuant to the Land Titles Act 1980

Department of Natural Resources and Environment Tasmania www.thelist.tas.gov.au
Page 1 of 1



FOLIO PLAN
RECORDER OF TITLES
Issued Pursuant to the Land Titles Act 1980

Search Date: 30 Jun 2021 Search Time: 09:26 AM Volume Number: 167737 Revision Number: 03

Department of Primary Industries, Parks, Water and Environment www.thelist.tas.gov.au
Page 1 of 1



SCHEDULE OF EASEMENTS
RECORDER OF TITLES
Issued Pursuant to the Land Titles Act 1980

Search Date: 30 Jun 2021 Search Time: 09:26 AM Volume Number: 167737 Revision Number: 03

Department of Primary Industries, Parks, Water and Environment www.thelist.tas.gov.au
Page 1 of 7



SCHEDULE OF EASEMENTS
RECORDER OF TITLES
Issued Pursuant to the Land Titles Act 1980

Search Date: 30 Jun 2021 Search Time: 09:26 AM Volume Number: 167737 Revision Number: 03

Department of Primary Industries, Parks, Water and Environment www.thelist.tas.gov.au
Page 2 of 7



SCHEDULE OF EASEMENTS
RECORDER OF TITLES
Issued Pursuant to the Land Titles Act 1980

Search Date: 30 Jun 2021 Search Time: 09:26 AM Volume Number: 167737 Revision Number: 03

Department of Primary Industries, Parks, Water and Environment www.thelist.tas.gov.au
Page 3 of 7



SCHEDULE OF EASEMENTS
RECORDER OF TITLES
Issued Pursuant to the Land Titles Act 1980

Search Date: 30 Jun 2021 Search Time: 09:26 AM Volume Number: 167737 Revision Number: 03

Department of Primary Industries, Parks, Water and Environment www.thelist.tas.gov.au
Page 4 of 7



SCHEDULE OF EASEMENTS
RECORDER OF TITLES
Issued Pursuant to the Land Titles Act 1980

Search Date: 30 Jun 2021 Search Time: 09:26 AM Volume Number: 167737 Revision Number: 03

Department of Primary Industries, Parks, Water and Environment www.thelist.tas.gov.au
Page 5 of 7



SCHEDULE OF EASEMENTS
RECORDER OF TITLES
Issued Pursuant to the Land Titles Act 1980

Search Date: 30 Jun 2021 Search Time: 09:26 AM Volume Number: 167737 Revision Number: 03

Department of Primary Industries, Parks, Water and Environment www.thelist.tas.gov.au
Page 6 of 7



SCHEDULE OF EASEMENTS
RECORDER OF TITLES
Issued Pursuant to the Land Titles Act 1980

Search Date: 30 Jun 2021 Search Time: 09:26 AM Volume Number: 167737 Revision Number: 03

Department of Primary Industries, Parks, Water and Environment www.thelist.tas.gov.au
Page 7 of 7



SEARCH DATE : 15-Mar-2022
SEARCH TIME : 11.14 AM

DESCRIPTION OF LAND

  City of DEVONPORT
  Lot 16 on Sealed Plan 173536
  Derivation : Part of Lot 4579, 107A-2R-0P Gtd. to Andrew 
  Murray Milligan
  Prior CTs 167737/19, 7467/2, 61873/4 and 61873/5

SCHEDULE 1

  M893399  TRANSFER to BEST STREET INVESTMENTS PTY LTD
           Registered 10-Aug-2021 at noon

SCHEDULE 2

  Reservations and conditions in the Crown Grant if any
  SP173536 EASEMENTS in Schedule of Easements
  SP173536 COVENANTS in Schedule of Easements
  SP167737 COVENANTS in Schedule of Easements
  SP159930, SP161441, SP163878 & SP167737 FENCING PROVISION in 
           Schedule of Easements
  SP 29582 FENCING COVENANT in Schedule of Easements
  SP 29582 COUNCIL NOTIFICATION under Section 468(12) of the 
           Local Government Act 1962
  92056    BOUNDARY FENCES CONDITION in Transfer
  135041   FENCING CONDITION in Transfer
  D5930    AGREEMENT pursuant to Section 71 of the Land Use 
           Planning and Approvals Act 1993  Registered 
           04-May-2012 at noon
  M916403  MORTGAGE to Murdoch Clarke Mortgage Management 
           Limited   Registered 11-Dec-2021 at noon

UNREGISTERED DEALINGS AND NOTATIONS 

  No unregistered dealings or other notations

SEARCH OF TORRENS TITLE

VOLUME

173536
FOLIO

16

EDITION

3
DATE OF ISSUE

11-Dec-2021

RESULT OF SEARCH
RECORDER OF TITLES
Issued Pursuant to the Land Titles Act 1980

Department of Natural Resources and Environment Tasmania www.thelist.tas.gov.au
Page 1 of 1



SEARCH DATE : 15-Mar-2022
SEARCH TIME : 11.14 AM

DESCRIPTION OF LAND

  City of DEVONPORT
  Lot 17 on Sealed Plan 173536
  Derivation : Part of Lot 4579, 107A-2R-0P Gtd. to Andrew 
  Murray Milligan
  Prior CT 167737/19

SCHEDULE 1

  M837980  TRANSFER to EDWARD STAN NELSON   Registered 
           07-Sep-2020 at noon

SCHEDULE 2

  Reservations and conditions in the Crown Grant if any
  SP173536 EASEMENTS in Schedule of Easements
  SP159930, SP161441, SP163878 & SP167737 FENCING PROVISION in 
           Schedule of Easements
  SP 29582 FENCING COVENANT in Schedule of Easements
  SP 29582 COUNCIL NOTIFICATION under Section 468(12) of the 
           Local Government Act 1962
  92056    BOUNDARY FENCES CONDITION in Transfer
  135041   FENCING CONDITION in Transfer
  D5930    AGREEMENT pursuant to Section 71 of the Land Use 
           Planning and Approvals Act 1993  Registered 
           04-May-2012 at noon

UNREGISTERED DEALINGS AND NOTATIONS 

  No unregistered dealings or other notations

SEARCH OF TORRENS TITLE

VOLUME

173536
FOLIO

17

EDITION

2
DATE OF ISSUE

07-Sep-2020

RESULT OF SEARCH
RECORDER OF TITLES
Issued Pursuant to the Land Titles Act 1980

Department of Natural Resources and Environment Tasmania www.thelist.tas.gov.au
Page 1 of 1



SEARCH DATE : 15-Mar-2022
SEARCH TIME : 12.07 PM

DESCRIPTION OF LAND

  City of DEVONPORT
  Lot 105 on Sealed Plan 173536
  Derivation : Part of Lot 4579, 107A-2R-0P Gtd. to Andrew 
  Murray Milligan
  Prior CT 167737/19

SCHEDULE 1

  M682062  TRANSFER to DEVONPORT CITY COUNCIL   Registered 
           17-Apr-2018 at noon

SCHEDULE 2

  Reservations and conditions in the Crown Grant if any
  SP159930, SP161441, SP163878 & SP167737 FENCING PROVISION in 
           Schedule of Easements
  SP 29582 FENCING COVENANT in Schedule of Easements
  SP 29582 COUNCIL NOTIFICATION under Section 468(12) of the 
           Local Government Act 1962
  92056    BOUNDARY FENCES CONDITION in Transfer
  135041   FENCING CONDITION in Transfer
  D5930    AGREEMENT pursuant to Section 71 of the Land Use 
           Planning and Approvals Act 1993  Registered 
           04-May-2012 at noon

UNREGISTERED DEALINGS AND NOTATIONS 

  No unregistered dealings or other notations

SEARCH OF TORRENS TITLE

VOLUME

173536
FOLIO

105

EDITION

2
DATE OF ISSUE

17-Apr-2018

RESULT OF SEARCH
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Executive summary 

This is an application is made in accordance with the Land Use Planning and Approvals Act 1993 (LUPAA) and 
the Tasmanian Planning Scheme – Devonport (Planning Scheme) for assessment and determination by the 
Devonport City Council (the Council) and the Tasmanian Planning Commission (the Commission).  It has been 
prepared by GHD on behalf of Tipalea Partners (Tipalea), a firm that specialises in the creation of neighbourhood 
retail centres.  

The application involves nine parcels of land situated between the Devonport Regional Homemaker Centre and 
Stony Rise Road.  The land is controlled by the provisions of the Commercial Zone, the Devonport Regional 
Homemaker Centre Specific Area Plan and the Devonport Homemaker Service Industrial Centre Specific Area 
Plan. These parcels comprise the subject site and are located within the red line in the map below.  

 
Topographic map of Devonport with the site in red. Base image and data from theLIST (www.thelist.tas.gov.au) © State of Tasmania. 

We consider that the present Planning Scheme controls encourage development with little or no proper or 
meaningful connection with the needs and aspirations of the local area. We also consider that they do not enable 
highest and best use of the land and do not adequately serve the interest of the people who are most affected by 
how this land is used.   

An opportunity exists for this dormant site to play a significantly positive and supportive role in this key growth area 
of Devonport.  Based on this opportunity, we propose to amend the Planning Scheme to enable a centre for the 
everyday needs of the emerging residential suburbs of Stony Rise, Miandetta, Don and Tugrah. The amendment 
would enable convenient access and provide greater choice in relation to uses that do not need to be located in 
the CBD or that residents shouldn’t need to travel further into the CBD to access.  

The amendment would encourage a centre for otherwise disparate communities and a unique sense of place 
related to its local context. We consider that the proposal will enable highest and best use of this site from the local 
community’s perspective. 
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 Accompanying the proposal to amend the Planning Scheme is a development application for Stony Rise Village.  
Stony Rise Village would be a local centre to provide for the community’s daily and weekly employment, shopping, 
health and social needs. It would include a full-line supermarket and supporting food and beverage, retail and hire, 
business and professional, service industry (car wash) and bulky goods services and the usual associated 
development including signage, lighting, car parking, landscaping, unloading, storage and circulation space.   

The application is supported by a number of independent investigations, including:  

 An economic impacts assessment considering demand for additional retail use in Devonport and 
economic impacts on the existing CBD;  

 Transport Impact Assessment considering traffic and the surrounding street environment; 

 Consultations including dialogue with Council and other community leaders, feedback through social 
media and discussions at an open community forum.   

 Geotechnical and environmental investigations into site conditions; 

Stony Rise Village would make optimum use of land and the available and infrastructure. It would be appropriately 
scaled, conveniently located and properly integrated with the local environment. We consider that the proposal 
would be well supported by the local community and cause no significant adverse effects on trade and commerce 
in the existing Devonport CBD.   

The key strategic and legislative requirements of the State’s land use planning system are assessed in this report 
and are considered to be supportive of the proposal. It is considered that the proposed amendment meets the 
requirements of LUPAA and the Planning Scheme and that the development application would meet the standards 
of the Planning Scheme if amended as proposed.  We consider that this proposal would be positive for Devonport 
and can be approved by the Council and the Tasmanian Planning Commission. 
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Introduction  

1.1 Purpose of the Report 
GHD Pty Ltd have been engaged by Tipalea Partners Pty Ltd and Tipalea Private No.24 Pty Ltd ATF the Tipalea 
No.24 Unit Trust both interchangeably referred to as ‘Tipalea’ to assist with the preparation of a planning scheme 
amendment application to the Council and the Tasmanian Planning Commission in accordance with the Land 
Use Planning and Approvals Act 1993. The application also seeks a permit for a development application in 
accordance with the Tasmanian Planning Scheme – Devonport. 

Tipalea is a development and investment firm specialising in neighbourhood retail, commercial office, large format 
retail/bulky goods and industrial development along the east coast of Australia, from Tasmania to Queensland.   

In 2021, Tipalea’s demographic research identified Devonport as being underserviced in terms of supermarket 
floorspace and having unmet consumer demand. After investigating possible sites in Devonport, it was 
considered that 5 Friend Street represented the best and most appropriate site for the development of a 
neighbourhood shopping centre. Following a due diligence process confirming it’s investment case, in October 
2021 Tipalea unconditionally contracted to acquire 5 Friend Street from Bunnings Properties Pty Ltd with 
settlement scheduled for June 2022. 

During the planning process and following discussion with the Devonport City Council, it was identified that the 
future of 5 Friend Street ought to be considered alongside the future of the remaining undeveloped areas of the 
Homemaker Centre precinct. Tipalea subsequently entered into discussions with adjoining landowners, Best 
Street Investments Pty Ltd and together advanced plans for the site in partnership.   

This application proposes changes to the intended function of the undeveloped sections of the Homemaker Centre 
with aim of establishing a village centre to service the daily and weekly convenience needs of the local area.   

1.2 Scope and limitations 
This report has been prepared by GHD for Tipalea Partners and may only be used and relied on by Tipalea 
Partners for the purpose agreed between GHD and Tipalea Partners as set out in section 1.1 of this report. 

GHD otherwise disclaims responsibility to any person other than Tipalea Partners arising in connection with this 
report. GHD also excludes implied warranties and conditions, to the extent legally permissible. 

The services undertaken by GHD in connection with preparing this report were limited to those specifically detailed 
in the report and are subject to the scope limitations set out in the report.  

The opinions, conclusions and any recommendations in this report are based on conditions encountered and 
information reviewed at the date of preparation of the report. GHD has no responsibility or obligation to update this 
report to account for events or changes occurring subsequent to the date that the report was prepared. 

The opinions, conclusions and any recommendations in this report are based on assumptions made by GHD 
described in this report. GHD disclaims liability arising from any of the assumptions being incorrect.  

1.3 Report structure 
This report is generally structed so that sections 1 and 2 provide introductory information regarding the proponent, 
the site and surrounding area and the applicable planning controls relating to the site. These sections also provide 
the context for the remainder of the report.   

Sections 3 and 4 contain the Planning Scheme Amendment proposal and an assessment of the amendment 
proposal against the standards of the Land Use Planning and Approvals Act 1993.    

Based on the Planning Scheme amendment as proposed, sections 5 outlines the proposed use and development 
of the land and assesses it in accordance with relevant standards of Planning Scheme.  

Supporting information is contained in the appendices.   
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Site Analysis 

2.1 Subject site 
The subject site is a 6.755ha area of land shown below at Figure 1.   

 
Figure 1 Aerial photograph of the site in red. Lot boundaries in black (road lot title references omitted).  

Base image and data from theLIST (www.thelist.tas.gov.au) © State of Tasmania. 

The site is located between the east bound lane of Stony Rise Road and the developed Homemaker Centre to the 
north.  Friend Street, which runs north-south through the site, allows access to the site from Bass Highway and 
both access and egress to and from Stony Rise Road.  All lots within the site gain access to and from Friend 
Street at the round-a-bout. Lots on the eastern side of Friend Street can also gain access to and from Stony Rise 
Road at a left in, left out only intersection, located along the western boundary of CT173536/17.     

Approximately 7 years ago, earthworks were undertaken on the three lots east of Friend Street in preparation for 
the establishment of a Bunnings Warehouse on CT167737/15.  That project was abandoned when Bunnings 
secured an existing building, formerly occupied by K&D Warehouse, located within the developed Homemakers 
Centre.  By this stage, accesses and stormwater services had been constructed.  The site is currently vacant with 
bare earth is slowly being overtaken by patchy vegetation. 

The site is elevated between 57m and 73m AHD and is positioned above an embankment, which is up to 8m high 
and runs east-west across the northern boundary of the site.  The embankment provides a benched area that 
overlooks the developed Homemaker Centre and further north to the Devonport township and Bass Strait.   Details 
of the embankment are shown on the Existing Conditions Plan (DA015) of the proposal plans.  The site is 
positioned below an embankment adjacent to Stony Rise Road, which is up to 4m high.  
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2.2 Title information 
The site comprises 9 separate titles, 5 of those being parts of the Council owned road network.  The nature and 
the spatial extent of the spatial interest in the land is described in the following certificates of title, each of which 
are contained at Appendix A: 

Table 1 Title information 

Volume Folio Area Landowner Comments 

167737 15 3.322ha Bunnings Properties Pty Ltd Land proposed to be rezoned to PPZ 

167737 18 1.571ha Best Street Investments Pty Ltd Land proposed to change from SAP-2.0 to SAP-1.0 

167737 103 450m2 Devonport City Council Land (road) proposed to be rezoned to PPZ.  

167737 104 264m2 Devonport City Council Land (road) proposed to change SAP-2.0 to SAP-1.0 

173536 16 1.053ha Best Street Investments Pty Ltd Land proposed to be rezoned to PPZ 

173536 17 3289m2 Edward Stanley Nelson Land proposed to be rezoned to PPZ 

173536 105 151m2 Devonport City Council Land (road) proposed to be rezoned to PPZ 

159930 100 1.157ha Devonport City Council Part of road title proposed to be rezoned to PPZ 

20325 6 835m2 Devonport City Council Part of road title proposed to be rezoned to PPZ 

Rights of way both benefitting and burdening CT167737/15, 173536/16 and 173536/17 enable the beneficiaries to 
use the internal road running between the Friend Street roundabout and the Stony Rise Road frontage at the 
southeastern corner of the site.  The right of way is in full form, meaning that it is a right that the beneficiaries and 
all authorised by the beneficiaries may go, pass and repass at all times for all purposes.   

CT167737/15 is benefitted by a signage easement at the corner of the Friend Street and Stony Rise Road 
frontages.  This easement is in a prominent location with high visibility from Stony Rise Road.  Other regular 
easements for drainage and services exist across the site and are apparent on the Folio Plans. 

2.3 Previous decisions 
The Devonport Retail Study 2008 identified Devonport’s need “to provide for an integrated homemaker precinct at 
an appropriate location which maximises the benefits to the community associated with this retail format.” In 2009 
and response to this identified need, Stage 1 of the Devonport Regional Homemakers Centre was approved by the 
Resource Planning and Development Commission (RPDC) (AM 2008/01 [2009] TASRPDComm 34)1.  

The decision noted: 

The siting of the proposal in relation to the CBD is unavoidably ‘off-centre’ but not necessarily ‘out of centre’. It 
is not a greenfields site that is far removed from the urban edge. Rather, it lies at the urban edge, between two 
arterial roads and with residential development occurring to the east and southwest of it. Future development 
of existing residential-zoned land in the vicinity will result in the homemaker centre becoming embedded in the 
wider urban form.  

The decision notes the Council’s position:  

The homemaker centre was viewed by Council as not competing with or replicating the role of the CBD, but 
complementing it by filling a gap in the market for an integrated homemaker centre. 

The Stage 1 land area affected by the decision is shown in blue in Figure 2 below.   

 
1 Accessed at: http://www.austlii.edu.au/cgi-bin/viewdoc/au/cases/tas/TASRPDComm//2009/34.html 
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Figure 2 Area (blue) affected by Homemakers Centre - Stage 1 

Shortly after the RPDC decision, an application was made for the expansion of the homemaker zone towards the 
south to the Stony Rise Road frontage. The application submitted that the demand for homemaker/bulky goods 
retail in Devonport was not fully satisfied by the approved Stage 1 homemaker site. The additional land was 
thought to be necessary to provide for greater consumer choice for the Devonport community. This application 
was approved by the Tasmanian Planning Commission (TPC) on 6 June 2011 (AM 2011/03 [2011] TASPComm 
522).  

The decision noted:  

The expansion of the Homemaker Centre has been justified strategically and represents orderly development of 
Devonport’s regional retail functions. 

The Stage 2 land area affected by the decision is shown in blue in Figure 3 below.   

 
2 Accessed at: http://www.austlii.edu.au/cgi-bin/viewdoc/au/cases/tas/TASPComm/2011/52.html 
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Figure 3 Area (blue) affected by Homemakers Centre - Stage 2 

In the 10 years since these decisions, the Stage 1 precinct of the Homemaker Centre has been fully developed.  
The current tenants are Harvey Norman, Bunnings, Sleep n Style, Autobarn, Supercheap, Shiploads, Anaconda, 
BCF, McDonalds, Subway and BP. A KFC has been approved adjacent to the Bass Highway frontage, but 
construction is yet to commence.   

Contrary to projections in the Stage 2 application, additional demand for homemaker/bulky goods retail on the 
Stage 2 site has not been realised.  Land in Stage 2 was available for development shortly after approval, but little 
has occurred other than preparatory earthworks.  The present state of development on the Homemaker Centre 
site is shown on the aerial photograph below at Figure 4. 
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Figure 4 2021 aerial photograph of Homemakers Centre site (outlined in red).  

Base image and data from theLIST (www.thelist.tas.gov.au) © State of Tasmania. 

In the Stony Rise and Miandetta areas, land with residential potential is in the process of subdivision, indicating 
that in accordance with the RPDC decision on Stage 1, the Homemaker Centre is embedding within a wider 
suburban residential setting.   

2.4 Settlement context 
Situated on the Bass Strait coast and the shores of the Mersey River, Devonport is Tasmania’s third largest 
independent city, with an urban population of 23,0463.  The Devonport Municipality has a population of 25,7474.  
The Port of Devonport handles a large portion of import and export cargos for Tasmania, transiting between three 
million to four million tonnes of freight each year.  It provides a critical node for road transport connections to the 
State’s north and south.  It is also a key entry point into Tasmania for tourists and locals alike.  The Devonport 
Airport provides a regular passenger and freight carrying services to mainland Australia.  

Surrounding settlements at locations such as Port Sorrel, Shearwater, Forth, Spreyton, Latrobe, Ulverstone, 
Penguin, Sheffield, Railton, Turners Beach and Wilmot rely on Devonport for employment options and higher order 
social, entertainment, sporting, educational, retail, professional, and health needs. 

 
3 "2016 Census QuickStats", Australian Bureau of Statistics, 26 October 2021, retrieved 17 November 2021. Urban population includes 
Devonport, East Devonport, Don, Tugrah, Stony Rise, Miandetta, Ambleside, Quoiba and Spreyton.  
4 "Region summary: Devonport(c)”, Australian Bureau of Statistics, 26 October 2021, retrieved 17 November 2021 
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The site is adjacent to the border between the mixed use but emerging residential suburbs of Stony Rise and 
Miandetta (see Figure 5 below). Located to the west, Don and Tugrah contain a number of rural living estates and 
provide a transition between suburban and rural.  To the south, Quoiba is a mixed-use, mostly industrial suburb. 

 
Figure 5 Location Plan – site in red, suburban areas as labelled. 

Base image and data from theLIST (www.thelist.tas.gov.au) © State of Tasmania. 

2.5 Demographics and socioeconomics 
The Economic Impact Assessment by Location IQ, located at Appendix B, provides as follows:  

– The total Devonport area has been defined to include the main trade area for the site and two sectors 
representing the remaining Devonport urban area: 
 The main trade area (see Figure 5a below) of 18,190 people is bounded by the Bass Highway in the 

north and the Mersey River in the east, extending to the south to include the towns of Spreyton and 
Latrobe. 

 The Devonport east sector of 5,840 people extends to the east of the Mersey River, extending some 12 
km to include the eastern part of the Devonport urban area. 

 The Devonport north sector of 15,560 people includes the majority of the Devonport urban area, 
including the town centre, also extending some 9 km to the west along the north coast. 

– The provision of supermarket floorspace across the Devonport area is currently 305 sq.m per 1,000 persons, 
well below the Australian average of 354 sq.m. The provision of floorspace is lower in the main trade area at 
135 sq.m per 1,000 persons, less than half the national average. 
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– The major supermarket chains target a population of 8,000 – 10,000 persons to support one full-line 
supermarket. 

– The main trade area (see Figure 5a below) is in excess of 18,000 persons could support 1 - 2 full line 
supermarkets, with no full-line supermarkets currently provided. The broader Devonport area – including the 
east and north sectors with a combined population of 37,000 persons – could support 4-5 full line 
supermarkets, with only 2 currently provided. 

– The largest spending market is food and liquor at $284.9 million, or 51.8% of the total spending market. This 
is the most relevant market for supermarket spending. 

– A significant proportion of the population in the main trade area (see Figure 5a below) comprise couples with 
dependent children as compared with Devonport north and Devonport east, indicating a significant family 
market who associate strongly with supermarket facilities. 

 
Figure 5a Main trade area – 10km radius around the site.  

2.6 Geotechnical conditions 
Publicly available information on the State Government ListMAP indicates that no landslip risk is located on or in 
the vicinity of the site.  Due diligence investigations into earthworks on the site were undertaken by GHD. The 
investigations included a review of documentation provided by the supervising engineer (Geoton Pty Ltd) and the 
civil contractor responsible for the works (Treloar Transport).  Figure 8 below is an aerial photograph taken 21 
October 2015 showing the extent of earthworks, shortly after completion.  

A letter from GHD is provided at Appendix C, which reviews the documentation associated with the earthworks 
and confirms that “earthworks have been undertaken in accordance with the specification by Cardno and would be 
expected to be suitable for construction of supermarket”.   

Based on this information, it is considered that earthworks conducted on the site have been appropriately 
compacted and drained and are in a stable geotechnical state.  

2.7 Environmental Conditions 
In 2013, Compass Environmental undertook due diligence environmental assessments of the site as it was then. 
Appendix D is a Due Diligence Environmental Site Assessment undertaken for Bunnings prior to their purchase of 
the site.  The report found:  
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 An underground petroleum storage system comprising three tanks was removed from part of the site 
(formerly known as 60 Stony Rise Road) in October 2010, with residual petroleum hydrocarbons identified 
in soil and groundwater.  

 Approval for disposal of 60m3 of soil with elevated chromium was issued by the EPA Division on 25 
October 2010.  

 A Decommissioning Abandoned Storage Systems Form for the property located at 90 Stony Rise Road 
was provided to the EPA Contaminated Sites Unit in December 2012, stating that decommissioning had 
occurred in October 2010 and that the subsequent investigation and reporting concluded that the property 
was not a contaminated site as a result of the UPSS. This submission fulfilled the requirements of the 
Environmental Management & Pollution Control (Underground Petroleum Storage Systems) Regulations 
2010 - regulation 31(3). 

 Across the remainder of the site, soil vapour survey readings were between 0.2 and 7.2 ppm for all 
samples collected, indicating low potential for volatile contaminants. No fuel or chemical odours were 
encountered.  

 The analytical data showed all contaminant concentrations below the criteria adopted for the protection of 
ecological receptors, with the exception of marginally elevated levels of arsenic, total chromium, 
manganese, nickel and vanadium in both fill and underlying natural soils. These concentrations were 
considered to be representative of naturally occurring concentrations and were consistent with the normal 
background ranges detailed in National Environmental Protection Measures.  

 All reported concentrations were below the criteria adopted for the protection of human health for the 
proposed commercial use.   

Since the 2013 testing, a cluster of buildings (formerly a caryard, service station and other uses prior to that) and a 
dwelling was removed pursuant to Devonport City Council Building Permit number BP2015.0196.  A Certificate of 
Completion for the removal, including the removal of asbestos and other controlled substances, was issued 30 
August 2017.   Figure 6 below is an aerial photograph of the site taken 1 March 2013.  Figure 7 further below is the 
proposed demolition plan.  Figure 8 further below is an aerial photograph of the site post demolition, taken on 21 
October 2015.  
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Figure 6 Aerial photograph of the site taken 1 March 2013.  Area in red depicted in Figure 7 below.  

Base image and data from theLIST (www.thelist.tas.gov.au) © State of Tasmania. 

 
Figure 7 The proposed demolition plan.  Extract from demolition drawings produced by Cardno. 
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Figure 8 Aerial photograph of the site post demolition, taken on 21 October 2015. 

Base image and data from theLIST (www.thelist.tas.gov.au) © State of Tasmania. 

Figure 8 above shows the substantial volume of soil that was moved from the southern half to the northern half of 
the site (east of Friend Street) to create a flat and developable site.   

The written record of this earthwork activity indicates that it is unlikely that any further potentially contaminating 
activity had taken place on the site.  On this basis, it is considered that the site is likely to be free from 
environmental contamination.   

2.8 Vegetation and natural values 
The site was completely cleared of native vegetation and has been disturbed to the extent that natural 
environmental values of significance are highly unlikely to be present.   

2.9 European Heritage 
The subject site does not appear on any statutory heritage register or list of historical cultural heritage places. 

2.10 Aboriginal history 
A Tasmanian Government Department of Primary Industry Parks Water and Environment Dial Before You Dig 
search confirmed that the site is unlikely to contain Aboriginal heritage values. Should any relics be found, they 
would be subject to the provisions of the Aboriginal Heritage Act 1975. 

According to the Australian Institute for Aboriginal and Torres Strait Islander Studies map created in 1996 (Figure 
9 below), the site is part of Tommeginne Country.  Although not necessarily an authority, the Six Rivers Aboriginal 
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Corporation represents the Aboriginal people of Tommeginne country including but not limited to the Tommeginne, 
the Punnilerpanner, the Pallittorre, the Noeteeler and the Plairhekehillerplue.   

 
Figure 9 Extract from the AIATSIS Map of Indigenous Australia created in 1996 

2.11 Adjoining land uses 
2.11.1 TasNetworks substation  
A TasNetworks substation and administrative centre is located at 78-80 Middle Road, to the east of the site (see 
Figure 10 below). High voltage electrical energy enters the site by overhead transmission lines and is converted 
and distributed amongst the local area as both high and low voltage electrical energy.   

 
Figure 10 TasNetworks substation centre of image. Base image and data from theLIST (www.thelist.tas.gov.au) © State of 

Tasmania. 
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2.11.2 Approved subdivision 
A subdivision located on land to the west of the site and approved by the Council on 6 April 2020, proposes to gain 
access to and from Friend Street through CT167737/18.  An extract from that approved subdivision is contained 
below (Figure 11), showing 26 approved lots with potential for a further 51 lots on the land marked “future 
development area”.  

   
Figure 11 Extract from approved subdivision (left). Aerial image of site (right). Western part of site shown in red cross 

hatching. Base image and data from theLIST (www.thelist.tas.gov.au) © State of Tasmania. 

2.11.3 Devonport Regional Homemaker Centre 
The Devonport Regional Homemaker Centre, located to the north of the site, is a cluster of large format retailers 
supported by food and fuel services.  Most stores are open 7 days a week, some opening as early as 6:30am and 
closing as late as 9:00pm.  Figure 12 below shows the developed Homemaker Centre.  
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Figure 12 Devonport Regional Homemaker site 

Base image and data from theLIST (www.thelist.tas.gov.au) © State of Tasmania. 

2.11.4 Residential dwellings along Stony Rise Road 
A strip of residential properties is located to the south of the site (see Figure 13 below).  These properties range in 
size between 750m2 and 1,150m2, mostly containing single dwellings.  The construction date of the dwellings 
ranges from the post war period to the present day.   

 
Figure 13 Residential dwellings along Stony Rise Road 

Base image and data from theLIST (www.thelist.tas.gov.au) © State of Tasmania. 
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2.12 Existing Planning Scheme  
The site is subject to the Tasmanian Planning Scheme – Devonport (Planning Scheme). The following is an 
overview of standards that are relevant to this assessment.  

2.12.1 Zoning 
The site is within the Commercial Zone.  Surrounding land is within the General Residential zones, with the 
exception of Stony Rise Road and the TasNetworks substation, both of which are in the Utilities Zone. Zones in 
the local area are shown on Figure 14 below.   

 
Figure 14 Site in red. Plan showing zones of site and local area 

Source: theLIST (www.thelist.tas.gov.au), Tasmanian Government (2021) 

2.12.2 Devonport Regional Homemaker Centre SAP 
All land on the site east of Friend Street is within the DEV-S1.0 Devonport Regional Homemaker Centre Specific 
Area Plan (Homemaker Centre SAP).  Figure 15 below shows the extent of the overlay area.  
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Figure 15 Cross hatch showing extent of the DRRLSAP overlay, subject site in red. 

Base image and data from theLIST (www.thelist.tas.gov.au) © State of Tasmania 

The Homemaker Centre SAP limits the range of permissible use with the following objectives: 

– Providing for use and development for integrated bulky goods showrooms and trade supplies, including 
associated food outlets, car parking, signage and landscaping; 

– Protecting the primacy of the Devonport Central Business District for General Retail and Hire by providing a 
designated location for Bulky Goods Sales; 

The Homemaker Centre SAP controls development with the following objectives:  

– Minimise visual prominence when viewed from the Bass Highway or Stony Rise Road; 
– Minimise likelihood for conflict, interference and constraint between the use or development of land in the 

SAP and the use of adjoining land; 
– Minimise unreasonable impact on the amenity of use on land beyond the boundaries of the SAP; 
– Managing the impact, size and number of signs; 
– Maintaining safe vehicular and pedestrian access to the site. 

2.12.3 Devonport Homemaker Service Industrial Centre SAP 
All land west of Friend Street is within the DEV-S2.0 Devonport Regional Homemaker Service Industrial Centre 
Specific Area Plan (Service Industrial SAP).  The purpose of the Service Industrial SAP is to support the operation 
of the Devonport Regional Homemaker Centre. The Service Industrial SAP limits the range of permissible use, 
with objective of providing only for allied service industry, warehousing and support offices and sales and product 
distribution on a small scale. The Service Industrial SAP controls development with the following objectives:  

– Minimise visual prominence when viewed from the Bass Highway or Stony Rise Road; 
– Minimise likelihood for conflict, interference and constraint between the use or development of land in the 

SAP and the use of adjoining land; 
– Minimise unreasonable impact on the amenity of use on land beyond the boundaries of the SAP; 
– Managing the impact, size and number of signs; 

Figure 16 below shows the extent of the overlay area.   
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Figure 16 The extent of the Service Industrial SAP. Site in red. 

Base image and data from theLIST (www.thelist.tas.gov.au) © State of Tasmania. 

2.12.4 Bushfire 
The Bushfire Prone Areas Code overlay affects land west of Friend Street. Figure 17 below shows the extent of 
the overlay area.   

 
Figure 17 Site in red. Cross hatched area showing the extent of the Bushfire-Prone Areas Code overlay applying to the site 

Base image and data from theLIST (www.thelist.tas.gov.au) © State of Tasmania. 

2.12.5 Safeguarding of Airports Code  
The Airport Obstacle Limitation Area of the Safeguarding of Airports Code applies to the whole site. Any building 
below 80m in height will meet the acceptable solution for building height.  Figure 18 below shows the extent of the 
overlay area. The Devonport Airport is located approximately 6.5km to the north-east. 
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Figure 18 Site in red. Blue shading shows the extent of the Airport Obstacle Limitation Area 

Base image and data from theLIST (www.thelist.tas.gov.au) © State of Tasmania. 

2.13 Infrastructure 
2.13.1 Road Frontage and Access 
The site has access to Stony Rise Road and Friend Street.  Bass Highway and Stony Rise Road is owned and 
maintained by the Department of State Growth.  Friend Street is owned and maintained by the Council.  

The conditions of the road environment are discussed in the attached Transport Impact Assessment (TIA) (see 
Appendix E). The report indicates that the road environment has significant spare capacity during the weekday AM 
and PM peak hours and the weekday daily scenario but notes that the existing intersection at Stony Rise Road 
and Friend Street is under performing and that the potential and proposed use and development on the site will 
necessitate upgrades to the intersection.  Further discussion in relation to traffic is detailed in the development 
application submission at Part 5 of this report.  

2.13.2 Stormwater drainage 
Dial Before You Dig records indicate that stormwater from the western parts of the site is collected and drains 
generally north towards the Council’s infrastructure located at the Bass Highway frontage.  From there it drains 
through a culvert (DN 1800) under the Bass Highway into the upper reaches of Chinaman’s Creek.  Stormwater 
collected from the eastern parts of the site drains into infrastructure located in Gatenby Drive, before entering the 
piped stormwater system at the Bass Highway/Middle Road interchange.   

There are no known stormwater drainage issues on the site but future development would need to be designed in 
a manner that appropriately manages stormwater quality and flow rate from the site.   

2.13.3 Sewer 
Dial Before You Dig and LISTMap records indicate that sewerage on the site is collected in a DN225 gravity 
reticulation main along the western boundary of the site and drains generally north and east and into a DN300 
gravity trunk main running beneath the Bass Highway.  Sewerage is also collected in a DN150 gravity reticulation 
main, which flows north along the eastern boundary of the site.  It then runs to the east, adjacent to the Bass 
Highway frontage through   and east into infrastructure located in Gatenby Drive.  There are no known drainage 
issues on the site.   

There are no known issues with sewerage drainage from the site. 
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2.13.4 Water  
Dial Before You Dig and LISTMap records indicate that a DN525mm mild-steel, cement-lined bulk transfer main 
carries water west to east across the site.  This water main provides no water to the site.  

Water for consumption is provided by a DN375mm asbestos cement reticulation main which connects to a 
DN375mm cast iron main on Stony Rise Road and loops to the reticulated network on the northern side of the 
Bass Highway via a DN525mm asbestos cement reticulation main.   

There are no known issues with water supply to the site.  

2.13.5 Power 
Dial Before You Dig records indicate that 3 x 22kV underground electrical cables run along the eastern boundary 
of the site.  These cables al service the developed Homemaker Centre, including overhead street lighting.   

There are no known issues with power supply to the site.  

2.13.6 NBN & Telstra  
Dial Before You Dig records indicate that NBN and Telstra infrastructure is supplied to the site. There are no 
known issues with telecommunications supply to the site.  

2.13.7 Gas 
Dial Before You Dig records indicate that the site can be serviced by either the 63mm PE 500kPa gas service 
within Friend Street or the 90mm PE 500kPa gas service on Stony Rise Road.  There are no known issues with 
gas supply to the site. 
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Planning Scheme Amendment 

3.1 Intent of the Amendment  
The intent of the proposed Planning Scheme amendment is: 

– To permit additional activity on the undeveloped land presently controlled by the Service Industrial SAP, and; 
– To permit additional activity that would service the local area on the undeveloped land presently controlled by 

the Homemaker Centre SAP.   

3.2 Proposed Amendment 
The proposed Planning Scheme amendment involves the following:  

– The removal of DEV-S2.0 Devonport Homemaker Service Industrial Centre Specific Area Plan from the 
mapping and the ordinance.  

– Adjustments to the spatial extent (mapping) of DEV-S1.0 Devonport Regional Homemaker Centre Specific 
Area Plan. 

– Amendments to the mapping and ordinance to rezone land from Commercial to Particular Purpose Zone. The 
Particular Purpose Zone would be divided into a Northern and Southern Precinct, with differing standards 
operating on each Precinct.  

Each is addressed in turn. 

3.2.1 The removal of the Service Industrial SAP from the Planning 
Scheme.  

3.2.1.1 Nature of amendment 
The mapping and ordinance associated with DEV-S2.0 Devonport Homemaker Service Industrial Centre Specific 
Area Plan (Service Industrial SAP) is proposed to be completely removed from the Planning Scheme.  In its place, 
it is proposed to adjust the spatial extent of the Homemaker Centre SAP to include this land as discussed below at 
3.3.   

3.2.1.2 Discussion 
The undeveloped land south of the existing developed Homemaker Centre and west of Friend Street is presently 
within the Service Industrial SAP.  The intention behind the creation of the Service Industrial SAP, as explained in 
the supporting planning report, was as follows:  

The proposed Service Industrial Precinct is intended to accommodate service industry and warehouse type uses 
which incorporate offices and/or shopfronts as incidental activities.  These kinds of activities are common in proximity 
to bulky goods retail facilities. The range of uses however within the zone is intended to be limited to ensure that they 
do not unreasonably compete with other areas including the Devonport CBD. (page 9 of Devonport Homemaker 
Centre – Stage 2, Rezoning Application – Supporting Information)5 

The objectives were described as being similar to that in the existing Light Industrial zone, with a modified range of 
allowable uses that serve a supporting and complementary function for the land within the Homemaker Centre 
SAP and that would involve minimal noise, smoke, smell, dust or other nuisance or generate high traffic volumes. 

An Economic Impact Assessment, prepared in 2011 for the Homemakers Centre - Stage 2 application, provided 
no clear economic justification for the Service Industrial SAP based on supply, demand or otherwise.6   

The lack of any development activity and the lack of any identified or present need for using the land for the 
purposes intended by the Service Industrial SAP indicates that the removal of it is unlikely to have any significant 

 
5 See further AM 2011/03 [2011] TASPComm 52 
6 See further AM 2011/03 [2011] TASPComm 52 
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consequence.  That is, provided the use and development standards provide adequate control over activity that 
may have impacts on the amenity of adjoining or nearby land.  

3.2.2 Adjustments to the spatial extent of Homemaker Centre SAP 
3.2.2.1 Nature of amendment 
The proposal involves the removal of the DEV-S1.0 Devonport Regional Homemaker Centre Specific Area Plan 
(Homemaker Centre SAP) from CT16773/15, CT173536/16, CT173536/17, 173536/105 and 167737/103 and the 
inclusion of CT167737/18 and 167737/104 within the Homemaker Centre SAP. The spatial extent of the proposed 
new Homemaker Centre SAP is shown below in Figure 19.  A draft instrument is located at Appendix F. 

Figure 19 Spatial extent of proposed DEV-1.0 shown in dark blue lines.  Base image and data from theLIST 
(www.thelist.tas.gov.au) © State of Tasmania. 

The effect of this proposed change would be to increase the range of permissible uses on the land currently in the 
Service Industrial SAP.  The Comparative Use Table at Appendix H and Table 2 below provide the Table of Uses 
for the existing Service Industrial SAP and the proposed Homemaker Centre SAP side by side.  

Table 2 Table of Use comparison 

Service Industrial SAP Homemaker Centre SAP 

Use Class  Qualification Use Class Qualification 

No Permit Required No Permit Required 

Natural and Cultural 
Values Management 

If for conservation, rehabilitation, 
or protection against degradation, 
but must not include a building or 
any outdoor area for information, 
interpretation, or display of items 
or for any other use. 

Natural and 
Cultural Values 
Management 

If for conservation, rehabilitation, or 
protection against degradation, but must 
not include a building or any outdoor area 
for information, interpretation, or display of 
items or for any other use. 

Permitted Permitted 

Service Industry  Bulky Goods 
Sales 

If for the retail sale of: 
(a) furniture and floor coverings;

159930/100 

167737/18 

167737/15 

167737/103 

167737/104 

173536/16 

173536/17 

173536/105 

20325/6 
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Service Industrial SAP Homemaker Centre SAP 

Use Class  Qualification Use Class Qualification 
(b) electrical appliances, including white 
goods and computer equipment; 
(c) home entertainment equipment; 
(d) manchester, curtains and blinds; 
(e) camping and outdoor recreation 
equipment; 
(f) office supplies; 
(g) building, construction and hardware 
goods; 
(h) garden and landscape material; 
(i) auto accessories; 
(j) pet supplies and ancillary services; or 
(k) any combination of the goods in (a) to 
(j), provided that the sale or hire of clothing 
or footwear is not a predominant activity.   

Storage  Food Services If the total number of Food Services on 
land subject to the Devonport Regional 
Homemaker Centre Specific Area Plan is: 
(a) not more than 5 takeaway food shops; 
and 
(b) not more than 2 restaurants. 

Vehicle Parking  Vehicle Fuel 
Sales and 
Service 

If for a service station. 

Discretionary Discretionary 

Bulky Goods Sales If for motor vehicle, boat or 
caravan sales and garden and 
landscape supplies. 

Bulky Goods 
Sales 

If for motor vehicle, boat or caravan 
sales. 

  General Retail 
and Hire 

If for a market retailing food by 
independent stall holders. 

  Storage If not for a liquid fuel depot or a solid 
fuel depot. 

Prohibited Prohibited 

All other uses  All other uses  

As can be seen, the key differences are that the Homemaker Centre SAP would allow a broader range of bulky 
Goods Sales as well as Food Services, Vehicle Fuel Sales and Service and General Retail and Hire.  

3.2.2.2 Discussion 
The issues arising are considered to be: 

– changed relationship between site area and site coverage standards of the Homemaker SAP; 
– the potential loss of land for purposes aligned with the Homemaker Centre SAP;  
– the potential impacts on adjoining land from an expanded range permissible uses on the land currently 

subject to the Service Industrial SAP; and 
– the setbacks to Friend Street. 
Each is discussed below in turn:  

3.2.2.2.1 Changed relationship between site area and gross floor area standard 
DEV-S1.6.1 A1 provides as follows:  
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The total gross floor area of all tenancies within the Devonport Regional Homemaker Centre Specific Area Plan must 
not exceed 46,150m². 

 

There is no corresponding Performance Criteria. By reducing the area of the Homemaker Centre SAP from 
12.73ha to 9.56ha and maintaining the same gross floor area total, the proposed amendment would allow the 
percentage of site coverage of the remaining land to be greater than that presently allowable. An amendment 
would be necessary to reduce the total gross floor area allowance to something acceptable by Council. Such a 
change to the Homemaker Centre SAP is not proposed as part of this application. It is recommended that Council 
consider initiating a consequential amendment to the Homemaker Centre SAP to address this issue.  

3.2.2.2.2 Loss of land for Large Format Retail in the Homemaker Centre SAP 
The proposed amendment would take the overall area of the Homemaker Centre SAP from 12.73ha to 9.56ha, a 
reduction in size of approximately one quarter.  In the context of all the other land that is available in Don Road, 
the Central Business District and Formby Road, it is considered that the reduction of the amount of land for 
homemaker/bulky goods retail would be unlikely to significantly impact on the supply and demand balance.  
Furthermore, the proposed Southern Precinct provides for a similar range of uses to that within the Homemaker 
Centre SAP and would offset that loss to a significant degree. It is also unlikely to reduce the area below what 
would be a critical mass to operate as a homemaker precinct.  

Whilst the existing developed Homemaker Centre has proved popular, 10 years of inactivity on the vacant land to 
the south of the Homemaker Centre (the subject site) suggests that the demand for large format retail in 
Devonport has not been as strong as that forecast in the original application for Stage 2 of the Homemaker Centre.  

The 2011 EIA provided a substantial amount of demographic and bulky goods expenditure data as the basis for 
determining how much land should be provided for bulky goods retail in Devonport.  It EIA espouses: 

a flexible approach which sensibly allows for genuine homemaker/bulky goods retailers to be provided in 
abundance for the benefit of regional consumers.7 

The EIA outlined an unmet demand for homemaker/bulky goods retail facilities in Devonport and concluded that: 

a substantial net community benefit will be realised following the development of the proposed Stage 2 of the 
DHMC.8 

Whilst an abundance of homemaker/bulky goods retailers may benefit regional consumers, the local impacts or 
alternative uses were not fully considered in the application.  It is considered that the original economically 
focussed projections of demand are overstated and no longer compatible with determining highest and best use 
from a community perspective. How much land should be provided for bulky goods sales and where it should be 
located is a question to be considered in the context of broader economic impacts as well as local place 
characteristics, social needs and environmental impacts.  These factors are discussed below in Section 4 – 
Statutory Assessment.  

3.2.2.2.3 Impacts on adjoining land 
To the west of the Service Industrial SAP is land in the General Residential Zone in the same ownership.  This 
adjoining land is presently being developed into a residential estate and is sufficiently proximate that potential for 
land use conflict exists.   

Use standards protecting residential amenity come about through the underlying and still applicable use standards 
in the Commercial Zone. The development standards protecting amenity in the General Residential Zoned are in 
substitution of all height and setback standards in the Commercial Zone.  The development standards in both the 
Homemaker Centre SAP and the Service Industrial SAP appropriately involve no discretion.  The Acceptable 
Solutions stipulate a 12m height limit (Commercial Zone AS is 12m, discretionary above that) and a 10m boundary 
setback (Commercial Zone AS is 4m or half the height of the wall, discretionary otherwise).  

Given the unqualified and permitted status of the Service Industry use class and the discretionary status of motor 
vehicle, boat or caravan sales and garden and landscape supplies, a number of activities that involve noise, odour 

 
7 See further AM 2011/03 [2011] TASPComm 52 
8 See further AM 2011/03 [2011] TASPComm 52 
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and similar amenity impacts are already permissible within the Service Industry SAP. Whilst the potential for 
amenity impacts on adjacent land in the General Residential Zone may be higher than at present due to the 
increase in permissible high activity generating uses, the higher protections afforded by the SAP than is otherwise 
available in a Commercial Zone are considered to be adequate.   

3.2.2.2.4 The setbacks to Friend Street  
The Homemaker Centre SAP contains no setback standards relative to Friend Street. It would be appropriate that 
setbacks to Friend Street were incorporated within the Homemaker Centre SAP. Such a change to the 
Homemaker Centre SAP is not proposed as part of this application. It is recommended that Council consider 
initiating a consequential amendment to the Homemaker Centre SAP to address this issue.  

3.2.3 Rezoning of land from Commercial to Particular Purpose Zone 
3.2.3.1 Nature of amendment 
A new Particular Purpose Zone (PPZ), nominally called DEV-P2.0 Particular Purpose Zone – Stony Rise Village, is 
proposed for 4.968ha of land currently in the Commercial Zone.  The land subject to the rezoning would comprise 
CT16773/15, CT173536/16, CT173536/17, CT167737/103 (part of Friend Street), CT159930/100 (part of Friend 
Street), CT173536/105 (part of Stony Rise Road) and CT20325/6 (part of Stony Rise Road).  The zone boundary 
would follow existing title boundaries and the centreline of Friend Street, as per TPC drafting guidelines.  The 
spatial extent of the land proposed to be rezoned is shown in light green below at Figure 20.  A draft instrument is 
located at Appendix I. A draft ordinance for the PPZ is contained at Appendix G.   

 
Figure 20 Land proposed to be in the Stony Rise Village PPZ shown in light green.  Base image and data from theLIST 

(www.thelist.tas.gov.au) © State of Tasmania. 

3.2.3.2 Discussion 
Various mechanisms for the preferred planning scheme amendment were considered before it was determined 
that a PPZ would be the most suitable mechanism to establish a neighbourhood centre without undermining the 
role of established activity centres in Devonport’s central business district.   

A new or amended SAP to provide a greater range of permissible uses was considered and rejected as an option 
because underlying Zones were found unsuitable. A SAP over the Commercial Zone would be consistent with the 
existing Homemaker Centre. However, TPC guideline CZ3 stipulates as follows:  

159930/100 
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The Commercial Zone should not be applied to land where the primary purpose is to provide for General Retail and 
Hire uses such as supermarkets, department stores or other variety stores.” 

The PPZ would be divided into a Northern and Southern Precinct.  Whilst retail activity would be permitted within 
each Precinct, supermarkets, pharmacies and bottle shops would be prohibited in the Southern Precinct.  This is 
to maintain a village shopping environment that would have less impact on the function of existing activity centres.  

The primary purpose of the Northern Precinct involves a supermarket and associated retail and food activity. Retail 
activity could be a significant proportion of activity within the Southern Precinct. Therefore, a SAP over the 
Commercial Zone is considered to be inappropriate as a SAP should not be used to overcome underlying Zone 
inconsistency.  

The Local Business Zone would appear to be the most appropriate underlying zone and if combined with a SAP to 
limit use and control development, the objective could be achieved.  However, following early consultation with 
Council, the perception of an additional area of Business Zoned land was considered to be inconsistent with 
Devonport’s strategic aim of limiting further fragmentation of land for this purpose. The General Business Zone has 
the same issues.  

A PPZ is considered the most appropriate mechanism.  It can cover the field in relation to the relevant and 
appropriate standards, drawing on the standards of the Homemaker Centre SAP and the Commercial Zone.  A 
draft PPZ and the rationale behind each of the provisions within the draft PPZ is provided at Appendix G.  

In accordance with TPC guideline PPZ1, it is considered that a Particular Purpose Zone would provide the unique 
and tailored approach considered to be necessary to establish a neighbourhood centre without undermining the 
role of established activity centres in and around the Devonport central business district. 
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Statutory assessment  
This application is made in accordance with Division 4 – Combined permit and amendment process of the Land 
Use Planning and Approvals Act 1993 ‘The Act’. In accordance with section 40T(1) the proposal involves a 
combined request for amendment to the Local Provisions Schedule (LPSs) and an application for a planning 
permit.  

A person may request an amendment to the LPS pursuant to s37(1).  The request must be in an approved form 
pursuant to s37(2) and must include owner consent in accordance with s37(3).  In accordance with s37(2), the 
application is considered to be made in an approved form.  In accordance with s37(3) consent of the owners to the 
lodgement of the application is provided at Appendix J.   

The matters for consideration in the amendment of an LPS are provided in s34(2), which states as follows: 

  

(2) The LPS criteria to be met by a relevant planning instrument are that the instrument – 

(i) contains all the provisions that the SPPs specify must be contained in an LPS; and 

(ii) is in accordance with section 32; and 

(iii) furthers the objectives set out in Schedule 1; and 

(iv) is consistent with each State policy; and 

(da) Satisfies the relevant criteria in relation to the TPP’s (Tasmanian Planning Policies); and 

(v) as far as practicable, is consistent with the regional land use strategy, if any, for the regional area in 
which is situated the land to which the relevant planning instrument relates; and 

(vi) has regard to 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; and 

(vii) as far as practicable, is consistent with and co-ordinated with any LPSs that apply to municipal areas 
that are adjacent to the municipal area to which the relevant planning instrument relates; and 

(viii) has regard to the safety requirements set out in the standards prescribed under the Gas Pipelines 
Act 2000. 

Each of the criteria is considered in turn below. 

4.1 34(2)(a)  
The instrument – contains all the provisions that the SPPs specify must be contained in an LPS 

The proposed LPS amendment is consistent with the presently operational LPS in the Planning Scheme. It is 
considered that there would be no inconsistency with the SPPs and therefore, it is considered that the instrument 
contains all the provisions that the SPPs specify must be contained in an LPS.  

4.2 34(2)(b)  
The instrument – is in accordance with section 32 

Section 32 contains a number of provisions relating to the content of LPSs.  Further to s32(2), it is noted that the 
proposal involves changes to the LPS zone mapping and the creation of a Particular Purpose Zone. The zone 
mapping would appropriately provide for the spatial application of the planning controls.  

Section 32(3) states as follows: 

Without limiting subsection (2) but subject to subsection (4), an LPS may, if permitted to do so by the 
SPPs, include – 

(a) a particular purpose zone, being a group of provisions consisting of – 
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(i) a zone that is particular to an area of land; and 

(ii) the provisions that are to apply in relation to that zone; or 

Section 32(4) states as follows: 

An LPS may only include a provision referred to in subsection (3) in relation to an area of land if – 

(a) a use or development to which the provision relates is of significant social, economic or 
environmental benefit to the State, a region or a municipal area; or 

(b) the area of land has particular environmental, economic, social or spatial qualities that require 
provisions, that are unique to the area of land, to apply to the land in substitution for, or in addition 
to, or modification of, the provisions of the SPPs. 

Further to section 32(4)(b), the site has been identified in the existing SAP as suitable for limited commercial and 
bulky goods retail activity on the proviso that it does not undermine the function or primacy of the existing 
Devonport CBD for general retail and hire.   

It is considered that these circumstances are unique to the site and constitute particular economic, social and 
spatial qualities that require provisions in substitution for the provisions of the SPPs.   Accordingly, it is considered 
that the proposal complies with s32. 

The proposed mapping conforms with the TPC practice notes and guidelines. It is considered that the instrument 
is in accordance with s34(2)(b).  

4.3 34(2)(c)  
The instrument – furthers the objectives set out in Schedule 1. 

4.3.1 Objectives of Part 1, Schedule 1  
Each of the Objectives of Part 1, Schedule 1 of the Act are considered below in turn. 

(a) promote the sustainable development of natural and physical resources and the maintenance of 
ecological processes and genetic diversity. 

The proposal would provide opportunity for development with similar potential for impacts on ecological processes 
and genetic diversity as that under the present zone and specific area plan arrangements.  

Nevertheless, the proposal would give the people of Stony Rise, Miandetta, Tugrah, Don, Quoiba and Spreyton 
the ability to ride or walk or drive shorter distances to a place that can meet most of their daily needs. Active 
modes of transportation such as walking and biking can significantly decrease the use of fossil fuel energy and 
thereby decrease greenhouse emissions and climate change, which has adverse effects on ecological processes 
and genetic diversity.  

In accordance with the Objective, it is considered that the proposal adequately promotes the sustainable 
development of 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 

It is considered that the degree of fairness, as it relates to the distribution of benefits and burdens, is unlikely to be 
significantly changed.  Procedural fairness would be achieved by affording opportunity for those affected by the 
proposal to be heard and their interests be considered and appropriately accommodated throughout the process.  

This proposal has come about partly because the opportunity to develop the land under the current zoning 
arrangement has not been taken up in a timely manner.  With no significant demand for uses aligned with the 
present Homemaker Centre SAP, it is timely that this emerging suburban area is provided with infrastructure that 
meets their daily convenience needs.  It is thereby considered that proposal would be orderly.  

Insofar as sustainability is concerned, the proposal would give the people of Stony Rise and Miandetta the ability 
to ride or walk or drive shorter distances to a place that can meet most of their daily needs. Active modes of 
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transportation such as walking and biking can significantly improve health and wellbeing, decrease the use of 
fossil fuels, and thereby reduce energy consumption. It is considered that these outcomes are appropriately 
sustainable.  

(c) To encourage public involvement in resource management and planning. 

Response 

Consultations to this point have involved an ongoing and open dialogue with community leaders, feedback through 
social media and discussions at an open community forum. Further public involvement would be appropriately 
managed through the exhibition process of the combined amendment and planning permit application and the 
subsequent processes to follow. It is considered that public involvement in resource management and planning 
has and would be adequately encouraged.  

(d) To facilitate economic development in accordance with the objectives set out in paragraphs (a), (b) and 
(c). 

Response 

The land proposed to be rezoned has been inactive for a number of years. The draft amendment and permit 
application would provide opportunity to activate higher levels of economic from a wider range of permissible uses 
on the site, which would thereby facilitate economic activity through trade and employment. Flow on economic 
benefit from a more densely populated suburban area that is well supported by services and infrastructure is less 
tangible but significant, nonetheless.  

(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 

The draft amendment and permit application has been prepared in consultation with Council and a range of 
professionals. The application had also prepared in a manner that enables each sphere of Government to 
undertake its role. It is therefore considered that the sharing of responsibility is appropriately promoted.   

4.3.2 Part 2, Schedule 1  
Each of the Objectives of Part 2, Schedule 1 of the Act are considered below in turn. 

(a) to require sound strategic planning and co-ordinated action by state and local Government. 

Response 

State policies, the Regional Strategy and the Council’s Strategic Plan are discussed in detail at 4.3, 4.6 and 4.7 of  
this report. It is considered that each of the strategic planning outcomes would be adequately met and that the 
proposal and process that it has and would follow represents a co-ordinated action with sound strategic planning 
merit.   

Other relevant strategies of Council include the Living City Plan, the Devonport Retail Strategy 2018-2023, the 
Bike Riding Strategy 2015-2020 and the Pedestrian Strategy 2016-2021.  Each is considered in turn below. 

Living City Plan 
The Living City Plan (LCP) is a CBD renewal plan intended to encourage activity in Devonport’s renewing CDB 
areas.   Three of the most relevant aims are to facilitate new retail development in the CBD, complement existing 
retail and limit further fragmentation.  

In terms of providing retail food services, the LCP seeks to encourage local fresh produce from the region to 
showcase what the region has to offer as distinct from supermarkets aimed at servicing local areas and so the 
proposal is not considered to be directly inconsistent.   

Retail impacts on the Devonport CBD are considered in the Location IQ report attached at Appendix B.  The report 
concludes that residents would still visit the CBD frequently to undertake higher order non-food related shopping, 
particularly for apparel.  The report identified only minor impacts on sales in the CBD area.  Based on the report, it 
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is considered that Devonport would be a better place for living and shopping overall and therefore the proposal 
would be consistent with the LCP.  

Devonport Retail Strategy 2018-2023 
The Devonport Retail Strategy 2018-2023 (DRS) was developed out of consultations with the Devonport Chamber 
of Commerce and Industry.   The retail experience promoted by the DRS is CBD focussed and not clearly intended 
to involve day to day convenience shopping experiences.  It has more direct relevance to discretionary spending in 
locally owned and managed businesses.  

Whilst the customer activity generated by supermarkets provides visitation to these locally owned and managed 
businesses from multi-stop shoppers, the Location IQ report identified only minor impacts on sales in the CBD 
area.  Based on the report, it is considered that Devonport would be a better place for shopping overall and 
therefore the proposal would be consistent with the DRS.     

Bike Riding Strategy 2015-2020 
The Bike Riding Strategy desires of the riders and would-be-riders to have safe, accessible and well-connected 
bike routes.  It aims to make bike riding an attractive activity for the whole community. 

The proposal provides a destination accessible by the Miandetta Meander, Stony Rise Road, Great Foreshore 
Ride and the Kelcey Tier Mountain Bike Trails.  This destination would complement and enhance the viability of 
Devonport’s proposed bicycle network. Figure 21 below shows the existing trail strategy with the existing 
Homemaker Centre site in red.  Whilst marked as future, the Stony Rise Road bike path has now been constructed 
and provides convenient cycling access to the site.   

 
Figure 21 The existing trail strategy with the existing Homemaker Centre site in red.  
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It is considered that the health, wellbeing, liveability and quality of life objectives that underpin the Bike Riding 
Strategy are well supported by the proposal.  

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. The strategy also seeks to provide 
infrastructure and signage to support a safe and convenient walking environment. 

The proposal would provide the people of Stony Rise and Miandetta with a destination-based reason to utilise the 
pedestrian networks in the local area and opportunity for the health and wellbeing, economic and environmental 
benefit that this brings.  The proposal is considered to be consistent with the Pedestrian Strategy 2016-2021. 

(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 

The existing system of planning instruments is capable of adequately addressing the issues involved within this 
proposal.  

(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 

From a natural environmental impact perspective, the proposal involves development with as much potential for 
impacts on the environment as that which could occur under the proposed zone arrangements.  However, the 
potentially positive impacts of walking, riding or reduced driving distances for daily shopping needs includes 
reduced energy consumption, lower greenhouse gas emission, improved social opportunity and improved health 
and wellbeing.  

For those within a 20-minute walk of the site, the proposal would go some way to ameliorating the economic 
effects of the rising costs associated with owning and operating a motor vehicle, noting that the majority of profit 
from fuel sales leaves the community.   

The potentially beneficial social, environmental and economic effects on the community are considered to be 
consistent with the Objective.  

(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 environmental, social, economic, conservation and resource management policies at State, regional, and 
municipal levels have each been considered in this proposal. The legislative process for assessment and 
determination it is designed to provide for integration.  Provided the process is adhered to, integration would be 
achieved, and the Objective appropriately met.   

(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 

State 

The Planning Commission will undertake an assessment against the requirements of the Land Use Planning and 
Approvals Act 1993 and the Tasmanian Planning Scheme – Devonport.  Advice from the Department of State 
Growth in relation to the use of Stony Rise Road has been sought and followed in the proposal. Nothing within the 
proposal affects the interests of the Environmental Protection Authority or any other State agency.  

Federal 

No Federal approvals process needs consideration.  
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Local 

The Devonport City Council will undertake an assessment against the requirements of the Land Use Planning and 
Approvals Act 1993 and the Tasmanian Planning Scheme – Devonport. 

(f) To secure a pleasant, efficient and safe working, living and recreational environment for all Tasmanians 
and visitors to Tasmania. 

Response 

It is considered that the proposal represents an opportunity to develop a village centre as a focal point for day-to-
day shopping activity in and around Stony Rise and Miandetta. The walkable and rideable neighbourhood centre 
would create opportunity for improved public health, improved access to conveniences thereby be part of a 
pleasant, efficient and safe working, living and recreational environment within the Devonport community.  

It is considered that the proposal would not involve significant adverse impacts on adjoining land users and 
therefore it is considered that the proposal meets this Objective.  

(g) To conserve those buildings, areas or other places which are of scientific, aesthetic, architectural or 
historical interest, or otherwise of special cultural value.  

The proposal does not involve impacts on places which are of scientific, aesthetic, architectural or historical 
interest, or otherwise of special cultural 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.  

Traffic 

The TIA undertaken by GHD (see Appendix E) has considered the capacity of the road network under existing and 
potential future scenarios.  The TIA identified: 

– Rezoning the site to allow for general retail and hire, supermarkets specifically, would increase the potential 
level of vehicle activity at the site.   

– The access to the site at the Friend Street roundabout would perform satisfactorily under the proposed 
developed scenario. 

– Intersection between the site and Stony Rise Road would perform well under the proposed developed 
scenario. 

– Intersection at Stony Rise Road and Friend Street does not have the capacity to accommodate either the 
existing developed scenario or the proposed developed scenario.  

– Intersection at Stony Rise Road and Middle Road is expected to continue to perform satisfactorily under the 
existing developed and proposed developed scenario with some additional queuing and delays at all 
approaches – this will be more noticeable at the west approach of the roundabout.  

– On and off ramps between Middle Road and Bass Highway likely to experience additional delay and will 
require ongoing performance monitoring.  

Following this report, a Proposed Signalisation report by GHD was undertaken, considering the necessary 
upgrades required in order to improve intersection performance.  The Signalisation Report (attached at Appendix 
K) reached the following conclusions in relation to the intersection: 

– The existing, priority-controlled (give-way) intersection would reach capacity prior to completion of approved 
developments in the area including the (approved) Bunnings development at 5 Friend Street and the 
(approved) 76-lot residential subdivision at 126-136 Stony Rise Road.  

– The proposed Supermarket development at 5 Friend Street would generate significantly more traffic than the 
approved Bunnings development on the same site, further worsening intersection performance.  

– The Option 1 signalised layout for the intersection would have sufficient capacity to accommodate 
background traffic growth over 10 years, plus the proposed supermarket and approved residential 
subdivision.  
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– Full build-out of the Devonport Homemakers Centre, which includes development of the other vacant, 
commercial lots in the area, would require a wider intersection footprint and additional westbound traffic lane 
on Stony Rise Road (Option 2) in order to maintain sufficient capacity and throughput.    

Based on the TIA, signalisation of the Friend Street/Stony Rise Road intersection is required irrespective of the 
proposed planning scheme amendment.  According to the Proposed Signalisation report it is possible to signalise 
the intersection and provide capacity for a fully developed scenario under both the current and proposed zone 
arrangements.  Therefore, it is considered that rezoning the site would not result in permissibility for use and 
development that the traffic network is unable to sustain.   

Upgrades to the intersection prior to the development of the site in accordance with the development application 
would be part of an orderly provision and co-ordination of public utilities.  

Water 

The site is located within TasWater’s water serviceable area. There are no known capacity issues with the mains 
sewerage system.   

Sewer 

The existing sewer mains that service the site provide a gravity connection to practically all the developable areas. 
There are no known capacity issues with the mains sewerage system.  In the  

Stormwater 

Stormwater from all areas would have a logical downhill flow-path to stormwater mains. Future development of the 
site can provide water sensitive urban design principles to manage water flow and water quality. There is no 
indication that the available drainage arrangements could not support all proposed and future development needs.  

Electricity 

There are no known issues with the supply of electrical energy to the site.   

Gas 

There are no known issues with the supply of gas energy to the site.  

(i) To provide a planning framework which fully considers land capability. 

The site has no agricultural capability. Further consideration of the State Policy on the Protection of Agricultural 
Land 2009 is below at 4.4.1.  

4.4 34(2)(d) 
The instrument – is consistent with each State policy. 

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 
– Tasmanian State Coastal Policy 1996 

Each is considered in turn. 

4.4.1 State Policy on the Protection of Agricultural Land 2009 
The State Policy on the Protection of Agricultural Land 2009 (PAL) aims 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 existing available mapping for the land indicates that one fifth of the site is excluded 
from the DPIPWE LISTMap Land Capability classification system and the remaining four fifths is Class 4+5 (see 
Figure 22 below).  
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Figure 22 DPIPWE land capability mapping, site in red.  Base image and data from theLIST (www.thelist.tas.gov.au) © State of 

Tasmania. 

On-site observation reveals that the site is constrained for agricultural use by the following:  

– Commercial Zone, Homemaker Centre SAP and Service Industrial SAP, in which Resource Development is a 
prohibited use; 

– Site is mostly stripped of topsoil; 
– The proximity of the site to residential use; 
– The lack of contiguity with other agricultural land. 

On this basis, it is considered that the Land Capability would be significantly less than that mapped, practically 
Class 7. On this basis, it is considered that there would be no inconsistency with the State Policy on the Protection 
of Agricultural Land 2009 arising from the proposal.  

4.4.2 State Policy on Water Quality Management 1997 
The State Policy on Water Quality Management 1997 aims to achieve the 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 objectives of Tasmania’s Resource Management and Planning System. 

The amendment does not propose any changes to standards related to the management of water quality. It is 
considered that effective administration of the standard powers conferred to the Council as a planning, road and 
stormwater authority would ensure that the proposal is undertaken in a manner that would be appropriately 
sensitive to water quality. It is noted that clause 6.11.2 (g) of the TPS Devonport enables the making of planning 
permit conditions dealing with erosion, and stormwater volume and quality controls.  

It is considered that the impacts can be appropriately minimised in accordance with this State Policy. 

4.4.3 Tasmanian State Coastal Policy 1996 
Figure 23 below shows the subject site in red, the extent of State waters in blue and an approximately 1km radius 
around the site in green. The subject site is over 3km from the Bass Strait coastline. The land proposed to be 
rezoned is approximately 1500m from where the Horsehead Creek meets the Mersey River estuary. Accordingly, 
the Tasmanian State Coastal Policy 1996 (TSCP) does not apply.    
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Figure 23 Site (red), 1km radius around site (green), State waters (blue).  Base image and data from theLIST 

(www.thelist.tas.gov.au) © State of Tasmania. 

4.4.4 National Environmental Protection Measures 
The National Environmental Protection Measures (NEPMs), which have been adopted as State Policies, relate to: 

– Ambient air quality 
– Diesel vehicle emissions 
– Assessment of site contamination 
– Used packaging material 
– Movement of controlled waste between States and Territories 
– National pollutant inventory 

As stated above at 2.7, the site has hosted activity likely to cause contamination, being a service station.  In 2013, 
Compass Environmental undertook due diligence environmental assessments of the site as it was then. Appendix 
D is a Due Diligence Environmental Site Assessment undertaken for Bunnings prior to their purchase of the site.  
The report found:  

 An underground petroleum storage system comprising three tanks was removed from part of the site 
(formerly known as 60 Stony Rise Road) in October 2010, with residual petroleum hydrocarbons identified 
in soil and groundwater.  

 Approval for disposal of 60m3 of soil with elevated chromium was issued by the EPA Division on 25 
October 2010.  

 A Decommissioning Abandoned Storage Systems Form for the property located at 90 Stony Rise Road 
was provided to the EPA Contaminated Sites Unit in December 2012, stating that decommissioning had 
occurred in October 2010 and that the subsequent investigation and reporting concluded that the property 
was not a contaminated site as a result of the UPSS. This submission fulfilled the requirements of the 
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Environmental Management & Pollution Control (Underground Petroleum Storage Systems) Regulations 
2010 - regulation 31(3). 

 Across the remainder of the site, soil vapour survey readings were between 0.2 and 7.2 ppm for all 
samples collected, indicating low potential for volatile contaminants. No fuel or chemical odours were 
encountered.  

 The analytical data showed all contaminant concentrations below the criteria adopted for the protection of 
ecological receptors, with the exception of marginally elevated levels of arsenic, total chromium, 
manganese, nickel and vanadium in both fill and underlying natural soils. These concentrations were 
considered to be representative of naturally occurring concentrations and were consistent with the normal 
background ranges detailed in National Environmental Protection Measures.  

 All reported concentrations were below the criteria adopted for the protection of human health for the 
proposed commercial use.   

Since the 2013 testing, a cluster of buildings (formerly a caryard and a service station prior to that) and a dwelling 
was removed pursuant to Devonport City Council Building Permit number BP2015.0196.  A Certificate of 
Completion for the removal, including the removal of asbestos and other controlled substances, was issued 30 
August 2017.   The written record of earthwork activity undertaken on site indicates that it is unlikely that any 
further potentially contaminating activity had taken place.  

The additional permissible uses enabled by the proposal would be unlikely to change the nature of emissions or 
waste generated on the site.  Construction of buildings and infrastructure would involve typical civil infrastructure 
and commercial building activity. It is considered that waste, emissions and potential for contamination risk would 
be minor, and that the proposal would be consistent with the NEPMs. 

4.5 34(2)(da) 
The instrument – satisfies the relevant criteria in relation to the TPP’s (Tasmanian Planning Policies). 

Not applicable – no TPPS yet. 

4.6 34(2)(e) 
The instrument – as far as practicable, is consistent with the regional land use strategy, if any, for the regional area 
in which is situated the land to which the relevant planning instrument relates. 

As instructed by section 34(2)(e) of the LUPA Act, a draft LPS must be consistent as far as practicable with the 
relevant regional strategy.  Notably this test implies consistency as far as can be practicably achieved – not 
absolute consistency. Consistency as far as practicable is considered in context with the following statement from 
the Cradle Coast Regional Land Use Strategy 2010-2030 (the Regional Strategy): 

“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, Regional Strategy). 

In this context, consistency as far as practicable will be demonstrated where an outcome represents and 
appropriate balance between principle and policy objectives, giving weight to each objective in accordance with 
the significance of that objective in all the circumstances. 

Whilst the Regional Strategy document itself is constructed as a broader policy framework; it is the content at Part 
C which details the actual strategy.  In setting out the high level and broad strategic direction for land use planning 
in the region, the Regional Strategy identifies five policy considerations:  

(1) Implementation of the Framework 

(2) Wise Use of Resources 

(3) Support for Economic Activity 
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(4) Places for People 

(5) Planned Provision for Infrastructure  

Each relevant policy consideration is considered in turn. 

Table 3 Assessment of consistency with Regional Land Use Strategy 

Section  Policy Consideration Compliance Statement 

1. Implementation of the Framework 

1.5 Principles for Implementation 

c Land is a limited, non-renewable resource and is not 
wasted 

It is considered that the proposal represents an 
opportunity to activate the site and the local area.  
Alternative uses, including those limited uses available 
in the current SAPs, have potential to consign the site 
to a use and function that has no relationship or benefit 
to the local area.   It is considered that the proposal is 
matched to the lands highest capability to support 
social, cultural and economic endeavour with further 
potential for health and environmental benefit. 

D Facilitate use and development The benefits that the Devonport community may derive 
from the proposed amendment are significant by 
comparison to potential for adverse environmental, 
economic and social impacts.  It is considered that the 
Regional Strategy intends to facilitate such use and 
development.  

E Improve the liveability and sustainability of 
communities 

It is considered that the proposal represents an 
opportunity to develop a village centre as a focal point 
for day-to-day shopping activity in and around Stony 
Rise and Miandetta. The walkable and rideable 
neighbourhood centre would create opportunity for 
improved public health, improved access to 
conveniences thereby be part of a pleasant, efficient 
safe, liveable and sustainable community.  

J Decisions are responsive to changing economic, 
environmental and social circumstance 

It is considered that the thinking around demand for 
large format retail at this site needs to change in 
response to the lack of demand demonstrated over the 
last 10 years.   
Strategic thinking around the concentration of retail 
within the Devonport CBD can be considered in light of 
the minimal potential impacts on retail in the CBD 
identified in the Economic Needs Assessment by 
Location IQ.    
It is considered that the proposal is responsive to 
Devonport’s economic, environmental and social 
circumstance by enabling people greater access to a 
limited conveniences nearer to where they live.  

2. Wise Use of Resources – respect for what is valued 

2.3 Land Use Policies for a 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 proposal would provide opportunity to 
the people of Stony Rise and Miandetta to 
ride or walk or drive shorter distances to a 
place that can meet most of their daily 
needs. Active modes of transportation such 
as walking and biking can significantly 
decrease dependency on vehicles and 
thereby decrease greenhouse emissions 
which have adverse effects on climate. 
It is considered that climate change 
objectives would be appropriately met. 

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, health care, retail and 
personal services and social and recreation facilities, including:    

– a greater mix and less dispersal or segregation in the nature 
and distribution of land use   
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Section  Policy Consideration Compliance Statement 
– provision of local activity centres where there is a concentrated 

mix of activity for shopping, working, studying, recreation and 
socialising clustered at readily accessible locations 

– improvement in the level of internal connectedness and 
convenience for pedestrian, cycle and public transport options   

– increase in urban densities for residential and commercial use   
– location of employment opportunities within a greater number 

of centres and at a rate commensurate with local need 

– minimise expansion at the urban fringe and creation of rural 
residential clusters in remote or poorly connected locations   

d Promote energy efficient urban places and facilitate energy 
efficient buildings through design and construction requirements 
for subdivision layout, building disposition, and the use of 
materials and landscaping which maximise solar access and 
natural lighting, natural heating, cooling and ventilation, and the 
use of low energy and recovered materials, energy and resources 

2.4 Land Use Policies for Water Management 

c 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 extraction of water or the 
addition of nutrients, sediments and pollutants   

iii. hydrological function of water, including its chemical and 
physical properties, and its biological interaction with the 
environment 

The amendment does not propose any 
changes to standards related to the 
management of water quality. 
The site is fully drained to the reticulated 
stormwater system, which discharges into 
the Mersey River.  No downstream use 
relies on the water for consumption. 
Provided the available Planning Scheme 
and Urban Drainage Act 2013 controls are 
appropriately administered in relation to 
stormwater drainage, it is considered that 
the impacts would be appropriately 
managed in accordance with this Outcome. 
 

D Promote sustainable water use practices including water 
harvesting and recycling such as Water Sensitive Urban Design 
for stormwater and wastewater 

2.5 Land Use Policies for Land 

b Ensure the sustainable use or development of land in accordance 
with capability to provide the greatest economic and social benefit 
for the region’s communities at least cost to natural values 

The proposal represents an opportunity to 
consider highest and best use of the land 
from a long-term community benefit 
perspective.   
It is considered that the proposed 
neighbourhood centre within walking and 
riding distance of the growing residential 
areas of Stony Rise and Miandetta would 
facilitate appropriately sustainable urban 
growth and provide significant economic 
and social benefit.   There would be no 
significant impact on natural values  

2.7 Land Use Policies for Conservation 
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Section  Policy Consideration Compliance Statement 

d 
 
 

Promote settlement and land use decisions which integrate with 
the Cradle Coast Natural Resource Management Strategy 

The Cradle Coast Natural Resource 
Management Strategy divides the land 
management strategies into three 
categories:  

– natural landscapes,  
– production landscapes,  
– urban landscapes.   

Urban landscapes include the region’s 
towns and cities where structural 
development has occurred, and residential 
and commercial communities exist.  The 
desired long-term outcomes are that urban 
landscapes are designed and managed to 
provide healthy living space and access to 
natural ecosystems.   
It is considered the proposal involves 
opportunity for more walking and riding in 
the Miandetta and Stony Rise area and 
thereby, the creation of a healthier living 
space.   It is considered that the proposal is 
appropriately consistent with the policy 
objective. 

2.9 Land Use Policies for Cultural and Historic Heritage 

f Promote settlement and development compatible with the 
underlying heritage values of a location. 

No heritage values are identified on the site, 
nor would they be affected by the proposal.  

3. Support for Economic Activity – a diverse and robust economy 

3.3 Land Use Policies for Economic Activity and Jobs 

3.3.1 Economic Activity 

a Facilitate supply of employment land in all settlement areas for 
industrial, business and institutional use including in residential 
locations 

The Location IQ report indicates that 723 
jobs are likely to be created both directly 
and indirectly as a result of the proposed 
use of the site enabled by the planning 
scheme amendment.   
The proposal would consolidate the use of 
the land for employment purposes within a 
residential location.  
 
Therefore, it is consistent with this policy 
consideration.  

D Promote provision of employment land in locations where –  
i. land is physically capable of development 
ii. transport access and utilities can be provided at reasonable 

economic, social and environmental cost 
iii. there is an access to resource, energy, communication, and 

workforce 
iv. sufficient separation can be provided to buffer impact on 

natural values, economic resources and adjoining settlement. 

In accordance with the policy consideration, 
the land is suitable for development, 
suitably serviced and suitably accessible.  
The proposal involves no significant impacts 
on natural values, economic resources and 
adjoining settlement.  
 

3.3.9 Business and Commercial Activity 

a Facilitate convenient access in each settlement area to food and 
convenience goods retailers and services. 

It is considered that the proposal would 
provide the emerging residential suburbs of 
Miandetta and Stony Rise with the option of 
walking, riding and appropriately short 
driving distances to day-to-day convenience 
retail and food services.   It is considered 
that the policy outcome would be met by the 
proposal.  
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C Facilitate retail and service provision to complement and enhance 
the collective drawing power of existing retail and service areas 
but which does not involve location of major attractors for the 
express purpose of capturing market share in excess of that 
warranted by settlement size and relative function in a regional 
context. 

The Location IQ report indicates that the 
provision of supermarket floorspace across 
the Devonport area is currently 305m2 per 
1,000 persons, well below the Australian 
average of 354m2.  It further indicates that 
the main trade area at in excess of 18,000 
persons could support 1 - 2 full line 
supermarkets, with no full-line supermarkets 
currently provided. Therefore, it is 
considered that a supermarket at the site 
would not capture market share outside that 
which is warranted by Devonport’s size.   
The report notes that other supermarkets 
within the trade area would continue to 
trade at strong levels. It is considered that 
the policy outcome would be met by the 
proposal. 

D Promote integration of neighbourhood retail and service provision 
into residential areas at a scale, location and disposition suitable 
to service local need. 

Stony Rise Village is intended to be a 
neighbourhood centre for the emerging 
residential suburbs of Stony Rise and 
Miandetta.  However, its location is adjacent 
to major commuting routes and is suited to 
service a wider catchment area including 
Don, Quoiba, Tugrah, Spreyton, and the 
southern edge of the Devonport suburban 
area.  In this context, it is an appropriate 
scale, location and disposition. It is 
considered that the policy outcome would 
be met by the proposal. 

E 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. 

Land at the Homemaker Centre site has 
already been allocated for business and 
commercial activity.  The Location IQ report 
indicates that the provision of land for day-
to-day convenience retail activity within the 
Homemaker site would be unlikely to 
undermine the integrity, viability and vitality 
of the Devonport CBD. It is considered that 
the policy outcome would be met by the 
proposal. 

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

The site has already been identified as a 
location for commercial and retail activity. 
According to the Location IQ report, the 
proposed change in the type of retail activity 
would result in a minor amount of  leakage 
from the Devonport CBD area.  In order to 
ensure that it is minor, it is proposed that 
the Table of Use in the PPZ – Stony Rise 
Village would significantly restrict the nature 
of retail activity that could take place. It is 
considered that the policy outcome would 
be met by the proposal. 

I Provide designated locations for bulky goods and large format 
retailing, including for vehicle, building and trade supply, and 
home improvement goods. 

Whilst the proposed Planning Scheme 
amendment does not involve exclusion of 
bulky goods and large format retailing, the 
effect of the proposal is that there would be 
less land available for that purpose.  The 
projected demand for bulky goods and large 
format retailing not eventuated and should 
additional demand arise, it can be 
accommodated in other Commercial Zone 
locations throughout Devonport.  
It is considered that the Homemaker Centre 
would continue to provide a cohesive and 
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Section  Policy Consideration Compliance Statement 
designated location for bulky goods and 
large format retailing at a sufficient scale to 
meet the intent behind its creation. 
It is considered that the policy outcome 
would be met by the proposal. 

J Restrict sale of food, clothing and carry away consumables 
through bulky goods and large format retail outlets located 
outside town centres. 

The proposed Stony Rise Village would be 
located on a separate site, with separate 
access to the existing Homemaker Centre.    

K Require proposals for major business or commercial development 
outside designated town centres be supported by need, absence 
of suitable alternative sites and of potential for immediate, 
incremental or cumulative adverse effect on established town 
centres and the regional pattern of retail and service provision. 

The proposal does not involve the 
establishment of a major business or 
commercial development, rather, it involves 
changes to the range of permissible uses 
on land already available for business or 
commercial development. Nevertheless, the 
Location IQ report indicates that there 
would be minor impacts on non-food related 
retail and that other supermarkets within the 
trade area would continue to trade at strong 
levels.  It is considered that the policy 
outcome would be met by the proposal.  

4. Places for People – liveable and sustainable communities 

4.3 Land Use Policies for Managing Growth and Development 

4.3.1 Urban Settlement Areas 

b Promote established settlement areas as the focus for growth and 
development. 

The proposal does not involve an expansion 
of the urban settlement boundaries. It 
recognises and would consolidate the 
existing and future patterns of suburban 
land use and development in the Stony Rise 
and Miandetta area.  This is appropriately 
consistent with the “contained” growth 
management strategy contemplated by the 
Regional Strategy.    

C Promote optimum use of land capability and the capacity of 
available and planned infrastructure service. 

4.4 Land Use Policies for Protecting People and Property 

c Avoid new essential service, sensitive or inappropriately located 
use or development on undeveloped land exposed to or affected 
by a high level of an existing, likely future or enhanced risk, 
including from inundation and erosion by the sea, flooding, bush 
fire or landslip. 

No flooding, contamination, landslip or other 
risk is present on the site.  CT 167737/18 is 
located within the Bushfire Prone Areas 
Code overlay area.  No subdivision, use or 
development on this site is proposed and no 
change to the risk profile is involved.  The 
proposal is considered to be consistent with 
the policy consideration. 

4.5 Land Use Polices for facilitating access to business and community services 

a Require each settlement area facilitate a mix of use and 
development of a nature and scale sufficient to meet basic levels 
of education, health care, retail, personal services and social and 
economic activity and for local employment opportunities for the 
convenience of the local resident and catchment population. 

The site is located within an emerging 
residential area.  The proposal would 
provide opportunity for nearby residents to 
have convenient access to health care, 
retail and personal services with associated 
to social and employment opportunities.  
The proposal is considered to be consistent 
with the policy consideration.  

4.7 Land Use Policies for Housing Land – places to live 

c Direct development for new housing into locations where 
appropriate levels of employment, business, infrastructure and 
community service facilities are available or planned. 

The site is located within an emerging 
residential area.  The proposal would 
provide opportunity for nearby residents to 
have convenient access to health care, 
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J Require housing land is separated from and buffered against 
adverse effect from existing and potential adjacent non-residential 
use. 

retail and personal services with associated 
to social and employment opportunities.  
The proposed standards for setbacks to 
residential land are considered to be an 
adequate means of buffering against 
adverse effects of each use on the other. 
The proposal is considered to be consistent 
with the policy consideration. 

4.8 Land Use Policies for Healthy and Educated Communities 

b Focus community services dependent on a regional or sub-
regional catchment or a single or limited number of sites into 
locations where there is a high degree of accessibility and a 
synergy with existing facilities of a like kind, including at Burnie 
and Devonport. 

The proposal would provide opportunity for 
co-location and integration of a medical 
centre with other community services in an 
area with a high degree of accessibility to 
the local communities of Stony Rise and 
Miandetta and to the wider community. 

C Facilitate local development of community service facilities in 
locations accessible and convenient to the population they serve. 

E Facilitate co-location, integration and shared use of community 
service facilities including schools, medical centres and local 
recreation spaces on land allocated for housing and business 
purposes. 

5. Planned Provision for Infrastructure – support for growth and development 

5.3 Land Use Policies for Integrated Land Use and Infrastructure Planning 

c Promote compact contained settlement areas to –   
i. Assist climate change adaptation and mitigation 

measures  
ii. Optimise investment in infrastructure provision 

The site is fully serviced by electricity, 
water, sewer and storm water.  At present, 
the traffic conditions at the intersection of 
Stony Rise Road and Friend Street are 
inadequate for development under the 
current or proposed zone arrangements. 
It is considered that upgrading the 
intersection as detailed in the Proposed 
Signalisation report by GHD, would provide 
adequate traffic conditions and would 
ensure consistency with 5.3(d), (e), (f) and 
(i).  
Further detail is provided in the TIA and 
discussed above at 4.3.2 in response to 
Objective (h) of Part 2, Schedule 1, LUPAA.  

d Direct new and intensified use or development to locations where 
there is available or planned infrastructure capacity and function 
appropriate to the need of communities and economic activity. 

e Require the scale and sequence of growth and development be in 
accordance with arrangements for the provision of infrastructure. 

f Require use or development optimise capacity and function in 
available and planned infrastructure services and utilities. 

i Protect infrastructure assets, corridors, facilities sites and 
systems from use or development likely to create conflict or 
interference to the operational capacity, function or security of 
services and utilities, including for road and rail corridors, airport 
and seaport land, energy generation and distribution corridors, 
and water catchment and storage areas. 

5.5.4 Road Transport 

b Require local road networks provide a high level of accessibility 
and connectedness to local destinations, including for pedestrian, 
cycle and public transport. 

It is considered that the Proposed 
Signalisation report demonstrates that an 
intersection upgrade would provide a high 
level of accessibility for development under 
the current and proposed zone 
arrangements. 
 

5.6 Land Use Policies for Supply Water 

a Require growth and development has secure access to water 
supply and wastewater disposal system that –  

i. are sustained by the water resources upon which such 
services rely  

ii. are economically viable  
iii. protect human and environmental health. 

A 375mm PVC-U water main runs along 
Stony Rise Road. A 375mm asbestos 
cement main line branches into Friend 
Street and services the site.  No economic 
capacity or health related supply issues are 
known.    
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4.7 34(2)(f)  
The instrument – has regard to 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 

The Devonport City Council Strategic Plan 2009-2030 (the Strategic Plan) provides a strategic framework which 
outlines how Council will achieve its vision for Devonport to become a thriving and welcoming regional City, living 
lightly by river and sea. The framework contemplated by the Strategic Plan sets out a series of goals with 
corresponding outcomes and strategies. Each relevant strategy is considered in turn below: 

Table 4 Assessment of consistency with the Devonport City Council Strategic Plan 2009-2030 

Goal  Outcome and Strategies  Comment on consistency 

1. Living lightly on 
our environment 

1.1.1 Lead and actively promote the 
adoption of practices that support the 
sustainable use of energy and other 
natural resources by Council, businesses 
and the community 

The proposal would provide opportunity to the 
people of Stony Rise and Miandetta to ride or walk 
or drive shorter distances to a place that can meet 
most of their daily needs. Active modes of 
transportation such as walking and biking can 
significantly decrease dependency on vehicles and 
thereby decrease energy consumption.  It is 
considered that policy outcome would be 
appropriately met. 

1.2.2 Develop and implement local and 
regional policies and initiatives to 
mitigate climate change impacts in 
partnership with all spheres of 
Government 

The proposal would provide opportunity to the 
people of Stony Rise and Miandetta to ride or walk 
or drive shorter distances to a place that can meet 
most of their daily needs. Active modes of 
transportation such as walking and biking can 
significantly decrease dependency on vehicles and 
thereby decrease greenhouse emissions which have 
adverse effects on climate. 
It is considered that policy outcome would be 
appropriately met. 

1.3.1 Identify and implement initiatives to 
educate and encourage our community 
on opportunities to “live lightly” 

The proposal would encourage living lightly by 
providing land for convenience shopping within 
walking, cycling and reduced driving distance of 
Miandetta and Stony Rise.  It is considered that 
policy outcome would be appropriately met. 

1.4.3 Lead and actively promote 
emissions minimisation 

The proposal would provide opportunity to the 
people of Stony Rise and Miandetta to ride or walk 
or drive shorter distances to a place that can meet 
most of their daily needs. Active modes of 
transportation such as walking and biking can 
significantly decrease dependency on vehicles and 
thereby decrease greenhouse emissions which have 
adverse effects on climate. 
It is considered that policy outcome would be 
appropriately met. 

2. Building a unique 
city 

2.1.1 Apply and review the Planning 
Scheme as required, to ensure it delivers 
local community character and 
appropriate land use. 

The application represents an opportunity to review 
the highest and best use of the presently 
underutilised site for the benefit of the community.  

2.1.2 Provide consistent and responsive 
development assessment and 
compliance processes. 

The application is an opportunity for the Council to 
demonstrate its commitment to this outcome and 
strategy.    

2.4.3 Implement initiatives to encourage 
private investment aligned with the 
outcomes of the LIVING CITY Master 
Plan 

The Living City Plan (LCP) is a CBD renewal plan 
intended to encourage activity in Devonport’s 
renewing CBD areas.   Three of the most relevant 
aims are to facilitate new retail development in the 
CBD, complement existing retail and limit further 
fragmentation.  
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In terms of providing retail food services, the LCP 
seeks to encourage local fresh produce from the 
region to showcase what the region has to offer as 
distinct from supermarkets aimed at servicing local 
areas and so the proposal is not considered to be 
directly inconsistent.   
Retail impacts on the Devonport CBD are 
considered in the Location IQ report attached at 
Appendix B.  The report identified only minor 
impacts on sales in the CBD area.  Based on the 
report, it is considered that Devonport would be a 
better place for living and shopping overall and 
therefore the proposal would be consistent with the 
LCP. 
It is considered that policy outcome would be 
appropriately met. 

3. Growing a vibrant 
economy   

3.3.1 Access in to, out of, and around the 
City is well planned and managed 

The proposal is consistent with Council’s Bike Riding 
Strategy 2015 and Pedestrian Strategy 2016-2021 
as discussed above at 4.3.2.  With appropriate 
treatment of the Friend Street/Stony Rise Road 
intersection, access in to, out of, and around the City 
would be well planned and managed.   

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 

The land proposed to be rezoned has been inactive 
for several years. The draft amendment and permit 
application would provide opportunity to activate the 
development of the site, which would thereby 
facilitate economic activity through trade and 
employment. Flow on economic benefit from a more 
densely populated suburban area that is well 
supported by services and infrastructure is less 
tangible but significant, nonetheless. 
It is considered that the objectives in Devonport’s 
retail studies have been achieved and that the policy 
outcome would be appropriately met. 

3.4.2 Promote, encourage and develop 
initiatives that support the local economy 

The land proposed to be rezoned has been inactive 
for several years. The draft amendment and permit 
application would provide opportunity to activate the 
development of the site, which would thereby 
facilitate economic activity through trade and 
employment. Flow on economic benefit from a more 
densely populated suburban area that is well 
supported by services and infrastructure is less 
tangible but significant, nonetheless. 
It is considered that the objectives in Devonport’s 
retail studies have been achieved and that the policy 
outcome would be appropriately met. 

4. Building quality of 
life 

4.1.3 Promote passive recreational 
usage including walking, bike paths, 
trails, parks and play spaces.  

The proposal would provide the people of Stony 
Rise and Miandetta with a destination-based reason 
to utilise the pedestrian and cycling networks in the 
local area and opportunity for the health and 
wellbeing, economic and environmental benefit that 
this brings.  It is considered that policy outcome 
would be appropriately met. 

5. Practicing 
excellence in 
governance 

5.6.5 Ensure compliance with all relevant 
legislative requirements, standards, 
policies and procedures. 

The application is an opportunity for the Council to 
demonstrate its commitment to this outcome and 
strategy.    

4.8 34(2)(g) 
The instrument – as far as practicable, is consistent with and co-ordinated with any LPSs that apply to municipal 
areas that are adjacent to the municipal area to which the relevant planning instrument relates. 



 

GHD | Tipalea Partners | 12559925 | Stony Rise Village 44 
 

The site is located 2.3km from the nearest adjacent municipal area (Latrobe Municipality). Due to the substantial 
separation distance, the proposed development is unlikely to impact on land use planning within the Latrobe 
Municipality. 

4.9 34(2)(h)  
The instrument – has regard to the safety requirements set out in the standards prescribed under the Gas 
Pipelines Act 2000. 

The site is located 5km from the Tasmanian Gas Pipeline Easement. Due to the substantial separation distance, 
the proposed development is unlikely to impact on the Tasmanian Gas Pipeline.   
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Permit Application Assessment 
The following section is an assessment of the proposed use and development in accordance with the Tasmanian 
Planning Scheme – Devonport, if amended as proposed in section 3.  The applicable standards are contained 
within the following sections:   

– C1.0 Signs Code  
– C2.0 Parking and Sustainable Transport Code 
– C3.0 Road and Railway Assets Code  
– DEV-P2.0 Particular Purpose Zone – Stony Rise Village.   

5.1 Proposed Development 
The Stony Rise Village proposal at 5 Friend Street, Stony Rise, involves the development of a full line supermarket 
and associated use and development, aiming to provide for the daily and weekly convenience needs of the local 
population.  Access to the site would be through an existing formed access off Stony Rise Road and Friend Street.  
Buildings on the site would have a combined gross floor area of 8,095m2.  The remaining 25,134m2 of the site 
would comprise traffic circulation, parking and landscaping.   

The proposal plans designate areas for tenancies and use classes, which are best estimates as to the use class 
of future tenants and how much space each will require. Whilst the building footprint and an overall gross floor 
area of 8,095m2 would be maintained, this application seeks a permit that allows some flexibility in the location 
and area of individual tenancies for permitted uses.    Table 5 below uses colour coding reflected in the proposal 
plans to indicate the best estimates of areas as well as the flexibility ranges sought. 
Table 5 Designated use areas and permitted area range 

Use Category Area on Plan Nominal Use Area Range Sought 

General Retail 

4,119m2 Supermarket, including loading, office and storage 

802m2 4 x general retail tenancies (including pharmacy) 

4,921m2  4,500m2 to 5,500m2 

Business and 
professional services 

1,018m2 Medical centre (including lobby and stairwell)  

106m2 Vet  

1,124m2  500m2 to 1,200m2 

Food services 

482m2 6 x food and beverage tenancies  

275m2 Fast food (dine in and takeaway)  

757m2  550m2 to 900m2 

Service Industry 

290m2 Car wash, dog wash  

84m2 Laundromat 
 

374m2  0 to 600m2 

Bulky Goods Sales 600m2 Bulky goods tenancy (tenancy 14) 0 to 600m2 

Amenities and corridors 319m2 Storage, toilets, baby change, corridors 0 to 500m2 

TOTAL 8,095m2  8,095m2 

 

An extract from the site plan is shown on Figure 24, below.  The full drawing set is found at Appendix L.  
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Figure 24 Extract from overall site plan 

The following provides an assessment of the application against the relevant provisions of the Planning Scheme, if 
amended as described in Section 3.2 of this report. 

5.2 C1 Signs Code  
Each building would have signage as shown on the proposal plans.   

The signage classification and areas are detailed below:  

Shopping centre:  

– 3 x wall signs, totalling 137.1m2. 
– 2 x canopy signs, totalling 54.6m2.  
– 1 x below awning sign, totalling 7.3m2.  
Carpark and landscaped areas: 
– 3 x 600mm x 1.5m blade signs, 0.9m2 each, totalling 2.7m2. 
– 2 x 3.8m x 10m blade sign, totalling 75m2. 
– 3 x ground-based signs, 0.56m2, totalling 1.7m2 
– 1 x wall sign, totalling 15.6m2.  
 

The standards of the Signs Code are considered below in turn.   
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C1.6.1 Design and siting of signs  

Objective 

That: 
(a)  signage is well designed and sited; and 
(b)  signs do not contribute to visual clutter or cause an unreasonable loss of visual amenity to the surrounding area. 

Acceptable Solutions Performance Criteria 

A1 
A sign must: 
(a)  be located within the applicable zone for the relevant 
sign type set out in Table C1.6; and  
(b)  meet the sign standards for the relevant sign type set 
out in Table C1.6,  
excluding for the following sign types, for which there is 
no Acceptable Solution: 

(i)  roof sign;  
(ii)  sky sign; and  
(iii)  billboard.  
 

 

P1.1 
A sign must: 
(a)  be located within an applicable zone for the relevant sign 
type as set out in Table C1.6; and 
(b)  be compatible with the streetscape or landscape, having 
regard to:  
(i)  the size and dimensions of the sign; 
(ii)  the size and scale of the building upon which the sign is 
proposed; 
(iii)  the amenity of surrounding properties; 
(iv)  the repetition of messages or information; 
(v)  the number and density of signs on the site and on adjacent 
properties; and 
(vi)  the impact on the safe and efficient movement of vehicles 
and pedestrians.  
 

Comments:  
In accordance with A1(a) and P1.1(a), each sign would be located within a listed zone relative to its sign type.  
Some signs do and some signs don’t meet the standards in Table C1.6.  Table 5 below addresses the proposed signs in 
relation to the standards and the corresponding Performance Criteria.  

 
Table 6 Assessment against sign standards 

Sign type Zone Standard in Table C1.6 Compliance with C1.6.1 A1(b) 

blade sign Particular 
Purpose 

Must:  
(a)  have a maximum vertical 
dimension of 3.6m; and 
(b)  have a maximum horizontal 
dimension of 1.2m. 

Contrary to (a), the blade sign at the site entry 
would be 10m in height.   The other 3 blade 
signs would be 4.5m in height. 
 
Contrary to (b), the blade sign at the site entry 
would be 3.35m wide.   The other 3 blade signs 
would be 2m wide.    

Compliance with C1.6.1 P1.1: 
The site would contain 5 blade signs, two of which would have dimensions that are larger than the standard in the 
table.  Each is considered against the C1.6.1 P1.1 below.  
In accordance with P.1(a), each sign would be located within a listed zone relative to its sign type.  
In accordance with (b), it is considered that the signage is compatible with the streetscape and the landscape.  Each 
matter for which regard must be given is considered below:  

(i) One discretionary blade sign would be at the Friend Street entrance. The other would be at the Stony 
Rise Road frontage.  Each would have an area of 37.5m2, which is equivalent to the existing sign at the 
intersection of Friend Street and Stony Rise Road.  It is considered that the size of the signs is typical of 
shopping centre and commercial centre signage and would be compatible within the environment they 
would be situated.   

(ii) No building would be associated with the blade signs. However, the sign at the Friend Street entrance 
would be located within an environment where buildings are significantly larger in scale.  The sign at 
Stony Rise Road would be near to a sign of similar scale.  

(iii) The proposed location of signage in relation to residential use is shown as a green dot below in Figure 
25.  Figure 25 also includes a green circle indicating a 50m radius around the proposed signage.  Zones, 
cadastral boundaries and the ListMAP aerial photography is also shown.   



 

GHD | Tipalea Partners | 12559925 | Stony Rise Village 48 
 

 

Figure 25 ListMAP imagery and proposed signage locations. 50m radius around signage also shown.   

The adjoining and nearby properties in Commercial and Utilities Zone would not be particularly sensitive 
to impacts on amenity.  Residential uses along Stony Rise Road would be potentially impacted by light 
from illumination of the signs and visual impact, particularly the sign located on Stony Rise Road. These 
residential sites are already impacted by light and activity from the Homemaker Centre and from Stony 
Rise Road. The sites that are directly opposite on Stony Rise Road would see the edge of the sign only.  
Further along to the east and west, more of the sign would be visible but less of the viewing cone would 
be taken up due to the greater distance.  Provided lighting is appropriately dim, it is considered that 
impacts would be reasonable.  It is considered that detail in relation to signage would be best resolved 
through a signage and lighting plan that could form the basis of a condition on the permit as follows and if 
necessary:  

“Prior to the lodgement of a building permit application, a signage and lighting plan must be submitted to and 
approved by the Council.  The plan must be prepared by an appropriately qualified person and must 
demonstrate to Council’s satisfaction, that signage and lighting on the site would have a minimal impact on 
residential properties.  Within 3 months of completion, a report from an appropriately qualified person must be 
provided to Council, demonstrating to Council’s satisfaction, that light emissions from the site are in accordance 
with the lighting plan.” 

It is considered that the condition would provide certainty around the appropriate minimisation of lighting 
impacts and is measurable and enforceable.   

(iv) Both signs would be the same but in accordance with (iv), it is considered that two signs would not be 
unreasonably repetitive.   

(v) In accordance with (v), it is considered that the number and density of signage across the site is typical of 
supermarket development and not unreasonable. 

(vi) In accordance with (vi), it is considered that the blade signage would not impede the flow of traffic in any 
way and would not obscure line of sight in such a way as to create vehicle or pedestrian safety issues.  
Impacts on the line-of-sight are shown in Figure 26 below.  
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Sign type Zone Standard in Table C1.6 Compliance with C1.6.1 A1(b) 

canopy 
sign 

Particular 
Purpose 

Must:  
(a)  have a minimum clearance above 
ground level of 2.4m; and 
(b)  not be closer than 450mm from a 
vertical projection of the kerb line of 
any road. 

In accordance with the standard:  
(a) The lowest of any canopy sign on site would 
be 4.5m. 
(b) The closest canopy sign to any road would 
be on the carwash, which would be at least 85m 
from Stony Rise Road.   

Comment: 
The proposal meets the canopy sign standard in Table C1.6.   
 

Sign type Zone Standard in Table C1.6 Compliance with C1.6.1 A1(b) 

wall sign Particular 
Purpose 

Must:  
(a)  must not extend beyond the wall 
or above the top of the wall to which it 
is attached; 
(b)  have a maximum area of 4.5m²; 
and 
(c)  must not occupy more than 25% 
of the wall area. 

In accordance with standard (a), no sign would 
extend beyond the wall or above the top of the 
wall to which it is attached. 
Contrary to standard (b), the wall sign adjacent 
to the direct to boot pickup would be 130.5m2.  
Contrary to standard (b), the wall on the 
northern elevation of the supermarket would be 
6.5m2.  
In accordance with standard (c), the wall sign on 
the eastern elevation of the supermarket would 
be 1.1m2.   
Contrary to standard (c), the wall sign adjacent 
to the direct to boot pickup would occupy 55% of 
the 236m2 wall area.  

Compliance with C1.6.1 P1.1: 
The discretionary matters are that two of the three signs would be larger than the standard in the table. Additionally, 
the wall sign beneath the direct to boot awning would occupy 55% of the wall it would be located on.  Each is 
considered against the Performance Criteria below.  
In accordance with A1(a), each sign would be located within a listed zone relative to its sign type.  

Figure 26 Plans with aerial imagery and easterly sight distances 
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In accordance with (b), it is considered that the signage is compatible with the streetscape or landscape.  Each 
matter for which regard must be given is considered below:  
(i) The sign adjacent to the supermarket online pickup would be located underneath the drive through canopy 

and thereby be less apparent.  The 129.5m2 area includes a significant amount of green wall with no text or 
livery.  It is considered that the size would be typical of wall signage in commercial/retail areas.    
The signage on the northern elevation of the supermarket would be 6.5m2.  In the context of the 
Homemaker Centre, the signage is considered to be reasonable in size and dimension.   

(ii) It is considered that the wall signs are reasonably proportionate and reasonably in keeping with the scale of 
the large supermarket building on which they would be located.   

(iii) The surrounding properties in the Commercial and Utilities Zone would not be particularly sensitive to 
impacts on amenity from signage.  Residential uses are located approximately 60m south of the wall sign 
adjacent to the supermarket online pickup.  This sign would be located underneath the drive through 
canopy and thereby be less apparent.  The 129.5m2 area includes a significant amount of green wall with 
no text or livery.   
Residential uses are located approximately 55m to the north-east of the wall sign on the northern façade of 
the supermarket. The sign would face at an oblique angle to the houses.  
Provided lighting of both signs is appropriately dim, it is considered that impacts would be reasonable.  It is 
considered that detail in relation to signage would be best resolved through a signage and lighting plan that 
could form the basis of a condition on the permit as follows and if necessary:  

“Prior to the lodgement of a building permit application, a signage and lighting plan must be submitted to 
and approved by the Council.  The plan must be prepared by an appropriately qualified person and must 
demonstrate to Council’s satisfaction, that signage and lighting on the site would have a minimal impact 
on residential properties.  Within 3 months of completion, a report from an appropriately qualified person 
must be provided to Council, demonstrating to Council’s satisfaction, that light emissions from the site are 
in accordance with the lighting plan.” 

It is considered that the condition would provide certainty around the appropriate minimisation of lighting 
impacts and is measurable and enforceable.   

(iv) In accordance with (iv), it is considered that the signage is typical of commercial and supermarket 
development and not unreasonably repetitive.   

(v) In accordance with (v), it is considered that the number and density of signage across the site is typical of 
supermarket complex development and not unreasonable. 

(vi) In accordance with (vi), it is considered that the wall signage would not impede the flow of traffic in any way 
and would not obscure line of sight in such a way as to create vehicle or pedestrian safety issues. 

 

Sign type Zone Standard in Table C1.6 Compliance with C1.6.1 A1(b) 

below 
awning 
sign 

All zones Must:  
(a)  have a maximum vertical 
dimension of 500mm; 
(b)  have a maximum width of 
300mm; 
(c)  not be closer than 450mm from a 
vertical projection of the kerb line of 
any road; 
(d)  not project beyond the width of 
the awning or exceed 2.5m in 
horizontal dimension whichever is the 
shorter; and 
(e)  have a minimum clearance above 
ground level of 2.4m. 

In accordance with the standard:  
Contrary to standard (a), the sign below the 
supermarket entry awning would have a vertical 
dimension of 1.25m.  
In accordance with standard (b), the width of the 
sign would be 100mm.  
In accordance with standard (c), the sign would 
be approximately 130m from the vertical 
projection of the kerb line of any road. 
Contrary to standard (d), the horizontal 
dimension of the sign would be 5.85m  
In accordance with standard (e), the minimum 
clearance above ground level would be 6.5m 
 

Compliance with C1.6.1 P1.1: 
The site would contain one below awning sign, larger than the standard in the table.  The sign is considered against 
C1.6.1 P1.1 below.  
In accordance with A1(a), the sign would be located within a listed zone relative to its sign type.  
In accordance with (b), it is considered that the signage is compatible with the streetscape or landscape.  Each 
matter for which regard must be given is considered below:  
(i) The size and dimension of the sign is not significant given the separation from people and context of the 

building around it.  It is considered that the size of the sign would be reasonable and would be compatible 
within the environment it would be situated.   

(ii) The building would be significantly larger in scale than the sign.  
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(iii) The three adjoining properties are in Commercial and Utilities Zone and so both the existing and potential 
use would not be particularly sensitive to impacts on amenity.  Residential uses within 100m of the sign are 
unlikely to see it.  The visual impact is unlikely to be significant given the backdrop of buildings and other 
development.   

(iv) In accordance with (iv), it is considered that the signage is not unreasonably repetitive.   
(v) In accordance with (v), it is considered that the number and density of signage across the site is typical of 

supermarket development and not unreasonable. 
(vi) In accordance with (vi), it is considered that the blade signage would not impede the flow of traffic in any 

way and would not obscure line of sight in such a way as to create vehicle or pedestrian safety issues. 
 

Sign type Zone Standard in Table C1.6 Compliance with C1.6.1 A1(b) 

ground 
base sign 

All zones Must:  
(a)  be limited to 1 ground base sign 
for each 20m of frontage or part 
thereof; 
(b)  not be higher than 2.4m above 
the ground; and 
(c)  have a supportive structure that 
does not project above the sign face, 
unless it forms a feature or is 
incorporated in the sign design. 

In accordance with (a), the proposal involves 3 
signs (the site has a 102m frontage to Friend 
Street, allowing 5 ground signs on the site).  
In accordance with (b), the height of each sign 
would be 2m.  
In accordance with (c), no sign would have a 
supportive structure that projects above the sign 
face.   

Comment: 
The proposal meets the ground base sign standard in Table C1.6.   

 

A2 
A sign must be not less than 2m from the boundary of 
any lot in the General Residential Zone, Inner Residential 
Zone, Low Density Residential Zone, Rural Living Zone 
or Landscape Conservation Zone. 

P2 
A sign must not cause an unreasonable loss of amenity to 
adjoining residential properties, having regard to: 
(a)  the topography of the site and the surrounding area; 
(b)  the relative location of buildings, habitable rooms of 
dwellings and private open space;  
(c)  any overshadowing; and  
(d)  the nature and type of the sign.   

Comments:  
No sign would be located less than 40m from the boundary of any lot in the General Residential Zone, Inner Residential 
Zone, Low Density Residential Zone, Rural Living Zone or Landscape Conservation Zone. Accordingly, there would be 
compliance with the Standard through the Acceptable Solution.  

A3 
The number of signs for each business or tenancy on a 
road frontage of a building must be no more than: 
(a)  1 of each sign type, unless otherwise stated in Table 
C1.6;  
(b)  1 window sign for each window;  
(c)  3 if the street frontage is less than 20m in length; and  
(d)  6 if the street frontage is 20m or more, 
excluding the following sign types, for which there is no 
limit: 
(i)  name plate; and  
(ii)  temporary sign.   

P3 
The number of signs for each business or tenancy on a street 
frontage must: 
(a)  not unreasonably increase in the existing level of visual 
clutter in the streetscape, and where possible, reduce any 
existing visual clutter in the streetscape by replacing existing 
signs with fewer, more effective signs; and  
(b)  not involve the repetition of messages or information.  
 

Comments: 
No signage would be located on or near to a road frontage. It is considered that the Standard is met through the Acceptable 
Solution. 
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C1.6.2 Illuminated signs  

Objective 

That: 
(a)  illuminated signs are compatible with the streetscape; 
(b)  the cumulative impact of illuminated signs on the character of the area is managed, including the need to avoid visual 
disorder or clutter of signs; and 
(c)  any potential negative impacts of illuminated signs on road safety and pedestrian movement are minimised. 

Acceptable Solutions Performance Criteria 

A1 
No Acceptable Solution. 
 

P1 
An illuminated sign must not cause an unreasonable loss of 
amenity to adjacent properties or have an unreasonable effect 
on the safety, appearance or efficiency of a road, and must be 
compatible with the streetscape, having regard to: 
(a)  the location of the sign;  
(b)  the size of the sign;  
(c)  the intensity of the lighting;  
(d)  the hours of operation of the sign;  
(e)  the purpose of the sign;  
(f)  the sensitivity of the area in terms of view corridors, the 
natural environment and adjacent residential amenity;  
(g)  the intended purpose of the changing message of the sign;  
(h)  the percentage of the sign that is illuminated with changing 
messages;  
(i)  proposed dwell time; and  
(j)  whether the sign is visible from the road and if so the 
proximity to and impact on an electronic traffic control device.   

Comments:  
The proposal involves 2 illuminated blade signs, 1 illuminated wall sign and one illuminated below awning sign. Each matter 
for which regard must be given is considered below:  
(a) The illuminated blade signage is located to signify entry to the site in a typical manner.  The illuminated below awning 

signage is located to signify entry to the building in a typical manner.  The illuminated wall signage is located 55m from 
land in the General Residential Zone.  

(b) Each illuminated sign would have an area of 37.5m2, which is equivalent to the existing sign at the intersection of Friend 
Street and Stony Rise Road.  It is considered that the size of the signs is typical of shopping centre and commercial 
centre signage and would be compatible within the environment they would be situated.   

(c) Provided lighting of illuminated signs is appropriately dim and timing is appropriately controlled, it is considered that 
impacts would be reasonable.  It is considered that detail in relation to signage would be best resolved through a 
signage and lighting plan that could form the basis of a condition on the permit as follows and if necessary:  

“Prior to the lodgement of a building permit application, a signage and lighting plan must be submitted to and approved by the 
Council.  The plan must be prepared by an appropriately qualified person and must demonstrate to Council’s satisfaction, that 
signage and lighting on the site would have a minimal impact on residential properties.  Within 3 months of completion, a 
report from an appropriately qualified person must be provided to Council, demonstrating to Council’s satisfaction, that light 
emissions from the site are in accordance with the lighting plan.” 

It is considered that the condition would provide certainty around the appropriate minimisation of lighting impacts and is 
measurable and enforceable. 

(d) As for (c) above. 
(e) The signs reflect their purpose and are typical of shopping centre and commercial centre signage.  
(f) The three adjoining properties are in Commercial and Utilities Zone and so both the existing and potential use would not 

be particularly sensitive to impacts on amenity from illuminated signage. Residential uses at 104, 106, 108 and 110 
Stony Rise Road would be located no less than 80m from the illuminated blade sign at the site entry.  The Illuminated 
blade sign at the Stony Rise Road frontage would be located no less than 33m from the residential use at 109 Stony 
Rise Road and progressively further away to houses in each direction. The sign would face at an oblique angle to these 
houses. The residential uses are potentially impacted by light from illuminated signage and so a condition may be 
appropriate as described above at (c).  

(g) No signage would flash or change or be animated in any way.  
(h) No signage would flash or change or be animated in any way.  
(i) Dwell time is not relevant as no signage would flash or change or be animated in any way.  
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(j) The proposed signage would be located at least 40m from any electronic traffic control device and so would have no 
likely adverse impact.  

A2 
An illuminated sign visible from public places in adjacent 
roads must not create the effect of flashing, animation or 
movement, unless it is providing direction or safety 
information. 

P2 
No Performance Criterion 
  

Comments:  
In accordance with the Acceptable Solution, there would be no effect of flashing, animation or movement.  

 

5.3 C2 Parking and Sustainable Transport Code  
 

The TIA contained at Appendix E has been prepared by an accredited Traffic Engineer and has addresses each 
Standard within the Code.  The TIA concludes that the on-site parking areas proposed within the development site 
provide providing ample parking for staff, contractors and customers in compliance with Planning Scheme 
requirements.  

5.3.1 Applicable Standards 
C2.5.1 Car parking numbers 

Objective 

That an appropriate level of car parking spaces are provided to meet the needs of the use. 

Acceptable Solutions Performance Criteria 

A1 
The number of on-site car parking spaces must be no 
less than the number specified in Table C2.1, excluding 
if:  
(a) the site is subject to a parking plan for the area 

adopted by council, in which case parking provision 
(spaces or cash-in-lieu) must be in accordance with 
that plan; 

(b) the site is contained within a parking precinct plan 
and subject to Clause C2.7;  

(c) the site is subject to Clause C2.5.5; or 
(d) it relates to an intensification of an existing use or 

development or a change of use where: 
(i) the number of on-site car parking spaces for 

the existing use or development specified in 
Table C2.1 is greater than the number of car 
parking spaces specified in Table C2.1 for the 
proposed use or development, in which case 
no additional on-site car parking is required; 
or 

(ii) the number of on-site car parking spaces for 
the existing use or development specified in 
Table C2.1 is less than the number of car 
parking spaces specified in Table C2.1 for the 
proposed use or development, in which case 
on-site car parking must be calculated as 
follows:  

N = A + (C- B)  
N = Number of on-site car parking spaces required  
A = Number of existing on site car parking spaces  

P1.1 
The number of on-site car parking spaces for uses, excluding 
dwellings, must meet the reasonable needs of the use, having 
regard to:  
(a) the availability of off-street public car parking spaces 

within reasonable walking distance of the site; 
(b) the ability of multiple users to share spaces because of: 

(i) variations in car parking demand over time; or 
(ii) efficiencies gained by consolidation of car parking 

spaces; 
(c) the availability and frequency of public transport within 

reasonable walking distance of the site; 
(d) the availability and frequency of other transport 

alternatives; 
(e) any site constraints such as existing buildings, slope, 

drainage, vegetation and landscaping; 
(f) the availability, accessibility and safety of on-street 

parking, having regard to the nature of the roads, traffic 
management and other uses in the vicinity; 

(g) the effect on streetscape; and 
(h) any assessment by a suitably qualified person of the 

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

 
P1.2 
The number of car parking spaces for dwellings must meet the 
reasonable needs of the use, having regard to:  
(a) the nature and intensity of the use and car parking 

required; 
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B = Number of on-site car parking spaces required for 
the existing use or development specified in Table C2.1 
C= Number of on-site car parking spaces required for the 
proposed use or development specified in Table C2.1.   

(b) the size of the dwelling and the number of bedrooms; and 
(c) the pattern of parking in the surrounding area. 

Comments: 
Based on the analysis of car parking numbers in the TIA, it is considered that the Standard is met through the Acceptable 
Solution. The rationale regarding compliance is contained in the TIA at section 6.1. 

C2.5.2 Bicycle parking numbers 

Objective 

That an appropriate level of car parking spaces are provided to meet the needs of the use. 

Acceptable Solutions Performance Criteria 

A1 
Bicycle parking spaces must:  
(a) be provided on the site or within 50m of the site; 

and  
(b) be no less than the number specified in Table C2.1. 

P1 
Bicycle parking spaces must be provided to meet the 
reasonable needs of the use, having regard to:  
(a) the likely number of users of the site and their 

opportunities and likely need to travel by bicycle; and 
(b) the availability and accessibility of existing and any 

planned parking facilities for bicycles in the surrounding 
area. 

Comment:  
Based on the analysis of bicycle parking numbers in the TIA, it is considered that the Standard is met through the 
Performance Criteria.  The rationale regarding compliance is contained in the TIA at section 6.1. 

C2.5.3 - Motorcycle parking numbers 

Objective 

That the appropriate level of motorcycle parking is provided to meet the needs of the use. 

Acceptable Solutions Performance Criteria 

A1 
The number of on-site motorcycle parking spaces for all 
uses must: 
(a) be no less than the number specified in Table C2.4; 

and  
(b) if an existing use or development is extended or 

intensified, the number of on-site motorcycle parking 
spaces must be based on the proposed extension or 
intensification, provided the existing number of 
motorcycle parking spaces is maintained. 

P1 
Motorcycle parking spaces for all uses must be provided to 
meet the reasonable needs of the use, having regard to: 
(a) the nature of the proposed use and development;  
(b) the topography of the site;  
(c) the location of existing buildings on the site;  
(d) any constraints imposed by existing development; and  
(e) the availability and accessibility of motorcycle parking 

spaces on the street or in the surrounding area. 

Comment:  
Based on the analysis of bicycle parking numbers in the TIA, it is considered that the Standard is met through the 
Performance Criteria.  The rationale regarding compliance is contained in the TIA at section 6.1.  

 

C2.5.4 – Loading bays 

Objective 

That adequate access for goods delivery and collection is provided, and to avoid unreasonable loss of amenity and adverse 
impacts on traffic flows. 

Acceptable Solutions Performance Criteria 

A1 
A loading bay must be provided for uses with a floor area 
of more than 1000m² in a single occupancy. 

P1 
Adequate space for loading and unloading of vehicles must be 
provided, having regard to: 
(a)  the type of vehicles associated with the use;  
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(b)  the nature of the use;  
(c)  the frequency of loading and unloading;  
(d)  the location of the site;  
(e)  the nature of traffic in the surrounding area;  
(f)  the area and dimensions of the site; and  
(g)  the topography of the site;  
(h)  the location of existing buildings on the site; and  
(i)  any constraints imposed by existing development. 

Comment: 
Based on the analysis of loading areas in the TIA, it is considered that the Standard is met through the Acceptable Solution. 
The rationale regarding compliance is contained in the TIA at section 5.2. 
. 

C2.6.1 – Construction of parking areas 

Objective 

That parking areas are constructed to an appropriate standard. 

Acceptable Solutions Performance Criteria 

A1.1 
All parking, access ways, manoeuvring and circulation 
spaces must:  
(a)  be constructed with a durable all weather pavement; 
(b)  be drained to the public stormwater system, or contain 
stormwater on the site; and 
(c)  excluding all uses in the Rural Zone, Agriculture Zone, 
Landscape Conservation Zone, Environmental 
Management Zone, Recreation Zone and Open Space 
Zone, be surfaced by a spray seal, asphalt, concrete, 
pavers or equivalent material to restrict abrasion from 
traffic and minimise entry of water to the pavement. 

P1 
All parking, access ways, manoeuvring and circulation spaces 
must be readily identifiable and constructed so that they are 
useable in all weather conditions, having regard to:  
(a)  the nature of the use; 
(b)  the topography of the land; 
(c)  the drainage system available; 
(d)  the likelihood of transporting sediment or debris from the 
site onto a road or public place; 
(e)  the likelihood of generating dust; and 
(f)  the nature of the proposed surfacing.  

Comment: Further to A1.1, the proposed parking areas would be paved with either concrete or bitumen seal and drained to 
the Council stormwater system in accordance with the requirements of the Council’s Plumbing and Engineering Authorities. 
On this basis, there would be compliance with the Standard through the Acceptable Solution. 

C2.6.2 – Design and layout of parking areas 

Objective 

That parking areas are designed and laid out to provide convenient, safe and efficient parking. 

Acceptable Solutions Performance Criteria 

A1.1 
Parking, access ways, manoeuvring and circulation 
spaces must either:  
(a)  comply with the following: 

(i)  have a gradient in accordance with Australian 
Standard AS 2890 - Parking facilities, Parts 1-6;  

(ii)  provide for vehicles to enter and exit the site in a 
forward direction where providing for more than 4 
parking spaces; 

(iii)  have an access width not less than the 
requirements in Table C2.2; 

(iv)  have car parking space dimensions which satisfy 
the requirements in Table C2.3; 

(v)  have a combined access and manoeuvring width 
adjacent to parking spaces not less than the 
requirements in Table C2.3 where there are 3 or 
more car parking spaces; 

P1 
All parking, access ways, manoeuvring and circulation spaces 
must be designed and readily identifiable to provide 
convenient, safe and efficient parking, having regard to: 
(a)  the characteristics of the site;  
(b)  the proposed slope, dimensions and layout;  
(c)  useability in all weather conditions;  
(d)  vehicle and pedestrian traffic safety;  
(e)  the nature and use of the development;  
(f)  the expected number and type of vehicles;  
(g)  the likely use of the parking areas by persons with a 
disability;  
(h)  the nature of traffic in the surrounding area;  
(i)  the proposed means of parking delineation; and  
(j)  the provisions of Australian Standard AS 2890.1:2004 - 
Parking facilities, Part 1: Off-street car parking and AS 2890.2 
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(vi)  have a vertical clearance of not less than 2.1m 
above the parking surface level; and 

(vii)  excluding a single dwelling, be delineated by line 
marking or other clear physical means; or 

(b)  comply with Australian Standard AS 2890- Parking 
facilities, Parts 1-6. 

 
A1.2 
Parking spaces provided for use by persons with a 
disability must satisfy the following:  
(a)  be located as close as practicable to the main entry 
point to the building; 
(b)  be incorporated into the overall car park design; and 
(c)  be designed and constructed in accordance with 
Australian/New Zealand Standard AS/NZS 2890.6:2009 
Parking facilities, Off-street parking for people with 
disabilities. 

-2002 Parking facilities, Part 2: Off-street commercial vehicle 
facilities. 
 

Comment - A1.1 
The TIA by GHD has confirmed that the proposed carpark meets the requirements of Australian Standard AS 2890- Parking 
facilities, Parts 1-6. The rationale regarding compliance is contained in the TIA at section 6.2 and 6.3. 
 
Comment - A1.2 
As shown on the site plan, accessible parking spaces are as close as practicable to the main entry of the building and are 
incorporated with the overall carpark design. The TIA by GHD has confirmed that the proposed carpark meets the 
requirements of Australian Standard AS/NZS 2890.6:2009 Parking facilities, Off-street parking for people with disabilities.  
 
On this basis, there would be compliance with the Standard through the Acceptable Solution. 

C2.6.5 – Pedestrian access 

Objective 

That pedestrian access within parking areas is provided in a safe and convenient manner. 

Acceptable Solutions Performance Criteria 

A1.1 

Uses that require 10 or more car parking spaces must:  

(a)  have a 1m wide footpath that is separated from the 
access ways or parking aisles, excluding where crossing 
access ways or parking aisles, by: 

(i)  a horizontal distance of 2.5m between the edge of the 
footpath and the access way or parking aisle; or 

(ii)  protective devices such as bollards, guard rails or 
planters between the footpath and the access way or 
parking aisle; and 

(b)  be signed and line marked at points where 
pedestrians cross access ways or parking aisles. A 
loading bay must be provided for uses with a floor area of 
more than 1000m² in a single occupancy. 

 

A1.2 

In parking areas containing accessible car parking spaces 
for use by persons with a disability, a footpath having a 
width not less than 1.5m and a gradient not steeper than 1 
in 14 is required from those spaces to the main entry point 
to the building. 

P1 

Safe and convenient pedestrian access must be provided 
within parking areas, having regard to:  

(a)  the characteristics of the site; 

(b)  the nature of the use; 

(c)  the number of parking spaces; 

(d)  the frequency of vehicle movements; 

(e)  the needs of persons with a disability; 

(f)  the location and number of footpath crossings; 

(g)  vehicle and pedestrian traffic safety; 

(h)  the location of any access ways or parking aisles; and 

(i)  any protective devices proposed for pedestrian safety. 
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Comment:  

It is considered that pedestrian access throughout the site would be appropriately safe and convenient. Further to the 
matters for which regard must be given it is noted that the site would be flat and the carparking areas free of visual 
obstructions. The design would allow proximate parking to buildings, thereby reducing walking distances.  Accessible 
parking spaces are located adjacent to the building frontage meaning minimal interaction with the vehicle environment.   The 
majority of parking areas would be adjacent to footpaths, providing a safe and convenient means of traversing the site.  
Footpaths would be separated from parking areas by a regular suburban kerb.  This kerb provides an effective wheel stop, 
preventing vehicles from overhanging too far onto footpaths. The parking arrangement would dedicate more area to 
landscaping and pedestrian movement per vehicle parking space than that at the existing Homemaker Centre and it is 
considered to be appropriately safe and convenient.  

The TIA by GHD has confirmed that the proposed pedestrian movements meet the requirements of A1.1 and A1.2.  The 
rationale regarding compliance is contained in the TIA at section 6.4. 

 

C2.6.6 – Loading bays 

Objective 

That the area and dimensions of loading bays are adequate to provide safe and efficient delivery and collection of goods. 

Acceptable Solutions Performance Criteria 

A1 

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

P1 

Loading bays must have an area and dimensions suitable for 
the use, having regard to:  

(a)  the types of vehicles likely to use the site; 

(b)  the nature of the use; 

(c)  the frequency of loading and unloading; 

(d)  the area and dimensions of the site; 

(e)  the topography of the site; 

(f)  the location of existing buildings on the site; and 

(g)  any constraints imposed by existing development. 

Comment:  

In accordance with A1, the TIA by GHD has confirmed that the commercial vehicle facilities have been designed in 
accordance with Australian Standard AS 2890.2–2002, Parking facilities, Part 2: Off-street commercial vehicle facilities. The 
rationale regarding compliance is contained in the TIA at section 5.2. 

 

 

5.4 C3 Road and Railway Assets Code 
C3.5.1 - Traffic generation at a vehicle crossing, level crossing or new junction 

Objective 

To minimise any adverse effects on the safety and efficiency of the road or rail network from vehicular traffic generated from 
the site at an existing or new vehicle crossing or level crossing or new junction. 

Acceptable Solutions Performance Criteria 

A1.1 
For a category 1 road or a limited access road, vehicular 
traffic to and from the site will not require: 
(a)  a new junction; 
(b)  a new vehicle crossing; or 

P1 
Vehicular traffic to and from the site must minimise any 
adverse effects on the safety of a junction, vehicle crossing or 
level crossing or safety or efficiency of the road or rail network, 
having regard to: 
(a)  any increase in traffic caused by the use;  
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Objective 
(c)  a new level crossing. 
 
A1.2  
For a road, excluding a category 1 road or a limited 
access road, written consent for a new junction, vehicle 
crossing, or level crossing to serve the use and 
development has been issued by the road authority. 
 
A1.3 
For the rail network, written consent for a new private 
level crossing to serve the use and development has been 
issued by the rail authority. 
 
A1.4 
Vehicular traffic to and from the site, using an existing 
vehicle crossing or private level crossing, will not increase 
by more than: 
(a)  the amounts in Table C3.1; or  
(b)  allowed by a licence issued under Part IVA of the 
Roads and Jetties Act 1935 in respect to a limited access 
road. 
 
A1.5 
Vehicular traffic must be able to enter and leave a major 
road in a forward direction. 
 

(b)  the nature of the traffic generated by the use;  
(c)  the nature of the road;  
(d)  the speed limit and traffic flow of the road;  
(e)  any alternative access to a road;  
(f)  the need for the use;  
(g)  any traffic impact assessment; and  
(h)  any advice received from the rail or road authority.   

Comment:  
Based on the analysis of traffic generation and intersection performance in the TIA, it is considered that the Standard is met 
through the Performance Criteria.  The rationale regarding compliance is contained in the TIA at section 7 and 8.1.  

 

5.5 DEV-P2.0 Particular Purpose Zone – Stony Rise 
Village 

5.5.1 Use Table 
The proposed use categories are: 

– General retail and hire (permitted use) – shown on the plan as supermarket, tenancy 3, tenancies 10-13 and 
tenancy 15. 

– Food services (permitted use) shown on plan as tenancies 4-9 and tenancy 16. 
– Business and professional services (permitted use) – shown on plan as tenancy 1 and tenancy 2. 
– Service industry (permitted use) – shown on plan as car wash. 
– Bulky goods sales (permitted use) – shown on the plans as tenancy 14.  

Each use is permitted uses within the Table of Use.   

 

5.5.2 Applicable Standards 
The applicable use and development standards are considered below.  
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P3.5.1 All uses 

Objective: 

That uses do not cause an unreasonable loss of residential amenity to residential zones. 

Acceptable Solutions   Performance Criteria   

A1 

Hours of operation of a use on a site within 50m of a 
General Residential Zone, must be within the hours of:  

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

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

P1 

Hours of operation of a use, must not cause an 
unreasonable loss of amenity to the General Residential 
Zone, having regard to: 

(a)  the timing, duration or extent of vehicle movements; and 

(b)  noise, lighting or other emissions.  

Comment: 

In accordance with the Acceptable Solution, the proposed hours of operation would be 6am until 11pm. Delivery areas 
and the online pickup and delivery areas are located within 50m of land in the general residential zone and so these 
activities would between the hours of 7am to 9pm Monday to Saturday and 8am to 9pm Sunday. 

A2 

External lighting for a use within 50m of the General 
Residential Zone, must: 

(a)  not operate within the hours of 11.00pm to 
6.00am, excluding any security lighting; and 

(b)  if for security lighting, be baffled so that direct light 
does not extend into the adjoining property in those 
zones. 

P2 

External lighting for a use, must not cause an unreasonable 
loss of amenity to the General Residential Zone, having 
regard to: 

(a)  the level of illumination and duration of lighting; and 

(b)  the distance to habitable rooms of an adjacent dwelling.  

Comment:  

In accordance with A2, all lighting within 50m of the General Residential Zone would not operate between the hours of 
11pm and 6am.  Any security lighting within 50m of the General Residential Zone would be baffled so that direct light 
does not extend onto any property in that Zone.  

A3 

Commercial vehicle movements and the unloading 
and loading of commercial vehicles for a use within 
50m of a General Residential Zone, must be within the 
hours of: 

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

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

P3 

Commercial vehicle movements and the unloading and 
loading of commercial vehicles for a use must not cause an 
unreasonable loss of amenity to the General Residential 
Zone, having regard to: 

(a)  the time and duration of commercial vehicle 
movements; 

(b)  the number and frequency of commercial vehicle 
movements; 

(c) the size of commercial vehicles involved; 

(d)  manoeuvring required by the commercial vehicles, 
including the amount of reversing and associated warning 
noise; 

(e) any noise mitigation measures between the vehicle 
movement areas and the adjoining residential area; and 

(f)  potential conflicts with other traffic. 

Comment: 

All commercial vehicle movements, including deliveries, would occur within the hours of 7am to 9pm Monday to Saturday 
and 8am to 9pm Sunday and public holidays. 
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DEV-P3.5.2 Discretionary Uses 

Objective:  

That uses listed as Discretionary are consistent with the purpose of the Zone and do not compromise or distort existing 
activity centres. 

Acceptable Solutions   Performance Criteria   

A1 

No Acceptable Solution. 

P1 

A use listed as Discretionary must not compromise or distort 
the role of the Devonport Central Business District, having 
regard to:  

(a)  the characteristics of the site; 

(b)  the size and scale of the proposed use; 

(c)  the functions of the activity centre and the surrounding 
activity centres; and 

(d)  the extent that the proposed use impacts on other 
activity centres.  

A2 

No Acceptable Solution 

P2 

Discretionary Bulky Goods Sales uses must be consistent 
with the purpose of the zone, having regard to: 

(a) The intended function of the zone to provide a 
neighbourhood centre for conveniences; 

(b) The extent to which the proposed use compliments 
existing uses within the zone; 

(c) The local area objectives prescribed for each Precinct 
in clause DEV-P3.2; and 

(d) Any need or specific requirement for the use to be 
located within the zone. 

Comment: No discretionary uses proposed.  

 
DEV-P3.6.1 Building Height 

Objective: 

That building height: 

(a)  minimises visual prominence when viewed from the Bass Highway or Stony Rise Road; and 

(b)  does not cause an unreasonable loss of amenity to adjoining residential zones. 

Acceptable Solutions   Performance Criteria   

A1 

Building height must be not more than 12m. 

P1 

Building height must be compatible with the streetscape and 
character of development existing on established properties in 
the area, having regard to:  

(a) the topography of the site; 

(b) the height, bulk and form of existing building on the site 
and adjacent properties; 

(c) the bulk and form of proposed buildings; 

(d) the apparent height when viewed from the adjoining 
road and public places; and 
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(e) any overshadowing of public places. 

 

Comment:  

The maximum height of a building on the site would be 11.63m from ground level, being the northern façade of the 
proposed medical centre.  

A2 

Building height within 20m of a General Residential 
Zone must be not more than 8.5m.  

P2 

Building height within 20m of a General Residential Zone 
must be consistent with building height on adjoining 
properties and not cause an unreasonable loss of 
residential amenity, having regard to: 
(a) overshadowing and reduction in sunlight to habitable 

rooms and private open space of dwellings; 
(b) as overlooking and reduction of privacy; and 
(c) visual impacts caused by the apparent scale, bulk or 

proportions of the building when viewed from the 
adjoining property. 

 

Comment: No buildings would be located within 20m of the General Residential Zone.  

 
DEV-P3.6.2 Setbacks 
 

Objective:  

Development of land is to minimise: 

(a) likelihood for conflict, interference and constraint between the use or development of land in Stony Rise Village and 
the use of adjoining land, and; 

(b) unreasonable impact on the amenity of use on land beyond the boundaries of Stony Rise Village. 

Acceptable Solutions   Performance Criteria   

A1 

Buildings and parking areas must have a setback, or 
be separated a distance, of not less than 6m from the 
Stony Rise Road or Friend Street frontage and the 
setback area, or separation distance area must be 
landscaped in accordance with a landscape plan 
approved by the planning authority.  

P1 

Buildings and parking areas must have a setback from a 
frontage that provides adequate space for vehicle access, 
parking and landscaping, having regard to:  

(a)  the topography of the site; 

(b)  the setback of buildings on adjacent properties; and 

(c)  the safety of road users. 

Comment: No part of the site would have a frontage to Stony Rise Road. No building would be located within 6m of the 
Friend Street frontage but contrary to A1, part of the elevated parking area would have a 0m separation. The elevated 
parking area would comprise a suspended concrete slab and a solid fence above.  The area within 6m is depicted in 
orange shading in Figure 27 below: 
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Figure 27 Extract from proposal plans.  Area within 6m of Friend Street shaded orange.  

The appearance of the elevated slab and solid fence would be as shown in Figure 28 below:  

 

 

Figure 28  Extract from proposal plans.  
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In accordance with P1, it is considered that the setback from Friend Street would provide adequate space for vehicle 
access, parking and landscaping.  Further to the matters for which regard must be given, it is noted: 

(a) The topography of the site is such that the land within the frontage setback area could not otherwise be used for 
parking.  Sufficient space exists in the frontage area to provide for landscaping.  It is considered that landscaping 
would appropriately be managed through a landscape plan, which could be the subject of the following suggested 
condition on the permit: 

“Prior to the lodgment of a building permit application, a landscaping plan must be submitted to and approved by Council. The 
plan must be prepared by an appropriately qualified person and must demonstrate to Council’s satisfaction, landscaping to 
enhance the amenity and appearance of the site and the streetscape. The plan must include measures for the establishment 
and ongoing maintenance and management of the quality of the landscaped spaces including the management of weeds and 
litter.” 

(b) Two large buildings in the Homemaker Centre are located a minimal distance from Friend Street with minimal 
landscaping. The proposal involves setbacks that would have similar or less impact on the visual amenity of the 
streetscape.   

(c) The setback between the proposed elevated parking area and the road and footpath edge is sufficient to ensure that 
the impacts on the safety of road users would likely be minor.  

It is considered that the proposal would comply with the Standard through the Performance Criteria. 

A2 

Buildings must have setback from an adjoining non-
road property: 

(a) within a General Residential Zone of not less 
than 10m  

(b) within all other zones of not less than 5m; and 
(c) the setback area must be landscaped in 

accordance with a landscape plan approved by 
the planning authority. 

 

P2 

Buildings must be sited to not cause an unreasonable loss 
of amenity or function to adjoining properties, having regard 
to: 

(a) overshadowing and reduction in sunlight to 
habitable rooms and private open space of 
dwellings; 

(b) overlooking and reduction of privacy to the adjoining 
property;  

(c) visual impacts caused by the apparent scale, bulk or 
proportions of the building when viewed from the 
adjoining property; or 

(d) impacts on traffic and movement; and 

(e) the setback area must be landscaped in accordance 
with a landscape plan approved by the planning 
authority; and 

(f) the setback must be no closer than 4m to a property 
in the General Residential Zone.  

Comment: No buildings would be located within 10m of the General Residential Zone or within 5m of any other zone.    

A3 

Air extraction, pumping, refrigeration systems or 
compressors must be separated a distance of not less 
than 10m from the General Residential Zone. [S24] 

P3 

Air conditioning, air extraction, pumping, heating or 
refrigeration systems or compressors within 50m of the 
General Residential Zone must be designed, located, 
baffled or insulated to not cause an unreasonable loss of 
amenity to the adjoining residential zones, having regard to:  

(a)  the characteristics and frequency of emissions 
generated; 

(b)  the nature of the proposed use; 

(c)  the topography of the site and location of the sensitive 
use; and 

(d)  any proposed mitigation measures. 

Comment: 

No air extraction, pumping, refrigeration systems or compressors would be located closer than 40m to land in the 
General Residential Zone.  Accordingly, there would be compliance with the Standard through the Acceptable Solution.     

 



 

GHD | Tipalea Partners | 12559925 | Stony Rise Village 64 
 

 
DEV-P3.6.3 Design 

Objective:  

That building design is compatible with the streetscape. 

Acceptable Solutions   Performance Criteria   

A1 

Buildings must be designed to satisfy all the following:  

(a)  provide a pedestrian entrance to the building that 
is visible from the road or publicly accessible areas of 
the site; 

(b)  mechanical plant and other service infrastructure, 
such as heat pumps, air conditioning units, 
switchboards, hot water units and the like, must be 
screened from the street and other public places; 

(c)  roof-top mechanical plant and service 
infrastructure, excluding lift structures, must be 
contained within the roof or screened from public 
spaces and adjoining properties; 

(d)  not include security shutters or grilles over 
windows or doors on a façade facing the frontage or 
other public places; 

(e)  provide awnings over a public footpath if existing 
on the site or on adjoining properties; and 

(f)  provide external lighting to illuminate external 
vehicle parking areas and pathways. 

 

P1 

Buildings must be designed to be compatible with the 
streetscape, having regard to:  

(a)  how the main pedestrian access to the building 
addresses the street or other public places;  

(b)  minimising the visual impact of mechanical plant and 
other service infrastructure, such as heat pumps, air 
conditioning units, switchboards, hot water units and the 
like, when viewed from the street or other public places; 

(c)  minimising the visual impact of roof-top service 
infrastructure, excluding lift structures; 

(d)  installing security shutters or grilles over windows or 
doors on a façade facing the frontage or other public spaces 
only if essential for the security of the premises and other 
alternatives are not practical; 

(e)  the need for provision of awnings over a public footpath; 
and 

(f)  providing suitable lighting to vehicle parking areas and 
pathways for the safety and security of users. 

Comment:  

In accordance with A1: 

(a) All buildings would contain a pedestrian entrance that faced the internal public carpark. 

(b) The fire pump room would house equipment within a building. All other mechanical plant and other service 
infrastructure would be located on the roof of the building. It is considered that compliance with A1(b) would be 
achieved with conditions on the permit as follows:  

“Mechanical plant and other service infrastructure, such as heat pumps, air conditioning units, switchboards, hot 
water units and the like, must be screened from the street and other public places;” 

(c) It is considered that compliance with A1c) would be achieved with conditions on the permit as follows:  

“Roof-top mechanical plant and service infrastructure, excluding lift structures, must be contained within the roof 
or screened from public spaces and adjoining properties” 

(d) It is considered that compliance with A1(d) would be achieved with conditions on the permit as follows:  

“Windows or doors facing the main car parking area must not include security shutters or grilles” 

(e) Whilst the site contains no public footpaths, it is noted that awnings would be provided over most building entries 
and throughout the carpark.  It is considered that A1(e) is appropriately met.  

(f) External vehicle parking areas would be lit.  Further detail in relation to lighting would be provided as part of a 
lighting plan, discussed above in reference to P3.5.1 A2, C1.6.1 P1.1 and C1.6.2 P1.  

It is considered that the conditions on the permit described above are certain and enforceable and would ensure 
compliance with the Standard through the Acceptable Solution. 

 
 
 
 



 

GHD | Tipalea Partners | 12559925 | Stony Rise Village 65 
 

DEV-P3.6.4 Fencing 
Objective:  

That fencing: 
(a)  is compatible with the streetscape; and 
(b)  does not cause an unreasonable loss of residential amenity to adjoining residential zones. 

Acceptable Solutions   Performance Criteria   

A1 
No Acceptable Solution. [S25] 

P1 
A fence (including a free-standing wall) within 4.5m of a 
frontage must be compatible with the streetscape, having 
regard to:  
(a)  its height, design, location and extent; 
(b)  its degree of transparency; and 
(c)  the proposed materials and construction.   

Comment: As shown below, the proposal involves a suspended slab and solid fence, that would be located 0m from the 
Friend Street frontage. The fence would appear 2m high from outside the site but only 1m high from inside.   The bottom 
half would be part of the suspended slab structure.  The fence would present as a solid, heavy concrete form.  It would 
have no transparency.  However, in accordance with P1, it’s appearance would be much like all the buildings nearby.  
On this basis, it is considered that it would be compatible with the streetscape and thereby compliant with the Standard.  
 

A2 
Common boundary fences with a property in a General 
Residential Zone must:  
(a)  have a height above existing ground level of not 
more than 2.1m; and 
(b)  not contain barbed wire or other injurious 
materials.²  

P2 
Common boundary fences with a property in a General 
Residential Zone must not cause an unreasonable loss of 
residential amenity, having regard to:  
(a)  their height, design, location and extent; and 
(b)  the proposed materials and construction. 

Comment: The site shares no common boundary with land in the General Residential Zone.  

 
DEV-P3.6.5 Outdoor storage areas 

Objective:  

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

Acceptable Solutions   Performance Criteria   

A1 
Outdoor storage areas, excluding for the display of 
goods for sale, must not be visible from any road or 
public open space adjoining the site. 

P1 
Outdoor storage areas, excluding for the display of goods 
for sale, must be located, treated or screened to not cause 
an unreasonable loss of visual amenity. 

Comment: The proposal involves no outdoor storage areas.  
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DEV-P3.6.6 Landscaping 
Objective:  

That landscaping enhances the amenity and appearance of the streetscape where buildings are setback from the 
frontage. 

Acceptable Solutions   Performance Criteria   

A1 
If a building is set back from a road, landscaping 
treatment must be provided along the frontage of the 
site: 
(a)  to a depth of not less than 5.5m; or 
(b)  not less than the frontage of an existing building if 
it is a lesser distance. 

P1 
If a building is setback from a road, landscaping treatment 
must be provided along the frontage of the site, having 
regard to: 
(a)  the width of the setback; 
(b)  the width of the frontage; 
(c)  the topography of the site; 
(d)  existing vegetation on the site; 
(e)  the location, type and growth of the proposed 
vegetation; and 
(f)  the character of the streetscape and surrounding area. 

Comment: 
It is considered that detail in relation to landscaping can be more fully considered and addressed through landscaping 
plan, required as a permit condition as suggested below.  

“Prior to the lodgment of a building permit application, a landscaping plan must be submitted to and approved by Council. The 
plan must be prepared by an appropriately qualified person and must demonstrate to Council’s satisfaction, landscaping to 
enhance the amenity and appearance of the site and the streetscape. The plan must include measures for the establishment 
and ongoing maintenance and management of the quality of the landscaped spaces including the management of weeds and 
litter.” 

It is considered that the condition would bring about compliance with the standard through the Acceptable Solution.  

 
 
DEV-P3.6.7 Signs 
This clause is in addition to the Signs Code – clause C1.6.1 Design and siting of signs. 

Objective:  

That the need for signs is recognised and the impact, size and number is managed. 

Acceptable Solutions   Performance Criteria   

A1 
There must be not more than 1 sign at each access 
from Stony Rise Road. 

P1 
No Performance Criterion. 

Comment: No signage at the access from Stony Rise Road is proposed. 1 blade sign would be located adjacent to the 
Stony Rise Road frontage, approximately 36m from the access. 

A2 
A sign must not include flashing, moving, rotating or 
reflecting elements. 

P2 
No Performance Criterion. 

Comment: No signage involving flashing, moving, rotating or reflecting elements is proposed.  

A3 
For a sign located above the parapet or roof line of a 
building: 
(a) there must be not more than 1 sign for each 
tenancy; and 
(b) the area of each sign must be not more than 15m². 

P3 
No Performance Criterion. 

Comment: No signage above the parapet or roof line of a building is proposed.  
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DEV-P3.6.8 Pedestrian movement 
Objective:  

There is safe vehicular and pedestrian access to the site. 

Acceptable Solutions   Performance Criteria   

A1 
A separated and safe pedestrian network must be 
provided between the vehicle parking areas and the 
entry to buildings. 

P3 
No Performance Criterion. 

Comment:  
The TIA by GHD has confirmed the suitability of the proposed pedestrian network – see TIA at section 6.4. 
It is considered that pedestrian access throughout the site would be appropriately separated and safe. The site would be 
flat and the carparking areas free of visual obstructions. The design would allow proximate parking to buildings, thereby 
reducing walking distances.  Accessible parking spaces are located adjacent to the building frontage meaning minimal 
interaction with the vehicle environment.   Footpaths would be separated form parking areas by a regular suburban 
footpath and kerb.  This kerb provides an effective wheel stop, preventing vehicles from overhanging too far onto 
footpaths. The parking arrangement would dedicate more area to landscaping and pedestrian movement per vehicle 
parking space than that at the existing Homemaker Centre and it is considered to be appropriately separated and safe.  
It is considered that the Standard is met through the Acceptable Solution.  

 
DEV-P3.7.1 Lot design 

Objective:  

That each lot:  
(a)  has an area and dimensions appropriate for use and development in the zone; and 
(b)  is provided with appropriate access to a road.   

Acceptable Solutions   Performance Criteria   

A1 
Each lot, or a lot proposed in a plan of subdivision, must: 
(a)  have an area of not less than 1000m² and: 
(i)  be able to contain a minimum area of 15m x 20m clear 
of: 
a.  all setbacks required by clause 3.6.2 A1 and A2; and 
b.  easements or other title restrictions that limit or restrict 
development; and 
(ii)  existing buildings are consistent with the setback 
required by clause 3.6.2 A1 and A2; 
(b)  be required for public use by the Crown, council or a 
State authority; 
(c)  be required for the provision of Utilities; or 
(d)  be for the consolidation of a lot with another lot 
provided each lot is within the same zone. 

P1 
Each lot, or a lot proposed in a plan of subdivision, must 
have sufficient useable area and dimensions suitable for 
its intended use, having regard to:  
(a)  the relevant requirements for development of 
buildings on the lot; 
(b)  existing buildings and the location of intended 
buildings on the lot; 
(c)  the topography of the site; 
(d)  the presence of any natural hazards; and 
(e)  the pattern of development existing on established 
properties in the area. 

Comment: No subdivision proposed.  

A2 
Each lot, or a lot proposed in a plan of subdivision, must 
have a frontage of not less than 20m. 

P2 
Each lot, or a lot proposed in a plan of subdivision, must 
be provided with a frontage or legal connection to a road 
by a right of carriageway, that is sufficient for the 
intended use, having regard to: 
(a)  the number of other lots which have the land subject 
to the right of carriageway as their sole or principal 
means of access; 
(b)  the topography of the site; 
(c)  the functionality and useability of the frontage; 
(d)  the anticipated nature of vehicles likely to access the 
site; 
(e)  the ability to manoeuvre vehicles on the site; 
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(f)  the ability for emergency services to access the site; 
and 
(g)  the pattern of development existing on established 
properties in the area. 

Comment: 5 Friend Street has a frontage of 100m.  

A3 
Each lot, or a lot proposed in a plan of subdivision, must 
be provided with a vehicular access from the boundary of 
the lot to a road in accordance with the requirements of 
the road authority. 

P3 
Each lot, or a lot proposed in a plan of subdivision, must 
be provided with reasonable vehicular access to a 
boundary of a lot or building area on the lot, if any, 
having regard to: 
(a)  the topography of the site; 
(b)  the distance between the lot or building area and the 
carriageway; 
(c)  the nature of the road and the traffic, including 
pedestrians; and 
(d)  the pattern of development existing on established 
properties in the area. 

Comment: 5 Friend Street has an access constructed to Friend Street.  

 
DEV-P3.6.8 Services 

Objective:  

That the subdivision of land provides services for future use and development of the land. 

Acceptable Solutions   Performance Criteria   

A1 
Each lot, or a lot proposed in a plan of 
subdivision, excluding for public open space, a 
riparian or littoral reserve or Utilities, must have 
a connection to a full water supply service. 

P1 
A lot, or a lot proposed in a plan of subdivision, excluding for public 
open space, a riparian or littoral reserve or Utilities, must have a 
connection to a limited water supply service, having regard to: 
(a)  flow rates; 
(b)  the quality of potable water; 
(c)  any existing or proposed infrastructure to provide the water 
service and its location; 
(d)  the topography of the site; and 
(e)  any advice from a regulated entity. 

Comment: It is understood that the lot has an existing connection to a water supply.  

A2 
Each lot, or a lot proposed in a plan of 
subdivision, excluding for public open space, a 
riparian or littoral reserve or Utilities, must have 
connection to a reticulated sewerage system. 

P2 
No Performance Criterion. 

Comment: It is understood that the lot has an existing connection to a sewerage drainage system. 

A3 
Each lot, or a lot proposed in a plan of 
subdivision, excluding for public open space, a 
riparian or littoral reserve or Utilities, must be 
capable of connecting to a public stormwater 
system. 

P3 
Each lot, or a lot proposed in a plan of subdivision, excluding for 
public open space, a riparian or littoral reserve or Utilities, must be 
capable of accommodating an on-site stormwater management 
system adequate for the future use and development of the land, 
having regard to: 
(a)  the size of the lot; 
(b)  topography of the site; 
(c)  soil conditions; 
(d)  any existing buildings on the site; 
(e)  any area of the site covered by impervious surfaces; and 
(f)  any watercourse on the land. 

Comment: It is understood that the lot has an existing connection to an existing stormwater drainage system. 
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Conclusion 
Over the last 10 years, the northern 8ha of the 14.7ha Devonport Regional Homemaker Centre site has been 
successfully established but little has happened on the remaining 6.755ha to the south.  With residential growth 
occurring in the suburbs of Miandetta and Stony Rise and urban renewal occurring in the Devonport CBD, it is 
timely to review and reconsider the highest and best use of this strategically significant land.  

In summary, it is considered to be in community’s interest to remove the Service Industrial SAP, to adjust the 
spatial extent of the existing Homemaker Centre SAP and to create a new Particular Purpose Zone at the site in 
order to permit a wider range of permissible uses to serve the local community.  It is unlikely that the loss of land 
for uses aligned with the Service Industrial SAP or the Homemaker Centre SAP would have a significant impact on 
the balance of supply and demand.   

A new particular Purpose Zone would provide opportunity to create a centre for the emerging residential suburbs 
of Miandetta, Stony Rise and suburbs in the wider area including Tugrah, Don, Quoiba and Spreyton.  Stony Rise 
Village would provide these communities with opportunity to ride or walk or drive shorter distances to a place that 
can meet most of their daily and weekly needs. 

The strategic planning environment explored in this report identifies a common theme around the desirability 
maintaining the primacy of the Devonport CBD for trade and commerce.  However, no strategy at local, regional or 
State level expresses an intention to preclude activity occurring in other locations, particularly where that activity 
relates to daily and weekly convenience shopping needs.  The Location IQ report has demonstrated that the use of 
the site for a limited range of retail and business activities would have a minor impact on CBD visitation and 
therefore be consistent with the strategic planning environment.   

The conditions on the site including geotechnical, environmental, heritage and natural values are free from 
constraint and are considered to be well suited for development of the sort proposed.   An analysis into the traffic 
environment has identified the need to better manage traffic, particularly at the Friend Street and Stony Rise Road 
intersection. This need for better traffic management exists under the present and proposed development 
scenarios and will need to be addressed irrespective of the proposal.  The Proposed Signalisation report 
demonstrates that the intersection can be appropriately upgraded to serve these existing and proposed traffic 
needs for the foreseeable future.   

Stony Rise Village is about making Devonport a better place for living, shopping and doing business.  It would 
reflect business confidence and a growth mindset in Devonport and would be perfectly timed to complement public 
and private investment into urban infrastructure.  Consultations have generated strong community support and 
highlighted the desire for more consumer choice, convenience and amenity in relation to daily and weekly 
shopping needs.   

It is considered that the proposed Planning Scheme amendment and development application would manage use 
and development of the undeveloped land at the existing Homemaker Centre in a sustainable manner that would 
support the daily and weekly needs of the local community without unreasonable impact on the primacy of the 
existing CBD for trade and commerce.  It is considered that this application meets the requirements of the Land 
Use Planning and Approvals Act 1993 and the Tasmanian Planning Scheme – Devonport and can be approved by 
the Council and the Tasmanian Planning Commission. 
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SEARCH DATE : 15-Mar-2022
SEARCH TIME : 11.13 AM

DESCRIPTION OF LAND

  City of DEVONPORT
  Lot 15 on Sealed Plan 167737
  Derivation : Part of Lot 4579, (107A-2R-0P) Gtd. to Andrew 
  Murray Milligan, Part of Lot 278 Gtd. to Jocelyn Thomas & Part 
  of Lot 39748 (4208m2) Gtd. to the Director of Housing
  Prior CT 166236/1

SCHEDULE 1

  D112497  TRANSFER to BUNNINGS PROPERTIES PTY LTD   Registered 
           29-Sep-2014 at 12.01 PM

SCHEDULE 2

  Reservations and conditions in the Crown Grant if any
  SP167737 EASEMENTS in Schedule of Easements
  SP167737 FENCING PROVISION in Schedule of Easements
  SP173536 BENEFITING EASEMENT: a signage easement over the 
           Signage Easement 'WW' 3.00 wide (SP173536) on SP167737
  SP 29582 FENCING COVENANT in Schedule of Easements
  SP159930, SP161441 & SP163878 FENCING PROVISION in Schedule of 
           Easements
  SP 29582 COUNCIL NOTIFICATION under Section 468(12) of the 
           Local Government Act 1962
  92056    BOUNDARY FENCES CONDITION in Transfer
  135041   FENCING CONDITION in Transfer
  D5930    AGREEMENT pursuant to Section 71 of the Land Use 
           Planning and Approvals Act 1993  Registered 
           04-May-2012 at noon
  M915440  CAVEAT by Tipalea Private No 24 Pty Ltd  Registered 
           02-Sep-2021 at noon

UNREGISTERED DEALINGS AND NOTATIONS 

  NOTICE:  This folio is affected as to amended easements 
           pursuant to Request to Amend No. E45303 made under 
           Section 103 of the Local Government (Building and 
           Miscellaneous Provisions) Act 1993. Search Sealed 

SEARCH OF TORRENS TITLE

VOLUME

167737
FOLIO

15

EDITION

3
DATE OF ISSUE

15-Feb-2018

RESULT OF SEARCH
RECORDER OF TITLES
Issued Pursuant to the Land Titles Act 1980

Department of Natural Resources and Environment Tasmania www.thelist.tas.gov.au
Page 1 of 2



           Plan No. 167737  Lodged by DOUGLAS & COLLINS on 
           26-Jun-2017 BP: 173536

RESULT OF SEARCH
RECORDER OF TITLES
Issued Pursuant to the Land Titles Act 1980

Department of Natural Resources and Environment Tasmania www.thelist.tas.gov.au
Page 2 of 2



SEARCH DATE : 15-Mar-2022
SEARCH TIME : 11.13 AM

DESCRIPTION OF LAND

  City of DEVONPORT
  Lot 18 on Sealed Plan 167737
  Derivation : Part of Lot 4579 (107A-2R-0P) Gtd. to Andrew 
  Murray Milligan
  Prior CT 163878/5

SCHEDULE 1

  M780257  TRANSFER to BEST STREET INVESTMENTS PTY LTD
           Registered 19-Dec-2019 at noon

SCHEDULE 2

  Reservations and conditions in the Crown Grant if any
  SP167737 EASEMENTS in Schedule of Easements
  SP167737 FENCING PROVISION in Schedule of Easements
  SP159930, SP161441 & SP167737 FENCING PROVISION in Schedule of 
           Easements
  D5930    AGREEMENT pursuant to Section 71 of the Land Use 
           Planning and Approvals Act 1993  Registered 
           04-May-2012 at noon
  E66835   CAVEAT by LDC Infrastructure Holding Company Pty Ltd 
           affecting that part of the said land within described 
           as shown on the plan annexed to the Caveat
           Registered 29-Sep-2016 at noon
  E203670  MORTGAGE to Australia and New Zealand Banking Group 
           Limited   Registered 19-Dec-2019 at 12.01 PM

UNREGISTERED DEALINGS AND NOTATIONS 

  No unregistered dealings or other notations

SEARCH OF TORRENS TITLE
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18

EDITION

4
DATE OF ISSUE

19-Dec-2019
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SEARCH DATE : 15-Mar-2022
SEARCH TIME : 11.27 AM

DESCRIPTION OF LAND

  City of DEVONPORT
  Lot 104 on Sealed Plan 167737
  Derivation : Part of Lot 4579 (107A-2R-0P) Gtd. to Andrew 
  Murray Milligan
  Prior CT 163878/5

SCHEDULE 1

  D45058   TRANSFER to DEVONPORT CITY COUNCIL   Registered 
           24-Jul-2014 at noon

SCHEDULE 2

  Reservations and conditions in the Crown Grant if any
  SP167737 EASEMENTS in Schedule of Easements
  SP163878 FENCING PROVISION in Schedule of Easements
  SP167737 FENCING PROVISION in Schedule of Easements
  SP159930 & SP161441 FENCING PROVISION in Schedule of Easements
  D5930    AGREEMENT pursuant to Section 71 of the Land Use 
           Planning and Approvals Act 1993  Registered 
           04-May-2012 at noon

UNREGISTERED DEALINGS AND NOTATIONS 

  No unregistered dealings or other notations
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EDITION

2
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SEARCH DATE : 15-Mar-2022
SEARCH TIME : 11.14 AM

DESCRIPTION OF LAND

  City of DEVONPORT
  Lot 16 on Sealed Plan 173536
  Derivation : Part of Lot 4579, 107A-2R-0P Gtd. to Andrew 
  Murray Milligan
  Prior CTs 167737/19, 7467/2, 61873/4 and 61873/5

SCHEDULE 1

  M893399  TRANSFER to BEST STREET INVESTMENTS PTY LTD
           Registered 10-Aug-2021 at noon

SCHEDULE 2

  Reservations and conditions in the Crown Grant if any
  SP173536 EASEMENTS in Schedule of Easements
  SP173536 COVENANTS in Schedule of Easements
  SP167737 COVENANTS in Schedule of Easements
  SP159930, SP161441, SP163878 & SP167737 FENCING PROVISION in 
           Schedule of Easements
  SP 29582 FENCING COVENANT in Schedule of Easements
  SP 29582 COUNCIL NOTIFICATION under Section 468(12) of the 
           Local Government Act 1962
  92056    BOUNDARY FENCES CONDITION in Transfer
  135041   FENCING CONDITION in Transfer
  D5930    AGREEMENT pursuant to Section 71 of the Land Use 
           Planning and Approvals Act 1993  Registered 
           04-May-2012 at noon
  M916403  MORTGAGE to Murdoch Clarke Mortgage Management 
           Limited   Registered 11-Dec-2021 at noon

UNREGISTERED DEALINGS AND NOTATIONS 

  No unregistered dealings or other notations
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EDITION
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SEARCH DATE : 15-Mar-2022
SEARCH TIME : 11.14 AM

DESCRIPTION OF LAND

  City of DEVONPORT
  Lot 17 on Sealed Plan 173536
  Derivation : Part of Lot 4579, 107A-2R-0P Gtd. to Andrew 
  Murray Milligan
  Prior CT 167737/19

SCHEDULE 1

  M837980  TRANSFER to EDWARD STAN NELSON   Registered 
           07-Sep-2020 at noon

SCHEDULE 2

  Reservations and conditions in the Crown Grant if any
  SP173536 EASEMENTS in Schedule of Easements
  SP159930, SP161441, SP163878 & SP167737 FENCING PROVISION in 
           Schedule of Easements
  SP 29582 FENCING COVENANT in Schedule of Easements
  SP 29582 COUNCIL NOTIFICATION under Section 468(12) of the 
           Local Government Act 1962
  92056    BOUNDARY FENCES CONDITION in Transfer
  135041   FENCING CONDITION in Transfer
  D5930    AGREEMENT pursuant to Section 71 of the Land Use 
           Planning and Approvals Act 1993  Registered 
           04-May-2012 at noon

UNREGISTERED DEALINGS AND NOTATIONS 

  No unregistered dealings or other notations
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EDITION
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SEARCH DATE : 15-Mar-2022
SEARCH TIME : 12.07 PM

DESCRIPTION OF LAND

  City of DEVONPORT
  Lot 105 on Sealed Plan 173536
  Derivation : Part of Lot 4579, 107A-2R-0P Gtd. to Andrew 
  Murray Milligan
  Prior CT 167737/19

SCHEDULE 1

  M682062  TRANSFER to DEVONPORT CITY COUNCIL   Registered 
           17-Apr-2018 at noon

SCHEDULE 2

  Reservations and conditions in the Crown Grant if any
  SP159930, SP161441, SP163878 & SP167737 FENCING PROVISION in 
           Schedule of Easements
  SP 29582 FENCING COVENANT in Schedule of Easements
  SP 29582 COUNCIL NOTIFICATION under Section 468(12) of the 
           Local Government Act 1962
  92056    BOUNDARY FENCES CONDITION in Transfer
  135041   FENCING CONDITION in Transfer
  D5930    AGREEMENT pursuant to Section 71 of the Land Use 
           Planning and Approvals Act 1993  Registered 
           04-May-2012 at noon

UNREGISTERED DEALINGS AND NOTATIONS 

  No unregistered dealings or other notations
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SEARCH DATE : 15-Mar-2022
SEARCH TIME : 11.30 AM

DESCRIPTION OF LAND

  City of DEVONPORT
  Lot 6 on Sealed Plan 20325
  Derivation : Part of Lot 4579 Gtd. to A.M. Milligan
  Prior CT 4392/26

SCHEDULE 1

  C193311  TRANSFER to DEVONPORT CITY COUNCIL   Registered 
           02-Oct-2000 at noon

SCHEDULE 2

  Reservations and conditions in the Crown Grant if any
  92056    BOUNDARY FENCES CONDITION in Transfer

UNREGISTERED DEALINGS AND NOTATIONS 

  No unregistered dealings or other notations
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SEARCH DATE : 15-Mar-2022
SEARCH TIME : 11.29 AM

DESCRIPTION OF LAND

  City of DEVONPORT
  Lot 100 on Sealed Plan 159930
  Derivation : Part of Lot 4579, (107A-2R-0P) Gtd. to Andrew 
  Murray Milligan
  Prior CT 20325/3

SCHEDULE 1

  M603983  TRANSFER to DEVONPORT CITY COUNCIL   Registered 
           20-Jan-2017 at 12.01 PM

SCHEDULE 2

  Reservations and conditions in the Crown Grant if any
  SP159930 EASEMENTS in Schedule of Easements
  SP159930 FENCING PROVISION in Schedule of Easements

UNREGISTERED DEALINGS AND NOTATIONS 

  NOTICE:  This folio is affected as to amended 
           easements/covenants pursuant to Request to Amend No. 
           D6037 made under Section 103 of the Local Government 
           (Building and Miscellaneous Provisions) Act 1993. 
           Search Sealed Plan No. 159930  Lodged by MICHAEL ROSE 
           on 02-Mar-2011 BP: 161441
  NOTICE:  This folio is affected as to amended plan pursuant to 
           Request to Amend No. D48682 made under Section 103 of 
           the Local Government (Building and Miscellaneous 
           Provisions) Act 1993. Search Sealed Plan No. 159930 & 
           161441  Lodged by MICHAEL ROSE on 19-Apr-2012 BP: 
           D48682
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Gavin Duane founded Location IQ in January 2009 following a desire to create a new generation economics 

advisory firm providing insightful, tactical and targeted direction regarding location-based decisions. Since that 

time, the business has experienced phenomenal growth and now comprises a team of around 20 professionals 

including consulting and mapping executives. 

This success highlights the depth of the team’s experience and its commitment to the provision of exceptional 

and collaborative customer service. Key clients include Woolworths, AMP, Stockland, The GPT Group, Vicinity 

Centres, Charter Hall and Lendlease. We also work for a number of Local Councils and private developers, 

assessing the potential for new and existing property developments throughout Australia. Our website – 

www.locationiq.com.au – provides greater detail on our services and clients. 

Location IQ provides a variety of services including: 

i. Site analysis and sales forecasting for major retail stores (discount department stores, supermarkets, 

liquor stores and electronics stores). 

ii. Assessment for property redevelopments, including retail, residential, commercial and industrial 

projects. 

iii. Market share reviews for retailers and shopping centre owners. 

iv. Economic Impact Assessments to be lodged as part of Development Applications for new property 

developments. 

v. Expert advice at State and Federal Planning Courts and Tribunals in relation to trends, need and 

demand for property projects, and modelling of economic impacts. 

vi. Network optimisation studies for retailers. 

vii. Industry-related presentations for clients and other property bodies (e.g. Property Council of Australia). 

  

ABOUT LOCATION IQ 
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COVID-19 is a respiratory illness caused by a new form of coronavirus. It was first reported in December 2019 

in Wuhan City in China, with the virus able to be spread easily from person to person. The first Australian cases 

were recorded on 25 January 2021.  

Since the outbreak of COVID-19 in Australia, the Federal and State governments have taken a precautionary 

approach to implementing strategies to minimise disease transmission through strong border measures, social 

distancing legislation and communication activities. Each of the States and Territories are enforcing restrictions 

at different levels, depending on the numbers of cases and rate of transmission of the virus. 

Unprecedented world events such as the COVID-19 pandemic will take time for the market to absorb and be 

reflected in the data used to assess its impact. As such, it is difficult to predict the scale and duration of its 

impact on the Australian economy, and more specifically, on the property market. On this basis, changes in 

market conditions as at the date of this report may not be reflected in the data and information. 

Location IQ will continue to monitor the impact of the pandemic on the retail landscape, sales, and consumer 

preferences with a view to implementing findings in future reports and forecasts. The information and 

recommendations in this report are current as at the date of this report and (unless otherwise specifically stated) 

necessarily assume that the Australian economy and the subject asset(s) or site(s) to which the report relates, 

have not been significantly impacted by the COVID-19 pandemic. However, it is important to note that the 

COVID-19 pandemic is an important risk factor which must be taken into consideration when relying on the data 

and recommendations in this report. 

Location IQ disclaim all liability and responsibility in respect of any loss suffered or incurred as a result of the 

COVID-19 pandemic materially impacting the findings of this report, but only to the extent that such impact is 

not reflected in the data and information used to support the recommendations. 
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This report presents an independent assessment of the need and demand for a full-line supermarket and 

associated supporting shops and non-retail facilities at a site in the southern suburbs of Devonport in the North-

West region of Tasmania. The report also considers the likely economic impacts that would result from the 

proposed development of a full-line supermarket at the site. The proposal is referred to as the Devonport site 

throughout the remainder of this report. 

This report is structured and presented in six (6) sections as follows: 

 Section 1 details the location of the Devonport site and discusses the context of the site within the 

Devonport area. The proposed development scheme is also reviewed.  

 Section 2 details the trade area likely to be served by the Devonport site, including current and 

projected population and retail spending levels over the period to 2041. A review of the socio-economic 

profile of the trade area population is also provided.  

 Section 3 summarises the current and future competitive retail environment within the surrounding 

region.  

 Section 4 outlines an assessment of the market and sales potential for the proposed Devonport site 

and provides the range of economic impacts, both positive and negative that may result from 

development at the site. 

 Section 5 provides a brief overview of the potential for non-retail facilities at the Devonport site and 

within the precinct overall. 

 Section 6 presents the conclusions of this report, including an assessment of the need for an 

supermarket and shops on the site.  

 

INTRODUCTION 
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Key Points to note regarding this independent retail needs assessment for the proposed Devonport site, include: 

i. Devonport is a coastal city located on the north coast of Tasmania, roughly 205 km north of Hobart. The 

City of Devonport serves as the main port of travel by ferry to and from Melbourne. 

ii. The Devonport site is located on 5 Friend Street, just off the Bass Highway in the suburb of Stony Rise, 

within the Devonport Homemaker Centre precinct. Overall, the proposed site enjoys a high-profile 

location, accessible by two major arterial roads. The Devonport site is positioned on the southern side of 

Bass Highway and as well as servicing current and future local residents to the south, the site would 

service traffic to and from Devonport’s outer western suburbs. 

iii. The total retail expenditure levels generated by the total Devonport population is currently estimated at 

$550.0 million and is projected to increase at an average annual rate of around 1.1% to $678.3 million by 

2041 (constant 2020/21 dollars and including GST).  

iv. The largest spending market is food and liquor at $284.9 million, or 51.8% of the total spending market. 

This is the most relevant market for supermarket spending. 

v. Devonport City Centre is the primary focus of retail facilities in the Devonport area and also serves a 

number of smaller towns such as Sheffield, Spreyton and Latrobe. 

vi. The major facility is Devonport Central across some 13,300 sq.m of total floorspace, which includes a 

Kmart Discount Department store as well as Coles and Woolworths supermarkets of 3,600 sq.m and 

3,470 sq.m, respectively. These supermarkets are understood to trade strongly. The centre also includes 

a small provision of retail supporting floorspace located adjacent to the Woolworths.  

vii. The main focus for retail shopping is within the Rooke Lane/Stewart Street precinct where there is a 

significant provision of food catering and apparel floorspace. This precinct is also pedestrianised along 

The Mall which extends from Rooke Street to the north, creating a destinational retail precinct that 

residents would still visit frequently to undertake a higher order non-food shop, particularly for apparel 

items. 

viii. Across the Devonport area, the provision of supermarket floorspace is currently 305 sq.m per 1,000 

persons, well below benchmark Australian levels (354 sq.m per 1,000 persons). The provision of 

EXECUTIVE SUMMARY 
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floorspace is lower in the main trade area at 135 sq.m per 1,000 persons, less than half the national 

average. 

ix. With the inclusion of a supermarket at the Devonport site, the provision of supermarket floorspace would 

increase to 335 sq.m per 1,000 persons in the main trade area, which is still slightly lower than the 

Australian average (354 sq.m per 1,000 persons). The provision across the total Devonport region would 

be around 397 sq.m per 1,000 persons, in line with the Australian average. 

x. The largest impact in dollar terms would be on Devonport Central at $28.1 million or 18.5, however, it is 

understood that the existing Woolworths and Coles supermarkets trade strongly. Both supermarket would 

still trade at above the Australian average should a supermarket open at the Devonport site. Further the 

main shopping mall along Rooke Street will not be impacted to any great degree given its focus on food 

catering and apparel. The overall Devonport City centre at over 40,000 sq.m and 210 shops will remain 

the focus for retailing in the broader Devonport area. 

xi. The impact on Spreyton is also projected to be 15%, or $3.4 million. Again, this is based on the 

assumption that Supa IGA at Spreyton currently achieves strong sales and would continue to achieve 

above average sales should a supermarket be developed at the Devonport site. This store also includes 

Australia Post and a news agency. 

xii. The only other impact above 10% is assumed to fall on retail facilities at Latrobe. This impact is projected 

to be 17.5%, or $4.3 million, the majority of which would fall on the high trading Supa IGA supermarket. 

xiii. Smaller percentage impacts are projected on a range of retail precincts including facilities elsewhere 

within the Devonport area at the East Devonport and Sheffield. 

xiv. Overall, the proposed Devonport development would not impact on the viability or continued operation of 

any existing centre within the Devonport area, despite the impacts. The large impacts generally result 

from supermarkets in the area achieving sales significantly higher than the Australian average. These 

supermarkets would likely still achieve sales at above average productivity should a supermarket-based 

shopping centre be developed at the Devonport site. 

xv. The retail component of the development is projected to employ around 301 additional persons over and 

above existing levels. Taking a conservative view and allowing for an estimated 10% of the total increase 

to be because of reduced employment at existing facilities, net additional jobs are estimated at 288 across 

both components. 

xvi. Based on Average Weekly Earnings data released by the ABS for May 2021 (Cat. 6302.0), the additional 

retail permanent employees would earn combined total salary/wages of $11.3 million for retail workers at 

the site. 
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xvii. It is estimated that the construction period of the proposed retail and commercial component would 

directly create some 79 full-time, part time and temporary jobs over the development timeline. 

xviii. Overall, the retail and non-retail component of the subject development is estimated to directly generate 

367 jobs. It is estimated that an additional 400 jobs will be created indirectly. Some 767 jobs are likely to 

be created both directly and indirectly as a result of the subject development. 

xix. It is concluded that the combination of the substantial positive economic impacts serves to more than 

offset the trading impacts that could be anticipated for a small number of existing and proposed retail 

stores, particularly supermarkets, in the region. Further, the impacts would not threaten the viability of 

any retail facilities. 
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 LOCATION AND COMPOSITION 

This section of the report reviews the regional and local context of the Devonport site in the Devonport Local 

Government Area (LGA) and provides a summary of the proposed development scheme. 

1.1. Regional & Local Context 

i. Devonport is a coastal city located on the north coast of Tasmania, roughly 205 km north of Hobart 

(refer Map 1.1). The City of Devonport serves as the main port of travel by ferry to and from Melbourne. 

ii. The North-West region of Tasmania is generally focused around both north and west coasts of the 

island and includes a number of towns such as Devonport, Burnie and Smithton in the in the north as 

well as Queenstown and Strahan in the west. 

iii. As of 2020, the local resident population of the Devonport LGA was estimated at 25,747 persons. 

iv. Tasmania is known as a significant tourist destination for local and international tourists. The North-

West Region of Tasmania received around 143,000 tourists visits in the 12 months to March 2021, 

down from over 500,000 the previous year. Devonport received visitation of around 48,000 tourists in 

the 12 months to March 2021, down from over 155,000 in the year prior. This significant declined in 

tourism is due to COVID-19 and will likely return to pre-COVID-19 levels over time, with the opening 

of both state and international borders. 

v. Driven by the large tourism numbers, the primary industries of employment within the region include 

accommodation and food service, construction, health care, and education. 

vi. The Devonport site is located on 5 Friend Street, just off the Bass Highway in the suburb of Stony 

Rise, within the Devonport Homemaker Centre precinct (see map 1.2). Key points to note regarding 

the local context of the site include:  

 Devonport Homemaker Centre is provided to the immediate north of the site with major tenants 

including Harvey Norman, BCF, Supercheap Auto, Autobarn, McDonalds and Bunnings.  

 A BP service station is co-located with Devonport Homemaker Centre, just off the Bass Highway 

 There is a small provision of industrial floorspace to the east of the site. 



 

 

Devonport, Tasmania 

Economic Needs Assessment 

September 2021 

10 

vii. Overall, the proposed site enjoys a high-profile location, accessible by two major arterial roads. The 

Devonport site is positioned on the southern side of Bass Highway and as well as servicing current 

and future local residents to the south (e.g. Spreyton, Latrobe, Sheffield and Railton etc.), the site 

would service traffic to and from Devonport’s outer western suburbs. 
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MAP 1.1. DEVONPORT REGIONAL CONTEXT 
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MAP 1.2. DEVONPORT LOCAL CONTEXT 
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1.2. Proposed Development 

i. Plans for the development of the Devonport site have been provided by Tipalea Partners and are 

outlined in Figure 1.1. Key points to note include: 

 The total site comprises over 33,000 sq.m of land with the majority of retail and non-retail 

floorspace provided at the eastern end of the site. 

 There are a number of other sites provided in the immediate area, including to the south and 

west (refer Figure 1.2). The sites indicated on the eastern side of Friend Street, to the south of 

the Devonport site, would also be appropriated locations for complementary retail and non-retail 

floorspace. 

 There would be minimal impact on the provision of large format retail floorspace at the combined 

sites as the zoning for the Devonport site could easily be accommodated on one of the adjacent 

sites which are not large enough to accommodate a supermarket. 

 The site on the western side of Friend Street would be most suited to large format retail uses, 

satisfying any additional demand for floorspace of this type over time. 

 A supermarket of 4,000 sq.m anchors the site along with a freestanding building of 900 sq.m 

provided with access off the car park (refer Table 1.1). 

 A medical centre of 1018 sq.m is proposed to be provided across two levels. Access to the 

medical centre is provided via stairs at the rare or via a lift on the main street. 

 Retail supporting floorspace totals some 1,343 sq.m although this may include some non-retail 

floorspace. This level of supporting floorspace is generally supportable for a centre of this size. 

 A non-retail tenant of 106 sq.m is provided, namely a vet. 

 Access to the site is provided via a single entry/exit point along Friend Street to the west with 

loading dock access provided to the south of the site off Stony Rise Road. 

 A convenient provision of some 373 at-grade car parking is located primarily on the western 

part of the stie and along the edge to the north. This results in a provision of 5.4 car parks per 

100 sq.m of retail floorspace which is in line with the average for supermarket-based shopping 

centres. 

ii. For the purposes of this assessment, the assumed first full year of trading is assumed to be 2023/24 

(i.e., FY2024). 
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TABLE 1.1. DEVONPORT SITE COMPOSITION 

 

Devonport
Category GLA % of

(sq.m) Retail

Majors

Supermarket 4,000 64.1%

Mini-majors 900 14.4%

Retail Specialties

Food Catering 757 12.1%

General Retail 284 4.5%

Retail Services 302 4.8%

Total Retail Spec. 1,343 21.5%

Total Centre - Retail 6,243 100%

Non-retail

Vet 106

Medical Centre 1,018

Total Centre 7,367

Source : Tipalea
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 TRADE AREA ANALYSIS 

This section of the report outlines the trade area likely to be served by the proposed development at the 

Devonport site, including current and projected population and retail spending levels. The socio-economic profile 

of the trade area population is also reviewed. 

2.1. Trade Area Definition 

i. The trade area for Devonport site has been defined considering the following: 

 The scale and composition of the development. 

 The provision of existing and proposed retail facilities throughout the region. 

 Regional and local accessibility 

 The pattern of urban development 

 Significant physical barriers such as rivers and major roads. 

 Visitation patterns to the existing Devonport Homemaker Centre from mobile phone data as 

outlined below, acknowledging that visitation patterns may change with additional retail 

floorspace of a different type (i.e. traditional retail versus large format retail). 

ii. Orbital Insight data has been utilised to examine the existing patterns of visitation to the Devonport 

Homemaker Centre over the period from September 2019 to the end of June 2021. Orbital Insight use 

aggregated mobile phone location data from a variety of high-quality sources, including software 

development kits (SDKs) and mobile advertising SDKs. 

iii. Orbital Insight ingests, interprets and analyses petabytes of geospatial data, including cell phone 

geolocation “pings” all over the world. The data vintage is only a couple of days old from the day it has 

been requested and enables an accurate, current view of the people visiting the location. 

iv. Using the ping data, the place of residence of customers visiting the property can be determined and 

then aggregated into SA1 areas (the smallest available ABS geography). Map 2.1 illustrates the 

percentage of devices by SA1 over the period from September 2019 to the end of June 2021. The 
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dots represent the percentage of customers from each SA1. The larger the dot the larger the 

percentage of customers. 

v. Map 2.2 then shows the monthly visitor density per square kilometre over the same period. The darker 

the shading per SA1, the higher the penetration rate (i.e. customers per 1,000 persons). As shown, 

Devonport Homemaker Centre draws significantly from the Devonport urban area to the north as well 

as from smaller satellite towns surrounding Devonport. 

vi. The total Devonport area has been defined to include the main trade area for the site and two sectors 

representing the remaining Devonport urban area (refer Map 2.3): 

 The main trade area is bounding by the Bass Highway in the north and the Mersey River in the 

east, extending to the south to include the towns of Spreyton and Latrobe. 

 The Devonport east sector extends to the east of the Mersey River, extending some 12 km to 

include the eastern part of the Devonport urban area.  

 The Devonport north sector includes the majority of the Devonport urban area, including the 

town centre, also extending some 9 km to the west along the north coast. 

vii. The definition of the Devonport east and Devonport north sectors is to assist in assessing the total 

level of supermarket facilities in the broader Devonport area. Although, the subject development will 

not draw significantly from these areas, they assist in providing the market for facilities in the 

Devonport City Centre, in particular. 

viii. The defined Devonport area is consistent with most centres across Australia, acknowledging 

overlapping catchments are typical in any retail hierarchy. It is observed in any established population 

area that residents/customers move freely between different shopping facilities depending on choice, 

offer, complementary trip purposes, place of work, place of education, place of recreation and the like.  

ix. It is not unreasonable to expect consumers to make choices about their shopping patterns based on 

these types of criteria and conversely, it is highly unlikely that residents would just undertake shopping 

at their closest facility all of the time. 
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MAP 2.1. DEVONPORT SMKT TOTAL % VISITS, SEPTEMBER 2019 – JUNE 2021 
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MAP 2.2. DEVONPORT SMKT MONTHLY VISITS, SEPTEMBER 2019 –JUNE 2021 
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MAP 2.3. DEVONPORT AREA AND SUBURBS 
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2.2. Total Devonport Area Population 

i. Table 2.1 details the total trade area current and projected population levels by sector. This information 

is sourced from the following: 

 The 2011 and 2016 Census of Population and Housing undertaken by the Australian Bureau of 

Statistics (ABS). 

 New dwelling approvals statistics sourced from the ABS over the period from 2011/12 to 

2020/21 (refer Chart 2.1), which shows new dwelling approvals have averaged 117 per annum 

over the period, with the average over the past five years being 137 (main trade area). 

 Official population projections prepared at the LGA level by the Tasmanian Government 

(Department of Treasury and Finance). 

 Investigations by this office into new residential developments in the region. 

ii. Immigration from overseas forms the largest component of population growth in Australia. There is 

likely to be large impact on Australia’s population growth over the next 2 - 3 years due to the border 

closures and lower immigration as a result of COVID-19. This has been assumed in the population 

projections. 

iii. The total Devonport population is currently estimated at 39,590 (2021) and is projected to increase to 

42,640 by 2041, reflecting an average annual growth rate of 0.4%. 

CHART 2.1. MAIN TRADE AREA NEW DWELLING APPROVALS, 2011/12 – 2020/21 

 

104

76 82

147

78

107
120

145
131

181

0

20

40

60

80

100

120

140

160

180

200

2011/12 2012/13 2013/14 2014/15 2015/16 2016/17 2017/18 2018/19 2019/20 2020/21

Other Dwellings
New Houses

Source: ABS



 

 

Devonport, Tasmania 

Economic Needs Assessment 

September 2021 

23 

TABLE 2.1. DEVONPORT POPULATION, 2011 – 2041 

 
  

Population 2011 2016 2021 2026 2031 2036 2041

Main Trade Area 16,490 17,240 18,190 18,890 19,640 20,390 21,140

Remaining Devonport

• East 6,010 5,790 5,840 5,890 5,890 5,890 5,890

• North 15,730 15,510 15,560 15,610 15,610 15,610 15,610

Total Remaining Devonport 21,740 21,300 21,400 21,500 21,500 21,500 21,500

Total Devonport 38,230 38,540 39,590 40,390 41,140 41,890 42,640

Actual
Average Annual Change (No.) 2011-16 2016-21 2021-26 2026-31 2031-36 2036-41

Main Trade Area 150 190 140 150 150 150

Remaining Devonport

• East -44 10 10 0 0 0

• North -44 10 10 0 0 0

Total Remaining Devonport -88 20 20 0 0 0

Total Devonport 62 210 160 150 150 150

Actual
Average Annual Change (%) 2011-16 2016-21 2021-26 2026-31 2031-36 2036-41

Main Trade Area 0.9% 1.1% 0.8% 0.8% 0.8% 0.7%

Remaining Devonport

• East -0.7% 0.2% 0.2% 0.0% 0.0% 0.0%

• North -0.3% 0.1% 0.1% 0.0% 0.0% 0.0%

Total Remaining Devonport -0.4% 0.1% 0.1% 0.0% 0.0% 0.0%

Total Devonport 0.2% 0.5% 0.4% 0.4% 0.4% 0.4%

Australian Average 1.7% 1.4% 1.3% 1.3% 1.2% 1.1%

All figures as at June and based on 2016 SA1 boundary definition.
Sources : ABS; Tas. Department of Treasury and Finance

Actual Forecast

Forecast

Forecast
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2.3. Socio-economic Profile 

i. Table 2.2 summarises the socio-economic characteristics of the Devonport area population, compared 

with the non-metropolitan Tasmanian and Australian benchmarks. This information is based on the 

2016 Census of Population and Housing. 

ii. Key characteristics to note include: 

 Average income levels are generally slightly lower than the non-metropolitan Tasmania 

averages. 

 Average age of Devonport area residents is in-line with the non-metropolitan Tasmanian 

benchmark, however, is significantly older than the Australian benchmark. The main trade area 

is the youngest across the Devonport area at 41.5 years, compared with 42.3 years. 

 There is a high proportion of home ownership within the main trade area at around 80%. Home 

ownership in the remaining Devonport areas is lower at around 63%. 

 A high proportion of Devonport area residents are Australian born at around 90%. 

 A significant proportion of the population in the main trade area comprise couples with 

dependent children as compared with Devonport north and Devonport east, indicating a 

significant family market who associate strongly with supermarket facilities. 

iii. Table 2.3 outlines the change in socio-economic profile across the Devonport area between the 2011 

and 2016 census, compared with the non-metropolitan Tasmania average. Overall, incomes have 

risen in-line with the average, with average household size also declining due to the aging population. 
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TABLE 2.2. DEVONPORT AREA SOCIO-ECONOMIC PROFILE, 2016 CENSUS 

 
  

Total Non Metro TAS Aust
Characteristic TA East North Devonport Average Average

Income Levels

Average Per Capita Income $30,173 $28,078 $30,050 $29,815 $31,056 $38,500

Per Capita Income Variation -2.8% -9.6% -3.2% -4.0% n.a. n.a.

Average Household Income $72,589 $61,500 $65,062 $67,729 $70,823 $98,486

Household Income Variation 2.5% -13.2% -8.1% -4.4% n.a. n.a.

Average Household Size 2.4 2.2 2.2 2.3 2.3 2.6

Age Distribution (% of Pop'n)

Aged 0-14 17.9% 17.7% 17.1% 17.6% 16.6% 18.0%

Aged 15-19 6.3% 6.4% 6.3% 6.3% 6.2% 6.1%

Aged 20-29 9.6% 11.1% 10.8% 10.3% 10.7% 13.9%

Aged 30-39 10.7% 9.4% 10.6% 10.4% 10.6% 14.1%

Aged 40-49 13.9% 11.8% 12.6% 13.0% 13.1% 13.7%

Aged 50-59 15.2% 13.5% 13.4% 14.2% 15.0% 12.9%

Aged 60+ 26.4% 30.2% 29.2% 28.1% 27.9% 21.3%

Average Age 41.5 42.3 42.7 42.1 42.3 38.9

Housing Status (% of H'holds)

Owner/Purchaser 80.1% 63.7% 63.5% 70.7% 72.6% 67.9%

Renter 19.9% 36.3% 36.5% 29.3% 27.4% 32.1%

Birthplace (% of Pop'n)

Australian Born 91.1% 92.7% 91.8% 91.6% 89.9% 72.9%

Overseas Born 8.9% 7.3% 8.2% 8.4% 10.1% 27.1%

• Asia 1.0% 0.8% 1.7% 1.3% 1.5% 10.7%

• Europe 5.9% 4.6% 4.5% 5.2% 5.7% 8.0%

• Other 2.0% 1.9% 1.9% 2.0% 2.9% 8.4%

Family Type (% of Pop'n)

Couple with dep't children 40.2% 30.8% 34.1% 36.4% 37.6% 45.2%

Couple with non-dep't child. 7.3% 7.8% 6.3% 7.0% 6.7% 7.8%

Couple without children 29.2% 26.8% 24.9% 27.1% 28.0% 23.0%

Single with dep't child. 8.5% 15.2% 13.3% 11.4% 9.7% 8.9%

Single with non-dep't child. 3.5% 3.5% 4.0% 3.7% 3.5% 3.7%

Other family 0.6% 0.7% 0.8% 0.7% 0.8% 1.1%

Lone person 10.7% 15.2% 16.7% 13.7% 13.9% 10.2%

Sources: ABS Census of Population and Housing 2016

Main Remaining Devonport
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TABLE 2.2. DEVONPORT AREA SOCIO-ECONOMIC CHANGES, 2011 – 2016 

 
  

Characteristic 2011 2016 Change (%) 2011 2016 Change (%)

Income Levels

Average Per Capita Income $25,898 $29,815 15.1% $26,927 $31,056 15.3%

Average Household Income $61,781 $67,729 9.6% $64,224 $70,823 10.3%

Age

Average Age 40.3 42.1 4.5% 40.1 42.3 5.6%

Birthplace (% of Pop'n)

Australian Born 90.8% 91.6% 0.8% 89.0% 89.9% 0.9%

Overseas Born 9.2% 8.4% -0.8% 11.0% 10.1% -0.9%

Household Size & Structure

Average Household Size 2.4 2.3 -4.8% 2.4 2.3 -4.4%

Couple with dep't children 38.9% 36.4% -2.6% 40.3% 37.6% -2.7%

Housing Status (% of H'holds)

Owner/Purchaser 71.9% 70.7% -1.2% 73.5% 72.6% -0.9%

Renter 28.1% 29.3% 1.2% 26.5% 27.4% 0.9%

Source: ABS Census of Population and Housing 2011 & 2016

Devonport Area Non Metro TAS
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2.4. Devonport Area Retail Expenditure Capacity 

i. The estimated retail expenditure capacity of the Devonport area population is based on information 

sourced from MDS Market Data Systems. MDS utilises a detailed micro-simulation model of 

household expenditure behaviour for all residents of Australia.   

ii. The MDS model considers information from a wide variety of sources, including the regular ABS 

Household Expenditure Survey, National Accounts Data, Census Data, and other information. 

MarketInfo estimates used in this analysis are based on the 2016 release, benchmarked against the 

latest National Accounts Data, released by the ABS. All figures presented in this report are in constant 

2021 dollars and include GST. 

iii. Chart 2.2 details the per capita retail spending of the total Devonport population as compared with the 

non-metropolitan Tasmania benchmark. Chart 2.3 illustrates the breakdown of per capita retail 

spending by key commodity groups compared with the benchmark. 

iv. Table 2.4 outlines the total retail expenditure levels generated by the total Devonport population, which 

is currently estimated at $550.0 million and is projected to increase at an average annual rate of 

around 1.1% to $678.3 million by 2041 (constant 2020/21 dollars and including GST).  

v. The average annual retail spending growth rate of 1.1% reflects the following: 

 Real growth in retail spending per capita of 0.0% is assumed over the period to 2023, reflecting 

the impact of the COVID-19 pandemic on the economy. From 2024 real growth per capita is 

assumed at 0.5% annually for food retail and 1.0% for non-food retail over the period to 2041. 

 Total Devonport population growth of 0.4% over this timeframe. 

vi. Table 2.5 details the total Devonport traditional retail expenditure generated by key commodity group. 

The largest spending market is food and liquor at $284.9 million, or 51.8% of the total spending market. 

This is the most relevant market for supermarket spending. 
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CHART 2.2. AVERAGE PER CAPITA RETAIL SPENDING, 2020/21 

 
 
CHART 2.3. AVERAGE PER CAPITA RETAIL SPENDING BY COMMODITY GROUP, 
2019/20 
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TABLE 2.4. TOTAL DEVONPORT RETAIL EXPENDITURE, 2021 – 2041 

 

Y/E Total
June Trade Area East North Devonport

2021 254.8 80.3 214.9 550.0

2022 257.1 80.5 215.0 552.6

2023 259.0 80.6 215.2 554.8

2024 262.9 81.3 216.9 561.2

2025 266.9 82.1 218.7 567.7

2026 270.9 82.8 220.4 574.2

2027 275.0 83.5 222.2 580.7

2028 279.3 84.1 223.8 587.2

2029 283.5 84.7 225.5 593.8

2030 287.9 85.4 227.2 600.4

2031 292.3 86.0 228.9 607.2

2032 296.7 86.6 230.6 613.9

2033 301.2 87.3 232.3 620.8

2034 305.7 87.9 234.0 627.7

2035 310.3 88.6 235.8 634.7

2036 315.0 89.2 237.6 641.8

2037 319.7 89.9 239.3 649.0

2038 324.5 90.6 241.1 656.2

2039 329.3 91.2 243.0 663.5

2040 334.2 91.9 244.8 670.8

2041 339.1 92.6 246.6 678.3

Expenditure Growth

2021-26 16.2 2.5 5.5 24.2

2026-31 21.4 3.2 8.4 33.0

2031-36 22.7 3.2 8.7 34.7

2021-36 60.3 8.9 22.7 91.8

Average Annual Growth Rate

2021-26 1.2% 0.6% 0.5% 0.9%

2026-31 1.5% 0.8% 0.8% 1.1%

2031-36 1.5% 0.7% 0.7% 1.1%

2036-41 1.5% 0.7% 0.8% 1.1%

2021-41 1.4% 0.7% 0.7% 1.1%

*Constant 2020/21 dollars & including GST
Source : MarketInfo

Main Remaining Devonport



 

 

Devonport, Tasmania 

Economic Needs Assessment 

September 2021 

30 

TABLE 2.5. TOTAL DEVONPORT RETAIL EXPENDITURE BY KEY COMMODITY GROUP, 
2021 – 2041 

 

Y/E Food & Food H'hold General Retail
June Liquor Catering Apparel Goods Leisure Retail Services

2021 284.9 61.0 43.0 86.3 20.3 39.0 15.5

2022 286.3 61.3 43.2 86.7 20.4 39.1 15.6

2023 287.4 61.6 43.4 87.0 20.5 39.3 15.7

2024 290.0 62.4 44.0 88.3 20.8 39.9 15.9

2025 292.7 63.3 44.6 89.5 21.1 40.4 16.1

2026 295.3 64.2 45.2 90.8 21.4 41.0 16.3

2027 297.9 65.1 45.8 92.1 21.6 41.6 16.6

2028 300.5 66.0 46.5 93.3 21.9 42.1 16.8

2029 303.2 66.9 47.1 94.6 22.2 42.7 17.0

2030 305.8 67.8 47.8 95.9 22.6 43.3 17.2

2031 308.5 68.8 48.4 97.3 22.9 43.9 17.5

2032 311.2 69.7 49.1 98.6 23.2 44.5 17.7

2033 313.9 70.7 49.7 100.0 23.5 45.1 18.0

2034 316.6 71.6 50.4 101.3 23.8 45.7 18.2

2035 319.3 72.6 51.1 102.7 24.1 46.4 18.4

2036 322.1 73.6 51.8 104.1 24.5 47.0 18.7

2037 324.9 74.6 52.5 105.6 24.8 47.6 18.9

2038 327.7 75.6 53.2 107.0 25.1 48.3 19.2

2039 330.5 76.7 53.9 108.5 25.5 49.0 19.5

2040 333.3 77.7 54.7 110.0 25.8 49.6 19.7

2041 336.2 78.8 55.4 111.5 26.2 50.3 20.0

Expenditure Growth

2021-26 10.4 3.2 2.2 4.5 1.1 2.0 0.8

2026-31 13.2 4.6 3.2 6.5 1.5 2.9 1.1

2031-36 13.6 4.8 3.4 6.9 1.6 3.1 1.2

2036-41 14.1 5.2 3.6 7.3 1.7 3.3 1.3

2021-41 51.3 17.7 12.4 25.2 5.9 11.3 4.5

Average Annual Growth Rate

2021-26 0.7% 1.0% 1.0% 1.0% 1.0% 1.0% 1.0%

2026-31 0.9% 1.4% 1.4% 1.4% 1.4% 1.4% 1.4%

2031-36 0.9% 1.4% 1.4% 1.4% 1.4% 1.4% 1.4%

2036-41 0.9% 1.4% 1.4% 1.4% 1.4% 1.4% 1.4%

2021-41 0.8% 1.3% 1.3% 1.3% 1.3% 1.3% 1.3%

*Constant 2020/21 dollars & including GST
Source : MarketInfo
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 COMPETITIVE ENVIRONMENT 

This section of the report provides a summary of the existing and future competitive developments within the 

region, to assist with the assessment of likely trading impacts. Map 3.1 illustrates the major competitive retail 

facilities currently provided within the region, with details of these centres summarised in Table 3.1. 

TABLE 3.1. COMPETITIVE CENTRES 

 
  

Shopfront Dist. From
Centre GLA Anchor Tenants Site

(sq.m) (km)

Sub-Regional Shopping Centres

Devonport City Centre 44,300 3.6

• Devonport Central 13,300 Kmart (5,500), Coles (3,600), Woolworths (3,470)

• Other 31,000 IGA Valley Rd (520), IGA X-Press Oldaker St (400),

Hill Street Grocer (1,452)

Supermarket Based Shopping Centres

Spreyton 2,500 Supa IGA (1,200) 3.0

East Devonport 2,500 Foodworks (575), IGA X-Press (350) 4.9

Latrobe 5,000 Supa IGA (1,250), IGA X-Press (230) 10.9

Sheffield 1,500 IGA Everyday (300) 24.0

Source: Australian Shopping Centre Council Database
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MAP 3.1. DEVONPORT AREA AND COMPETITION 
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3.1. Devonport City Centre 

i. Devonport City Centre is the primary focus of retail facilities in the Devonport area and also serves a 

number of smaller towns such as Sheffield, Spreyton and Latrobe. 

ii. The majority of floorspace is provided in a strip style format typically of smaller city centres in non-

metropolitan locations across Australia. Map 3.2 breaks down the Devonport City Centre into three 

sub-precincts, with Table 3.2 detailing an analysis of retail uses within each sub-precinct. This is based 

on a Street View analysis carried out in October 2021 using Street View imagery from August 2017. 

iii. The major facility is Devonport Central across some 13,300 sq.m of total floorspace, which includes a 

Kmart Discount Department store as well as Coles and Woolworths supermarkets of 3,600 sq.m and 

3,470 sq.m, respectively. These supermarkets are understood to trade strongly. The centre also 

includes a small provision of retail supporting floorspace located adjacent to the Woolworths.  

iv. The main focus for retail shopping is within the Rooke Lane/Stewart Street precinct where there is a 

significant provision of food catering and apparel floorspace. This precinct is also pedestrianised along 

The Mall which extends from Rooke Street to the north, creating a destinational retail precinct that 

residents would still visit frequently to undertake a higher order non-food shop, particularly for apparel 

items. The provision of food catering floorspace throughout this precinct is also on a significantly larger 

scale than would be provided at the Devonport site. Overall, this precinct includes some 117 shops, 

or over half the shops within the Devonport City Centre. 

v. The Best Street precinct is situated to the north-west of the Rooke Lane/Stewart Street precinct and 

includes Devonport Central. This precinct is predominantly focused on non-retail and retail services 

uses with a small provision of food catering floorspace. The William Street precinct is located to the 

west of the Best Street precinct and takes on a similar composition, although there is a higher provision 

of food retail tenants. 

vi. There are also a number of smaller supermarkets and food stores located throughout the Devonport 

City Centre, including: 

 Hill Street Grocer is located to the north of Devonport Central (1,452 sq.m). 

 IGA X-press is provided along Oldaker Street to the west of the Devonport CBA (400 sq.m). 

 On Valley Road is free-standing IGA Devonport (520 sq.m). 

vii. Overall, the Devonport City Centre provides over 44,000 sq.m. of floorspace including over 210 shops. 

The subject development would be much smaller at less than 6,000 sq.m. and around 15 supporting

shops. 
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TABLE 3.2. DEVONPORT CITY CENTRE PRECINCTS 

 
 

Key Category Rooke Ln/Stewart St Best Street William Street Total Devonport

Food Retail 3 2 9 14

Food Catering 26 8 9 43

Apparel 35 2 5 42

Household Goods 7 2 2 11

General Retail 8 1 7 16

Leisure 7 2 3 12

Retail Services 17 6 10 33

Non-retail 14 17 12 43

Total 117 40 57 214

Source: Location IQ Streetview analysis Oct 2021. Streetview imagery Aug 2017.

Devonport City Centre
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3.2. Surrounding Competition 

i. There are a number of small satellite towns in the area surrounding Devonport that support a small 

provision of retail floorspace. The supermarkets in these towns would likely trade at a significant 

premium as there are no convenient full-line supermarket provided outside the Devonport City Centre. 

These include: 

 Spreyton is located some 3 km to the south of the site and includes a Supa IGA of 1,200 sq.m. 

 East Devonport is situated immediately opposite the Devonport City Centre on the eastern side 

of the Mersey River and includes Foodworks of 575 sq.m as well as a small IGA X-press food 

store of 350 sq.m. 

 Latrobe is located to the south east of the site and includes Supa IGA of 1,250 sq.m and a small 

IGA X-press food store of 230 sq.m. 

 Sheffield is situated some 24 km to the south of the site and includes a small IGA food store of 

300 sq.m. 

3.3. Proposed Developments 

i. There are no known proposed retail developments of significance within the Devonport Area. Big W 

has considered Devonport as a potential location in the past and may consider Devonport as a 

potential location in the future given the success of the brand recently. This has not been assumed for 

the purposes of this report. 

3.4. Supermarket Floorspace Provision 

i. A full-line supermarket is typically defined as a supermarket of at least 2,500 sq.m offering a full-range 

of goods across bakery, produce, meat, dry groceries, dairy, fish and the like. Major supermarket chains 

such as Coles and Woolworths typically operate and build new full-line supermarkets of at least 3,200 

sq.m. 

ii. Tables 3.3 and 3.4 provides a summary of the current provision of full-line supermarket floorspace and 

total supermarket across the Devonport area as compared with the Australian benchmark. 

iii. As shown in the following tables, across the Devonport area, the provision of supermarket floorspace 

is currently 305 sq.m per 1,000 persons, which is well below benchmark Australian levels. The provision 

of floorspace is lower in the main trade area at 135 sq.m per 1,000 persons, less than half the national 

average. 
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iv. With the inclusion of a supermarket at the Devonport site, the provision of supermarket floorspace would 

increase to 335 sq.m per 1,000 persons in the main trade area, which is still slightly lower than the 

Australian average (354 sq.m per 1,000 persons). The provision across the total Devonport region would 

be around 397 sq.m per 1,000 persons, in line with the Australian average. 

v. The preferred store size for Woolworths and Coles has increased in recent years, with both chains now 

typically seeking stores of around 3,400 sq.m. The major supermarket chains target a population of 

8,000 – 10,000 persons to support one full-line supermarket and will locate across a wide variety of 

centres including neighbourhood, sub-regional and regional centres, as well as free-standing locations.  

vi. The main trade area at in excess of 18,000 persons could support 1 - 2 full line supermarkets, with no 

full-line supermarkets currently provided. The broader Devonport area – including the east and north 

sectors with a combined population of 37,000 persons – could support 4-5 full line supermarkets, with 

only 2 currently provided. 

TABLE 3.3. DEVONPORT FULL-LINE SUPERMARKET PROVISION, 2020/21 

 
TABLE 3.4. DEVONPORT SUPERMARKET PROVISION, 2020/21 

 

Trade Area No. of GLA 2021 GLA per
Sector Supermarkets* (sq.m) Population 1,000 persons

Main Trade Area 0 0 18,190 0
Remaining Devonport

• East 0 0 5,840 0
• North 2 7,070 15,560 454
Total Remaining Devonport 2 7,070 21,400 330
Total Devonport 2 7,070 39,590 179

* Defined as 2,500 sq.m or larger

Trade Area No. of GLA 2021 GLA per
Sector Supermarkets* (sq.m) Population 1,000 persons

Main Trade Area 2 2,450 18,190 135
Remaining Devonport

• East 1 575 5,840 98
• North 3 9,042 15,560 581
Total Remaining Devonport 4 9,617 21,400 449
Total Devonport 6 12,067 39,590 305

Australian Average 354

* Defined as 500 sq.m or larger
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3.5. Summary 

i. Devonport includes a significant city centre which caters to the food and non-food shopping needs of 

residents across the Devonport area. 

ii. Devonport Central includes a Kmart Discount Department store as well as Coles and Woolworths 

supermarkets of 3,600 sq.m and 3,470 sq.m, respectively. These supermarkets are understood to 

trade strongly. 

iii. The Devonport City Centre is a destinational retail precinct that residents would still visit frequently to 

undertake a higher order non-food shop, particularly for apparel items. 

iv. The provision of supermarket floorspace across the Devonport area is currently 305 sq.m per 1,000 

persons, well below benchmark levels. The provision of floorspace is lower in the main trade area at 

135 sq.m per 1,000 persons, less than half the national average. 
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 ASSESSMENT OF RETAIL POTENTIAL 

This section of the report considers the level of supportable retail floorspace and likely sales potential for the 

Devonport site as well as the likely trading and other impacts that can be anticipated following the construction 

of the proposed development. 

4.1. Sales Overview 

i. To assess the potential economic benefits and impacts that may arise from the development of the 

proposed Devonport Supermarket, the sales level which the development is projected to achieve is 

outlined. 

ii. The sales performance of any retail facility, be it an individual store or a collection of stores provided 

in a shopping centre or precinct, is determined by a combination of the following critical factors: 

 The composition and quality of the facility, including the major trader or traders; the mix of 

supporting shops; centre layout and configuration; ease of accessibility and parking; and the 

overall feel of the centre. 

 The size of the available catchment which the facility serves. 

 The location and strength of competitive retail facilities. 

4.2. Methodology 

i. Assessing a proposed retail development fundamentally requires an understanding of a variety of 

factors and methodologies, including: 

 Retail turnover; 

 Market shares; 

 Retail supply, demand and impacts. 

ii. Location IQ adopt an evidence-based model that has been tested and refined over more than 10 years 

and across a range of clients. The model uses all available data, including the Location IQ proprietary 

database of supermarket and shopping centre tenant size and sales figures. 
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iii. Location IQ has undertaken more than 100 retail needs assessments/economic impact assessments 

in Australia over the last decade, adopting a similar methodology as presented in this report for the 

high-level overview of retail demand. A range of other property consulting firms also adopt the 

approach outlined by Location IQ. 

4.3. Supermarket Sales Potential 

i. The proposed supermarket at the site will be 4,000 sq.m in size. Supermarkets generate sales 

primarily from the food and groceries market, as discussed and measured in Section 2 of this report.  

ii. Table 4.1 details the potential for supermarkets in the defined trade area taking into account the 

proposed supermarket at the Devonport site. The calculations in this Table go through a series of 

steps, commencing with the available expenditure that is of relevance to supermarkets, namely food 

and grocery spending; assessing the share of expenditure which all supermarkets are likely to achieve; 

and then concluding with the likely sales which Devonport area supermarkets can expect to generate. 

iii. Forecast sales are detailed, noting that supermarkets are defined as grocery and dry goods stores of 

at least 500 sq.m. Smaller foodstores less than 500 sq.m are excluded from this analysis.  

iv. The assessment detailed in Table 4.1 is based on the experience of many comparable analyses in 

locations throughout Australia, as follows: 

 For the Devonport area defined earlier in this report, the total food and grocery spending market 

is estimated at $246.1 million for the year to June 2021. The food and grocery spending market 

for the Devonport area population is projected to increase to $250.5 million by 2023/24 and 

further to $280.6 million by 2035/36 (constant 2021 dollars).  

 Typically, in Australia, approximately 70% - 75% of food and grocery expenditure is directed to 

supermarkets, not including small corner stores, convenience stores and milk bars. This ratio 

varies from location to location depending on the provision of such facilities and the socio-

economic profile of the trade area population. In the defined Devonport area, the proportion of 

food and grocery spending directed to supermarkets is currently estimated at 70.0% and is 

(conservatively) not estimated to increase over the forecast period, even allowing for new 

supermarkets. Typically, there would be an allowance for an increase in this figure as additional 

supermarkets in an area generate a higher propensity for residents to shop at supermarkets.  

 The next step in the analysis is to estimate the likely proportion of food and grocery expenditure 

which can be retained by Devonport area supermarkets; specifically in this case, the proportion 

of expenditure that can be retained by the proposed supermarket at the Devonport site as well 



 

 

Devonport, Tasmania 

Economic Needs Assessment 

September 2021 

41 

as other existing supermarkets, as compared with spending directed to supermarkets beyond 

the Devonport area. 

 Assuming the proposed Devonport supermarket, the level of retained spending is projected to 

increase from 90% across the Devonport area to 95% in 2023/24.  

 Additionally, supermarket sales are likely to be attracted from beyond the defined Devonport 

area, reflecting the convenient location of the site.  

v. The steps detailed above generate the annual estimates of food and grocery spending available to 

supermarkets within the Devonport area, projected to increase from $171.3 million currently to $184.0 

million in 2023/24.  

vi. Finally, to estimate the total likely sales volume available to Devonport area supermarkets, additional 

components of sales (other than food and grocery) are taken into account, the major component of 

which is general merchandise and non-food items. Non-food items typically generate around 6% of 

total store sales for modern supermarket chains. On this basis, the total volume of sales available is 

estimated to increase from $182.2 million currently to $195.8 million in 2023/24. 

vii. The proposed supermarket at the Devonport site is projected to achieve sales of $41.1 million at over 

$10,000 a square metre, representing a very strong sales level.  

viii. Further, other supermarkets within the trade area continue to trade at strong levels. 
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TABLE 4.1. DEVONPORT SUPERMARKET TRADE AREA SUPERMARKET ANALYSIS, 
2021 TO 2036 

 

  

2021 2024 2026 2031 2036

Total Food & Grocery (F&G) Spending

Devonport Main Trade Area 113.0 116.4 124.0 127.2 137.1

Remaining Devonport

• East 37.2 37.6 38.7 39.1 40.3

• North 95.9 96.5 99.1 100.1 103.2

Total Remaining Devonport 133.1 134.1 137.9 139.2 143.5

Total Devonport 246.1 250.5 261.8 266.4 280.6

F&G Spending to Supermarkets

Devonport Main Trade Area (@ 70%) 79.1 81.5 86.8 89.0 96.0

Remaining Devonport

• East (@ 70%) 26.1 26.3 27.1 27.4 28.2

• North (@ 70%) 67.1 67.6 69.4 70.1 72.2

Total Remaining Devonport (@ 70%) 93.2 93.9 96.5 97.5 100.4

Total Devonport (@ 70%) 172.3 175.4 183.3 186.5 196.4

F&G Spending Retained by TA Smkts

Devonport Main Trade Area (@ 90% incr. to 95% in 22/23) 71.2 77.4 82.4 84.6 91.2

Remaining Devonport

• East (@ 90% incr. to 95% in 22/23) 23.5 25.0 25.8 26.0 26.8

• North (@ 90% incr. to 95% in 22/23) 60.4 64.2 65.9 66.6 68.6

Total Remaining Devonport (@ 90% incr. to 95% in 22/23) 83.9 89.2 91.7 92.6 95.4

Total Devonport (@ 90% incr. to 95% in 23/24) 155.1 166.6 174.1 177.2 186.6

F&G Sales from Beyond TA (@ 9.5%) 16.2 17.4 18.2 18.6 19.5

Total F&G Sales for TA Smkts 171.3 184.0 192.4 195.7 206.1

General Merchandise Sales (@ 6%) 10.9 11.7 12.3 12.5 13.2

Total TA Smkt Sales 182.2 195.8 204.6 208.2 219.3

Smkt Floorspace in TA (sq.m)** 12,067 16,067 16,067 16,067 16,067

Average Trading Level ($/sq.m) 15,102 12,186 12,736 12,960 13,647

Distribution of TA Smkt Sales

Devonport Smkt 0.0 41.1 43.4 44.4 47.4

Other TA Supermarkets** 182.2 154.7 161.2 163.8 171.9

Total TA Smkt Sales 182.2 195.8 204.6 208.2 219.3

*Constant 2020/21 dollars & including GST
**Existing supermarket in TA as at October 2021

Financial Year
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4.4. Total Retail Sales Potential 

i. Table 4.2 shows total retail forecast sales for the Devonport site, including for the supermarket as 

outlined previously, and other retail floorspace, including mini-majors. 

ii. Assuming a ‘maximum sales’ scenario, whereby all supporting shop floorspace is occupied by retail 

tenants outside the supermarket, total retail forecast sales are $48.5 million. 

TABLE 4.2. DEVONPORT SUPERMARKET FORECAST SALES, 2023/24 

 

4.5. Sales Impacts 

i. This sub-section of the report outlines the likely sales impacts on competitive retail facilities because 

of the opening of the retail component of the proposed Devonport site. 

ii. It is important to note that impacts outlined in this report are indicative as it is difficult to precisely 

project the sales impact of the opening of a new store/centre on existing retail facilities. Several factors 

can influence the impact on individual centres/retailers, including but not limited to: 

 Refurbishment/improvements to existing centres. 

 Expansions to existing centres. 

 Loyalty programs of existing retailers. 

 The existing centre mix and how it competes with the proposed development. 

iii. For all these reasons and other similar factors, sales impacts outlined in this report should be used as 

a broad indication. 

iv. The following factors are typically considered when assessing the potential impacts of a new 

supermarket-based development on each existing facility or centre:  

 The distance of the (impacted) centre, by road, from the proposed development.  

Tenant/ GLA
Category (sq.m) ($'000) ($/sq.m)

Supermarket 4,000 41,084 10,271

Mini-majors 900 2,250 2,500

Other Retail 1,343 7,387 5,500

Total Retail 6,243 48,471 7,764

*Inflated dollars & Including GST

Forecast Sales*
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 The size of the centre, in terms of total retail floorspace.  

 The amount of supermarket floorspace, and brands of these supermarkets. 

 The quality of offer and unique attributes including 24 hour trade etc.  

 The role and function of the centre.  

 Relative accessibility and convenience compared with the proposed retail development.  

 The estimated performance of the centre (in current sales) and future performance (in the 

impact year), accounting for any future developments in the region that may also impact on the 

future sales of existing centres.  

 The share of available expenditure which the centre attracts from the identified trade area of 

the proposed development. A centre may not be situated in the identified trade area of the 

proposed development, but its trade area may extend to include parts, or all, of the trade area. 

For example, the trade area for large regional shopping centres typically includes circa 250,000 

persons. Such a trade area is likely to include (partially or completely) trade areas for 

surrounding smaller convenience-based centres, sub-regional centres, retail strips and stand-

alone supermarkets.  

v. The following key principles are then relied on when assessing the dollar (and percentage) impacts 

that are likely to be absorbed by existing facilities/centres:  

 The greatest impacts are typically absorbed by the closest comparable centres. For example, 

a new or expanded Woolworths supermarket is generally likely to impact the closest nearby 

Woolworths supermarket to the greatest extent, followed by impacts on other comparable 

supermarkets (e.g. Coles), and at the lower end of the spectrum, smaller scale 

supermarkets/foodstores, which serve much more limited roles. 

 Impacts on smaller local supermarkets/foodstores tend to be smaller in scale, as these stores 

normally attract a lower market share of available trade area expenditure and perform a different 

role and function within the hierarchy, often serving the local walkable catchments surrounding 

them, and/or serving more specialised/discerning needs (e.g. a smaller IGA).  

vi. Table 4.3 outlines projected sales impacts from the proposed Devonport Supermarket development. 

The steps involved in assessing the sales and impacts on competitive centres are presented as 

follows: 

 Step 1 - Estimate sales levels for existing centres in the 2020/21 financial year. Existing sales 

for all centres outlined are based on: 
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 Expert opinions formed through qualitative consideration of factors including location, 

catchment, brand and infrastructure (our experience);  

 Multiple visits to the region over the last 10 years; 

 Actual data that includes publicly available information and Location IQ proprietary data 

(acquired from various retail clients and similar).  

For centres where actual data was not available, the current sales levels are conservatively 

estimated. Retail supporting shop floorspace sales productivity levels of $5,000 - $6,000 per 

sq.m have been applied on average, which is well below (conservative) reported benchmark 

levels as follows: 

 Supermarket based shopping centres: $8,491 per sq.m (Urbis Retail Averages). 

 Sub-regional shopping centres: $8,761 per sq.m (Urbis Retail Averages). 

 Regional shopping centres: $10,693 per sq.m (Urbis Retail Averages). 

This means that sales could well be higher at these centres, and as a result, impacts would be 

lower in percentage terms. 

 Step 2 - Forecast sales are presented for existing and proposed developments in 2023/24, the 

first full year of trading for the proposed Devonport site. These projections also allow for retail 

market growth and are presented in constant 2021 dollars (i.e. excluding inflation). 

 Step 3 - Outline the change in sales at each centre in 2023/24 because of the redevelopment 

of the Devonport site. Again, all sales are expressed in constant 2021 dollars. 

 Step 4 - Show the impact on sales in 2023/24, both in dollar terms and as a percentage of 

sales.  

vii. Generally, retail trading impacts between -10% - 15% are considered by the industry to be high but 

acceptable (particularly with high trading supermarkets as exists in the surrounding region), with 

impacts less than 10% considered relatively moderate, and impacts less than 5% generally considered 

minor/negligible. Other factors such as trading performance, expansions/refurbishments of centres, 

potential loss of services to the community, expected growth, and overall net community benefit should 

be considered. 

viii. The key information outlined in Table 4.3 is summarised as follows: 

 Projected sales from the proposed Devonport site are $48.5 million in 2023/24.  
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 The largest impact in dollar terms would be on Devonport Central at $28.1 million or 18.5%, 

however, it is understood that the existing Woolworths and Coles supermarkets trade strongly. 

Both supermarket would still trade at above the Australian average should a supermarket open 

at the Devonport site. Further the main shopping mall along Rooke Street will not be impacted 

to any great degree given its focus on food catering and apparel. The overall Devonport City 

centre at over 40,000 sq.m and 210 shops will remain the focus for retailing in the broader 

Devonport area. 

 The impact on Spreyton is also projected to be 15%, or $3.4 million. Again, this is based on the 

assumption that Supa IGA at Spreyton currently achieves strong sales and would continue to 

achieve above average sales should a supermarket be developed at the Devonport site. This 

store also includes Australia Post and a news agency. 

 The only other impact above 10% is assumed to fall on retail facilities at Latrobe. This impact is 

projected to be 17.5%, or $4.3 million, the majority of which would fall on the high trading Supa 

IGA supermarket. 

 Smaller percentage impacts are projected on a range of retail precincts including facilities 

elsewhere within the Devonport area at the East Devonport and Sheffield. 

ix. Overall, the proposed Devonport development would not impact on the viability or continued operation 

of any existing centre within the Devonport area, despite the significant impacts in percentage terms. 

The large impacts generally result from supermarkets in the area achieving sales significantly higher 

than the Australian average. These supermarkets would likely still achieve sales at above average 

productivity should a supermarket-based shopping centre be developed at the Devonport site. 

x. Given these projected impact levels, the viability of any centres or precincts would not be threatened. 

Further, all centres would benefit from population and spending growth in the surrounding region, 

which will ameliorate impacts over time. 

xi. In addition, the proposed development is assumed to include around 10-15 additional supporting 

shops. Residents will continue to frequent other centres/shops in the surrounding area for a variety of 

tenants that are not likely to be provided as part of the proposed development. The projected impacts 

on these businesses, the majority of which do not compete directly with a supermarket, would 

therefore be limited. 

xii. In summary, all sales impacts across the identified centres are acceptable considering the high trading 

nature of existing supermarkets in the area, and when considered in the context of the size, 

performance and function of surrounding centres, would not result in a material reduction of retail 

service provision. The proposed Devonport development would add to the range of services in the 

region. 
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TABLE 4.3. DEVONPORT SUPERMARKET PROJECTED IMPACTS, 2021 – 2024 

 
  

Estimated
Unit 2021 Pre Dev. Post Dev. $M %

Devonport Site $M n.a. n.a. 48.5 n.a. n.a.

Devonport City Centre

Total Devonport $M 326.4 334.9 299.5 -35.5 -10.6%

• Devonport Central $M 148.3 152.1 124.0 -28.1 -18.5%

• Other $M 178.1 182.8 175.5 -7.3 -4.0%

Supermarket Based Centres

Spreyton $M 22.1 22.7 19.3 -3.4 -15.0%

East Devonport $M 16.0 16.4 14.7 -1.6 -10.0%

Latrobe $M 23.8 24.4 20.1 -4.3 -17.5%

Sheffield $M 5.0 5.1 4.6 -0.5 -10.0%

*Constant 2020/21 dollars & including GST
¹ Proposed centres and expansions assumed to be trading for a full year by FY2024

Projected 2024 Impact 2024
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4.6. Employment and Consumer Impacts 

i. The development of the proposed Devonport site would result in a range of important economic 

benefits which will be of direct benefit to the local community. These key positive employment and 

consumer impacts include: 

 The provision of a wider range of retail facilities near residents’ homes. 

 Increased convenience, choice and price competition for residents. 

 Improved customer amenity, design, and aesthetic for the local residents by way of a new and 

modern development. 

Ongoing Employment Generation 

 Table 4.4 summarises the projected level of ongoing employment likely to be generated by the 

retail components of the Devonport site. The employment benchmarks (jobs per 1,000 sq.m) 

used to calculate the indicative total jobs generated is based on typical floorspace and 

employment yield benchmarks. 

 The retail component of the development is projected to employ around 301 additional persons 

over and above existing levels. 

 Taking a conservative view and allowing for an estimated 10% of the total increase to be 

because of reduced employment at existing facilities, net additional jobs are estimated at 288 

across both components. 

 Based on Average Weekly Earnings data released by the ABS for May 2021 (Cat. 6302.0), the 

additional retail permanent employees would earn combined total salary/wages of $11.3 million 

for retail workers at the site. 

Construction 

 Construction of the Devonport site is indicated to incur total capital costs of some $20 million, 

generating significant employment within the construction and associated industries during the 

development of the project. 

 By using the appropriate ABS Input/Output Multipliers that were last produced in 1996/97 and 

a deflated estimated total capital cost of construction of $11.3 million (i.e. in 1996/97 dollars 

reflecting the year in which the Input/Output Multipliers apply), it is estimated that the 

construction period of the proposed retail and commercial component would directly create 

some 79 full-time, part time and temporary jobs over the development timeline (refer Table 4.5). 
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Multiplier Effect 

 Overall, the retail and non-retail component of the subject development is estimated to directly 

generate 367 jobs, including (refer Table 4.6): 

— Ongoing Employment from Planned Floorspace: 288 jobs 

— Construction Phase: 79 jobs 

 In addition to this direct employment, multiplier effects will flow through the local economy and 

indirectly generate additional employment opportunities through ancillary businesses/suppliers 

that support the development and services, as well as additional consumption expenditure by 

workers employed within the precinct (spending wages). 

 Again, by using the appropriate ABS Input/Output Multipliers that were last produced in 1996/97 

and adjusting for inflationary and other changes to present, it is estimated that an additional 400 

jobs will be created indirectly. 

ii. Overall, some 767 jobs are likely to be created both directly and indirectly as a result of the subject 

development. 
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TABLE 4.4. ONGOING EMPLOYMENT GENERATING FLOORSPACE 

 
 
TABLE 4.5. CONSTRUCTION GENERATED EMPLOYMENT 

 
  

Total
Floorspace Employm. per Indic. Total Net

Component (sq.m) 1,000 sq.m Jobs Increase1

Retail

Supermarket 4,000 50.0 200 180

Mini-majors 900 22.5 20 18

Retail Specialty Shops 1,343 60.0 81 73

Total Retail 6,243 301 271

Complementary Non-retail

Non-retail Shopfronts 106 40.0 4 4

Medical Suites 1,018 15.0 15 14

Total Complementary Non-retail 1,124 20 18

Total 7,367 320 288

1. Indicates the estimated number of net additional ongoing jobs as a result of the proposed development
Source : Australian National Accounts: Input-Output Tables 1996-97

Employment Potential

Metric Total

Estimated Capital Costs of Construction

Estimated Capital Costs 2020/21 ($M)* $20.0

Estimated Capital Costs 1996/97 ($M) $11.27

Direct Employment Generation

Construction Jobs per $1 million (2018/19) 3.94

Total Construction Jobs1 79

Source : Australian National Accounts: Input-Output Tables 1996-97
Employment totals include both full-time and part-time work. Indicates the estimated number of jobs over the life 
of the construction project plus ongoing multiplier effects, for the equivalent of one year
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TABLE 4.6. ESTIMATED TOTAL EMPLOYMENT GENERATED 

 

Est. Net Employment Employment Total
Metric / Category Increase1 Multiplier Effects Employment

Ongoing Employment from Planned Floorspace

Retail 271 257 528

Complementary Non-retail 18 17 34

Total 288 274 562

Construction Phase

Direct Employment Generation 79 126 205

Net Additional Employment 400 767

Source: Frasers Property Australia
1. Net increase includes an allowance for reduced employment levels at impacted centres estimated at 10% of the total increase
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 NON-RETAIL POTENTIAL 

This section of the report provides a brief overview of the potential for non-retail facilities at the Devonport site 

and surrounding precinct overall, including childcare, medical and gyms. 

5.1. Childcare 

i. There are a range of early childhood education and care services available to Australian children, 

including childcare centres (long day care), family day care, outside school hours care and occasional 

care. Childcare centres are the largest component of the childhood education & care services market, 

making up 58%. 

ii. Childcare centres provide care for children under school age (up to 6 years of age) within facilities 

built (or adapted) for early childhood education and care services. Childcare centres can offer all-day 

or part-time care and can be operated by private operators, community and non-profit organisations. 

iii. Childcare centres serve varying catchments that can range from 20,000 – 100,000 persons, 

depending on a range of factors. 

iv. There are three centre based childcare providers in the area, including the following: 

 Miandetta Children's Centre is located some 1.8 km to the east of the site and has 99 places 

available with limited to no vacancies. 

 Roseberry House Early Learning Centre Devonport is situated 1.1 km to the north east of the 

site and has limited vacancies. 

 Malangenna Children's Centre is provided 2.0 km to the north of the site adjacent to Tasmania 

TAFE and would largely serve students attending that facility. Vacancies are available. 

v. The two closest childcare centres to the site both have limited to no vacancies suggesting there may 

be demand for additional childcare facilities in the area. 

vi. Co-locating childcare facilities with retail and other non-retail facilities at the site would increase the 

destinational appeal of the precinct and generate a higher level of traffic around the site (e.g. parents 

visiting when dropping off/picking up their children).  
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vii. Childcare centres are large floorspace users, requiring a minimum of 3.25 sq.m of unencumbered 

indoor space and 7 sq.m of unencumbered outdoor space per child. While facilities can vary in size, 

they are often in-excess of 1,000 sq.m (not including play areas and car parking), depending on 

location. 
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MAP 5.1. DEVONPORT CHILDCARE 
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5.2. Gyms 

i. There are many sizes and forms of gyms provided throughout Australia as follows: 

 The well-known brand health clubs such as Fitness First and Virgin Active typically operate 

large sized gyms of around 1,000 sq.m and serve a catchment of approximately 50,000 – 

70,000 persons. Local gyms are typically around 200 sq.m in size and serve a catchment of 

around 10,000 persons. 

 Memberships generally account for around half of a gym’s total revenue stream. Based on a 

2015 survey conducted by Fitness Australia, 60% of gyms had less than 1,000 members, while 

the largest gyms (with over 5,000 memberships) made up just 6%.  

ii. Across Australia, there are typically 8 - 10 national or similar branded gyms provided for every 100,000 

persons. 

iii. The only significant nationally branded gym in the area is F45 and Zap fitness, both of which are 

provided to the north in the Devonport City Centre. A range of other independent health facilities are 

also provided across Devonport. 

viii. There is solid potential for additional gym facilities at the Devonport site which could accommodate a 

national gym operator. In addition, the site has a number of attributes which would appeal to 

prospective gym operators, including: 

 Excellent exposure and regional accessibility. 

 Convenience of the site including being co-located with other convenience uses. 

 Ability to accommodate larger floorspace requirements. 

  



 

 

Devonport, Tasmania 

Economic Needs Assessment 

September 2021 

56 

MAP 5.2. DEVONPORT GYMS 
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5.3. Medical 

i. ‘Medical centre’ is a term used for a collection of medical services provided at the same site, typically 

including General Practitioners (GPs) and other services such as a pharmacist, pathology, and the 

like.  

ii. Typically, successful medical centres are situated within high-profile locations, either along main roads 

or within proximity to a retail/commercial centre or transport node. Thereby facilities receive maximum 

exposure to passing traffic, but more importantly, are easily recognisable and accessible for the 

surrounding population.  

iii. It is important for medical precincts and clinics to provide an adequate number of facilities, including 

key tenants such as a doctor, dentist, chemist and physiotherapist, enabling a one-stop medical 

destination and serving a wide region with suitable facilities.  

iv. Medical centres can range in size from 250 sq.m – 1,000 sq.m (depending on the number of doctors 

and services offered) and often co-locate with complementary allied health (physio, pathology, etc), 

wellbeing or community facilities. 

v. The only medical centre provided outside the Devonport City Centre is Valley Road Medical Centre 

located adjacent to Tasmania TAFE, some 2.0 km to the north. The centre includes four doctors and 

only includes GP services. 

vi. An opportunity exists to provide a larger medical facility with a more diverse range of medical uses. 

Incorporating such uses within a precinct can also result in increased destinational appeal and dwell-

time and drive activity at the site during periods which are typically quieter. Other more intangible 

benefits include developing a sense of safety and relaxation amongst customers/patrons. 
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MAP 5.3. DEVONPORT MEDICAL 
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 NEEDS ANALYSIS 

The final section of this report summarises the key conclusions of the impact analysis for the proposed 

Devonport site development. 

‘Need’ or ‘Community Need’ in a planning sense is a relative concept that refers to the overall wellbeing of a 

community. A use is needed, for example, if it would, on balance, improve the services and facilities available 

in a locality. The reasonable demands and expectations of a community are important, therefore, in assessing 

need. 

Several important factors that relate to need, particularly economic need, include: 

 Population and supermarket demand 

 Consumer trends 

 Location 

 Impacts on existing retail facilities 

 Impacts on retail hierarchy 

 Net community benefits 

6.1. Population and Retail Floorspace Demand 

i. The proposed Devonport site main trade area population is over 18,000 persons. This sector alone 

would support 1 – 2 full-line supermarkets, with a full-line supermarket provided for every 8,000-10,000 

persons. The Devonport population would add to demand.  

ii. The proposed development would add around 6,000 sq.m of retail floorspace. Substantial other retail 

demand would be catered for at other centres, particularly for the non-food needs of the Devonport 

population which would primarily still be served by higher order non-food retail facilities in the 

Devonport City Centre. 

iii. The major component of any convenience facility would be a supermarket, serving the daily and 

weekly needs of surrounding residents. The proposed supermarket would therefore result in an 

increased level of facilities and services available to the local community. 
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6.2. Consumer Trends 

i. Retail facilities in Australia, such as the proposed development, play fundamental roles in the 

economies of Australia’s metropolitan areas, having developed around the need to meet consumer 

demand. The nature of consumer demand continues to develop and evolve, reflecting social changes 

within society, such as: 

 Increasing time pressures on working families.  

 Population and income growth.  

 The evolution of new retail formats and traders.  

 Competitive retail developments and precincts.  

ii. The demands of retailers, as well as consumers, combine to add pressure for additional retail 

floorspace in existing retail precincts.  

iii. There is a strong need for supermarket facilities within close proximity to the homes of Devonport area 

residents, with consumers visiting supermarkets two to three times a week on average. 

iv. Over the past decade, there has been an increasing trend towards convenience shopping. This trend 

has been largely driven by broader social trends that have resulted in consumers becoming more time 

poor, such as longer working hours and an increase in the number of women in the labour force. 

v. Time pressures are ranked at the top of the list of issues that consumers face when undertaking their 

regular food and grocery shopping. As a result, there is growing demand for convenience shopping 

facilities to meet the needs of local residents.  

vi. The proposed development, including a supermarket, supporting shops, and complementary non-

retail facilities, along a major road would be highly convenient for local families and passing traffic. 

6.3. Location 

i. The proposed Devonport site development would enjoy a high-profile which would be very convenient 

and easily accessible for the local population and passing traffic. The Bass Highway is a major 

connector Road in the region. 

ii. The proposed development would generate a significant increase in economic activity by providing a 

supermarket that would anchor the precinct and a small provision of supporting shops. A number of 

new jobs would also be generated. 
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6.4. Impacts on Existing and Proposed Retailers 

i. The analysis of impacts provided in the previous section of this report shows the projected impacts on 

other retailers throughout the area from the proposed development would not threaten the viability or 

continued operation of any centre/precinct. 

ii. The largest impact in dollar terms would be on Devonport City Centre at $34.7 million or 11.0%. The 

majority of this impact will be on supermarkets at Devonport Central, however, it is understood that 

the existing Woolworths and Coles supermarkets trade strongly. Both supermarkets would still trade 

at above the Australian average should a supermarket open at the Devonport site. Further the main 

shopping mall along Rooke Street will not be impacted to any great degree given its focus on food 

catering and apparel. The overall Devonport City centre at over 40,000 sq.m and 210 shops will remain 

the focus for retailing in the broader Devonport area.  

iii. The impact on Spreyton is also projected to be 15%, or $3.4 million. Again, this is based on the 

assumption that Supa IGA at Spreyton currently achieves strong sales and would continue to achieve 

above average sales should a supermarket be developed at the Devonport site. This store also 

includes Australia Post and a news agency. 

iv. The only other impact above 10% is assumed to fall on retail facilities at Latrobe. This impact is 

projected to be 15%, or $5.4 million, the majority of which would fall on the high trading Supa IGA 

supermarket. 

v. Smaller percentage impacts are projected on a range of retail precincts including facilities elsewhere 

within the Devonport area at the East Devonport and Sheffield. 

vi. Overall, the proposed Devonport development would not impact on the viability or continued operation 

of any existing centre within the Devonport area, despite the significant impacts in percentage terms. 

The large impacts generally result from supermarkets in the area achieving sales significantly higher 

than the Australian average. These supermarkets would likely still achieve sales at above average 

productivity should a supermarket-based shopping centre be developed at the Devonport site. 

vii. Given these projected impact levels, the viability of any centres or precincts would not be threatened. 

Further, all centres would benefit from population and spending growth in the surrounding region, 

which will ameliorate impacts over time. 

viii. In addition, the proposed development is assumed to include around 10-15 additional supporting 

shops. Residents will continue to frequent other centres/shops in the surrounding area for a variety of 

tenants that are not likely to be provided as part of the proposed development. The projected impacts 

on these businesses, the majority of which do not compete directly with a supermarket, would 

therefore be limited. 
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ix. In summary, all sales impacts across the identified centres are acceptable considering the high trading 

nature of existing supermarkets in the area, and when considered in the context of the size, 

performance and role and function of surrounding centres, would not result in a material reduction of 

retail service provision. The proposed Devonport development would add to the range of services in 

the region. 

6.5. Impacts on Retail Hierarchy 

i. The proposed development will provide additional choice and competition for convenience-based 

retail within the region. 

ii. The proposed development is not assumed to include a large provision of supporting shops and as 

such residents will continue to frequent other centres/shops in the surrounding area. Projected impacts 

on these businesses are likely to be limited, given the supermarket and associated supporting shops 

would primarily serve a convenience-based role in the retail hierarchy. 

iii. Residents of the region should be provided with a wide range of food and grocery items within 

proximity to their homes. The proposed Devonport site development would provide a key anchor 

tenant that would benefit most shopfronts in the immediate areas by increasing the ability of the 

population to shop locally, while not impacting the future viability of any existing shopping centres. 

iv. In addition, increased competition between supermarkets is beneficial to consumers and will not 

adversely affect the balance of the centre hierarchy. 

v. The Devonport City Centre is the primary focus for retail facilities in the Devonport area as it contains 

a number of convenience based and higher order retail facilities including supermarkets, a discount 

department store and a significant provision of non-food supporting retail floorspace. A supermarket-

based development at the Devonport site would not impact the standing of retail facilities in the 

Devonport City Centre as residents would still need to visit to undertake a non-food based shop i.e. 

for apparel. 

6.6. Net Community Benefits 

i. It is the conclusion of this report that a substantial net community benefit would result from the 

development of the proposed Devonport site. Offsetting the trading impacts on some existing retailers 

there are very substantial positive impacts including the following: 

 Significant improvement in the range of retail facilities that would be available to residents.  

 The proposed development would improve choice of location and allow for price competition. 
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 A reduction in the need for local residents to travel further afield for their supermarket and 

convenience-based shopping needs. The additional customer flows created through retained 

spending within the Devonport area would positively impact on the existing retail facilities within 

the local retail precinct. 

 The proposed development would include a limited provision of retail supporting shops. 

Residents will continue to frequent other centres/shops in the surrounding area, for a broader 

retail selection. In addition, the proposed retail supporting floorspace will provide greater choice 

for residents of Devonport and the surrounding suburbs. 

 The creation of additional employment which would result from the project, both during the 

construction period, and more importantly, on an ongoing basis once the development is 

complete and operational. In total, some 738 jobs are likely to be created both directly and 

indirectly from the proposed development. This includes youth employment opportunities with 

retail developments generally employing a large number of younger staff. 

ii. It is concluded that the combination of the substantial positive economic impacts serves to more than 

offset the trading impacts that could be anticipated for a small number of existing and proposed retail 

stores, particularly supermarkets, in the region. Further, the impacts would not threaten the viability of 

any retail facilities/centres.
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Our ref: 12553088 
 
 
14 July 2021 

Scott Spanton 
Tipalea Partners Pty Limited 
 
Sent by email to: scott@tipalea.com.au   

5 Friend Street, Stony Rise – Geotechnical Due Diligence 

Dear Scott, 

1. Introduction 

Tipalea Partners Pty Ltd is undertaking due diligence prior to proceeding with purchase of 5 Friend Street, 
Stony Rise from Bunnings Pty Ltd. Earthworks on the site were undertaken to prepare the site for 
construction of a Bunnings Warehouse, however this did not go ahead and the site has remained vacant. 
Access roads were also constructed at the completion of earth works.  

Tipalea are proposing to construct a supermarket on the site. 

2. Background 

Two geotechnical investigations have been completed previously on the site prior to any development: 

– Geotechnical Investigations – North West Coast Homemakers Centre, Devonport, Coffey Mining, 
January 2010. 

– Preliminary Geotechnical investigation, Proposed Bunnings Warehouse, Stony Rise Road, Devonport, 
Tasmania, TM Insight, 30 July 2013. 

The Coffey Investigation focussed on the whole Homemaker Centre Site (extending to the north and west 
of 5 Friend St) and the TM Insight investigation focussed on 5 Friend St lny. Both reports had similar 
findings, with the site underlaid by Jurassic Dolerite and Dolerite derived clay soils containing dolerite 
boulders.  

The earthworks for the site were designed by Cardno and comprised of a balanced cut to fill arrangement 
with a total earth works volume of approximately 2,500 m3. Earth works were completed by Treloar 
Transport in late 2015, with geotechnical supervision at key points through the project by GEOTON and 
materials testing by ADG Laboratories.  

The majority of the fill placed in the earthworks was placed at the North of the Site, with depth of fill 
approaching 5m. In areas of fill, the recommendations in the original geotechnical investigation reports 
would be considered redundant. 



The Power of Commitment

12553088 |  5 Friend Street, Stony Rise – Geotechnical Due Diligence 2

3. Earthworks Summary

The specification for the earthworks undertaken on site called for all material to be compacted to a 
minimum density ratio of 98% of Maximum Dry Density (MDD). 

Earthworks were completed between October and December 2015.

GEOTON undertook supervision during the earthworks and ADG laboratories completed material testing. 
GEOTON prepared a letter summarising the construction and test results which is attached as Appendix A. 
In summary:

– The frequency for field density testing was determined to be that for a sub division (i.e. Type 1 large 
scale operation) as listed in the specification with one test per:

One test per layer per material per 2500 m2

One test per 500 m3.
Or three tests per lot.

– GEOTON verified that the site was stripped of all organic and deleterious materials prior to placement 
of fill throughout construction.

– Fill was sourced wholly from the site and was generally dolerite derived clayey silt soils.
– 92 Field Density tests were completed, approximately equating to 1 test per 456 m3 of fill placed, which 

meets the frequency requirements. 
– All field density tests met the minimum 98% of MDD requirement with the results ranging from 98% to 

112.1%.
– The moisture varied from -6.0% to +5.3% of Optimum Moisture Content (OMC), with an average of 

0.2% dry of OMC.

4. Conclusion

The volume of earthworks undertaken on the site and associated depth of fill mean that the previous 
Geotechnical Investigations are no longer applicable to 5 Friend Street. Based on review of GEOTON’s 
work as executed letter, earthworks have been undertaken in accordance with the specification by Cardno
and would be expected to be suitable for construction of supermarket. 

A geotechnical site investigation should be undertaken to determine the site classification and allowable 
bearing capacity for footings for the proposed buildings at the site once purchase of the property has been 
completed.

Regards

Clem Cahill
Civil Engineer

+61 3 64327942
clem.cahill@ghd.com
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1 Introduction 

Compass Environmental was engaged by TM Insight on behalf of Bunnings Group Limited to conduct a Due 

Diligence Environmental Site Assessment at 5 Friend Street, Stony Rise TAS (“the site”). 

 

We understand that Bunnings are considering the possible acquisition of the site for development of a Bunnings 

retail warehouse. The site comprises an area of approximately 3.264 hectares, and comprises vacant 

undeveloped and vegetated land. 

 

In general, the Due Environmental Site Assessment had the following objectives: 

 

 To collate and review relevant background information in relation to the site to develop an understanding of 

historical activities and their potential to have resulted in contamination.  

 

 To conduct limited soil sampling to confirm the findings of the site history review. This is consistent with 

AS4482.1-2005, which recommends a limited sampling program as part of the preliminary assessment to 

“produce evidence through an investigation to indicate whether a site is potentially contaminated; and to 

determine whether a detailed site investigation should be conducted” (Australian Standard AS 4482.1- 2005 

Guide to the investigation and sampling of sites with potentially contaminated soil). This sampling program will 

provide an indication of the contamination condition of soils at the site. 
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2 Scope of work 

The assessment was carried out in accordance with the general requirements of Australian Standard Guide to the 

investigation and sampling of sites with potentially contaminated soil Part 1: Non-volatile and semi-volatile 

compounds (AS4482.1-2005) and the National Environment Protection (Assessment of Site Contamination) 

Measure (NEPC, 1999). It is noted no consideration of the revised NEPM (2013) has been made. 

 

The following scope of work was implemented: 

 

 Site history review including: 

o Review of historical aerial photographs provided by the Department of Primary Industries, Parks, 

Water and Environment (DPIPWE), Service Tasmania. 

o Enquiry to the local historical society. 

o Review of relevant site zonings. 

o Review of Historical Titles.  

o Review of EPA Division, Contaminated Sites Unit Property Information Request to assess records of 

site contamination, environmental complaints, environmental incidents, environmental protection 

notices (EPNs), environmental permits and licences against properties. 

o Enquiry to the local water authority regarding site drainage plans and any trade waste records. 

o Enquiry to local Council regarding historical plans and records for the site. 

 

 Appraisal of site geology and hydrogeology including: 

o Review of geological and topographical maps. 

 

 Site inspection including: 

o Detailed site inspection to determine current site condition and to check for any visual evidence of 

potential contamination. 

o Inspection of apparent condition and use of adjacent properties. 

 

 Soil investigation comprising: 

o Soil sampling at twelve test pit locations installed by A.S. James as part of their geotechnical 

investigation. 

o Laboratory analysis of selected soil samples for a range of potential contaminants identified during 

the site history review. 

 

 Preparation of a report detailing findings of the Due Diligence Environmental Site Assessment. 
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3 Site Description 

3.1 Site Details  

The property lies on the northern side of Stony Rise Road in Stony Rise Tasmania and comprises an approximate 

area of 3.264 hectares. The site is situated within the recently developed Devonport Regional Homemaker Centre. 

The current site layout is shown in Figure 1. Site details are presented in Table 1 below. 

 

Table 1  Site Details 

Site Address Property ID Land Parcel Identifier (LPI) Reference 

5 Friend Street, Stony Rise TAS 7310. 3173564 411069 

3.2 Surrounding Land Use 

The use of the land in the vicinity of the site (as of 4 July 2013) is described in Table 2 below. 

 

Table 2  Surrounding Land Use 

Direction Land use 

North Retail. The Devonport Regional Homemaker Centre lies adjacent north. The Bass Highway is located along the 

northern perimeter of the Homemaker Centre. A BP Service Station & McDonalds food outlet lies northwest 

South Scattered residential properties and car yard are situated adjacent south, along Stony Rise Road. 

East Retail. The Harmony Garden Centre is situated on the adjacent property. 

West Currently vacant. The land adjacent west lies within the Homemaker Centre development.  

3.3 Council Planning Scheme 

Compass Environmental made an enquiry to the Devonport City Council Planning Department on 24 July 2013. 

Compass was advised that the site and surrounding area north and west comprised the Devonport Regional 

Homemaker Centre Zone under the Devonport and Environs Planning Scheme 1984 (Section 8.2, p101-107). 

Compass was advised by the Planning Department that no overlays currently pertain to the site. 

 

An online review of the Land Information System Tasmania website conducted on 23 July 2013 

(www.thelist.tas.gov.au) described the subject area as Closed Residential, however Compass was advised by the 

Devonport City Council Planning Department that the website had not been updated to reflect the Homemaker 

Centre Zoning of the site. 

 

Copies of the planning information are included in Appendix A. 
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3.4 Topography 

The site exhibits a gentle slope to the north - northwest, and has a ground elevation of approximately 60 m AHD 

(refer to topographic image below).  

 

 

Figure 3.1: Regional Topography 

(Land Information System Tasmania www.thelist.tas.gov.au - accessed 23 July 2013).  

Note, all elevations are provided in m AHD. 
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3.5 Geology 

The Mineral Resources Tasmania (MRT) Landslide Map Series 1:25,000 Devonport - Geology, indicates the site 

is underlain by Dolerite and related rocks of the Jurassic Period (Jd). 

 

 

 Figure 3.2: Regional Geology  

(The Mineral Resources Tasmania (MRT) Landslide Map Series 1:25,000 Devonport - Geology). 

 

The nearest surface water body is Horse Head Creek which is located approximately 500 m south - southeast of 

the site at its nearest point. Wiliams Reservoir lies approximately 880 m southwest of the site.  
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4 Site Inspection 

Compass Environmental inspected the site and surrounding area on 4 July 2013.  At the time of inspection the site 

comprised vacant undeveloped land that appeared to have been cut and levelled to produce an even graded 

surface. The western portion of the site appeared to have been used for former site vehicle access, with crushed 

dolerite gravels laid over the surface. The majority of the site generally comprised minor fill mixed with disturbed 

natural soils, while grass and weeds covered the southern and eastern portions of the site surface. 

 

A slight elevation of the land was observed in the south, with a gentle downward slope; flattening out towards the 

central area of the site. A further gentle easterly slope was observed along the northern perimeter. A small open 

drainage channel (approximately 30 cm deep) was noted running along the northern boundary of the site.  

 

A steep drop of approximately 5 to 6 m in land elevation was noted between the northern property boundary and 

adjacent homemaker centre, indicating deep cutting and excavation works to the adjacent site. 

 

No evidence of USTs or associated infrastructure was observed at the site.  

 

Land adjacent to the north comprised the recently developed Devonport Regional Homemaker Centre and 

included such retailers as Harvey Norman, Rays Outdoors and K & D Warehouse.  A recently developed BP outlet 

comprising service centre and a McDonalds restaurant was located within the homemaker centre precinct; 

servicing the Bass Highway exit to Devonport (west bound side of highway). An Aurora Energy electrical 

substation was located to the east along Stony Rise Road, while vacant undeveloped land (included within the 

homemaker centre development precinct) lay west over Friend Street.  

 

Land adjacent south (along Stony Rise Road) comprised residential properties interspersed with vacant lots. A 

second hand car yard was located off site (south). This property had formerly comprised a service station and 

dwelling - the plant operator contracted by A.S. James for the current investigation indicated that he had 

completed the tank removal works at this property. We were informed the tanks were removed from the south of 

the property – ie: the farther end of the property to the site. 
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5 Site History Review 

Information on the history of the site was obtained from the following sources: 

 Review of historical aerial photographs provided by the Department of Primary Industries, Parks, Water and 

Environment (DPIPWE), Service Tasmania. 

 Review of EPA Division, Contaminated Sites Unit Property Information. 

 Review of Historical Titles.  

 Enquiry to the local historical society. 

 Enquiry to the local water authority regarding site drainage plans and any trade waste records. 

 Enquiry to local Council regarding historical plans and records for the site. 

 

The findings of the site history review are summarised below. 

5.1 Review of Historical Aerial Photographs  

A total of six historical aerial photographs dated between 1960 and 2009 were viewed. Observations interpreted 

from the photographs are provided in Table 3 below. Copies of the aerial photographs are provided in Appendix 

B. 

 

Table 3  Summary of Historical Aerial Photo Review 

Photograph Observations 

Site: The site comprises vacant rural farmland segmented into paddocks. A large line of trees 

extends north - south, bisecting the western portion of the land. Four small shed like structures are 

visible in the central south of the property.  

02/1960 

Run: 6 

Film: 344 

Photo: 164 

Original Scale: 

1:15,840 

Surrounding area: Residential structures are present at no’s 86, 98 & 100 Stony Rise Road.  The 

former service station and adjacent dwelling are visible at no 90 Stony Rise Road, with cars 

scattered across the western area of the property. Land further west and north is covered by trees. 

The roadway layout for the adjacent substation site is visible. 

Site: The western most shed has been removed from the site.  Cars lie to the rear of the service 

station property, within the site land. 

10/1969 

Run: 8 

Film: 531 

Photo: 56 

Original Scale: 

1:6,000 

Surrounding area: A residential structure is present at No 84 Stony Rise Road.  A second driveway 

has been added to No100 Stony Rise Road. The development of the substation is visible east. 

Further residential properties (interspersed with vacant lots) are present south along Stony Rise 

Road. 

Site: An oval dirt track is visible on the eastern portion of the site, while a number of tracks are 

visible on the western portion, extending through adjacent bushland off site (west). A small square 

structure lies within the south - west corner of the site, at the rear of 100 Stony Rise Road. 

02/1982 

Run: 3 

Film: 901 

Photo: 73 

Original Scale: 

1:6,000 

Surrounding area: No significant changes are visible. 

02/1995 

Run: 2 

Site: A second small structure lies with a paddock to the rear of 100 Stony Rise Road. The cars have 

been removed from the land within the site (rear of 90 Stony Rise Road). 
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Film: 1231 

Photo: 76 

Original Scale: 

1:12,500 

Surrounding area: Scattered jumps lie north of the site along the tree line (east). No other 

significant changes are visible. 

Site: A large circular dirt track extends across the site and adjacent land north. A dirt road extends 

from the track west, running through adjacent off site bushland (west). Scattered areas of disturbed 

land / bare earth are visible surrounding the track area. Cars are now scattered at the rear of 98 

Stony Rise Road, extending within the site boundary. 

01/2003 

Run: 2 

Film: 1365 

Photo: 264 

Original Scale: 

1:10,000 

Surrounding area: Continued residential development has occurred along Stony Rise Road. 

Site: No significant changes are visible. 01/2009 

Run: 9 

Film: 1436 

Photo: 18 

Original Scale: 

1:42,000 

Surrounding area: No significant changes are visible. 

5.2 EPA Division (TAS) Property Information 

Compass Environmental made a Property Information search request to the EPA (TAS) Contaminated Sites Unit. 

Compass was also provided by the client with a previous Property Information report (dated 28 March 2013), 

which had been conducted on the site and surrounding addresses (92, 96, 98 and 100 Stony Rise Road).  

 

The Contaminated Site Unit of the Environment Protection Authority (EPA) completed a search of the following 

databases. 

 

 The Contaminated Sites Unit database for records of land and water contamination on the site. 

 The Environmentally Relevant Land Use Register (ERLUR) for selected potentially contaminating activities 

that may have been historically (prior to 1992) undertaken at, or adjacent to, the site. 

 The Underground Petroleum Storage System (UPSS) database for records of UPSS (ie: fuel storage 

infrastructure) on, or adjacent to the site. 

 The New Environmental Licensing and Monitoring System (NEPMS) database for permits or notices 

(Environment Protection (EPN), Site Investigation, Site Remediation or Site Management Notices) that may 

have been issued in relation to the site. 

 The Incidents database for any records of complaints, notifications, etc received in relation to the site. 

 

The EPA search indicated that there was no records directly relating to the site. The following information was 

noted for the adjacent property (offsite) located at 90 Stony Rise Road: 

 

 An underground petroleum storage system comprising three tanks was removed in October 2010, with 

residual petroleum hydrocarbons identified in soil and groundwater. 

 Approval for disposal of 60m
3
 of soil with elevated chromium was issued by the EPA Division on 25 October 

2010. 
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 A Decommissioning Abandoned Storage Systems Form for the property located at 90 Stony Rise Road was 

provided to the EPA Contaminated Sites Unit in December 2012, stating that decommissioning had occurred 

in October 2010 and that the subsequent investigation and reporting concluded that the property was not a 

contaminated site as a result of the UPSS. This submission fulfilled the requirements of the Environmental 

Management & Pollution Control (Underground Petroleum Storage Systems) Regulations 2010 - regulation 

31(3). 

 

Copies of the reports are provided in Appendix C. 

5.3 Review of Historical Certificates of Title 

Compass Environmental conducted a historical title search at the Land Titles Office, Hobart on 3 July 2013. The 

land is described by the following Certificate of Title:  

 5 Friend Street Stony Rise, TAS 7310:  Volume 163878 Folio 6. 

 

The property is recently described as Lot 6 on Sealed Plan 163878, however further subdivision (Draft Plan) 

describes the current site as Lot 15 (SP163878). 

  

A summary of the information provided by the Historical Title Search is presented in Table 4 below. Copies of the 

Historical Title information obtained are provided in Appendix D.  
 

Table 4  Review of Historical Titles 

Portion of land 

containing the site  

Certificate of 

Title 

Parent Title Date Details 

15 Friend Street Stony Rise TAS 7310 

Lot 6 on Sealed 

Plan 163878 

(Plan Lodged: 4 

April 2013). 

 

V 163878 F 6 V  161441 F 7 

 

 

Lot 7 on Sealed 

Plan 1611441 

(Plan Lodged: 2 

March 2011). 

V  161441 F 7 

 

V  159930 F 7 

 

Lot 7 on Sealed 

Plan 159930 

(Plan Lodged: 6 July 

2010). 

V  159930 F 7 

 

V  20325 F 3 

V  196841 F 1 

V  120537 F 1 

V  153936 F 3 

V  239967 F 1 

27 October 2009 Transfer Registered to: 

Launceston Gasworks Pty Ltd. 

Lot 3 on Sealed 

Plan 20325 

(Plan Effective: 25 

August 1987). 

V  20325 F 3 

 

V  4519 F 3 

 

12 November 2003 Transfer Registered to: 

Simon Leigh Badcock, 

C. B. Investments Pty Ltd, 

Monee Pty Ltd, as Tenants in 

Common. 
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Portion of land 

containing the site  

Certificate of 

Title 

Parent Title Date Details 

  15 November 1993 Transfer Registered to: 

Director of Housing. 

V  4519 F 3 

 

V  4392 F 25 

 

3 August 1988 In the possession of The 

Crown. 

 

V  4392 F 25 

 

V  4392 F 25 

 

24 August 1987 Transfer Registered to: 

Devon Developments.  

29 October 1979 Transfer Registered to: 

Devon Developments Pty Ltd. 

Town of Devonport 

12.96 ha on Plan 

heron. 

V  3511 F 6 

 

V  3280 F 5 

 

16 January 1978 Transfer Registered to: 

Vivian James Cardenza of 

Devonport, Barman. 

Town of Devonport 

32 acres 3 roods 36 

& 9/10 perches on 

Plan heron. 

V  3280 F 5 

 

V  2167 F 35 

 

9 August 1972 Transfer Registered to: 

Vivian James Cardenza of 

Devonport, Barman. 

Town of Devonport 

31 acres 3 roods 32 

& 8/10 perches on 

Plan heron. 

V  2167 F 35 

 

V  716 F 99 

 

13 April 1966 Transfer Registered to: 

Vivian James Cardenza of 

Devonport, Barman. 

V  716 F 99 

 

V  434 F 55 

 

21 July 1953 Transfer Registered to: 

Phillip James Cardenza of 

Adamstown NSW, Retired 

Hotel Keeper. 

Part of Lot 4579, 

Parish of Northam, 

County of Devon. 

V  434 F 55 

 

V  356 F 27 

 

13 July 1939 Transfer Registered to: 

Phillip James Cardenza of 

Adamstown NSW, Retired 

Hotel Keeper. 

106 acres 3 roods 3 

perches, Parish of 

Northam, County of 

Devon. 

V  356 F 27 

 

V  356 F 27 

 

27 November 1928 Transfer Registered to: 

Walter Francis Nothrop of 

Don, Farmer. 

 27 September 1927 Mortgage To: The English 

Scottish & Australian Bank 

Ltd. 

106 acres 3 roods 3 

perches, & 1 acre 3 

roods, Parish of 

Northam, County of 

Devon. 

V  166 F 145 

 

 13 January 1908 Transfer Registered to: 

Arthur Caplen Hall of 

Devonport, Surveyor. 
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5.4 Enquiry to the Devonport Maritime Museum & Historical Society Inc 

Compass Environmental made enquiries to the Devonport Maritime Museum & Historical Society Inc on 23 July 

2013. Information provided indicated that the site formerly comprised vacant land surrounded by forested areas to 

the north and west, with no recollection by senior historical staff of structures on the property. One historical 

society member recalled a former circular dirt track on the property, used by local dirt bike riders. The property 

was confirmed not to have been used as a gasworks. 

5.5 Drainage Plans and Trade Waste Records 

Compass Environmental made telephone enquires to TAS Water (North West Region) on 23 July 2013 regarding 

historical property sewage plans (PSPs) and / or Trade Waste Agreements for the site. 

 

Compass was advised that no Trade Waste Agreements or PSPs were available for the site. 

 

Anecdotal information described by TAS Water staff indicated that the site was previously undeveloped and had 

formerly operated as a rural property / hobby farm. The site had been proposed for subdivision by the Housing 

Commission during the 1960s & 1970s, but the project was not pursued. The property was confirmed not to have 

been used as a gasworks. 

5.6 Enquiries to Devonport City Council  

Compass Environmental made telephone enquiries to the Devonport City Council on 23 July 2013 for information 

regarding historical Building and Planning records for the site. Compass was advised that no records were held for 

the property.  

 

Reference to the site and surrounds (north) as having comprised vacant rural land with forest / bushland prior to 

the development of the Devonport Regional Homemaker Centre was made by both the Planning and Building 

departments. 
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5.7 Summary of Site History 

A summary of the site history is presented in Table 5 below. 

 

Table 5  Summary of Site History 

Year Site Surrounds Main sources of 

Information 

1900s to 1930s  Site comprises part of large 

rural estate. 

 Under proprietorship of 

Walter Nothrop, farmer 

(1928). 

 Vacant rural / bushland. 

 

Historical Titles. 

 

1930s to Present  Transfer to Phillip Cardenza 

of NSW, retired hotelier 

(1953). 

 Site appears as vacant 

farmland (1960s). 

 Continues through the 

Cardenza family into the 

1970s. 

 Registered to Devon 

Developments (1979). 

 Dirt bike tracks visible 

through site and surrounding 

land (1980s - 2000s). 

 Transfer between the Crown 

(1988) and the Director of 

Housing (1993). Periodic 

usage of southern perimeter 

land for car storage (1960s - 

1990s). 

 Transfer to Launceston 

Gasworks Pty Ltd (2009). 

 Site continues as vacant / 

undeveloped land, part of the 

Devonport Regional 

Homemaker Centre zoned 

site (2013). 

 Gradual rural residential 

development - residential 

properties scattered along Stony 

Rise Road (1960s to 2000s). 

 Electrical substation developed 

east (1960s). 

 Site and surrounding land (north 

and west) included in proposed 

Devonport Regional Homemaker 

Centre Zone (2000s), includes 

BP Service Centre servicing the 

Bass Highway (westbound). 

 Removal of tanks at adjacent site 

(2010). 

 Opening of Homemaker Centre 

(2013). 

Historical Titles. 

Anecdotal Information 

from Council, 

Historical Society, 

TAS Water. 

Aerial Photos. 

Internet Research. 

Site Inspection. 
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6 Potential for Site Contamination 

6.1 On-Site 

Based on the site history review and site inspection, the identified main potential sources of contamination at the 

site are summarised in Table 6 below. 

 

Table 6         Summary of Potential On-site Sources of Contamination 

Main Potential Sources Main Potential Contaminants 

Former rural farmland. Possible use of 

mechanical farm equipment, possible 

presence of imported fill material. 

Organochlorine pesticides, metals, polyaromatic hydrocarbons, petroleum 

hydrocarbons. 

6.2 Off-site 

Based on the results of the site history review, the surrounding land uses were considered to pose low potential for 

contamination of the site. 
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7 Soil Investigation Methodology 

The soil sampling program methodology followed the general requirements of the NEPC (1999) and Australian 

Standard AS4482.1-2005. 

7.1 Fieldwork 

7.1.1 Soil Sample Locations 

The soil sampling program involved collection of soil samples from twelve test pit locations installed across the site 

by A.S. James as part of their geotechnical investigation. Test pits were installed using an 8 tonne backhoe. 

Samples were collected directly from the backhoe bucket using a clean pair of nitrile gloves.  

 

The sampling locations are shown in Figure 1. 

7.1.2 Soil Sample Methodology 

Soil sampling was conducted on 4 July 2013. Soil samples were collected in a manner minimising the possible 

loss of volatile contaminants.  

 

All samples were screened in the field for volatile organics using a photoionisation detector (PID). The PID was 

fitted with a 10.6 eV lamp and was calibrated with isobutylene gas before each day of sampling. A clean pair of 

nitrile gloves was used to collect samples to prevent cross contamination. Soil samples were placed in sample jars 

with Teflon seals provided by the laboratory and appropriately prepared. All samples were identified with a unique 

sample number, which was documented on the sample label and chain of custody form. A test pit log was 

recorded for each sampling location including a description of materials encountered, olfactory and visual 

evidence of contamination, PID readings, moisture conditions and sample numbers (refer to Appendix E).  

 

All samples were placed in an ice-cooled esky immediately after collection. The samples were transported 

overnight on ice under chain of custody procedure to the analytical laboratory. All field sampling equipment was 

decontaminated prior to use at each location to prevent cross contamination. Decontamination of field equipment 

involved scrubbing in a Decon solution and potable water, and rinse in clean potable water.  

 

Test pit logs are provided in Appendix E. 

7.2 Laboratory Analytical Program 

7.2.1 Laboratories 

The primary laboratory for the soil analysis program was ALS. The analysis of field split samples was undertaken 

by Eurofins MGT (formerly MGT Labmark). All laboratories were accredited by the National Association of Testing 

Authorities (NATA) for the analyses undertaken. 
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7.2.2 Soil Analysis 

A total of 27 primary soil samples were selected for analysis. The analytical schedule included a range of potential 

contaminants associated with possible former uses of the site. The implemented analytical schedule for primary 

samples included: 

 2 soil samples for EPA screen (IWRG621-2009) (comprising total recoverable hydrocarbons (TRH), 

monoaromatic hydrocarbons (MAH), polyaromatic hydrocarbons (PAH), organochlorine pesticides (OCP), 

polychlorinated biphenyls (PCB), fluoride, cyanide, volatile chlorinated hydrocarbons (HVOLs), chlorinated 

hydrocarbons (CHC), phenols (halogenated and non-halogenated, metals (arsenic, cadmium, chromium VI, 

cobalt, copper, mercury, molybdenum, lead, nickel, tin, selenium, silver and zinc)). 

 25 samples for metals (antimony, arsenic, boron, barium, beryllium, cadmium, chromium, cobalt, copper, lead, 

manganese, mercury, molybdenum, nickel, tin, selenium, silver vanadium and zinc). 

 5 samples for PAH, TPH, MAH, HVOLs, CHCs and OCP. 

 2 samples for chromium VI
+
, sulphate and pH. 

 

Further to the above, select samples were analysed for leachability (TCLP: total chromium, nickel, manganese 

and arsenic) as per the requirements of Information Bulletin No. 105, Classification and management of 

contaminated soil for disposal (IB105, November 2010 (refer to section 8.1 below)). 

7.3 Field Quality Control Samples 

The following field quality control samples were analysed for the soil investigation program: 

 Two blind duplicate samples were submitted for analysis to the primary laboratory, ALS. 

 Two split samples were submitted for analysis to the secondary laboratory, Eurofins MGT. 

 

Field quality control samples are listed in Table 7 below. 

 

Table 7  Soil Quality Control Samples 

Duplicate ID Type Primary 

Sample ID 

Laboratory Analytes 

TP040713A Blind duplicate TP11/0-0.25 MGT HVOLs, CHCs 

TP211/0-0.25 Split TP11/0-0.25 ALS HVOLs, CHCs 

TP040713B Blind duplicate TP3/0.4 MGT Metals, PAH, TPH, 

MAH 

TP203/0.4 Split TP3/0.4 ALS Metals, PAH, TPH, 

MAH 

 

QA/QC results are discussed in section 9.3. 
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8 Soil Assessment Criteria 

Under Section 12A of the Tasmanian State Policies and Projects Act, 1993, the National Environment Protection 

Measure, 1999 (NEPM 1999) has been adopted as state policy. The NEPM provides human health investigation 

levels (HILs) and ecological investigation levels (EILs) as the key objectives for the protection of human health and 

ecosystems. It is noted no consideration of the revised NEMP (2013) has been made. Chemical concentrations 

above the investigation levels would not automatically trigger remedial action, but indicate that further investigation 

and evaluation of potential risks will be required. 

 

The criteria relevant to this site assessment based on the proposed commercial/industrial use of the site are: 

 

 NEPM Ecological Investigation levels (EIL) – Interim Urban have been used to assess potential 

environmental effect to flora and fauna in an urban context.  

 NEPM Health Investigation Level F applicable to commercial / industrial premises: includes shops and offices 

as well as factories and industrial sites. 

 Sulphate and pH to assess potential impact on buildings and structures. The Land SEPP states that the 

contamination must not cause the land to be corrosive to or adversely affect the integrity of structures or 

building materials. To assess potential impact on this beneficial use, the reported pH and sulphate 

concentrations were compared against criteria provided in AS2159-2009 (Piling-Design and Installation). 

 There are no quantitative criteria for the assessment of aesthetic impacts, however the Land SEPP states 

that contamination must not cause the land to be offensive to the senses of human beings. 

 

As the NEPM guidelines do not provide criteria for TPH in a readily usable format, the threshold concentrations for 

sensitive land use provided in the NSW EPA Guidelines of Assessing Service Station Sites have been adopted 

(NSW EPA, 1994). The relevant assessment criteria are provided in table 1 in Appendix F. 

8.1 Waste Disposal Criteria for Soils 

The EPA Division regulates the off-site disposal of contaminated soil in accordance with the Environmental 

Management and Pollution Control (Waste Management) Regulations 2000. Under the regulations, there are four 

categories to classify soil as described in Information Bulletin No. 105, Classification and management of 

contaminated soil for disposal (IB105, November 2010). The 4 categories used to classify contaminated soil 

include the following: 

 Level 1 – Fill Material 

 Level 2 – Low Level Contaminated Soil 

 Level 3 – Contaminated Soil and 

 Level 4 – Contaminated Soil for Remediation. 

 

Information Bulletin (IB105) provides a list of maximum total concentration and leachable concentration values 

permitted for waste classification for comparison with soil analytical results and guidance on waste management 

for contaminated soils.  Level 4 soils can not be disposed to landfill and must be remediated to a lower level prior 

to disposal (or retention). 
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9 Results of Soil Investigation 

9.1 Field Observations 

A layer of fill predominantly comprising a mixture of disturbed natural silty clays, mixed with crushed rock (dolerite 

fragments) was encountered across the site to depths between 0.2 m and 1.3 m below ground level (bgl). Dark 

brown silty clays with occasional gravels and dolerite fragments tended towards the southern, southeast and 

eastern site perimeters. The deepest areas of filling were observed at locations TP3 (1.0 m) and TP2 (1.3 m), 

towards the central and north-west portions of site, with fill appearing to correspond with levelling of the site. 

 

Inert waste was identified at location TP3, including PVC piping (0.25 m bgl). Decomposing organic matter and a 

slight anaerobic odour were described at 0.4 m bgl, while burnt tree roots were observed at 0.8 - 1.0 m bgl. 

 

Underlying natural soils comprised orange red and brown mottled silty clays progressing to weathered dolerite 

rock, with yellow and white mottling increasing with depth. 

 

Soil vapour survey readings were between 0.2 and 7.2 ppm for all samples collected, indicating low potential for 

volatile contaminants. No fuel or chemical odours were encountered. 

9.2 Soil Analytical Results 

Soil analytical results are presented in table 1 in Appendix F. NATA endorsed laboratory reports and chain of 

custody forms are provided in Appendix G.  

 

A summary of the identified exceedences of the adopted soil assessment criteria is presented in Table 8 below. 
 

Table 8  Summary of Exceedences of Adopted Criteria 
Exceedences of Adopted Criteria in mg/kg 

Analyte 
NEPM EIL NEPM HIL F EPA TAS Level 1 EPA TAS Level 2 EPA TAS Level 3 

Arsenic 

TP5/0-0.1 (21) 

TP11/0-0.25 (34) 

TP11/1.0 (39) 

- 

TP5/0-0.1 (21) 

TP11/0-0.25 (34) 

TP11/1.0 (39) 

- - 

Chromium  

(total) 
NC NC 

TP1/0.25 (150) 

TP1/0.5 (160) 

TP2/0.2 (160) 

TP2/1.0 (150) 

TP3/0.4 (180) (s) 

TP3/0.8-1.0 (150) 

TP3/1.1 (110)  

TP4/0.25 (200) 

TP4/0.5 (170) 

TP5/0-0.1 (150) 

TP5/0.1-0.2 (140) 

TP5/0.2-0.25 (190) 

TP5/0.5 (170) 

- - 
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Exceedences of Adopted Criteria in mg/kg 
Analyte 

NEPM EIL NEPM HIL F EPA TAS Level 1 EPA TAS Level 2 EPA TAS Level 3 

TP6/0.4 (110) 

TP6/1.0 (140) 

TP7/0-0.2 (140) 

TP7/0.3 (140) 

TP8/0.2 (130) 

TP8/0.5 (130) 

TP9/0.2 (160) 

TP9/0.5 (140) 

TP10/0.15 (130) 

TP10/1.0 (130) 

TP11/0-0.25 (150) 

TP12/0-0.2 (180) 

TP12/0.5 (190) 

Manganese 

TP1/0.5 (520) 

TP2/1.0 (2,000) 

TP3/0.4 (680) (s) 

TP3/0.8-1.0 (890) 

TP4/0.25 (930) 

TP5/0-0.1 (890) 

TP5/0.2-0.25 (630) 

TP7/0-0.2 (1,200) 

TP7/0.3 (750) 

TP8/0.2 (710) 

TP9/0.2 (900) 

TP10/0.15 (610) 

TP11/0-0.25 (640) 

TP12/0-0.2 (720) 

TP12/0.5 (780) 

- 

TP1/0.5 (520) 

TP2/1.0 (2,000) 

TP3/0.4 (680) (s) 

TP3/0.8-1.0 (890) 

TP4/0.25 (930) 

TP5/0-0.1 (890) 

TP5/0.2-0.25 (630) 

TP7/0-0.2 (1,200) 

TP7/0.3 (750) 

TP8/0.2 (710) 

TP9/0.2 (900) 

TP10/0.15 (610) 

TP11/0-0.25 (640) 

TP12/0-0.2 (720) 

TP12/0.5 (780) 

- - 

Nickel 
TP2/0.2 (63) 

TP5/0.1-0.2 (65) 
- 

TP2/0.2 (63) 

TP5/0.1-0.2 (65) 
- - 

Vanadium 

TP1/0.25 (130) 

TP1/0.5 (160) 

TP2/0.2 (150) 

TP2/1.0 (200) 

TP3/0.4 (180) (s) 

TP3/0.8-1.0 (170) 

TP3/1.1 (140)  

TP4/0.25 (190) 

TP4/0.5 (150) 

TP5/0-0.1 (170) 

TP5/0.1-0.2 (120) 

TP5/0.2-0.25 (170) 

NC NC NC NC 



 

__________________________________________________________________________________________ 

5 Friend Street, Stony Rise TAS   

Due Diligence Environmental Site Assessment  

13031RPT01.docx 

23 

 

 

Exceedences of Adopted Criteria in mg/kg 
Analyte 

NEPM EIL NEPM HIL F EPA TAS Level 1 EPA TAS Level 2 EPA TAS Level 3 

TP5/0.5 (160) 

TP6/0.4 (150) 

TP6/1.0 (190) 

TP7/0-0.2 (160) 

TP7/0.3 (170) 

TP8/0.2 (140) 

TP8/0.5 (170) 

TP9/0.2 (170) 

TP9/0.5 (160) 

TP10/0.15 (140) 

TP10/1.0 (150) 

TP11/0-0.25 (170) 

TP12/0-0.2 (140) 

TP12/0.5 (160) 
Notes:  NC = No Criterion 

* = Criteria for TPH C10-C36 adopted from NSW EPA 1994 
(s) = split sample 

 

Soil pH levels were reported between 6.0 and 6.2 standard pH units. Cyanide was reported at <5 mg/kg, fluoride 

between < 100 mg/kg and 150 mg/kg and sulphate between 39 mg/kg and 75 mg/kg. 
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9.3 Analytical Data Validation 

A relative percentage difference (RPD) was calculated for each duplicate and split pair to obtain a quantitative 

measure of the accuracy of the results obtained. An RPD range of 30% to 50% is generally considered acceptable 

based on AS4482.1 (2005).  

 

RPD results for the blind duplicate sample showed 90 of 90 RPD values below 50% with an overall completeness 

of 100%.  

 

RPD results for the split samples showed 81 of 85 RPD values below 50% with an overall completeness of 86.4%. 

The RPD results above 50% for the split sample analysis were for the following metals:  

 Cadmium (primary <0.2 mg/kg, split 1.0 mg/kg). 

 Copper (primary 20.0 mg/kg, split 35.0 mg/kg). 

 Nickel (primary 28.0 mg/kg, split 50.0 mg/kg). 

 Selenium (primary 5.0 mg/kg, split < 2.0 mg/kg). 

 

The anomalies within the RPD results were considered due to heterogeneity within the fill material. In all of the 

above instances the reported concentrations were either below the laboratory reporting limits or levels of concern. 

 

A review of the internal laboratory quality control program showed acceptable results.  

 

It was concluded that the sampling and analytical program was acceptable and the QA/QC results were of reliable 

quality for the purpose of this assessment. 
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10 Discussion of Results 

10.1 Soils 

The analytical data showed all contaminant concentrations below the criteria adopted for the protection of 

ecological receptors (NEPM EIL), with the exception of marginally elevated levels of arsenic (up to 39 mg/kg),  

total chromium (up to 200 mg/kg), manganese (up to 2,000 mg/kg), nickel (up to 65 mg/ kg)  and vanadium (up to 

200 mg/kg) in both fill and underlying natural soils. These concentrations were considered to be representative of 

naturally occurring concentrations, and were consistent with the normal background ranges detailed in the NEPM. 

 

All reported concentrations were below the criteria adopted for the protection of human health for the proposed 

commercial use (NEPM HIL F). 

10.2 Aesthetics 

The soil sampling program did not identify soils that were considered to pose a potential aesthetic impact in the 

context of the proposed development. It is noted that PVC conduit and tree roots were encountered in soils at TP3 

in the central north of the site. These wastes should not be retained in areas of exposed soil (ie: garden or 

landscaped areas). 

10.3 Buildings and Structures 

Based on comparison against NEPM EIL for sulphate and against criteria for concrete piles provided in AS2159-

2009 (Piling-Design and Installation), the soils at the site were not considered corrosive to built structures. 

10.4 Off-Site Disposal Requirements 

Any soils designated for off-site disposal must be classified in accordance with the Environmental Management 

and Pollution Control (Waste Management) Regulations 2000. Under the regulations, there are four categories to 

classify soil as described in Information Bulletin No. 105, Classification and management of contaminated soil for 

disposal (IB105, November 2010). 

 

The analytical results indicated soils classified as EPA Division (TAS) Level 1 – Fill Material for offsite disposal 

purposes. It is noted that marginally elevated levels of arsenic, chromium, manganese and nickel were identified in 

the range for Level 2 – Low Level Contaminated Soil, however were considered to be associated with naturally 

occurring levels, rather than representative of contamination. Should soils be removed offsite, consideration 

should be given to potential impacts on the receiving ecosystems by these elevated metal concentrations. 

 

Further soil sampling may be required to adequately characterise soils for off-site disposal purposes. 
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11 Conclusions 

Compass Environmental has completed an Environmental Site Assessment at 5 Friend Street, Stony Rise TAS. 

The investigation comprised a site history review and soil sampling at twelve test pit locations across the site. 

Based on the results of the investigation, Compass Environmental makes the following conclusions: 

 

 The area historically had a predominantly rural land use, prior to subdivision and redevelopment as the 

Devonport Regional Homemaker Precinct, of which the site forms a part. 

 

 A layer of fill predominantly comprising a mixture of disturbed natural silty clays, mixed with crushed rock 

(dolerite fragments) was encountered across the site to depths between 0.2 m and 1.3 m below ground level 

(bgl). Dark brown silty clays with occasional gravels and dolerite fragments tended towards the southern, 

southeast and eastern site perimeters. The deepest areas of filling were observed at locations TP3 (1.0 m) 

and TP2 (1.3 m), towards the central and northwest portions of site, with fill appearing to correspond with 

levelling of the site. 

 

 Underlying natural soils comprised orange red and brown mottled silty clays progressing to weathered dolerite 

rock, with yellow and white mottling increasing with depth. 

 

 Soil vapour survey readings were between 0.2 and 7.2 ppm for all samples collected, indicating low potential 

for volatile contaminants. No fuel or chemical odours were encountered. 

 

 The analytical data showed all contaminant concentrations below the criteria adopted for the protection of 

ecological receptors (NEPM EIL), with the exception of marginally elevated levels of arsenic, total chromium, 

manganese, nickel and vanadium in both fill and underlying natural soils. These concentrations were 

considered to be representative of naturally occurring concentrations, and were consistent with the normal 

background ranges detailed in the NEPM. 

 

 All reported concentrations were below the criteria adopted for the protection of human health for the 

proposed commercial use (NEPM HIL F) 

 

 The soil sampling program did not identify soils that were considered to pose a potential aesthetic impact in 

the context of the proposed development. It is noted that PVC conduit and tree roots were encountered in 

soils at TP3 in the central north of the site. These wastes should not be retained in areas of exposed soil (ie: 

garden or landscaped areas). 

 

 Based on comparison against NEPM EIL for sulphate and against criteria for concrete piles provided in 

AS2159-2009 (Piling-Design and Installation), the soils at the site were not considered corrosive to built 

structures.
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 The analytical results indicated soils classified as EPA Division (TAS) Level 1 – Fill Material for offsite 

disposal purposes. It is noted that marginally elevated levels of arsenic, total chromium, manganese and 

nickel were identified in the range for Level 2 – Low Level Contaminated Soil, however were considered to be 

associated with naturally occurring levels, rather than representative of contamination. Should soils be 

removed offsite, consideration should be given to potential impacts on the receiving ecosystems by these 

elevated metal concentrations. Further soil sampling may be required to adequately characterise soils for off-

site disposal purposes. 
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13 Limitations 

Compass Environmental has conducted this assessment in accordance with the scope of work and for the 

purpose outlined in this report. The services performed by Compass Environmental have been conducted in a 

manner consistent with the level of quality and skill generally exercised by the consulting profession. 

 

This report is based on the conditions encountered and data reviewed between 13 March and 1 August 2013. 

Compass Environmental assumes no responsibility for any changes that may have occurred after this time. The 

methodologies and sources of information used by Compass Environmental are outlined in the report. Compass 

Environmental has made no independent verification of this information beyond the agreed scope of work and 

assumes no responsibility for any inaccuracies or omissions. 

 

This report has been prepared for the use of Bunnings Group Limited and may not contain sufficient information 

for purposes of other parties or users. Any reliance on this report by a third party shall be at its sole risk. 

 

This report should be read in full and may be not used to support any other objectives than those set out in the 

report. 
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APPENDIX A 
Devonport City Council Planning Information 
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APPENDIX B 
Historical Aerial Photographs 



 

 
 
 
Aerial Photograph: February 1960 

 
 
 



 

 
 

 

 

 

Aerial Photograph: October 1969 

 



 

 
 
 
 
 
Aerial Photograph: February 1982 

 



 

 
 
 
 
Aerial Photograph: February 1995 

 
 



 

 
 
 
 
 
Aerial Photograph: January 2003 

 



 

 
 
 
 
Aerial Photograph: January 2009 
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APPENDIX C 
EPA Division (TAS) Property Information Report 
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Historical Titles 
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APPENDIX E 
Test Pit Logs 
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Logged by : AD

Checked by : AD

Drilling contractor : A.S. James

Drilling method : Backhoe

Sampling method : Grab

Total depth : 2.0 m

Test Pit number: TP1
(Page 1 of 1)

Project number : 13031

Client : Bunnings

Location : Devonport

Date : 4 July 2013

D
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p
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m
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Sample ID

TP1/0.25
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P
ID

 (
p
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m

)

0.4

0.5

0.3

0.4

G
ra

p
h
ic

 l
o
g

U
S

C
S Description

FILL: silty clay, dark brown, minor organic matter, crushed rock, medium plasticity, 
moist, no odour

SILTY CLAY: red-brown

Tending yellow-red mottles with depth

DOLERITE: weathered and increased clay content

Test pit terminated at 2.0 m
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Logged by : AD

Checked by : AD

Drilling contractor : A.S. James

Drilling method : Backhoe

Sampling method : Grab

Total depth : 1.3 m

Test Pit number: TP2
(Page 1 of 1)

Project number : 13031

Client : Bunnings

Location : Devonport

Date : 4 July 2013
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TP2/0.2
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TP2/1.0

P
ID

 (
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0.3

0.4
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U
S

C
S Description

FILL: silty clay, orange-red, weathered dolerite, medium plasticity, moist, no odour

Test pit terminated at 1.3 m
Refusal on floaters
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Logged by : AD

Checked by : AD

Drilling contractor : A.S. James

Drilling method : Backhoe

Sampling method : Grab

Total depth : 3.0 m

Test Pit number: TP3
(Page 1 of 1)

Project number : 13031

Client : Bunnings

Location : Devonport

Date : 4 July 2013

D
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p
th

 (
m
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1

2

3

4

Sample ID

TP3/0.25

TP3/0.4
(TP040713B)
(TP203/0.4)

TP3/0.8-1.0
(TP040713C)

(TP203/0.8-1.0)

TP3/1.1

TP3/1.3

TP3/1.5

TP3/2.0
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ID
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0.5
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0.3

0.5

G
ra

p
h
ic

 l
o
g

U
S

C
S Description

FILL: silty clay, red-brown, disturbed natural, organic matter, dolerite fragments, 
refuse (PVC pipe and aluminium can), large dolerite boulders through fill, medium 
plasticity, moist, no odour

Tending grey-brown and green, mixed with disturbed natural red-yellow silty clay, 
decomposing organic matter (roots), slight anaerobic odour

FILL: silty clay, dark brown, organic matter, burnt tree roots, medium plasticity, 
slightly moist, no odour

DOLERITE: highly weathered, silty clay, orange-red mottles, slightly moist, no 
odour

SILTY CLAY: red-brown, medium plasticity, moist, no odour

Test pit terminated at 3.0 m
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Logged by : AD

Checked by : AD

Drilling contractor : A.S. James

Drilling method : Backhoe

Sampling method : Grab

Total depth : 3.0 m

Test Pit number: TP4
(Page 1 of 1)

Project number : 13031

Client : Bunnings

Location : Devonport

Date : 4 July 2013
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Sample ID

TP4/0.25

TP4/0.5

TP4/1.0

TP4/1.5

TP4/2.0
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ID
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p
h
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 l
o
g

U
S

C
S Description

FILL: silty clay, dark brown, medium plasticity, moist, no odour

SILTY CLAY: red-brown, large dolerite fragments, minor organic matter, medium 
plasticity, moist, no odour

SILTY CLAY: red-brown, weathered dolerite, yellow-red and white, slightly moist, 
no odour

DOLERITE: weathered, increasing with depth

Test pit terminated at 3.0 m
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Logged by : AD

Checked by : AD

Drilling contractor : A.S. James

Drilling method : Backhoe

Sampling method : Grab

Total depth : 3.0 m

Test Pit number: TP5
(Page 1 of 1)

Project number : 13031

Client : Bunnings

Location : Devonport

Date : 4 July 2013
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TP5/0.0-0.1

TP5/0.1-0.2
TP5/0.2-0.25

TP5/0.5

TP5/1.0
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TP5/2.0
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0.5
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g
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S

C
S Description

FILL: silty clay, organic matter, moist, no odour

FILL: silty clay, orange, yellow and red mottles, weathered dolerite, true white clay, 
medium plasticity, moist, no odour

SILTY CLAY: red-brown, minor organic matter, medium plasticity, moist, no odour

Tending deeper orange-red with depth

SILTY CLAY: orange-red brown, weathered red-yellow dolerite, medium plasticity, 
moist, no odour

Weathered orange, red, white and yellow rock increasing with depth

Test pit terminated at 3.0 m
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Logged by : AD

Checked by : AD

Drilling contractor : A.S. James

Drilling method : Backhoe

Sampling method : Grab

Total depth : 1.0 m

Test Pit number: TP6
(Page 1 of 1)

Project number : 13031

Client : Bunnings

Location : Devonport

Date : 4 July 2013
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ID
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U
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C
S Description

FILL: gravel, crushed dolerite

SILTY CLAY: red-brown, medium plasticity, slightly moist, no odour

Large dolerite boulder at 0.7 m

Test pit terminated at 1.0 m
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Logged by : AD

Checked by : AD

Drilling contractor : A.S. James

Drilling method : Backhoe

Sampling method : Grab

Total depth : 2.0 m

Test Pit number: TP7
(Page 1 of 1)

Project number : 13031

Client : Bunnings

Location : Devonport

Date : 4 July 2013
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o
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U
S

C
S Description

FILL: silty clay, dark brown, dolerite and crushed rock fragments, organic matter, 
moist, no odour

SILTY CLAY: red-brown, organic matter, medium plasticity, moist, no odour

SILTY CLAY: red-brown with yellow-brown and red mottles, slightly weathered 
dolerite, medium plasticity, moist, no odour

DOLERITE: weathered, yellow and red, slightly moist, no odour

Test pit terminated at 2.0 m
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Logged by : AD

Checked by : AD

Drilling contractor : A.S. James

Drilling method : Backhoe

Sampling method : Grab

Total depth : 3.0 m

Test Pit number: TP8
(Page 1 of 1)

Project number : 13031

Client : Bunnings

Location : Devonport

Date : 4 July 2013
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U
S

C
S Description

FILL: thin layer of dark brown silty clay topsoil

FILL: silty clay, red-brown, organic matter, fragments of natural rock, medium 
plasticity, moist, no odour

DOLERITE: weathered, orange and red, mixed with silty clay, slightly moist, no 
odour

Test pit terminated at 3.0 m
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Logged by : AD

Checked by : AD

Drilling contractor : A.S. James

Drilling method : Backhoe

Sampling method : Grab

Total depth : 1.7 m

Test Pit number: TP9
(Page 1 of 1)

Project number : 13031

Client : Bunnings

Location : Devonport

Date : 4 July 2013
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TP9/0.2
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TP9/1.0
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ID
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o
g

U
S

C
S Description

FILL: silty clay, dark brown, organic matter, medium plasticity, moist, no odour

SILTY CLAY: red-brown, minor organic matter, large dolerite fragments, medium 
plasticity, moist, no odour

SILTY CLAY: orange-red brown, weathered dolerite, medium plasticity, slightly 
moist, no odour

Test pit terminated at 1.7 m
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Logged by : AD

Checked by : AD

Drilling contractor : A.S. James

Drilling method : Backhoe

Sampling method : Grab

Total depth : 3.0 m

Test Pit number: TP10
(Page 1 of 1)

Project number : 13031

Client : Bunnings

Location : Devonport

Date : 4 July 2013

D
e
p
th

 (
m

)

0

1

2

3

4

Sample ID

TP10/0.15
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p
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o
g

U
S

C
S Description

FILL: silty clay, dark brown, organic matter, dolerite fragments, medium plasticity, 
dry to slightly moist, no odour

SILTY CLAY: red-brown, minor organic matter, medium plasticity, moist, no odour

Tending red with depth

SILTY CLAY: red-brown, weathered dolerite and trace of clay, white-yellow and 
red mottles, medium plasticity, slightly moist, no odour

CLAY: true clay, weathered dolerite increasing with depth

CLAY: true clay, white and yellow, highly weathered yellow-red dolerite, medium 
plasticity, moist, no odour

Test pit terminated at 3.0 m
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Logged by : AD

Checked by : AD

Drilling contractor : A.S. James

Drilling method : Backhoe

Sampling method : Grab

Total depth : 3.0 m

Test Pit number: TP11
(Page 1 of 1)

Project number : 13031

Client : Bunnings

Location : Devonport

Date : 4 July 2013
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FILL: silty clay, dark brown, minor gravel, dolerite fragments, moist, no odour

SILTY CLAY: red-brown, dark brown-black mottles, weathered rock, organic 
matter, medium plasticity, moist, no odour

Progressing to weathered rock from 0.8 m, yellow, brown and red mottles, slightly 
moist, no odour

CLAY: white and yellow, weathered yellow, brown and red dolerite, medium to 
high plasticity, moist, no odour

Progressing to highly weathered dolerite, mixed with clay, white, yellow, orange 
and red mottles, medium plasticity, moist, no odour

DOLERITE: yellow and white, dry to slightly moist, no odour

Test pit terminated at 3.0 m
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Checked by : AD

Drilling contractor : A.S. James

Drilling method : Backhoe

Sampling method : Grab

Total depth : 2.0 m

Test Pit number: TP12
(Page 1 of 1)

Project number : 13031

Client : Bunnings

Location : Devonport

Date : 4 July 2013
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FILL: silty clay, dark brown, minor gravels, dolerite fragments, moist, no odour

SILTY CLAY: red-brown, dolerite fragments, organic matter (roots), moist, no 
odour

Tending deeper red with depth, medium plasticity, no odour

SILTY CLAY: deep red-brown, weathered yellow-red dolerite, moist, no odour

Progressing to yellow-red weathered dolerite

Test pit terminated at 2.0 m
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APPENDIX F 

Tabulated Soil Results 
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PROJECT NO.: 13031 

CLIENT: Bunnings

SITE: Devonport

Table 2: Soil Leachate Results

A
rs

e
n

ic

C
h

ro
m

iu
m

 (
II

I+
V

I)

M
a

n
g

a
n

e
s

e

N
ic

k
e
l

mg/L mg/L mg/L mg/L

EQL 0.01 0.01 0.01 0.01

EPA Tasmania Level 2 Low Level Contaminated Soil TCLP 0.5 0.5 25 1

EPA Tasmania Level 3 Contaminated Soil TCLP 5 5 250 8

Field_ID Sampled_Date SampleCode Report No Sample_Type

TP2/0.2 4/07/2013 13-32957_3553239 13-32957 Normal  - <0.01  - 0.02

TP2/1.0 4/07/2013 13-32957_3553240 13-32957 Normal  - <0.01 3.7  - 

TP5/0.1-0.2 4/07/2013 13-32957_3553243 13-32957 Normal  - <0.01  - <0.01

TP5/0-0.1 4/07/2013 13-32957_3553242 13-32957 Normal <0.01 <0.01 0.13  - 

TP11/0-0.25 4/07/2013 13-32957_3553244 13-32957 Normal <0.01 <0.01 0.04  - 

TP11/1.0 4/07/2013 13-32957_3553245 13-32957 Normal <0.01  -  -  - 

Metals
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PROJECT NO.: 13031

CLIENT: Bunnings

SITE: Devonport

Table 3: Field Duplicate and Split Results

Report No 13-30447 13-30447 13-30447 13-30447 13-30447 Interlab_D 13-30447 Interlab_D

Sample Type Primary Duplicate Primary Duplicate Primary Split Primary Split

Field_ID TP11/0-0.25 TP040713A RPD TP3/0.4 TP040713B RPD TP11/0-0.25 TP211/0-0.25 RPD TP3/0.4 TP203/0.4 RPD

Sampled_Date 4/07/2013 4/07/2013 4/07/2013 4/07/2013 4/07/2013 4/07/2013 4/07/2013 4/07/2013

Chem_Group ChemName Units

Metals Arsenic mg/kg <5.0 <5.0 0 <5.0 <2.0 0

Cadmium mg/kg <0.2 <0.2 0 <0.2 1.0 133

Copper mg/kg 20.0 28.0 33 20.0 35.0 55

Lead mg/kg 10.0 10.0 0 10.0 10.0 0

Mercury mg/kg <0.05 <0.05 0 <0.05 <0.1 0

Molybdenum mg/kg <5.0 <5.0 0 <5.0 <10.0 0

Nickel mg/kg 28.0 31.0 10 28.0 50.0 56

Selenium mg/kg 5.0 4.0 22 5.0 <2.0 86

Silver mg/kg <5.0 <5.0 0 <5.0 <5.0 0

Tin mg/kg <5.0 <5.0 0 <5.0 <10.0 0

Zinc mg/kg 14.0 16.0 13 14.0 20.0 35

TRH TRH C6 - C9 mg/kg <20.0 <20.0 0 <20.0 <20.0 0

TRH C10 - C14 mg/kg <20.0 <20.0 0 <20.0 <20.0 0

TRH C15 - C28 mg/kg <50.0 <50.0 0 <50.0 <50.0 0

TRH C29-C36 mg/kg <50.0 <50.0 0 <50.0 <50.0 0

TRH C10 - C40 mg/kg <50.0 <50.0 0 <50.0

MAH Benzene mg/kg <0.5 <0.5 <0.1 0

Toluene mg/kg <0.5 <0.5 <0.1 0

Ethylbenzene mg/kg <0.5 <0.5 <0.1 0

Xylene (o) mg/kg <0.5 <0.5 <0.1 0

Xylene (m & p) mg/kg <1.0 <1.0 <0.2 0

Xylene Total mg/kg <1.0 <1.0 <0.3 0

Styrene mg/kg <0.5 <0.5 0 <0.5 <0.05 0

PAH Acenaphthene mg/kg <0.1 <0.1 0 <0.1 <0.5 0

Acenaphthylene mg/kg <0.1 <0.1 0 <0.1 <0.5 0

Anthracene mg/kg <0.1 <0.1 0 <0.1 <0.5 0

Benz(a)anthracene mg/kg <0.1 <0.1 0 <0.1 <0.5 0

Benzo(a) pyrene mg/kg <0.1 <0.1 0 <0.1 <0.5 0

Benzo(b)fluoranthene mg/kg <0.1 <0.1 0 <0.1

Benzo(g,h,i)perylene mg/kg <0.1 <0.1 0 <0.1 <0.5 0

Benzo(k)fluoranthene mg/kg <0.1 <0.1 0 <0.1 <0.5 0

Chrysene mg/kg <0.1 <0.1 0 <0.1 <0.5 0

Dibenz(a,h)anthracene mg/kg <0.1 <0.1 0 <0.1 <0.5 0

Fluoranthene mg/kg <0.1 <0.1 0 <0.1 <0.5 0

Fluorene mg/kg <0.1 <0.1 0 <0.1 <0.5 0

Indeno(1,2,3-c,d)pyrene mg/kg <0.1 <0.1 0 <0.1 <0.5 0

Naphthalene mg/kg <0.5 <0.5 <0.5 0

Naphthalene mg/kg <0.1 <0.1 0 <0.1 <0.5 0

Phenanthrene mg/kg <0.1 <0.1 0 <0.1 <0.5 0

Pyrene mg/kg <0.1 <0.1 0 <0.1 <0.5 0

PAHs (Sum of total) mg/kg <0.1 <0.1 0 <0.1 <0.5 0

CHCs 1,2-dichlorobenzene mg/kg <0.1 <0.1 0 <0.1 <0.05 0

1,4-dichlorobenzene mg/kg <0.1 <0.1 0 <0.1 <0.05 0

1,2-dichloroethane mg/kg <0.5 <0.5 0 <0.5 <0.05 0

1,2-Dichloroethene [cis] mg/kg <0.5 <0.5 0 <0.5

1,2-Dichloroethene [trans] mg/kg <0.5 <0.5 0 <0.5

1,1-dichloroethene mg/kg <0.5 <0.5 0 <0.5 <0.05 0

1,1,1,2-tetrachloroethane mg/kg <0.5 <0.5 0 <0.5 <0.05 0

1,1,2,2-tetrachloroethane mg/kg <0.5 <0.5 0 <0.5 <0.05 0

1,2,4-trichlorobenzene mg/kg <0.1 <0.1 0 <0.1 <0.05 0

1,1,1-trichloroethane mg/kg <0.5 <0.5 0 <0.5 <0.05 0

1,1,2-trichloroethane mg/kg <0.5 <0.5 0 <0.5 <0.05 0

Carbon tetrachloride mg/kg <0.5 <0.5 0 <0.5 <0.05 0

Chlorobenzene mg/kg <0.5 <0.5 0 <0.5 <0.05 0

Chloroform mg/kg <0.5 <0.5 0 <0.5 <0.05 0

Dichloromethane mg/kg <1.0 <1.0 0 <1.0 <0.05 0

Trichloroethene mg/kg <0.5 <0.5 0 <0.5 <0.05 0

Tetrachloroethene mg/kg <0.5 <0.5 0 <0.5 <0.05 0

Vinyl chloride mg/kg <1.0 <1.0 0 <1.0 <0.05 0

Hexachlorobutadiene mg/kg <0.1 <0.1 0 <0.1 <0.05 0

1,1-dichloroethane mg/kg <0.5 <0.5 0 <0.5 <0.05 0

1,1-dichloropropene mg/kg <0.5 <0.5 0 <0.5

1,2,3,4-tetrachlorobenzene mg/kg <0.1 <0.1 0 <0.1 <0.05 0

1,2,3,5-Tetrachlorobenzene mg/kg <0.1 <0.1 0 <0.1 <0.05 0

1,2,3-trichlorobenzene mg/kg <0.1 <0.1 0 <0.1 <0.05 0

1,2,3-trichloropropane mg/kg <0.5 <0.5 0 <0.5 <0.05 0

1,2,4,5-tetrachlorobenzene mg/kg <0.1 <0.1 0 <0.1 <0.05 0

1,2-dibromo3chloropropane mg/kg <0.5 <0.5 0 <0.5

1,2-dibromoethane mg/kg <0.5 <0.5 0 <0.5 <0.05 0

1,2-dichloropropane mg/kg <0.5 <0.5 0 <0.5 <0.05 0

1,3,5-Trichlorobenzene mg/kg <0.1 <0.1 0 <0.1 <0.05 0

1,3-dichlorobenzene mg/kg <0.1 <0.1 0 <0.1 <0.05 0

1,3-Dichloropropane mg/kg <0.5 <0.5 0 <0.5 <0.05 0

2,2-dichloropropane mg/kg <0.5 <0.5 0 <0.5

2-chloronaphthalene mg/kg <0.1 <0.1 0 <0.1

2-chlorotoluene mg/kg <0.5 <0.5 0 <0.5

4-chlorotoluene mg/kg <0.5 <0.5 0 <0.5

Benzal Chloride mg/kg <0.1 <0.1 0 <0.1 <0.05 0
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PROJECT NO.: 13031

CLIENT: Bunnings

SITE: Devonport

Table 3: Field Duplicate and Split Results

Report No 13-30447 13-30447 13-30447 13-30447 13-30447 Interlab_D 13-30447 Interlab_D

Sample Type Primary Duplicate Primary Duplicate Primary Split Primary Split

Field_ID TP11/0-0.25 TP040713A RPD TP3/0.4 TP040713B RPD TP11/0-0.25 TP211/0-0.25 RPD TP3/0.4 TP203/0.4 RPD

Sampled_Date 4/07/2013 4/07/2013 4/07/2013 4/07/2013 4/07/2013 4/07/2013 4/07/2013 4/07/2013

Benzotrichloride mg/kg <0.1 <0.1 0 <0.1 <0.05 0

Benzyl chloride mg/kg <0.1 <0.1 0 <0.1 <0.2 0

Bromobenzene mg/kg <0.5 <0.5 0 <0.5

Bromochloromethane mg/kg <0.5 <0.5 0 <0.5

Bromodichloromethane mg/kg <0.5 <0.5 0 <0.5 <0.05 0

Bromoform mg/kg <0.5 <0.5 0 <0.5 <0.05 0

Chlorodibromomethane mg/kg <0.5 <0.5 0 <0.5 <0.05 0

cis-1,3-dichloropropene mg/kg <0.5 <0.5 0 <0.5 <0.05 0

Dibromomethane mg/kg <0.5 <0.5 0 <0.5 <0.05 0

Hexachlorocyclopentadiene mg/kg <0.1 <0.1 0 <0.1 <0.05 0

Hexachloroethane mg/kg <0.1 <0.1 0 <0.1 <0.05 0

Pentachlorobenzene mg/kg <0.1 <0.1 0 <0.1 <0.05 0

trans-1,3-dichloropropene mg/kg <0.5 <0.5 0 <0.5 <0.05 0

Trichlorofluoromethane mg/kg <2.0 <2.0 0 <2.0 <0.05 0

TRH C6-C10 less BTEX (F1) mg/kg <20.0 <20.0 0 <20.0 <20.0 0

C10-C16 mg/kg <20.0 <20.0 0 <20.0 <50.0 0

C16-C34 mg/kg <50.0 <50.0 0 <50.0 <100.0 0

C34-C40 mg/kg <50.0 <50.0 0 <50.0 <100.0 0

TRH C6-C10 mg/kg <20.0 <20.0 0 <20.0 <20.0 0

*RPDs have only been considered where a 

concentration is greater than 1 times the EQL.

**High RPDs are in bold (Acceptable RPDs for each 

EQL multiplier range are: 50 (1-1 x EQL); 50 (1-1 x 

EQL); 50 ( > 1 x EQL) )

***Interlab Duplicates are matched on a per 

compound basis as methods vary between 

laboratories.  Any methods in the row header relate 

to those used in the primary laboratory
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PROJECT NO.: 13031

CLIENT: Bunnings

SITE: Devonport

Table 4: Internal Lab QA/QC
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Inorganics Cyanide Total 5 mg/kg ND 1 Y 1 Y 98.7 to 98.7 1 Y

Fluoride 100 mg/kg ND 1 Y 15 1 Y 92.1 to 92.1 1 Y

pH (Lab) 0.1 pH_Units 5.6 to 5.6 pH_Units 1 N 0 1 Y 0  - 

Sulphate 10 mg/kg ND 1 Y 0 1 Y 0  - 

Metals Antimony 5 mg/kg ND 2 Y 4 Y 81.6 to 92.2 4 Y

Arsenic 5 mg/kg ND 3 Y 20 4 Y 91 to 91 1 Y

Barium 5 mg/kg ND 2 Y 4 4 Y 88.4 to 99.2 4 Y

Beryllium 5 mg/kg ND 2 Y 3 3 Y 90 to 90 1 Y

Boron 10 mg/kg ND 2 Y 4 2 Y 81 to 81 1 Y

Cadmium 0.2 mg/kg ND 2 Y 4 3 Y 90 to 97.2 4 Y

Chromium (hexavalent) 1 mg/kg ND 1 Y 2 Y 87.6 to 93.5 2 Y

Chromium (III+VI) 5 mg/kg ND 3 Y 0 5 Y 99 to 115 3 Y

Cobalt 5 mg/kg ND 2 Y 11 4 Y 84 to 84 1 Y

Copper 5 mg/kg ND 2 Y 29 4 Y 101 to 101 1 Y

Lead 5 mg/kg ND 2 Y 19 4 Y 87 to 102 4 Y

Manganese 5 mg/kg ND 3 Y 12 4 Y 100 to 118 3 Y

Mercury 0.05 mg/kg ND 2 Y 3 Y 98.1 to 111 4 Y

Molybdenum 5 mg/kg ND 2 Y 5 4 Y 87 to 87 1 Y

Nickel 5 mg/kg ND 3 Y 6 5 Y 94.9 to 110 2 Y

Selenium 3 mg/kg ND 2 Y 0 4 Y 97 to 97 1 Y

Silver 5 mg/kg ND 2 Y 2 Y 102 to 109 4 Y

Tin 5 mg/kg ND 2 Y 4 Y 85 to 106 4 Y

Vanadium 5 mg/kg ND 2 Y 27 4 Y 80.1 to 86 2 Y

Zinc 5 mg/kg ND 2 Y 11 4 Y 98 to 98 1 Y

TRH TRH C10 - C14 20 mg/kg ND 3 Y 1 Y 0  - 

TRH C10 - C40 (Sum of total) 50 mg/kg ND 2 Y 1 Y 0  - 

TRH C15 - C28 50 mg/kg ND 3 Y 1 Y 109 to 109 1 Y

TRH C29-C36 50 mg/kg ND 3 Y 1 Y 0  - 

TRH C6 - C9 20 mg/kg ND 2 Y 2 Y 86 to 104 3 Y

TRH+C10 - C36 (Sum of total) 0  - 0  - 0  - 

MAH 1,2,4-trimethylbenzene 0.5 mg/kg ND 2 Y 2 Y 91.2 to 97.7 2 Y

Benzene 0.5 mg/kg ND 4 Y 4 Y 86.5 to 104 5 Y

Ethylbenzene 0.5 mg/kg ND 4 Y 4 Y 79.9 to 106 5 Y

Isopropylbenzene 0.5 mg/kg ND 3 Y 3 Y 102 to 107 2 Y

Styrene 0.5 mg/kg ND 3 Y 3 Y 89 to 97.9 2 Y

Toluene 0.5 mg/kg ND 4 Y 4 Y 84.3 to 110 5 Y

Xylene (m & p) 1 mg/kg ND 2 Y 2 Y 78.4 to 107 3 Y

Xylene (o) 0.5 mg/kg ND 2 Y 2 Y 74.4 to 113 3 Y

Xylene Total 0.5 to 1 mg/kg ND 4 Y 4 Y 103 to 109 3 Y

PAH 2-Fluorobiphenyl 0  - 0  - 0  - 

Acenaphthene 0.1 mg/kg ND 2 Y 2 Y 88 to 91 2 Y

Acenaphthylene 0.1 mg/kg ND 2 Y 2 Y 89.4 to 93 2 Y

Anthracene 0.1 mg/kg ND 2 Y 2 Y 89.6 to 94 2 Y

Benz(a)anthracene 0.1 mg/kg ND 2 Y 2 Y 89.2 to 93 2 Y

Benzo(a) pyrene 0.1 mg/kg ND 2 Y 2 Y 84.2 to 117 2 Y

Benzo(a)pyrene TEQ 0  - 0  - 0  - 

Benzo(b)fluoranthene 0.1 mg/kg ND 1 Y 1 Y 84 to 84 1 Y

Benzo(g,h,i)perylene 0.1 mg/kg ND 2 Y 2 Y 80.2 to 90 2 Y

Benzo(k)fluoranthene 0.1 mg/kg ND 2 Y 2 Y 82.2 to 94 2 Y

 Benzo[b+j]fluoranthene ND 1 Y 1 Y 83 to 83 1 Y

Chrysene 0.1 mg/kg ND 2 Y 2 Y 89 to 95 2 Y

Dibenz(a,h)anthracene 0.1 mg/kg ND 2 Y 2 Y 74.4 to 88 2 Y

Fluoranthene 0.1 mg/kg ND 2 Y 2 Y 89.4 to 93 2 Y

Fluorene 0.1 mg/kg ND 2 Y 2 Y 90 to 91.2 2 Y

Indeno(1,2,3-c,d)pyrene 0.1 mg/kg ND 2 Y 2 Y 92 to 103 2 Y

Naphthalene 0.1 to 0.5 mg/kg ND 4 Y 4 Y 72.5 to 92.4 4 Y

PAHs (Sum of total) 0.1 mg/kg ND 1 Y 1 Y 0  - 

Phenanthrene 0.1 mg/kg ND 2 Y 2 Y 87.8 to 90 2 Y

Pyrene 0.1 mg/kg ND 2 Y 2 Y 89 to 89.8 2 Y

CHCs 1,1,1,2-tetrachloroethane 0.5 mg/kg ND 1 Y 1 Y 80.2 to 80.5 2 Y

1,1,1-trichloroethane 0.5 mg/kg ND 1 Y 1 Y 82 to 97 3 Y

1,1,2,2-tetrachloroethane 0.5 mg/kg ND 1 Y 1 Y 84.6 to 87.8 2 Y

1,1,2-trichloroethane 0.5 mg/kg ND 1 Y 1 Y 91.6 to 98.9 2 Y

1,1-dichloroethane 0.5 mg/kg ND 1 Y 1 Y 98.7 to 99.6 2 Y

1,1-dichloroethene 0.5 mg/kg ND 1 Y 1 Y 79 to 119 3 Y

1,1-dichloropropene 0.5 mg/kg ND 1 Y 1 Y 94.3 to 101 2 Y

1,2,3,4-tetrachlorobenzene 0.1 mg/kg ND 2 Y 1 Y 87.2 to 87.2 1 Y

1,2,3,5-Tetrachlorobenzene 0.1 mg/kg ND 2 Y 1 Y 0  - 

1,2,3-trichlorobenzene 0.1 mg/kg ND 2 Y 1 Y 78.2 to 78.2 1 Y

1,2,3-trichloropropane 0.5 mg/kg ND 1 Y 1 Y 91.8 to 95.8 2 Y

1,2,4,5-tetrachlorobenzene 0.1 mg/kg ND 2 Y 1 Y 87.2 to 87.2 1 Y

1,2,4-trichlorobenzene 0.1 mg/kg ND 2 Y 1 Y 80.4 to 80.4 1 Y

1,2-dibromo-3-chloropropane 0.5 mg/kg ND 1 Y 1 Y 0  - 

1,2-dibromoethane 0.5 mg/kg ND 1 Y 1 Y 84.6 to 91.5 2 Y

1,2-dichlorobenzene 0.1 mg/kg ND 2 Y 1 Y 86.2 to 99 2 Y

1,2-dichloroethane 0.5 mg/kg ND 1 Y 1 Y 90 to 97.4 3 Y

Method and Storage Blanks Laboratory Duplicates Matrix,Trip and Compound Spikes
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CLIENT: Bunnings

SITE: Devonport

Table 4: Internal Lab QA/QC
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Method and Storage Blanks Laboratory Duplicates Matrix,Trip and Compound Spikes

1,2-Dichloroethene [cis] 0.5 mg/kg ND 1 Y 1 Y 91.4 to 98.8 2 Y

1,2-Dichloroethene [trans] 0.5 mg/kg ND 1 Y 1 Y 94.8 to 103 2 Y

1,2-dichloropropane 0.5 mg/kg ND 1 Y 1 Y 93 to 99 2 Y

1,3,5-Trichlorobenzene 0.1 mg/kg ND 2 Y 1 Y 82.2 to 82.2 1 Y

1,3-dichlorobenzene 0.1 mg/kg ND 2 Y 1 Y 86.8 to 86.8 1 Y

1,3-Dichloropropane 0.5 mg/kg ND 1 Y 1 Y 94.6 to 101 2 Y

1,4-dichlorobenzene 0.1 mg/kg ND 2 Y 1 Y 76.4 to 76.4 1 Y

2,2-dichloropropane 0.5 mg/kg ND 1 Y 1 Y 80.6 to 87.5 2 Y

2-chloronaphthalene 0.1 mg/kg ND 1 Y 1 Y 81.2 to 81.2 1 Y

2-chlorotoluene 0.5 mg/kg ND 1 Y 1 Y 94.8 to 103 2 Y

4-chlorotoluene 0.5 mg/kg ND 1 Y 1 Y 91.7 to 97.5 2 Y

Benzal Chloride 0.1 mg/kg ND 2 Y 1 Y 93.4 to 93.4 1 Y

Benzotrichloride 0.1 mg/kg ND 2 Y 1 Y 83.8 to 83.8 1 Y

Benzyl chloride 0.1 mg/kg ND 2 Y 1 Y 85.6 to 85.6 1 Y

Bromobenzene 0.5 mg/kg ND 1 Y 1 Y 86.6 to 95.7 2 Y

Bromochloromethane 0.5 mg/kg ND 1 Y 1 Y 93.7 to 94.8 2 Y

Bromodichloromethane 0.5 mg/kg ND 1 Y 1 Y 70.8 to 78.2 2 Y

Bromoform 0.5 mg/kg ND 1 Y 1 Y 0  - 

Bromomethane 0  - 0  - 0  - 

Carbon tetrachloride 0.5 mg/kg ND 1 Y 1 Y 75 to 89.1 3 Y

Chlorobenzene 0.5 mg/kg ND 1 Y 1 Y 101 to 105 2 Y

Chlorodibromomethane 0.5 mg/kg ND 1 Y 1 Y 0  - 

Chloroform 0.5 mg/kg ND 1 Y 1 Y 98.4 to 99.8 2 Y

Chloromethane 0  - 0  - 0  - 

cis-1,2-dichloroethene 0  - 0  - 0  - 

cis-1,3-dichloropropene 0.5 mg/kg ND 1 Y 1 Y 0  - 

Dibromomethane 0.5 mg/kg ND 1 Y 1 Y 90.9 to 92.8 2 Y

Dichloromethane 1 mg/kg ND 1 Y 1 Y 96.6 to 118 2 Y

Hexachlorobutadiene 0.1 mg/kg ND 2 Y 1 Y 82.8 to 82.8 1 Y

Hexachlorocyclopentadiene 0.1 mg/kg ND 2 Y 1 Y 0  - 

Hexachloroethane 0.1 mg/kg ND 2 Y 1 Y 81 to 81 1 Y

Iodomethane 0  - 0  - 0  - 

Pentachlorobenzene 0.1 mg/kg ND 2 Y 1 Y 82.8 to 82.8 1 Y

Tetrachloroethene 0.5 mg/kg ND 1 Y 1 Y 107 to 110 2 Y

trans-1,2-dichloroethene 0  - 0  - 0  - 

trans-1,3-dichloropropene 0.5 mg/kg ND 1 Y 1 Y 0  - 

Trichloroethene 0.5 mg/kg ND 1 Y 1 Y 97 to 104 3 Y

Trichlorofluoromethane 2 mg/kg ND 1 Y 1 Y 101 to 117 2 Y

Vinyl chloride 1 mg/kg ND 1 Y 1 Y 96.1 to 96.1 1 Y

OCP 4,4-DDE 0.05 mg/kg ND 1 Y 1 Y 91.6 to 91.6 1 Y

a-BHC 0.05 mg/kg ND 1 Y 1 Y 91.4 to 91.4 1 Y

Aldrin 0.05 mg/kg ND 1 Y 1 Y 90.6 to 90.6 1 Y

b-BHC 0.05 mg/kg ND 1 Y 1 Y 91.9 to 91.9 1 Y

Chlordane (cis) 0.05 mg/kg ND 1 Y 1 Y 87.4 to 87.4 1 Y

Chlordane (trans) 0.05 mg/kg ND 1 Y 1 Y 87.4 to 87.4 1 Y

d-BHC 0.05 mg/kg ND 1 Y 1 Y 96.3 to 96.3 1 Y

DDD 0.05 mg/kg ND 1 Y 1 Y 99.2 to 99.2 1 Y

DDT 0.05 mg/kg ND 1 Y 1 Y 75.2 to 75.2 1 Y

Dieldrin 0.05 mg/kg ND 1 Y 1 Y 84.2 to 84.2 1 Y

Endosulfan I 0.05 mg/kg ND 1 Y 1 Y 87 to 87 1 Y

Endosulfan II 0.05 mg/kg ND 1 Y 1 Y 86.4 to 86.4 1 Y

Endosulfan sulphate 0.05 mg/kg ND 1 Y 1 Y 84.8 to 84.8 1 Y

Endrin 0.05 mg/kg ND 1 Y 1 Y 78.4 to 78.4 1 Y

Endrin aldehyde 0.05 mg/kg ND 1 Y 1 Y 88.6 to 88.6 1 Y

Endrin ketone 0.05 mg/kg ND 1 Y 1 Y 95.8 to 95.8 1 Y

g-BHC (Lindane) 0.05 mg/kg ND 1 Y 1 Y 91.2 to 91.2 1 Y

Heptachlor 0.05 mg/kg ND 1 Y 1 Y 87.6 to 87.6 1 Y

Heptachlor epoxide 0.05 mg/kg ND 1 Y 1 Y 88.8 to 88.8 1 Y

Hexachlorobenzene 0.05 mg/kg ND 2 Y 2 Y 86 to 93.3 2 Y

Methoxychlor 0.05 mg/kg ND 1 Y 1 Y 0  - 

Tetrachlorometaxylene 0  - 0  - 0  - 

PCB Arochlor 1016 0.1 mg/kg ND 1 Y 1 Y 90 to 90 1 Y

Arochlor 1221 0.1 mg/kg ND 1 Y 1 Y 0  - 

Arochlor 1232 0.1 mg/kg ND 1 Y 1 Y 0  - 

Arochlor 1242 0.1 mg/kg ND 1 Y 1 Y 0  - 

Arochlor 1248 0.1 mg/kg ND 1 Y 1 Y 0  - 

Arochlor 1254 0.1 mg/kg ND 1 Y 1 Y 0  - 

Arochlor 1260 0.1 mg/kg ND 1 Y 1 Y 89.8 to 89.8 1 Y

PCBs (Sum of total) 0.1 mg/kg ND 1 Y 1 Y 0  - 

2,3,4,5-tetrachlorophenol 0.5 mg/kg ND 1 Y 1 Y 0  - 

2,3,4,6-tetrachlorophenol 0.5 mg/kg ND 1 Y 1 Y 77.4 to 77.4 1 Y

2,3,5,6-Tetrachlorophenol 0.5 mg/kg ND 1 Y 1 Y 0  - 

2,4,5-trichlorophenol 0.5 mg/kg ND 1 Y 1 Y 78.6 to 78.6 1 Y

2,4,6-trichlorophenol 0.5 mg/kg ND 1 Y 1 Y 78.6 to 78.6 1 Y

2,4-dichlorophenol 0.5 mg/kg ND 1 Y 1 Y 81.6 to 81.6 1 Y

2,6-dichlorophenol 0.5 mg/kg ND 1 Y 1 Y 71.6 to 71.6 1 Y

2-chlorophenol 0.5 mg/kg ND 1 Y 1 Y 79.6 to 79.6 1 Y

Phenols 

Halogenated
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Method and Storage Blanks Laboratory Duplicates Matrix,Trip and Compound Spikes

4-chloro-3-methylphenol 0.5 mg/kg ND 1 Y 1 Y 83.4 to 83.4 1 Y

Pentachlorophenol 0.5 mg/kg ND 1 Y 1 Y 0  - 

Phenols (Total Halogenated) 0.5 mg/kg ND 1 Y 1 Y 0  - 

2,4-dimethylphenol 0.5 mg/kg ND 1 Y 1 Y 75.8 to 75.8 1 Y

2,4-dinitrophenol 30 mg/kg ND 1 Y 1 Y 0  - 

2-nitrophenol 0.5 mg/kg ND 1 Y 1 Y 79.8 to 79.8 1 Y

4,6-Dinitro-2-methylphenol 10 mg/kg ND 1 Y 1 Y 0  - 

4,6-Dinitro-o-cyclohexyl phenol 30 mg/kg ND 1 Y 1 Y 0  - 

4-nitrophenol 0.5 mg/kg ND 1 Y 1 Y 0  - 

Cresol Total 1 mg/kg ND 1 Y 1 Y 84 to 84 1 Y

Dinoseb 10 mg/kg ND 1 Y 1 Y 0  - 

Phenol 0.5 mg/kg ND 1 Y 1 Y 84.8 to 84.8 1 Y

Phenols (Total Non Halogenated) 30 mg/kg ND 1 Y 1 Y 0  - 

TRH C6-C10 less BTEX (F1) 20 mg/kg ND 1 Y 1 Y 0  - 

Total BTEX 1 mg/kg ND 1 Y 1 Y 0  - 

C10-C16 20 mg/kg ND 3 Y 1 Y 0  - 

C16-C34 50 mg/kg ND 3 Y 1 Y 115 to 115 1 Y

C34-C40 50 mg/kg ND 3 Y 1 Y 0  - 

F2-NAPHTHALENE 0  - 0  - 0  - 

TRH C6-C10 20 mg/kg ND 2 Y 2 Y 100 to 104 2 Y

Phenols Non-

Halogenated
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Certificate of Analysis
Compass Environmental P/L

Suite 6/ 5 Rose St

Hawthorn East

VIC 3123

Attention: Ally Dosser

Report 385389-S

Client Reference DEVONPORT 13031

Received Date Jul 08, 2013

Client Sample ID TP211/0-0.25 TP203/0.4

Sample Matrix Soil Soil

Eurofins | mgt Sample No. M13-Jl06763 M13-Jl06764

Date Sampled Jul 04, 2013 Jul 04, 2013

Test/Reference LOR Unit

Total Recoverable Hydrocarbons - 1999 NEPM Fractions

TRH C6-C9 20 mg/kg - < 20

TRH C10-C14 20 mg/kg - < 20

TRH C15-C28 50 mg/kg - < 50

TRH C29-C36 50 mg/kg - < 50

TRH C10-36 (Total) 50 mg/kg - < 50

Halogenated Volatile Organics

1.1-Dichloroethane 0.05 mg/kg < 0.05 -

1.1-Dichloroethene 0.05 mg/kg < 0.05 -

1.1.1-Trichloroethane 0.05 mg/kg < 0.05 -

1.1.1.2-Tetrachloroethane 0.05 mg/kg < 0.05 -

1.1.2-Trichloroethane 0.05 mg/kg < 0.05 -

1.1.2.2-Tetrachloroethane 0.05 mg/kg < 0.05 -

1.2-Dibromoethane 0.05 mg/kg < 0.05 -

1.2-Dichlorobenzene 0.05 mg/kg < 0.05 -

1.2-Dichloroethane 0.05 mg/kg < 0.05 -

1.2-Dichloropropane 0.05 mg/kg < 0.05 -

1.2.3-Trichloropropane 0.05 mg/kg < 0.05 -

1.3-Dichlorobenzene 0.05 mg/kg < 0.05 -

1.3-Dichloropropane 0.05 mg/kg < 0.05 -

1.4-Dichlorobenzene 0.05 mg/kg < 0.05 -

Bromodichloromethane 0.05 mg/kg < 0.05 -

Bromoform 0.05 mg/kg < 0.05 -

Bromomethane 0.05 mg/kg < 0.05 -

Carbon Tetrachloride 0.05 mg/kg < 0.05 -

Chlorobenzene 0.05 mg/kg < 0.05 -

Chloroform 0.05 mg/kg < 0.05 -

Chloromethane 0.05 mg/kg < 0.05 -

cis-1.2-Dichloroethene 0.05 mg/kg < 0.05 -

cis-1.3-Dichloropropene 0.05 mg/kg < 0.05 -

Dibromochloromethane 0.05 mg/kg < 0.05 -

Dibromomethane 0.05 mg/kg < 0.05 -

Iodomethane 0.05 mg/kg < 0.05 -

Methylene Chloride 0.05 mg/kg < 0.05 -

Tetrachloroethene 0.05 mg/kg < 0.05 -

trans-1.2-Dichloroethene 0.05 mg/kg < 0.05 -

trans-1.3-Dichloropropene 0.05 mg/kg < 0.05 -

Date Reported: Jul 16, 2013

Eurofins | mgt 2-5 Kingston Town Close, Oakleigh, Victoria, Australia, 3166

ABN : 50 005 085 521 Telephone: +61 3 8564 5000 Facsimile: +61 3 8564 5090
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NATA Accredited
Accreditation Number 1261
Site Number 1254

Accredited for compliance with ISO/IEC 17025.
The results of the tests, calibrations and/or
measurements included in this document are traceable
to Australian/national standards.



Client Sample ID TP211/0-0.25 TP203/0.4

Sample Matrix Soil Soil

Eurofins | mgt Sample No. M13-Jl06763 M13-Jl06764

Date Sampled Jul 04, 2013 Jul 04, 2013

Test/Reference LOR Unit

Halogenated Volatile Organics

Trichloroethene 0.05 mg/kg < 0.05 -

Trichlorofluoromethane 0.05 mg/kg < 0.05 -

Vinyl chloride 0.05 mg/kg < 0.05 -

Fluorobenzene (surr.) 1 % 85 -

Monocyclic Aromatic Hydrocarbons

Benzene 0.1 mg/kg - < 0.1

Ethylbenzene 0.1 mg/kg - < 0.1

Isopropyl benzene (Cumene) 0.05 mg/kg - < 0.05

m&p-Xylenes 0.2 mg/kg - < 0.2

o-Xylene 0.1 mg/kg - < 0.1

Styrene 0.05 mg/kg - < 0.05

Toluene 0.1 mg/kg - < 0.1

Xylenes - Total 0.3 mg/kg - < 0.3

Fluorobenzene (surr.) 1 % - 68

Total Recoverable Hydrocarbons - 2013 NEPM Fractions

NaphthaleneN02 0.5 mg/kg - < 0.5

TRH C6-C10 20 mg/kg - < 20

TRH C6-C10 less BTEX (F1)N04 20 mg/kg - < 20

TRH >C10-C16 50 mg/kg - < 50

TRH >C10-C16 less Naphthalene (F2)N01 50 mg/kg - < 50

TRH >C16-C34 100 mg/kg - < 100

TRH >C34-C40 100 mg/kg - < 100

Polycyclic Aromatic Hydrocarbons

Acenaphthene 0.5 mg/kg - < 0.5

Acenaphthylene 0.5 mg/kg - < 0.5

Anthracene 0.5 mg/kg - < 0.5

Benz(a)anthracene 0.5 mg/kg - < 0.5

Benzo(a)pyrene 0.5 mg/kg - < 0.5

Benzo(b&j)fluorantheneN07 0.5 mg/kg - < 0.5

Benzo(g.h.i)perylene 0.5 mg/kg - < 0.5

Benzo(k)fluoranthene 0.5 mg/kg - < 0.5

Chrysene 0.5 mg/kg - < 0.5

Dibenz(a.h)anthracene 0.5 mg/kg - < 0.5

Fluoranthene 0.5 mg/kg - < 0.5

Fluorene 0.5 mg/kg - < 0.5

Indeno(1.2.3-cd)pyrene 0.5 mg/kg - < 0.5

Naphthalene 0.5 mg/kg - < 0.5

Phenanthrene 0.5 mg/kg - < 0.5

Pyrene 0.5 mg/kg - < 0.5

2-Fluorobiphenyl (surr.) 1 % - 99

p-Terphenyl-d14 (surr.) 1 % - 87

Total PAH 0.5 mg/kg - < 0.5

Benzo(a)pyrene TEQ 0.5 mg/kg - 0.6

Chlorinated Hydrocarbons

1.2-Dichlorobenzene 0.2 mg/kg < 0.2 -

1.2.3-Trichlorobenzene 0.05 mg/kg < 0.05 -

1.2.3.4-Tetrachlorobenzene 0.05 mg/kg < 0.05 -

1.2.3.5-Tetrachlorobenzene 0.05 mg/kg < 0.05 -

Date Reported: Jul 16, 2013
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Client Sample ID TP211/0-0.25 TP203/0.4

Sample Matrix Soil Soil

Eurofins | mgt Sample No. M13-Jl06763 M13-Jl06764

Date Sampled Jul 04, 2013 Jul 04, 2013

Test/Reference LOR Unit

Chlorinated Hydrocarbons

1.2.4-Trichlorobenzene 0.05 mg/kg < 0.05 -

1.2.4.5-Tetrachlorobenzene 0.05 mg/kg < 0.05 -

1.3-Dichlorobenzene 0.2 mg/kg < 0.2 -

1.3.5-Trichlorobenzene 0.05 mg/kg < 0.05 -

1.4-Dichlorobenzene 0.2 mg/kg < 0.2 -

Benzal chloride 0.05 mg/kg < 0.05 -

Benzotrichloride 0.05 mg/kg < 0.05 -

Benzyl chloride 0.2 mg/kg < 0.2 -

Hexachlorobenzene 0.05 mg/kg < 0.05 -

Hexachlorobutadiene 0.05 mg/kg < 0.05 -

Hexachlorocyclopentadiene 0.05 mg/kg < 0.05 -

Hexachloroethane 0.05 mg/kg < 0.05 -

Pentachlorobenzene 0.05 mg/kg < 0.05 -

Tetrachloro-m-xylene (surr.) 1 % 128 -

Heavy Metals

Antimony 10 mg/kg - < 10

Arsenic 2 mg/kg - < 2

Barium 10 mg/kg - 100

Beryllium 2 mg/kg - < 2

Boron 10 mg/kg - < 10

Cadmium 0.4 mg/kg - 1.0

Chromium 5 mg/kg - 180

Cobalt 5 mg/kg - 21

Copper 5 mg/kg - 35

Lead 5 mg/kg - 10

Manganese 5 mg/kg - 680

Mercury 0.1 mg/kg - < 0.1

Molybdenum 10 mg/kg - < 10

Nickel 5 mg/kg - 50

Selenium 2 mg/kg - < 2

Silver 5 mg/kg - < 5

Tin 10 mg/kg - < 10

Vanadium 10 mg/kg - 180

Zinc 5 mg/kg - 20

% Moisture 0.1 % 38 32

Date Reported: Jul 16, 2013
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Sample History
Where samples are submitted/analysed over several days, the last date of extraction and analysis is reported.
A recent review of our LIMS has resulted in the correction or clarification of some method identifications. Due to this, some of the method reference information on reports has changed. However,
no substantive change has been made to our laboratory methods, and as such there is no change in the validity of current or previous results (regarding both quality and NATA accreditation).

Description Testing Site Extracted Holding Time

Total Recoverable Hydrocarbons - 1999 NEPM Fractions Melbourne Jul 15, 2013 14 Day

- Method: TRH C6-C36 - MGT 100A

Total Recoverable Hydrocarbons - 2013 NEPM Fractions Melbourne Jul 15, 2013 14 Day

- Method: LM-LTM-ORG2010

Halogenated Volatile Organics Melbourne Jul 10, 2013 7 Day

- Method: USEPA 8260 MGT 350A Halogenated Volatile Organics

Monocyclic Aromatic Hydrocarbons Melbourne Jul 15, 2013 7 Day

- Method: USEPA 8260 - MGT 350A Monocyclic Aromatic Hydrocarbons

Polycyclic Aromatic Hydrocarbons Melbourne Jul 15, 2013 14 Day

- Method: USEPA 8270 Polycyclic Aromatic Hydrocarbons

Chlorinated Hydrocarbons Melbourne Jul 10, 2013 14 Day

- Method: USEPA 8121 Chlorinated Hydrocarbons

Heavy Metals Melbourne Jul 10, 2013 180 Day

- Method: USEPA 6010/6020 Heavy Metals

% Moisture Melbourne Jul 10, 2013 14 Day

- Method: Method 102 - ANZECC - % Moisture

Date Reported: Jul 16, 2013

Eurofins | mgt 2-5 Kingston Town Close, Oakleigh, Victoria, Australia, 3166
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Eurofins | mgt Internal Quality Control Review and Glossary

General

Holding Times

UNITS

TERMS

QC - ACCEPTANCE CRITERIA

QC DATA GENERAL COMMENTS

1. Laboratory QC results for Method Blanks, Duplicates, Matrix Spikes, and Laboratory Control Samples are included in this QC report where applicable. Additional QC data may be available on

request.

2. All soil results are reported on a dry basis, unless otherwise stated.

3. Actual PQLs are matrix dependant. Quoted PQLs may be raised where sample extracts are diluted due to interferences.

4. Results are uncorrected for matrix spikes or surrogate recoveries.

5. SVOC analysis on waters are performed on homogenised, unfiltered samples, unless noted otherwise.

6. Samples were analysed on an 'as received' basis. 7. This report replaces any interim results previously issued.

Please refer to 'Sample Preservation and Container Guide' for holding times (QS3001).

For samples received on the last day of holding time, notification of testing requirements should have been received at least 6 hours prior to sample receipt deadlines as stated on the Sample

Receipt Acknowledgment.

If the Laboratory did not receive the information in the required timeframe, and regardless of any other integrity issues, suitably qualified results may still be reported.

Holding times apply from the date of sampling, therefore compliance to these may be outside the laboratory's control.

**NOTE: pH duplicates are reported as a range NOT as RPD

mg/kg: milligrams per Kilogram mg/l: milligrams per litre

ug/l: micrograms per litre ppm: Parts per million

ppb: Parts per billion %: Percentage

org/100ml: Organisms per 100 millilitres NTU: Units

MPN/100mL: Most Probable Number of organisms per 100 millilitres

Dry Where a moisture has been determined on a solid sample the result is expressed on a dry basis.

LOR Limit of Reporting.

SPIKE Addition of the analyte to the sample and reported as percentage recovery.

RPD Relative Percent Difference between two Duplicate pieces of analysis.

LCS Laboratory Control Sample - reported as percent recovery

CRM Certified Reference Material - reported as percent recovery

Method Blank In the case of solid samples these are performed on laboratory certified clean sands.

In the case of water samples these are performed on de-ionised water.

Surr - Surrogate The addition of a like compound to the analyte target and reported as percentage recovery.

Duplicate A second piece of analysis from the same sample and reported in the same units as the result to show comparison.

Batch Duplicate A second piece of analysis from a sample outside of the clients batch of samples but run within the laboratory batch of analysis.

Batch SPIKE Spike recovery reported on a sample from outside of the clients batch of samples but run within the laboratory batch of analysis.

USEPA United States Environment Protection Authority

APHA American Public Health Association

ASLP Australian Standard Leaching Procedure (AS4439.3)

TCLP Toxicity Characteristic Leaching Procedure

COC Chain of Custody

SRA Sample Receipt Advice

CP Client Parent - QC was performed on samples pertaining to this report

NCP Non-Client Parent - QC performed on samples not pertaining to this report, QC is representative of the sequence or batch that client samples were analysed within

RPD Duplicates: Global RPD Duplicates Acceptance Criteria is 30% however the following acceptance guidelines are equally applicable:

Results <10 times the LOR : No Limit

Results between 10-20 times the LOR : RPD must lie between 0-50%

Results >20 times the LOR : RPD must lie between 0-30%

Surrogate Recoveries : Recoveries must lie between 50-150% - Phenols 20-130%.

1. Where a result is reported as a less than (<), higher than the nominated LOR, this is due to either matrix interference, extract dilution required due to interferences or contaminant levels within

the sample, high moisture content or insufficient sample provided.

2. Duplicate data shown within this report that states the word "BATCH" is a Batch Duplicate from outside of your sample batch, but within the laboratory sample batch at a 1:10 ratio. The Parent

and Duplicate data shown is not data from your samples.

3. Organochlorine Pesticide analysis - where reporting LCS data, Toxophene & Chlordane are not added to the LCS.

4. Organochlorine Pesticide analysis - where reporting Spike data, Toxophene is not added to the Spike.

5. Total Recoverable Hydrocarbons - where reporting Spike & LCS data, a single spike of commercial Hydrocarbon products in the range of C12-C30 is added and it's Total Recovery is reported

in the C10-C14 cell of the Report.

6. pH and Free Chlorine analysed in the laboratory - Analysis on this test must begin within 30 minutes of sampling.Therefore laboratory analysis is unlikely to be completed within holding time.

Analysis will begin as soon as possible after sample receipt.

7. Recovery Data (Spikes & Surrogates) - where chromatographic interference does not allow the determination of Recovery the term "INT" appears against that analyte.

8. Polychlorinated Biphenyls are spiked only using Arochlor 1260 in Matrix Spikes and LCS's.

9. For Matrix Spikes and LCS results a dash " -" in the report means that the specific analyte was not added to the QC sample.

10. Duplicate RPD's are calculated from raw analytical data thus it is possible to have two sets of data.
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Test Units Result 1 Acceptance
Limits

Pass
Limits

Qualifying
Code

Method Blank

Total Recoverable Hydrocarbons - 1999 NEPM Fractions TRH C6-C36 -
MGT 100A

TRH C6-C9 mg/kg < 20 20 Pass

TRH C10-C14 mg/kg < 20 20 Pass

TRH C15-C28 mg/kg < 50 50 Pass

TRH C29-C36 mg/kg < 50 50 Pass

Method Blank

Monocyclic Aromatic Hydrocarbons USEPA 8260 - MGT 350A
Monocyclic Aromatic Hydrocarbons

Benzene mg/kg < 0.1 0.1 Pass

Ethylbenzene mg/kg < 0.1 0.1 Pass

Isopropyl benzene (Cumene) mg/kg < 0.05 0.05 Pass

m&p-Xylenes mg/kg < 0.2 0.2 Pass

o-Xylene mg/kg < 0.1 0.1 Pass

Styrene mg/kg < 0.05 0.05 Pass

Toluene mg/kg < 0.1 0.1 Pass

Xylenes - Total mg/kg < 0.3 0.3 Pass

Method Blank

Total Recoverable Hydrocarbons - 2013 NEPM Fractions LM-LTM-
ORG2010

Naphthalene mg/kg < 0.5 0.5 Pass

TRH C6-C10 mg/kg < 20 20 Pass

TRH >C10-C16 mg/kg < 50 50 Pass

TRH >C16-C34 mg/kg < 100 100 Pass

TRH >C34-C40 mg/kg < 100 100 Pass

Method Blank

Polycyclic Aromatic Hydrocarbons USEPA 8270 Polycyclic Aromatic
Hydrocarbons

Acenaphthene mg/kg < 0.5 0.5 Pass

Acenaphthylene mg/kg < 0.5 0.5 Pass

Anthracene mg/kg < 0.5 0.5 Pass

Benz(a)anthracene mg/kg < 0.5 0.5 Pass

Benzo(a)pyrene mg/kg < 0.5 0.5 Pass

Benzo(b&j)fluoranthene mg/kg < 0.5 0.5 Pass

Benzo(g.h.i)perylene mg/kg < 0.5 0.5 Pass

Benzo(k)fluoranthene mg/kg < 0.5 0.5 Pass

Chrysene mg/kg < 0.5 0.5 Pass

Dibenz(a.h)anthracene mg/kg < 0.5 0.5 Pass

Fluoranthene mg/kg < 0.5 0.5 Pass

Fluorene mg/kg < 0.5 0.5 Pass

Indeno(1.2.3-cd)pyrene mg/kg < 0.5 0.5 Pass

Naphthalene mg/kg < 0.5 0.5 Pass

Phenanthrene mg/kg < 0.5 0.5 Pass

Pyrene mg/kg < 0.5 0.5 Pass

Method Blank

Chlorinated Hydrocarbons USEPA 8121 Chlorinated Hydrocarbons

1.2-Dichlorobenzene mg/kg < 0.2 0.2 Pass

1.2.3-Trichlorobenzene mg/kg < 0.05 0.05 Pass

1.2.3.4-Tetrachlorobenzene mg/kg < 0.05 0.05 Pass

1.2.3.5-Tetrachlorobenzene mg/kg < 0.05 0.05 Pass

1.2.4-Trichlorobenzene mg/kg < 0.05 0.05 Pass

1.2.4.5-Tetrachlorobenzene mg/kg < 0.05 0.05 Pass

1.3-Dichlorobenzene mg/kg < 0.2 0.2 Pass

1.3.5-Trichlorobenzene mg/kg < 0.05 0.05 Pass
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Test Units Result 1 Acceptance
Limits

Pass
Limits

Qualifying
Code

1.4-Dichlorobenzene mg/kg < 0.2 0.2 Pass

Benzal chloride mg/kg < 0.05 0.05 Pass

Benzotrichloride mg/kg < 0.05 0.05 Pass

Benzyl chloride mg/kg < 0.2 0.2 Pass

Hexachlorobenzene mg/kg < 0.05 0.05 Pass

Hexachlorobutadiene mg/kg < 0.05 0.05 Pass

Hexachlorocyclopentadiene mg/kg < 0.05 0.05 Pass

Hexachloroethane mg/kg < 0.05 0.05 Pass

Pentachlorobenzene mg/kg < 0.05 0.05 Pass

Method Blank

Heavy Metals USEPA 6010/6020 Heavy Metals

Antimony mg/kg < 10 10 Pass

Arsenic mg/kg < 2 2 Pass

Barium mg/kg < 10 10 Pass

Beryllium mg/kg < 2 2 Pass

Boron mg/kg < 10 10 Pass

Cadmium mg/kg < 0.4 0.4 Pass

Chromium mg/kg < 5 5 Pass

Cobalt mg/kg < 5 5 Pass

Copper mg/kg < 5 5 Pass

Lead mg/kg < 5 5 Pass

Manganese mg/kg < 5 5 Pass

Mercury mg/kg < 0.1 0.1 Pass

Molybdenum mg/kg < 10 10 Pass

Nickel mg/kg < 5 5 Pass

Selenium mg/kg < 2 2 Pass

Silver mg/kg < 5 5 Pass

Tin mg/kg < 10 10 Pass

Vanadium mg/kg < 10 10 Pass

Zinc mg/kg < 5 5 Pass

LCS - % Recovery

Total Recoverable Hydrocarbons - 1999 NEPM Fractions TRH C6-C36 -
MGT 100A

TRH C6-C9 % 102 70-130 Pass

TRH C10-C14 % 96 70-130 Pass

LCS - % Recovery

Monocyclic Aromatic Hydrocarbons USEPA 8260 - MGT 350A
Monocyclic Aromatic Hydrocarbons

Benzene % 114 70-130 Pass

Ethylbenzene % 95 70-130 Pass

m&p-Xylenes % 98 70-130 Pass

Toluene % 100 70-130 Pass

Xylenes - Total % 100 70-130 Pass

LCS - % Recovery

Total Recoverable Hydrocarbons - 2013 NEPM Fractions LM-LTM-
ORG2010

TRH C6-C10 % 102 70-130 Pass

TRH >C10-C16 % 93 70-130 Pass

LCS - % Recovery

Polycyclic Aromatic Hydrocarbons USEPA 8270 Polycyclic Aromatic
Hydrocarbons

Acenaphthene % 89 70-130 Pass

Acenaphthylene % 91 70-130 Pass

Anthracene % 94 70-130 Pass

Benz(a)anthracene % 95 70-130 Pass

Benzo(a)pyrene % 116 70-130 Pass
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Test Units Result 1 Acceptance
Limits

Pass
Limits

Qualifying
Code

Benzo(b&j)fluoranthene % 92 70-130 Pass

Benzo(g.h.i)perylene % 94 70-130 Pass

Benzo(k)fluoranthene % 99 70-130 Pass

Chrysene % 86 70-130 Pass

Dibenz(a.h)anthracene % 87 70-130 Pass

Fluoranthene % 91 70-130 Pass

Fluorene % 90 70-130 Pass

Indeno(1.2.3-cd)pyrene % 99 70-130 Pass

Naphthalene % 85 70-130 Pass

Phenanthrene % 87 70-130 Pass

Pyrene % 86 70-130 Pass

LCS - % Recovery

Chlorinated Hydrocarbons USEPA 8121 Chlorinated Hydrocarbons

1.2-Dichlorobenzene % 104 70-130 Pass

1.2.3-Trichlorobenzene % 103 70-130 Pass

1.2.3.4-Tetrachlorobenzene % 98 70-130 Pass

1.2.3.5-Tetrachlorobenzene % 99 70-130 Pass

1.2.4-Trichlorobenzene % 103 70-130 Pass

1.2.4.5-Tetrachlorobenzene % 98 70-130 Pass

1.3-Dichlorobenzene % 128 70-130 Pass

1.3.5-Trichlorobenzene % 98 70-130 Pass

1.4-Dichlorobenzene % 125 70-130 Pass

Benzal chloride % 96 70-130 Pass

Benzotrichloride % 94 70-130 Pass

Hexachlorobenzene % 94 70-130 Pass

Hexachlorobutadiene % 99 70-130 Pass

Hexachlorocyclopentadiene % 103 70-130 Pass

Hexachloroethane % 100 70-130 Pass

LCS - % Recovery

Heavy Metals USEPA 6010/6020 Heavy Metals

Antimony % 93 80-120 Pass

Arsenic % 89 80-120 Pass

Barium % 111 80-120 Pass

Beryllium % 105 80-120 Pass

Boron % 96 80-120 Pass

Cadmium % 100 80-120 Pass

Chromium % 105 80-120 Pass

Cobalt % 106 80-120 Pass

Copper % 106 80-120 Pass

Lead % 107 80-120 Pass

Manganese % 104 80-120 Pass

Mercury % 108 75-125 Pass

Molybdenum % 102 80-120 Pass

Nickel % 106 80-120 Pass

Selenium % 92 80-120 Pass

Silver % 109 80-120 Pass

Tin % 94 80-120 Pass

Vanadium % 103 80-120 Pass

Zinc % 105 80-120 Pass

Test Lab Sample ID QA
Source Units Result 1 Acceptance

Limits
Pass

Limits
Qualifying

Code

Spike - % Recovery

Total Recoverable Hydrocarbons - 1999 NEPM Fractions Result 1

TRH C6-C9 M13-Jl06763 CP % 86 70-130 Pass

Spike - % Recovery
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Test Lab Sample ID QA
Source Units Result 1 Acceptance

Limits
Pass

Limits
Qualifying

Code

Halogenated Volatile Organics Result 1

1.1-Dichloroethene M13-Jl06763 CP % 79 70-130 Pass

1.1.1-Trichloroethane M13-Jl06763 CP % 82 70-130 Pass

1.2-Dichlorobenzene M13-Jl06763 CP % 99 70-130 Pass

1.2-Dichloroethane M13-Jl06763 CP % 90 70-130 Pass

Carbon Tetrachloride M13-Jl06763 CP % 75 70-130 Pass

Trichloroethene M13-Jl06763 CP % 97 70-130 Pass

Spike - % Recovery

Chlorinated Hydrocarbons Result 1

Hexachlorobenzene A13-Jl04181 NCP % 86 70-130 Pass

Spike - % Recovery

Total Recoverable Hydrocarbons - 1999 NEPM Fractions Result 1

TRH C6-C9 M13-Jl09305 NCP % 104 70-130 Pass

Spike - % Recovery

Monocyclic Aromatic Hydrocarbons Result 1

Benzene M13-Jl09305 NCP % 87 70-130 Pass

Ethylbenzene M13-Jl09305 NCP % 106 70-130 Pass

m&p-Xylenes M13-Jl09305 NCP % 107 70-130 Pass

o-Xylene M13-Jl09305 NCP % 113 70-130 Pass

Toluene M13-Jl09305 NCP % 107 70-130 Pass

Xylenes - Total M13-Jl09305 NCP % 109 70-130 Pass

Spike - % Recovery

Total Recoverable Hydrocarbons - 2013 NEPM Fractions Result 1

TRH C6-C10 M13-Jl09305 NCP % 104 70-130 Pass

Spike - % Recovery

Polycyclic Aromatic Hydrocarbons Result 1

Acenaphthene M13-Jl06975 NCP % 91 70-130 Pass

Acenaphthylene M13-Jl06975 NCP % 93 70-130 Pass

Anthracene M13-Jl06975 NCP % 94 70-130 Pass

Benz(a)anthracene M13-Jl06975 NCP % 93 70-130 Pass

Benzo(a)pyrene M13-Jl06975 NCP % 117 70-130 Pass

Benzo(b&j)fluoranthene M13-Jl06975 NCP % 83 70-130 Pass

Benzo(g.h.i)perylene M13-Jl06975 NCP % 90 70-130 Pass

Benzo(k)fluoranthene M13-Jl06975 NCP % 94 70-130 Pass

Chrysene M13-Jl06975 NCP % 89 70-130 Pass

Dibenz(a.h)anthracene M13-Jl06975 NCP % 88 70-130 Pass

Fluoranthene M13-Jl06975 NCP % 93 70-130 Pass

Fluorene M13-Jl06975 NCP % 90 70-130 Pass

Indeno(1.2.3-cd)pyrene M13-Jl06975 NCP % 92 70-130 Pass

Naphthalene M13-Jl06975 NCP % 87 70-130 Pass

Phenanthrene M13-Jl06975 NCP % 90 70-130 Pass

Pyrene M13-Jl06975 NCP % 89 70-130 Pass

Spike - % Recovery

Heavy Metals Result 1

Antimony A13-Jl05647 NCP % 84 70-130 Pass

Arsenic A13-Jl05647 NCP % 91 75-125 Pass

Barium M13-Jl07173 NCP % 90 75-125 Pass

Beryllium A13-Jl05647 NCP % 90 75-125 Pass

Boron A13-Jl05647 NCP % 81 75-125 Pass

Cadmium A13-Jl05647 NCP % 90 75-125 Pass

Chromium A13-Jl05647 NCP % 99 75-125 Pass

Cobalt A13-Jl05647 NCP % 84 75-125 Pass

Copper M13-Jl07176 NCP % 101 75-125 Pass

Lead M13-Jl07173 NCP % 87 75-125 Pass

Mercury M13-Jl07556 NCP % 111 70-130 Pass
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Test Lab Sample ID QA
Source Units Result 1 Acceptance

Limits
Pass

Limits
Qualifying

Code

Molybdenum A13-Jl05647 NCP % 87 75-125 Pass

Nickel A13-Jl05647 NCP % 110 75-125 Pass

Selenium A13-Jl05647 NCP % 97 75-125 Pass

Silver A13-Jl05647 NCP % 102 75-125 Pass

Tin M13-Jl06784 NCP % 85 75-125 Pass

Vanadium M13-Jl07176 NCP % 86 75-125 Pass

Zinc M13-Jl07173 NCP % 98 75-125 Pass

Test Lab Sample ID QA
Source Units Result 1 Acceptance

Limits
Pass

Limits
Qualifying

Code

Duplicate

Total Recoverable Hydrocarbons - 1999 NEPM Fractions Result 1 Result 2 RPD

TRH C6-C9 M13-Jl06763 CP mg/kg < 20 < 20 <1 30% Pass

Duplicate

Halogenated Volatile Organics Result 1 Result 2 RPD

1.1-Dichloroethane M13-Jl06763 CP mg/kg < 0.05 < 0.05 <1 30% Pass

1.1-Dichloroethene M13-Jl06763 CP mg/kg < 0.05 < 0.05 <1 30% Pass

1.1.1-Trichloroethane M13-Jl06763 CP mg/kg < 0.05 < 0.05 <1 30% Pass

1.1.1.2-Tetrachloroethane M13-Jl06763 CP mg/kg < 0.05 < 0.05 <1 30% Pass

1.1.2-Trichloroethane M13-Jl06763 CP mg/kg < 0.05 < 0.05 <1 30% Pass

1.1.2.2-Tetrachloroethane M13-Jl06763 CP mg/kg < 0.05 < 0.05 <1 30% Pass

1.2-Dibromoethane M13-Jl06763 CP mg/kg < 0.05 < 0.05 <1 30% Pass

1.2-Dichlorobenzene M13-Jl06763 CP mg/kg < 0.05 < 0.05 <1 30% Pass

1.2-Dichloroethane M13-Jl06763 CP mg/kg < 0.05 < 0.05 <1 30% Pass

1.2-Dichloropropane M13-Jl06763 CP mg/kg < 0.05 < 0.05 <1 30% Pass

1.2.3-Trichloropropane M13-Jl06763 CP mg/kg < 0.05 < 0.05 <1 30% Pass

1.3-Dichlorobenzene M13-Jl06763 CP mg/kg < 0.05 < 0.05 <1 30% Pass

1.3-Dichloropropane M13-Jl06763 CP mg/kg < 0.05 < 0.05 <1 30% Pass

1.4-Dichlorobenzene M13-Jl06763 CP mg/kg < 0.05 < 0.05 <1 30% Pass

Bromodichloromethane M13-Jl06763 CP mg/kg < 0.05 < 0.05 <1 30% Pass

Bromoform M13-Jl06763 CP mg/kg < 0.05 < 0.05 <1 30% Pass

Bromomethane M13-Jl06763 CP mg/kg < 0.05 < 0.05 <1 30% Pass

Carbon Tetrachloride M13-Jl06763 CP mg/kg < 0.05 < 0.05 <1 30% Pass

Chlorobenzene M13-Jl06763 CP mg/kg < 0.05 < 0.05 <1 30% Pass

Chloroform M13-Jl06763 CP mg/kg < 0.05 < 0.05 <1 30% Pass

Chloromethane M13-Jl06763 CP mg/kg < 0.05 < 0.05 <1 30% Pass

cis-1.2-Dichloroethene M13-Jl06763 CP mg/kg < 0.05 < 0.05 <1 30% Pass

cis-1.3-Dichloropropene M13-Jl06763 CP mg/kg < 0.05 < 0.05 <1 30% Pass

Dibromochloromethane M13-Jl06763 CP mg/kg < 0.05 < 0.05 <1 30% Pass

Dibromomethane M13-Jl06763 CP mg/kg < 0.05 < 0.05 <1 30% Pass

Iodomethane M13-Jl06763 CP mg/kg < 0.05 < 0.05 <1 30% Pass

Methylene Chloride M13-Jl06763 CP mg/kg < 0.05 < 0.05 <1 30% Pass

Tetrachloroethene M13-Jl06763 CP mg/kg < 0.05 < 0.05 <1 30% Pass

trans-1.2-Dichloroethene M13-Jl06763 CP mg/kg < 0.05 < 0.05 <1 30% Pass

trans-1.3-Dichloropropene M13-Jl06763 CP mg/kg < 0.05 < 0.05 <1 30% Pass

Trichloroethene M13-Jl06763 CP mg/kg < 0.05 < 0.05 <1 30% Pass

Trichlorofluoromethane M13-Jl06763 CP mg/kg < 0.05 < 0.05 <1 30% Pass

Vinyl chloride M13-Jl06763 CP mg/kg < 0.05 < 0.05 <1 30% Pass

Duplicate

Chlorinated Hydrocarbons Result 1 Result 2 RPD

Hexachlorobenzene A13-Jl04181 NCP mg/kg < 0.05 < 0.05 <1 30% Pass

Duplicate

Total Recoverable Hydrocarbons - 1999 NEPM Fractions Result 1 Result 2 RPD

TRH C6-C9 M13-Jl09305 NCP mg/kg < 20 < 20 <1 30% Pass
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Duplicate

Monocyclic Aromatic Hydrocarbons Result 1 Result 2 RPD

Benzene M13-Jl09305 NCP mg/kg < 0.1 < 0.1 <1 30% Pass

Ethylbenzene M13-Jl09305 NCP mg/kg < 0.1 < 0.1 <1 30% Pass

Isopropyl benzene (Cumene) M13-Jl09305 NCP mg/kg < 0.05 < 0.05 <1 30% Pass

m&p-Xylenes M13-Jl09305 NCP mg/kg < 0.2 < 0.2 <1 30% Pass

o-Xylene M13-Jl09305 NCP mg/kg < 0.1 < 0.1 <1 30% Pass

Styrene M13-Jl09305 NCP mg/kg < 0.05 < 0.05 <1 30% Pass

Toluene M13-Jl09305 NCP mg/kg < 0.1 < 0.1 <1 30% Pass

Xylenes - Total M13-Jl09305 NCP mg/kg < 0.3 < 0.3 <1 30% Pass

Duplicate

Total Recoverable Hydrocarbons - 2013 NEPM Fractions Result 1 Result 2 RPD

Naphthalene M13-Jl09305 NCP mg/kg < 0.5 < 0.5 <1 30% Pass

TRH C6-C10 M13-Jl09305 NCP mg/kg < 20 < 20 <1 30% Pass

Duplicate

Polycyclic Aromatic Hydrocarbons Result 1 Result 2 RPD

Acenaphthene M13-Jl10054 NCP mg/kg < 0.5 < 0.5 <1 30% Pass

Acenaphthylene M13-Jl10054 NCP mg/kg < 0.5 < 0.5 <1 30% Pass

Anthracene M13-Jl10054 NCP mg/kg < 0.5 < 0.5 <1 30% Pass

Benz(a)anthracene M13-Jl10054 NCP mg/kg < 0.5 < 0.5 <1 30% Pass

Benzo(a)pyrene M13-Jl10054 NCP mg/kg < 0.5 < 0.5 <1 30% Pass

Benzo(b&j)fluoranthene M13-Jl10054 NCP mg/kg < 0.5 < 0.5 <1 30% Pass

Benzo(g.h.i)perylene M13-Jl10054 NCP mg/kg < 0.5 < 0.5 <1 30% Pass

Benzo(k)fluoranthene M13-Jl10054 NCP mg/kg < 0.5 < 0.5 <1 30% Pass

Chrysene M13-Jl10054 NCP mg/kg < 0.5 < 0.5 <1 30% Pass

Dibenz(a.h)anthracene M13-Jl10054 NCP mg/kg < 0.5 < 0.5 <1 30% Pass

Fluoranthene M13-Jl10054 NCP mg/kg < 0.5 < 0.5 <1 30% Pass

Fluorene M13-Jl10054 NCP mg/kg < 0.5 < 0.5 <1 30% Pass

Indeno(1.2.3-cd)pyrene M13-Jl10054 NCP mg/kg < 0.5 < 0.5 <1 30% Pass

Naphthalene M13-Jl10054 NCP mg/kg < 0.5 < 0.5 <1 30% Pass

Phenanthrene M13-Jl10054 NCP mg/kg < 0.5 < 0.5 <1 30% Pass

Pyrene M13-Jl10054 NCP mg/kg < 0.5 < 0.5 <1 30% Pass

Duplicate

Heavy Metals Result 1 Result 2 RPD

Antimony A13-Jl05647 NCP mg/kg < 10 < 10 <1 30% Pass

Arsenic A13-Jl05647 NCP mg/kg 6.0 4.9 20 30% Pass

Barium A13-Jl05647 NCP mg/kg 75 74 1.0 30% Pass

Beryllium A13-Jl05647 NCP mg/kg 6.8 7.0 3.0 30% Pass

Boron A13-Jl05647 NCP mg/kg 26 25 3.0 30% Pass

Cadmium A13-Jl05647 NCP mg/kg 2.3 2.4 6.0 30% Pass

Chromium A13-Jl05647 NCP mg/kg 130 130 3.0 30% Pass

Cobalt A13-Jl05647 NCP mg/kg 7.5 7.9 6.0 30% Pass

Copper B13-Jl05600 NCP mg/kg 55 41 28 30% Pass

Lead B13-Jl05600 NCP mg/kg 6.1 7.4 20 30% Pass

Manganese A13-Jl05647 NCP mg/kg 1100 980 15 30% Pass

Mercury M13-Jl07556 NCP mg/kg < 0.1 < 0.1 <1 30% Pass

Molybdenum A13-Jl05647 NCP mg/kg 39 37 5.0 30% Pass

Nickel A13-Jl05647 NCP mg/kg 160 170 7.0 30% Pass

Selenium A13-Jl05647 NCP mg/kg < 2 < 2 <1 30% Pass

Silver A13-Jl05647 NCP mg/kg < 5 < 5 <1 30% Pass

Tin A13-Jl05647 NCP mg/kg < 10 < 10 <1 30% Pass

Vanadium B13-Jl05600 NCP mg/kg 29 22 29 30% Pass

Zinc B13-Jl05600 NCP mg/kg 19 17 9.0 30% Pass
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Comments

Sample Integrity
Custody Seals Intact (if used) N/A

Attempt to Chill was evident Yes

Sample correctly preserved Yes

Organic samples had Teflon liners Yes

Sample containers for volatile analysis received with minimal headspace Yes

Samples received within HoldingTime Yes

Some samples have been subcontracted No

Qualifier Codes/Comments

Code Description

N01
F2 is determined by arithmetically subtracting the "naphthalene" value from the ">C10-C16" value.  The naphthalene value used in this calculation is obtained from volatiles
(Purge & Trap analysis).

N02

Where we have reported both volatile (P&T GCMS) and semivolatile (GCMS) naphthalene data, results may not be identical.  Provided correct sample handling protocols have
been followed, any observed differences in results are likely to be due to procedural differences within each methodology.  Results determined by both techniques have passed
all QAQC acceptance criteria, and are entirely technically valid.

N04
F1 is determined by arithmetically subtracting the "Total BTEX" value from the "C6-C10" value.  The "Total BTEX" value is obtained by summing the concentrations of BTEX
analytes.  The "C6-C10" value is obtained by quantitating against a standard of mixed aromatic/aliphatic analytes.

N07
Please note:- These two PAH isomers closely co-elute using the most contemporary analytical methods and both the reported concentration (and the TEQ)  apply specifically to
the total of the two co-eluting PAHs

Authorised By

Adrian Tabacchiera Client Services

Carroll Lee Senior Analyst-Volatile (VIC)

Emily Rosenberg Senior Analyst-Metal (VIC)

Stacey Jenkins Senior Analyst-Organic (VIC)

Glenn Jackson

Laboratory Manager

- Indicates Not Requested

* Indicates NATA accreditation does not cover the performance of this service

Uncertainty data is available on request
Eurofins | mgt shall not be liable for loss, cost, damages or expenses incurred by the client, or any other person or company, resulting from the use of any information or interpretation given in this report. In no case shall Eurofins | mgt be liable for consequential damages including, but not
limited to, lost profits, damages for failure to meet deadlines and lost production arising from this report. This document shall not be reproduced except in full and relates only to the items tested. Unless indicated otherwise, the tests were performed on the samples as received.
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1. Introduction  

1.1 Purpose of this report 
This report has been prepared by GHD Pty Ltd for Tipalea Private No. 24 Pty Ltd to assess a proposed 
development at 5 Friend Street, Stony Rise, Tasmania. The report provides an assessment of the potential 
impacts on traffic and the local transport network against the relevant requirements of the Tasmanian Planning 
Scheme – Devonport. The proposed development consists of a new supermarket as well as several smaller land 
uses including retail, commercial and medical uses. 

The land development potential within five adjacent, vacant land parcels is investigated in Section 10 to 
understand the cumulative future traffic impacts on traffic and the surrounding transport network. Two of these 
parcels, 124-128 Stony Rise Road and 130-136 Stony Rise Road, are classified as general residential. The 
remaining parcels, located within the Devonport Homemaker Centre precinct at 90-120 Stony Rise Road (two 
parcels) and 1 Friend Street, are likely to be developed into showroom/bulky goods retail land uses. 

1.2 Scope and limitations 
This report: has been prepared by GHD for Tipalea Partners and may only be used and relied on by Tipalea 
Partners for the purpose agreed between GHD and Tipalea Partners as set out in section 1.2 of this report. 

GHD otherwise disclaims responsibility to any person other than Tipalea Partners arising in connection with this 
report. GHD also excludes implied warranties and conditions, to the extent legally permissible. 

The services undertaken by GHD in connection with preparing this report were limited to those specifically detailed 
in the report and are subject to the scope limitations set out in the report.  

The opinions, conclusions and any recommendations in this report are based on conditions encountered and 
information reviewed at the date of preparation of the report. GHD has no responsibility or obligation to update this 
report to account for events or changes occurring subsequent to the date that the report was prepared. 

The opinions, conclusions and any recommendations in this report are based on assumptions made by GHD 
described in this report (refer section(s) 1.3 of this report). GHD disclaims liability arising from any of the 
assumptions being incorrect. 

GHD has prepared this report on the basis of information provided by Tipalea Partners and others who provided 
information to GHD (including Government authorities), which GHD has not independently verified or checked 
beyond the agreed scope of work. GHD does not accept liability in connection with such unverified information, 
including errors and omissions in the report which were caused by errors or omissions in that information. 

1.3 Assumptions 
This Traffic Impact Assessment was developed based on the following assumptions, as well as other assumptions 
documented in this report: 

– The access arrangement at the left-in/left-out intersection on Stony Rise Road to the development site must 
remain as existing as advised by Department of State Growth. 

– The Homemaker Centre roundabout currently performs satisfactorily whereby existing queue lengths do not 
extend into the Access Road 1 and Friend Street roundabout. 

– The largest commercial vehicle to enter the proposed development site is an AS.2890.2:2018 Parking 
facilities, Part 2; Off-street commercial vehicle facilities Articulated Vehicle. 

– The trip generation and distribution estimates provided by O’Brien Traffic and Pitt & Sherry within Proposed 
Bunnings Warehouse Traffic Impact Assessment – Amended (January 2014) and Stony Rise Subdivision, 
Devonport Traffic Impact Assessment (November 2019) are reflective of the potential development on the 
relevant land uses. 
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1.4 References 
The following sources have been used as referenced within this report: 

– Leffler Simes Pty Ltd, Dwg No. DA020 Proposed Retail Development – 5 Friend Street, Devonport, TAS, 
Proposed Overall Site Plan, Issue A, 25.03.22.  

– Building Code of Australia 2019, Volume One, National Construction Code. 
– City of Devonport Bike Riding Strategy 2015-2020. 
– Stony Rise Subdivision, Devonport Traffic Impact Assessment, Pitt & Sherry, November 2019. 
– Proposed Bunnings Warehouse Traffic Impact Assessment – Amended, O’Brien Traffic, January 2014. 
– Devonport Homemaker Centre Stage 2 Transport Impact Assessment, GTA Consultants, January 2011. 
– Devonport Homemaker Centre – Site 6 Development Traffic and Transport Assessment, GTA Consultants, 

July 2013. 
– Bunnings Devonport Due Diligence Report – Vehicle Access Addendum, O’Brien Traffic, August 2013. 
– Traffic data collected on 21st October 2021 and 23rd October 2021 by Matrix Traffic and Transport Data. 
– Five-year crash history obtained from Department of State Growth Open Data. 
– Austroads Guide to Road Design Part 4a: Unsignalised and signalised intersections. 
– RTA and RMS publications, Guide to Traffic Generating Developments (2002), and Updated traffic surveys 

(2013). 
– Australian Standard AS2890 series – Parking facilities, Parts 1, 2 and 6. 
– Tasmanian Planning Scheme – Devonport. 

1.5 Study area 
The study area around the development site within the Devonport Homemaker Centre precinct is shown below in 
Figure 1. 

 
Figure 1 Study area 

Source: theLIST (www.thelist.tas.gov.au), Tasmanian Government (2021)

Subject site 
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2. Existing Conditions 

2.1 Subject site 
The subject site at 5 Friend Street is located south of the existing Devonport Homemaker Centre in Stony Rise, 
Tasmania. Access to the subject site is provided directly from Friend Street, and via an existing access road from 
Stony Rise Road through 88 Stony Rise Road. 

The subject site, shown below in Figure 2, is currently vacant except for an existing internal access road 
connecting Friend Street. This internal access road, as well as the external access road connecting Stony Rise 
Road to the site will be discussed further in Section 2.1.1. 

 
Figure 2 Subject site 

Source: theLIST (www.thelist.tas.gov.au), Tasmanian Government (2021)

2.1.1 Access roads 
Two existing access roads provide access to the subject site. For the purposes of this report, they will be referred 
to as Access Road 1 and Access Road 2 as shown in Figure 3. 

SUBJECT SITE SUBJECT SITE
(5 Friend St) 
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Figure 3 Internal access roads 

Source: theLIST (www.thelist.tas.gov.au), Tasmanian Government (2021)

At present, Access Road 1 is a private access road belonging to 5 Friend Street (the subject site), and Access 
Road 2 is a private access road belonging to 88 Stony Rise Road. Access Road 1 is accessed via an existing 
roundabout on Friend Street, and Access Road 2 is accessed directly from Stony Rise Road via a left-in/left-out 
only intersection. The intersections of these access roads with the external road network were assessed 
previously by O’Brien Traffic and GTA Consultants in 2013 within the following reports: 

– Devonport Homemaker Centre Memorandum – Request for New Access Point onto Stony Rise Road (GTA 
Consultants, July 2013) 

– Bunnings Devonport Due Diligence Report – Vehicle Access Addendum (O’Brien Traffic, August 2013) 

The intersection of Access Road 1 and Friend Street was also assessed by Pitt & Sherry in November 2019 within 
Stony Rise Subdivision, Devonport Traffic Impact Assessment. 

2.2 Planning and land use 
The Devonport Homemaker Centre area, including the subject site, falls within a Commercial Zone as defined by 
the Tasmanian Planning Scheme – Devonport – shown below in Figure 4. The subject site also falls within an area 
of land designated under the Devonport Regional Homemaker Centre Specific Area Plan. This area was 
previously rezoned from Closed Residential as part of an application, for which the traffic impacts were assessed 
by GTA Consultants in January 2011. 
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The wider area surrounding the Devonport Homemaker Centre largely consists of General Residential zones 
located immediately east and west of the Commercial Zone, north of the Bass Highway, and south of Stony Rise 
Road. The exception being a Utilities Zone (TasNetworks) located east of the subject site and fronting Middle 
Road and Stony Rise Road. 

 
Figure 4 Land uses 

Source: theLIST (www.thelist.tas.gov.au), Tasmanian Government (2021) 

There are three vacant parcels of land, located adjacent to the subject site, that are reserved for future 
development of the Devonport Homemaker Centre. The Devonport Regional Homemaker Centre Specific Area 
Plan applies to two of these parcels at 90-102 Stony Rise Road.  The Devonport Homemaker Service Industrial 
Centre Specific Area Plan applies to the vacant parcel at 1 Friend Street. 

The subject site at 5 Friend Street was previously proposed for development under two separate applications in 
2011 and 2014. The 2011 proposal assessed by GTA Consultants involved a showroom/Bulky Goods Retail land 
use within a section of the subject site. The 2013 proposal assessed by O’Brien Traffic involved a Bunnings 
Warehouse within the subject site. These assessments were detailed in the following reports: 

– Devonport Homemaker Centre Stage 2 Transport Impact Assessment (GTA Consultants, January 2011) 
– Proposed Bunnings Warehouse Traffic Impact Assessment – Amended (O’Brien Traffic, January 2014) 

2.3 Road network 
The road network in the vicinity of the subject site, shown in Figure 5, consists of the following roads: 

– Friend Street 
– Stony Rise Road 
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– Middle Road, and 
– Bass Highway. 

These roads will be discussed further in the below sections. 

 
Figure 5 Road network 

Source: theLIST (www.thelist.tas.gov.au), Tasmanian Government (2021)

2.3.1 Friend Street 
Friend Street is a local council road managed by Devonport City Council which forms the main access road to the 
Homemaker Centre shopping precinct and the subject site. It connects the Bass Highway westbound off-ramp to 
the north, and Stony Rise Road to the south.  

Friend Street is configured as a two-way, two-lane road south of the northern (main) Homemaker Centre 
roundabout that intersects the Bass Highway off-ramp. Another roundabout is located further south on Friend 
Street, connecting Access Road 1 and the subject site.  

The intersection of Friend Street with Stony Rise Road is give-way controlled with Friend Street being the minor 
road. There are additional turn lanes on approach to this intersection as follows: 

– East approach right turn lane: approx. 68 metres storage length 
– West approach left turn lane: approx. 70 metres storage length 
– North approach left turn lane: approx. 66 metres storage length 

The Friend Street intersections with Access Road 1 and Stony Rise Road are spaced approximately 88 metres 
apart. 

The default speed limit on Friend Street is 50 km/h. 

  

Fi 5 R d t k
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2.3.2 Stony Rise Road 
Stony Rise Road is an arterial road managed by the Department of State Growth. It connects Tugrah Road to the 
west, and Middle Road to the east in the vicinity of the subject site. Middle Road and Stony Rise Road intersect at 
a three-legged roundabout with pedestrian refuges provided within the median of each leg. Stony Rise Road is 
configured as a two-way, two-lane, undivided road with an additional left turn lane provided on approach to Access 
Road 2. Additional turn lanes are also located on Stony Rise Road on approach to Friend Street as outlined in 
Section 2.3.1. 

The posted speed limit on Stony Rise Road is 60 km/h in the vicinity of the subject site. 

2.3.3 Bass Highway 
Bass Highway is a Category 1 road managed by the Department of State Growth. Category 1 roads are 
“Tasmania’s major highways and are critical to the effective functioning of industry, commerce and the community 
in Tasmania. They carry large numbers of heavy freight and passenger vehicles and are the key links supporting 
future economic development in Tasmania” (State Road Hierarchy, Department of State Growth). The Bass 
Highway is part of the Performance Based Standards (PBS) Level 2A network. 

Bass Highway travels in east and west directions, connecting Middle Road to the east and Friend Street to the 
west in the vicinity of the subject site. There are eastbound and westbound on and off ramps connecting the Bass 
Highway mainline to Middle Road. West of Middle Road, there is a westbound off-ramp connecting the Bass 
Highway mainline to Friend Street. 

The posted speed limit on the Bass Highway is 110 km/h is the vicinity of the subject site. 

2.3.4 Middle Road 
Middle Road is a sub-arterial road managed by Devonport City Council. It travels in north and south directions, 
connecting the Bass Highway to the north and Stony Rise Road to the south in the vicinity of the subject site. 
Middle Road is configured as a two-way, two-lane, undivided road with additional right-turn lanes on approach to 
the Bass Highway eastbound and westbound on-ramps. There are left-turn slip lanes that provide access from 
Middle Road to the Bass Highway on-ramps. 

The posted speed limit on Middle Road is 60 km/h. 

2.4 Public transport network 
The public transport network in the vicinity of the Devonport Homemaker Centre consists of bus services operated 
by Mersey Link. 

Route 174 buses operate on Friend Street between Stony Rise Road, and the closest bus stop is located adjacent 
to the Boating Camping Fishing Devonport store. Bus routes also operate along the Bass Highway, Middle Road, 
and Stony Rise Road west of Friend Street and east of Middle Road.  

Route 187 buses operate along Middle Road, and Stony Rise Road east of Middle Road. The closest bus stop is 
located on Middle Road approximately 100 metres north of the Stony Rise Road roundabout. 

An excerpt of the bus network in the vicinity of the subject site is shown in Figure 6. 
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Figure 6 Bus network 

Source: theLIST (www.thelist.tas.gov.au), Tasmanian Government (2021) 

2.5 Active transport network 
The active transport network in the immediate vicinity of the subject site is shown in Figure 7. There are footpaths 
located on either side of Friend Street between Stony Rise Road and the Bass Highway off-ramp. Pedestrian 
refuges are located on each leg of the Friend Street and Access Road 1 roundabout.  

There is an existing shared path along the eastbound traffic lane of Stony Rise Road between Leary Avenue and 
Middle Road) as well as two pedestrian refuges across Friend Street and Access Road 2. There are currently 
works in progress to extend the existing shared path along Stony Rise Road to Tugrah Road in the west and 
Durkins Road to the south-east. Stony Rise Road is flagged as a future key bike riding route in the Bike Riding 
Strategy 2016-2020, as shown in Figure 8. The Strategy notes that commercial centres should be encouraged to 
provide bicycle parking provisions for their customers and staff. The closest pedestrian crossing provision on 
Stony Rise Road to the subject site is a pedestrian refuge located adjacent to the Leary Avenue intersection. 
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Figure 7 Active transport network in the immediate vicinity of the subject site 

Source: theLIST (www.thelist.tas.gov.au), Tasmanian Government (2021)

 
Figure 8 Excerpt from Devonport’s Future Key Bike Riding Routes 

Source: Bike Riding Strategy 2015-2020, Devonport City Council

 

Footpath/shared path 
Pedestrian refuge 

Approximate location 
of subject site 
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Footpaths are provided on either side of Middle Road between Stony Rise Road and the Bass Highway. Informal 
pedestrian crossings are located across the on and off-ramp exits and entrances of the Bass Highway at 
intersections with Middle Road. There are no dedicated cycling/shared use provisions provided along Middle 
Road. Cyclists must ride within general traffic.  

2.6 Crash history 
Crash data for the study area covering the five-year period November 2016 to October 2021 was obtained from 
the Department of State Growth. A summary of this crash data is provided in Table 1. The locations of these 
crashes in the study area and their severities are shown in Figure 9.  

Table 1 Summary of recent crash history near the Devonport Homemaker Centre 

Location Number of crashes Dominant crash type(s) 

Total Casualty 

Midblock 

Friend Street 1 0 Other manoeuvring (1) 

Bass Highway Homemaker Centre off-
ramp 

2 0 Other curve (1), other same direction(1) 

Stony Rise Road 2 0 Vehicles in same lane/rear end (2) 

Middle Road 10 3 Wrong side/other head on (not overtaking) (2) 

Intersection 

Friend Street / Stony Rise Road 13 3 Vehicles in same lane/left rear (5), vehicles in same 
lane/rear end (4) 

Friend Street / Access Road 1 1 0 Vehicles in same lane/rear end (1) 

Main Homemaker Centre Roundabout 5 3 Cross traffic (4) 

Middle Road / Stony Rise Road 2 0 Vehicles in same lane/rear end (1), off left bend into 
object/parked vehicle (1) 

Middle Road / Berkely Court 1 1 Vehicles in same lane/right rear (1) 

Bass Highway Eastbound / Middle Road 11 3 Cross traffic (5), left near (2), right through (2) 

Bass Highway Westbound / Middle Road 6 2 Right through (3), cross traffic (2) 

TOTAL 54 15  

In total, 54 crashes occurred within the vicinity of the study area encompassing: 

– Friend Street, full extent (excl. off road within Homemaker Centre parking areas) 
– Stony Rise Road, between Middle Road and west approach to Friend Street intersection 
– Middle Road, south of Bass Highway eastbound intersection 
– Bass Highway off-ramp (Homemaker Centre) 

None of the crashes resulted in fatal or serious injuries. The majority of the crashes occurred during the daytime, 
with approximately 20 percent occurring during low light periods. There is a trend in crash occurrences at 
intersections, with a higher frequency of crashes identified at Friend Street and Stony Rise Road intersection, and 
Middle Road and Bass Highway Eastbound intersection.  

The dominant crash types at Friend Street and Stony Rise Road intersection are vehicles in same lane/left rear 
and vehicles in same lane/rear end. This intersection is currently give-way controlled and provides the only means 
of two-way access to the Devonport Homemaker Centre. Possible contributors to the recorded crashes at the 
intersection include reduced visibility of intersection due to lack of surrounding built forms, high volume of traffic 
movements during peak periods, multi-lane approaches at unsignalised intersection, and minimal speed 
management controls on Stony Rise Road. 
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The dominant crash type at Bass Highway eastbound and Middle Road intersection is cross traffic. There are 
several conflict points at this give-way controlled intersection between vehicles exiting/entering the Bass Highway 
and through movements on Middle Road. The adjacent Middle Road intersection with Bass Highway westbound 
has experienced several right-through type crashes in the last five years. The Bass Highway westbound off-ramp 
was upgraded in recent years to reduce delay to bus right-turn movements from the off-ramp on to Middle Road. 

 
Figure 9 Crash history surrounding the subject site 

Source: Department of State Growth Open Data, accessed October 2021 
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3. Previous Development Assessments 
It is understood that the subject site has been the subject of several traffic assessments within the last 10 years or 
so. A summary of the proposed developments and the outcomes from each assessment is provided in Table 2. In 
general, there are inconsistencies between assessments regarding whether or not the existing Friend Street and 
Stony Rise Road intersection should be upgraded. Note that where no upgrade was recommended, GHD’s 
modelling of the same turning movements presented within the assessment did not lead to the same conclusion. 

Table 2 Summary of historic traffic assessments involving 5 Friend Street 

Assessment Proposal Development proposal 
trip generation 

Homemaker Centre 
full build-out trip 
generation 

Conclusion/ 
recommendation 

Weekday 
PM peak 

Weekend 
midday 
peak 

Weekday 
PM peak 

Weekend 
midday 
peak 

Devonport 
Homemaker 
Centre Stage 
2 Transport 
Impact 
Assessment 
(GTA 
Consultants, 
January 2011) 

Full-build out 
scenario. 
Showroom/bulky 
goods retail at Site 
6 (includes 5 Friend 
Street and 90-102 
Stony Rise Road) 
and Site 5 (at 1 
Friend Street). 
10 Year (2021) post 
development 
scenario included. 

331 
vehicle 
trips per 
hour. 

790 
vehicle 
trips per 
hour. 

N/A N/A Signalisation of Stony Rise 
Road and Friend Street 
intersection already 
required for 2011 scenario 
(excl. traffic growth). 
Construction of left-in/left-
out access on Stony Rise 
Road (now built) to provide 
alternative access to Site 6 
– performs satisfactorily up 
until at least 2021. 

Devonport 
Homemaker 
Centre – Site 
6 
Development 
Traffic and 
Transport 
Assessment 
(GTA 
Consultants, 
July 2013) 

Showroom 
proposed at Site 6 
(includes 5 Friend 
Street and 90-102 
Stony Rise Road). 
10 Year (2023) post 
development 
scenario included. 

576 
vehicle 
trips per 
hour. 

766 
vehicle 
trips per 
hour. 

Not 
assessed. 

Not 
assessed. 

No upgrade to Stony Rise 
Road and Friend Street 
intersection required. 
Existing unsignalised T-
intersection is able to 
accommodate the 
development up until at 
least 2023 (10-year post 
development). 

Bunnings 
Devonport 
Due Diligence 
Report – 
Vehicle 
Access 
Addendum 
(O’Brien 
Traffic, August 
2013) 

Bunnings 
Warehouse 
proposed at 5 
Friend Street.  
Bulky goods retail 
proposed within 
remainder of vacant 
land within 
Devonport 
Homemaker 
Centre. 
10 Year (2023) post 
development 
scenario included. 

Not 
assessed. 

845 
vehicle 
trips per 
hour. 

Not 
assessed. 

1,229 
vehicle 
trips per 
hour. 

Upgrade Stony Rise Road 
and Friend Street 
intersection to signalised is 
essential. 
Friend Street roundabout 
(now built) is required at 
intersection of development 
site accesses to 1 Friend 
Street and 5 Friend Street. 
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Assessment Proposal Development proposal 
trip generation 

Homemaker Centre 
full build-out trip 
generation 

Conclusion/ 
recommendation 

Weekday 
PM peak 

Weekend 
midday 
peak 

Weekday 
PM peak 

Weekend 
midday 
peak 

Proposed 
Bunnings 
Warehouse 
Traffic Impact 
Assessment 
(O’Brien 
Traffic, 
January 2014) 

Bunnings 
Warehouse 
proposed at 5 
Friend Street. 
Showroom/bulky 
goods retail 
proposed within 
remainder of vacant 
land within 
Devonport 
Homemaker 
Centre. 

250 
vehicle 
trips per 
hour. 

570 
vehicle 
trips per 
hour. 

657 
vehicle 
trips per 
hour. 

1,114 
vehicle 
trips per 
hour. 

Friend Street and Stony 
Rise Road assessment 
relies on GTA Consultants’ 
assessment in July 2013. 
Full build out scenario not 
assessed for this 
intersection. 
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4. Proposed Development 

4.1 Overview 
The proposed development, shown in Figure 10, is an extension of the existing Devonport Homemaker Centre, 
located at 5 Friend Street in Stony Rise, Tasmania. The development comprises of a supermarket and a range of 
other related land use tenancies. Proposed floor areas are summarised in Table 3 along with assumptions 
regarding the potential use of each tenancy and use categories as defined in RMS Guide to Traffic Generating 
Developments (refer section 4.3) for the purpose of building up trip generation and parking demand estimates. 

 
Figure 10 Proposed development site plan 
Leffler Simes Pty Ltd, Dwg No. DA020 Proposed Retail Development – 5 Friend Street, Devonport, TAS, Proposed Overall Site Plan, 25.03.22. 

Table 3 Breakdown of proposed development site 

Building Assumed use Floor area categories 
(RMS)1 

Gross Floor Area (GFA) 

Supermarket Supermarket Supermarket – A(SM) 3,400 m2 

Tenancy 1 Office Office, medical – A(OM) 657 m2 

Tenancy 2 Medical centre 302 m2 

Tenancy 3 Pharmacy Specialty stores – A(SS) 284 m2 

Tenancy 4-9 Food and beverage 482 m2 

Tenancy 10-14 Specialty retail / services 1,008 m2 

Tenancy 15 Liquor store 300 m2 

 
1 Defined within RMS Guide to Traffic Generating Developments (2002) to estimate traffic generation of a shopping centre 
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Building Assumed use Floor area categories 
(RMS)1 

Gross Floor Area (GFA) 

Tenancy 16 Fast food outlet 275 m2 

Offices, circulation, amenities and corridors NA (considered ancillary) 1,097 m2 

TOTAL 7,805 m2 

Access to the development site is proposed via two existing access roads. One connecting Friend Street and 
another connecting Stony Rise Road. 

4.2 Parking provisions 
The proposed development includes several parking areas to cater for the cumulative parking demand generated 
by the site. A breakdown of the types of parking provisions included is provided in Table 4. 

Table 4 Breakdown of proposed on-site parking 

Parking type Parking category No. of parking spaces Parking space dimensions 

Public parking 

Proposed Car parking 302 5.4 x 2.7 m 

Pram Car parking 6 5.4 x 2.7 m 

Senior Car parking 6 5.4 x 2.7 m 

Charging Car parking 2 5.4 x 2.7 m 

Direct to boot Car parking 6 5.4 x 3.0 m 

Accessible Accessible car parking 9 5.4 x 24 m 

Motorcycle Motorcycle parking 6 2.6 x 1.2 m 

Car wash NA 4 5.4 x 3.5 m 

Waiting bay Car parking 2 5.4 x 2.8 m 

Pick-up Drive through parking 6 5.5 x 3.0 m 

Bicycle Bicycle parking 30 NA 

Staff and commercial vehicle parking 

Loading Truck parking 12 Varies 

Staff Car parking 24 5.4 x 2.7 m 

Totals 

Total car 373 car spaces 

Total bicycle 30 bicycle spaces 

Total truck 12 truck spaces 

4.3 Trip generation and distribution 
The bulk of trips generated by the development site is assumed to consist of light vehicles trips (staff and 
consumers). Trip generation and distribution for these light vehicle trips is discussed in Section 4.3.1 and Section 
4.3.2. It is possible that a small portion of staff and customers will travel by public transport or active transport, 
however, all trips have been assumed to consist of vehicle trips to provide a conservative assessment for the 
purposes of this report. 
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The development site also generates a small number of heavy vehicles trips (service and delivery). This is likely to 
amount to an increase in up to 5 heavy vehicle trips daily. It is assumed that these trips are generated outside of 
peak periods, and therefore have minimal impact on network performance. Heavy vehicle trips travel between the 
site and the Bass Highway, with access proposed via the left-in/left-out access on Stony Rise Road, is as follows: 

– Inbound trip:  Bass Highway westbound off-ramp → Friend Street → Stony Rise Road 
– Outbound trip:  Stony Rise Road → Middle Road → Bass Highway 

4.3.1 Light vehicle trip generation 
The RTA and RMS publications, Guide to Traffic Generating Developments (2002), and Updated traffic surveys 
(2013), provide guidance on the traffic generation of developments for different land uses. For shopping centres, 
the RTA and RMS guides provide two methods to estimate daily and peak hour trip generation. Peak period traffic 
generation is considered to occur during the Thursday/Friday evening peak and Saturday midday peak- these will 
be the peak periods assessed in this report. The highest daily traffic generation is considered to occur on a typical 
Thursday. 

Method 1 
Method 1 uses divided floor area categories to provide a traffic generation estimate for a shopping centre. The 
floor area categories are as follows: 

– A(S): Slow Trade gross leasable floor area includes major development stores 
– A(F): Faster Trade – includes discount department stores and larger specialist stores 
– A(SM): Supermarket – includes stores and large fruit markets 
– A(SS): Specialty shops, secondary retail – includes specialty shops and take-way stores 
– A(OM): Office, medical – includes medical centres and general business offices 

Based on the assumed land uses and floor area categories allocated in Table 3 and defined above. The vehicle 
trip generation equations based on floor area range are as follows: 

– Daily vehicle trips 
 314 A(S)+528 A(F)+1475 A(SM)+555 A(SS)+51 A(OM) per 1000 m2 of gross floor area 

– Thursday peak hour trips 
 20 A(S)+51 A(F)+155 A(SM)+46 A(SS)+22 A(OM) per 1000 m2 of gross floor area 

– Saturday peak hour trips 
 38 A(S)+13 A(F)+147 A(SM)+107 A(SS) per 1000 m2 of gross floor area 

Method 2 
Method 2 uses total floor area ranges to provide a traffic generation estimate for a shopping centre. The vehicle 
trip generation rates based on a total floor area range between 0 -10,000 m2 are as follows: 

– Daily vehicle trips 
 121 vehicles per 100 m2 of gross floor area 

– Thursday peak hour vehicle trips 
 12.3 vehicles per 100 m2 of gross floor area 

– Saturday peak hour vehicle trips 
 16.3 vehicles per 100 m2 of gross floor area 

The estimated daily and peak period number of vehicle trips generated using the two methods are summarised in 
Table 5. For the purpose of this assessment, the average of both methods has been used to estimate trip 
generation for the proposed development. 
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Table 5 Estimated trip generation 

Trip generation period Trip generation 

Method 1 Method 2 Average 

Daily 6,368 vehicle trips per day 8,117 vehicle trips per day 7,242 vehicle trips per day 

Thursday PM peak hour 656 vehicle trips per hour 825 vehicle trips per hour 741 vehicle trips per hour 

Saturday midday peak hour 751 vehicle trips per hour 1,093 vehicle trips per hour 922 vehicle trips per hour 

 

4.3.1.1 Comparison with historic development proposals at 5 Friend Street 
To understand the proposed intensification of the development site relative to historic proposals, the estimated trip 
generation of the current proposal has been compared against those of the Bunnings Warehouse proposal by 
O’Brien Traffic in 2014, and the showroom land use proposal in Site 6 by GTA Consultants in 2013. The 
comparisons are presented in Table 6 and Table 7 below. 

Table 6 Comparison of trip generation estimates with 2014 Bunnings Warehouse proposal 

Trip generation period Trip generation 

Current proposal Bunnings Devonport 
proposal (2014) 

Difference 

Daily 7,242 vehicle trips per day - - 

Thursday PM peak hour 741 vehicle trips per hour 250 vehicle trips per hour +491 vehicle trips per hour 

Saturday midday peak hour 922 vehicle trips per hour 570 vehicle trips per hour +352 vehicle trips per hour 

Table 7 Comparison of trip generation estimates with 2013 Site 6 proposal 

Trip generation period Trip generation 

Current proposal GTA Site 6 proposal 
(2013)2 

Difference 

Daily 7,242 vehicle trips per day - - 

Thursday PM peak hour 741 vehicle trips per hour 576 vehicle trips per hour +165 vehicle trips per hour 

Saturday midday peak hour 922 vehicle trips per hour 766 vehicle trips per hour +156 vehicle trips per hour 

 

The current proposal is shown to have a higher trip generating potential than either of the two historic proposals. 
This is largely attributed to the change in land use to shopping centre/supermarket, which typically generates 
much higher traffic volumes than showroom and bulky goods retail land uses. The current proposal has between 
1.5x and 3x the trip generating potential of the Bunnings Warehouse proposal. 

4.3.2 Light vehicle trip distribution 
Considering the distribution of key retail precincts within the City of Devonport, the main catchment areas for the 
proposed development site at the Devonport Homemaker Centre are as follows: 

– Stony Rise located south/south-west of the subject site with access provided via Stony Rise Road. 
– Devonport (suburb) located north of the Bass Highway with access to the subject site provided via Middle 

Road and Stony Rise Road from the north-east, and via Stony Rise Road from the north-west. 
– Miandetta, located east of Middle Road with access to the subject site provided via Middle Road and then 

Stony Rise Road. 

 
2 Site 6 includes development of 90-102 Stony Rise Road 
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– Quoiba and Spreyton, located south-east of the subject site with access provided primarily via Stony Rise 
Road. 

A large portion of vehicle trips generated by the development site will therefore be distributed two-way along Stony 
Rise Road. Middle Road will also experience an increase in vehicle trips, servicing Miandetta and the southern 
central areas of Devonport (suburb). The remainder of vehicle trips will be distributed along the Bass Highway 
which services the wider local government area. The distribution of trips to/from the main catchment areas and the 
wider area (via the Bass Highway) is presented below in Figure 11. 

 
Figure 11 Major catchment areas 

Source: theLIST (www.thelist.tas.gov.au), Tasmanian Government (2021)

4.3.2.1 Distribution of trips within external road network 
Access arrangement to/from the existing Homemaker Centre differ between inbound and outbound trips as access 
via the Bass Highway westbound off-ramp to Friend Street is one-way (inbound) only. All outbound trips from the 
Homemaker Centre must exit via Stony Rise Road.  

The allocated distribution of inbound trips to the development site is 35% along Stony Rise Road West (from 
Tugrah Road), 40% along Stony Rise Road East (from Middle Road), 5% from the Bass Highway westbound off-
ramp, and 20% internal. The distribution of outbound trips is similar, except that the allocated percentage of 
access via the Bass Highway off-ramp is shifted to Stony Rise Road East. The allocated trip distributions rely on 
the following assumptions: 

  

20% - Quoiba/ 20% Quoib
Spreyton 

10% - wider area 0% de
via Bass a ass
Highway 

15% - 15%
Tugrah/ g
Don 



 

GHD | Tipalea Partners | 12559925 | 5 Friend Street 19 
 

– Distribution of inbound and outbound trips is approximately balanced (50/50). 
– Distribution of inbound trips along Stony Rise Road is relatively similar from Tugrah Road and Middle Road. 

Traffic survey data collected in October 2021 indicates the number of left and right turn movements from 
Stony Rise Road into Friend Street is relatively balanced. 

– 20% of trips generated are “shared” with existing land uses within the Devonport Homemaker Centre. They 
represent internal trips between the development site and other land uses within the Homemaker Centre 
precinct. 

– All trips originating from the Bass Highway westbound off-ramp utilise the Access 1 and Friend Street 
roundabout to access the site. 

– The distribution of trips across the two access points on Stony Rise Road are as follows: 
– Inbound trips from Stony Rise Road West (from Tugrah Road) 

 50% turn left at Friend Street and Stony Rise Road intersection 
 50% turn left at Stony Rise Road intersection (alternative access) 

– Inbound trips from Stony Rise Road East (from Middle Road) 
 100% turn right at Friend Street and Stony Rise Road intersection 

 Note: No change to this is possible as the Department of State Growth does not support the introduction 
of right-in movements at the alternative access on Stony Rise Road. 

– Outbound trips to Stony Rise Road West (towards Tugrah Road) 
 100% turn right at Friend Street and Stony Rise Road intersection 

– Outbound trips to Stony Rise Road East (towards Middle Road) 
 20% turn left at Friend Street and Stony Rise Road intersection 
 80% turn left at Stony Rise Road intersection (alternative access) 

Based on the above, trip distribution of the proposed development at key intersections was determined as shown 
in Figure 12 and Figure 13 for Thursday PM peak hour and Saturday midday peak hour respectively. 
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5. Access 
The section outlines the assessment of proposed access arrangements to/from and within the development site. It 
considers: 

– Site access 
– Commercial vehicle access (including loading bay access) 
– Click and collect access. 

The assessment of access to parking is outlined in Section 6.2. 

5.1 Site access 
Access to the site is maintained either via Friend Street or Stony Rise Road at two existing access points shown in 
Figure 14.  

 
Figure 14 Site access points 

Source: theLIST (www.thelist.tas.gov.au), Tasmanian Government (2021)

No new accesses are proposed within the surrounding road network. The proposed development is therefore 
considered to be consistent with the Acceptable Solutions of the following clauses of the Planning Scheme: 

– Clause DEV-S1.7.4-A1: “There must be not more than one vehicular entry to the site across the Bass 
Highway frontage and the vehicular access must comprise a single left hand turn from the west bound lane of 
the Bass Highway”. 

Access on Stony 
Rise Road 

Access on 
Friend Street 
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– Clause DEV-S1.7.4-A2: “All vehicular access, excluding vehicular access across the Bass Highway frontage, 
must be across the Stony Rise Road frontage”. 

– Clause C3.5.1-A1.1: “For a category 1 road, or a limited access road, vehicular traffic to and from the site will 
not require a new junction or a new vehicle crossing…”. 

Two-way access is maintained at the existing access points on Friend Street and Stony Rise Road. These access 
points connect to a proposed car park within the development that provides two-way circulation through its internal 
access ways and parking aisles. Vehicle traffic is therefore able to enter and leave the development site in a 
forward direction. This complies with the Acceptable Solution of Clause C3.5.1-A1.5 that states “vehicular traffic 
must be able to enter and leave a major road in a forward direction”. 

5.2 Commercial vehicle access 
Two-way site access for heavy commercial vehicles is proposed primarily via the alternative left-in/left-out access 
point on Stony Rise Road (Access Road 2). The access arrangement for light commercial vehicles are considered 
to align with that of general parking or be covered by heavy commercial vehicles. There are several loading areas 
proposed within the development site including:  

– Two loading areas for the supermarket: 
 Two semi-trailer spaces, plus 
 Four medium rigid truck spaces 

– One loading area for tenancies 7-13: 
 Three medium rigid truck spaces 

– One loading area for tenancies 1-6: 
 One medium rigid truck space 

– One loading area for tenancies 14 and 15: 
 One semi-trailer space 

– One loading area for the fast food outlet (tenancy 16): 
 One medium rigid truck space 

The above provisions align with the Acceptable Solution of Clause C2.5.4-A1 of the Planning Scheme which states 
that “a loading bay must be provided for uses with a floor area of more than 1000 m2 in a single occupancy." 

The largest commercial vehicles proposed for use are listed as follows: 

– The equivalent of a 20 metre Articulated Vehicle (Standards 2018 AV) for the supermarket and liquor store. 
– The equivalent of an 8.8 metre AS2890.2:2018 Medium Rigid Vehicle (Standards 2018 MRV) for all other 

loading areas. 

The Acceptable Solution of Clause C2.6.6-A1 of the Planning Scheme states that “the area and dimension of 
loading bays and access way areas must be designed in accordance with Australian Standard 2890.2-2002 (2018 
version now available), Parking facilities, Part 2; Off-street commercial vehicle facilities, for the type of vehicles 
likely to use the site.” 

Swept paths of an Articulated Vehicle were previously tested by O’Brien Traffic and GTA Consultants in Proposed 
Bunnings Warehouse Traffic Impact Assessment – Amended (O’Brien Traffic, January 2014) through Access 
Road 1 and Friend Street intersection (existing roundabout) and the alternative left-in/left-out intersection on Stony 
Rise Road (also existing). 

The turning paths of the above design vehicles have been tested along the internal routes within the site. Refer to 
Appendix A for the swept paths. The movements undertake by for each loading area are as follows: 

– Supermarket loading dock semi-trailer movements (Figure A1 and Figure A2): 
 Vehicles enter via Access Road 2 and travel along the southern and eastern property boundaries to 

access the semi-trailer loading bays. 
 Exit manoeuvres require a full U-turn utilising the 25-metre diameter turning area located at the north 

eastern property boundary. 
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– Liquor store loading dock semi-trailer movements (Figure A3 and Figure A4): 
 Vehicles enter via Friend Street and the roundabout at Access Road 1 and travel along the southern 

property boundary to reverse into the liquor store loading dock. Exit movements are direct to the 
alternative access at Access Road 2. 

 It is noted that, while the roundabout is not drawn to scale on the development drawings, the existing 
roundabout is designed to comply with Austroads Guide to Road Design Part 4C: Roundabouts for the 
semi-trailer design vehicle by using a partly mountable central island. 

– Medium rigid vehicle movements (Figure A5): 
 The internal road network is suitable for access for medium rigid vehicles as demonstrated in Appendix 

A. 

Two-way vehicle access is maintained along the access ways to/from the loading bays, however, AVs must 
ensure that the turning circle area and surrounds is clear of traffic before undertaking the required turn manoeuvre. 
Notwithstanding, the area and dimension of the loading bays and accessways areas are considered to be able to 
safely accommodate design vehicle movements in accordance with C2.6.6-A1 of the Planning Scheme. This is 
subject to compliance with the following requirements specified within AS2890.2:2018: 

– Maximum circulation roadway grade permitted for a MRV and an AV is 15.4%. 
– Maximum gradient of loading bay is 4%. 
– Maximum gradient of loading bay area is 12.5% with reverse manoeuvres. 
– Minimum of 4.5 metre clearance within loading bay. 

The proposed site plan indicates that the site is generally level, with the exception of a 1:20 (5%) ramp on the 
northern side of the supermarket building and a 1:16 (6.25%) ramp on the southern side of the supermarket 
building. 

Since proposed entry into the supermarket loading bay is through a reverse manoeuvre, the proposed 
development does not comply with the Acceptable Solution of Clause C2.6.6-A2 of the Planning Scheme which 
states that “the type of commercial vehicles likely to use the site must be able to enter, park and exit the site in a 
forward direction in accordance with Australian Standard 2890.2-2002 [2018 version now available], Parking 
facilities, Part 2; Off-street commercial vehicle facilities.” The supermarket loading bay proposal therefore relies on 
the Performance Criteria Clause C2.6.6-P2 of the Planning Scheme which states that “access for commercial 
vehicles to and from the site must be safe”. This requirement is considered to be satisfied by the proposal given 
the following: 

– The surrounding area around the supermarket loading bay is contained and limited to use by staff and 
contractors. These personnel will be aware of AV movements and can be regularly informed and updated 
otherwise. 

– The daily frequency of loading and unloading is low and concentrated during off-peak periods. 
– The area and dimensions of the loading bay and accessways are in compliance with AS2890.2:2018. 

5.3 Direct to Boot access 
The proposed supermarket land use includes a Direct to Boot location as shown in Figure 15. The Direct to Boot 
functions as a one-way (westbound) drive-through consisting of six short-term parking spaces. It is accessed via 
the circulation roadway alongside the southern property boundary and connecting to Access Road 2. The parking 
spaces are positioned in two rows, each consisting of three parking spaces. 
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Figure 15 Proposed Direct to Boot 
Leffler Simes Pty Ltd, Dwg No. DA020 Proposed Retail Development – 5 Friend Street, Devonport, TAS, Proposed Overall Site Plan, 25.03.22.

The design vehicle that would utilise this drive-through is considered to be the equivalent of an AS2890.1:2004 
B99 (Standards 2004 B99). The design of the facility is suitable for the expected use. Signage would be provided 
to ensure vehicles travelling to Direct to Boot do not enter the loading dock areas. 
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6. Parking Assessment 

6.1 Number of parking spaces 
The proposed development includes parking spaces for general parking, accessible parking, bicycles and 
motorcycles. 

– The Planning Scheme’s parking space requirements are summarised below and in Table 8. The Acceptable 
Solution of Clause C2.5.1-A1 states that “the number on-site car parking spaces must be no less than the 
number specified in Table C2.1”. 

– The Acceptable Solution of Clause C2.5.2-A1 states that “bicycle parking spaces must be provided on the site 
or within 50 m of the site; and be no less than the number specific in Table C2.1”. 

– The Acceptable Solution of Clause C2.5.3-A1 states that “the number of on-site motorcycle parking spaces 
for all uses must be no less than the number specified in Table C2.4”. 

Table 8 Planning Scheme parking requirements in Table C21 and Table C2.4 

Land use Parking requirement 

Car Bicycle Motorcycle 

Take-away food 
premises/restaurant 

1 space per 15 m2 of floor 
area + 6 queuing spaces for 
drive through (if available) 

1 space per 75 m2 floor area 1 space for 21-40 car 
parking spaces required, 
and 1 space for every 
additional 20 car parking 
spaces required General retail and hire 1 space per 30 m2 of floor 

area 
1 space per 100 m2 of floor 
area 

Food services, excluding as 
otherwise specified in this 
Table 

15 for each 100 m2 of floor 
area or 1 space per 3 seats, 
whichever is greater 

1 space per 75 m2 floor area 

Doctors’ surgery, clinic, 
consulting room 

4 spaces per practitioner 2 spaces for each 8 
practitioners 

Office 1 space per 40 m2 of floor 
area 

1 space per 500 m2 of floor 
area 

Using the Planning Scheme parking requirements summarised in Table 8, the required number of car parking 
spaces broken down by land use is summarised in Table 9. Note that Table 9 includes assumptions around 
proposed land uses. While the actual use of each building (or tenancy) on the development site is not confirmed at 
this stage, these assumptions have been used to build up a likely parking demand scenario for the proposed 
development. 

Table 9 Comparison of proposed parking spaces against Planning Scheme requirements 

Parking type Land use Units Planning Scheme 
parking requirement 

Proposed parking 

Car Take-away food 
premises/restaurant 

275 m2 18.3 spaces + 6 queuing 
spaces for drive through 

 

General retail and hire 4,992 m2 166.4 spaces 

Food services, excluding as 
otherwise specified 

482 m2 72.3 spaces 

Doctors’ surgery, clinic, 
consulting room 

4 
practitioners
3 

16 spaces 

Office 657 m2 16.4 spaces 

 
3 Assumed 1 practitioner per 80 m2 (rounded up) typical 
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Parking type Land use Units Planning Scheme 
parking requirement 

Proposed parking 

Total  290 spaces 302 regular spaces 
+ 61 special purpose 
spaces 

 

The number of proposed parking spaces for cars is in compliance with Planning Scheme requirements, noting that 
there is also sufficient space within the fast-food outlet drive through for at least six vehicles as required by the 
Planning Scheme. 

The parking requirements for bicycles and motorcycles are summarised in Table 10. 

Table 10 Comparison of bicycle and motorcycle parking against Planning Scheme requirements 

Parking type Planning Scheme parking 
requirement 

Proposed parking 

Bicycle 63 parking spaces 30 spaces 

Motorcycle 14 parking spaces 6 parking spaces 

 

Based on Table 10, to the proposed development does not satisfy Clause C2.5.2-A1 and C2.5.3-A1 of the 
Planning Scheme and therefore relies on performance criteria. The availability of bicycle and motorcycle parking is 
discussed in the following sections. 

Bicycle parking 
The performance criteria of Clause C2.5.2 Bicycle parking numbers are as follows: 

“Bicycle parking spaces must be provided to meet the reasonable needs of the use, having regard to: 
(a) the likely number of users of the site and their opportunities and likely need to travel by bicycle; and 
(b) the availability and accessibility of existing and any planned parking facilities for bicycles in the 
surrounding area.” 

In this case, the proposed development provides 30 bicycle parking spaces across the site. Given the location of 
the site near a major highway, and generally separated from key bicycle routes, travel by bicycle is less likely. 
Furthermore, given the retail nature of the site, users would typically need to transport purchased items and are 
therefore more likely to use a private car. 

The variety of uses on the site allows for sharing of bicycle facilities across multiple uses, thereby allowing the 
proposed bicycle parking supply of 30 spaces to be utilised by a wider range of customers. On this basis, the 
proposed supply is considered sufficient to meet the reasonable needs of the use, and is consistent with 
performance criteria. 

Motorcycle parking 
The performance criteria of Clause C2.5.3 Motorcycle parking numbers are as follows: 

“Motorcycle parking spaces for all uses must be provided to meet the reasonable needs of the use, having 
regard to: 
(a) the nature of the proposed use and development; 
(b) the topography of the site; 
(c) the location of existing buildings on the site; 
(d) any constraints imposed by existing development; and 
(e) the availability and accessibility of motorcycle parking spaces on the street or in the surrounding area.” 

  



 

GHD | Tipalea Partners | 12559925 | 5 Friend Street 28 
 

The site has been designed to maximise the number of car parking spaces on the site. This is due to the nature of 
the use (retail) which would typically attract trips by private car rather than other modes such as motorcycle and 
bicycle which are less useful for transporting purchased goods. The development site provides six motorcycle 
parking spaces, which are located conveniently near the supermarket and specialty tenancies. This supply of 
motorcycle parking is considered sufficient to meet the reasonable needs of the use given that there is an 
oversupply of car parking on the site and motorcycles can legally park in car parking spaces as required. 

6.2 Parking area design and layout 
Proposed on-site parking can be broken down into two main types as follows: 

– 90-degree angled parking area for customers and staff (main parking area), and 
– Drive through type parking areas for Direct to Boot, liquor store and fast-food outlet.  

The Acceptable Solution of Clause C2.6.2-A1.1 of the Planning Scheme states that: 

“Parking, access ways, manoeuvring and circulation spaces must either: 
 (a) Comply with the following: 

 (i) Have a gradient in accordance with Australian Standard AS2890-Parking facilities, Part 1-6 
 (ii) Provide for vehicles to enter and exit the site in a forward direction where providing for more 
than 4 parking spaces; 
 (iii) Have an access width not less than the requirements in Table C2.2; 
 (iv) Have car parking space dimensions which satisfy the requirements in Table C2.3; 
 (v) Have a combined access manoeuvring width adjacent to parking spaces not less than the 
requirements in Table C2.3 where there are 3 or more car parking spaces; 
 (vi) Have a vertical clearance of not less than 2.1 m above the parking surface level; and 
 (vii) Excluding a single dwelling, be delineated by line marking or other clear physical means; or 

 (b) Comply with Australian Standard AS2890-Parking facilities, Part 1-6.” 

The proposed development is considered to comply with Clause C2.6.2-A1.1 based on the following: 

i. Access Road 1 and Access Road 2 are existing roads and should therefore comply with the gradients 
specified within AS2890-Parking facilities, Part 1-6. The following gradient requirements are specified 
within AS/NZS 2890.1:2004 Parking facilities Part 1: Off-street car parking: 
– Minimum gradient of 1% for drainage. 
– Maximum gradient of 5% parallel to the angle of parking within a parking module. 
– Maximum gradient of 6.25% in other directions to the angle of parking within a parking module. 
– Maximum gradient of 20% for a circulation roadway up to 20 metres long. 
– Maximum gradient of 16.7% for a circulation roadway longer than 20 metres. 
 The proposal is considered to satisfy Planning Scheme requirements, subject to compliance with the 
above grades. 

ii. The parking area provides for more than four parking spaces, and all vehicles are able to enter and exit 
the site in a forward direction. The car parking area consists of parking aisles and accessways which 
allow for two-way circulation within the site. The loading bay area has adequate space for commercial 
vehicles to manoeuvre within the site to exit in a forward direction – refer to Section 5.2.  

iii. The minimum internal access way width for 21+ number of parking spaces served is not less than 5.5 m. 
Proposed accessway widths are at least 6.6 m and greater than the Planning Scheme requirement. 

iv. The main parking area is proposed to consist of 90-degree parking bays. Given a proposed accessway 
width of at least 6.6 m, the car parking space dimension required by the Planning Scheme is 5.4 m x 2.6 
m (L x W). The minimum width specified within AS/NZS 2890.1:2004 for User Class 3A parking spaces is 
also 2.6 metres. The proposed car parking space dimension is 5.4 m x 2.7 m (L x W) for general parking 
spaces, and is therefore in compliance with the Planning Scheme requirement. 
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 The click & collect parking area is proposed to consist of parallel parking spaces, each with a 5.4 m x 3.0 
m dimension. The accessway and parking bay dimensions specified by the Planning Scheme are a 3.6 
metre width accessway and a 6.7 m x 2.3 m (L x W) parking bay dimension. Given a parking aisle width 
of 5.2 metres wide, the required parking bay dimensions by AS/NZS 2890.1:2004 are 6.4 m x 2.1 m for 
an obstructed parking space, and 6.1 m x 2.1 m for a parking space with other parking spaces located at 
either end. Noting that there is ample spacing between each car parking space, such that the effective 
length of spaces is up to 7.2 metres, the dimension requirements are satisfied. 

v. Refer to iv) 
vi. This is not applicable as the proposed parking area is located outdoors. 
vii. Parking bays, accessways and parking aisles are delineated by line marking. 

 

6.3 Accessible parking 
The proposed development includes nine accessible parking spaces located as shown in Figure 16.   

 
Figure 16 Proposed accessible parking 

Leffler Simes Pty Ltd, Dwg No. DA020-P9 Proposed Development – Friend Street, Devonport, TAS, Proposed Overall Site Plan, 25.03.22.

By Table D3.5 of the National Construction Code (Volume 1), one accessible car parking space is required for 
every 50 car parking spaces or part thereof for a Class 6 Building (used for sale of goods by retail or the supply of 
public services). Eight accessible parking spaces are therefore required which is satisfied by the proposed design.  

Each accessible parking space has a (minimum) 2.4 m x 5.4 m (W x L) dimension. Shared areas are provided 
between two accessible parking spaces and have the same dimension as the parking spaces themselves. Bollards 
are proposed within each shared area. The dimensions of the parking spaces and shared areas are in accordance 
with AS/NZS 2890.6:2009 which requires a minimum dimension of 2.4 m x 5.4 m (W x L).  

The proposed supply of accessible car parking is considered consistent with the Acceptable Solution of Clause 
C2.6.2-A1.2 of the Planning Scheme which states that: 

  

1 x accessible 
parking space 

2 x accessible 
parking spaces 

2 x accessible 
parking spaces 

4 x accessible 
parking spaces 
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“Parking spaces provided for use by persons with a disability must satisfy the following: 

(a) Be located as close as practical to the main entry point to the building; 
(b) Be incorporated into the overall car park design; and 
(c) Be designed and constructed in accordance with Australian/New Zealand Standard AS/NZS 2890.6:2009 
Parking facilities, Off-street parking for people with disabilities” 

6.4 Pedestrian access within car park 
6.4.1 Internal footpaths and pedestrian crossings 
A network of footpaths and access way/aisle crossings are provided through a proposed car park within the 
development site. The proposed pedestrian network connects the buildings within the development site to Friend 
Street, via the footpath provided along the northern side of Access Road 1. Proposed footpaths are typically 2 
metres wide, allowing safe passage for pedestrians away from vehicles through the site. Zebra crossings 
proposed across access ways and parking aisles are delineated to advise drivers of pedestrian crossing 
movements at these locations. 

Based on the above, it is considered that the proposed development complies with the Acceptable Solution of 
clauses DEV-S1.7.4-A3 that states “a separated and safe pedestrian network must be provided between the 
vehicle parking areas and the entry to buildings”. 

The proposed development requires 290 car parking spaces; therefore, the Acceptable Solution of Clause C2.6.5-
A1.1 of the Planning Scheme applies. The clause states that: 

“Uses that require 10 or more car parking spaces must: 

(a) Have a 1 m wide footpath that is separated from the accessways or parking aisles, excluding where 
crossing access ways or parking aisles, by: 

 (i) A horizontal distance of 2.5 m between the edge of the footpath and the access way or parking aisle; 
or 
 (ii) Protective devices such as bollards, guard rails or planters between the footpath and the access way 
or parking aisle; and 

(b) Be signed and line marked at points where pedestrians crossing access ways or parking aisles.” 

 

Since 2-metre-wide footpaths are proposed throughout the site, Clause C2.6.5-A1.1 is considered to be satisfied, 
subject to appropriate signage being implemented at the proposed zebra crossings.  

6.4.2 Footpath for accessible parking 
The proposed development includes nine accessible parking spaces, therefore the Acceptable Solution of Clause 
C2.6.5-A1.2 of the Planning Scheme applies. The clause states that “in parking areas containing accessible car 
parking spaces for use by persons with a disability, a footpath having a width not less than 1.5 m and a gradient 
not steeper than 1 in 14 is required from those spaces to the main entry point to the building”. 

Footpaths proposed are greater than 1.5 metres wide. Clause C2.6.5-A1.2 is therefore satisfied subject to a 
gradient no steeper than 1:14. 
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7. Traffic Assessment 
Turning movements were collected by Matrix Traffic and Transport Data on Thursday 21 October 2021 and 
Saturday 23 October 2021 at the following locations: 

– Stony Rise Road and Friend Street intersection 
– Bass Highway Westbound Ramps and Middle Road intersection, and 
– Bass Highway Eastbound Ramps and Middle Road intersection. 

Data was collected at each location for the typical AM and PM weekday peak periods and the Saturday midday 
peak period. The identified peak hours are listed as follows: 

– Thursday AM Peak Hour  8:00 AM to 9:00 AM 
– Thursday PM Peak Hour  4:30 PM to 5:30 PM 
– Saturday Midday Peak Hour 11:30 AM to 12:30 PM 

The Thursday PM peak hour volumes collected were found to be higher than the AM peak hour volumes. This 
outcome aligns with the peak trip generation assumption obtained from the RTA and RMS guides. The chosen 
peak hours to be assessed in this report are therefore the Thursday PM peak hour between 4:30 PM to 5:30 PM, 
and the Saturday Midday peak hour between 11:30 AM to 12:30 PM. 

The key intersections surrounding the subject site that will need to be assessed are: 

1. Access Road 1 and Friend Street intersection (roundabout) 
2. Friend Street and Stony Rise Road intersection, and 
3. Access Road 2 and Friend Street intersection. 

Further to this, the Department of State Growth has also requested that the following intersections in the wider 
area be investigated: 

1. Stony Rise Road and Middle Road intersection (roundabout) 
2. Bass Highway westbound ramp and Middle Road intersection,  
3. Bass Highway eastbound ramp and Middle Road intersection. 

The above intersections are presented in Figure 17. 
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Figure 17 Assessed intersections 

Source: theLIST (www.thelist.tas.gov.au), Tasmanian Government (2021)

7.1 Intersection analysis 
The intersection analysis undertaken in this section consists of a mix of intersection modelling using SIDRA 
Intersection 9.0 (SIDRA) and qualitative analysis. The aim of this analysis is to understand the performance of the 
surrounding intersections before and after the development of 5 Friend Street. The modelling scenarios that have 
been considered are outlined as follows: 

– Scenario 1 – Existing traffic (2021) 
– Scenario 2 – Existing plus approved traffic (2021) 
– Scenario 3 – Existing plus approved traffic and proposed supermarket (2021) 
– Scenario 4 – 10-year forecast traffic including approved developments and proposed supermarket (2031) 

Traffic modelling has been undertaken using the following assumptions: 

– The approved developments are considered to include the following: 
 76-lot residential subdivision at 126-136 Stony Rise Road, with the majority of lots accessed via Friend 

Street 
 Formerly proposed Bunnings development at the subject site (5 Friend Street) 

– Bass Highway westbound off-ramp functions as give-way controlled at Middle Road. This is considered an 
acceptable assumption as the intersection approach is known to experience queuing, encouraging drivers to 
ignore the STOP-controls to merge into through traffic at the first opportunity.   

– The critical gap of right turn movements at Bass Highway interchange approaches (minor legs only) is 
5 seconds. The follow-up headway of the same movement is 3 seconds. Both are changes from the default 
setting in SIDRA and considered acceptable in accordance with Table 3.5 of Austroads Guide to Road Design 
Part 4a: Unsignalised and signalised intersections. 

  

6 
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– 2% traffic growth per annum along Stony Rise Road and the Bass Highway, and 1.1% traffic growth per 
annum along Middle Road for 2031 scenarios. This was determined based on a comparison with 2021 traffic 
survey data against the data presented by GTA Consultants in 2011. Growth on Friend Street is limited to 
development growth, and traffic growth associated with the BP petrol station located near the Bass Highway 
off-ramp to the Homemaker Centre. 

– Vehicle movements are separated in light vehicles and heavy vehicles only. Bus movements are incorporated 
into heavy vehicle movements. 

– 10 km/h design speed along Access Road 1 and 2, as well as the access road into 1 Friend Street. 

7.1.1 Scenario 1 – Existing (2021) 
Existing traffic volumes have been taken directly from the traffic survey data collected by Matrix Traffic and 
Transport Data on 21 October 2021 (Thursday) and 23 October 2021 (Saturday). The turning movement diagrams 
for the Thursday PM peak hour and Saturday Midday peak hour are shown in Appendix B. Note that as Access 
Road 1 and Access Road 2 are not currently in use, the intersection traffic volumes along Friend Street and Stony 
Rise Road are consistent with the volumes at the downstream leg of Friend Street and Stony Rise Road 
intersection. 

Outputs from SIDRA modelling undertaken using existing peak hour volumes in 2021 at the key intersections are 
summarised in Table 11. 

Table 11 SIDRA Intersection modelling outputs at key intersections – existing scenario (2021) 

Intersection/Approach Thursday PM Peak Hour Saturday Midday Peak Hour 
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Access Road 1 
and Friend Street 
intersection 

East: Access Road 1 Access Road 1 not in use. 

North: Friend St 

West: 1 Friend St 

South: Friend Street 

Friend Street and 
Stony Rise Road 
intersection 

East: Stony Rise Rd 0.17 NA 2.1 4.2 0.20 NA 3.3 5.8 

North: Friend St 0.57 B 11.7 20.1 0.51 A 8.2 24.5 

West: Stony Rise Rd 0.21 NA 1.4 0.0 0.12 NA 2.3 0.0 

Access Road 2 
and Stony Rise 
Road intersection 

East: Stony Rise Rd Access Road 2 not in use. 

North: Access Road 2 

West: Stony Rise Rd 

 

The SIDRA results indicate that current operation at Friend Street and Stony Rise Road intersection is generally 
acceptable, although there is some queuing at the north approach on Friend Street. Access Road 1 and Access 
Road 2 are not currently in use and therefore have no impact on traffic movements along Friend Street and Stony 
Rise Road respectively. 

There is delay and queuing at the Bass Highway westbound ramp intersection with Middle Road, and this is more 
pronounced at the west approach which was upgraded in recent years with a left turn lane to reduce delay to right 
turning buses. The Bass Highway eastbound ramp and Middle Road intersection performs well and has additional 
capacity to accommodate additional traffic. 

Stony Rise Road and Middle Road intersection performs satisfactorily with some delay and queuing at all 
approaches. 
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7.1.2 Scenario 2 – Existing plus approved (2021) 
The scenario 2 volumes are based on the existing volumes (scenario 1) plus trip generation associated with 
approved developments including: 

– 76-lot residential subdivision at 126-136 Stony Rise Road, with the majority of lots accessed via Friend Street 
as documented in Stony Rise Subdivision, Devonport Traffic Impact Assessment (Pitt & Sherry, 2019) 

– Formerly proposed Bunnings development at the subject site (5 Friend Street) as documented in Proposed 
Bunnings Warehouse Traffic Impact Assessment (O’Brien Traffic, 2014). 

Outputs from SIDRA modelling undertaking using the estimated peak hour volumes in 2021 at the key 
intersections are summarised in Table 12. 

Table 12 SIDRA Intersection modelling outputs at key intersections – existing and approved scenario (2021) 

Intersection/Approach Thursday PM Peak Hour Saturday Midday Peak Hour 
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Access Road 1 
and Friend Street 
intersection 

South: Friend Street 0.25 A 5.3 11.6 0.41 A 6.3 23.6 

East: Access Road 1 0.11 A 2.9 4.0 0.35 A 5.8 17.1 

North: Friend St 0.40 A 3.8 19.6 0.68 A 4.9 49.9 

West: 1 Friend St 0.02 A 1.6 0.7 0.05 A 3.3 2.0 

Friend Street and 
Stony Rise Road 
intersection 

East: Stony Rise Rd 0.24 NA 3.0 7.1 0.34 NA 4.8 12.0 

North: Friend St 0.94 F 68.0 70.2 1.05 E 40.6 164.1 

West: Stony Rise Rd 0.23 NA 1.5 0.0 0.15 NA 2.2 0.0 

Access Road 2 
and Stony Rise 
Road intersection 

East: Stony Rise Rd 0.26 NA 0.1 0.0 0.24 NA 0.1 0.0 

North: Access Road 2 0.06 A 4.0 1.5 0.12 A 4.4 2.9 

West: Stony Rise Rd 0.38 NA 0.2 0.0 0.39 NA 0.4 0.0 

 

Based on the results provided in Table 12 it is apparent that the intersection of Friend Street and Stony Rise Road 
effectively reaches capacity under the traffic loads of approved developments Delays for right turns out of Friend 
Street increase significantly, with the approach operating at Level of Service F (LOS F) with long queues 
developing and long delay. 

The other intersections and access points in the immediate area (Access Road 1 and Access Road 2) perform at a 
high Level of Service, with minimal delays and queuing during peak periods. 

7.1.3 Scenario 3 – Proposed (2021) 
The proposed scenario (2021) model volumes are based on the scenario 2 model volumes, however the approved 
Bunnings on the site is replaced with the proposed supermarket trip generation (refer to Section 4.3). The most 
notable increase in vehicle movement is the right turn movement from Friend Street onto Stony Rise Road. An 
estimated additional 130 vehicles and 161 vehicles will undergo this movement during Thursday PM peak hour 
and Saturday Midday peak hour respectively. 

Outputs from SIDRA modelling undertaken using proposed peak hour volumes in 2021 at the key intersections are 
summarised in Table 13. 
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Table 13 SIDRA Intersection modelling outputs at key intersections – proposed scenario (2021) 

Intersection/Approach Thursday PM Peak Hour Saturday Midday Peak Hour 
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Access Road 1 
and Friend Street 
intersection 

South: Friend Street 0.40 A 9.2 22.3 0.53 A 9.0 36.7 

East: Access Road 1 0.30 A 3.4 13.6 0.53 A 8.7 33.6 

North: Friend St 0.54 A 5.5 29.7 0.81 B 10.6 91.0 

West: 1 Friend St 0.03 A 3.0 1.0 0.06 A 4.8 2.5 

Friend Street and 
Stony Rise Road 
intersection 

East: Stony Rise Rd 0.46 NA 5.5 18.3 0.53 NA 7.2 24.7 

North: Friend St 1.79 F > 200 > 500 1.71 F > 200 > 500 

West: Stony Rise Rd 0.25 NA 1.7 0.0 0.18 NA 2.4 0.0 

Access Road 2 
and Stony Rise 
Road intersection 

East: Stony Rise Rd 0.31 NA 0.1 0.0 0.29 NA 0.1 0.0 

North: Access Road 2 0.21 A 4.8 5.6 0.27 A 5.5 7.7 

West: Stony Rise Rd 0.40 NA 0.5 0.0 0.40 NA 0.6 0.0 

 

The results show that Friend Street and Stony Rise Road intersection exceeds capacity under the proposed 
scenario during both modelled peak periods, with the Degree of Saturation being approximately 1.7 (that is, 
volume is 1.7 times the capacity). Deterioration in performance is primarily due to the increase in north approach 
(Friend Street) right turn movements. Upgrades to the intersection are required to accommodate proposed 
scenario traffic volumes. The recommended upgrade is signalisation which is tested in Section 7.1.3.1. 

The Access Road 1 and Friend Street intersection performs satisfactorily under the proposed scenario at LOS A/B. 
Delay is minimal although there is likely to be some queuing at all intersection approaches. This is more 
pronounced during the Saturday midday peak hour whereby north approach 95th percentile queue lengths may 
extend up to the bus bay without impacting the northern Homemaker Centre roundabout. This is acceptable given 
that there is approximately one bus service every two hours on Saturdays and exceedance of 95th percentile 
queue length is occasional only. 

Access Road 2 and Stony Rise Road intersection performs well, and it is possible that a larger portion of left turn 
out vehicles (than what was assumed in Section 4.3.2) would utilise this intersection instead of Stony Rise Road 
and Friend Street intersection. This would result in some improvements to the performance of Friend Street and 
Stony Rise Road intersection and Access Road 1 and Friend Street intersection. 

Given the current delays experienced at the Bass Highway westbound ramp intersection on Middle Road, it is 
recommended that its performance be monitored to obtain a more accurate understanding of any further 
deterioration. It is expected that there will be some increase in queuing on the westbound off-ramp without impact 
to the Bass Highway mainline. The proposed development is not expected to result in any noticeable increase in 
traffic at the westbound approach of the intersection given the alternative Bass Highway westbound off-ramp that 
leads direct into the Homemaker Centre. 

Stony Rise Road and Middle Road intersection is expected to continue to perform satisfactorily with some 
additional queuing and delays at all approaches – this will be more noticeable at the west approach of the 
roundabout. 

7.1.3.1 Signalisation of Friend Street and Stony Rise Road intersection 
This section outlines the assessment of potential signalisation of Friend Street and Stony Rise Road under the 
proposed scenario (2021). 
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The adopted signalised intersection, in Figure 18, retains the lane configuration and general layout of the existing 
intersection, but adds the following components: 

– Signalised pedestrian crossing across north approach and across east approach. 
– Three phase signals with filter turns and a trailing right turn signal, as shown in Figure 19. 
– Retain existing slip lane on north approach (with or without zebra crossing). 

 
Figure 18 Proposed layout of signalised intersection 

 

 
Figure 19 Proposed phase sequence at signalised intersection 
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Table 14 SIDRA Intersection modelling outputs – Friend Street and Stony Rise Road intersection (signalised) 

Approach/Movement Thursday PM Peak Hour Saturday Midday Peak Hour 
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East Approach Stony 
Rise Road 

Through movement 0.31 A 6.4 31.5 0.22 A 7.8 19.0 

Right turn movement 0.69 C 23.0 43.6 0.94 D 37.5 72.9 

North Approach 
Friend Street 

Left turn movement 0.42 A 8.0 31.4 0.56 A 6.7 39.8 

Right turn movement 0.81 C 29.3 58.4 0.80 C 24.6 67.4 

West Approach Stony 
Rise Road 

Left turn movement 0.22 A 9.1 19.3 0.29 A 9.3 24.5 

Through movement 0.82 C 23.2 93.5 0.81 C 23.3 54.9 

Intersection  B 16.6   B 18.1  

The results (in Table 14) show that the signalisation of Friend Street and Stony Rise Road intersection will support 
the proposed scenario. 95th percentile queue lengths are accommodated within the mid-block at each approach. 
The existing storage length of turn lanes are also sufficient to accommodate queuing the majority of the time. 
There is additional capacity at the signalised intersection to support additional traffic growth. 

The upgrade of Friend Street and Stony Rise Road intersection to signalised is therefore considered to be a viable 
option to accommodate the traffic generated by the proposed development. 

7.1.4 Scenario 4 – Future (2031) 
The future scenario (2031) model volumes incorporate development trip generation as well as 10-year traffic 
growth in the road network. Refer to Section 7.1 for traffic growth assumptions. Friend Street and Stony Rise Road 
intersection has been modelled as a signalised intersection as outlined in Section 7.1.3.1. Note that the SIDRA 
sites were run under Optimum Cycle Time. Outputs from SIDRA modelling undertaken using proposed peak hour 
volumes in 2031 at the key intersections are summarised in Table 15. 

Table 15 SIDRA Intersection modelling outputs at key intersections – future (2031) 

Intersection/Approach Thursday PM Peak Hour Saturday Midday Peak Hour 
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Access Road 1 
and Friend Street 
intersection 

South: Friend Street 0.41 A 9.1 23.3 0.54 A 8.9 38.8 

East: Access Road 1 0.31 A 3.6 14.2 0.57 B 10.4 38.1 

North: Friend St 0.56 A 5.5 31.6 0.84 B 11.8 106.9 

West: 1 Friend St 0.03 A 3.1 1.0 0.06 A 5.0 2.6 

Friend Street and 
Stony Rise Road 
intersection 

East: Stony Rise Rd 0.79 B 15.3 47.3 0.94 C 25.7 72.7 

North: Friend St 0.83 B 18.3 61.7 0.90 B 17.2 82.3 

West: Stony Rise Rd 0.90 C 23.7 130.8 0.83 B 17.0 65.1 

Access Road 2 
and Stony Rise 
Road intersection 

East: Stony Rise Rd 0.36 NA 0.1 0.0 0.33 NA 0.1 0.0 

North: Access Road 2 0.28 A 7.6 7.6 0.36 A 8.8 10.4 

West: Stony Rise Rd 0.47 NA 0.4 0.0 0.48 NA 0.5 0.0 
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Results show that all modelled intersections have sufficient capacity to support the development up to at least 
2031. The intersection of Access Road 2 and Stony Rise Road intersection operates particularly well, and it is 
therefore possible that more left turn out vehicles would utilise Access Road 2 over Access Road 1 when exiting 
the development site. In which case, performance of the intersections of Access Road 1 and Stony Rise Road with 
Friend Street would be an improvement on what is presented in this report. 

The Friend Street and Stony Rise Road intersection performs at LOS C overall but is approaching capacity. 
Beyond 2031, it is likely that additional accesses on Stony Rise Road may need to be explored to support traffic 
movements in and of the Homemaker Centre and to reduce the pressure on the Friend Street and Stony Rise 
Road intersection. It is possible that a shift in mode share over time may delay the need to do so. 

Access Road 1 and Friend Street intersection performs satisfactorily but there is likely to be noticeable queues at 
the north approach on Friend Street. During the Saturday midday peak, the 95th percentile queues are likely to 
approach (but not reach) the northern roundabout on Friend Street. The same recommendation for Friend Street 
and Stony Rise Road intersection applies here beyond 2031. 

In the wider network, it is recommended that the Middle Road intersections be continually monitored to assess 
their future performance in response to traffic growth. This is particularly important at the Bass Highway 
westbound off-ramp intersection with Middle Road which has known issues with delay in the minor leg.  
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8. Traffic Impact Assessment 

8.1 Network performance 
The proposed development at 5 Friend Street is expected to generate up to 7,242 additional vehicle movements 
per day. Up to 741 and 922 additional vehicle movements per hour (two-way) are expected during the weekday 
PM peak and the Saturday midday peak respectively. Vehicle access is proposed either via the Access Road 1 
and Friend Street roundabout or Access Road 2 and Stony Rise Road intersection. The existing access 
arrangements at both intersections are to be retained. 

Assuming that the existing daily traffic volume on any given road is around 10x its peak (surveyed) volumes, the 
change in two-way daily volumes in the surrounding road network as result of the proposed development is 
presented in Table 16. 

Table 16 Change in two-way daily traffic volumes 

Road Existing conditions Trip generation Percentage change 

Weekday Weekend Weekday Weekend4 Weekday Weekend 

Friend Street 
north of 
roundabout 

7,430 vehicles 
per day 

10,910 
vehicles per 
day 

+1,629 
vehicles per 
day 

+1,304 
vehicles per 
day 

+22% +12% 

Friend Street 
south of 
roundabout 

7,430 vehicles 
per day 

10,910 
vehicles per 
day 

+3,675 
vehicles per 
day 

+2,940 
vehicles per 
day 

+49% +27% 

Stony Rise Road 
east of subject 
site 

11,210 
vehicles per 
day 

10,830 
vehicles per 
day 

+3,078 
vehicles per 
day 

+2,462 
vehicles per 
day 

+27% +22% 

Stony Rise Road 
west of Friend 
Street 

9,800 vehicles 
per day 

8,220 vehicles 
per day 

+2,535 
vehicles per 
day 

+2,028 
vehicles per 
day 

+26% +24% 

Middle Road 
south of Bass 
Highway 

12,010 
vehicles per 
day 

10,620 
vehicles per 
day 

+2,173 
vehicles per 
day 

+1,738 
vehicles per 
day 

+13% +12% 

The Acceptable Solution of Clause C3.5.1-A1.4 states that “vehicular traffic to and from the site, using an existing 
vehicle crossing will not increase by more than… [as follows]: 

– Vehicles up to 5.5 m long 
 Vehicle crossing on major roads 10% or 10 vehicle movements per day, whichever is the greater 
 Vehicle crossings on other roads 20% or 50 vehicle movements per day, whichever is the greater 

– Vehicles longer than 5.5 m long 
 Vehicle crossing on major roads 10%  
 Vehicle crossings on other roads 20% or 5 vehicle movements per day, whichever is the greater” 

Based on the values given in Table 14, the proposed development does not comply with the Acceptable Solution 
of C3.5.1-A1.4 and instead relies on the Performance Criteria Clause C3.5.1-P1 which states that “vehicular traffic 
to and from the site must minimise any adverse effects on the safety of a junction, vehicle crossing…or safety or 
efficiency of the road…network”. 

The largest increase in traffic volume as a result of the proposed development is along Friend Street between 
Access Road 1 and Stony Rise Road. The impact of trip generation from the development site disperses 
progressively with further distance gained from this section of road.  

 
4 RMS Guide to Traffic Generating Developments suggests Saturday daily traffic for shopping centres is around 80% of Thursday daily traffic, 
while the peak volumes on Saturday are higher than Thursday 
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The critical intersections are therefore the Access Road 1 and Friend Street roundabout and Friend Street and 
Stony Rise Road intersection. The existing southbound traffic volumes along Friend Street from the Devonport 
Homemaker Centre are a key capacity constraint in the network, and this was evident from the performance of the 
north approach of both intersections on Friend Street. These intersections, along with other intersections in the 
wider study area, were assessed in Section 7 of this report. 

The assessment found that upgrade of the Friend Street and Stony Rise Road intersection to a signalised 
intersection was necessary to accommodate the increase in traffic generated by the development site. All other 
intersections were found to perform at an acceptable level, noting that the Bass Highway ramp and Middle Road 
intersections should be monitored over time due to existing delays experienced by vehicles exiting the off-ramp. 

As the main access road leading in and out of the Homemaker Centre, Friend Street carries a significant amount 
of traffic generated by the shopping precinct that is expected to intensify in the years to come due to future 
developments. It is, therefore, recommended that the signalised Friend Street and Stony Rise Road intersection 
and Access Road 1 and Friend Street intersection be regularly monitored post-development to determine whether 
there is a need to explore alternative access options to the Homemaker Centre. 

Based on the above discussion (and with reference to the road safety assessment in Section 8.2) the proposed 
development is considered to comply with the Performance Criteria of Clause C3.5.1-P1. 

8.2 Impacts to active transport 
There are expected to be no significant detrimental impacts to active transport due to the proposed development. 
This is based on the following: 

– The proposed signalisation of Friend Street and Stony Rise Road intersection provides priority crossing 
across Friend Street and Stony Rise Road for pedestrians and cyclists.  

– The existing access arrangements at the left-in/left-out intersection on Stony Rise Road is retained. The 
restriction of right turn vehicle movements reduces conflict with pedestrian and cyclist movements across the 
shared path at this location.  

– Footpaths and crossings are proposed throughout the on-site parking area, connecting Friend Street and the 
on-site land uses. 

– The recommended number of on-site bicycle parking spaces will provide for the potential uptake in travel by 
bicycle in the future. 

8.3 Impacts to road safety 
There is expected to be no significant detrimental road safety impacts due to the proposed development. This is 
based on the following: 

– The signalisation of Friend Street and Stony Rise Road intersection: 
 The proposed signalisation supports pedestrian priority movements across Friend Street and Stony Rise 

Road, improving safety for vulnerable road users.  
 The introduction of trailing right-turn priority phasing at the intersection also improves general road safety 

by reducing the risk of unsafe gap acceptance.  
 Greater visibility of the intersection is provided with signals, allowing more notice for vehicle deceleration 

on approach to the intersection, and thereby addressing the existing trend in rear end/vehicle in same 
lane type crashes at the intersection. 

– The access points to the development site are existing; therefore, sight distance at accesses is considered 
adequate to ensure that vehicles are able to enter and exit the development site safely. 
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– Proposed internal accessways are able to accommodate the turning body of an articulated vehicle. 
Furthermore, the turning circles and manoeuvring areas for commercial vehicles are generally separated from 
the public car parking area. 

– There is a trend in cross-traffic and right-through type crashes at the Bass Highway ramp intersections with 
Middle Road. Since the proposed supermarket land use tends to attract more local traffic, the expected 
increase in vehicle movements turning on and off the Bass Highway at these intersections is considered to be 
fairly minor. The associated crash risk is therefore unlikely to be significantly increased. 
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9. Planning Scheme Assessment 
This section outlines a summary of the assessment of the proposed development against the Tasmanian Planning 
Scheme – Devonport. Responses have been provided against the relevant clause within the following sections of 
the Planning Scheme: 

– C2.0 Parking and Sustainable Transport Code 
– C3.0 Road and Railway Assets Code 

Where specified, certain clauses within C2.0 and C3.0 have been substituted by the required clauses from the 
DEV-S1.0 Devonport Regional Homemaker Centre Specific Area Plan. 

Responses to Planning Scheme requirements can be found below in Table 17 and Table 18. 

Table 17 C2.0 Parking and Sustainable Transport Code 

Clause Heading Response 

C2.5.1 Car parking numbers Complies with the Acceptable Solution. Refer to Section 6.1. 

C2.5.2 Bicycle parking numbers Consistent with Performance Criteria. Refer to Section 6.1. 

C2.5.3 Motorcycle parking numbers Consistent with Performance Criteria. Refer to Section 6.1. 

C2.5.4 Loading bays Complies with the Acceptable Solution. Refer to Section 5.2. 

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

Not applicable. Subject site is located within a Commercial Zone. 

C2.6.1 Construction of parking areas Not assessed in this report. 

C2.6.2 Design and layout of parking areas Consistent with A1.1 and A1.2, subject to recommendation. Refer 
to Section 6.2 and 6.3. 

C2.6.3 Number of accesses for vehicles Substituted by clause DEV-S1.7.4, titled ‘Access’. 
Complies with A1, A2 and A3. Refer to Section 5.1. 

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

Not applicable. Subject site is located within a Commercial Zone. 

C2.6.5 Pedestrian access Consistent with A1.1 and A1.2. Refer to Section 6.4. 

C2.6.6 Loading bays Complies with A1. 
Consistent with P2. Refer to Section 5.2. 

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

Not applicable. Subject site is located within a Commercial Zone. 

C2.6.8 Siting of parking and turning areas Not applicable. Subject site is located within a Commercial Zone. 

C2.7.1 Parking precinct plan Not applicable. Subject site is located outside of area under 
parking precinct plan. 

Table 18 C3.0 Road and Railway Assets Code 

Clause Heading Response 

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

Consistent with Performance Criteria. Refer to Section 7 and 
Section 8.1. 

C3.6.1 Habitable buildings for sensitive uses within 
a road or railway attenuation area 

Not applicable. 

C3.7.1 Subdivision for sensitive uses within a road 
or railway attenuation area 

Not applicable. 
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10. Adjacent Vacant Parcels 
The development site at 5 Friend Street is located adjacent to several vacant parcels that are likely to be 
developed in the next 10 years or so. As such, there is a need to understand the cumulative traffic impacts of 
these vacant parcels on the surrounding road network in conjunction with the current proposal. 

These vacant parcels consist of the three remaining parcels south of the Devonport Homemaker Centre precinct at 
90-102 Stony Rise Road (incl. two parcels) and 1 Friend Street, and the two parcels reserved for subdivision 
development at 124-128 Stony Rise Road and 130-136 Stony Rise Road. All parcels have access proposed via 
the Access Road 1 and Friend Street intersection. 

The remaining Friend Street parcels were previously investigated by O’Brien Traffic in Proposed Bunnings 
Warehouse Traffic Impact Assessment – Amended (January 2014), and the general residential parcels were 
assessed by Pitt & Sherry in Stony Rise Subdivision, Devonport Traffic Impact Assessment (November 2019). 
Section 10.3 of this report utilises the trip generation and distribution estimates made in these reports to assess 
the cumulative traffic impacts on the road network. These estimates are detailed in the below sections. 

10.1 Other vacant parcels along Friend Street 
In reference to Proposed Bunnings Warehouse Traffic Impact Assessment – Amended, O’Brien Traffic undertook 
an assessment of the development potential of 90-102 Stony Rise Road (Lot 16 and 17) and 1 Friend Street (Lot 
18). See Figure 20. The assessment assumed that all parcels were to be developed for showroom/bulky goods 
retail. 

 
Figure 20 Vacant parcels along Friend Street south of Homemakers Centre 

Source: theLIST (www.thelist.tas.gov.au), Tasmanian Government (2021)

SUBJECT SITE SUBJECT SITE
(5 Friend St) 

1 Friend St 

90-102 Stony Rise Rd 
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The trip generation estimates during peak periods are summarised below.  

– Lot 16 & 17, 90-102 Stony Rise Road development (5,430 m2): 
 Weekday PM peak hour  195 vehicle trips per hour 
 Weekend Midday peak hour  261 vehicle trips per hour 

– Lot 18, 1 Friend Street (5,900 m2): 
 Weekday PM peak hour  212 vehicle trips per hour 
 Weekend Midday peak hour  283 vehicle trips per hour 

Based on the above trip generation estimates for Lots 16 & 17 and Lot 18, trips were distributed across three 
intersections as shown in Appendix C. 

10.2 General residential parcels 
In reference to Stony Rise Subdivision, Devonport Traffic Impact Assessment, Pitt & Sherry undertook an 
assessment of a proposed 76-lot subdivision at 124-128 Stony Rise Road and 130-136 Stony Rise Road. See 
Figure 23. 

 
Figure 21 Vacant parcels – general residential development 

Source: theLIST (www.thelist.tas.gov.au), Tasmanian Government (2021)

The proposal consisted of two stages, whereby Stage 1 involved the development of 25-lots and Stage 2 involved 
the development of 51-lots. Access to 70 lots was proposed via Access Road 1 and Friend Street intersection. The 
remaining six lots (part of Stage 1) have proposed access directly on Stony Rise Road. 

The trip generation estimates during peak periods for lots with proposed access on Friend Street (only) are 
summarised as follows: 

SUBJECT SITE SUBJECT SITE
(5 Friend St) 

124- 128, 130-136 124 128, 130 136
Stony Rise Rd 
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– Weekday AM peak hour   70 vehicle trips per hour 
– Weekday PM peak hour   67 vehicle trips per hour 

Trips are distributed at the Access Road 1 and Friend Street intersection and the Stony Rise Road and Friend 
Street intersection as shown in Appendix D. Note that the ratio between inbound and outbound traffic movements 
adopted is as follows: 

– AM Peak Hour  20% inbound/ 80% outbound; and  
– PM Peak Hour  70% inbound/ 30% outbound.  

It is noted that the typical peak periods for general residential do not coincide with the Saturday midday peak 
observed for retail and commercial land uses (per the current proposal at 5 Friend Street). As a result, the above 
trip generation and distribution for weekday PM peak hour will also be applied to the assessment of Saturday 
midday peak volumes in Section 10.3.  

10.3 Traffic assessment 
This section outlines the assessment of the cumulative impacts of the proposed development of 5 Friend Street in 
conjunction with five surrounding vacant parcels proposed for showroom/bulky goods retail and general residential 
land uses. A future potential scenario including the development of 90-102 Stony Rise Road and 1 Friend Street 
was investigated. 

10.3.1 Scenario 5 – Future potential (2031) 
This scenario is considered to be ultimate development scenario for the Devonport Homemakers Centre, and 
currently vacant parcels on Friend Street, and includes: 

– Existing traffic volumes (surveyed in 2021) 
– Background traffic growth on Stony Rise Road and Friend Street as defined in this report 
– Potential future development of 1 Friend Street and 90-102 Stony Rise Road (estimates taken from O’Brien 

Traffic report) 
– The approved residential development at 124-136 Stony Rise Road, and 
– The current proposal at 5 Friend Street. 

Utilising the trip generation and distribution estimates discussed in Sections 7, 10.1 and 10.2 of this report, the key 
intersections were modelled using SIDRA. The outputs from the modelling undertaken using peak hour volumes in 
2031 are summarised in Table 19. Note that this assessment assumes the signalisation of Stony Rise Road and 
Friend Street. 

Table 19 SIDRA Intersection modelling outputs at key intersections – potential future (2031) 

Intersection/Approach Thursday PM Peak Hour Saturday Midday Peak Hour 
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Access Road 1 
and Friend Street 
intersection 

South: Friend Street 0.53 B 10.1 32.4 0.73 B 11.3 63.7 

East: Access Road 1 0.48 A 6.3 27.1 0.84 C 28.2 87.2 

North: Friend St 0.73 B 10.9 64.4 1.13 F 139.4 > 500 

West: 1 Friend St 0.18 A 4 7.6 0.36 A 7.1 17.9 

Friend Street and 
Stony Rise Road 
intersection 

East: Stony Rise Rd 0.82 B 19.5 68.2 1.13 F 106.7 291.2 

North: Friend St 0.98 C 34.3 133.7 0.78 B 17.6 124.6 

West: Stony Rise Rd 0.95 C 32.8 180.9 0.75 B 19.6 97.7 
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Intersection/Approach Thursday PM Peak Hour Saturday Midday Peak Hour 
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Access Road 2 
and Stony Rise 
Road intersection 

East: Stony Rise Rd 0.39 NA 0.1 0.0 0.37 NA 0.1 0.0 

North: Access Road 2 0.39 A 9.7 11.2 0.50 B 11.8 15.5 

West: Stony Rise Rd 0.50 NA 0.5 0.0 0.51 NA 0.6 0.0 

 

The results provided in Table 19 show that the capacity of both Access Road 1 and Friend Street intersection and 
Friend Street and Stony Rise Road intersection are exceeded under this scenario. The key constraint here, other 
than the current proposal at 5 Friend Street, is the high existing southbound traffic volumes, comprising all exiting 
vehicles from the Devonport Homemaker Centre, combined with the high right turn volume into the site on a 
Saturday. 

It is considered that further upgrades to the intersection of Friend Street and Stony Rise Road may be required in 
the future to accommodate the traffic generated from adjacent parcels, including the residential development to the 
west, as well as the proposed development.  

Potential options are provided below. 

10.3.1.1 Additional turn lanes at Stony Rise Road 
An option for the intersection of Friend Street and Stony Rise Road has been modelled as shown in Figure 22. It 
includes two right turn lanes out of Friend Street, and an additional westbound through lane on Stony Rise Road to 
allow for adequate merge distance. 

 
Figure 22 Future potential option – Stony Rise Road / Friend Street 

The traffic modelling results for this option under scenario 5 are provided in Table 20. 
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Table 20 SIDRA Intersection modelling outputs – scenario 5 – potential future option (Signals) 

Intersection/Approach Thursday PM Peak Hour Saturday Midday Peak Hour 
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Friend Street and 
Stony Rise Road 
intersection 

East: Stony Rise Rd 0.68 B 18.5 73.3 0.94 D 51.8 192.6 

North: Friend St 0.78 C 24.7 97.6 0.66 B 19.8 138.8 

West: Stony Rise Rd 0.87 C 24.6 171.7 0.68 C 23.9 129.9 

 

Based on Table 20, the intersection would have sufficient capacity to accommodate the traffic volumes associated 
with full development of the area, with the overall intersection operating at LOS C. Queuing would generally be 
contained within the relevant mid-block road links so as not to impact significantly on other intersections in the 
area. It is noted that there would be short periods of higher congestion, and associated delays and queuing, during 
the Saturday midday peak periods. 

10.3.1.2 Additional southbound lane at roundabout 
Provision of an additional southbound traffic lane at the Friend Street roundabout within the site would alleviate 
congestion and queuing at this location. It is recommended that sufficient space for a future upgrade be reserved 
adjacent to this location. 

The potential layout and modelling results are presented in Figure 23 and Table 21 respectively. 

 
Figure 23 Future potential option – Friend Street / Access Road 1 
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Table 21 SIDRA Intersection modelling outputs – scenario 5 – potential future option (roundabout) 

Intersection/Approach Thursday PM Peak Hour Saturday Midday Peak Hour 
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and Friend Street 
intersection 

South: Friend Street 0.53 B 10.1 32.1 0.73 B 11.6 65.6 

East: Access Road 1 0.44 A 5.8 22.3 0.80 C 29.1 81.5 

North: Friend St 0.33 A 6.7 15.3 0.51 A 7.8 29.8 

West: 1 Friend St 0.18 A 4.0 7.6 0.36 A 7.1 18.0 
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11. Conclusion 
This Transport Impact Assessment report has investigated the potential traffic and transport related impacts 
associated with the proposed development of 5 Friend Street, Stony Rise. 

The key findings are as follows: 

– The proposed development is expected to result in up to 7,242 additional vehicle movements per day (two-
way) with up to 741 and 922 additional vehicle movements per hour (combined entry and exit) during the 
weekday PM peak hour and the Saturday midday peak hour respectively. 

– On-site parking areas are proposed within the development site, providing ample parking for staff, contractors 
and customers in compliance with Planning Scheme requirements. 

– The development site can be accessed from Friend Street and Stony Rise Road at two existing access 
points. The Friend Street access will provide access for a larger number of vehicles due to the left-in/left-out 
access arrangement at the Stony Rise Road access.  

– All vehicles will enter, park and exit the development site in a forward motion, with the exception of heavy 
vehicles (semi-trailers and medium rigid vehicles) reversing into loading docks. It is noted that these 
movements are in accordance with AS 2890.2. 

– It is considered that signalisation of the intersection of Friend Street and Stony Rise Road is required to 
accommodate the traffic loads generated by approved developments on this site and in the immediate 
surrounding area. 

– It is recommended that space be reserved on the site and on vacant parcels to allow for: 
 Future upgrade of the Stony Rise Road / Friend Street intersection to provide two right turn lanes and a 

slip lane on Friend Street, and an additional through lane westbound on Stony Rise Road. 
 Future upgrade of the Friend Street roundabout (at the site access point) to allow for an additional 

southbound traffic lane for accommodating future traffic flows. 
– The proposed development is considered to satisfy Planning Scheme requirements subject to the gradient of 

accessways and parking areas being designed to meet AS2890.1 requirements. Refer to Section 6.2. 

Based on the findings of this report, and subject to the recommendations outlined above (including upgrade of the 
Friend Street / Stony Rise Road intersection), the proposed redevelopment is supported on traffic and transport 
grounds. 
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Appendix A  
Swept Paths – Commercial Vehicle 
Access 
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Appendix B  
2021 Traffic Survey Data 
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A-1 Friend Street and Stony Rise Road intersection 

 
Figure 24 Existing traffic volumes at Friend Street and Stony Rise Road intersection (Thursday PM peak hour) 

 

 
Figure 25 Existing traffic volumes at Friend Street and Stony Rise Road intersection (Saturday Midday peak hour) 
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A-2 Bass Highway Westbound Ramp and Middle Road 
intersection 

 
Figure 26 Existing traffic volumes at Bass Highway WB and Middle Road intersection (Thursday PM peak hour) 

 
Figure 27 Existing traffic volumes at Bass Highway WB and Middle Road intersection (Saturday Midday peak hour) 
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A-3 Bass Highway Eastbound Ramp and Middle Road 
intersection 

 
Figure 28 Existing traffic volumes at Bass Highway EB and Middle Road intersection (Thursday PM peak hour) 

 
Figure 29 Existing traffic volumes at Bass Highway EB and Middle Road intersection (Saturday Midday peak hour) 
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Appendix C  
O’Brien Traffic (2014) Trip Generation and 
Distribution for Lots 16-18 
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Appendix D  
Pitt & Sherry (2019) Trip Distribution 
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GHD | Tipalea Private No. 24 Pty Ltd | 12559925 | 5 Friend Street 60
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Appendix F  
Draft SAP instrument 
 

 
  



Land Use Planning and Approvals Act 1993 

Tasmanian Planning Scheme – Devonport 

 

Specific Area Plan Instrument 

The area of DEV-S1.0 Devonport Regional Homemaker Centre Specific Area Plan is shown in the image 
below by horizontal cross hatching and is surrounded by the thick black line. 

 

  

Note: 

 All Specific Area Plan boundaries to follow existing title boundaries other than the line A-B, which 
connects two boundary corners.   
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Appendix G  
Draft PPZ ordinance 
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rh
oo

d 
ce

nt
re

 se
rv

ic
in

g 
co

nv
en

ie
nc

e 
ne

ed
s f

or
 th

e 
lo

ca
l a

re
a;
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V-

P3
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.3
 T

o 
pr

ov
id

e 
fo

r u
se

 a
nd

 d
ev

el
op

m
en

t t
ha

t c
om

pl
im

en
ts

 th
e 

fu
nc

tio
n 

as
 a

 n
ei

gh
bo

ur
ho

od
 ce

nt
re

 a
nd

 d
oe

s 
no

t u
nr

ea
so

na
bl

y 
co

m
pr

om
ise

 o
r d

ist
or

t t
he

 ro
le

 o
f e

st
ab

lis
he

d 
ac

tiv
ity

 ce
nt

re
s. 

Th
is 

pr
ov

isi
on

 is
 to

 re
fle

ct
 th

e 
ch

an
gi

ng
 

pu
rp

os
e 

of
 th

e 
la

nd
 fr

om
 a

 h
om

em
ak

er
 ce

nt
re

 
to

 a
 n

ei
gh

bo
ur

ho
od

 ce
nt

re
 w

hi
lst

 m
in

im
isi

ng
 

im
pa

ct
s o

n 
th

e 
fu

nc
tio

n 
of

 e
st

ab
lis

he
d 

ac
tiv

ity
 

ce
nt

re
s  
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ca

l A
re

a 
O
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tiv
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fe

re
nc
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Nu

m
be
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ea
 D
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tio
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Lo

ca
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a 

O
bj

ec
tiv

es
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s D
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.1

 

Th
e 

lo
ca

l a
re

a 
ob

je
ct

iv
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r S

to
ny

 R
ise

 V
ill

ag
e 

ar
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To
 p

ro
vi

de
 a

 n
ei

gh
bo

ur
ho

od
 ce

nt
re

 p
ro

vi
di

ng
 fo

r f
oo

d 
re

ta
ili
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 a

nd
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nv

en
ie

nc
e 

ne
ed

s o
f t

he
 lo

ca
l a

re
a;
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 p

ro
vi

de
 fo

r o
th

er
 u

se
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nd
 d

ev
el

op
m

en
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ha
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nd
 d

oe
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t c

om
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om
ise
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r d

ist
or
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f e
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ab
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he
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tiv
ity

 ce
nt
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ow
n 

on
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n 
ov

er
la

y 
m

ap
 a

s D
EV

-
P3
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 p

ro
vi
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 fo

r a
 m
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or

 su
pe

rm
ar

ke
t a

s t
he

 p
rim

ar
y a
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iv

ity
 ge

ne
ra

to
r 

To
 p

ro
vi

de
 a

 li
m

ite
d 

ra
ng

e 
of

 re
ta

il,
 b

us
in

es
s 

an
d 

fo
od

 s
er

vi
ce

 u
se

s 
th

at
 su

pp
or

t t
he

 c
on

ve
ni

en
ce

 n
ee

ds
 o

f t
he

 lo
ca

l a
re

a.
 

Th
e 

Lo
ca

l A
re

a 
O

bj
ec

tiv
es

 e
st

ab
lis

h 
th

e 
di

ffe
rin

g 
ob

je
ct

iv
es

 o
f S

to
ny

 R
ise

 V
ill

ag
e 

an
d 

of
 

ea
ch

 P
re

cin
ct
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To
 p

ro
vi

de
 fo

r o
th

er
 u

se
 a

nd
 d

ev
el

op
m

en
t t

ha
t s

up
po

rt
s a

nd
 d

oe
s 

no
t c

om
pr

om
ise

 o
r d

ist
or

t t
he

 ro
le

 o
f e

st
ab

lis
he

d 
ac

tiv
ity

 ce
nt

re
s.

 

 

DE
V-
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ut

he
rn

 P
re

cin
ct

 - 
sh

ow
n 

on
 

an
 o

ve
rla

y 
m

ap
 a

s D
EV

-
P3

.2
.3

 

To
 p

ro
vi

de
 fo

r u
se

 a
nd

 d
ev

el
op

m
en

t t
ha

t c
om

pl
im

en
ts

 th
e 

fu
nc

tio
n 

of
 th

e 
Zo

ne
 a

s a
 n

ei
gh

bo
ur

ho
od

 ce
nt

re
 a

nd
 d

oe
s n

ot
 u

nr
ea

so
na

bl
y 

co
m

pr
om

ise
 o

r d
ist

or
t t

he
 ro

le
 o

f e
st

ab
lis

he
d 

ac
tiv

ity
 ce

nt
re

s 
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V-
P3

.3
 D

ef
in

iti
on

 o
f T

er
m

s 

Ne
ig

hb
ou

rh
oo

d 
ce

nt
re

 
M

ea
ns

 a
 lo

ca
lis

ed
 a

ct
iv

ity
 ce

nt
re

 th
at

 p
ro

vi
de

s f
or

 a
 ra

ng
e 

of
 u

se
 a

nd
 

de
ve

lo
pm

en
t t

o 
se

rv
ice

 th
e 

co
nv

en
ie

nc
e 

ne
ed

s f
or

 th
e 

lo
ca

l a
re

a.
 A

 
m

aj
or

 s
up

er
m

ar
ke

t s
er

ve
s 

as
 th

e 
pr

im
ar

y 
ac

tiv
ity

 g
en

er
at

or
 a

nd
 is

 
su

pp
or

te
d 

by
 a

 li
m

ite
d 

ra
ng

e 
of

 co
m

pl
im

en
ta

ry
 u

se
s. 

   

No
rt

he
rn

 P
re

cin
ct

 
M

ea
ns

 th
e 

ar
ea

 o
f l

an
d 

id
en

tif
ie

d 
in

 F
ig

ur
e 

XX
. 

So
ut

he
rn

 P
re

cin
ct

 
M

ea
ns

 th
e 

ar
ea

 o
f l

an
d 

id
en

tif
ie

d 
in

 F
ig

ur
e 

XX
  

 

Th
is 

pr
ov

isi
on

 is
 in

te
nd

ed
 to

 p
ro

vi
de

 cl
ar

ity
 

ar
ou

nd
 te

rm
s w

ith
 a

 p
ar

tic
ul

ar
 m

ea
ni

ng
.  

DE
V-

P3
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 U
se

 T
ab

le
 

Us
e 

Cl
as

s 
Q

ua
lif

ic
at

io
n 

N
o 

Pe
rm

it 
Re

qu
ire

d 

Na
tu

ra
l a

nd
 C

ul
tu

ra
l V

al
ue

s M
an

ag
em

en
t 

 

Pa
ss

iv
e 

Re
cr

ea
tio

n 
 

Ut
ili

tie
s 

If 
fo

r m
in

or
 u

til
iti

es
 

Pe
rm

itt
ed

 

Bu
lk

y 
Go

od
s S

al
es

 
If 

w
ith

in
 th

e 
No

rt
he

rn
 P

re
cin

ct
 a

nd
 p

ro
vi

de
d 

th
at

 th
e 

sa
le

 o
r h

ire
 

of
: 

(a
) 

au
to

 a
cc

es
so

rie
s;

 

A 
co

m
pa

ris
on

 o
f t

he
 ra

ng
e 

of
 p

er
m

iss
ib

le
 u

se
s 

in
 th

e 
Co

m
m

er
cia

l, 
Zo

ne
, H

om
em

ak
er

 C
en

tr
e 

SA
P 

an
d 

PP
Z 

is 
pr

ov
id

ed
 a

t t
he

 C
om

pa
ra

tiv
e 

Us
e 

Ta
bl

e 
at

 A
pp

en
di

x 
H.
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(b
) 

clo
th

in
g 

or
 fo

ot
w

ea
r (

ot
he

r t
ha

n 
pe

rs
on

al
 p

ro
te

ct
iv

e 
eq

ui
pm

en
t);

  

(c
) 

bu
ild

in
g,

 co
ns

tr
uc

tio
n 

an
d 

ha
rd

w
ar

e 
go

od
s;

 

(d
) 

ru
ra

l s
up

pl
ie

s; 

(e
) 

ga
rd

en
 a

nd
 la

nd
sc

ap
e 

m
at

er
ia

l; 
or

 

(f)
 

m
ot

or
 v

eh
icl

e,
 b

oa
t o

r c
ar

av
an

 sa
le

s 

is 
no

t a
 p

re
do

m
in

an
t a

ct
iv

ity
. 

If 
w

ith
in

 th
e 

So
ut

he
rn

 P
re

cin
ct

 a
nd

 p
ro

vi
de

d 
th

at
 th

e 
sa

le
 o

r h
ire

 
of

: 

(a
) 

clo
th

in
g 

or
 fo

ot
w

ea
r (

ot
he

r t
ha

n 
pe

rs
on

al
 p

ro
te

ct
iv

e 
eq

ui
pm

en
t);

  

(b
) 

ru
ra

l s
up

pl
ie

s; 

(c
) 

tim
be

r a
nd

 st
ee

l; 
or

 

(d
) 

ga
rd

en
 a

nd
 la

nd
sc

ap
e 

m
at

er
ia

l 

is 
no

t a
 p

re
do

m
in

an
t a

ct
iv

ity
.  

Bu
sin

es
s a

nd
 P

ro
fe

ss
io

na
l s

er
vi

ce
s 

If 
fo

r c
on

su
lti

ng
 ro

om
, m

ed
ica

l c
en

tr
e,

 v
et

er
in

ar
y 

ce
nt

re
, c

hi
ld

 
he

al
th

 cl
in

ic 
or

 d
en

tis
t. 

Ed
uc

at
io

n 
an

d 
oc

ca
sio

na
l c

ar
e 

If 
fo

r c
hi

ld
ca

re
 c

en
tr

e 

Fo
od

 S
er

vi
ce

s 
If 

w
ith

in
 th

e 
No

rt
he

rn
 P

re
cin

ct
 a

nd
 p

ro
vi

de
d 

th
at

 a
ny

 ta
ke

 a
w

ay
 

fo
od

 p
re

m
ise

s w
ith

 a
 d

riv
e 

th
ro

ug
h 

fa
cil

ity
 is

 li
m

ite
d 

to
 o

ne
 

pr
em

ise
s.

 

If 
w

ith
in

 th
e 

So
ut

he
rn

 P
re

cin
ct

 a
nd

 p
ro

vi
de

d 
th

at
 a

ny
 ta

ke
 a

w
ay

 
fo

od
 p

re
m

ise
s w

ith
 a

 d
riv

e 
th

ro
ug

h 
fa

cil
ity

 is
 li

m
ite

d 
to

 o
ne

 
pr

em
ise

s.
 

Ge
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l R
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If 

w
ith
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 P

re
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 p
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vi

de
d 
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e 

sa
le

 o
r h

ire
 o

f: 
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) 

clo
th

in
g 

or
 fo

ot
w

ea
r (

ot
he

r t
ha

n 
pe

rs
on

al
 p

ro
te

ct
iv

e 
eq
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en
t);

  

(b
) 

je
w

el
le

ry
; o

r 

(c
) 

ad
ul

t s
ex

 p
ro

du
ct

s 
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is 
no

t a
 p

re
do

m
in

an
t a

ct
iv

ity
.  

If 
w

ith
in

 th
e 

So
ut

he
rn

 P
re

cin
ct

 a
nd

 n
ot

 fo
r a

 su
pe

rm
ar

ke
t, 

ph
ar

m
ac

y 
or

 b
ot

tle
 sh

op
 a

nd
 p

ro
vi

de
d 

th
e 

sa
le

 o
r h

ire
 o

f: 

(a
) 

clo
th

in
g 

or
 fo

ot
w

ea
r (

ot
he

r t
ha

n 
pe

rs
on

al
 p

ro
te

ct
iv

e 
eq

ui
pm

en
t) 

is 
no

t a
 p

re
do

m
in

an
t a

ct
iv

ity
; 

(b
) 

je
w

el
le

ry
; o

r 

(c
) 

ad
ul

t s
ex

 p
ro

du
ct
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is 
no

t a
 p

re
do
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an
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iv

ity
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A1
 

Ho
ur

s o
f o

pe
ra

tio
n 

of
 a

 u
se

 o
n 

a 
sit

e 
w

ith
in

 5
0m

 o
f t

he
 

Ge
ne

ra
l R

es
id

en
tia

l Z
on

e,
 m

us
t b

e 
w

ith
in

 th
e 

ho
ur

s o
f: 

 

(a
)  

7.
00

am
 to

 9
.0

0p
m

 M
on

da
y 

to
 S

at
ur

da
y;

 a
nd

 

(b
)  

8.
00

am
 to

 9
.0

0p
m

 S
un

da
y 

an
d 

pu
bl

ic 
ho

lid
ay

s. 
 

P1
 

Ho
ur

s o
f o

pe
ra

tio
n 

of
 a

 u
se

, m
us

t n
ot

 ca
us

e 
an

 
un

re
as

on
ab

le
 lo

ss
 o

f a
m

en
ity

 to
 th

e 
Ge

ne
ra

l R
es

id
en

tia
l 

Zo
ne

, h
av

in
g 

re
ga

rd
 to

: 

(a
)  

th
e 

tim
in

g,
 d

ur
at

io
n 

or
 e

xt
en

t o
f v

eh
icl

e 
m

ov
em

en
ts

; 
an

d 

(b
)  

no
ise

, l
ig

ht
in

g 
or

 o
th

er
 e

m
iss

io
ns

.  

A2
 

Ex
te

rn
al

 li
gh

tin
g 

fo
r a

 u
se

 w
ith

in
 5

0m
 o

f t
he

 G
en

er
al

 
Re

sid
en

tia
l Z

on
e,

 m
us

t: 

(a
)  

no
t o

pe
ra

te
 w

ith
in

 th
e 

ho
ur

s o
f 1

1.
00

pm
 to

 6
.0

0a
m

, 
ex

clu
di

ng
 a

ny
 se

cu
rit

y 
lig

ht
in

g;
 a

nd
 

(b
)  

if 
fo

r s
ec

ur
ity

 li
gh

tin
g,

 b
e 

ba
ffl

ed
 so

 th
at

 d
ire

ct
 li

gh
t 

do
es

 n
ot

 e
xt

en
d 

in
to

 th
e 

ad
jo

in
in

g 
pr

op
er

ty
 in

 th
os

e 
zo

ne
s. 

P2
 

Ex
te

rn
al

 li
gh

tin
g 

fo
r a

 u
se

, m
us

t n
ot

 ca
us

e 
an

 u
nr

ea
so

na
bl

e 
lo

ss
 o

f a
m

en
ity

 to
 th

e 
Ge

ne
ra

l R
es

id
en

tia
l Z

on
e,

 h
av

in
g 

re
ga

rd
 to

: 

(a
)  

th
e 

le
ve

l o
f i

llu
m

in
at

io
n 

an
d 

du
ra

tio
n 

of
 li

gh
tin

g;
 a

nd
 

(b
)  

th
e 

di
st

an
ce

 to
 h

ab
ita

bl
e 

ro
om

s o
f a

n 
ad

ja
ce

nt
 d

w
el

lin
g.

 

A3
 

Co
m

m
er

cia
l v

eh
ic

le
 m

ov
em

en
ts

 a
nd

 th
e 

un
lo

ad
in

g 
an

d 
lo

ad
in

g 
of

 co
m

m
er

cia
l v

eh
icl

es
 fo

r a
 u

se
 w

ith
in

 5
0m

 o
f a

 
Ge

ne
ra

l R
es

id
en

tia
l Z

on
e,

 m
us

t b
e 

w
ith

in
 th

e 
ho

ur
s o

f: 

(a
)  

7.
00

am
 to

 9
.0

0p
m

 M
on

da
y 

to
 S

at
ur

da
y;

 a
nd

 

(b
)  

8.
00

am
 to

 9
.0

0p
m

 S
un

da
y 

an
d 

pu
bl

ic 
ho

lid
ay

s. 

P3
 

Co
m

m
er

cia
l v

eh
ic

le
 m

ov
em

en
ts

 a
nd

 th
e 

un
lo

ad
in

g 
an

d 
lo

ad
in

g 
of

 co
m

m
er

cia
l v

eh
icl

es
 fo

r a
 u

se
 m

us
t n

ot
 ca

us
e 

an
 

un
re

as
on

ab
le

 lo
ss

 o
f a

m
en

ity
 to

 th
e 

Ge
ne

ra
l R

es
id

en
tia

l 
Zo

ne
, h

av
in

g 
re

ga
rd

 to
: 

(a
)  

th
e 

tim
e 

an
d 

du
ra

tio
n 

of
 co

m
m

er
cia

l v
eh

icl
e 

m
ov

em
en

ts
; 

(b
)  

th
e 

nu
m

be
r a

nd
 fr

eq
ue

nc
y 

of
 co

m
m

er
cia

l v
eh

icl
e 

m
ov

em
en

ts
; 

(c
)  

th
e 

siz
e 

of
 co

m
m

er
cia

l v
eh

icl
es

 in
vo

lv
ed

; 

(d
)  

m
an

oe
uv

rin
g 

re
qu

ire
d 

by
 th

e 
co

m
m

er
cia

l v
eh

ic
le

s, 
in

clu
di

ng
 th

e 
am

ou
nt

 o
f r

ev
er

sin
g 

an
d 

as
so

cia
te

d 
w

ar
ni

ng
 

no
ise

; 

(e
) a

ny
 n

oi
se

 m
iti

ga
tio

n 
m

ea
su

re
s b

et
w

ee
n 

th
e 

ve
hi

cl
e 

m
ov

em
en

t a
re

as
 a

nd
 th

e 
ad

jo
in

in
g 

re
sid

en
tia

l a
re

a;
 a

nd
 

(f)
  p

ot
en

tia
l c

on
fli

ct
s w

ith
 o

th
er

 tr
af

fic
. 

 

 DE
V-

P3
.5

.1
 is

 a
 re

pr
od

uc
tio

n 
of

 1
7.

3.
1 

of
 th

e 
Co

m
m

er
cia

l Z
on

e.
  I

t p
ro

vi
de

s t
he

 a
pp

ro
pr

ia
te

 
co

nt
ro

ls 
fo

r m
an

ag
em

en
t o

f i
m

pa
ct

s o
n 

am
en

ity
 o

n 
la

nd
 in

 th
e 

Ge
ne

ra
l R

es
id

en
tia

l 
Zo

ne
 w

ith
in

 5
0m

 o
f t

he
 si

te
.  
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 DE

V-
P3

.5
.2

 D
isc

re
tio

na
ry

 U
se

s 

O
bj

ec
tiv

e:
  

Th
at

 u
se

s l
ist

ed
 a

s D
isc

re
tio

na
ry

 a
re

 co
ns

ist
en

t w
ith

 th
e 

pu
rp

os
e 

of
 th

e 
Zo

ne
 a

nd
 d

o 
no

t c
om

pr
om

ise
 o

r d
ist

or
t 

ex
ist

in
g 

ac
tiv

ity
 ce

nt
re

s.
  

Ac
ce

pt
ab

le
 S

ol
ut

io
ns

   
Pe

rf
or

m
an

ce
 C

rit
er

ia
   

A1
 

No
 A

cc
ep

ta
bl

e 
So

lu
tio

n.
 

P1
 

A 
us

e 
lis

te
d 

as
 D

isc
re

tio
na

ry
 m

us
t n

ot
 co

m
pr

om
ise

 o
r 

di
st

or
t t

he
 ro

le
 o

f e
xi

st
in

g 
ac

tiv
ity

 ce
nt

re
s ,

 h
av

in
g 

re
ga

rd
 

to
:  (a

)  
th

e 
ch

ar
ac

te
ris

tic
s o

f t
he

 si
te

; 

(b
)  

th
e 

siz
e 

an
d 

sc
al

e 
of

 th
e 

pr
op

os
ed

 u
se

; 

(c
)  

th
e 

fu
nc

tio
ns

 o
f t

he
 a

ct
iv

ity
 ce

nt
re

 a
nd

 th
e 

su
rr

ou
nd

in
g 

ac
tiv

ity
 ce

nt
re

s;
 a

nd
 

(d
) t

he
 e

xt
en

t t
ha

t t
he

 p
ro

po
se

d 
us

e 
im

pa
ct

s o
n 

ot
he

r 
ac

tiv
ity

 ce
nt

re
s. 

 

A2
 

No
 A

cc
ep

ta
bl

e 
So

lu
tio

n 

P2
 

Di
sc

re
tio

na
ry

 B
ul

ky
 G

oo
ds

 S
al

es
 u

se
s m

us
t b

e 
co

ns
ist

en
t 

w
ith

 th
e 

pu
rp

os
e 

of
 th

e 
zo

ne
, h

av
in

g 
re

ga
rd

 to
: 

(a
) 

Th
e 

in
te

nd
ed

 fu
nc

tio
n 

of
 th

e 
zo

ne
 to

 p
ro

vi
de

 a
 

ne
ig

hb
ou

rh
oo

d 
ce

nt
re

 fo
r c

on
ve

ni
en

ce
s;

 

(b
) 

Th
e 

ex
te

nt
 to

 w
hi

ch
 th

e 
pr

op
os

ed
 u

se
 

co
m

pl
im

en
ts

 e
xi

st
in

g 
us

es
 w

ith
in

 th
e 

zo
ne

; 

(c
) 

Th
e 

lo
ca

l a
re

a 
ob

je
ct

iv
es

 p
re

sc
rib

ed
 fo

r e
ac

h 
Pr

ec
in

ct
 in

 cl
au

se
 D

EV
-P

3.
2;

 a
nd

 

(d
) 

An
y 

ne
ed

 o
r s

pe
cif

ic 
re

qu
ire

m
en

t f
or

 th
e 

us
e 

to
 b

e 
lo

ca
te

d 
w

ith
in

 th
e 

zo
ne

. 
 

DE
V-

P3
.5

.2
 is

 a
 re

pr
od

uc
tio

n 
of

 1
7.

3.
2 

of
 th

e 
Co

m
m

er
cia

l Z
on

e.
  I

t p
ro

vi
de

s t
he

 a
pp

ro
pr

ia
te

 
co

nt
ro

ls 
fo

r m
an

ag
em

en
t o

f i
m

pa
ct

s o
n 

es
ta

bl
ish

ed
 a

ct
iv

ity
 ce

nt
re

s. 
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 DE

V-
P3

.6
 D

ev
el

op
m

en
t S

ta
nd

ar
ds

 

DE
V-

P3
.6

.1
 B

ui
ld

in
g 

He
ig

ht
 

O
bj

ec
tiv

e:
 

Th
at

 b
ui

ld
in

g 
he

ig
ht

:  

(a
) 

is 
co

m
pa

tib
le

 w
ith

 th
e 

st
re

et
sc

ap
e;

 

(b
) 

do
es

 n
ot

 ca
us

e 
an

 u
nr

ea
so

na
bl

e 
lo

ss
 o

f a
m

en
ity

 to
 a

dj
oi

ni
ng

 re
sid

en
tia

l z
on

es
. 

Ac
ce

pt
ab

le
 S

ol
ut

io
ns

   
Pe

rf
or

m
an

ce
 C

rit
er

ia
   

A1
 

Bu
ild

in
g 

he
ig

ht
 m

us
t b

e 
no

t m
or

e 
th

an
 1

2m
. 

P1
 

Bu
ild

in
g 

he
ig

ht
 m

us
t b

e 
co

m
pa

tib
le

 w
ith

 th
e 

st
re

et
sc

ap
e 

an
d 

ch
ar

ac
te

r o
f d

ev
el

op
m

en
t e

xi
st

in
g 

on
 e

st
ab

lis
he

d 
pr

op
er

tie
s i

n 
th

e 
ar

ea
, h

av
in

g 
re

ga
rd

 to
:  

(a
) 

th
e 

to
po

gr
ap

hy
 o

f t
he

 si
te

; 

(b
) 

th
e 

he
ig

ht
, b

ul
k 

an
d 

fo
rm

 o
f e

xi
st

in
g 

bu
ild

in
g 

on
 

th
e 

sit
e 

an
d 

ad
ja

ce
nt

 p
ro

pe
rt

ie
s;

 

(c
) 

th
e 

bu
lk

 a
nd

 fo
rm

 o
f p

ro
po

se
d 

bu
ild

in
gs

; 

(d
) 

th
e 

ap
pa

re
nt

 h
ei

gh
t w

he
n 

vi
ew

ed
 fr

om
 th

e 
ad

jo
in

in
g 

ro
ad

 a
nd

 p
ub

lic
 p

la
ce

s;
 a

nd
 

(e
) 

an
y 

ov
er

sh
ad

ow
in

g 
of

 p
ub

lic
 p

la
ce

s.
 

 

A2
 

Bu
ild

in
g 

he
ig

ht
 w

ith
in

 2
0m

 o
f a

 G
en

er
al

 R
es

id
en

tia
l Z

on
e 

m
us

t b
e 

no
t m

or
e 

th
an

 8
.5

m
.  

P2
 

Bu
ild

in
g 

he
ig

ht
 w

ith
in

 2
0m

 o
f a

 G
en

er
al

 R
es

id
en

tia
l Z

on
e 

m
us

t b
e 

co
ns

ist
en

t w
ith

 b
ui

ld
in

g 
he

ig
ht

 o
n 

ad
jo

in
in

g 
pr

op
er

tie
s a

nd
 n

ot
 ca

us
e 

an
 u

nr
ea

so
na

bl
e 

lo
ss

 o
f 

re
sid

en
tia

l a
m

en
ity

, h
av

in
g 

re
ga

rd
 to

: 

(a
) 

ov
er

sh
ad

ow
in

g 
an

d 
re

du
ct

io
n 

in
 su

nl
ig

ht
 to

 
ha

bi
ta

bl
e 

ro
om

s a
nd

 p
riv

at
e 

op
en

 sp
ac

e 
of

 
dw

el
lin

gs
; 

(b
) 

ov
er

lo
ok

in
g 

an
d 

re
du

ct
io

n 
of

 p
riv

ac
y;

 a
nd

 

 DE
V-

P3
.6

.1
 O

bj
ec

tiv
e 

(a
) a

nd
 (b

) a
nd

 A
1 

an
d 

P1
 a

re
 re

pr
od

uc
tio

ns
 o

f 1
7.

4.
1 

O
bj

ec
tiv

e,
 A

1 
an

d 
P1

 o
f t

he
 C

om
m

er
cia

l Z
on

e.
  T

he
se

 cl
au

se
s 

pr
ov

id
e 

th
e 

ap
pr

op
ria

te
 co

nt
ro

ls 
fo

r 
m

an
ag

em
en

t o
f i

m
pa

ct
s o

n 
th

e 
st

re
et

sc
ap

e 
an

d 
ad

jo
in

in
g 

re
sid

en
tia

l l
an

d.
  B

ui
ld

in
g 

he
ig

ht
 

st
an

da
rd

s i
n 

th
e 

ex
ist

in
g 

Ho
m

em
ak

er
 C

en
tr

e 
SA

P 
ar

e 
es

se
nt

ia
lly

 th
e 

sa
m

e.
   

       Th
re

e 
re

sid
en

tia
l p

ro
pe

rt
ie

s f
ro

m
 8

2-
86

 S
to

ny
 

Ri
se

 R
oa

d 
w

ou
ld

 b
e 

th
e 

be
ne

fic
ia

ry
 o

f t
hi

s 
cla

us
e.

 N
o 

ot
he

r r
es

id
en

tia
l p

ro
pe

rt
ie

s w
ou

ld
 

be
 si

gn
ifi

ca
nt

ly
 a

ffe
ct

ed
 b

y 
bu

ild
in

g 
he

ig
ht

. 

A2
 a

nd
 P

2 
ar

e 
in

te
nd

ed
 to

 p
ro

du
ce

 re
sid

en
tia

l 
sc

al
e 

bu
ild

in
gs

 w
he

re
 p

ro
xi

m
at

e 
to

 re
sid

en
tia

l 
zo

ne
s. 

 T
hi

s i
s t

o 
co

un
te

ra
ct

 th
e 

po
ss

ib
ili

ty
 o

f 
la

rg
e 

in
du

st
ria

l f
or

m
s, 

no
tin

g 
th

at
 th

e 
ab

se
nc

e 
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(c
) 

vi
su

al
 im

pa
ct

s c
au

se
d 

by
 th

e 
ap

pa
re

nt
 sc

al
e,

 b
ul

k 
or

 p
ro

po
rt

io
ns

 o
f t

he
 b

ui
ld

in
g 

w
he

n 
vi

ew
ed

 fr
om

 
th

e 
ad

jo
in

in
g 

pr
op

er
ty

. 
 

of
 si

te
 co

ve
ra

ge
 p

ro
vi

sio
ns

 co
ul

d 
le

ad
 to

 
hi

gh
er

 im
pa

ct
s. 

 

DE
V-

P3
.6

.2
 S

et
ba

ck
s 

O
bj

ec
tiv

e:
  

De
ve

lo
pm

en
t o

f l
an

d 
is 

to
 m

in
im

ise
: 

(a
) l

ik
el

ih
oo

d 
fo

r c
on

fli
ct

, i
nt

er
fe

re
nc

e 
an

d 
co

ns
tr

ai
nt

 b
et

w
ee

n 
th

e 
us

e 
or

 d
ev

el
op

m
en

t o
f l

an
d 

in
 th

e 
St

on
y 

Ri
se

 
Vi

lla
ge

 a
nd

 th
e 

us
e 

of
 a

dj
oi

ni
ng

 la
nd

, a
nd

; 

(b
) u

nr
ea

so
na

bl
e 

im
pa

ct
 o

n 
th

e 
am

en
ity

 o
f u

se
 o

n 
la

nd
 b

ey
on

d 
th

e 
bo

un
da

rie
s o

f S
to

ny
 R

ise
 V

ill
ag

e.
 

Ac
ce

pt
ab

le
 S

ol
ut

io
ns

   
Pe

rf
or

m
an

ce
 C

rit
er

ia
   

A1
 

Bu
ild

in
gs

 a
nd

 p
ar

ki
ng

 a
re

as
 m

us
t h

av
e 

a 
se

tb
ac

k,
 o

r b
e 

se
pa

ra
te

d 
a 

di
st

an
ce

, o
f n

ot
 le

ss
 th

an
 6

m
 fr

om
 th

e 
St

on
y 

Ri
se

 R
oa

d 
or

 F
rie

nd
 S

tr
ee

t f
ro

nt
ag

e 
an

d 
th

e 
se

tb
ac

k 
ar

ea
, 

or
 se

pa
ra

tio
n 

di
st

an
ce

 a
re

a 
m

us
t b

e 
la

nd
sc

ap
ed

 in
 

ac
co

rd
an

ce
 w

ith
 a

 la
nd

sc
ap

e 
pl

an
 a

pp
ro

ve
d 

by
 th

e 
pl

an
ni

ng
 a

ut
ho

rit
y.

  

P1
 

Bu
ild

in
gs

 a
nd

 p
ar

ki
ng

 a
re

as
 m

us
t h

av
e 

a 
se

tb
ac

k 
fro

m
 a

 
fro

nt
ag

e 
th

at
 p

ro
vi

de
s a

de
qu

at
e 

sp
ac

e 
fo

r v
eh

ic
le

 a
cc

es
s, 

pa
rk

in
g 

an
d 

la
nd

sc
ap

in
g,

 h
av

in
g 

re
ga

rd
 to

:  

(a
)  

th
e 

to
po

gr
ap

hy
 o

f t
he

 si
te

; 

(b
)  

th
e 

se
tb

ac
k 

of
 b

ui
ld

in
gs

 o
n 

ad
ja

ce
nt

 p
ro

pe
rt

ie
s;

 a
nd

 

(c
)  

th
e 

sa
fe

ty
 o

f r
oa

d 
us

er
s.

 

A2
 

Bu
ild

in
gs

 m
us

t h
av

e 
a 

se
tb

ac
k 

fro
m

 a
n 

ad
jo

in
in

g 
no

n-
ro

ad
 p

ro
pe

rt
y:

 

(a
) w

ith
in

 th
e 

Ge
ne

ra
l R

es
id

en
tia

l Z
on

e 
of

 n
ot

 le
ss

 th
an

 
10

m
; 

(b
) w

ith
in

 a
ll 

ot
he

r z
on

es
 o

f n
ot

 le
ss

 th
an

 5
m

; a
nd

 

(c
) 

th
e 

se
tb

ac
k 

ar
ea

 m
us

t b
e 

la
nd

sc
ap

ed
 in

 a
cc

or
da

nc
e 

w
ith

 a
 la

nd
sc

ap
e 

pl
an

 a
pp

ro
ve

d 
by

 th
e 

pl
an

ni
ng

 
au

th
or

ity
. 

P2
 

Bu
ild

in
gs

 m
us

t b
e 

sit
ed

 to
 n

ot
 ca

us
e 

an
 u

nr
ea

so
na

bl
e 

lo
ss

 o
f a

m
en

ity
 o

r f
un

ct
io

n 
to

 a
dj

oi
ni

ng
 p

ro
pe

rt
ie

s, 
ha

vi
ng

 re
ga

rd
 to

: 

(a
) o

ve
rs

ha
do

w
in

g 
an

d 
re

du
ct

io
n 

in
 su

nl
ig

ht
 to

 
ha

bi
ta

bl
e 

ro
om

s a
nd

 p
riv

at
e 

op
en

 sp
ac

e 
of

 
dw

el
lin

gs
; 

(b
) o

ve
rlo

ok
in

g 
an

d 
re

du
ct

io
n 

of
 p

riv
ac

y 
to

 th
e 

ad
jo

in
in

g 
pr

op
er

ty
;  

(c
) 

vi
su

al
 im

pa
ct

s c
au

se
d 

by
 th

e 
ap

pa
re

nt
 sc

al
e,

 b
ul

k 
or

 
pr

op
or

tio
ns

 o
f t

he
 b

ui
ld

in
g 

w
he

n 
vi

ew
ed

 fr
om

 th
e 

ad
jo

in
in

g 
pr

op
er

ty
; o

r 

DE
V-

P3
.6

.2
 O

bj
ec

tiv
e 

(a
) a

nd
 (b

) a
re

 a
n 

ad
ap

tio
n 

of
 D

EV
-S

1.
7.

2 
O

bj
ec

tiv
e.

  T
he

 o
nl

y 
ch

an
ge

 is
 to

 th
e 

re
fe

re
nc

e 
to

 th
e 

ap
pl

ica
bl

e 
la

nd
 a

re
a.

 

  DE
V-

P3
.6

.2
 A

1 
an

d 
P1

 a
re

 a
da

pt
io

ns
 o

f D
EV

-
S1

.7
.2

 A
1 

an
d 

P1
.  

Th
e 

sit
e 

is 
no

t p
ro

xi
m

at
e 

to
 

th
e 

Ba
ss

 H
ig

hw
ay

 a
nd

 so
 re

fe
re

nc
es

 to
 th

e 
Ba

ss
 H

ig
hw

ay
 h

av
e 

be
en

 re
m

ov
ed

.  
Fr

ie
nd

 
St

re
et

 is
 a

lso
 in

clu
de

d 
as

 a
 ro

ad
 fo

r w
hi

ch
 a

 
se

tb
ac

k 
st

an
da

rd
 w

ou
ld

 a
pp

ly
. 

A2
 m

ai
nt

ai
ns

 th
e 

ex
ist

in
g 

an
d 

10
m

 se
tb

ac
k 

Ac
ce

pt
ab

le
 S

ol
ut

io
n 

of
 th

e 
Ho

m
em

ak
er

 C
en

tr
e 

SA
P 

fo
r l

an
d 

in
 th

e 
Ge

ne
ra

l R
es

id
en

tia
l Z

on
e 

on
ly

.  
A 

5m
 se

tb
ac

k 
to

 a
dj

ac
en

t U
til

iti
es

 a
nd

 
Pa

rt
icu

la
r P

ur
po

se
 Z

on
e 

la
nd

 is
 co

ns
id

er
ed

 to
 

be
 a

de
qu

at
e.
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(d
) i

m
pa

ct
s o

n 
tr

af
fic

 a
nd

 m
ov

em
en

t; 
an

d 

(e
)  t

he
 se

tb
ac

k 
ar

ea
 m

us
t b

e 
la

nd
sc

ap
ed

 in
 a

cc
or

da
nc

e 
w

ith
 a

 la
nd

sc
ap

e 
pl

an
 a

pp
ro

ve
d 

by
 th

e 
pl

an
ni

ng
 

au
th

or
ity

; a
nd

 

(f)
 t

he
 se

tb
ac

k 
m

us
t b

e 
no

 cl
os

er
 th

an
 4

m
 to

 a
 

pr
op

er
ty

 in
 th

e 
Ge

ne
ra

l R
es

id
en

tia
l Z

on
e.

  

A3
 

Ai
r e

xt
ra

ct
io

n,
 p

um
pi

ng
, r

ef
rig

er
at

io
n 

sy
st

em
s o

r 
co

m
pr

es
so

rs
 m

us
t b

e 
se

pa
ra

te
d 

a 
di

st
an

ce
 o

f n
ot

 le
ss

 
th

an
 1

0m
 fr

om
 th

e 
Ge

ne
ra

l R
es

id
en

tia
l Z

on
e.

 [S
24

] 

P3
 

Ai
r c

on
di

tio
ni

ng
, a

ir 
ex

tr
ac

tio
n,

 p
um

pi
ng

, h
ea

tin
g 

or
 

re
fri

ge
ra

tio
n 

sy
st

em
s o

r c
om

pr
es

so
rs

 w
ith

in
 5

0m
 o

f t
he

 
Ge

ne
ra

l R
es

id
en

tia
l Z

on
e 

m
us

t b
e 

de
sig

ne
d,

 lo
ca

te
d,

 
ba

ffl
ed

 o
r i

ns
ul

at
ed

 to
 n

ot
 ca

us
e 

an
 u

nr
ea

so
na

bl
e 

lo
ss

 o
f 

am
en

ity
 to

 th
e 

ad
jo

in
in

g 
re

sid
en

tia
l z

on
es

, h
av

in
g 

re
ga

rd
 

to
:  

(a
)  

th
e 

ch
ar

ac
te

ris
tic

s a
nd

 fr
eq

ue
nc

y 
of

 e
m

iss
io

ns
 

ge
ne

ra
te

d;
 

(b
)  

th
e 

na
tu

re
 o

f t
he

 p
ro

po
se

d 
us

e;
 

(c
)  

th
e 

to
po

gr
ap

hy
 o

f t
he

 si
te

 a
nd

 lo
ca

tio
n 

of
 th

e 
se

ns
iti

ve
 u

se
; a

nd
 

(d
)  

an
y 

pr
op

os
ed

 m
iti

ga
tio

n 
m

ea
su

re
s.

 

Fo
ot

no
te

s:
 [S

24
] A

n 
ex

em
pt

io
n 

fo
r a

ir 
co

nd
iti

on
er

s a
nd

 h
ea

t p
um

ps
 a

pp
lie

s i
n 

th
is 

zo
ne

 –
 se

e 
cla

us
e 

4.
6.

 

   DE
V-

P3
.6

.2
 A

3 
an

d 
P3

 is
 a

n 
ad

ap
tio

n 
of

 1
7.

4.
2 

 
A3

 a
nd

 P
3 

of
 th

e 
Co

m
m

er
cia

l Z
on

e.
  I

t 
ap

pr
op

ria
te

ly
 co

nt
ro

ls 
im

pa
ct

s o
n 

pr
op

er
tie

s 
in

 th
e 

Ge
ne

ra
l R

es
id

en
tia

l Z
on

e.
   

Re
fe

re
nc

es
 to

 Lo
w

 D
en

sit
y,

 R
ur

al
 Li

vi
ng

 a
nd

 
In

ne
r R

es
id

en
tia

l Z
on

es
 h

av
e 

be
en

 re
m

ov
ed

 in
 

or
de

r t
o 

be
tt

er
 co

rr
es

po
nd

 to
 th

e 
lo

ca
tio

n 
an

d 
co

nt
ex

t o
f t

he
 si

te
.  

No
 o

th
er

 ch
an

ge
s a

re
 

pr
op

os
ed

.  

 

DE
V-

P3
.6

.3
 D

es
ig

n 

O
bj

ec
tiv

e:
  

Th
at

 b
ui

ld
in

g 
de

sig
n 

is 
co

m
pa

tib
le

 w
ith

 th
e 

st
re

et
sc

ap
e.

 

Ac
ce

pt
ab

le
 S

ol
ut

io
ns

   
Pe

rf
or

m
an

ce
 C

rit
er

ia
   

A1
 

Bu
ild

in
gs

 m
us

t b
e 

de
sig

ne
d 

to
 sa

tis
fy

 a
ll 

th
e 

fo
llo

w
in

g:
  

P1
 

Bu
ild

in
gs

 m
us

t b
e 

de
sig

ne
d 

to
 b

e 
co

m
pa

tib
le

 w
ith

 th
e 

st
re

et
sc

ap
e,

 h
av

in
g 

re
ga

rd
 to

:  

DE
V-

P3
.6

.3
 is

 a
 re

pr
od

uc
tio

n 
of

 1
7.

4.
3 

of
 th

e 
Co

m
m

er
cia

l Z
on

e.
  T

he
re

 is
 n

o 
eq

ui
va

le
nt

 
cla

us
e 

in
 th

e 
Ho

m
em

ak
er

 C
en

tr
e 

SA
P.

 T
he

se
 

cla
us

es
 p

ro
vi

de
 th

e 
ap

pr
op

ria
te

 co
nt

ro
ls 

fo
r 

m
an

ag
em

en
t o

f d
es

ig
n 

qu
al

ity
 a

nd
 im

pa
ct

 o
n 

th
e 

st
re

et
sc

ap
e.
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(a
)  

pr
ov

id
e 

a 
pe

de
st

ria
n 

en
tr

an
ce

 to
 th

e 
bu

ild
in

g 
th

at
 is

 
vi

sib
le

 fr
om

 th
e 

ro
ad

 o
r p

ub
lic

ly
 a

cc
es

sib
le

 a
re

as
 o

f t
he

 
sit

e;
 

(b
)  

m
ec

ha
ni

ca
l p

la
nt

 a
nd

 o
th

er
 se

rv
ice

 in
fra

st
ru

ct
ur

e,
 

su
ch

 a
s h

ea
t p

um
ps

, a
ir 

co
nd

iti
on

in
g 

un
its

, s
w

itc
hb

oa
rd

s, 
ho

t w
at

er
 u

ni
ts

 a
nd

 th
e 

lik
e,

 m
us

t b
e 

sc
re

en
ed

 fr
om

 th
e 

st
re

et
 a

nd
 o

th
er

 p
ub

lic
 p

la
ce

s;
 

(c
)  

ro
of

-to
p 

m
ec

ha
ni

ca
l p

la
nt

 a
nd

 se
rv

ice
 in

fra
st

ru
ct

ur
e,

 
ex

clu
di

ng
 li

ft 
st

ru
ct

ur
es

, m
us

t b
e 

co
nt

ai
ne

d 
w

ith
in

 th
e 

ro
of

 o
r s

cr
ee

ne
d 

fro
m

 p
ub

lic
 sp

ac
es

 a
nd

 a
dj

oi
ni

ng
 

pr
op

er
tie

s;
 

(d
)  

no
t i

nc
lu

de
 se

cu
rit

y 
sh

ut
te

rs
 o

r g
ril

le
s o

ve
r w

in
do

w
s 

or
 d

oo
rs

 o
n 

a 
fa

ça
de

 fa
cin

g 
th

e 
fro

nt
ag

e 
or

 o
th

er
 p

ub
lic

 
pl

ac
es

; 

(e
)  

pr
ov

id
e 

aw
ni

ng
s o

ve
r a

 p
ub

lic
 fo

ot
pa

th
 if

 e
xi

st
in

g 
on

 
th

e 
sit

e 
or

 o
n 

ad
jo

in
in

g 
pr

op
er

tie
s;

 a
nd

 

(f)
  p

ro
vi

de
 e

xt
er

na
l l

ig
ht

in
g 

to
 il

lu
m

in
at

e 
ex

te
rn

al
 

ve
hi

cle
 p

ar
ki

ng
 a

re
as

 a
nd

 p
at

hw
ay

s.
 

(a
)  

ho
w

 th
e 

m
ai

n 
pe

de
st

ria
n 

ac
ce

ss
 to

 th
e 

bu
ild

in
g 

ad
dr

es
se

s t
he

 st
re

et
 o

r o
th

er
 p

ub
lic

 p
la

ce
s;

  

(b
)  

m
in

im
isi

ng
 th

e 
vi

su
al

 im
pa

ct
 o

f m
ec

ha
ni

ca
l p

la
nt

 a
nd

 
ot

he
r s

er
vi

ce
 i n

fra
st

ru
ct

ur
e,

 su
ch

 a
s h

ea
t p

um
ps

, a
ir 

co
nd

iti
on

in
g 

un
its

, s
w

itc
hb

oa
rd

s, 
ho

t w
at

er
 u

ni
ts

 a
nd

 th
e 

lik
e,

 w
he

n 
vi

ew
ed

 fr
om

 th
e 

st
re

et
 o

r o
th

er
 p

ub
lic

 p
la

ce
s;

 

(c
)  

m
in

im
isi

ng
 th

e 
vi

su
al

 im
pa

ct
 o

f r
oo

f -t
op

 se
rv

ice
 

in
fra

st
ru

ct
ur

e,
 e

xc
lu

di
ng

 li
ft 

st
ru

ct
ur

es
; 

(d
)  

in
st

al
lin

g 
se

cu
rit

y 
sh

ut
te

rs
 o

r g
ril

le
s o

ve
r w

in
do

w
s o

r 
do

or
s o

n 
a 

fa
ça

de
 fa

cin
g 

th
e 

fro
nt

ag
e 

or
 o

th
er

 p
ub

lic
 

sp
ac

es
 o

nl
y 

if 
es

se
nt

ia
l f

or
 th

e 
se

cu
rit

y 
of

 th
e 

pr
em

ise
s 

an
d 

ot
he

r a
lte

rn
at

iv
es

 a
re

 n
ot

 p
ra

ct
ica

l; 

(e
)  

th
e 

ne
ed

 fo
r p

ro
vi

sio
n 

of
 a

w
ni

ng
s o

ve
r a

 p
ub

lic
 

fo
ot

pa
th

; a
nd

 

(f)
  p

ro
vi

di
ng

 su
ita

bl
e 

lig
ht

in
g 

to
 v

eh
icl

e 
pa

rk
in

g 
ar

ea
s 

an
d 

pa
th

w
ay

s f
or

 th
e 

sa
fe

ty
 a

nd
 se

cu
rit

y 
of

 u
se

rs
. 

 

        

 

DE
V-

P3
.6

.4
 F

en
ci

ng
 

O
bj

ec
tiv

e:
  

Th
at

 fe
nc

in
g:

 

(a
)  

is 
co

m
pa

tib
le

 w
ith

 th
e 

st
re

et
sc

ap
e;

 a
nd

 

(b
)  

do
es

 n
ot

 ca
us

e 
an

 u
nr

ea
so

na
bl

e 
lo

ss
 o

f r
es

id
en

tia
l a

m
en

ity
 to

 a
dj

oi
ni

ng
 re

sid
en

tia
l z

on
es

. 

Ac
ce

pt
ab

le
 S

ol
ut

io
ns

   
Pe

rf
or

m
an

ce
 C

rit
er

ia
   

A1
 

No
 A

cc
ep

ta
bl

e 
So

lu
tio

n.
 [S

25
] 

P1
 

A 
fe

nc
e 

(in
clu

di
ng

 a
 fr

ee
-s

ta
nd

in
g 

w
al

l) 
w

ith
in

 4
.5

m
 o

f a
 

fro
nt

ag
e 

m
us

t b
e 

co
m

pa
tib

le
 w

ith
 th

e 
st

re
et

sc
ap

e,
 

ha
vi

ng
 re

ga
rd

 to
:  

(a
)  

its
 h

ei
gh

t, 
de

sig
n,

 lo
ca

tio
n 

an
d 

ex
te

nt
; 

(b
)  

its
 d

eg
re

e 
of

 tr
an

sp
ar

en
cy

; a
nd

 

DE
V-

P3
.6

.4
 is

 a
 re

pr
od

uc
tio

n 
of

 1
7.

4.
4 

of
 th

e 
Co

m
m

er
cia

l Z
on

e.
  T

he
re

 is
 n

o 
eq

ui
va

le
nt

 
cla

us
e 

in
 th

e 
Ho

m
em

ak
er

 C
en

tr
e 

SA
P.

 T
he

se
 

cla
us

es
 p

ro
vi

de
 th

e 
ap

pr
op

ria
te

 co
nt

ro
ls 

fo
r 

m
an

ag
em

en
t o

f i
m

pa
ct

s o
f f

en
ce

s o
n 

re
sid

en
tia

l l
an

d 
an

d 
th

e 
st

re
et

sc
ap

e.
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(c
)  

th
e 

pr
op

os
ed

 m
at

er
ia

ls 
an

d 
co

ns
tr

uc
tio

n.
   

A2
 

Co
m

m
on

 b
ou

nd
ar

y 
fe

nc
es

 w
ith

 a
 p

ro
pe

rt
y 

in
 a

 G
en

er
al

 
Re

sid
en

tia
l Z

on
e 

m
us

t: 
 

(a
)  

ha
ve

 a
 h

ei
gh

t a
bo

ve
 e

xi
st

in
g 

gr
ou

nd
 le

ve
l o

f n
ot

 
m

or
e 

th
an

 2
.1

m
; a

nd
 

(b
)  

no
t c

on
ta

in
 b

ar
be

d 
w

ire
 o

r o
th

er
 in

ju
rio

us
 m

at
er

ia
ls.

  P2
 

Co
m

m
on

 b
ou

nd
ar

y 
fe

nc
es

 w
ith

 a
 p

ro
pe

rt
y 

in
 a

 G
en

er
al

 
Re

sid
en

tia
l Z

on
e 

m
us

t n
ot

 ca
us

e 
an

 u
nr

ea
so

na
bl

e 
lo

ss
 o

f 
re

sid
en

tia
l a

m
en

ity
, h

av
in

g 
re

ga
rd

 to
:  

(a
)  

th
ei

r h
ei

gh
t, 

de
sig

n,
 lo

ca
tio

n 
an

d 
ex

te
nt

; a
nd

 

(b
)  

th
e 

pr
op

os
ed

 m
at

er
ia

ls 
an

d 
co

ns
tr

uc
tio

n.
 

Fo
ot

no
te

s:
 [S

25
] A

n 
ex

em
pt

io
n 

ap
pl

ie
s f

or
 fe

nc
es

 in
 th

is 
zo

ne
 –

 se
e 

Ta
bl

e 
4.

6.
 

 

    

DE
V-

P3
.6

.5
 O

ut
do

or
 st

or
ag

e 
ar

ea
s 

O
bj

ec
tiv

e:
  

Th
at

 o
ut

do
or

 st
or

ag
e 

ar
ea

s d
o 

no
t d

et
ra

ct
 fr

om
 th

e 
ap

pe
ar

an
ce

 o
f t

he
 si

te
 o

r s
ur

ro
un

di
ng

 a
re

a.
 

Ac
ce

pt
ab

le
 S

ol
ut

io
ns

   
Pe

rf
or

m
an

ce
 C

rit
er

ia
   

A1
 

O
ut

do
or

 st
or

ag
e 

ar
ea

s, 
ex

clu
di

ng
 fo

r t
he

 d
isp

la
y 

of
 g

oo
ds

 
fo

r s
al

e,
 m

us
t n

ot
 b

e 
vi

sib
le

 fr
om

 a
ny

 ro
ad

 o
r p

ub
lic

 o
pe

n 
sp

ac
e 

ad
jo

in
in

g 
th

e 
sit

e.
 

P1
 

O
ut

do
or

 st
or

ag
e 

ar
ea

s, 
ex

clu
di

ng
 fo

r t
he

 d
isp

la
y 

of
 g

oo
ds

 
fo

r s
al

e,
 m

us
t b

e 
lo

ca
te

d,
 tr

ea
te

d 
or

 sc
re

en
ed

 to
 n

ot
 

ca
us

e 
an

 u
nr

ea
so

na
bl

e 
lo

ss
 o

f v
isu

al
 a

m
en

ity
. 

 

DE
V-

P3
.6

.5
 is

 a
 re

pr
od

uc
tio

n 
of

 1
7.

4.
5 

of
 th

e 
Co

m
m

er
cia

l Z
on

e.
 T

he
re

 is
 n

o 
eq

ui
va

le
nt

 
cla

us
e 

in
 th

e 
Ho

m
em

ak
er

 C
en

tr
e 

SA
P.

 T
he

se
 

cla
us

es
 p

ro
vi

de
 th

e 
ap

pr
op

ria
te

 co
nt

ro
ls 

on
 

th
e 

ap
pe

ar
an

ce
 o

f s
to

ra
ge

 a
nd

 im
pa

ct
s o

n 
th

e 
st

re
et

sc
ap

e.
   

  

 

DE
V-

P3
.6

.6
 La

nd
sc

ap
in

g 

O
bj

ec
tiv

e:
  T

ha
t l

an
ds

ca
pi

ng
 e

nh
an

ce
s t

he
 a

m
en

ity
 a

nd
 a

pp
ea

ra
nc

e 
of

 th
e 

st
re

et
sc

ap
e 

w
he

re
 b

ui
ld

in
gs

 a
re

 se
tb

ac
k 

fro
m

 th
e 

fro
nt

ag
e.

 

Ac
ce

pt
ab

le
 S

ol
ut

io
ns

   
Pe

rf
or

m
an

ce
 C

rit
er

ia
   

A1
 

P1
 

DE
V-

P3
.6

.6
 is

 a
 re

pr
od

uc
tio

n 
of

 1
7.

4.
6 

of
 th

e 
Co

m
m

er
cia

l Z
on

e.
 T

he
re

 is
 n

o 
eq

ui
va

le
nt

 
cla

us
e 

in
 th

e 
Ho

m
em

ak
er

 C
en

tr
e 

SA
P.

 T
he

se
 

cla
us

es
 p

ro
vi

de
 th

e 
ap

pr
op

ria
te

 co
nt

ro
ls 

fo
r 

la
nd

sc
ap

in
g 

in
 o

rd
er

 to
 m

an
ag

e 
vi

su
al

 a
nd

 
am

en
ity

 im
pa

ct
s o

n 
th

e 
st

re
et

sc
ap

e.
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If 
a 

bu
ild

in
g 

is 
se

t b
ac

k 
fro

m
 a

 ro
ad

, l
an

ds
ca

pi
ng

 
tr

ea
tm

en
t m

us
t b

e 
pr

ov
id

ed
 a

lo
ng

 th
e 

fro
nt

ag
e 

of
 th

e 
sit

e:
 

(a
)  

to
 a

 d
ep

th
 o

f n
ot

 le
ss

 th
an

 5
.5

m
; o

r 

(b
)  

no
t l

es
s t

ha
n 

th
e 

fro
nt

ag
e 

of
 a

n 
ex

ist
in

g 
bu

ild
in

g 
if 

it 
is 

a 
le

ss
er

 d
ist

an
ce

. 

If 
a 

bu
ild

in
g 

is 
se

tb
ac

k 
fro

m
 a

 ro
ad

, l
an

ds
ca

pi
ng

 tr
ea

tm
en

t 
m

us
t b

e 
pr

ov
id

ed
 a

lo
ng

 th
e 

fro
nt

ag
e 

of
 th

e 
sit

e,
 h

av
in

g 
re

ga
rd

 to
: 

(a
)  

th
e 

w
id

th
 o

f t
he

 se
tb

ac
k;

 

(b
)  

th
e 

w
id

th
 o

f t
he

 fr
on

ta
ge

; 

(c
)  

th
e 

to
po

gr
ap

hy
 o

f t
he

 si
te

; 

(d
)  

ex
ist

in
g 

ve
ge

ta
tio

n 
on

 th
e 

sit
e;

 

(e
)  

th
e 

lo
ca

tio
n,

 ty
pe

 a
nd

 g
ro

w
th

 o
f t

he
 p

ro
po

se
d 

ve
ge

ta
tio

n;
 a

nd
 

(f)
  t

he
 ch

ar
ac

te
r o

f t
he

 st
re

et
sc

ap
e 

an
d 

su
rr

ou
nd

in
g 

ar
ea

. 
 

     

 

DE
V-

P3
.6

.7
 S

ig
ns

 

Th
is 

cla
us

e 
is 

in
 a

dd
iti

on
 to

 th
e 

Si
gn

s C
od

e 
– 

cla
us

e 
C1

.6
.1

 D
es

ig
n 

an
d 

sit
in

g 
of

 si
gn

s. 

O
bj

ec
tiv

e:
  

Th
at

 si
gn

s d
o 

no
t c

on
tr

ib
ut

e 
to

 v
isu

al
 cl

ut
te

r o
r c

au
se

 a
n 

un
re

as
on

ab
le

 lo
ss

 o
f v

isu
al

 a
m

en
ity

 to
 th

e 
su

rr
ou

nd
in

g 
ar

ea
. 

Ac
ce

pt
ab

le
 S

ol
ut

io
ns

   
Pe

rf
or

m
an

ce
 C

rit
er

ia
   

A1
 

Th
er

e 
m

us
t b

e 
no

t m
or

e 
th

an
 1

 si
gn

 a
t e

ac
h 

ac
ce

ss
 fr

om
 

St
on

y 
Ri

se
 R

oa
d.

 

P2
 

No
 P

er
fo

rm
an

ce
 C

rit
er

io
n.

 

A2
 

A 
sig

n 
th

at
 is

 v
isi

bl
e 

ou
ts

id
e 

th
e 

bo
un

da
rie

s o
f S

to
ny

 
Vi

lla
ge

 V
ill

ag
e 

m
us

t n
ot

 in
clu

de
 fl

as
hi

ng
, m

ov
in

g,
 ro

ta
tin

g 
or

 re
fle

ct
in

g 
el

em
en

ts
.  

P2
 

No
 P

er
fo

rm
an

ce
 C

rit
er

io
n.

 

A3
 

Fo
r a

 si
gn

 lo
ca

te
d 

ab
ov

e 
th

e 
pa

ra
pe

t o
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 D
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S.
1.

7.
3:

 

 
A1

 is
 re
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s b
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 b

ee
n 

re
m

ov
ed

 a
s t

he
 co

nt
ro

ls 
w

ith
in

 th
e 

Si
gn

s 
Co

de
 a

de
qu

at
el

y 
m

an
ag

e 
he

ig
ht
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 b
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t b
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t b
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s m
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 C
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.  

 

DE
V-

P3
.6

.8
 A

cc
es

s 

Th
is 

cla
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t C
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 p
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 p
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t b
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 b
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 D
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s f
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 b
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 re
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 b
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r c
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t o
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 b
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t c
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 m
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 C
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t d
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 d
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 d
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 p
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s p
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 o
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 c
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 re
st

ric
tio

ns
 th

at
 li

m
it 

or
 

re
st

ric
t d
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r p
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 p
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at
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 p
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r d
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 d
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r p
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 p
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 re
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 o
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r b
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 o
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, m
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t p
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f p
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 p
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e 

to
po

gr
ap

hy
 o

f t
he

 si
te

; a
nd

 

(e
)  

an
y 

ad
vi

ce
 fr

om
 a

 re
gu

la
te

d 
en

tit
y.

 

DE
V-

P3
.7

.2
 is

 a
 re

pr
od

uc
tio

n 
of

 1
7.

5.
2 

of
 th

e 
Co

m
m

er
cia

l Z
on

e.
  T

he
se

 cl
au

se
s p

ro
vi

de
 th

e 
ap

pr
op

ria
te

 co
nt

ro
ls 

fo
r m

an
ag

em
en

t o
f l

ot
 

se
rv

ice
s. 

  

 



16
 

 

A2
 

Ea
ch

 lo
t, 

or
 a

 lo
t p

ro
po

se
d 

in
 a

 p
la

n 
of

 su
bd

iv
isi

on
, 

ex
clu

di
ng

 fo
r p

ub
lic

 o
pe

n 
sp

ac
e,

 a
 ri

pa
ria

n 
or

 li
tt

or
al

 
re

se
rv

e 
or

 U
til

iti
es

, m
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r p
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t b
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f t
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 o
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Appendix I  
Draft PPZ instrument 
 

 
  



Land Use Planning and Approvals Act 1993 

Tasmanian Planning Scheme – Devonport 

 

Zoning Instrument 

 The area to be rezoned from Commercial Zone to DEV-P2.0 Particular Purpose Zone – Stony Rise 
Village is shown in the image below by horizontal cross hatching and is surrounded by the 
thick black line. 

 The area to remain in the Commercial Zone is shown in the image below by vertical cross hatching 
and is surrounded by the thick black line.  

 

 
Note: 

 All zone boundaries to follow existing title boundaries other than the zone boundary which follows the 
centreline of Friend Street.  

 Point B is where the extension of the centreline of Friend Street intersects with a straight line 
between A and C.   



Land Use Planning and Approvals Act 1993 

Tasmanian Planning Scheme – Devonport 

 

Precinct Instrument 

 The DEV-P2.0 Particular Purpose Zone – Stony Rise Village is to contain a Northern Precinct as 
shown in the image below by vertical cross hatching and surrounded by a broken black line.  

 The DEV-P2.0 Particular Purpose Zone – Stony Rise Village is to contain a Southern Precinct as 
shown in the image below by horizontal cross hatching and surrounded by a broken black line. 

 

 

Note: 

 The Southern Precinct is to contain two titles, 173536/17 and 173536/16.   
 The Northern Precinct is to contain one title, 167737/15. 
 All Precinct boundaries to follow existing title boundaries. 
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Appendix J  
Landowner consent 
 

 
  



Form No. 1 

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

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

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

1. Request made by:
Name(s): 

Email address: 

Contact number: 

2. Site address:

Address: 

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

   GHD 

    tom.reilly@ghd.com

   03 6432 7917

   Friend Street and Stony Rise Road, Stony Rise

FR167737/103, FR167737/104, FR173536/105, FR159930/100, FR20325/6



3. Consent of registered land owner(s):

Every owner, joint or part owner of the land to which the application relates must sign this form (or 
a separate letter signed by each owner is to be attached). 

Consent to this request for a draft amendment/and combined permit application is given by: 

Registered owner: 

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

Position 
(if applicable): 

Signature: Date: 

Registered owner 
(please print): 

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

Position 
(if applicable): 

Signature: Date: 

Registered owner 
(please print): 

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

Position 
(if applicable): 

Signature: Date: 

2 

Devonport City Council

FR167737/103, FR167737/104, FR173536/105, FR159930/100, FR20325/6

 GENERAL MANAGER

13/05/2022

MATTHEW ATKINS (GENERAL MANAGER) - OBO DEVONPORT CITY
COUNCIL



Form No. 1 

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

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

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

1. Request made by:
Name(s): 

Email address: 

Contact number: 

2. Site address:

Address: 

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

   GHD 

    tom.reilly@ghd.com

   03 6432 7917

    5 Friend Street, Stony Rise 

    Certiicate of Title Volume 167737, Folio 15



3. Consent of registered land owner(s):

Every owner, joint or part owner of the land to which the application relates must sign this form (or 
a separate letter signed by each owner is to be attached). 

Consent to this request for a draft amendment/and combined permit application is given by: 

Registered owner: 

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

Position 
(if applicable): 

Signature: Date: 

Registered owner 
(please print): 

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

Position 
(if applicable): 

Signature: Date: 

Registered owner 
(please print): 

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

Position 
(if applicable): 

Signature: Date: 

2 

    Bunnings Properties Pty Ltd 

    Certificate of Title Volume 167737, Folio 15

See letter attached

Best Street Investments Pty Ltd

1 Friend Street, Stony Rise, further described in Certiicate of Title Volume 167737, Folio 18 
90-102 Stony Rise Road, further described in Certiicate of Title Volume 173536, Folio 16

Edward Stan Nelson

88 Stony Rise Road, further described in Certificate of Title Volume 173536 Folio 17



  

TASMANIAN PLANNING COMMISSION 
 
 
RE: LAND OWNERS CONSENT FOR DEVELOPMENT APPLICATION, 5 FRIEND 

STREET, DEVONPORT  
  
 
We the undersigned of Bunnings Properties Pty Ltd, of 5 Friend Street, Devonport (Certificate 
of Title Volume 167737, Folio 15) hereby grant consent for GHD (or its nominees) to submit 
Development Application(s) on the abovementioned land and peruse records and to make 
copies of any document or plans relating to the property held by Council. 
 
Yours faithfully, 
 
 
 
Signature Date 

Name Position 

Signature Date 

Name Position 
 
the ACN must be included and accompanied by – 
 
 the signature of either –  

 two directors of the company 
 a director and a company secretary of the company or 
 if a proprietary company that has a sole director who is also the sole company 

secretary, that director 
 
OR 
 
 the company seal (if the company has a common seal) witnessed by – 

 two directors of the company 
 a director and a company secretary of the company or 
 for a propriety company that has a sole director who is also the sole company 

secretary, that director. 

uuuuuuuurrrrrrrrrrrrrrrrruurrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrreeeeeeeeeeeeeeeeeeeeeeeee

Ian Andrew Marks

Garry John James

10/03/2022

10/03/2022

Director Property & Store Development

GM Property Operations & Finance

ours faithfullyyyyyyyyyyyyyyyyyy, 

gnatatatatatatatttatatttatatttatttattatattttatatattatttttattttaataata uruuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuu e



Current Company Extract

Name: BUNNINGS PROPERTIES PTY. LTD
ACN: 008 557 622

Date/Time: 30 May 2022 AEST 10:03:57 AM

This extract contains information derived from the Australian Securities and 
Investments Commission's (ASIC) database under section 1274A of the 
Corporations Act 2001.

Please advise ASIC of any error or omission which you may identify.



Current Company Extract BUNNINGS PROPERTIES PTY. LTD
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Organisation Details Document Number

Current Organisation Details
Name: BUNNINGS PROPERTIES PTY. LTD 00855762B
ACN: 008 557 622
ABN: 46008557622

Registered in: Australian Capital Territory
Registration date: 29/09/1980
Next review date: 30/06/2022
Name start date: 13/06/1985

Previous state number: CL00016998
Status: Registered

Company type: Australian Proprietary Company
Class: Limited By Shares

Subclass: Proprietary Company

Address Details Document Number

Current

Registered address: 'Brookfield Place Tower 2' Level 14,  123 St Georges 
Terrace,  PERTH WA 6000

5E4140330

Start date: 03/11/2016

Principal Place Of 
Business address:

Level 8,  5 Rider Boulevard,  RHODES NSW 2138 5EAV08734

Start date: 01/04/2019

Contact Address
Section 146A of the Corporations Act 2001 states 'A contact address is the address to which communications
and notices are sent from ASIC to the company'.

Current
 Address: GPO BOX M978,  PERTH WA 6843

Start date: 28/06/2003

Officeholders and Other Roles Document Number
Director

Name: IAN ANDREW MARKS 0ERG30792
Address: 63 Victoria Road,  HAWTHORN EAST VIC 3123

Born: 25/11/1966, MOUNT GAMBIER, SA
Appointment date: 05/09/2011

Name: GARRY JOHN JAMES 5EBF59619
Address: 83 River Road,  EMU PLAINS NSW 2750

Born: 16/12/1971, PENRITH, NSW
Appointment date: 08/08/2019

Name: MICHAEL DAVID SCHNEIDER 5EBU88109
Address: 74 Gillies Street,  FAIRFIELD VIC 3078

Born: 24/08/1971, SYDNEY, NSW
Appointment date: 22/08/2013



Current Company Extract BUNNINGS PROPERTIES PTY. LTD
ACN 008 557 622

30 May 2022 AEST 10:03:57 AM 2

Name: RACHAEL JOANNE MCVITTY 2EMT24360
Address: Unit 10,  15 Evans Street,  BALMAIN NSW 2041

Born: 03/01/1984, PALMERSTON NORTH, NEW 
ZEALAND

Appointment date: 01/09/2021
Secretary

Name: MALCOLM WILLIAM COWELL 3EAS25788
Address: 37A Crawshaw Crescent,  MANNING WA 6152

Born: 26/08/1972, BALLARAT, VIC
Appointment date: 12/05/2022

Appointed Auditor
Name: GREGORY HAROLD MEYEROWITZ 00855762F

Address: Level 32 - 36 Central Park 152-158 Saint Georges 
Terrace PERTH WA 6000

Start date: 01/07/1989

Ultimate Holding Company
Name: WESFARMERS LIMITED 00855762L
ACN: 008 984 049
ABN: 28008984049

Share Information

Share Structure

Class Description Number
issued

Total amount 
paid

Total amount 
unpaid

Document
number

A CLASS A SHARES 500 500.00 0.00 0855762A

B CLASS B SHARES 500 500.00 0.00 0855762A

Members

Note: For each class of shares issued by a proprietary company, ASIC records the details of the top twenty
members of the class (based on shareholdings). The details of any other members holding the same number of
shares as the twentieth ranked member will also be recorded by ASIC on the database. Where available,
historical records show that a member has ceased to be ranked amongst the top twenty members. This may,
but does not necessarily mean, that they have ceased to be a member of the company.

Name:  BUNNINGS MANAGEMENT SERVICES PTY. LTD.
ACN: 008 683 387 

Address: 'Brookfield Place Tower 2' Level 14,  123 St Georges Terrace,  PERTH WA 6000

Class Number held Beneficially held Paid Document number

A 500 yes FULLY 2E6533703

Name:  BUNNINGS MANAGEMENT SERVICES PTY. LTD.
ACN: 008 683 387 

Address: 'Brookfield Place Tower 2' Level 14,  123 St Georges Terrace,  PERTH WA 6000
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Class Number held Beneficially held Paid Document number

B 500 yes FULLY 2E6533703

Documents

Note: Where no Date Processed is shown, the document in question has not been processed. In these
instances care should be taken in using information that may be updated by the document when it is processed.
Where the Date Processed is shown but there is a zero under No Pages, the document has been processed but
a copy is not yet available.

Date received Form type Date
processed

Number of 
pages

Effective
date

Document
number

11/06/2019 389B  Annual Notice By 
Wholly-Owned Entity Annual 
Notice By Wholly-Owned 
Entity - Companies

25/06/2019 4 11/06/2019 030611496

11/06/2019 352  Assumption Deed 
Relating To Class Order

19/06/2019 12 11/06/2019 030611342

01/08/2019 484A1  Change To Company 
Details Change Officeholder 
Name Or Address

01/08/2019 2 31/07/2019 0ERG3079
2

13/08/2019 484E  Change To Company 
Details Appointment Or 
Cessation Of A Company 
Officeholder

13/08/2019 2 08/08/2019 5EBF59619

16/01/2020 484A1  Change To Company 
Details Change Officeholder 
Name Or Address

16/01/2020 2 16/01/2020 5EBK68403

11/02/2020 484E  Change To Company 
Details Appointment Or 
Cessation Of A Company 
Officeholder

11/02/2020 2 11/02/2020 5EBL16944

26/08/2020 484A1  Change To Company 
Details Change Officeholder 
Name Or Address

26/08/2020 2 26/08/2020 5EBU44409

08/09/2020 484A1  Change To Company 
Details Change Officeholder 
Name Or Address

08/09/2020 2 07/09/2020 5EBU88109

05/07/2021 484E  Change To Company 
Details Appointment Or 
Cessation Of A Company 
Officeholder

05/07/2021 2 30/06/2021 5EEA56213

06/09/2021 484E  Change To Company 
Details Appointment Or 
Cessation Of A Company 
Officeholder

06/09/2021 2 03/09/2021 2EMT24360

16/05/2022 484E  Change To Company 
Details Appointment Or 
Cessation Of A Company 

16/05/2022 2 16/05/2022 3EAS25788
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30 May 2022 AEST 10:03:57 AM 4

Officeholder

***End of Extract of 4 Pages***















Current Company Extract

Name: BEST STREET INVESTMENTS PTY LTD
ACN: 605 150 025

Date/Time: 30 May 2022 AEST 10:03:57 AM

This extract contains information derived from the Australian Securities and 
Investments Commission's (ASIC) database under section 1274A of the 
Corporations Act 2001.

Please advise ASIC of any error or omission which you may identify.



Current Company Extract BEST STREET INVESTMENTS PTY LTD
ACN 605 150 025

30 May 2022 AEST 10:03:57 AM 1

Organisation Details Document Number

Current Organisation Details
Name: BEST STREET INVESTMENTS PTY LTD 2E1685165
ACN: 605 150 025

Registered in: Tasmania
Registration date: 07/04/2015
Next review date: 07/04/2023
Name start date: 07/04/2015

Status: Registered
Company type: Australian Proprietary Company

Class: Limited By Shares
Subclass: Proprietary Company

Address Details Document Number

Current

Registered address: THE TAX CENTRE, 'The Tax Centre',  82 Oldaker 
Street,  DEVONPORT TAS 7310

2E1685165

Start date: 07/04/2015

Principal Place Of 
Business address:

'The Tax Centre',  82 Oldaker Street,  DEVONPORT 
TAS 7310

2E1685165

Start date: 07/04/2015

Contact Address
Section 146A of the Corporations Act 2001 states 'A contact address is the address to which communications
and notices are sent from ASIC to the company'.

Current
 Address: PO BOX 226,  DEVONPORT TAS 7310

Start date: 10/04/2015

Officeholders and Other Roles Document Number
Director

Name: MALCOLM LESTER 2E1685165
Address: 'The Tax Centre',  82 Oldaker Street,  DEVONPORT 

TAS 7310
Born: 17/08/1958, BALLARAT, VIC

Appointment date: 07/04/2015
Name: MATTHEW WILLIAM MCCONNELL 2E1685165

Address: 'The Tax Centre',  82 Oldaker Street,  DEVONPORT 
TAS 7310

Born: 10/03/1974, DEVONPORT, TAS
Appointment date: 07/04/2015

Name: EDDIE STAN NELSON 2E1685165
Address: 'The Tax Centre',  82 Oldaker Street,  DEVONPORT 

TAS 7310
Born: 18/09/1969, DEVONPORT, TAS

Appointment date: 07/04/2015



Current Company Extract BEST STREET INVESTMENTS PTY LTD
ACN 605 150 025

30 May 2022 AEST 10:03:57 AM 2

Secretary
Name: MATTHEW WILLIAM MCCONNELL 2E1685165

Address: 'The Tax Centre',  82 Oldaker Street,  DEVONPORT 
TAS 7310

Born: 10/03/1974, DEVONPORT, TAS
Appointment date: 07/04/2015

Name: EDDIE STAN NELSON 2E1685165
Address: 'The Tax Centre',  82 Oldaker Street,  DEVONPORT 

TAS 7310
Born: 18/09/1969, DEVONPORT, TAS

Appointment date: 07/04/2015

Share Information

Share Structure

Class Description Number
issued

Total amount 
paid

Total amount 
unpaid

Document
number

ORD ORDINARY SHARES 288 576.00 0.00 2E1685165

Members

Note: For each class of shares issued by a proprietary company, ASIC records the details of the top twenty
members of the class (based on shareholdings). The details of any other members holding the same number of
shares as the twentieth ranked member will also be recorded by ASIC on the database. Where available,
historical records show that a member has ceased to be ranked amongst the top twenty members. This may,
but does not necessarily mean, that they have ceased to be a member of the company.

Name: EDDIE STAN NELSON
Address: 'The Tax Centre',  82 Oldaker Street,  DEVONPORT TAS 7310

Class Number held Beneficially held Paid Document number

ORD 96 yes FULLY 2E1685165

Name: MALCOLM LESTER
Address: 'The Tax Centre',  82 Oldaker Street,  DEVONPORT TAS 7310

Class Number held Beneficially held Paid Document number

ORD 96 yes FULLY 2E1685165

Name: MATTHEW WILLIAM MCCONNELL
Address: 'The Tax Centre',  82 Oldaker Street,  DEVONPORT TAS 7310



Current Company Extract BEST STREET INVESTMENTS PTY LTD
ACN 605 150 025

30 May 2022 AEST 10:03:57 AM 3

Class Number held Beneficially held Paid Document number

ORD 96 yes FULLY 2E1685165

***End of Extract of 3 Pages***
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1. Introduction  

1.1 Purpose of this report 
The purpose of this report is to document traffic modelling outcomes for a range of potential traffic volume and 
intersection layout scenarios at the intersection of Friend Street and Stony Rise Road, Devonport. This report will 
accompany the concept design layouts for two signalisation options at this site. 

1.2 Scope and limitations 
This report: has been prepared by GHD for Tipalea Partners and may only be used and relied on by Tipalea 
Partners for the purpose agreed between GHD and Tipalea Partners as set out in section 1.1 of this report. 

GHD otherwise disclaims responsibility to any person other than Tipalea Partners arising in connection with this 
report. GHD also excludes implied warranties and conditions, to the extent legally permissible. 

The services undertaken by GHD in connection with preparing this report were limited to those specifically detailed 
in the report and are subject to the scope limitations set out in the report.  

The opinions, conclusions and any recommendations in this report are based on conditions encountered and 
information reviewed at the date of preparation of the report. GHD has no responsibility or obligation to update this 
report to account for events or changes occurring subsequent to the date that the report was prepared. 

The opinions, conclusions and any recommendations in this report are based on assumptions made by GHD 
described in this report. GHD disclaims liability arising from any of the assumptions being incorrect. 

GHD has prepared this report on the basis of information provided by Tipalea Partners and others who provided 
information to GHD (including Government authorities), which GHD has not independently verified or checked 
beyond the agreed scope of work. GHD does not accept liability in connection with such unverified information, 
including errors and omissions in the report which were caused by errors or omissions in that information. 

1.3 Site location 
The site is located at Stony Rise Road, adjacent to the Devonport Homemaker Centre. The site context is provided 
in Figure 1. 

 
Figure 1 Site location 

Base map obtained from TheLIST © State of Tasmania

DEVONPORT 

Bass Highway 

Stony Rise Road 

Friend Street 

Subject site 
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2. Existing conditions 

2.1 Intersection layout 
The proposed site for signalisation is the intersection of Stony Rise Road and Friend Street. It is currently a 
priority-controlled T-intersection with the Friend Street approach forming the minor leg with give-way signage and 
line marking. Stony Rise Road is nominally a two-lane, two-way road. A channelised right turn lane (approx. 
60 metres) and an auxiliary left turn lane (approx. 70 metres) are provided on Stony Rise Road. A left turn slip lane 
(approx. 40 metres) is provided on Friend Street. 

An aerial photograph is provided in Figure 2. 

 
Figure 2 Existing intersection layout 

Base imagery obtained from Metromap © Mapbox © OpenStreetMap

2.2 Traffic surveys 
GHD commissioned Matrix Traffic and Transport Data to undertake turning movement surveys at the intersection 
of Friend Street and Stony Rise Road on 21 October 2021 (Thursday AM and PM peak periods) and 23 October 
2021 (Saturday Midday peak period). These volumes have been used to establish the existing conditions for the 
traffic modelling undertaken in this report.

Friend Street 

Stony Rise Road 
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3. Traffic modelling 
Four traffic volume forecast scenarios have been investigated in this report. This includes a mix of existing, 
proposed and future land uses that would utilise the Stony Rise Road / Friend Street intersection including: 

– Existing traffic volumes (refer Section 2.2) 
– Background traffic growth including traffic growth along Stony Rise Road and increased use of the Devonport 

Homemakers Centre over time (including the petrol station) 
– Approved Bunnings development at 5 Friend Street 
– Proposed supermarket at 5 Friend Street 
– Future commercial development at vacant parcels within the Devonport Homemakers Centre site 
– Approved 76-lot residential subdivision 126-136 Stony Rise Road 

The traffic generation expected for future developments are as documented in the transport impact assessments 
for those sites including 5 Friend Street Traffic Impact Assessment (GHD, 2022), Stony Rise Subdivision, 
Devonport Traffic Impact Assessment (Pitt & Sherry, 2019) and Proposed Bunnings Warehouse Traffic Impact 
Assessment (O’Brien Traffic, 2014). 

Table 1 Traffic volume forecast scenarios 

Scenario Year Inclusions 

Existing 
volume 

Background 
growth 

Approved 
Bunnings 

Proposed 
supermarket 

Future 
commercial 

Approved 
residential 

Scenario 1 2021       

Scenario 2 2021       

Scenario 3 2021       

Scenario 4 2031       

Scenario 5 2031       

 

Two options for signalisation of the intersection of Stony Rise Road and Friend Street have been considered as 
follows: 

– Existing geometry with only minor changes to traffic lanes and kerb lines (Figure 3), and 
– Increased footprint with two right turn lanes on Friend Street and an additional westbound traffic lane on 

Stony Rise Road (Figure 4). 

In both cases, filtered right turns are permitted on Stony Rise Road. 

Optimum cycle time methodology has been used in all cases. 

The modelled layouts are presented below. 
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Figure 3 Modelled layout – Option 1 

 

 
Figure 4 Modelled layout – Option 2 
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3.1 Scenario 1 
3.1.1 Traffic volumes 
This scenario represents the performance of the existing intersection, and the proposed signalisation, under 
current traffic volumes surveyed in November 2021 (refer Section 2.2).  

Input traffic volumes are provided in Figure 5, Figure 6 and Figure 7. 

 
Figure 5 Traffic volumes – Scenario 1 – Weekday AM peak hour 

 
Figure 6 Traffic volumes – Scenario 1 – Weekday PM peak hour 
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Figure 7 Traffic volumes – Scenario 1 – Saturday Midday peak hour 

 

3.1.2 Existing layout 
The modelled intersection performance of the existing layout under Scenario 1 is summarised in Table 2. 

Table 2 SIDRA traffic modelling results – Scenario 1 – Existing layout 

Movement Weekday AM peak Weekday PM peak Saturday Midday peak 

Delay [LOS] Queue Delay [LOS] Queue Delay [LOS] Queue 

Stony Rise Rd 
(Westbound) 

T 0 s [A] 0 m 0 s [A] 0 m 0 s [A] 0 m 

R 7 s [A] 2 m 8 s [A] 4 m 7 s [A] 6 m 

Friend St 
(Northbound) 

L 5 s [A] 4 m 6 s [A] 15 m 5 s [A] 25 m 

R 13 s [B] 6 m 24 s [C] 20 m 15 s [C] 20 m 

Stony Rise Rd 
(Eastbound) 

L 5 s [A] 0 m 5 s [A] 0 m 5 s [A] 0 m 

T 0 s [A] 0 m 0 s [A] 0 m 0 s [A] 0 m 

Intersection 3 s [NA] - 5 s [NA] - 5 s [NA] - 

 

The existing intersection operates reasonably well under the current, surveyed 2021 volumes for the weekday 
peak periods and the Saturday peak. 
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3.1.3 Option 1 
The modelled intersection performance of the signalised Option 1 layout under Scenario 1 is summarised in 
Table 3. 

Table 3 SIDRA traffic modelling results – Scenario 1 – Option 1 layout 

Movement Weekday AM peak Weekday PM peak Saturday Midday peak 

Delay [LOS] Queue Delay [LOS] Queue Delay [LOS] Queue 

Stony Rise Rd 
(Westbound) 

T 3 s [A] 22 m 5 s [A] 27 m 6 s [A] 16 m 

R 11 s [B] 7 m 14 s [B] 13 m 15 s [B] 18 m 

Friend St 
(Northbound) 

L 5 s [A] 7 m 7 s [A] 23 m 6 s [A] 28 m 

R 33 s [C] 16 m 27 s [C] 28 m 20 s [C] 28 m 

Stony Rise Rd 
(Eastbound) 

L 8 s [A] 5 m 8 s [A] 11 m 10 s [A] 16 m 

T 10 s [B] 51 m 14 s [B] 58 m 17 s [B] 31 m 

Intersection 9 s [A] - 11 s [B] - 11 s [B] - 

Proposed signalisation would operate at a satisfactory level of service under the current, surveyed 2021 volumes 
for the weekday periods and the Saturday peak. While queue lengths would increase slightly from the existing 
layout, this can be contained within the relevant lanes. 

3.2 Scenario 2  
3.2.1 Traffic volumes 
This scenario represents the performance of the existing intersection, and the proposed signalisation, under 
current traffic volumes surveyed in November 2021 (refer Section 2.2) with approved developments including the 
previously approved Bunnings at 5 Friend Street and the approved residential subdivision at 126-136 Stony Rise 
Road.  

Input traffic volumes are provided in Figure 8, Figure 9 and Figure 10. 

 
Figure 8 Traffic volumes – Scenario 2 – Weekday AM peak hour 
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Figure 9 Traffic volumes – Scenario 2 – Weekday PM peak hour 

 
Figure 10 Traffic volumes – Scenario 2 – Saturday Midday peak hour 
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3.2.2 Existing layout 
The modelled intersection performance of the existing layout under Scenario 2 is summarised in Table 4. 

Table 4 SIDRA traffic modelling results – Scenario 2 – Existing layout 

Movement Weekday AM peak Weekday PM peak Saturday midday peak 

Delay [LOS] Queue Delay [LOS] Queue Delay [LOS] Queue 

Stony Rise Rd 
(Westbound) 

T 0 s [A] 0 m 0 s [A] 0 m 0 s [A] 0 m 

R 7 s [A] 4 m 9 s [A] 7 m 8 s [A] 12 m 

Friend St 
(Northbound) 

L 6 s [A] 5 m 7 s [A] 18 m 7 s [A] 33 m 

R 18 s [C] 14 m 68 s [F] 70 m 100 s [F] 164 m 

Stony Rise Rd 
(Eastbound) 

L 5 s [A] 0 m 5 s [A] 0 m 5 s [A] 0 m 

T 0 s [A] 0 m 0 s [A] 0 m 0 s [A] 0 m 

Intersection 4 s [NA] - 12 s [NA] - 21 s [NA]  - 

The existing intersection deteriorates significantly with the addition of the approved developments. The right turn 
movement from Friend Street operates at Level of Service F (LOS F) during the weekday PM peak hour and the 
Saturday Midday peak hour indicates significant difficulty for vehicles exiting the Devonport Homemakers Centre 
during these periods. 

3.2.3 Option 1 
The modelled intersection performance of the signalised Option 1 layout under Scenario 2 is summarised in 
Table 5. 

Table 5 SIDRA traffic modelling results – Scenario 2 – Option 1 layout 

Movement Weekday AM peak Weekday PM peak Saturday midday peak 

Delay [LOS] Queue Delay [LOS] Queue Delay [LOS] Queue 

Stony Rise Rd 
(Westbound) 

T 5 s [A] 22 m 6 s [A] 30 m 7 s [A] 18 m 

R 14 s [B] 11 m 17 s [B] 23 m 19 s [B] 35 m 

Friend St 
(Northbound) 

L 6 s [A] 9 m 7 s [A] 26 m 7 s [A] 37 m 

R 25 s [C] 22 m 26 s [C] 38 m 23 s [C] 52 m 

Stony Rise Rd 
(Eastbound) 

L 9 s [A] 7 m 9 s [A] 14 m 9 s [A] 19 m 

T 14 s [B] 57 m 16 s [B] 69 m 19 s [B] 45 m 

Intersection 12 s [B] - 13 s [B] - 13 s [B] - 

Proposed signalisation would operate at a satisfactory level of service with the traffic loads from the approved 
developments for the weekday periods and the Saturday peak. Queue lengths can be accommodated within the 
relevant lanes. 
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3.3 Scenario 3 
3.3.1 Traffic volumes 
This scenario represents the performance of the existing intersection, and the proposed signalisation, under 
current traffic volumes surveyed in November 2021 (refer Section 2.2) with the approved residential subdivision at 
126-136 Stony Rise Road and replacing the approved Bunnings with the proposed supermarket development.  

Input traffic volumes are provided in Figure 11, Figure 12 and Figure 13. 

 
Figure 11 Traffic volumes – Scenario 3 – Weekday AM peak hour 

 
Figure 12 Traffic volumes – Scenario 3 – Weekday PM peak hour 



 

GHD | Tipalea Partners | 12559925 | Signalisation 11 
 

 
Figure 13 Traffic volumes – Scenario 3 – Saturday Midday peak hour 

3.3.2 Existing layout 
The modelled intersection performance of the existing layout under Scenario 3 is summarised in Table 6. 

Table 6 SIDRA traffic modelling results – Scenario 3 – Existing layout 

Movement Weekday AM peak Weekday PM peak Saturday midday peak 

Delay [LOS] Queue Delay [LOS] Queue Delay [LOS] Queue 

Stony Rise Rd 
(Westbound) 

T 0 s [A] 0 m 0 s [A] 0 m 0 s [A] 0 m 

R 8 s [A] 8 m 12 s [B] 18 m 11 s [B] 25 m 

Friend St 
(Northbound) 

L 6 s [A] 6 m 8 s [A] 21 m 7 s [A] 38 m 

R 38 s [E] 39 m > 200 s [F] > 500 m > 200 s [F] > 500 m 

Stony Rise Rd 
(Eastbound) 

L 5 s [A] 0 m 5 s [A] 0 m 5 s [A] 0 m 

T 0 s [A] 0 m 0 s [A] 0 m 0 s [A] 0 m 

Intersection 8 s [NA] - 116 s [NA] - 125 s [NA] - 

The proposed supermarket will generate higher traffic volumes than the approved Bunnings on the site. This 
causes further deterioration of the existing intersection with delays for vehicles exiting Friend Street reaching very 
high levels, with extensive queuing within the site. 

3.3.3 Option 1 
The modelled intersection performance of the signalised Option 1 layout under Scenario 3 is summarised in 
Table 7. 

  



 

GHD | Tipalea Partners | 12559925 | Signalisation 12 
 

Table 7 SIDRA traffic modelling results – Scenario 3 – Option 1 layout 

Movement Weekday AM peak Weekday PM peak Saturday midday peak 

Delay [LOS] Queue Delay [LOS] Queue Delay [LOS] Queue 

Stony Rise Rd 
(Westbound) 

T 6 s [A] 27 m 6 s [A] 32 m 8 s [A] 19 m 

R 17 s [B] 28 m 23 s [C] 44 m 38 s [D] 74 m 

Friend St 
(Northbound) 

L 6 s [A] 11 m 8 s [A] 31 m 7 s [A] 40 m 

R 27 s [C] 38 m 30 s [C] 59 m 25 s [C] 67 m 

Stony Rise Rd 
(Eastbound) 

L 8 s [A] 9 m 9 s [A] 19 m 9 s [A] 25 m 

T 15 s [B] 69 m 23 s [C] 94 m 23 s [C] 55 m 

Intersection 13 s [B] - 17 s [B] - 18 s [B] - 

Proposed signalisation would operate at a satisfactory Level of Service with the traffic loads from the approved 
developments for the weekday periods and the Saturday peak. Queue lengths generally can be accommodated 
within the relevant lanes, with the exception of some minor overflow of the right turn lane on Stony Rise Road 
during the Saturday Midday peak hour. 

3.3.4 Option 2 
The modelled intersection performance of the signalised Option 2 layout under Scenario 3 is summarised in 
Table 8. 

Table 8 SIDRA traffic modelling results – Scenario 3 – Option 2 layout 

Movement Weekday AM peak Weekday PM peak Saturday midday peak 

Delay [LOS] Queue Delay [LOS] Queue Delay [LOS] Queue 

Stony Rise Rd 
(Westbound) 

T 5 s [A] 22 m 6 s [A] 29 m 7 s [A] 17 m 

R 15 s [B] 22 m 22 s [C] 40 m 22 s [C] 48 m 

Friend St 
(Northbound) 

L 10 s [A] 18 m 9 s [A] 42 m 9 s [A] 58 m 

R 19 s [B] 18 m 19 s [B] 42 m 19 s [B] 58 m 

Stony Rise Rd 
(Eastbound) 

L 6 s [A] 5 m 7 s [A] 9 m 7 s [A] 13 m 

T 15 s [B] 64 m 24 s [C] 91 m 31 s [C] 61 m 

Intersection 12 s [B] - 15 s [B] 91 m 16 s [B] - 

The signalised Option 2 layout provides improved performance over Option 1 due to the increased capacity for 
vehicles exiting Friend Street, and reduction in overall cycle time. Queuing is contained to the relevant turn lanes. 
The footprint of the intersection is, however, significantly larger due to additional lanes required on Friend Street 
and on Stony Rise Road. 
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3.4 Scenario 4 
3.4.1 Traffic volumes 
This scenario represents the performance of the existing intersection, and the proposed signalisation, under 10-
year forecast background traffic growth (to 2031) with the approved residential subdivision at 126-136 Stony Rise 
Road and the proposed supermarket development. Note that the existing (give-way) layout has not been modelled 
for Scenario 4. 

Input traffic volumes are provided in Figure 14, Figure 15 and Figure 16. 

 
Figure 14 Traffic volumes – Scenario 4 – Weekday AM peak hour 

 
Figure 15 Traffic volumes – Scenario 4 – Weekday PM peak hour 
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Figure 16 Traffic volumes – Scenario 4 – Saturday Midday peak hour 

 

3.4.2 Option 1 
The modelled intersection performance of the signalised Option 1 layout under Scenario 4 is summarised in 
Table 9. 

Table 9 SIDRA traffic modelling results – Scenario 4 – Option 1 layout 

Movement Weekday AM peak Weekday PM peak Saturday midday peak 

Delay [LOS] Queue Delay [LOS] Queue Delay [LOS] Queue 

Stony Rise Rd 
(Westbound) 

T 5 s [A] 32 m 7 s [A] 22 m 7 s [A] 22 m 

R 18 s [B] 29 m 27 s [C] 74 m 38 s [D] 74 m 

Friend St 
(Northbound) 

L 7 s [A] 13 m 9 s [A] 46 m 7 s [A] 46 m 

R 29 s [C] 40 m 31 s [C] 82 m 32 s [C] 82 m 

Stony Rise Rd 
(Eastbound) 

L 8 s [A] 9 m 9 s [A] 25 m 9 s [A] 25 m 

T 15 s [B] 83 m 3.1 s [C] 65 m 24 s [C] 65 m 

Intersection 14 s [B] - 19 s [B] - 20 s [B] - 

Proposed signalisation would operate at a satisfactory level of service with the traffic loads from the approved 
developments for the weekday periods and the Saturday peak. Queue lengths generally can be accommodated 
within the relevant lanes, with the exception of the right turn lane on Stony Rise Road which would experience 
some overflow during the Saturday Midday peak hour, impacting the adjacent through lane. 

It is noted that queue lengths on Stony Rise travelling eastbound develop during the weekday PM peak hour. 
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3.4.3 Option 2 
The modelled intersection performance of the signalised Option 2 layout under Scenario 4 is summarised in 
Table 10. 

Table 10 SIDRA traffic modelling results – Scenario 4 – Option 2 layout 

Movement Weekday AM peak Weekday PM peak Saturday midday peak 

Delay [LOS] Queue Delay [LOS] Queue Delay [LOS] Queue 

Stony Rise Rd 
(Westbound) 

T 5 s [A] 30 m 7 s [A] 38 m 7 s [A] 20 m 

R 17 s [B] 27 m 25 s [C] 46 m 22 s [C] 48 m 

Friend St 
(Northbound) 

L 11 s [B] 22 m 11 s [B] 53 m 13 s [B] 77 m 

R 22 s [C] 23 m 22 s [C] 53 m 22 s [C] 77 m 

Stony Rise Rd 
(Eastbound) 

L 7 s [A] 7 m 7 s [A] 10 m 7 s [A] 13 m 

T 14 s [B] 80 m 24 s [C] 114 m 31 s [C] 71 m 

Intersection 12 s [B] - 16 s [B] - 17 s [B] - 

 

The signalised Option 2 layout provides improved performance over Option 1 due to the increased capacity for 
vehicles exiting Friend Street, and reduction in overall cycle time. Queuing is contained to the relevant turn lanes. 
The footprint of the intersection is, however, significantly larger due to additional lanes required on Friend Street 
and on Stony Rise Road. 
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3.5 Scenario 5 
3.5.1 Traffic volumes 
This scenario represents the performance of the existing intersection, and the proposed signalisation, under 10-
year forecast background traffic growth (to 2031) with the approved residential subdivision at 126-136 Stony Rise 
Road and the proposed supermarket development plus full development of other vacant commercial sites within 
the Devonport Homemakers Centre. Note that the existing (give-way) layout has not been modelled for Scenario 
5. 

Input traffic volumes are provided in Figure 17, Figure 18 and Figure 19. 

 
Figure 17 Traffic volumes – Scenario 5 – Weekday AM peak hour 

 
Figure 18 Traffic volumes – Scenario 5 – Weekday PM peak hour 
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Figure 19 Traffic volumes – Scenario 5 – Saturday Midday peak hour 

3.5.2 Option 1 
The modelled intersection performance of the signalised Option 1 layout under Scenario 5 is summarised in 
Table 11. 

Table 11 SIDRA traffic modelling results – Scenario 5 – Option 1 layout 

Movement Weekday AM peak Weekday PM peak Saturday midday peak 

Delay [LOS] Queue Delay [LOS] Queue Delay [LOS] Queue 

Stony Rise Rd 
(Westbound) 

T 6 s [A] 35 m 7 s [A] 44 m 12 s [B] 36 m 

R 22 s [C] 41 m 33 s [C] 68 m 157 s [F] 291 m 

Friend St 
(Northbound) 

L 8 s [A] 19 m 11 s [B] 53 m 8 s [A] 81 m 

R 29 s [C] 53 m 62 s [E] 134 m 30 s [C] 125 m 

Stony Rise Rd 
(Eastbound) 

L 8 s [A] 12 m 10 s [A] 26 m 9 s [A] 36 m 

T 19 s [B] 98 m 45 s [D] 181 m 30 s [C] 98 m 

Intersection 16 s [B] - 29 s [C] - 42 s [D] - 

The development of other vacant sites within the Devonport Homemakers Centre would cause the capacity of the 
Option 1 layout to be exceeded during the Saturday Midday peak hour, with right turns into and out of Friend 
Street operating at LOS F and extensive queuing. 
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3.5.3 Option 2 
The modelled intersection performance of the signalised Option 2 layout under Scenario 5 is summarised in 
Table 12. 

Table 12 SIDRA traffic modelling results – Scenario 5 – Option 2 layout 

Movement Weekday AM peak Weekday PM peak Saturday midday peak 

Delay [LOS] Queue Delay [LOS] Queue Delay [LOS] Queue 

Stony Rise Rd 
(Westbound) 

T 6 s [A] 32 m 7 s [A] 48 m 16 s [B] 49 m 

R 19 s [B] 37 m 31 s [C] 73 m 71 s [E] 193 m 

Friend St 
(Northbound) 

L 11 s [B] 30 m 18 s [B] 98 m 11 s [B] 131 m 

R 22 s [C] 32 m 33 s [C] 98 m 32 s [C] 139 m 

Stony Rise Rd 
(Eastbound) 

L 7 s [A] 9 m 7 s [A] 17 m 10 s [B] 39 m 

T 16 s [B] 88 m 34 s [C] 172 m 37 s [D] 130 m 

Intersection 14 s [B] - 23 s [C] - 30 s [C] - 

The signalised Option 2 layout provides sufficient capacity to accommodate the full development of the Devonport 
Homemakers Centre as well as background traffic growth on the Stony Rise Road corridor. The performance is 
improved over Option 1 due to the increased capacity for vehicles exiting Friend Street, and reduction in overall 
cycle time. 

Notwithstanding the satisfactory intersection performance, queuing within the site (along Friend Street) will be 
relatively high during the Saturday Midday peak hour, occasionally extending to the roundabout located upstream 
of the intersection. Similarly, queuing in the shared through-right lane on Stony Rise Road (westbound) will reach 
up to 260 metres, however there is sufficient space available before the roundabout at Middle Road to 
accommodate this queue. 



 

GHD | Tipalea Partners | 12559925 | Signalisation 19 
 

4. Conclusions 
The key findings of this assessment are as follows: 

– The existing, priority-controlled (give-way) intersection would reach capacity prior to completion of approved 
developments in the area including the (approved) Bunnings development at 5 Friend Street and the 
(approved) 76-lot residential subdivision at 126-136 Stony Rise Road. 

– The proposed Supermarket development at 5 Friend Street would generate significantly more traffic than the 
approved Bunnings development on the same site, further worsening intersection performance. 

– The Option 1 signalised layout for the intersection would have sufficient capacity to accommodate 
background traffic growth over 10 years, plus the proposed supermarket and approved residential 
subdivision. 

– Full build-out of the Devonport Homemakers Centre, which includes development of the other vacant, 
commercial lots in the area, would require a wider intersection footprint and additional westbound traffic lane 
on Stony Rise Road (Option 2) in order to maintain sufficient capacity and throughput. 
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Appendix L  
Proposal plans by Leffler Simes 
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