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6. AMENDMENT PLS43A-21/03 - S.40K REPORT ON 
REPRESENTATIONS  

Author:   Senior Strategic Planner (Lyndal Byrne)  

Qualified Person: Senior Strategic Planner (Lyndal Byrne)  

Property ID:  PLS43A-21/03         

 

REPORT SUMMARY 

 

Application No.: PLS43A-21/03 

Applicant: SJM Property Development 

Owner: Valhal Properties Tasmanian PTY LTD; Kar Blar Wah, Hser 
La Wee & Law Eh Paw, Sally Woolley & Phillip Marsh; and 
Glenorchy City Council 

Proposed 
Amendment: 

To include 263, 271 & 295 Main Road Austins Ferry in a 
General Residential Zone and apply a Specific Area Plan to 
the land, combined with a planning permit application for 
demolition of the existing dwelling and construction of 
forty-two (42) multiple dwellings at 271 & 400 Main Road, 
Austins Ferry 

Report Purpose: To consider the merits of representations received. 

the Commission under Section 40K of the Land Use 
Planning and Approvals Act 1993 

Representations 
Received: 

1 

Recommendation: Refer representations and amendment, with changes, to 
the Commission 
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REPORT IN DETAIL 

INTRODUCTION 

The draft amendment and planning permit PLS43A-21/03 were publicly notified from 
Monday 31 January 2022 until Tuesday 1 March 2022. 

The public notification involved advertisements in the Mercury on Saturday 29 January 
2022 and Wednesday 2 February 2022, a mailout of letters to all owners and occupiers 
of land adjoining the subject land and signs on the subject land. 

One representation was received during the exhibition period.  This report examines 
the merits of this representation. 

BACKGROUND 

The amendment seeks to: 

 Rezone 263, 271 and 295 Main Road, Austins Ferry from part Open Space 
and part Rural Living A Zone to a General Residential Zone.   

 Apply a Specific Area Plan to all rezoned land to minimise the likelihood 
for sensitive uses to conflict with, interfere with or constrain uses with the 
potential to cause emissions on adjacent land uses for industrial and 
commercial activity at Whitestone Drive.   

The land subject to the rezoning and SAP is shown in Figure 1 and 2 below 

 
Figure 1  aerial image of subject land  
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Figure 2  Proposed rezoning and extent of the SAP area 

The amendment is combined with a request for 42 multiple dwellings at 271 Main 
Road, Austins Ferry and also requires upgrades at the pump station at 400 Main Road, 
Austins ferry.  The application seeks approval for demolition of the existing dwelling 
on site and construction of 42 dwellings [17 single storey and 25 two - storey 
dwellings] at 271 Main Road, Austins Ferry.  The dwellings are a mix of 2 and 3 
bedrooms.  Each dwelling is provided with two (2) car parking spaces and fourteen 
(14) visitor spaces are also provided on site.  Each dwelling has a minimum of 60m2 of 
open space (see Figure 3 - unit layout). 

 

 
Figure 3  Unit layout 
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STATUTORY REQUIREMENTS 

Section 40K(2) of LUPAA requires a planning authority to provide a report to the 
Tasmanian Planning Commission (the Commission), comprising:  

(a) a copy of each representation made under section 40J in relation to the draft 
amendment before the end of the exhibition period in relation to the draft 
amendment, or, if no such representations were made before the end of the 
exhibition period, a statement to that effect; and 

(b) a copy of each representation, made under section 40J in relation to the draft 
amendment after the end of the exhibition period in relation to the draft 
amendment, that the planning authority, in its discretion, includes in the report; 
and 

(c) a statement of the planning authority's opinion as to the merit of each 
representation included under paragraph (a) or (b) in the report, including, in 
particular, as to  

i. whether the planning authority is of the opinion that the draft amendment 
ought to be modified to take into account the representation; and 

ii. the effect on the draft amendment, and the LPS to which it relates, as a 
whole, of implementing the recommendation; and 

(d) a statement as to whether it is satisfied that the draft amendment of an LPS 
meets the LPS criteria; and 

(e) any recommendations in relation to the draft amendment that the planning 
authority thinks fit. 

Where the planning scheme amendment request has been combined with a planning 
permit application, the Planning Authority must also provide to the Commission a 
report under S42 of LUPAA that indicates whether the representation justifies 

permit.   

DISCUSSION ON MERITS OF REPRESENTATIONS 

One representation was received during the public notification period.   

The issues raised in the representation are summarised below with officer comment 
on: the merits of each issue; the need for modification and the potential impacts on 
the amendment and the Local Provisions Schedule (LPS) as a whole, if a modification 
were 
decision on the planning permit. 
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The representation was received on behalf of the owners of 4, 6 & 8 Whitestone Drive, 
Granton (shown in Figure 4).   

 
Figure 4  Location of 4, 6 & 8 Whitestone Drive, Granton.   

These properties have various approvals and primarily operate with the following 

motor repairs and workshops). 

The r entirely opposed to the rezoning of 295 Main Road, Austins Ferry, 
but has a lesser concerns and minimal objection to any rezoning and multiple dwellings 

.  The elements of the representation are 
discussed below. 

The rezoning of 295 Main Road will facilitate an intensification of ongoing land 
use conflict between these properties which has included two appeals against 
use and development of 6 and 8 Whitestone Drive since 2018.   

It is acknowledged that there have been numerous complaints received about 

the majority of cases, the representor has been compliant with the conditions 
of their planning permit.   

The proposed rezoning and SAP will not change the current situation, however, 
should new residential development be proposed at 295 Main Road, the noise 
mitigation measures under the SAP, which are additional to the existing 
requirements of the scheme, will be triggered and any future dwelling will need 
to be located and designed to attenuate noise.  Therefore, the application of the 
SAP to 295 Main Road is likely to reduce conflict between these sites. 

As discussed in detail later in this report (against the specific issue raised) it is 
also recommended that a 10m buffer on 295 Main Road be required, not as an 
Open Space Zone, but as a boundary setback.   
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It is considered that this element of the representation does not have adequate 
merit to warrant the removal of 295 Main Road from the amendment but does 
warrant modification to the Draft SAP to require dwellings and private open 
spaces to be setback 10m from the northern boundary of the land.   

Rezoning the land will create land use conflict that is inconsistent with the 
Southern Tasmania Regional Land Use Strategy 2010-2035 (STRLUS) and the 
protection and location of industrial land.  

The representor identified a number of STRLUS policy positions on regional-level 
planning for industrial land, and the following key reasons why their land must 
be appropriately separated from residentially zoned land:  

 Currently only 1 dwelling/lot is allowed at 295 Main Road, if rezoned 
theoretically 35 multiple dwellings could be approved.  This would 
significantly increase potential for complaints and likely force out existing 
businesses. 

 Heavy vehicles and machinery do not mix with local residential traffic. 

 Industrial land needs sufficient area / building stock to be able to network 
and connect with local suppliers; the rezoning will reduce the area 
available for businesses to operate. 

 The constraints imposed by the proximity of residential land will reduce 
viability and potential for Whitestone Drive to grow and intensify as an 
Industrial precinct and fails to plan for existing industrial land.  

These STRLUS principles are relevant to the protection and development of 
industrial land precincts at the regional rather than local level.  While the 
economic value of the land at Whitestone Drive is important to the City and 
existing business on the site should be protected, it is considered that this 
precinct is unlikely to significantly grow and intensify as an industrial precinct in 
the future to warrant the same level of protection regional industrial precincts 
under STRLUS should be given.   

vehicle access to Brooker Highway via residential streets.  Increased residential 
development in Granton (once the Future Urban Zone land is released) will lead 
to further issues for north bound traffic along Main Road.  However, this local 
residential growth (Whitestone Point and Granton) is more likely to generate a 
local demand for trade supplies and service industry.  In turn, such uses will 
generally have a lesser reliance on heavy vehicle movements than some of the 
existing uses.   
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Where such a shift occurs, industrial/residential interfaces can be more 
appropriately managed through design, landscaping and noise attenuating 
fences or walls rather than significant separation distances between uses that 
the STRLUS recommends are provided to regional scale industrial activity and 
those existing industrial precincts which are predicted to see significant internal 
growth and expansion. 

It is considered that Whitestone Drive is unlikely to experience significant 
growth in the future and is more likely to become a more localised 
commercial/industrial area.  It is therefore considered that the STRLUS industrial 
policy statements are not relevant to the Whitestone Drive area and 

A Zone (to reflect the STRLUS industrial buffer policies) is not warranted.  It is 
considered that the interface between these uses is more appropriately 
managed by layout, design and building techniques to attenuate noise.   

It is considered that this element of the representation does not have adequate 
merit to warrant the removal of 295 Main Road from the amendment but does 
warrant modification to the Draft SAP to require dwellings and private open 
spaces to be setback 10m from the northern boundary of the land.   

Open Space Zone along 4 Whitestone Drive and 295 Main Road 

The representor is concerned that with the removal of the 10m wide Open Space 
Zone which runs along the boundary of the land to be rezoned (and in particular 
295 Main Road as no acoustic fence is required), the burden for avoiding land 
use conflict will fall completely on them.  (See Figure 5 for extent of the Open 
Space Zone over the land). 

With respect to the provision of an acoustic fence at 295 Main Road, while the 
SAP does not indicate the specific location and height of an acoustic fence on 
this land as the Acceptable Solution of the draft SAP standard, redevelopment 
of 295 Main Road will trigger the need to consider the construction of some form 
of contiguous mass barrier designed by an acoustic engineer under the 
Performance Criteria.   

The Open Space Zone strip has been present on these parcels since at least the 
Glenorchy Planning Scheme 1992.  It may have been created to function as a 
way of reducing conflict between industrial and residential land, however it is 
noted as there are no other areas in the city where a General Residential Zone 
and Light Industrial Zone are separated by an Open Space Zone (all other areas 
directly abut each other).   
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Figure 5   

However, while the retention of an Open Space Zone is not supported, 
maintaining a setback distance for sensitive uses from this boundary to reflect 
the current width of the strip for 295 Main Road could further reduce impacts.   

A setback distance of 10m would reflect the current situation on the land.  A 
setback should also apply to private open space of any future dwelling.  
However, garages, if constructed in the setback may be useful noise mitigation 
tools, and it is recommended that vehicle access, garages and carport be allowed 
within the setback.  This modification should be absolute, and no reduction of 
the setback through performance criteria is recommended.  This then reflects 
the current situation. 

It is considered that this aspect of the representation has merit and the draft 
controls have been changed to reflect this.  The modifications are shown as track 
changes in the draft SAP in Attachment 1. 

The changes to the draft SAP are localised and will not have any effect on the 
LPS as a whole.  The amendment is still considered to meet the LPS Criteria as 
required under Section 34 of LUPAA with this change.  The changes do not affect 
the assessment of the planning permit application. 

The representor also noted that an Open Space Zone strip of 35m in width on 
their land has significant development constraints.  This matter is not relevant 
to the amendment, however it may be appropriate to review the application of 
this Open Space Zone in this precinct when Council is in a position to review the 
development potential of 261 Main Road, Austins Ferry. 

The rezoning is likely to drive out industrial uses and is inconsistent with the 
Glenorchy Strategic Plan 2016-2025  Open for Business goal which promotes 
investment and jobs 

Applying a SAP that requires new residential development moving onto the land 
to be designed to mitigate noise impacts aims to protect the existing operations 
in Whitestone Drive.  This is consistent with the Strategic Plan goals.  
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Further modifications to the SAP, to include a 10m setback from the northern 
boundary of 295 Main Road for dwellings and private open space areas are also 
recommended.   

The amendment seeks to balance the opportunity for housing on serviced land 
within the Urban Growth Boundary with the needs to minimise potential for 
noise complaints against existing uses by implementing an additional control to 
attenuate noise.   

It is considered that this element of the representation does not have adequate 
merit to warrant the removal of 295 Main Road from the amendment. 

The proposal is inconsistent with the Glenorchy Interim Land Use Planning 
Strategy 2010  

The representor argues that: 

 the rezoning is inconsistent with a strategy that promotes amenity for 
residential uses and the reduction of land use conflicts.   

 

remaining land needs to be protected and the rezoning will erode its 
viability as an industrial estate, and there are no options to relocate. 

 there is no demonstrated urgent need for more housing (based on the 
Strategy predictors of available residential land); but there is limited 
industrial land. 

The Glenorchy Interim Land Use Planning Strategy 2010 (the Strategy) was 
undertaken to review the Glenorchy Planning Scheme 1992 and develop a new 
scheme.  However subsequent planning reform meant that many of the 
principles of the Strategy were either included in the STRLUS or have not been 
investigated as to how they would apply on the ground due to the development 
of the State Planning Provisions.   

While the policy positions in the Strategy around minimising conflict and eroding 
industrial estates are valid and need to be adhered to, the sustainable use of 
land means that land use conflicts cannot simply be managed by separating uses 
by using zones to prevent development - particularly inappropriate zone choices 
that effectively sterilise the use of the land (such as application of an Open Space 
Zone or a Rural Living A Zone within the Urban Growth Boundary).  Other 
techniques such as layout, design and landscaping provision have to be 
considered.  These controls can achieve appropriate design outcomes that 
reduce land use conflict.  It is considered that application of such techniques 
(which include those proposed in the SAP) to mitigate conflict would be 
consistent with the Strategy.   
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It is also considered that the housing predictors under the Strategy are no longer 
relevant given the initial work undertaken for the development of Metroplan (as 
part of the Hobart City Deal).  As the Strategy is out of date in respect to housing 
demand requirements, and as Whitestone Drive is unlikely to grow beyond a 
local industrial/commercial centre in the future, the provisions of the draft SAP 
(including the recommended 10m setback) will reduce land use conflict if 295 
Main Road is rezoned.  It is therefore considered that the amendment is not 
inconsistent with the policy positions in the Strategy. 

It is considered that this element of the representation does not have adequate 
merit to warrant the removal of 295 Main Road from the amendment but does 
support the modification to the Draft SAP to require dwellings and private open 
spaces to be setback 10m from the northern boundary of the land. 

The rezoning of 295 Main Road is inconsistent with the Schedule 1 objectives 
of fair, orderly, and sustainable planning under LUPAA as it will lead to land 
use conflict 

As discussed above, sustainable planning means that it is inappropriate to 
effectively sterilise the use of large portions of land when design and layout 
techniques can be implemented to essentially achieve the same outcome. 
Further, leaving a large portion of serviceable land within a Rural Living A Zone 
that is designed to be applied outside the Urban Growth Boundary is not orderly 
or sustainable land management.  

It is considered that this element of the representation does not have adequate 
merit to warrant the removal of 295 Main Road from the amendment.   

The rezoning is inconsistent with the Section 8A Guidelines for Zone and Code 
Application as a General Residential Zone should not be applied to an area 
subject to impediments (such as noise) and conversely Light Industrial Zones 
should only be applied to land where there are minimal off-site impacts. 

The representor notes that as the Tarkarri Engineering acoustic assessment 
identifies noise impacts, and that these will be managed through an acoustic 
wall/fence at 271 & 263 Main Road, but the 7m high wall recommended in the 
Tarkarri report for 295 Main Road is not included in the SAP.  The representor 

inconsistent with the Section 8A Guidelines for Zone and Code Application.   

While the SAP does not specify the height or location of an acoustic wall/fence 
for 295 main Road, an assessment of the design of any new development will 
need to consider the provision of some form of sound barrier.  The SAP is 
designed to mitigate such impediments.   
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The representor also argues that even with an acoustic wall, second storey 
development will not be protected, and the wall will not mitigate other off-site 
impacts such as dust, lights, visual impacts, and odours.   

Off-site noise impacts are proposed to be managed through the SAP, noting that 
second level balconies or decks are required be located on the southern or 
western side of a dwelling.   

The SAP will also apply in addition to the provisions of C9.0 Attenuation Code 
which further manages emissions including odour and particulates, and the 
amenity provisions of a Light Industrial Zone (which apply to residential land, 
including land within a Rural Living Zone, within 50m of a Light Industrial Zone). 

It is also noted that there are many areas under the Glenorchy Local Provisions 
Schedule (Glenorchy LPS) where land in a Light Industrial Zone and a General 
Residential / Inner Residential Zone directly abut each other.  The Tasmanian 
Planning Commission did not question the application of these zoning choices 
during its assessment of the Glenorchy LPS.  It is therefore considered that the 
application of a General Residential Zone to the land is not inconsistent with the 
S8A Guidelines.   

It is considered that this element of the representation does not have adequate 
merit to warrant the removal of 295 Main Road from the amendment.   

No objections to rezoning and SAP on 271 and 263 Main Road provided: 

Full plans of the proposed acoustic fence/wall to be located on 263 and 271 
and its precise location are to be provided. 

Condition 3 of the planning permit requires the alignment of the fence to be 
shown on the building plans.  The plans to be endorsed as part of the planning 
permit (if granted) also indicate the height of the fence.  Condition 22 requires 
a Noise Verification Report to demonstrate and certify that the acoustic fence 
provides a contiguous mass barrier with a sound transmission loss of 20 dB or 
more at frequencies from the 125 Hz 1/1-octave band and above.   

precise location of the fence and its construction. 

No changes to the amendment or the planning permit are recommended in 
respect to this matter. 
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The acoustic wall is to be constructed in full prior to the occupation of any of 
the approved 42 multiple dwellings 

Condition 22 requires a Noise Verification Report to demonstrate and certify 
that the acoustic fence meets the specified noise attenuation requirement, and 
this must be done within 4 weeks of occupancy to ensure it is satisfactory, or to 
identify further mitigation requirements. 

However, an additional condition to require the fence to be constructed prior to 
occupancy of any of the units in Stage 2 is recommended.  This will clarify the 
requirement.  (Refer to Attachment 2 for a track change version of the planning 
permit).  While the representor has asked for the fence to be constructed prior 
to any of the units being occupied, only units in stage 2 are within the 
attenuation area  see Figures 6 and 7 below. 

The applicant supports the additional condition.  

Figure 6  the 55dB(A) contour across the proposed development at 271 Main Road. 
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Figure 7  staging plan of proposed development at 271 Main Road. 

As the modification relates to the planning permit, there is no impact on the 
Local Provisions Schedule (LPS) as a whole, nor does the change impact on the 

LUPAA. 

A Part 5 Agreement is to be placed on both 263 and 271 Main Road that sets 
out: 

a) the ongoing retention, management, and maintenance of the acoustic 
wall 

b) the acoustic construction requirements for dwellings, and in particular 
any second storeys to any proposed or future dwelling that will not be 
protected by the proposed acoustic fence. 

The representor has requested that a Part 5 Agreement (under ss70-80A of 
LUPAA) be registered on the certificate of title of all lots to notify new owners of 
their obligations to maintain and manage the acoustic fence.  

Part 5 Agreements may give some certainty to the maintenance regime 
particularly when there is a change of ownership for each dwelling.  The 

 
Part 5 Agreement appears on the title (parent title for strata divided lots) it is 

this instance for future second story additions to existing dwellings. 
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However, officers are concerned that assertions/development controls for 
future development may not be appropriate under a Part 5 Agreement, and that 
seeking the outcomes for maintenance of the fence, or need for noise 
attenuation for second storey additions, under a Part 5 agreement may not 
cause finality to the development proposed - as conditions should.   

While the context of the issue raised is considered to have merit, it considered 
that the approach to address it should be via the planning controls and 
additional permit conditions.  It is also noted that permit conditions are more 
appropriate for compliance action, as once the permit is substantially acted on, 
it runs with the land indefinitely (or until superseded by a new permit for use 
and development). 

It is recommended that an additional planning permit condition be included to 
clarify that the acoustic fence is maintained and managed at the required 
attenuation standard for the life of the approved use (ie multiple dwellings).  The 
applicant supports the additional condition.  Additional condition 5 is shown in 
Attachment 2. 

It is also recommended 
the objective of GLE-13.6.1 and from the standards relating to second storeys. 
This will enable additions/alterations that create a second storey component to 
an existing dwelling to be assessed and appropriate noise mitigation measures 
applied.   

The changes to the draft SAP are localised and will not have any effect on the 
LPS as a whole.  The amendment is still considered to meet the LPS Criteria as 
required under Section 34 of LUPAA with this change.  The additional permit 

ability to meet the LPS Criteria, as required under Section 34 of LUPAA. 

The draft SAP is amended to delete any reference to 295 Main Road. 

As discussed above, it is recommended that 295 Main Road be rezoned to a 
General Residential Zone, and therefore it is necessary to apply the SAP to the 
land. 

No changes to the amendment are recommended in response to this matter. 

The Draft SAP is additional to any requirement in the Attenuation Code and 
does not substitute the C9.0 Code. 

SAPs are required to be drafted with references as to which zone or code 
standard the SAP standard replaces or is in addition to.  The draft SAP standard 
for development of sensitive uses is in addition to the development standards 
of C9.0 Attenuation Code, however the draft SAP standard for subdivision 
replaces the C9.0 Attenuation Code subdivision standard.   
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The representor raised concerns about the potential loss of application of other 
standards in C9.0 Attenuation Code, that is, the requirements of sensitive uses 
to be designed to mitigate impacts from other emissions such as dust and odour 
etc, as the SAP relates only to noise.   

It is considered that this matter has merit in respect to the subdivision provisions 
of the SAP, and they should also be in addition to the subdivision provisions of 
C9.0 Attenuation.  A minor modification to the SAP is recommended to achieve 
this (refer to Attachment 1). 

The changes to the draft SAP are localised and will not have any effect on the 
LPS as a whole.  The amendment is still considered to meet the LPS Criteria as 
required under Section 34 of LUPAA with this change.  The planning permit 
application is not impacted as it does not involve subdivision. 

Other recommended changes to the SAP 

During informal discussions with the owners of AWC Pty Ltd, it was noted that the 
performance criteria in draft standard GLE-13.6.1 P1, makes reference to the siting 
and location of outdoor spaces, but that this could be clearer in the introductory 
sentenc

of the SAP at Attachment 1). 

- of the SAP.  

These are minor modifications to the draft SAP and will not have any effect on the LPS 
as a whole.  The amendment is still considered to meet the LPS Criteria with this 
change. 

CONCLUSION 

Protecting economic areas and local business while also facilitating population 
increases and promoting housing affordability within our City, where urban land is 
scarce, means these matters have to be balanced to ensure the sustainable use of 
land.  It is not always appropriate to sterilise the use of land in order to manage land 
use conflicts.  Implementing design techniques and considering the layout of 
development are considered to be more effective tools, and therefore the request to 
exclude 295 Main Road, Austins Ferry from the amendment is not supported.  

However, it is considered that some elements of the representation do have merit and 
the following changes are recommended: 
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Amend the SAP to 

 Require a 10m setback for private open space areas and dwellings 
(excluding garages, carports and accesses) from the northern boundary of 
295 Main Road Austins Ferry. 

 Require the noise assessment for dwellings to include both internal and 
external noise environments.  

 provisions relating to 
second storeys in Draft GLE-13.6.1. 

 Require all standards to be in addition to other standards of the Glenorchy 
LPS. 

 Include the Glenorchy prefix to the provisions.   

Include the following two conditions in the permit: 

 The acoustic fence must be constructed prior to the occupancy of any of 
the units in Stage 2. 

 The acoustic fence must be maintained and managed as a contiguous mass 
barrier with a sound transmission loss of 20 dB or more at frequencies 
from the 125 Hz 1/1-octave band and above for the life of the use 
approved under this permit. 

The changes do not impact on the amendment meeting the LPS Criteria. 

THE PROCESS FROM HERE 

The representation and this report will be forwarded to the Commission.  The 
Commission may hold a public hearing prior to making a determination on the 
amendment.  

 

RECOMMENDATION 

That the representation and this GPA Report on PLS43A-21/03 be provided to the 
Tasmanian Planning Commission under S40K and S42 of the Land Use Planning and 
Approvals Act 1993. 

Attachments/Annexures 

1  PLS43A-21 03 Attach 1 - Draft SAP (Post-exhibtion modifications)  

2  PLS43A-21 03 Attach 2 - Draft Permit (Revised March 2022)  
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GLE-S13.0  263, 271 and 295 Main Road, Austins Ferry Specific Area Plan 

GLE-S13.1  Plan Purpose 

The purpose of the 263, 271 and 295 Main Road, Austins Ferry Specific Area Plan is: 

GLE-S13.1.1 To minimise the likelihood for sensitive use to conflict with, interfere with or 
constrain uses with potential to cause emissions within the adjacent land used for 
industrial and commercial activities at Whitestone Drive. 

GLE-S13.2 Application of this Plan 

GLE-S13.2.1 This specific area plan applies to the area of land designated as the 263, 271 and 295 
Main Road, Austins Ferry Specific Area Plan on the overlay maps and shown in Figure 
GLE-S13.1. 

GLE-S13.2.2 In the area of land this plan applies to, the provisions of the specific area plan are in 
addition, and/or substitution of, to the provisions of the General Residential Zone 
and C9.0 Attenuation Code. 

GLE-S13.3  Local Objectives 

This sub-clause is not used in this specific area plan. 

GLE-S13.4  Definition of Terms 

This sub-clause is not used in this Specific Area Plan 

GLE-S13.5  Use Standards 

This sub-clause is not used in this Specific Area Plan. 

GLE-S13.6 Development Standards 

GLE-S13.6.1 Development for Sensitive Use 
This sub-clause is in addition to General Residential Zone – Clause 8.4 Development Standards for 
Dwellings and C9.0 Attenuation Code - Clause C9.5 Use Standards. 

Objective: 

To ensure that a new sensitive use does not conflict with, interfere with or constrain uses with 
potential to cause emissions. 

Acceptable Solution Performance Criteria 

A1.1 

For new dwellings at 271 or 263 Main 
Road, Austins Ferry an acoustic fence 
constructed from a panel system that 
provides a contiguous mass barrier with 
a sound transmission loss of 20 dB or 
more at frequencies from the 125 Hz 

P1 

An assessment by a suitable qualified acoustics 
engineer must show that the occupants of buildings 
intended for residential uses are provided with a 
satisfactory noise environment both internally and 
externally, taking into account all of the following: 
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1/1-octave band and above must be 
constructed at the height and location 
shown in Figure GLE-S13.1  

A1.2 

For new dwellings at 295 Main Road, 
Austins Ferry there is no acceptable 
solution. 

(a) the nature of neighbouring noise sources and
potential noise sources;

(b) the distance to neighbouring noise sources;

(c) the particular shape, contours or slope of the
subject land, or of adjoining land;

(d) the construction of any contiguous mass barrier
with a sound transmission loss of 20 dB or more at
frequencies from the 125 Hz 1/1-octave band and
above on the site;

(e) the location of any existing buildings on the site
that may mitigate noise from neighbouring noise
sources;

(e) the type of building construction;

(f) the siting of habitable rooms;

(g) the siting of outdoor open spaces areas, decks or
balconies; and

(h) the ability for all habitable rooms in the area
shown in Figure GLE-S13.2 to meet AS2107:2016 –
Acoustics (Recommended Design Sound Levels and
Reverberation Times for Building Interiors)

A2 

No private open space or dwelling, 
excluding garages, carports or 
accessways, is located within 10m of 
the northern boundary of 295 Main 
Road Austins Ferry between points B 
and H shown in Figure GLE-S13.1. 

P2 

No performance criterion. 

A2A2 

For new dwellings of two or more 
storeys located in the area shown in 
Figure GLE-S13.2, an assessment by a 
suitably qualified acoustic engineer is 
required to demonstrate all habitable 
rooms are designed to meet 
AS2107:2016 –Acoustics 
(Recommended Design Sound Levels 
and Reverberation Times for Building 
Interiors). 

P2P3 

An assessment by a suitably qualified acoustics 
engineer must show that the occupants of buildings 
intended for residential uses are provided with a 
satisfactory noise environment, taking into account 
all of the following: 

(a) the nature of neighbouring noise sources;

(b) the distance to neighbouring noise sources;

(c) the particular shape, contours or slope of the
subject land, or of adjoining land;

(d) the type of building construction; and

(e) the siting of habitable rooms.

A3A4 

Second storey and above deck and 
balcony spaces of new dwelling located 
in the area shown in Figure GLE-S13.2 

P3P4 

An assessment by a suitable qualified acoustics 
engineer must show that the occupants of buildings 
intended for residential uses are provided with a 
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are to be located on the southern or 
western side of the dwelling. 

satisfactory noise environment, taking into account 
all of the following: 

(a) the nature of neighbouring noise sources;

(b) the distance to neighbouring noise sources;

(c) the particular shape, contours or slope of the
subject land, or of adjoining land;

(d) the type of building construction, and

(e) the layout of the dwelling.

GLE-S13.7.1 Development Standards for Subdivision 

This sub-clause is in addition to General Residential Zone – Clause 8.6 Development Standards 
for Subdivision and in substitution of C9.0 Attenuation Code – Clause 9.6 Development 
Standards for Subdivision. 

Objective: 

To provide for subdivision so that a lot intended for a sensitive use: 

(a) Is located to avoid an activity with potential to cause emissions and enable appropriate
levels of amenity; and

(b) Does not conflict with, interfere with or constrain an existing activity with potential to cause
emissions.

Acceptable Solution Performance Criteria 

A1  

Each lot, or a lot proposed lot must: 

(a) be for the creation of separate lots
for existing buildings;

(b) be for the creation of a lot where a
building for a sensitive use can be
located entirely outside the
attenuation area shown in Figure
GLE-S13.2; or

(c) not be for the creation of a lot
intended for a sensitive use

P1 

Each lot, or a lot proposed in a plan of subdivision 
must be designed to mitigate potential for a 
sensitive use to be impacted by emissions, having 
regard to: 

(a) an assessment by a suitably qualified acoustics
engineer demonstrating that a future sensitive
use can achieve a satisfactory noise
environment;

(b) the shape, contours or slope of the subject
land or adjoining land; and

(c) any built form located between the new lot
and the Light Industrial Zone or Commercial
Zone boundary.
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Figure GLE-S13.1 
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Figure GLE-S13.2 



GLENORCHY PLANNING AUTHORITY 

P L A N N I N G  P E R M I T

TASMANIAN PLANNING SCHEME - GLENORCHY 

Application No: PLS43A-21/03 

Applicant: SJM Property Development

Proposed 
Use/development: 

Demolition of existing dwelling and construction of 42 Multiple 
Dwellings 

Address: 271 Main Road and 400 Main Road Austins Ferry 

This permit allows the use/development of the land, subject to the conditions set out below. 

This permit will lapse if the use/development is not substantially commenced within 2 years 
of the permit date, unless the Planning Authority has granted an extension of the permit. 

Please Note: This is NOT a Building Permit. 

THIS PERMIT IS NOT EFFECTIVE UNLESS AND UNTIL APPROVED BY THE TASMANIAN 
PLANNING COMMISSION. 

CONDITIONS 

Planning 

1. Use and development shall be substantially in accordance with planning permit
application No PLS43A-21/03 and Drawing submitted on 5 August 2021 (1 page) 16
November 2021 (121 pages) and 22 December 21 (15 pages) except as otherwise
required by this permit.

2. Any conditions and/or advice as determined by TasWater and set out in the attached
Submission to Planning Authority Notice, reference No TWDA 2021/01418-GCC, dated
26 November 2021, form part of this permit.

3. The acoustic fence at the corner of the rear boundary and the north eastern side
boundary of 271 Main Road must be aligned to reflect the location identified in Figure
6-5 of the Tarkarri Engineering Technical Memo January 2022, to the satisfaction of the
Senior Statutory Planner.  The realignment must be shown on the building plans.

4. The acoustic fence must be constructed prior to the occupancy of any of the units in
Stage 2. 



3.5. The acoustic fence must be maintained and managed as a contiguous mass barrier with 
a sound transmission loss of 20 dB or more at frequencies from the 125 Hz 1/1-octave 
band and above for the life of the use approved under this permit. 

4.6. The second storey balconies and decks on the northern and eastern elevations of Units 
17, 18 and 19 must be deleted to the satisfaction of the Senior Statutory Planner.  The 
modification must be shown on the building plans. 

5.7. A permanently fixed privacy screen to 1.7m in height above the finished floor level must 
be provided: 

(a) along the northern elevation of the deck to Unit 14; and  

(b) for the northern elevation dining room windows of Unit 39 and 40,   

to the satisfaction of the Senior Statutory Planner.  The modification must be shown on the 
building plans. 

6.8. A vegetation screen along the northern boundary of the waste storage area and outside 
of the private open space area of Unit 42 must be provided to reduce impacts from the 
bin storage area to the satisfaction of the Senior Statutory Planner.   

The screening must not be a declared or environmental weed (refer to 
https://dpipwe.tas.gov.au/invasive-species/weeds) and must be planted at a minimum 
height of 2.0 m prior to occupancy of unit 42.  The screening must be shown on the 
building plans.   

Engineering 

7.9. Prior to the issuing of a Building Approval or the commencement of works on site for 
each stage, including demolition (whichever occurs first), submit a Soil and Water 
Management Plan detailing proposed sediment and erosion control measures to the 
satisfaction of Council's Development Engineer.  

The approved control measures must be installed prior to any disturbance of soil or 
construction activity such as concrete cutting, demolition and must be regularly 
inspected and maintained during the construction and demolition period to prevent soil 
and other materials entering the local stormwater system, roadways or adjoining 
properties.  

The approved control measures must remain in place until such time as all construction 
activity likely to generate sediment has been completed or all disturbed areas have 
been stabilised using vegetation and/or restored or sealed to the satisfaction of the 
Council.  

The approved Soil and Water Management Plan (SWMP) forms part of this permit and 
must be complied with.  



Advice: For further information please refer to the Soil and Water Management Fact 
Sheets published by the Department of Primary Industries, Parks, Waters and 
Environment. These are available from Council or online at 
www.derwentestuary.org.au. 

8.10. The loading and unloading of goods, including building materials and equipment, from 
vehicles must only be carried out on the land.  

9.11. No civil works related to or associated with the use or development approved by this 
permit are to occur on or external to the site unless these works are in accordance with 
engineering drawings that have been approved by Council’s Development Engineer.  

Changes to the design and/or location of civil works will require the submission of 
amended engineering drawings prepared by a licensed civil engineer for approval by 
Council’s Engineer. 

10.12.Provide written certification from a licensed civil engineer certifying that all civil works 
have been completed in accordance with the engineering drawings approved by 
Council’s Development Engineer and to the applicable Australian Standards prior to the 
commencement of the use or within 20 days of completion of the works whichever occurs 
sooner. 

11.13. Arrange a compliance inspection with Council of the civil works that have been 
approved by Council’s Development Engineer prior to the commencement of the use or 
within 20 days of completion of the works whichever occurs sooner. Note that a 
minimum of five (5) business days’ notice must be given to Council for a compliance 
inspection. 

12.14. The design and construction of the parking, access and turning areas must 
generally comply with the Australian Standard, Parking facilities, Part 1:  Off-Street Car 
parking, AS 2890.1 – 2004, to the satisfaction of the Council’s Development Engineer.  

Drawings showing the driveway details must be in accordance with the Australian 
Standard and submitted with the Building Application for approval by Council’s 
Development Engineer prior to the commencement of works on site.  

The proposed driveway and parking must comply with the following-: 

(a) Be constructed to a sealed finish and the finished gradient must not exceed the 
maximum gradient of 20%. 

(b) A total of ninety-eight (98) clearly marked car parking spaces must be provided. 
Each dwelling must be provided with 2 car parking spaces. 

(c) Of the proposed number of car parking spaces, fourteen (14) visitor parking 
spaces must be provided, clearly line-marked and always kept available for these 
purposes. 

(d) Vertical alignment must include transition curves (or straight sections) at all grade 
changes greater than 12.5%.  



(e) A 1-metre-wide pedestrian path must be provided, signed and line-marked at 
points of crossing. 

(f) All runoff from paved and driveway areas must be discharged into Council’s 
stormwater system.  

(g) The gradient of any parking areas must not exceed 5% and 

(h) Minimum carriageway width is to be no less than 5.5 metres.  

To comply with the above requirements, the developer must submit engineering 
drawings demonstrating compliance with the requirements to the satisfaction of 
Council’s Development Engineer prior to the issuing of the Building Permit.  

All works required by this condition must be installed prior to the occupancy of the 
dwellings for each stage. 

13.15. A 6m wide vehicle crossing must be constructed in accordance with the 
Tasmanian standard drawing TSD-R09-v3, TSD-R11-v3 and TSD-R14-v3 between the 
kerb and the property boundary and completed to the satisfaction of Council’s 
Development Engineer prior to the occupancy.  

The detail design must be submitted and approved prior to the issuing of a Building 
Permit Approval.  

14.16. Barriers compliant with the Australian Standard AS 1170.1 must be installed to 
prevent vehicles running off the edge of a carriageway, raised platform or deck where 
the drop from the edge of the trafficable area to a lower level is 600mm or greater, and 
wheel stops must be installed for drops between 150mm and 600mm. 

Barriers must not limit the width of the driveway access or parking and turning areas 
approved under the permit. All works required by this condition must be installed prior 
to the occupancy of the dwelling(s).  

15.17. Upon approval of the WSUD and OSD Maintenance Scheme, and in association 
with a Building Permit Application, the applicant shall enter into a registered agreement 
with Council, at the sole expense of the applicant, pursuant to Part 5 of the Land Use 
Planning and Approvals Act 1993, for the area which is subject to this permit.  

The Owner and all successors in title must advise any subsequent successor in title of 
the existence of the Agreement and its terms and conditions. The Part 5 agreement shall 
require the Owner and all successors in title to covenant and agree with Council the 
following:  

(a) All works outlined in the WSUD and OSD Maintenance Scheme submitted by the 
applicant and approved by Council, including the maintenance method and 
frequency for individual WSUD and OSD elements, must be implemented and 
managed by the Owner and all successors in title at their sole expense. 



(b) The Owner must keep the maintenance records in an accessible form (either 
printed or electronic) for five years from the date of the work was carried out to 
prove that the maintenance of each WSUD and OSD element has been conducted 
in accordance with the WSUD and OSD Maintenance Scheme. 

(c) Repair and replace all the WSUD and OSD elements at the sole expense of the 
Owner and all successors in title so that the WSUD and OSD functions (stormwater 
quality and quantity control) in a safe and efficient manner.  

(d) Permit the Council from time to time and upon giving reasonable notice (but in 
the case of an emergency, at any time and without notice) to enter and inspect 
the WSUD and OSD elements for compliance with the requirements of this 
agreement. 

(e) Comply with the terms of any written notice issued by the Council in respect of 
the requirements of this agreement within the time stated in the notice. 

Waste Services 

16.18. The design for each of the three bin enclosures must comply with the following: 

(a) must be built on a flat surface with a concrete base/pad and surround of a brick 
or painted block enclosure or similar;  

(b) have concrete at the entrance to the bin enclosures;   

(c) each enclosure must suit 14 X 240L wheelie bins of size 1100 height x 600mm wide 
x 800mm deep and must allow for 300mm space in between each bin;  

(d) recommended minimum height of the enclosure is 1200mm and minimum 
recommended depth is 930mm; 

(e) the front of the enclosures must face the internal access driveway, and be left 
open to enable the bins to be removed, and returned in a safe and efficient 
manner;   

(f) there must be no lip on the concrete slab of the bin enclosures; and 

(g) all wheelie bins must be placed on the concrete pad in front of the bin enclosures 
for collection: 

17.19. Detailed drawings for the bin enclosures, if not shown on the building plans, must 
be submitted to Council’s Waste Services Co-ordinator prior to the commencement of 
works. 

18.20. Prior to occupancy, the bin enclosure must be constructed to the satisfaction of 
Council’s Waste Services Co-ordinator. 

Environmental Health 

19.21. Material and finishes identified in the Tarkarri Engineering Technical Memo – 8. 
Appendix, 13 January 2022 for Units 17, 18 and 19 must be used and identified on the 
building plans. 



20.22. A Noise Verification Report must be submitted to Council’s Senior Environmental 
Health Officer within: 

(a) four weeks of an occupancy permit being issued for any of the units in Stage 2 in 
respect to the acoustic fence, and 

(b) four weeks of the occupancy permit being issued for Units 17, 18 or 19. 

The report must assess the noise in the habitable rooms of the second storeys of Units 
17, 18 & 19 and the noise received within the acoustic boundary fence.  

The report must demonstrate and certify that: 

(a) the acoustic fence provides a contiguous mass barrier with a sound transmission 
loss of 20 dB or more at frequencies from the 125 Hz 1/1-octave band and above; 
and  

(b) second storey habitable room of Units 17, 18 and 19 meet AS2107:2016 –
Acoustics - (Recommended Design Sound Levels and Reverberation Times for 
Building Interiors). 

Should further noise mitigation measures be required to achieve the stated sound levels 
(as per Tarkarri Engineering technical Memo – Environmental Noise Assessment, 13 
January 2022) these measures must be installed within eight weeks of the date of the 
report.  

A further noise verification check must be undertaken and submitted to the satisfaction 
of Council’s Senior Environmental Health Officer. Noise mitigation treatments must be 
shown to be effective. 

 

Advice to Applicant: 

This advice does not form part of the permit but is provided for the information of the 
applicant. 

The designer must ensure that the needs of all providers including TasWater, TasGas, 
TasNetworks, and Telstra are catered for both in the design and construction of the works.  

Underground service providers should be contacted for line marking of their services and any 
requirements or conditions they may have prior to commencing any works on site. Phone 
1100, Dial Before You Dig or visit www.dialbeforeyoudig.com.au for information on the 
location of underground services and cables in relation to the proposed development prior to 
commencing any works on site.  

Prior to the commencement of any work within the road reservation by a private contractor, 
the contractor must obtain a Road Opening Permit from the Council’s Compliance Officer. 
This permit shall include items such as hours of work, road safety, reinstatement, soil and 
water management, etc. 



The Road Opening Permit Application Form is available via Council’s website 
https://www.gcc.tas.gov.au/wp-content/uploads/2021/03/Road-Opening-Permit-
Application-Form-1.pdf  

 

Waste Services: 

Waste Services to the proposed multiple dwelling development at 271 Main Road Austins 
Ferry would be Councils shared bin service, collected weekly.  The wheelie bins should be 
stored in three bin enclosures, one each for waste, recycling, and FOGO, within the property 
boundary and are not to be taken to individual units.    

A Deed of Release must be signed by the Developer and Council prior to Waste Service 
collection vehicles entering the site and commencing wheelie bins collections.  

 

TasNetworks 

Consideration should be given to the electrical infrastructure works that will be required to 
ensure a supply of electricity can be provided to each lot.  

To understand what these requirements may entail, it is recommended the proponent to 
contact TasNetworks Early Engagement team at early.engagement@tasnetworks.com.au at 
their earliest convenience. 

 

 

 

Lyndal Byrne 
Senior Strategic Planner 24/01/2022 


