
 

 

 

COUNCIL MEETING 
AGENDA 

 
 
 

NOTICE is hereby given that an Ordinary meeting of the Kingborough Council  

will be held in the Kingborough Civic Centre, 15 Channel Highway, Kingston on 

Monday, 7 April 2025 at 5.30pm 



 

 

Kingborough Councillors 2022 - 2026 
 

 

  

Mayor 
Councillor Paula Wriedt 

Deputy Mayor 
Councillor Clare Glade-Wright 

   
Councillor Aldo Antolli Councillor David Bain Councillor Gideon Cordover 

   
Councillor Kaspar Deane Councillor Flora Fox Councillor Amanda Midgley 

  
Councillor Mark Richardson Councillor Christian Street 

 
 

 



 

 

QUALIFIED PERSONS 
 
 
 
 
In accordance with Section 65 of the Local Government Act 1993, I confirm that the reports contained 
in Council Meeting Agenda No. 6 to be held on Monday, 7 April 2025 contain advice, information 
and recommendations given by a person who has the qualifications or experience necessary to give 
such advice, information or recommendations. 
 
 
 

 
   
Dave Stewart 
CHIEF EXECUTIVE OFFICER 
being the General Manager as appointed by the  
Kingborough Council pursuant to section 61 of the  
Local Government Act 1993 (TAS)  

 
 
Tuesday, 1 April 2025 
 



 

 

Table of Contents 
 

Item Page No. 
 

Open Session 
 
1 Audio Recording 1 

2 Acknowledgement of Traditional Custodians 1 

3 Attendees 1 

4 Apologies 1 

5 Confirmation of Minutes 1 

6 Workshops held since Last Council Meeting 1 

7 Declarations of Interest 2 

8 Transfer of Agenda Items 2 

9 Questions Without Notice from the Public 2 

10 Questions on Notice from the Public 2 

10.1 Kingborough Integrated Transport Strategy 2 

10.2 Blackmans Bay Water Quality 2 

11 Questions Without Notice from Councillors 4 

12 Questions on Notice from Councillors 4 

12.1 Van Morey Road, Margate 4 

13 Officers Reports to Planning Authority 6 

13.1 DA-2024-286 - Development Application for Residential Aged Care 
Facility (75 Rooms), Assisted Living Apartments (60), Hairdresser, 
Meeting Room, Cafe, Offices and Associated Works at 67 Village 
Drive, 41 Alfreds Garden, Kingston and Adjoining Village Drive 
Road Reserve 6 

14 Petitions still being Actioned 335 

15 Petitions Received in Last Period 335 

16 Officers Reports to Council 335 

16.1 Councillor Gifts and Benefits Policy 335 

16.2 Review of Unauthorised Vegetation Damage Signage Policy 355 

16.3 Appendices 367 

17 Notices of Motion 367 

17.1 FOGO Service 367 

17.2 Development Assessment Panels 367 

18 Confirmation of Items to be Dealt with in Closed Session 369 
  



 

 

Table of Contents 
 

Item Page No. 
 

Appendices 
 
A Chief Executive Officer's Activities 10 February 2025 to 28 March 2025 372 

B Infrastructure Works Report: January to March 2025 374 

C Audit Panel Minutes 21 February 2025 384 

 

 



 

 

GUIDELINES FOR PUBLIC QUESTIONS 
Section 31 of the Local Government (Meeting Procedures) Regulations 2015 

 

Questions from the public may either be submitted to the General Manager in writing or asked 
verbally at an Ordinary Council meeting.  Any question asked must only relate to the activities of 
Council [Section 31(2)(b)].   

This guideline is provided to assist the public with the requirements of Public Question Time as set 
out in the Local Government (Meeting Procedures) Regulations 2015 as well as determinations 
made by Council.  You are reminded that the public question forum is designed to accommodate 
questions only and neither the questions nor answers will be debated. 

Questions on Notice 

Written questions on notice must be received at least seven (7) days before an Ordinary Council 
meeting [Section 31(1)] and must be clearly headed ‘Question/s on Notice’.  The period of 7 days 
includes Saturdays, Sundays and statutory holidays but does not include the day on which notice is 
given or the day of the Ordinary Council meeting [Section 31(8)]. 

Questions Without Notice 

The Chairperson of an Ordinary Council meeting must ensure that, if required, at least 15 minutes 
is made available for public questions without notice [Section 31(3)].  A question without notice must 
not relate to any matter that is listed on the agenda for that meeting. 

A question by any member of the public and an answer to that question is not to be debated at the 
meeting [Section 31(4)].  If a response to a question cannot be provided at the meeting, the question 
will be taken on notice and will be included in the following Ordinary Council meeting agenda, or as 
soon as practicable, together with the response to that question.  

There is to be no discussion, preamble or embellishment of any question asked without notice, and 
the Chairperson may require that a member of the public immediately put the question. 

The Chairperson can determine whether a question without notice will not be accepted but must 
provide reasons for refusing to accept the said question [Section 31 (6)].  The Chairperson may 
require a question without notice to be put on notice and in writing. 

The Chairperson may rule a question inappropriate, and thus inadmissible if in his or her opinion it 
has already been asked, is unclear, irrelevant, offensive or relates to any matter which would 
normally be considered in Closed Session.  The Chairperson may require that a member of the 
public immediately put the question. 
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AGENDA of an Ordinary Meeting of Council 
Kingborough Civic Centre, 15 Channel Highway, Kingston 

Monday, 7 April 2025 at 5.30pm 

1 AUDIO RECORDING 

The Chairperson will declare the meeting open, welcome all in attendance and advise that Council 
meetings are recorded and made publicly available on its website.  In accordance with Council’s 
policy the Chairperson will request confirmation that the audio recording has commenced. 

2 ACKNOWLEDGEMENT OF TRADITIONAL CUSTODIANS 

The Chairperson will acknowledge the traditional custodians of this land, pay respects to elders past 
and present, and acknowledge today’s Tasmanian Aboriginal community.  

3 ATTENDEES 

Councillors: 
Mayor Councillor P Wriedt 
Deputy Mayor Councillor C Glade-Wright 
Councillor D Bain 
Councillor G Cordover 
Councillor K Deane 
Councillor F Fox 
Councillor A Midgley 
Councillor M Richardson 
Councillor C Street 

4 APOLOGIES 

Councillor A Antolli 

5 CONFIRMATION OF MINUTES 

RECOMMENDATION 
That the Minutes of the open session of the Council Meeting No. 5 held on 17 March 2025 be 
confirmed as a true record. 

6 WORKSHOPS HELD SINCE LAST COUNCIL MEETING 

Date Topic Detail 

24 March Operational Update An update was provided form Directors in 
relation to the status of projects, programs and 
activities associated with their respective 
departments. 
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7 DECLARATIONS OF INTEREST 

In accordance with Regulation 8 of the Local Government (Meeting Procedures) Regulations 2015 
and Council’s adopted Code of Conduct, the Mayor requests Councillors to indicate whether they 
have, or are likely to have, a pecuniary interest (any pecuniary benefits or pecuniary detriment) or 
conflict of interest in any item on the Agenda. 

8 TRANSFER OF AGENDA ITEMS 

Are there any items, which the meeting believes, should be transferred from this agenda to the 
closed agenda or from the closed agenda to the open agenda, in accordance with the procedures 
allowed under Section 15 of the Local Government (Meeting Procedures) Regulations 2015. 

9 QUESTIONS WITHOUT NOTICE FROM THE PUBLIC 

 

10 QUESTIONS ON NOTICE FROM THE PUBLIC 

Council has determined that questions on notice or questions taken on notice from a previous meeting should 
not contain lengthy preambles or embellishments and should consist of a question only.  To this end, Council 
reserves the right to edit questions for brevity so as to table the question only, with some context if need be, 
for clarity. 

10.1 Kingborough Integrated Transport Strategy 

Margaret and Bill Chestnut submitted the following question on notice: 

Will the maps on pages 32 and 37 of the above strategy be upgraded before it comes to Council for 
approval? The current maps for the shared path (between Margate and Howden Road) on the draft 
for community consultation were incomplete and taken from the Kingborough Cycling Strategy.  We 
were informed by a Council Officer that appropriate maps (from the Online Cycling Strategy Map) 
could be inserted in the document.  The incorrect maps show the shared path passing through 
Inverawe.  State Growth previously had a similar map but on 11 December 2024 we were assured 
that they will not use that route as it is impractical.  A State Growth Feasibility Study recommended 
a path on the Western side of the Highway, avoiding Inverawe.  Will the document be corrected 
before presentation to Council for approval?  

Officer’s Response: 

In the revised Draft Integrated Transport Strategy, which will come to Council for endorsement, the 
Cycling Strategy Network Map (page 31) has been replaced with the online version as advised. The 
map on page 37 has been omitted. 

Daniel Smee, Acting Director Engineering Services 

  

10.2 Blackmans Bay Water Quality 

Mrs Rosalie Maynard submitted the following question on notice: 

1. Apart from Council’s ongoing participation in the DEP’s summer water quality monitoring 
program, what strategies are Council considering for future options to ensure consistently good 
ongoing recreational water quality at this beach? 
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2. Given the main source of contamination is known to be from stormwater drains discharging on 
the beach (3 main highly visible outlets), what solutions is Council looking into other than 
regular testing and monitoring and tracking back to potential contamination points from the 
sewage network? 

3. Is Council committed to, or considering: 

(a) working with TasWater to re-route these stormwater drains off the beach, possibly to the 
Tinderbox Sewage Treatment Plant which should have increased capacity now that 
significant volumes of sewage treated at that plant will be going across the river to the 
Opossum Bay Area? 

(b) extending the current stormwater outfalls further off-shore to enable better mixing and 
dispersal in areas of the river with stronger currents and tidal flows? 

(c) alternative technologies to pre-treat existing stormwater prior to discharge directly on to 
the beach? 

(d) other options? 

Officer’s Response: 

1. Whilst Council has conducted internal investigations over several years and fixed a range of 
possible pollution sources, unfortunately, the south end of Blackmans Bay beach has been 
downgraded to poor because of the outcomes of the 2023-24 sampling program.  

The poor rating means that swimming is not advised in this location. Signage reflecting this 
has been erected at the site as required under the Recreational Water Quality Guidelines. This 
long-term rating is based on five years of sampling data with only 5 significant failed samples 
needed during that period for the water quality rating of a beach to be downgraded. 

Under Council’s Recreational Water Quality Management Strategy 2019 (The Strategy) 
Council commits to investigate the Blackmans Bay catchment, inform the community of water 
quality, empower the community to understand how they can prevent contamination, track and 
trace source contamination and work with external partners to rectify any infrastructure issues. 
Through the implementation of this Strategy, Council is actively undertaking this work.  

However, ensuring consistently good water quality at any beach is not achievable by local 
government authorities alone. Council is taking steps to improve how it manages factors within 
its control (such as stormwater infrastructure and education). However, the Derwent Estuary 
is a dynamic environment and factors outside Council’s control could also be acting on the 
water quality. The experiences of other water/stormwater utility operators show that the 
process of identifying contaminants in water can be complex, expensive and time consuming.   

Council will continue to invest resources into improving recreational water quality in 
accordance with the 2019 Strategy.  Equally important is that the community do their part to 
lessen the risk of blocked sewer systems that ultimately lead to ingress to the stormwater pipes 
or spills that flow directly to the beach. 

Prevention through education is a key management option under the Strategy. Council’s 
education initiatives include working with TasWater to share the ‘3 P’s rule’, promoting Councils 
‘only rain in the drain’ messaging, and talking to the community about water quality impacts. 

Council continues to actively work with stakeholders such as TasWater to address pollution 
sources when identified. This partnership has seen extensive resources committed to 
infrastructure upgrades within the catchment. 

Visual inspection, and ammonia testing of the stormwater network is continuing. This weekly 
sampling identifies potential sources of contamination in the stormwater network that may 
impact the marine environment and water quality trends in the area. 
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Council have engaged the specialised services of a marine water quality and ecology 
consultant to design a more robust and targeted investigation program.  The intent of the 
design of the investigation is to identify the source of contamination with a higher degree of 
certainty and to inform an assessment of potential mitigation options for consideration by 
Council.  The investigation design includes understanding the impact of stormwater quality on 
the southern end of the beach, how the three stormwater outlets and their associated 
catchments differ in contributing to poor water quality and how dispersion works in the southern 
end of bay. 

Council will need to consider the cost of implementing this program in the upcoming budget. 

2. The Strategy identifies the importance of achieving cleaner, lower contaminant levels in 
stormwater systems. Stormwater discharge is part of the issue driving poor water quality at the 
southern end of Blackmans Bay Beach, however, it has not yet been identified as the primary 
source of the water quality issues in Blackmans Bay. 

Council is working with a consultant as described above to design a robust catchment 
investigation.  

Council acknowledges that a significant investment in stormwater infrastructure may be 
identified as being required through any further investigation undertaken. Council needs to 
understand how and where stormwater or other pollution sources impact the site before we 
can consider any major infrastructure works to these outfalls. 

3. Council is open to considering all potential options you have outlined to address the water 
quality at the site. However, before dedicating considerable resources and capital budget to 
redirect or treat the stormwater at this site, we first need to understand in greater detail a range 
of variables including the impact of stormwater on the poor water quality results and how water 
moves within the bay to understand dispersal of contaminants.  Council will also need to 
consider and approve any significant capital cost associated with a recommended mitigation 
option as part of the annual budget setting process. 

Liz Quinn, Manager Environmental Services 

11 QUESTIONS WITHOUT NOTICE FROM COUNCILLORS 

 

12 QUESTIONS ON NOTICE FROM COUNCILLORS 

Council has determined that questions on notice or questions taken on notice from a previous meeting should 
not contain lengthy preambles or embellishments and should consist of a question only.  To this end, Council 
reserves the right to edit questions for brevity so as to table the question only, with some context if need be, 
for clarity. 

12.1 Van Morey Road, Margate 

Cr Antolli submitted the following question on notice: 

As a Margate-based Councillor, I have seen a crescendo of complaints over the past week about 
damage and severe rutting along the gravel section of Van Morey Road. Many residents have 
expressed a preference for sealing the road rather than costly and temporary re-gravelling, which 
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they feel is no longer effective and comes only after complaints. Could you please provide details on 
the council's plan to permanently seal Van Morey Road? 

Officer’s Response: 

Council has no plans in the foreseeable future to seal Van Morey Road.  In recent years there has 
been significant work undertaken on safety improvements to widen narrow sections, create passing 
bays, remove vegetation and improve sight lines.  

Council has over 255 km of unsealed roads, equating to 46% of the entire road network, and it is an 
understandable preference for residents living on these roads for them to be sealed.  The cost to 
seal a road (including the required reconstruction of the sub-base) is between $1,500 and $2,000 
per metre.  The sealing of any road requires a significant capital allocation and also creates an 
upgraded asset that impacts on depreciation costs.  As a result of these factors, Council’s capacity 
to seal new roads is extremely limited.  Whilst it is acknowledged that the cost of maintaining a sealed 
road is less than a gravel road, this is far outweighed by the upfront capital expenditure.  

In light of the above, there is a need to ensure that any sealing of new roads is done in a targeted 
and strategic manner.  Work is progressing on the development of a policy to assist with this process. 

Van Morey Road was impacted by heavy vehicle traffic associated with the recent bushfires in the 
Snug Tiers but has been re-graded in the last week to address resident concerns associated with its 
condition. 

Daniel Smee, Acting Director Engineering Services 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

OPEN SESSION ADJOURNS  
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PLANNING AUTHORITY IN SESSION 

13 OFFICERS REPORTS TO PLANNING AUTHORITY 

13.1 DA-2024-286 - DEVELOPMENT APPLICATION FOR RESIDENTIAL AGED CARE 
FACILITY (75 ROOMS), ASSISTED LIVING APARTMENTS (60), HAIRDRESSER, 
MEETING ROOM, CAFE, OFFICES AND ASSOCIATED WORKS AT 67 VILLAGE 
DRIVE, 41 ALFREDS GARDEN, KINGSTON AND ADJOINING VILLAGE DRIVE ROAD 
RESERVE 

File Number: DA-2024-286 
Author: Grace Paisley, Team Leader Statutory Planning 
Authoriser: Tasha Tyler-Moore, Manager Development Services  
 

Applicant: Christian Homes Tasmania Ltd 

Owner: Christian Homes Tasmania Ltd and Kamtone Pty Ltd 

Subject Site: 67 Village Drive, 41 Alfreds Garden, Kingston and adjoining Village 
Drive road reserve (CT 186856/1, 176916/502, CT 28981/9 and 
CT 27779/10) 

Proposal: Residential aged care facility (75 rooms), assisted living apartments 
(60), hairdresser, meeting room, cafe, offices and associated works 

Planning Scheme: Kingborough Interim Planning Scheme 2015 
Assessment is based on KIPS2015 and provisions of PD8 (which commenced 22 Feb 
2022) 

Zoning: 10.0 General Residential  
11.0 Inner Residential  
15.0 Urban Mixed Use 
17.0 Community Purpose Zone 
19.0 Open Space 

Codes: E1.0 Bushfire Prone Areas 
E2.0 Potentially Contaminated Land  
E6.0 Parking and Access 
E7.0 Stormwater Management 
E10.0 Biodiversity  
E11.0 Waterway and Coastal Protection  
E14.0 Scenic Landscapes  
E15.0 Inundation Prone Areas 
E24.0 Significant Trees 

Use Class/Category: Residential (Aged Care Facility and Retirement Village) 
Business and Professional Services (Offices) 
Community Meeting and Entertainment (Meeting room) 
Food Services (Café) 
General Retail and Hire (Hairdresser) 
Passive Recreation (use of Open Space Zone)  
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Discretions: Clause 10.3.1 - Non-Residential Use (P1) 
Clause 10.3.1 - Non-Residential Use (P4) 
Clause 15.3.1 – Non-Residential Use (P1) 
Clause 15.4.1 – Building Height (P1) 
Clause 15.4.1 – Building Height (P2)  
Clause 15.4.2 – Setback (P1)  
Clause 15.4.2 – Setback (P2) 
Clause 15.4.3 – Design (P1) 
Clause 15.4.4 – Passive Surveillance (P1) 
Clause 15.4.5 – Landscaping (P1) 
Clause 15.4.5 – Landscaping (P2) 
Clause 15.4.9 – Environmental Values (P1) 
Clause 17.3.5 – Discretionary Use (P1) 
Clause 17.4.8 – Environmental Values (P1) 
Clause 19.3.1 – Hours of Operation (P1) 
Clause 19.3.5 – Discretionary Use (P1) 
Clause 19.4.3 – Landscaping (P2) 
Clause 19.4.5 – Environmental Values (P1) 
Clause E1.5.1 - Vulnerable Uses (P1) 
Clause E6.6.1 – Number of Car Parking Spaces (P1) 
Clause E5.5.1 – Existing road accesses and junctions (P3) 
Clause E10.7.1 - Buildings and works (P1) 
Clause E14.7.2 - Appearance of buildings and works within scenic 
landscape areas (P2) 
Clause F1.4.1.1 Location of Use (P1) 
Clause F1.5.1.1 Location of development (P1) 

Public Notification: Public advertising was undertaken between 15 February 2025 and 28 
February 2025 in accordance with section 57 of the Land Use Planning 
and Approvals Act 1993 

Representations: 44 objecting (one of which received after the public notification period) 
2 supporting (one of which received after the public notification period) 

Recommendation: Approval, subject to conditions  
 

1. PROPOSAL 

1.1 Description of Proposal 

The application proposes the use and development of the land at 67 Village Drive, 
Kingston for ‘Pinnacle Village’. Pinnacle Village is proposed to contain a residential aged 
care facility, assisted living apartments, corporate hub (offices) and community hub (café, 
meeting room and hairdresser).   

Uses  

Use Details Hours of operation Staff numbers 

Residential 
Aged Care  

75 room aged care 
facility containing 
individual rooms with 
ensuites. 15 of which 

• Staff 24/7  
• Emergency 

ambulance bay 24/7 

• 24 staff in AM shift  
• 14 staff in PM shift  
• 6 staff in night shift.  
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Use Details Hours of operation Staff numbers 
are dedicated dementia 
ward beds.  

•  Visitation 
typically 10.00am – 
4.00pm 7 days a 
week.  

Some crossover occurs 
between staffing for 
handovers.  
Additional 9 staff on 
weekdays in various 
administrative and 
management roles in 
standard business 
hours.  

Assisted 
Living 
Apartments  

60 Assisted Living 
Apartments consisting 
of 54 x 2-bedroom and 6 
x 1-bedroom. 

9.00am – 5.00pm for 
staff 7 days a week.  

6 staff 

Offices  Administration offices 
for the facility totalling 
328sqm.  
Corporate office for 
Christian Homes 
Tasmania totalling 
56sqm.   

9.00am – 5.00pm 
Monday to Friday.  

18 staff  
(car parking is 
calculated off of floor 
area for officers that are 
not directly associated 
and subservient 
irrespective of staff 
numbers) 

Café  221sqm café (150sqm 
indoor + 71sqm outdoor 
dining terrace). 

10.00am – 4.00pm 7 
days a week (including 
public holidays). 

1 staff (car parking is 
calculated off of floor 
area irrespective of staff 
numbers). 

Hairdresser  13sqm open to the 
public. 

9.00am – 5.00pm 
Monday – Saturday.  

1 staff (car parking is 
calculated off of floor 
area irrespective of staff 
numbers). 

Meeting 
room  

Bookable community 
meeting room to be 
available for small, local 
public groups to use. 
Capacity of 20 people.  

9.00am – 5.00pm 
Monday to Friday plus 
by request 5.00pm – 
10.00pm.  

2 reception staff that 
provide reception for 
whole of community hub 
(café, meeting room 
and hairdresser).  

Maintenance Gardening team 8.00am – 4.00pm 
Monday – Friday.  

No details provided.  

Buildings and Works  

The application proposes the construction of 17,605sqm of buildings (inclusive of main 
buildings and maintenance shed). The main buildings are proposed to be clustered in 
the portion of the site zoned Urban Mixed Use which was previously occupied by the 
RSL buildings which were demolished. A maintenance shed is also proposed in the Open 
Space Zoned section of the site. To facilitate the development, the existing crossover 
onto the private section of Village Drive, a substation and terracing will be removed from 
the site. 

The buildings are proposed in four ‘wings’ with the residential aged care facility contained 
in two wings on the eastern portion of the site that fronts the private section of Village 
Drive. The two assisted living apartment wings are proposed to be located at the rear of 
the aged care facility buildings. The community and corporate hubs are proposed to be 
located along the south of the wings (figure 1). The buildings would be stepped over 
various levels to work with the fall of the land with a maximum height of 11.797m and 
would be a maximum of 4 storeys at any point (including basement carparking).  
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Figure 1: Partial site plan showing layout of the buildings within the site 

 

 

Figure 2: Artist impression of development when viewed from Village Drive access 
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The buildings are proposed to be constructed in a mix of masonry and light weight 
cladding with Colorbond roofing (figure 2). Final colours have not been determined; 
however, the applicant has advised the colours are proposed to have a light reflectance 
value not greater than 40 percent.  

A two-way access is proposed around the buildings and to the additional carparking area 
in the area of the site zoned Open Space. 

The main buildings are proposed to have varying setbacks from the boundaries. The 
main buildings are proposed to have a minimum setback to the properties to the north of 
9.93m whilst the minimum setback to the properties to the south is proposed to be 
10.928m.  

Due to the slope of the land, cut and fill of varying degrees is proposed. Retaining walls 
are proposed in some locations, most of which are located close to the property 
boundaries to facilitate the cut and fill required for the accessways. These vary in height 
up to 3.5m. The highest retaining wall is proposed along the accessway and close to the 
property boundary which adjoins the common property at the rear of 358 Argyle Drive, 
Kingston. This retaining wall would have a height of up to 3.5m to facilitate a site cut.  

In addition to the main buildings and associated carparking, the proposal also includes 
a carparking area and maintenance shed on the southern portion (figure 1). The 
carparking area is proposed to accommodate a total of 62 carparking spaces associated 
with the café, meeting room, hairdresser and passive recreation (use of Open Space 
zoned land). The gardeners shed would have an area of 90sqm (6m x 15m) with a 
maximum height of 3.954m (figure 3). The carparking space next to the maintenance 
shed would also be used as a wash bay for the maintenance team.    

 

Figure 3: Elevation plans of proposed maintenance shed 
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Flora and fauna impacts 

There are 175 native trees on and immediately adjacent to the development, 81 of which 
are of high-very high conservation value.  Of these trees, the following are proposed for 
removal: 

• 3 very high conservation value, including one potential nesting tree (E. amygdalina 
>70cm) and two are potential nesting and foraging trees (E. ovata >70cm); 

• 8 high conservation value providing potential foraging habitat for the swift parrot 
(E. ovata >40cm); 

• 42 native trees which are not of high conservation value. 

Of these trees, 33 require removal for bushfire hazard management on the adjacent land 
(41 Alfreds Garden) and 20 require removal as they are in the footprint of the 
development on 67 Village Drive. 

The development also encroaches into the tree protection zones of one (1) very high and 
four (4) high conservation value trees, with encroachment within the acceptable 
threshold of 10%. 

In addition to individual trees, 67 Village Drive contains two native vegetation 
communities, including: 

• 0.0118 ha of Eucalyptus ovata dry forest and woodland (DOV); and 

• 0.5 ha of Eucalyptus amygdalina forest and woodland on sandstone (DAS).  

These vegetation communities also extend onto the adjacent property (41 Alfreds 
Garden), which forms part of the subject site for bushfire hazard management purposes. 

Based on revised calculations provided by North Barker (on behalf of the applicant) on 
25 March 2025, the development has the following impacts on these vegetation 
communities:  

• removal of 0.007 ha of DOV and 0.005 ha of DAS within the footprint of the 
proposed development on 67 Village Drive; and 

• modification of 0.143 ha of DOV and 0.152 ha of DAS for bushfire hazard 
management, predominantly on 41 Alfreds Garden. 

These vegetation communities are listed as threatened under the Nature Conservation 
Act 2002 and are a high priority biodiversity values under the Biodiversity Code (E10.0).  

Suitable habitat for the chaostola skipper (Antipodia chaostola leucophaea), the swift 
parrot (Lathamus discolor) and blue-winged parrot (Neophema chrysostoma) also 
occurs within the subject site. 

The proposal also includes the retention and rehabilitation of 0.5 ha of DAS within 67 
Village Drive as part of an on-site offset and the revegetation of ~1ha of riparian land 
containing high conservation value trees. 

Access and Parking  

The application proposes a total of 154 carparking spaces plus 1 emergency space. The 
carparking requirements based on the Scheme are provided below.   
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Use Use Class Area m2 Parking Rate Parking Required 

   Pursuant to E6.0 of the Kingborough Interim 
Planning Scheme 2015 

Parking required numbers have been rounded 
in accordance with requirements of E.60 

Residential 
Aged Care 

Residential 
(Residential 
Aged Care 
Facility) 

75 licenced beds.  3 for every 10 
licensed beds 
and 1 space 
for emergency 
services.  

23 spaces plus  
1 space for 
emergency services.  

Total required for Residential Aged Care Facility:  24 (inclusive of 1 
emergency) 

Independent 
Living 
Apartments  

Residential 
(Retirement 
Village) 

60 Assisted 
Living 
Apartments 
consisting of 54 x 
2-bedroom and 6 
x 1-bedroom 

1 space for 
each dwelling 
and 1 visitor 
space for 
every 4 
dwellings. 

75 spaces. 

Total required for Independent Living Apartments: 75 

Offices Business and 
Professional 
Services  

56sqm 
(administration 
associated with 
aged care is not 
calculated under 
business and 
professional 
services) 

1 for each 
30sqm of floor 
area  

2 spaces.  

Total required for Offices:  2 

Café Food Services  150sqm (it is 
acknowledged an 
additional 71sqm 
of outdoor area is 
proposed 
however this 
does not meet 
definition of floor 
area) 
Plans show 58 
seats associated 
with café.  

15 for each 
100sqm of 
floor area or 1 
space for each 
3 seats, 
whichever is 
the greater.  

23 spaces based on 
floor area calculation 
as it results in a 
greater requirement.  

Total required for Café: 23 

Hairdresser  General Retail 
and Hire  

13sqm 1 for each 
30sqm of floor 
area. 

1 

Total required for Hairdresser: 1 

Meeting 
Room 

Community 
Meeting and 
Entertainment  

39sqm 1 for each 
15sqm floor 
area or for 
each 3 seats 
whichever is 
the greater. 

3 

Total required for Meeting Room: 3 

Use of open 
space   

Passive 
Recreation  

N/A No 
requirement 

0 
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Use Use Class Area m2 Parking Rate Parking Required 

Total parking spaces required by the Scheme for whole 
development:   

128 inclusive of  
1 emergency space. 

Total parking spaces proposed by applicant:   155 inclusive of 1 
emergency space.    
*62 of which are 
located in the area of 
the site zoned Open 
Space* Further 
discussion on this is 
included in the 
Parking and Access 
Code section of this 
report. 

Signage 

No signage has been proposed as part of this application. The applicant has advised 
signage will consist of wayfinding and naming of entities, however, a separate application 
for signage will be submitted once designs have been finalised.  

Works in adjoining road reserve  

The adjoining Council owned Village Drive road-reserve (CT 28981/9 and CT 27779/10) 
forms part of the application as the application proposes reticulated water connection 
works within the road reserve. Landowner consent from Council in accordance with 
Section 52 of the Land Use Planning and Approvals Act 1993 was provided with the 
application.  

Works on 41 Alfred Gardens 

Although the main development is proposed on 67 Village Drive, Kingston, works are 
also proposed on the adjoining title at 41 Alfreds Gardens, Kingston. These works are 
limited to vegetation removal listed above and ongoing bushfire hazard management. It 
should be noted that an Aged Care Facility and Retirement Village are considered 
vulnerable uses under the Scheme for the purposes of assessment against the Bushfire 
Prone Areas Code of the Scheme. 

1.2 Description of Site 

The land subject to the application includes: 

• 67 Village Drive, Kingston (CT 186856/1). This land is where the main development 
is proposed to occur.  

• 41 Alfreds Garden, Kingston (CT 176916/502). This land is where vegetation 
removal and ongoing bushfire hazard management is proposed to occur.  

• Village Drive road reserve (CT 28981/9 and CT 27779/10). This land is where the 
water main extension and connection is proposed to occur.  

67 Village Drive, Kingston 

The site at 67 Village Drive is shown in figure 4 below. It has an area of 5.221ha and is 
an internal lot with access onto Village Drive. The handle of the lot contains a private 
access which has right of ways over it to provide access to the surrounding strata 
developments. The site has three zones across it as shown in figure 5, including the 
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General Residential Zone (red), Urban Mixed Use Zone (grey) and Open Space Zone 
(green).  

This lot previously contained the RSL buildings and associated infrastructure which were 
approved for demolition in 2020. The driveway and terracing of the site remain. The area 
of the site in the Open Space Zone is private land and is not open to the public as would 
normally be the case with land in this zone.  

The site falls from the northeastern corner to the southwestern corner. The site contains 
native vegetation on the southwestern portion and a dam in the south.  

 

Figure 4: Aerial image of 67 Village Drive, Kingston (CT  186856/1) 

 

Figure 5: Zoning map of 67 Village Drive, Kingston and surrounds 



Ordinary Council Meeting Agenda No. 6  7 April 2025 

 

Page 15 

41 Alfreds Gardens, Kingston  

The site at 41 Alfreds Gardens is shown in figure 6 below. It has an area of 8.17ha and 
is dual zoned Inner Residential and Urban Mixed Use. The site is vacant and heavily 
vegetated with native vegetation in the wedge adjoining 67 Village Drive. A dam is 
located on the portion near the Channel Highway. This site is subject to the Kingston 
Green Specific Area Plan.  

 

Figure 6: Aerial image of 67 Village Drive, Kingston (CT 176916/502) 

Road reserve 

Council’s road reserve occupies approximately the first 75m of Village Drive from the 
roundabout. This area is considered a road as per the Scheme definition. The remainder 
of Village Drive is a private access forming part of the 67 Village Drive lot with rights of 
way across the land to provide rights of access for the surrounding strata developments.  

1.3 Background 

Council have record of the following approvals being issued for 67 Village Drive: 

• DA2018-488 - alteration, additions & car parking  

• DA2020-667 - demolition of existing buildings 

• PSA2008-3 - rezoning of former RSL club  

• SD001588 - 1 lot subdivision  

• SD001745 - 2 lot subdivision  

• STR2023-20 - cancellation of existing strata  

• DAS2003-28 - boundary adjustment  

Council have record of the following approvals being issued for 41 Alfreds gardens: 

• PSA2014-5 - modification to clause 5.4.8.1  
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• DAS2006-91 - subdivision of 38 lots  

• DAS2007-50 - subdivision of two lots & balance  

• DAS2014-48 - subdivision - stage 4  

• DAS2014-8 - boundary adjustment  

• DAS2015-47 - subdivision  

• DAS2020-6 - subdivision of 20 lots & balance  

• DAS2024-3 - subdivision of 2 lots & balance  

2. ASSESSMENT 

2.1 State Policies and Act Objectives 

The proposal is consistent with the outcomes of the State Policies, including those of the 
Coastal Policy. 

The proposal is consistent with the objectives of Schedule 1 of the Land Use Planning 
and Approvals Act 1993. 

2.2 Strategic Planning 

The relevant strategies associated with the Scheme are as follows: 

Zone Purpose Statements of the General Residential, Inner Residential, Urban 
Mixed Use, Open Space and Community Purpose Zones 

10.0 General Residential  

The zone purpose statements of the General Residential Zone are to: 

10.1.1.1  To provide for residential use or development that accommodates a range of 
dwelling types at suburban densities, where full infrastructure services are 
available or can be provided.  

10.1.1.2  To provide for compatible non-residential uses that primarily serve the local 
community.  

10.1.1.3  To provide for the efficient utilisation of services.  

10.1.1.4  To implement the Regional Settlement Strategy and the Greater Hobart 
Residential Strategy.  

10.1.1.5  To encourage residential development that respects the neighbourhood 
character, natural landscape and provides a high standard of residential 
amenity. 

10.1.1.6  To encourage urban consolidation and greater housing choice through a 
range of housing types and residential densities. 

Comment: 

The use and development of the land in the General Residential Zone is in accordance 
with the purpose statements as it is associated with a mixed use development that will 
provide mainly for residential uses of a different type than typical in the area, contributing 
to the range of residential uses. The non-residential uses will serve the local community, 
including the future residents of the residential but also of the surrounding strata 
developments. The site utilises a vacant site within an established area which is serviced.  
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12.0 Inner Residential  

The zone purpose statements of the Inner Residential Zone are to: 

11.1.1.1  To provide for a variety of residential uses and dwelling types close to 
services and facilities in inner urban and historically established areas, which 
uses and types respect the existing variation and pattern in lot sizes, set 
back, and height. 

11.1.1.2  To provide for compatible non-residential uses that primarily serve the local 
community. 

11.1.1.3  To encourage residential development at higher densities in locations within 
walkable distance of services, facilities, employment and high frequency 
public transport corridors. 

11.1.1.4  To encourage residential development at higher densities in locations that 
offer good access to services and employment including activity centres and 
public open spaces. 

Comment: 

The use and development of the land in the Inner Residential Zone is in accordance with 
the purpose statements as it is associated with a mixed use development that will provide 
mainly for residential uses of a different type than typical in the area, contributing to the 
range of residential uses. The non-residential uses are low scale and compatible. These 
uses will serve the local community, including the future residents of the residential but 
also of the surrounding strata developments. The site utilises a vacant site within an 
established area which is serviced. Whilst the development is at a higher density that 
typically seen in the surrounding strata development this is in accordance with the 
purpose statements of the Inner Residential Zone.  

15.0 Urban Mixed Use   

The zone purpose statements of the Urban Mixed Use Zone are to: 

15.1.1.1  To provide for integration of residential, retail, community services and 
commercial activities in urban locations. 

15.1.1.2  To encourage use and development at street level that generates activity and 
pedestrian movement through the area. 

15.1.1.3  To provide for design that maximises the amenity at street level including 
considerations of microclimate, lighting, safety, and pedestrian connectivity. 

15.1.1.4  To ensure that commercial use are consistent with the activity centre 
hierarchy. 

15.1.1.5  To ensure development is accessible by public transport, walking and 
cycling. 

Comment: 

The use and development of the land in the Urban Mixed Use Zone is in accordance with 
the purpose statements as it proposes a mixed use development that integrate 
residential and commercial in an urban location close to the Kingston CBD. Although an 
internal lot, the proposal has been architecturally designed to be compatible with the 
adjoining development. The use and development has considered the private access as 
a street and been designed to encourage pedestrian movement and ensure the 
development is accessible through the provision of a footpath.  
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17.0 Community Purpose 

The zone purpose statements of the Community Purpose Zone are to: 

17.1.1.1  To provide for key community facilities and services where those facilities 
and services are not appropriate for inclusion as an associated activity within 
another zone. 

17.1.1.2  To ensure land required for future public use is protected from inappropriate 
use or development. 

17.1.1.3  To encourage multi-purpose, flexible and adaptable social infrastructure to 
respond to changing and emerging community needs. 

Comment: 

The use and development of the land in the Community Purpose Zone is in accordance 
with the purpose statements as the only development in this zone is the water main 
works that will not detract or prevent the use of the land for community purposes.  

19.0 Open Space   

The zone purpose statements of the Open Space Zone are to: 

19.1.1.1  To provide land for open space purposes including for passive recreation and 
natural or landscape amenity.  

19.1.1.2  To encourage open space networks that are linked through the provision of 
walking and cycle trails. 

Comment: 

The use and development of the land in the Open Space Zone is in accordance with the 
purpose statements as the proposal includes the use of this portion of the land for 
passive recreation and will include embellishments to ensure an area that is currently 
weed infested and underutilised can be enjoyed for recreation and leisure. The 
carparking will enhance this by bringing people to a privately owned parcel of land and 
encouraging use of the area.  

Local Area Objectives and Desired Future Character Statements 

The Scheme details separate Local Area Objectives and Desired Future Character 
Statements for the main towns in the municipal area.  The only zones that impact the 
site and have Local Area Objectives and Desired Future Character Statements that are 
relevant to the assessment of this application are the General Residential Zone and Inner 
Residential Zone. These are outlined below.  

10.0 General Residential Zone 

Local Area Objectives Implementation Strategy 

(a) Kingston will be primarily maintained 
as a residential area, with 
opportunities taken to protect natural 
features, improve local infrastructure 
and services when appropriate 

(a) New development should ensure that 
residential amenity is optimised by 
maintaining the existing character of the 
area and providing quality infrastructure 
where appropriate. 
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Desired Future Character Statements Implementation Strategy 

(a) Kingston is to include a mix of 
housing types that provide for a range 
of choices and affordability options. 

(a) While traditional suburban areas are to 
be retained as appropriate, multi-unit 
housing is to be directed towards those 
areas that are relatively close to central 
Kingston or other significant business or 
commercial precincts. 

(b) The ageing population should be well 
accommodated within Kingston 
enabling residents to have easy 
access to relevant services 

(b) Aged care facilities and associated 
housing and infrastructure are to be 
encouraged within appropriate areas. 

(c)  The Kingston area is characterised 
by vegetated corridors and 
backdrops and this visual 
appearance should be protected. 

(c)  The subdivision or development of land 
should be designed in a manner to 
protect or enhance vegetated corridors 
and backdrops. 

Although the only part of the proposal located within the General Residential Zone is the 
water main connection and use of the access/parking, the proposal is considered to 
comply with the above-mentioned statements and objectives as these would facilitate a 
residential aged care development and associated uses that provide a mix of housing 
opportunities for the aging population. 

11.0 Inner Residential Zone 

Local Area Objectives Implementation Strategy 

(a) Land will be utilised for residential 
purposes to the maximum extent and 
in a manner that optimises high 
quality design and amenity outcomes 

(a) Infill opportunities will be taken up with 
larger lots being developed at higher 
residential densities. 

Desired Future Character Statements Implementation Strategy 

(a) Increased inner urban residential 
living opportunities will be provided 
that enable residents to have 
improved access to local services 
and public facilities. 

(a) Further subdivision and/or strata 
development will be encouraged within 
this zone in a manner that encourages 
high quality design outcomes in both the 
private and public realms. 

Although the only part of the proposal located within the Inner Residential Zone is 
vegetation removal and bushfire hazard management, the proposal is considered to 
comply with the above-mentioned statements and objectives as these would facilitate a 
residential aged care development and associated uses that provide a mix of housing 
opportunities for the aging population. 

2.3 Statutory Planning 

The uses are categorised as Residential (Aged Care Facility and Retirement Village), 
Business and Professional Services (Offices), Community Meeting and Entertainment 
(Meeting room), Food Services (Café), General Retail and Hire (Hairdresser) and 
Passive Recreation (use of Open Space Zone). These have varying use statuses over 
the zones being either discretionary, permitted or no permit required as detailed in the 
table below. Irrespective of their use status, the application relies on Performance 
Criteria to comply with the Scheme provisions, and is therefore discretionary. 

Council's assessment of this proposal should also consider the issues raised in the 
representations, the outcomes of any relevant State Policies and the objectives of 
Schedule 1 of the Land Use Planning and Approvals Act 1993. 
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Use  Applicable Zone and Use Status  

Residential (Aged Care Facility) Urban Mixed Use (Discretionary) 
Inner Residential for vegetation removal and 
bushfire management (Discretionary) 
General Residential for access and water 
connection (Permitted) 
Community Purpose for water connection 
(Discretionary) 

Residential (Retirement Village)  Urban Mixed Use (Discretionary) 
Inner Residential for vegetation removal and 
bushfire management (Discretionary) 
General Residential for access and water 
connection (Permitted) 
Community Purpose for water connection 
(Discretionary) 

Business and Professional Services (Offices) Urban Mixed Use (Permitted) 
General Residential for access and water 
connection (Discretionary in accordance 
with Special Provision 9.7) 
Community Purpose for water connection 
(Discretionary) 

Food Services (Café) Urban Mixed Use (Permitted) 
General Residential for access and water 
connection (Discretionary) 
Community Purpose for water connection 
(Discretionary) 
Open Space for carparking (Discretionary) 

General Retail and Hire (Hairdresser) Urban Mixed Use (Permitted) 
General Residential for access and water 
connection (Discretionary in accordance 
with Special Provision 9.7) 
Community Purpose for water connection 
(Discretionary) 
Open Space for carparking (Discretionary) 

Community Meeting and Entertainment 
(Meeting Room) 

Urban Mixed Use (Permitted) 
General Residential for access and water 
connection (Discretionary in accordance 
with Special Provision 9.7) 
Community Purpose for water connection 
(Permitted) 
Open Space for carparking (Discretionary) 

Passive Recreation  Open Space Zone (No Permit Required)  

Special Provision 9.7 Access and Provision of Infrastructure Across Land in 
Another Zone 

Special Provision 9.7 of the Scheme enables Council to consider access and provision 
of infrastructure across land in another zone when it would ordinarily be prohibited, as 
discretionary. The Special Provision states:  

If an application for use or development includes access or provision of infrastructure 
across land that is in a different zone to that in which the main part of the use or 
development is located, and the access or infrastructure is prohibited by the provisions 
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of the different zone, the planning authority may at its discretion approve an application 
for access or provision of infrastructure over the land in the other zone, having regard to:  

(a) whether there is no practical and reasonable alternative for providing the access 
or infrastructure to the site;  

(b) the purpose and provisions of the zone and any applicable code for the land over 
which the access or provision of infrastructure is to occur; and  

(c) the potential for land use conflict with the use or development permissible under 
the planning scheme for any adjoining properties and for the land over which the 
access or provision of infrastructure is to occur. 

As mentioned above, the access and water main infrastructure associated with the main 
development in the Urban Mixed Use Zone are proposed in the General Residential Zone 
and Community Purpose Zone. The access and infrastructure associated with the uses 
proposed would normally be prohibited in these zones however is considered to comply 
with the above provision as follows: 

• There is no practical and reasonable alternative for the access and infrastructure 
noting the site is an internal lot zoned Urban Mixed Use but surrounded by 
residential. To access the public infrastructure, the access and water main must 
pass through the proposed land.  

• The water main is within Council’s road reserve and in the verge of the internal 
access. The access is existing and the only possible access point for the lot without 
the purchase of adjoining land.  

• No land use conflict is considered to arise from the water main.  

• It is acknowledged that the use of the access would increase traffic on the internal 
access that is also utilised by the surrounding strata developments, however, the 
access is sufficient width and design to accommodate the traffic generated as 
outlined in the submitted TIA. The use the of the access has been assessed 
against the non-residential use standards of the General Residential zone later in 
this report and is considered to comply.  

2.4 Use and Development Standards 

The proposal satisfies the relevant Acceptable Solutions of the Scheme (see checklist in 
Attachment 1), with the exception of the following: 

10.0 General Residential 
Clause 10.3.1 – Non-Residential Use 

Acceptable Solution 

A1 - Hours of operation must be within 8.00 am to 6.00 pm, except for office and 
administrative tasks or visitor accommodation. 

Performance Criteria 

P1 – Hours of operation must not have an unreasonable impact upon the residential 
amenity through commercial vehicle movements, noise or other emissions that are 
unreasonable in their timing, duration or extent. 

Proposal 
Please note this standard is in relation to non-residential uses therefore does not 
consider the proposed hours of the aged care facility or assisted living apartments. 
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The non-residential uses are proposed to operate within the hours listed in the 
Acceptable Solution, except for the proposed meeting room that will operate 9.00am 
– 5.00pm Monday to Friday plus by request 5.00pm – 10.00pm   

The proposed variation can be supported pursuant to this Performance Criteria of the 
Zone for the following reasons: 

• A Noise Impact Assessment (Noise Vibration Consulting dated 9 January 2025) 
was submitted with the application as supporting documentation. The assessment 
demonstrates the proposed hours of operation would not have an unreasonable 
impact upon the residential amenity as detailed below:  

− The assessment states “noise measurements were conducted onsite at 67 
Village Drive to determine existing ambient noise levels. A software noise 
model was constructed using mechanical services information from COVA 
and operational information from the proponent. Noise predictions from the 
software noise model determined that noise levels are likely to exceed the 
nighttime project criteria noise levels at the boundary of site and at the 
nearest residential receivers. It was identified that noise from fixed 
mechanical plant was the dominant noise source during nighttime at most of 
the site boundary. Recommendations were provided such that noise levels 
will achieve the requirements of the Scheme”. 

− The assessment states use of the meeting room is likely to include club 
meetings, training sessions, or small community events with a seating 
capacity of 20 people. The assessment concludes that as the size of the 
meeting room is relatively small, the number of potential vehicle movements 
generated is also small and predicted noise emissions from vehicles on site 
are expected to be below the day and nighttime criteria at all locations. 

• The assessment was reviewed by Council’s Environmental Health Officer who is 
satisfied with the recommendations of the assessment.  

• Conditions have been recommended to ensure compliance with the 
recommendations of the assessment. 

• The majority of the uses are proposed to operate throughout standard daytime 
business hours such as the café, offices, hairdresser and gardening team. Whilst 
the meeting room is proposed to operate until 10.00pm, this is only by booking 
Monday – Friday and is not expected to be in operation until 10.00pm every day.  

• In terms of commercial vehicle movements, the application proposes restricting 
these to 7.00am to 5.00pm Monday to Friday, 8.00am to 5.00pm Saturdays and 
9.00am to 12.00pm Sundays and public holidays. This complies with the 
Acceptable Solution A4 of Clause 15.3.1 – Non-Residential Use which relates to 
hours of commercial vehicle movements.  

• It is not expected there would be any other emissions in the area zoned General 
Residential that would have an unreasonable impact upon the residential amenity. 

10.0 General Residential 
Clause 10.3.1 – Non-Residential Use 

Acceptable Solution 

A4 - Commercial vehicle movements, (including loading and unloading and garbage 
removal) to or from a site must be limited to 20 vehicle movements per day and be 
within the hours of: 
(a) 7.00 am to 5.00 pm Mondays to Fridays inclusive; 
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(b) 9.00 am to 12 noon Saturdays; 
(c) nil on Sundays and Public Holidays. 

Performance Criteria 

P4 – Commercial vehicle movements, (including loading and unloading and garbage 
removal) must not result in unreasonable adverse impact upon residential amenity 
having regard to all of the following:  
(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) the ability of the site to accommodate commercial vehicle turning movements, 
including the amount of reversing (including associated warning noise);  
(e) noise reducing structures between vehicle movement areas and dwellings;  
(f) the level of traffic on the road;  
(g) the potential for conflicts with other traffic. 

Proposal 
Please note this standard is in relation to non-residential uses therefore does not 
consider the proposed hours of the commercial vehicle movements associated with 
the aged care facility or assisted living apartments. 
Commercial vehicle movements are proposed to be between 7.00am to 5.00pm 
Monday to Friday, 8.00am to 5.00pm Saturdays and 9.00am to 12.00pm Sundays 
and public holidays which is outside the Acceptable Solution for Sundays and Public 
Holidays.   

The proposed variation can be supported pursuant to this Performance Criteria of the 
Zone for the following reasons: 

• A Noise Impact Assessment (Noise Vibration Consulting dated 9 January 2025) 
was submitted with the application as supporting documentation. The assessment 
demonstrates the proposal would not have an unreasonable impact upon the 
residential amenity as detailed below:  

− The assessment states “noise measurements were conducted onsite at 67 
Village Drive to determine existing ambient noise levels. A software noise 
model was constructed using mechanical services information from COVA 
and operational information from the proponent. Noise predictions from the 
software noise model determined that noise levels are likely to exceed the 
nighttime project criteria noise levels at the boundary of site and at the 
nearest residential receivers. It was identified that noise from fixed 
mechanical plant was the dominant noise source during nighttime at most of 
the site boundary. Recommendations were provided such that noise levels 
will achieve the requirements of the Scheme”. 

− The assessment concludes that with the recommendations outlined in the 
assessment, noise levels are predicted to be compliant with the Scheme and 
the Tasmanian Noise Regulations. 

• The hours proposed for the commercial vehicle movements are largely within the 
hours listed in the Acceptable Solution, except that the proposal includes 
commercial vehicle movements on Sundays and public holidays which are not 
permitted under the Acceptable Solution. Given this standard is not in relation to 
the commercial vehicles from the aged care facility and assisted living apartments, 
the number of commercial vehicle movements associated with the other uses that 
would occur on Sundays and public holidays is expected to be low.  
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• The loading and unloading would occur entirely within the site with no potential for 
conflict with other traffic. In terms of conflict with other vehicles internally within the 
site, the Village Drive access is adequate in width to accommodate commercial 
vehicles, even when reduced to one land due to parking and the development has 
been designed with two-way access.  

15.0 Urban Mixed Use 
Clause 15.3.1 – Non-Residential Use 

Acceptable Solution 

A1 – Hours of operation must be within: 
(a) 7.00 am to 9.00 pm Mondays to Fridays inclusive; 
(b) 8.00 am to 6.00 pm Saturdays; 
(c) 9.00 am to 5.00 pm Sundays and Public Holidays; 
except for office and administrative tasks or visitor accommodation. 

Performance Criteria 

P1 – Hours of operation must not have an unreasonable impact upon the residential 
amenity through commercial vehicle movements, noise or other emissions that are 
unreasonable in their timing, duration or extent. 

Proposal 
Please note this standard is in relation to non-residential uses therefore does not 
consider the proposed hours of the aged care facility or assisted living apartments. 
The non-residential uses are proposed to operate within the hours listed in the 
Acceptable Solution, except for the proposed meeting room that will operate 9.00am 
– 5.00pm Monday to Friday plus by request 5.00pm – 10.00pm   

The proposed variation can be supported pursuant to this Performance Criteria of the 
Zone for the following reasons: 

• A Noise Impact Assessment (Noise Vibration Consulting dated 9 January 2025) 
was submitted with the application as supporting documentation. The assessment 
demonstrates the proposed hours of operation would not have an unreasonable 
impact upon the residential amenity as detailed below:  

− The assessment states “noise measurements were conducted onsite at 67 
Village Drive to determine existing ambient noise levels. A software noise 
model was constructed using mechanical services information from COVA 
and operational information from the proponent. Noise predictions from the 
software noise model determined that noise levels are likely to exceed the 
nighttime project criteria noise levels at the boundary of site and at the 
nearest residential receivers. It was identified that noise from fixed 
mechanical plant was the dominant noise source during nighttime at most of 
the site boundary. Recommendations were provided such that noise levels 
will achieve the requirements of the Scheme”. 

− The assessment concludes that with the recommendations outlined in the 
assessment, noise levels are predicted to be compliant with the Scheme and 
the Tasmanian Noise Regulations. The assessment states the proposed 
hours of operation and noise levels therefore comply with Clause 15.3.1 P1 
of the Kingborough Interim Planning Scheme 2015. The recommendations 
relate to screening of the mechanical plant equipment.  

• The assessment was reviewed by Council’s Environmental Health Officer who is 
satisfied with the recommendations of the assessment.  
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• Conditions have been recommended to ensure compliance with the 
recommendations of the assessment. 

• The majority of the uses are proposed to operate throughout standard daytime 
business hours such as the café, offices, hairdresser and gardening team. Whilst 
the meeting room is proposed to operate until 10.00pm, this is only by booking 
Monday – Friday and is not expected to be in operation until 10.00pm every day. 
It is also noted that the meeting room would be permitted to operate until 9.00pm 
under the Acceptable Solution.   

• In terms of commercial vehicle movements, the application proposes restricting 
these to 7.00am to 5.00pm Monday to Friday, 8.00am to 5.00pm Saturdays and 
9.00am to 12.00pm Sundays and public holidays. This complies with the 
Acceptable Solution A4 of Clause 15.3.1 – Non-Residential Use which relates to 
hours of commercial vehicle movements.  

• External lighting is proposed to comply with the relevant standards of the Scheme 
and will be baffled to ensure no light spill to adjoining properties. 

• It is not expected there would be any other emissions that would have an 
unreasonable impact upon the residential amenity. 

15.0 Urban Mixed Use  
Clause 15.4.1 – Building Height 

Acceptable Solution 

A1 – Building height must be no more than: 10 m. 

Performance Criteria 

P1 – Building height must satisfy all of the following:  
(a) be consistent with any Desired Future Character Statements provided for the 
area;  
(b) be compatible with the scale of nearby buildings;  
(c) not unreasonably overshadow adjacent public space;  
(d) allow for a transition in height between adjoining buildings, where appropriate;  
(e) be no more than 12 m. 

Proposal 
The proposal exceeds the 10m height in the locations shown in the drape below.  

 
The proposal includes a maximum height of approximately 11.797m in the area 
circled in red above and a height of approximately 11.047m in the area circled orange 
above.  

The proposed variation can be supported pursuant to this Performance Criteria of the 
Zone for the following reasons: 
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• There are no Desired Future Character Statements provided within the Urban 
Mixed Use Zone.  

• In regard to compatibility with the scale of nearby buildings, compatible is not a 
defined term in the Scheme, therefore the ordinary meaning applies. The 
Macquarie Dictionary defines compatible as capable of existing together in 
harmony. The Scheme requiring the proposal to be compatible with the scale of 
nearby buildings, does not mean the proposal is required to match the scale of 
nearby buildings.  

• To demonstrate compatibility, the application is supported by detailed elevation 
and section drawings that show where the proposed additional height above the 
10m allowed under the Acceptable Solution is proposed and detail how the building 
has been designed to be compatible with adjoining development. The highest 
sections of the building have been located towards the middle and rear of the 
development to ensure the highest sections have greater setbacks from existing 
dwellings. The building has then been designed to transition to the single storey 
dwellings nearby as shown in figures 7 and 8 below. By stepping the design of the 
building and proposing the accessways along the outskirts of the buildings, it is 
considered the building height will be compatible with the surrounding 
development.  

 
Figure 7: Cross section of proposed development showing stepping of building to the 

highest point circled in red in reference to the adjoining single storey dwelling 

 

 
Figure 8: Elevation showing context of proposed development adjacent to existing buildings. 

• Point (c) of the performance criteria relates to overshadowing of adjacent public 
spaces. The site does not adjoin any public spaces (noting although some of the 
site is zoned Open Space it is technically private land) therefore there would be no 
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overshadowing on public spaces. Whilst not referenced in the performance criteria, 
the applicant did provide shadow diagrams of impacts on adjoining private land 
which demonstrates none of the adjoining dwellings would be unreasonably 
overshadowed between 9.00am – 3.00pm on 21 June.  

• As shown in figures 7 and 8 above, the building has been designed to transition 
from the single storey form of adjoining dwellings by locating the highest sections 
of the building within the middle of the site and to the rear which adjoins vacant 
land.  

• The proposal would not exceed the 12m stated in point (e) as shown in figure 9 
below.  

 
Figure 9: 12m drape over proposed development 

15.0 Urban Mixed Use  
Clause 15.4.1 – Building Height 

Acceptable Solution 

A2 – Building height within 10 m of a residential zone must be no more than 8.5 m. 

Performance Criteria 

P2 – Building height within 10 m of a residential zone must be compatible with the 
building height of existing buildings on adjoining lots in the residential zone. 

Proposal 
The western portion of the building is setback approximately 8.8m from the adjoining 
Inner Residential zoned land and is proposed to exceed 10m in height.  

The proposed variation can be supported pursuant to this Performance Criteria of the 
Zone for the following reasons: 

• The area exceeding the height allowed under the Acceptable Solution is the 
western portion of the building which is the section that adjoins the vacant Inner 
Residential zoned land that does not contain any existing buildings therefore there 
is no building height to be compatible with on that lot.  

• The sections of the building that are within 10m of the General Residential Zone 
which do contain existing dwellings do not exceed the 8.5m height allowed under 
the Acceptable Solution. Irrespective, the development has been designed to 
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locate the lowest sections of the buildings closest to the existing dwellings in the 
General Residential Zone to ensure the proposal is compatible with the primarily 
single storey height of existing dwellings as shown in figure 7 and 8.  

15.0 Urban Mixed Use  
Clause 15.4.2 – Setback 

Acceptable Solution 

A1 – Building setback from frontage must be parallel to the frontage and must be no 
more than:  

(a) 3 m, if fronting Channel Highway.  
(b) nil m, if fronting any other street. 

Performance Criteria 

P1 – Building setback from frontage must satisfy all of the following:  
(a) be consistent with any Desired Future Character Statements provided for the 

area;  
(b) be compatible with the setback of adjoining buildings, generally maintaining a 

continuous building line if evident in the streetscape;  
(c) enhance the characteristics of the site, adjoining lots and the streetscape;  
(d) provide for small variations in building alignment only where appropriate to 

break up long building facades, provided that no potential concealment or 
entrapment opportunity is created;  

(e) provide for large variations in building alignment only where appropriate to 
provide for a forecourt for space for public use, such as outdoor dining or 
landscaping, provided that no potential concealment or entrapment 
opportunity is created and the forecourt is afforded very good passive 
surveillance. 

Proposal 
As 67 Village Drive is an internal lot, it is not possible for the buildings to comply with 
the setbacks listed in the Acceptable Solution.   

The proposed variation can be supported pursuant to this Performance Criteria of the 
Zone for the following reasons: 

• There are no Desired Future Character Statements provided for the area within the 
Urban Mixed Use Zone. 

• It is important to note the Performance Criteria is considering the setback from the 
frontage which is where 67 Village Drive meets Councils road reserve at the access 
handle, not where the buildings front the internal Village Drive access.  

• Additionally, streetscape is a defined term in the Scheme. It is defined as the visual 
quality of a street depicted by road width, street planting, characteristics and 
features, public utilities constructed within the road reserve, the setbacks of 
buildings and structures from the lot boundaries, the quality, scale, bulk and design 
of buildings and structures fronting the road reserve. For the purposes of 
determining streetscape with respect to a particular site, the above factors are 
relevant if within 100 m of the site.  

• The setback of the building to the technical frontage is compatible with the setback 
of existing buildings given the building is proposed to be located to the rear of 
existing buildings fronting the Council roads and therefore not changing 
characteristics of the streetscape or the frontage setbacks. 
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• A large variation to the setback requirements is proposed therefore point (d) is not 
relevant. The large variation can be supported given the lot is an internal lot and 
the variation does provide for a forecourt space for visitors to the site, in the form 
of the café breakout and landscaped area. This area is afforded passive 
surveillance from the proposed buildings which includes windows proposed to 
overlook the area plus from the internal access and surrounding dwellings.  

• Although not technically considered under the Performance Criteria, it is 
considered the setback of the building internally to the Village Drive access is 
compatible with the existing buildings on adjoining properties with the buildings 
proposed to essentially match the setbacks the dwellings as shown in figure 10 
below.  

 
Figure 10: Red line measured from dwellings on adjoining properties showing proposed 

development matches the setbacks to the internal access 

15.0 Urban Mixed Use  
Clause 15.4.2 – Setback 

Acceptable Solution 

A2 – Building setback from the General Residential or Inner Residential Zone must 
be no less than: 

(a) 3 m; or 
(b) half the height of the wall, 

whichever is the greater. 

Performance Criteria 

P2 – Building setback from the General Residential or Inner Residential Zone must 
be sufficient to prevent unreasonable adverse impacts on residential amenity by: 

(a) overshadowing and reduction of sunlight to habitable rooms and private open 
space on adjoining lots to less than 3 hours between 9.00 am and 5.00 pm 
on June 21 or further decrease sunlight hours if already less than 3 hours;  

(b) overlooking and loss of privacy; 
(c) visual impact when viewed from adjoining lots, taking into account aspect and 

slope.  
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Proposal 
Although the main buildings comply with the acceptable solution, there are retaining 
walls proposed within 3m of the General Residential Zone.  

The proposed variation can be supported pursuant to this Performance Criteria of the 
Zone for the following reasons: 

• The applicant submitted shadow diagrams showing the extent of shadow expected 
to be cast by the development on adjoining properties on 21 June. The diagrams 
demonstrate that in the morning on 21 June there would be some shadow case on 
the properties to the south in Fairway Drive, however by 12.00pm the shadow will 
only impact a small corner of the backyard at 10 Fairway Drive. The shadow 
diagrams demonstrate that the proposal will not result in overshadowing and 
reduction of sunlight to habitable rooms and private open space on adjoining lots 
that cause less than 3 hours between 9.00 am and 5.00 pm on June 21 or further 
decrease sunlight hours if already less than 3 hours. 

• The setbacks proposed would not result in an unreasonable adverse impact on 
residential amenity through overlooking and loss of privacy given the main 
buildings comply with the setbacks listed in the Acceptable Solution, it is only the 
retaining walls that do not. The retaining walls whilst located close to the property 
boundaries would largely be cut into the site further reducing any potential 
overlooking and privacy issues cause by use of the proposed access. In particular, 
the highest retaining wall with a maximum height of 3.5m would be cut in which 
would assist in overlooking and privacy to adjoining properties.  

• In regard to visual impacts, the main buildings comply with the setback in the 
Acceptable Solution and have also been designed to step down the site to reduce 
the overall bulk and scale of the development. The buildings have also been 
architecturally designed, avoid large expanses of blank walls where possible 
through the use of glazing and have been located to minimise visual impacts by 
proposing the buildings in wings rather than one building. The retaining walls are 
largely cut in with the highest retaining wall associated with fill proposed to only 
have a maximum height of 1m high.  

15.0 Urban Mixed Use  
Clause 15.4.3 – Design 

Acceptable Solution 

A1 – Building design for non-residential use must comply with all of the following: 
(a) provide the main pedestrian entrance to the building so that it is clearly visible 

from the road or publicly accessible areas on the site; 
(b) for new building or alterations to an existing facade provide windows and door 

openings at ground floor level in the front façade no less than 40% of the 
surface area of the ground floor level facade; 

(c) for new building or alterations to an existing facade ensure any single expanse 
of blank wall in the ground level front façade and facades facing other public 
spaces is not greater than 30% of the length of the facade; 

(d) screen mechanical plant and miscellaneous equipment such as heat pumps, 
air conditioning units, switchboards, hot water units or similar from view from 
the street and other public spaces; 

(e) incorporate roof-top service infrastructure, including service plants and lift 
structures, within the design of the roof; 

(f) provide awnings over the public footpath if existing on the site or on adjoining 
lots; 
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(g) not include security shutters over windows or doors with a frontage to a street 
or public place. 

Performance Criteria 

P1 – Building design must enhance the streetscape by satisfying all of the following:  
(a) provide the main access to the building in a way that addresses the street or 

other public space boundary;  
(b) provide windows in the front façade in a way that enhances the streetscape 

and provides for passive surveillance of public spaces;  
(c) treat large expanses of blank wall in the front façade and facing other public 

space boundaries with architectural detail or public art so as to contribute 
positively to the streetscape and public space;  

(d) ensure the visual impact of mechanical plant and miscellaneous equipment, 
such as heat pumps, air conditioning units, switchboards, hot water units or 
similar, is insignificant when viewed from the street;  

(e) ensure roof-top service infrastructure, including service plants and lift 
structures, is screened so as to have insignificant visual impact;  

(f) not provide awnings over the public footpath only if there is no benefit to the 
streetscape or pedestrian amenity or if not possible due to physical 
constraints; 

(g) only provide shutters where essential for the security of the premises and 
other alternatives for ensuring security are not feasible;  

(h) be consistent with any Desired Future Character Statements provided for the 
area 

Proposal 
As the site is an internal lot, the main access to the building is unable to be designed 
to have it clearly visible from a road as defined in the Scheme or publicly accessible 
areas on the site (as the site is private land) and therefore does not comply with 
Acceptable Solution. The glazing percentage also does not comply with the 
Acceptable Solution. 

The proposed variation can be supported pursuant to this Performance Criteria of the 
Zone for the following reasons: 

• As mentioned earlier in the report, streetscape is a defined term in the Scheme. It 
is defined as the visual quality of a street depicted by road width, street planting, 
characteristics and features, public utilities constructed within the road reserve, the 
setbacks of buildings and structures from the lot boundaries, the quality, scale, bulk 
and design of buildings and structures fronting the road reserve. For the purposes 
of determining streetscape with respect to a particular site, the above factors are 
relevant if within 100 m of the site. The definition of streetscape is considering the 
relationship of the building to a road frontage. As 67 Village Drive is an internal lot, 
the proposed development has no impact on the streetscape of the road section of 
Village Drive.  

• Irrespective of it not being a requirement, the building has still been designed to 
address the internal access portion of Village Drive as if it were a road. This has 
been done by providing the main access to the buildings adjacent to the access. 
The publicly accessible uses such as the café, meeting room and hairdresser have 
been located in the ‘front’ section of buildings in what is shown as the village on 
the site plan. The buildings are proposed to have extensive glazing that would 
overlook the Village Drive accessway as well as the proposed access around the 
buildings. The design includes very limited expanses of blank wall as shown in the 
elevations. The mechanical plant and rooftop infrastructure is proposed to be 
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screened. The building does not adjoin a public footpath therefore an awning is not 
required. No shutters are proposed and there are no Desired Future Character 
Statements provided for the Urban Mixed Use zone.  

15.0 Urban Mixed Use  
Clause 15.4.4 – Passive Surveillance 

Acceptable Solution 

A1 – Building design for non-residential uses must comply with all of the following: 
(a) provide the main pedestrian entrance to the building so that it is clearly visible 

from the road or publicly accessible areas on the site; 
(b) for new buildings or alterations to an existing facade provide windows and 

door openings at ground floor level in the front façade which amount to no 
less than 40 % of the surface area of the ground floor level facade; 

(c) for new buildings or alterations to an existing facade provide windows and 
door openings at ground floor level in the façade of any wall which faces a 
public space or a car park which amount to no less than 30% of the surface 
area of the ground floor level facade; 

(d) avoid creating entrapment spaces around the building site, such as concealed 
alcoves near public spaces; 

(e) provide external lighting to illuminate car parking areas and pathways; 
(f) provide well-lit public access at the ground floor level from any external car 

park. 

Performance Criteria 

P1 – Building design must provide for passive surveillance of public spaces by 
satisfying all of the following:  

(a) provide the main entrance or entrances to a building so that they are clearly 
visible from nearby buildings and public spaces;  

(b) locate windows to adequately overlook the street and adjoining public spaces;  
(c) incorporate shop front windows and doors for ground floor shops and offices, 

so that pedestrians can see into the building and vice versa;  
(d) locate external lighting to illuminate any entrapment spaces around the 

building site;  
(e) provide external lighting to illuminate car parking areas and pathways; 
(f) design and locate public access to provide high visibility for users and provide 

clear sight lines between the entrance and adjacent properties and public 
spaces;  

(g) provide for sight lines to other buildings and public spaces. 

Proposal 
As the site is an internal lot, the main access to the building is unable to be designed 
to have it clearly visible from a road as defined in the Scheme or publicly accessible 
areas on the site (as the site is private land) and therefore does not comply with 
Acceptable Solution. The glazing percentage also does not comply with the 
Acceptable Solution. 

The proposed variation can be supported pursuant to this Performance Criteria of the 
Zone for the following reasons: 

• As 67 Village Drive is a privately owned internal lot, there is technically no public 
spaces within the site. Irrespective of this, the development has been designed to 
ensure passive surveillance of the accesses which essentially act as streets.  
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• The main access to the building would be clearly visible from the Village Drive 
accessway and surrounding residential buildings. The main access is proposed 
directly adjacent to Village Drive accessway.  

• The building design includes extensive glazing on all sides that would overlook the 
accesses and car parking around the site and also ensure pedestrians visiting the 
site can see into the building and vice versa. In particular, the main entry, 
administration areas and cafe have been sited adjacent to the Village Drive 
accessway to encourage views to and from the building.  

• External lighting has been proposed around the building and of the parking and 
pathway areas, including security lighting that will illuminate any potential 
entrapment spaces. External lighting has been included in the condition requiring 
an amended plan to ensure that this is adequately provided.  

• Adequate sight lines are provided between the proposed buildings and surrounding 
dwellings and internal Village Drive accessway.   

15.0 Urban Mixed Use  
Clause 15.4.5 – Landscaping 

Acceptable Solution 

A1 – Landscaping along the frontage of a site is not required if all of the following 
apply: 

(a) the building extends across the width of the frontage, (except for vehicular 
access ways); 

(b) the building has a setback from the frontage of no more than 1 m. 

Performance Criteria 

P1 – Landscaping must be provided to satisfy all of the following:  
(a) enhance the appearance of the development;  
(b) provide a range of plant height and forms to create diversity, interest and 

amenity;  
(c) not create concealed entrapment spaces;  
(d) be consistent with any Desired Future Character Statements provided for the 

area. 

Proposal 
The frontage of the site is where the access handle meets the Council road reserve 
for Village Drive. As the frontage is unable to contain a building that extends across 
it due to the access and no additional landscaping has been proposed at this point of 
the site, the proposal is unable to comply with the Acceptable Solution.  

The proposed variation can be supported pursuant to this Performance Criteria of the 
Zone for the following reasons: 

• The application is supported by a Landscape Concept Plan prepared by Playstreet 
Landscape Architects. The plan shows extensive landscaping around the main 
development site as shown in figures 11 and 12 below. The landscaping proposed 
would enhance the appearance of the development through the use of a mixture 
of native and exotic species. The plantings include trees, groundcovers, grasses 
and shrubs.    

• The plan includes landscaping along the boundaries with the residentially zoned 
land to soften and enhance the appearance of the development when viewed from 
adjoining properties.  
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• No landscaping has been proposed on the technical frontage given the frontage is 
developed with an existing accessway which includes an avenue of street trees 
and grass verges. The plan does however propose extensive landscaping between 
the main buildings and the Village Drive access which effectively acts as an internal 
frontage. This includes a footpath along Village Drive, ramped accesses, plantings 
and café breakout space.  

• A condition has been recommended requiring a finalised landscaping plan to be 
submitted prior to commencement of works. The plan will be required to ensure no 
concealed entrapment spaces are proposed and must cover the entire site. 
 

 
Figure 11: Landscape Concept Plan 

 
Figure 12: Proposed landscape look and feel 
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15.0 Urban Mixed Use  
Clause 15.4.5 – Landscaping 

Acceptable Solution 

A2 – Along a boundary with the General Residential Zone or Inner Residential Zone 
landscaping must be provided for a depth no less than: 
2 m. 

Performance Criteria 

P2 – Along a boundary with the General Residential Zone or Inner Residential Zone 
landscaping or a building design solution must be provided to avoid unreasonable 
adverse impact on the visual amenity of adjoining land in the General Residential 
Zone or Inner Residential Zone, having regard to the characteristics of the site and 
the characteristics of the adjoining residentially-zoned land. 

Proposal 
The Landscape Concept Plan includes extensive landscaping along boundaries 
adjoining the General Residential and Inner Residential zoned land, however, it is not 
2m deep in all places due to the proposed access therefore the proposal does not 
comply with the Acceptable Solution.   

The proposed variation can be supported pursuant to this Performance Criteria of the 
Zone for the following reasons: 

• The application is supported by a Landscape Concept Plan prepared by Playstreet 
Landscape Architects. The plan shows extensive landscaping around the main 
development site as shown in figure 11 and 12 above. The landscaping proposed 
would enhance the appearance of the development through the use of a mixture 
of native and exotic species. The plantings include trees, groundcovers, grasses 
and shrubs.    

• The landscape plan prepared by PlaySt that has been prepared following 
consultation with the adjacent neighbours to provide landscaping to screen and 
soften the proposed development and avoid unreasonable adverse impact on the 
visual amenity of the adjoining properties in residential zones.  

• A condition has been recommended requiring a finalised landscape plan to be 
submitted. It is noted that applicant has advised they are open to continuing to work 
with neighbours to provide landscaping that satisfies neighbour requirements.  

15.0 Urban Mixed Use  
Clause 15.4.9 – Environmental Values  

Acceptable Solution 

A1 – No environmental values will be adversely impacted. 

Performance Criteria 

P1 – The design, location and construction of all buildings and works must satisfy all 
of the following:  

(a) avoids, minimises and mitigates adverse environmental impacts;  
(b) offsets impacts on trees of high conservation value. 

Proposal 
There are 16 trees within the Urban Mixed Use Zone (67 Village Drive). Of these 
trees, 4 are of high-very high conservation value, with 2 high conservation value trees 
proposed for removal (Trees 96 and 102). The development also encroaches into the 
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tree protection zone of Tree 5, which is a very high conservation value tree. A further 
8 trees of non-high conservation value are also proposed for removal in the Urban 
Mixed Use Zone. The development within the Urban Mixed Use also has the potential 
to create a collision risk and impact on birds, including the threatened swift parrot and 
blue-winged parrot. As the development impacts on environmental values, it requires 
assessment against the Performance Criteria.  

The proposed variation can be supported pursuant to this Performance Criteria of the 
Zone for the following reasons: 

• The development has been designed to minimise the extent of tree removal to the 
extent practicable within the scope of the development, with: 

− 2 trees of high conservation value and 6 trees of non-high conservation value 
proposed for retention and 2 trees of high conservation value and 8 trees of 
non-high conservation value proposed for removal; and 

− works redesigned to reduce encroachment into tree protection zones and 
enable retention of Tree 5. 

• The loss of high conservation value trees can be offset through a financial 
contribution. It should be noted that the Natural Values Assessment (NVA) (North 
Barker Ecosystem Services, v1.4, 5 February 2024) considers that trees retained 
within the southern part of the site in the Open Space Zone could be set aside to 
offset the loss of trees within the Urban Mixed Use Zone. However, Council’s 
Biodiversity Offset Policy 6.10 (November 2023) requires a per tree financial 
contribution for the loss of these trees. 

• A collision risk analysis (ECOtas, 6 December 2024) was submitted in response to 
a further information request and includes recommended mitigation measures in 
relation to the northwest elevations to minimise collision risk. Amended plans were 
submitted that include these mitigation measures. 

• Conditions are recommended for inclusion in any permit issued approving the 
proposed tree removal, requiring civil drawings to demonstrate remaining high 
conservation value trees in proximity to works are capable of retention, requiring 
implementation of tree protection measures before and after construction, requiring 
an offset for the loss of 2 high conservation value trees, requiring retention of all 
remaining trees unless otherwise approved by Council and requiring 
implementation of swift parrot mitigation measures. 

17.0 Community Purpose  
Clause 17.3.5 – Discretionary Use 

Acceptable Solution 

A1 – No Acceptable Solution.  

Performance Criteria 

P1 – A use listed as discretionary, except if located within the area shown in Figure 
17.1.2, must complement and enhance the use of the land for community purposes 
by providing for facilities and services that augment and support Permitted use or No 
Permit Required use. 

Proposal 
Although only infrastructure works proposed in this zone, they are associated with 
discretionary uses.  
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The proposed variation can be supported pursuant to this Performance Criteria of the 
Zone because it is considered the proposal cannot satisfy the above Performance 
Criteria and therefore the provision of the water main within the road reserve that is zoned 
Community Purpose is assessed in accordance with Special Provision 9.7 as outlined 
earlier in this report.  

17.0 Community Purpose Zone  
Clause 17.4.8 – Environmental Values  

Acceptable Solution 

A1 – No trees of high conservation value will be adversely impacted. 

Performance Criteria 

P1 – Buildings and works are designed and located to avoid, minimise, mitigate and 
offset impacts on trees of high conservation value. 

Proposal 
There are 22 trees within the Community Purpose Zone at 35 Redwood Road, 
including 10 high-very high conservation value trees (Trees 1-3, 6-8, 13, 17, 21 and 
22). The installation of water infrastructure within Village Drive and the Community 
Purpose Zone encroaches into the tree protection zones of 1 high and 1 very high 
conservation values tree. As the proposal will impact on high-very conservation value 
trees, it requires assessment against the Performance Criteria. An assessment is 
provided below. 

The proposed variation can be supported pursuant to this Performance Criteria of the 
Zone for the following reasons: 

• All high conservation value trees within the Community Purpose Zone are 
proposed for retention. 

• Encroachment is limited to 2 trees, with the encroachment within the tolerable 
threshold under AS 4970-2009. 

• No offsets are required as all high and very high conservation value trees can be 
retained. 

Conditions are recommended for inclusion in any permit issued requiring civil drawings 
to demonstrate encroachment into tree protection zones of high conservation value trees 
in proximity does not exceed 10%, requiring retention of all trees within the Community 
Purpose Zone and requiring implementation of tree protection measures during 
construction. 

19.0 Open Space 
Clause 19.3.1 – Hours of Operation 

Acceptable Solution  
A1 – Hours of operation of a use within 50 m of a residential zone must be within: 
(a) 8.00 am to 6.00 pm Mondays to Saturdays inclusive; 
(b) 10.00 am to 4.00 pm Sundays and Public Holidays; 

 
except for office and administrative tasks. 

Performance Criteria 

P1 – Hours of operation of a use within 50 m of a residential zone must not have an 
unreasonable impact upon the residential amenity of land in a residential zone 
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through commercial vehicle movements, noise or other emissions that are 
unreasonable in their timing, duration or extent. 

Proposal 
The car parking associated with the meeting room is proposed within the Open Space 
Zone which is proposed to operate outside the hours listed in the Acceptable Solution.  

The proposed variation can be supported pursuant to this Performance Criteria of the 
Zone for the following reasons: 

• The only part of the use proposed to operate within the Open Space zone is the 
car parking.  

• As mentioned earlier in the report, a Noise Impact Assessment (Noise Vibration 
Consulting dated 9 January 2025) was submitted with the application as supporting 
documentation. The assessment demonstrates the proposed hours of operation 
would not have an unreasonable impact upon the residential amenity as detailed 
below:  

− The assessment states “noise measurements were conducted onsite at 67 
Village Drive to determine existing ambient noise levels. A software noise 
model was constructed using mechanical services information from COVA 
and operational information from the proponent. Noise predictions from the 
software noise model determined that noise levels are likely to exceed the 
nighttime project criteria noise levels at the boundary of site and at the 
nearest residential receivers. It was identified that noise from fixed 
mechanical plant was the dominant noise source during nighttime at most of 
the site boundary. Recommendations were provided such that noise levels 
will achieve the requirements of the Scheme”. 

− The assessment also makes specific reference to noise levels from cars 
accessing the carpark within the Opens Space Zone and states the levels 
are predicted to be compliant with the Scheme and the Tasmanian Noise 
Regulations. The assessment states the proposed hours of operation and 
noise levels therefore comply with Clause 19.3.1 P1 of the Kingborough 
Interim Planning Scheme 2015.  

• The assessment was reviewed by Council’s Environmental Health Officer who is 
satisfied with the recommendations of the assessment.  

• Conditions have been recommended to ensure compliance with the 
recommendations of the assessment. 

19.0 Open Space 
Clause 19.3.5 – Discretionary Use 

Acceptable Solution  
A1 – No Acceptable Solution.  

Performance Criteria 

P1 – Discretionary use must complement and enhance the use of the land for 
recreational purposes by providing for facilities and services that augment and 
support Permitted use or No Permit Required use. 

Proposal 
There is Acceptable Solution for this standard and the application proposes car 
parking associated with the café, hairdresser and meeting room in the portion of the 
site zoned Open Space. These uses are discretionary in the Open Space Zone. It is 
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noted the car parking is also proposed in association with passive recreation use of 
the land, however, this is a no permit required use in the Open Space Zone.  

The proposed variation can be supported pursuant to this Performance Criteria of the 
Zone for the following reasons: 

• Although car parking associated with discretionary uses is proposed in the Open 
Space Zone, the buildings containing the uses are proposed to be located within 
the Urban Mixed Use Zone to minimise the impacts the discretionary uses have on 
the land zoned Open Space.  

• To justify compliance with the Performance Criteria and that the carparking 
complements and enhances the use of the Open Space zoned land for recreational 
purposes by providing for facilities and services that augment and support 
Permitted use or No Permit Required use, the application proposes the use of the 
land zoned Open Space for passive recreation in addition to the car parking. Use 
of the land for passive recreation is a No Permit Required use in the Open Space 
Zone. This use of passive recreation will enable visitors to the privately owned site 
to use the open space for leisure and recreation such as walking, bird watching 
and general enjoyment of the outdoors. These visitors will largely be generated by 
people using the facilities of the mixed use development such as the café.  

• It should be noted that the site is privately owned therefore public use of the Open 
Space zone is currently not permitted. It is unusual to have a site that is zoned 
Open Space in private ownership, however, the proposal will achieve compliance 
with the standard as although the land is private, the applicant is proposing visitors 
will be permitted to the site.  

• The car parking has been carefully designed to minimise and avoid disturbance to 
trees and the natural landscape. The car parking will complement the proposed 
passive recreation use of this area for leisure and recreation as it will enable people 
to visit the facilities proposed and then enjoy use of the open space. For example, 
visiting the café, hairdresser or having a meeting on the site then walking around 
the open space whilst enjoying a coffee.  

• There are 62 spaces proposed within the land zoned Open Space, however, to 
meet the Scheme requirements for the uses the parking is proposed to be 
associated with, only 27 spaces are required. This means there is the inclusion of 
an additional 35 spaces within the area zoned Open Space that are not required 
by the Scheme. Given the parking must enhance the use of the land for passive 
recreation to comply with the performance criteria, it is considered reasonable to 
condition amended plans that reduce the size of the car park to only the necessary 
number of parking spaces required under the Scheme, rather than allow an 
additional 35 spaces that further reduce the land available for passive recreation. 
The condition will effectively remove the second carpark in the Open Space Zone 
and in turn ensure the discretionary uses are enhancing the passive recreation use 
in accordance with the requirements of the Performance Criteria. 

• To further justify that the proposed discretionary uses are enhancing the passive 
recreation use, a condition has also been recommended requiring the landscape 
plan to include enhancements/improvements in the area proposed to be used for 
passive recreation so that it can be used for informal leisure and recreation such 
as seating, paths and shade structures. 
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19.0 Open Space 
Clause 19.4.3 – Landscaping 

Acceptable Solution  
A2 – Along a boundary with a residential zone landscaping must be provided for a 
depth no less than 2 m. 

Performance Criteria 

P2 – Along a boundary with a residential zone landscaping or a building design 
solution must be provided to avoid unreasonable adverse impact on the visual 
amenity of adjoining land in a residential zone, having regard to the characteristics of 
the site and the characteristics of the adjoining residentially-zones land. 

Proposal 
No landscaping has been shown along the boundaries between the Open Space 
Zone and residential zones.  

The proposed variation can be supported pursuant to this Performance Criteria of the 
Zone for the following reasons: 

• The Landscape Concept Plan does not show any landscaping along the 
boundaries between the Open Space Zone and residential zones. A condition has 
been recommended requiring a finalised landscape plan to be submitted. The 
condition requires the plan to also shown the area of Open Space zoned land and 
any improvements/landscaping. 

• However, additional landscaping within the area will be limited due to maintaining 
existing native vegetation which already provides amenity to adjoining residential 
land. It is also noted that part of this area of the site is to be maintained as an offset 
for the proposed vegetation removal. The landscaping plan will ensure that the 
area can be used as an enjoyable area of open space whilst still meeting the 
biodiversity offset requirements of the Scheme.    

19.0 Open Space 
Clause 19.5.5 – Environmental Values  

Acceptable Solution  
A1 – No environmental values will be adversely impacted. 
Performance Criteria 
P1 – Buildings and works are designed and located to:  

(a) avoid, minimise and mitigate environmental impact arising from future use 
and development; and  

(b) all impacts on trees of high conservation value are offset. 
Proposal 
There are 86 trees within the Open Space Zone (67 Village Drive). Of these trees, 53 
are of high-very high conservation value, with 1 very high conservation value tree 
proposed for removal (Tree 94, a E. amygdalina >70cm and providing potential 
nesting habitat). The development also encroaches into the tree protection zone of 
Trees 13 and 67, which are high conservation value trees (E. globulus >40cm and 
providing potential foraging habitat). A further 9 trees of non-high conservation value 
are also proposed for removal in the Open Space Zone.  
In addition, the Open Space Zone contains potential habitat for the Chaostola skipper, 
with a small extent (~100m2) of this within the HMA and requiring modification for 
bushfire. As the development impacts on environmental values, it requires 
assessment against the Performance Criteria.  
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The proposed variation can be supported pursuant to this Performance Criteria of the 
Zone for the following reasons: 

• The development has been designed to minimise the extent of tree removal, with: 

− removal limited to 1 tree of very high conservation value and 9 trees of non-
high conservation value for carparking.  All remaining trees are proposed for 
retention; and 

− works redesigned to reduce encroachment into tree protection zones and 
enable retention of Trees 13 and 67. 

• The loss of Tree 94 can be offset through a financial contribution. As discussed 
above, while the NVA proposes remaining trees are used as an offset, consistent 
with Council’s Biodiversity Offset Policy 6.10 (November 2023), a per tree financial 
contribution is required. 

• Impacts on Chaostola skipper habitat can be mitigated through retention of 
remaining habitat within the Open Space Zone and offset through establishment of 
additional habitat within the proposed offset area. The proposed offset area is 
discussed below under Clause E10.7.1 P1. 

Conditions are recommended for inclusion in any permit issued approving the proposed 
tree removal, requiring civil drawings to demonstrate remaining high conservation value 
trees in proximity to works are capable of retention, requiring implementation of tree 
protection measures before and after construction, requiring an offset for the loss of 1 
high conservation value tree, requiring retention of all remaining trees unless otherwise 
approved by Council and requiring implementation of Chaostola skipper mitigation and 
offset measures. 

E1.0 Bushfire-Prone Areas Code 
Clause E1.5.1 – Vulnerable Uses  

Acceptable Solution 

A1 – No acceptable solution (requires assessment against performance criteria) 

Performance Criteria 

P1 – A vulnerable use must only be located in a bushfire-prone area if a tolerable risk 
from bushfire can be achieved and maintained, having regard to:  

(a) the location, characteristics, nature and scale of the use;  
(b) whether there is an overriding benefit to the community;  
(c) whether there is no suitable alternative lower-risk site;  
(d) the emergency management strategy and bushfire hazard management plan; 

and other advice, if any, from the TFS. 

Proposal 
A portion of the proposed development is for a new residential aged care home and 
assisted living apartments.  As the use is located in a Bushfire-Prone Area and meets 
the definition of a vulnerable use under the Bushfire-Prone Areas Code, it requires 
assessment against Clause E1.5.1. As there is no Acceptable Solution the proposal 
must be assessed against the Performance Criteria. 

The proposed variation can be supported pursuant to this Performance Criteria of the 
Code for the following reasons: 

• While the proposed vulnerable use is located in a bushfire-prone area and of a 
significant scale, the Bushfire Protection Report, Bushfire Hazard Report and 
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Bushfire Hazard Management Plan (Castellan Consulting, 12 December 2024, 
Rev 02) demonstrate a tolerable risk from bushfire can be achieved through the 
implementation of a BAL-12.5 hazard management area (HMA) for the assisted 
living units and BAL-19 for the residential aged care home and implementation of 
the associated emergency management strategy. 

• As the use includes a Type A, Class 3 building, there are also a number of implicit 
fire protection measures required for building fire safety that also mitigate the 
bushfire, including: 

− structural fire resistance;  

− no combustible material in the external walls;  

− a high level of fire compartmentation within the building; and  

− the installation of a sprinkler system to assist with controlling fire spread if 
there is internal ignition (which is unlikely). 

• The proposal is accepted as providing an overriding benefit to the community, as 
it will provide suitable assisted living and higher dependency care for the ageing 
population in Kingborough and Greater Hobart. 

• The development is located predominantly in the Urban Mixed Use Zone, close to 
Central Kingston and there is no feasible alternative location or design with the 
appropriate zoning to accommodate the diverse uses required to support the 
proposal. 

• The proposal is supported by a Tasmania Fire Service (TFS) endorsed Emergency 
Management Strategy (10 October 2024, Revision 01) and Bushfire Hazard 
Management Plan (Castellan Consulting, 12 December 2024, Rev 02). 

• The TFS has been consulted in the process of preparing the Bushfire Hazard 
Management Plan and Emergency Strategy and have provided endorsement for 
the Emergency Management Strategy.  It is noted that TFS have advised that a 
more detailed bushfire emergency plan will be required. 

• A condition is recommended for inclusion in any permit issued requiring the use 
and development to be in accordance with the Emergency Management Strategy 
(10 October 2024, Revision 01) and Bushfire Hazard Management Plan (Castellan 
Consulting, 12 December 2024, Rev 02). 

E5.0 Road and Railway Assets Code 
Clause E5.5.1 – Existing road accesses and junctions 

Acceptable Solution 
A3 – The annual average daily traffic (AADT) of vehicle movements, to and from a 
site, using an existing access or junction, in an area subject to a speed limit of 60km/h 
or less, must not increase by more than 20% or 40 vehicle movements per day, 
whichever is the greater. 
Performance Criteria 
P3 – Any increase in vehicle traffic at an existing access or junction in an area subject 
to a speed limit of 60km/h or less, must be safe and not unreasonably impact on the 
efficiency of the road, having regard to:  
(a) the increase in traffic caused by the use;  
(b) the nature of the traffic generated by the use;  
(c) the nature and efficiency of the access or the junction;  
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(d) the nature and category of the road;  
(e) the speed limit and traffic flow of the road;  
(f) any alternative access to a road;  
(g) the need for the use;  
(h) any traffic impact assessment; and  
(i) any written advice received from the road authority. 
Proposal 
Please note this standard is technically in relation to Council’s road, not the internal 
access section of Village Drive.  
The TIA estimates the traffic generation associated with the development at 487 
vehicles per day with a peak of 50 vehicles per hour.  The traffic flow of Village Drive 
is estimated at around 1,500 vehicles per day. This exceeds the increase in vehicle 
movements allowed under the Acceptable Solution. 

The proposed variation can be supported pursuant to this Performance Criteria of the 
Code for the following reasons: 

• The application was supported by a Traffic Impact Assessment prepared by a 
suitably qualified Traffic Engineer that estimates the existing traffic volume on 
Village Drive to be in the order on 1,500 vehicles per day from the strata units. 
Further the traffic generation associated with the development at 487 vehicles per 
day.  Village drive is a concrete road with a sealed width of 7.0m. The Council 
owned section has a speed limit of 50km/h however is only approximately 75m in 
length (then becomes a private roadway). Internally, the access is signposted to 
20km/h.  

• The TIA assessed the internal access against this standard although not 
technically a public road indicated that the standard of Village Drive is suitable for 
the increase in traffic movements.  

• The TIA assessed the increase in traffic onto Village Drive as acceptable without 
significant adverse impact on the traffic efficiency or road safety of the network 
including the Maranoa Road roundabout. 

• The TIA lists 3 accidents at the Maranoa Road roundabout in the last 5 years from 
Department of State Growth data.  This data does not indicate any safety issues 
with the roundabout. 

• Council’s Development Engineer reviewed the TIA and is satisfied with the 
conclusion, and that the proposal satisfies the performance criteria P3 of clause 
E5.5.1  

E6.0 Parking and Access Code 
Clause E6.6.1 – Number of Car Parking Spaces 

Acceptable Solution 
A1 – The number of on-site car parking spaces must be:  

(a) no less than the number specified in Table E6.1;  
except if:  
(i) 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; 
Performance Criteria 
P1 – The number of on-site car parking spaces must be sufficient to meet the 
reasonable needs of users, having regard to all of the following:  

(a) car parking demand;  
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(b) the availability of on-street and public car parking in the locality;  
(c) the availability and frequency of public transport within a 400m walking 

distance of the site;  
(d) the availability and likely use of other modes of transport;  
(e) the availability and suitability of alternative arrangements for car parking 

provision;   
(f) any reduction in car parking demand due to the sharing of car parking spaces 

by multiple uses, either because of variation of car parking demand over time 
or because of efficiencies gained from the consolidation of shared car parking 
spaces; 

(g) any car parking deficiency or surplus associated with the existing use of the 
land;  

(h) any credit which should be allowed for a car parking demand deemed to have 
been provided in association with a use which existed before the change of 
parking requirement, except in the case of substantial redevelopment of a 
site;  

(i) the appropriateness of a financial contribution in lieu of parking towards the 
cost of parking facilities or other transport facilities, where such facilities exist 
or are planned in the vicinity;  

(j) any verified prior payment of a financial contribution in lieu of parking for the 
land;  

(k) any relevant parking plan for the area adopted by Council;  
(l) the impact on the historic cultural heritage significance of the site if subject to 

the Local Heritage Code;  
(m) whether the provision of the parking would result in the loss, directly or 

indirectly, of one or more significant trees listed in the Significant Trees 
Schedule. 

Proposal 
Although the application proposes a total of 155 carparking spaces these are located 
over the land within the Urban Mixed Use Zone (91 spaces), General Residential (2 
indent parking spaces at front of building) and Open Space Zone (62 spaces). 
Residential (Aged Care Facility and Retirement Village) and Business and 
Professional Services (Office) are prohibited uses in the Open Space Zone therefore 
any of the parking within the Open Space Zone is unable to be count towards the 
residential and office component of the proposal.  
Based on the Acceptable Solution the following parking would be required for these 
uses: 

• 23 spaces plus 1 emergency space for the Aged Care Facility  
• 75 spaces for the Retirement Village 
• 2 spaces for the Office.  

A total of 101 spaces are required to comply and only 93 can be considered 
associated with these uses therefore there is a shortfall of 8 spaces for these uses 
and the proposal does not comply with the Acceptable Solution. 

The proposed variation can be supported pursuant to this Performance Criteria of the 
Code for the following reasons: 

• The application was supported by a Traffic Impact Assessment prepared by a 
suitably qualified Traffic Engineer. The TIA provides an empirical parking 
assessment of the actual demand expected to be generated by the proposed 
development based on the RMS guide. The TIA calculates based on the RMS 
guide that the actual demand for the retirement village would be 52 spaces and the 
actual expected demand for the aged care facility would be 15 spaces, with the 
total expected demand for the residential component of the development being 67 
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spaces. Given 93 spaces have been provided in the area of the site zoned Urban 
Mixed Use and General Residential and only 2 of these are required for the office, 
there is sufficient parking within the development to accommodate the parking 
demand for the residential and office components.  

• The TIA did also calculate the expected demand for the total development at 114 
spaces and used a conservative of approach of individually calculating the demand 
of each use which would normally be considered ancillary to the development. This 
was done to ensure that there is sufficient parking provision to cater for the 
development in its entirety. The TIA notes that these uses will be partially ancillary 
to the residential development and therefore the parking demand for the entire 
development is likely even lower than 114 spaces.  

• It is acknowledged that a condition has been recommended requiring the removal 
of some of the parking within the Open Space zoned land to ensure the proposal 
complies with the provisions of the Open Space Zone, however, even with this 
reduction, a total of 120 carparking spaces for the entire development will be 
provided which is higher than the expected demand of 114 as outlined in the TIA.  

• Council’s Development Engineer reviewed the TIA and is satisfied with the 
conclusion, and that the proposal satisfies the performance criteria. 

• It is acknowledged that due to being an internal lot there is limited on-street parking 
and public transport availability.  

• There is no applicable credit, financial contribution or parking plan.  

• The site is not heritage listed and will not result in the loss of a significant tree listed 
in the Significant Trees Schedule. 

E10.0 Biodiversity Code 
Clause E10.7.1 – Buildings and works  

Acceptable Solution 
A1 – Clearance and conversion or disturbance must be within a Building Area on a 
plan of subdivision approved under this planning scheme. 
Performance Criteria 
P1 – Clearance and conversion or disturbance must satisfy the following:  
(a) if low priority biodiversity values: 

(i) development is designed and located to minimise impacts, having regard to 
constraints such as topography or land hazard and the particular 
requirements of the development; and  

(ii) impacts resulting from bushfire hazard management measures are minimised 
as far as reasonably practicable through siting and fireresistant design of 
habitable buildings; and/or  

(b) if moderate priority biodiversity values:  
(i) development is designed and located to minimise impacts, having regard to 

constraints such as topography or land hazard and the particular 
requirements of the development; and  

(ii) (ii) impacts resulting from bushfire hazard management measures are 
minimised as far as reasonably practicable through siting and fireresistant 
design of habitable buildings; and  

(iii) remaining moderate priority biodiversity values on the site are retained and 
improved through implementation of current best practice mitigation 
strategies and ongoing management measures designed to protect the 
integrity of these values; and  
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(iv) residual adverse impacts on moderate priority biodiversity values not able to 
be avoided or satisfactorily mitigated are offset in accordance with the 
Guidelines for the use of Biodiversity Offsets in the local planning approval 
process, Southern Tasmanian Councils Authority, April 2013 and 
Kingborough Biodiversity Offset Policy 6.10, November 2023; and/or  

(c) if high priority biodiversity values:  
(i) development is designed and located to minimise impacts, having regard to 

constraints such as topography or land hazard and the particular 
requirements of the development; and  

(ii) impacts resulting from bushfire hazard management measures are minimised 
as far as reasonably practicable through siting and fire resistant design of 
habitable buildings; and  

(iii) remaining high priority biodiversity values on the site are retained and 
improved through implementation of current best practice mitigation 
strategies and ongoing management measures designed to protect the 
integrity of these values; and  

(iv) special circumstances exist; and 
(v) residual adverse impacts on high priority biodiversity values not able to be 

avoided or satisfactorily mitigated are offset in accordance with the Guidelines 
for the use of Biodiversity Offsets in the local planning approval process, 
Southern Tasmanian Councils Authority, April 2013 and Kingborough 
Biodiversity Offset Policy 6.10, November 2023; and  

(vi) clearance and conversion or disturbance will not substantially detract from the 
conservation status of the biodiversity value(s) in the vicinity of the 
development. 

Proposal 
A Natural Values Assessment (NVA) (North Barker Ecosystem Services, v1.4, 5 
February 2024) submitted in response to a further information request confirms that 
the subject site (including 67 Village Drive and that part of 41 Alfreds Garden relied 
upon for the development) contains the following priority biodiversity values: 

• 0.15 ha of Eucalyptus ovata dry forest and woodland (DOV), with 0.0118 ha 
on 67 Village Drive and 0.1382 ha on 41 Alfreds Garden; and 

• 0.6 ha of Eucalyptus amygdalina forest and woodland on sandstone (DAS), 
with 0.5 ha on 67 Village Drive and 0.1 ha on 41 Alfreds Garden.  

These vegetation communities are listed as threatened under the Nature 
Conservation Act 2002 and are a high priority biodiversity values under the 
Biodiversity Code (Table E10.1).  
While DOV also has the potential to be an endangered ecological community under 
the Commonwealth Environment Protection and Biodiversity Conservation (EPBC) 
Act 1999, according to the NVA the vegetation on the subject site does not qualify 
based on the patch size being less than 0.5 ha. 
That part of the subject site within a Biodiversity Protection Area also contains 28 
high-very high conservation value trees, including: 

• 7 trees of very high conservation value as they provide potential nesting and 
foraging habitat and (E. ovata or E. globulus >70cm); 

• 4 trees of very high conservation value as they provide potential nesting 
habitat (dbh >70cm); and 

• 17 trees of high conservation value as they provide potential foraging habitat 
(E. ovata or E. globulus >40cm). 

These trees are all a moderate priority biodiversity value under the Biodiversity Code 
(Table E10.1). 
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While there are an additional 53 trees of high-very high conservation value on or 
adjacent to the proposed development, these are located outside the Biodiversity 
Protection Area and are assessed under the relevant zone standards. 
In addition, the vegetation on the site provides suitable habitat for the chaostola 
skipper (Antipodia chaostola leucophaea), the swift parrot (Lathamus discolor), the 
blue-winged parrot (Neophema chrysostoma) and the eastern barred bandicoot 
(Perameles gunnii). 
The proposed development impacts upon the following high priority biodiversity 
values, including:  

• 0.007 ha of DOV and 0.005 ha of DAS within the footprint of the proposed 
development on 67 Village Drive; 

• modification of 0.143 ha of DOV for bushfire hazard management on 67 
Village Drive and 41 Alfreds Garden; and 

• modification of 0.152 ha of DAS for bushfire hazard management on 67 
Village Drive and 41 Alfreds Garden. 

The proposal also impacts on the following moderate priority biodiversity values, 
including: 

• removal of 2 trees of very high conservation value (both E. ovata trees 
>70cm), providing potential nesting and foraging habitat for the swift and 
potential nesting habitat for the blue-winged parrot (Trees AG34 and AG155); 

• removal of 8 trees of high conservation value (all E. ovata trees >40cm) 
providing potential foraging habitat for the swift parrot (Trees 96, 102, AG28, 
AG30, AG33, AG38, AG39 and AG41); and 

• modification of Chaostola skipper habitat within the bushfire hazard 
management area. 

An additional tree of very high conservation value (Tree 94) is proposed for removal 
in the Open Space Zone and 5 other high-very high conservation value trees are 
impacted through encroachment (Trees 5, 13, 67, WM13 and WM22). However, 
these trees are located outside the Biodiversity Protection Area and only require 
assessment against the relevant zone standards.  
It is also noted that the NVA states that the removal of trees within 2m of the property 
boundaries are exempt from the Biodiversity Code. However, the exemption provided 
under Clause E10.4.1 (l)(ii) only applies to impacts on trees for the purpose or 
erecting or maintaining a boundary fence. As the tree removal is required for the 
proposed development rather than the erection or maintenance of a boundary fence, 
this exemption is not applicable and the full scope of tree removal subject to Code 
E10.0 requires assessment. 
The proposal is unable to meet A1 as there is no building area on the title and the 
proposal involves the clearance and conversion or disturbance of high and moderate 
priority biodiversity values.  Therefore, it must be assessed against the Performance 
Criteria P1 (b) and (c). 

The proposed variation can be supported pursuant to this Performance Criteria of the 
Code for the following reasons: 

• The proposed development has been designed and located to minimise impacts 
on moderate and high priority vegetation, including threatened native vegetation 
communities, threatened species habitat and individual trees of high-very 
conservation value, with: 

− the design of the vehicular parking, access and services revised to reduce 
encroachment and enable additional tree retention; and 

− the majority of threatened vegetation and individual trees of high-very high 
conservation value are proposed for retention. 
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• The extent of proposed clearing and modification is the minimum necessary to 
achieve the required BAL and ensure the vulnerable use meets bushfire 
requirements. Clearing for bushfire has also prioritised the retention of the higher 
conservation value and healthier trees where possible. 

• Remaining priority biodiversity values on 67 Village Drive are proposed to be 
maintained and improved through weed management and restoration. Remaining 
priority biodiversity values on 41 Alfreds Garden are partially protected under an 
existing Part 5 Agreement, with the balance proposed to be retained unless 
otherwise approved for removal as part of a separate development proposal. 

• Special circumstances exist as the development is considered to result in 
significant long term social and community benefits and it there is no other 
alternative location with the appropriate zoning.  The NVA considers special 
circumstances are also satisfied as the extent of proposed removal of high priority 
biodiversity values is limited to those being retained. It is agreed that this special 
circumstance can be relied upon for Clause E10.7.1 P1 (c)(iv) of the Scheme and 
for the loss of DAS and Chaostola skipper habitat. However, under Council’s 
Biodiversity Offset Policy 6.10 (November 2023), relying on this special 
circumstance relies upon an on-site offset. As detailed below, the loss of DOV is 
unable to be offset on-site. Therefore, the loss of DOV relies upon the proposed 
development achieving significant long term social and community benefits. 

• In-situ protection and improvement of the remaining values within 67 Village Drive 
is proposed to offset the loss of priority biodiversity values. Based on the full extent 
of impact, the proposed on-site offset is sufficient to offset the loss of DAS and 
Chaostola skipper habitat.  However, this offset is insufficient to offset the loss of 
DOV, as it does not contain equivalent values and is not of a sufficient size.  
Therefore, the loss of DOV requires a financial contribution. To meet Council’s 
Biodiversity Offset Policy 6.10 (November 2023), the loss of individual trees of 
high-very high conservation value also requires separate offsetting at a per tree 
rate. These offset requirements are discussed in more detail below and can be 
achieved via a condition of approval. 

• Providing impacts are offset and remaining values are retained and appropriately 
protected, the clearance and conversion or disturbance will not substantially 
detract from the conservation status of the biodiversity value(s) in the vicinity of the 
development. 
To ensure compliance with the performance criteria, it is recommended that 
conditions are included in any permit issued limiting clearing, retaining remaining 
high-very conservation value trees and Chaostola skipper habitat, securing the on-
site and financial offset and requiring appropriate hygiene and tree and Gahnia 
radula (Chaostola skipper habitat) protection measures during construction. 
Offset requirements  
The proposed offset involves the retention and improvement of ~0.5 hectares of 
DAS within the Open Space Zone under a Part 5 Agreement. The NVA has 
identified that further opportunity exists to improve remaining vegetation 
(predominantly individual trees of high-very conservation value) through a targeted 
weed removal program coupled with restoration and replanting.  The total potential 
offset area is ~2 ha in size. 
To determine whether this offset is consistent with Council’s Biodiversity Offset 
Policy 6.10 (November 2023) an examination of the individual values lost, the 
values proposed to be retained and protected as an offset, and the relevant 
replacement ratios in the Biodiversity Offset Policy is required.   
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Table 1 below summarises the impacts on each value, the offset required based 
on the replacement ratios and the extent to which the proposed offset achieves the 
required offsets on-site. As the extent of vegetation able to be retained on site is 
insufficient to satisfy the requirements of Council’s Biodiversity Offset Policy, a 
financial contribution is also required. 
As some of the vegetation on the site supports multiple values, some of which are 
a high priority and some of which are a moderate priority, calculating the offset and 
replacement ratios complex.  For example, the area of DOV is a high priority 
biodiversity value as it is a threatened native vegetation community. However, it 
also contains habitat for the Chaostola skipper and individual trees which provide 
potential foraging habitat for the swift parrot and nesting habitat for the swift parrot 
and blue-winged parrot. It is important to ensure the loss of each biodiversity value 
is offset in accordance with Policy 6.10 but there is no double dipping where values 
are counted twice. Calculating the offset is also made more complex by the fact 
that some vegetation can be classified as significant habitat or on an individual tree 
basis.  In this instance, the vegetation providing foraging and/or nesting habitat is 
appropriately classified on an individual tree basis, as they do not meet the 
threshold for significant habitat (a high priority biodiversity value). 
The final offset proposal recommended for inclusion in any permit issued includes:  

• establishing a conservation zone under a Part 5 Agreement which includes the 
protection and improvement of 0.495 ha of DAS and rehabilitation of 0.9 ha at the 
southern end of 67 Village Drive; 

• development of and implementation of a 5-year conservation management plan for 
the on-site offset area that achieves the required conservation outcomes while also 
providing for and enhancing passive recreation outcomes outside the conservation 
zone; 

• delineation of the conservation zone; and  

• offsetting the loss of DOV and individual trees of high-very high conservation value 
via a financial contribution totalling $16,715. 
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Table 1 – Offset calculation in accordance with Council Policy 6.10 

Value Extent/number Impact Retained Offset Required Offset achieved Comments 

DAS with 
Chaostola 
skipper habitat 
(Gahnia radula) 

0.652 ha of DAS 
with 0.0153 ha of 
Gahnia radula 

0.157 ha with 
0.062 ha of 
Gahnia radula 

~0.495 ha 
with 0.091 of 
Gahnia 
radula  

0.942 ha based on 
a ratio of 6:1 
(including a 
multiplier of 1 for 
the loss of 0.1695 
ha of Chaostola 
skipper habitat) 

Protection and 
improvement of ~0.495 ha 
of DAS, plus a minimum of 
1 ha to be rehabilitated 
and replanted, totalling 
1.495 ha.  

While the total offset area exceeds 
the extent of the offset required, the 
offset only partially protects the 
same values as impacted and has 
a high risk of failure. Consistent 
with Policy 6.10, where values are 
not like for like and there is a high 
risk of failure, the offset ratios are 
increased to ensure a net 
conservation outcome is achieved. 

DOV with of 
Chaostola 
skipper habitat 

0.15 ha of DOV 
with 0.1075 ha of 
Gahnia radula 

0.15 ha with 
0.1075 ha of 
Gahnia radula 

nil 0.9 ha based on a 
ratio of 6:1 

As there is no opportunity 
for an on-site offset for 
DOV, the loss of 0.9 ha of 
DOV is able to be offset 
via a financial contribution 
at a rate of $13,650 and 
totalling $12,285.  

The loss of Chaostola skipper 
habitat (Gahnia radula) can be 
achieved through the on-site offset 
for DAS.  

High and very 
high 
conservation 
value trees  

71, with 37 very 
high and 34 high. 

11, including 3 
very high and   
8 high 

60 On a per tree 
basis at a rate of 
$570/tree of very 
high conservation 
value and 
$340/tree of high 
conservation value 

$1,710 for the loss of 3 
very high conservation 
value trees  
$2,720 for the loss of 8 
high conservation value 
trees 
Totalling $4,430 

 

 
* All calculations are based on the total extent of values present and impacted within 67 Village Drive and within the HMA on 41 Alfreds Garden, based on revised calculations 
provided by North Barker (on behalf of the applicant) on 25 March 2025. 

** The calculation of offsets for individual trees includes offsets required under the Urban Mixed Use Zone, Open Space Zone and Biodiversity Code. 

*** The applicant was advised on 25 October 2024 as part of the request for further information process that the proposed on-site offset would only be sufficient to offset 
the loss of DAS and Chaostola skipper habitat, with the loss of DOV and individual trees requiring a further financial contribution in accordance with Council’s Biodiversity 
Offset Policy. 
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E14.0 Scenic Landscapes Code 
Clause E14.7.2 - Appearance of buildings and works within scenic landscape 
areas 

Acceptable Solution 

A2 – Works must not be visible from public spaces. 

Performance Criteria 

P2 – Works visible from public spaces must maintain scenic landscape value by 
satisfying one or more of the following, as necessary;  

(a) driveways and access tracks are as close as practical to running parallel with 
contours and are surfaced with dark materials;  

(b) cut and fill is minimised;  
(c) surfaces of retaining walls and batters are finished with a natural appearance;  
(d) fences are post & wire or other designed of a similarly transparent appearance 

Proposal 
The application proposes works within the scenic protection area for the laying of the 
new water main to facilitate the development. These works would be visible from 
Village Drive road reserve.  

The proposed variation can be supported pursuant to this Performance Criteria of the 
Code because the cut and fill has been minimised with the only works proposed within 
the scenic landscape area being to facility the laying of the underground water main and 
connection.  

F1.0 Kingston Green Specific Area Plan  
Clause F1.4.1.1 Location of Use 

Acceptable Solution 

A1 – Use must be in accordance with Figures F1.2 and F1.3. 

Performance Criteria 

P1 – Applications for use may be approved where it is demonstrated that residential 
densities maximise the efficient and orderly use of the site. 

Proposal 
The application proposes use of the Kingston Green site for bushfire hazard 
management associated with the vulnerable uses at 67 Village Drive.  

The proposed variation can be supported pursuant to this Performance Criteria of the 
Specific Area Plan because the use of the land in the Kingston Green Specific Area Plan 
for bushfire hazard management associated with the proposed vulnerable uses on 67 
Village Drive will have no impact on the potential residential densities being maximised 
for the efficient and orderly use of the Kingston Green site. The use will not impact on 
the intended master planned development for that site as the hazard management area 
will not prevent future use and development rather will manage the area until the site is 
developed subject to separate planning approval.  
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F1.0 Kingston Green Specific Area Plan  
Clause F1.5.1.1 Location of Development 

Acceptable Solution 

A1 – Development must be in accordance with Figures F1.2 and F1.3. 

Performance Criteria 

P1 – Development may be approved where it is demonstrated that residential 
densities maximise the efficient and orderly use of the site. 

Proposal 
The application does not propose development in accordance with Figure F1.2 and 
F1.3 as required by the Acceptable Solution as only vegetation removal and bushfire 
hazard management are proposed on this portion of land. 

The proposed variation can be supported pursuant to this Performance Criteria of the 
Specific Area Plan because the development of the land in the Kingston Green Specific 
Area Plan for bushfire hazard management associated with the proposed vulnerable 
uses on 67 Village Drive will have no impact on the potential residential densities being 
maximised for the efficient and orderly use of the Kingston Green site. The development 
will not impact on the intended master planned development for that site as the 
vegetation removal and hazard management area will not prevent future use and 
development rather will manage the area until the site is developed.  

2.5 Public Consultation and Representations 

The application was advertised in accordance with the requirements of s.57 of the Land 
Use Planning and Approvals Act 1993 (from 15 February 2025 to 28 February 2025). 46 
representations were received during the public exhibition period. Two of these were in 
support of the application. The following issues were raised by the representors: 

2.5.1 Traffic and Access 

The majority of representations raised concerns around traffic and access 
associated with the proposed development. Concerns were raised in relation to 
the number of traffic movements the development would generate on the private 
Village Drive access and that only one access is proposed to such a large 
development. The representors stated that they were told the development 
would have a secondary access to Alfreds Gardens and suggestions were 
made that this should be included as part of the application, or an alternative 
access be given down to Channel Highway. The representations raised 
concerns over the width of Village Drive and stated that parking results in only 
one way traffic. Photos were provided as evidence of vehicles parking within the 
access reducing the width.  

The representations stated that the proposal would create a bottleneck at the 
Redwood Road and Channel Highway intersection, and this has not been 
addressed in the TIA. The representations stated this intersection should be 
upgraded.  

Concerns were also raised around the increase in traffic with limited pedestrian 
access along Village Drive which is used by people with mobility 
devices/scooters and that the 20km/h speed limit is not enforced on the access. 
A concern was also raised that the increased traffic could scare peoples animals 
and pull the elderly owners onto the road and into harms way.  
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The majority of the representors also stated that the Village Drive access is a 
private access and should not be allowed to be used for commercial businesses 
open to the public. 

Response 

The application was supported by a Traffic Impact Assessment Report (TIA) 
prepared by an experienced and qualified Traffic Engineer in accordance with 
the Scheme and The Department of State Growth’s, Traffic Impact Assessment 
Guidelines, August 2020. The Traffic Engineer has 28 years’ experience in 
traffic engineering and transport planning. The TIA was reviewed by Council’s 
Development Engineer who is satisfied with the recommendations. The 
assessment demonstrates the access complies with the requirements of the 
Road and Railway Assets Code and Parking and Access Code of the Scheme. 
Assessment of these standards is included in this report and assessment 
checklist. 

The accompanying traffic and bushfire reports confirm that the proposed access 
arrangements are acceptable in terms of emergency access.  However, there 
is a proposed alternative emergency and service access via Alfred Gardens that 
is subject to a separate development application with council. If that access is 
approved as part of the other application, it will be available for use of this 
proposal.  

The development proposes the inclusion of new footpaths to the extent of the 
frontage onto Village Drive to improve continued access past and into the site. 

Council’s Coordinator Development Engineering stated the traffic data on 
Channel Highway indicates sufficient capacity for the increase in turning traffic 
from the development. 

In response to the representors being told by the developer that a second 
access would be proposed, this is not relevant to the assessment of the 
application and Council must consider the application proposed.  

2.5.2 Vegetation removal  

Representors raised concerns over tree removal occurring between July 2024 
to January 2025. Concerns were also raised over the amount of vegetation 
proposed to be removed and the impact this has on wildlife and climate change.  

Response 

Council is not aware of any unauthorised vegetation removal at 67 Village Drive 
or 41 Alfreds Garden between July 2024 and January 2025. The development 
and associated tree plans are based on a tree survey undertaken in 2023 and 
hence all trees present then are assessed as part of the application.  

As discussed with this report, all trees identified for removal have been 
assessed in the context of the proposed development and the requirements of 
the Planning Scheme.  The impact on vegetation has either met the Acceptable 
Solution or Performance Criteria.  As outlined in the assessment, there would 
be conditions related to protection of vegetation during and post construction, if 
the application is supported.   

The Planning Scheme does not require consideration of Climate Change for 
vegetation removal; therefore, it cannot be considered as part of the application 
assessment. 

2.5.3 Noise  
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Several representations raised concerns over the noise caused by the proposed 
use and development, particularly given its scale and the proposal to include 
commercial uses open to the public. Concerns were raised over the noise 
caused by the proposed accessway running past the adjoining dwellings and 
the proximity of this to the dwellings. Concerns were raised over the noise from 
the proposal at night, particularly from plant and service equipment. 

Concerns were also raised in relation to the noise from construction through the 
use of trucks, tools and heavy machinery for a development that will likely take 
years to complete and the impacts this would have on nearby residents. 

Concerns were raised by several representors that they purchased within 
Redwood Village as it was considered a retirement village and was meant to be 
peaceful and quiet.  

Concerns over commercial vehicles using their reversing warning sound were 
also raised.  

Response 

As discussed within this report, the application was accompanied by a Noise 
Assessment which included modelling of the noise likely generated by the 
proposal. The vehicle sound modelling shows that with limitations on nighttime 
traffic use, the noise volume will be less than 40db, which is within an acceptable 
acoustic range. The daytime noise increases with the additional traffic, but all 
major noise sources (i.e. delivery bays) are located away from residential areas 
and fall within acceptable ranges. 

With regards to the plant / AC noise, this also falls within acceptable ranges. 
The submitted Noise Assessment, included the 'worst case scenario' modelling 
(no mitigation) and mitigation measures such as screens / walls around the plant 
are being proposed that will significantly reduce anticipated noise levels to well 
within acceptable ranges. 

Council’s Environmental Health Officer agreed that noise from all sources has 
been modelled in the NVC noise report as being within the acceptable day time 
but expected to exceed the nighttime limits. Section 6 of the NVC report 
demonstrates that acoustic control measures can be installed to achieve 
compliance with the nighttime limits. 

This will result in compliance with sections 15.3.1-P1, 15.3.1-A2, 15.3.1-A4, 
19.3.1- P1, and 19.3.2-A2 of the Scheme.  

Conditions have been included requiring compliance with the recommendation 
of the Noise Assessment.  

Additionally, post development noise will continue to be regulated by the 
Environmental Management and Pollution Control (noise) Regulations 2016. 

If the application is supported, there would be a condition included for a 
construction management plan which would be endorsed and include limitations 
of development to reduce impacts on amenity during construction. 

2.5.4 Scale of development  

The majority of representations raised concerns over the scale and size of the 
development within an area that was intended for retirement living. Concerns 
were raised over the height and impacts this would have on natural light, 
overshadowing and privacy. 



Ordinary Council Meeting Agenda No. 6  7 April 2025 

 

Page 55 

Some of the representations state that the floor area of the development is 
excessive and more green areas should be proposed.  

Concerns were also raised over the development being located so close to the 
boundaries of the site and that if the developer fences the boundary, they would 
be unable to move freely around their property. The representors state these 
small setbacks for the access are unnecessary.  

The representors state that the development is not compatible with the 
surrounding residential units which are primarily single storey.  

A representor states the proposal does not consider changes to the 
microclimate of the area caused by structures next to and near the surrounding 
residences. 

Response  

The development is proposed on a site that is zoned Urban Mixed Use and not 
restricted to retirement living. The development has been assessed as 
complying with the relevant standards of the Scheme in relation to scale as 
demonstrated in this report and assessment checklist.  

The owner of the site is entitled to fence the boundary of their property.  

2.5.5 Funding of the project  

Concerns were raised over how a significant project will be funded and what 
would occur if the project were left half-finished due to funding issues.  

Response  

This is not a planning matter that can be considered as part of the assessment 
of the application.  

2.5.6 Servicing of the development 

Several of the representations raised concerns over water and sewerage 
charges and how the development will impact their bills. The representors 
advised they pay a percentage of water usage based on calculations from 
TasWater rather than being individually metered. The representors wanted 
clarification that they would not be paying for usage by the developer. Some 
representations also raised concerns of the capacity of sewerage infrastructure 
in the area and the impact the development would have on the capacity.  

Response 

As outlined in the services report prepared by Gandy & Roberts Engineer, a 
new larger capacity water main will be installed with separate metering to be 
installed at the boundary for the development. This will be completely 
independent from the existing water connection and metering. 

The sewer connection sizing and capacity is also outlined in the engineering 
report and is designed to meet requirements. The existing infrastructure that the 
development is proposing to connect into is substantial suburban sized public 
mains outside the site. The new development will have no impact on the sewer 
operation of the existing residences.  

Additionally, TasWater are the relevant authority for water and sewer services 
and have provided a Submission to Planning Authority Notice. They have raised 
no objections to the proposal or concerns over the capacity of the infrastructure.  
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Billing is not a Planning matter and cannot be considered as part of this 
assessment.   

2.5.7 Local infrastructure 

Concerns were raised over there not be sufficient medical facilities, public 
transport and recreational spaces within the area to support the development.  

Response 

Whilst not considered within any specific standards of the Scheme, the purpose 
statements of each zone do make references to locating development in areas 
where there is sufficient infrastructure, services and facilities.  

The site is located just over 1km from the Kingston CBD which provides medical 
facilities, public transport and recreational spaces. It is also noted that the 
proposal includes the provision of passive recreation use of the Open Space 
zoned land. The development is within walking distance of a bus stop located 
on Redwood Road which is a stop for 3 bus routes that visit Kingston, 
Blackmans Bay and Hobart.  

2.5.8 Maintenance and ongoing management of Village Drive 

The majority of representations raised the issue of the ongoing maintenance 
and management of the accessway within 67 Village Drive which is also used 
by the surrounding units who have a right of way over the access. The 
representors raised concerns that the construction and increased traffic would 
damage the road, and they should not be responsible for paying for this. The 
representations stated the developer should be responsible for a higher 
percentage of the maintenance of the access given the scale of the 
development. 

Response 

This is not a matter considered by the Scheme, rather a civil matter. However, 
the applicant provided the following response to the concerns raised by the 
representors: 

The road is under CHT ownership with a shared right of way over the title for 
other residents. None of the right of way easements impose positive 
maintenance obligations. This means that: 

1. CHT and its body corporate (as the owner of the common property) are 
entitled, but not required, to maintain the right of way area; and 

2. the lots benefitted by the rights of way are also entitled to maintain the areas 
they have rights of way over. They are also not required to maintain it. 

Without any positive obligation on any parties, it is likely that any maintenance 
work will require further discussion with the relevant parties regarding the 
current condition of the roadway, the extent of works to be undertaken and the 
sharing of those costs. Clearly, there is likely to be an expectation as the 
“largest” party in this negotiation (i.e. CHT) will be expected to carry a majority 
of this cost. 

A dilapidation report will be undertaken prior to construction to evaluate and 
quantify the repair of any damage that may occur throughout construction.  It is 
expected that CHT will be responsible for undertaking “repair” works at the 
conclusion of construction. 



Ordinary Council Meeting Agenda No. 6  7 April 2025 

 

Page 57 

2.5.9 Emergency events  

Several of the representations raised concerns over there only being one 
access into the proposed development which also services the surrounding 
strata developments and how this would function in the case of an emergency 
event such as a bushfire or flood. The representations note that the residents 
are also vulnerable in that they are elderly.  

The representors asked for consideration to be given to alternative emergency 
access roads for the residents.  

Concerns were raised that the application should trigger a full review of the 
current village common areas, accesses, roads and footpaths and whether they 
meet the current requirements for emergency access.  

Response 

The application has been assessed as complying with the requirements of the 
Bushfire Prone Areas Code which considers vulnerable uses. Conditions have 
been recommended on the permit requiring compliance with the relevant 
bushfire reports and plans.  

Council is unable to require the application to do a full review of the current 
village common areas, accesses, roads and footpaths and whether they meet 
the current requirements for emergency access, noting these are located on 
separate titles to the proposed development. The concerns raised by the 
representors has been relayed to the relevant Councils Coordinator of 
Community Resilience.   

2.5.10 Maintenance  

The representor states that since the land was purchased by Christian Homes 
Tasmanian, maintenance has been ‘abysmal’ and they have no confidence in 
their ability to consistently maintain the area.  

Response 

The application includes a maintenance shed and gardening team that would 
be responsible for managing the site. The need for a weed management plan 
would be included if a permit was issued.  

2.5.11 Security  

The representor states there is no provision of security around the building other 
than lighting. The representor asks what will be incorporated to stop people 
wandering around the car park area and continuing into the neighbouring 
residential areas. 

Response 

This is not a planning matter that can be considered in the assessment of the 
application.   
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2.5.12 Concerns over supporting reports  

Several of the representors raised concerns over the accuracy of the supporting 
reports including the TIA, bushfire report, Noise Impact Assessment and Natural 
Values Assessment.  

Concerns were raised over the TIA estimates for traffic were far too low and the 
crash data was not accurate. The representors state that Mr Midson makes 
statements without any evidence or explanation to support his assessment. The 
representor also states that the TIA is incorrect in that Redwood Village are the 
road authority and that all owners of Redwood Village are the road authority.  

Concerns were also raised that the fauna survey is inadequate and that a one-
hour survey of potential habitat is not sufficient. Representor states there are 
Eastern Barred Bandicoots, Long Nosed Potoroo, Tasmanian Pademelons, 
Brown and Grey Goshawks, Masked Lapwing, blue-tongue lizard and Collared 
Sparrowhawks as well as a variety of other native bird species. They state they 
have recorded calls of six of the eight Tasmanian insectivorous bats on several 
occasions. The rare butterfly (Chaostola Skipper, Antipodia chaostola), 
mentioned in the documents has been seen in a representors backyard. 
Photographic records for EBBs, Long-nosed Potoroo, Brown Goshawk and 
Collared Sparrowhawks have been uploaded to iNaturalist. 

The representors state the Natural Values report does not consider the 
permanent presence of pademelons around the village.  

The representors state that the noise assessment is not clear as to the slope of 
the land used to calculate the modelling as trucks on a sloped land are louder 
than on flat land.  

Response 

The expert reports were undertaken by suitably qualified experts in accordance 
with relevant guidelines and the Scheme. These were reviewed internally and 
deemed satisfactory. It is acknowledged that in circumstances there may be 
comments made in these reports that Council officers do not agree with, 
however, these are not always required to be updated depending on the extent 
of the discrepancy.  

In regard to the impacts on native wildlife, the planning scheme requires that 
Natural Values Assessments are undertaken in accordance with the Guidelines 
for Natural Values Assessment, (DPIPWE July 2009). The submitted NVA is 
accepted as being consistent with these guidelines. The planning scheme and 
these guidelines only require surveying to the individual species level for listed 
threatened species (not all fauna species).  Therefore, non-listed species such 
as the long-nosed potoroo, pademelon, masked lapwing, brown goshawk and 
collared sparrowhawk are not specifically surveyed for. These species are still 
protected under State legislation and in the event that a development had a 
direct impact, a permit would be required (although not anticipated to be 
required in this instance). These permit requirements are separate and in 
addition to any assessment against the planning scheme. Under the planning 
scheme, species specific surveys are required where a site contains potentially 
suitable habitat for a threatened species, such as the Chaostola skipper. In this 
instance, a one-hour survey was accepted as sufficient for surveying all habitat 
potentially impacted by the development and the species was not detected. It is 
acknowledged that detecting species such as the Chaostola skipper can be very 
difficult. Therefore, impacts on threatened species habitat are assessed even 
where the species is not recorded.  
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2.5.13 Provision of facilities low-socioeconomic person 

Representors raised concerns over there being no provision of housing for low-
socioeconomic persons, domestic violence survivors etc and that the whole 
complex is just for the wealthy. 

Response 

Council must consider the application proposed by the applicant and is unable 
to require the developer to include facilities for the above persons.  

2.5.14 Use of land zoned Open Space  

Concerns were raised over the use and management of the area of land zoned 
Open Space. The representor stated this area will be destroyed with an intrusive 
car park that has doubled in size since the initial concept drawings were 
presented. Concerns were also raised that the open space is used by about 10 
walkers each day and what provisions will be made for these people.  

Concerns were also raised about opening up the Open Space zoned part of the 
site to the public as this would likely result in youth intimidating teenagers 
passing through the village.  

Response 

Conditions have been recommended to reduce the size of the parking area 
within the area of the site zoned Open Space. This will almost half the parking 
area proposed within this area.  

The area of the site zoned Open Space is proposed be used for passive 
recreation. Whilst walkers may currently use this land, it is not public land.    

In regard to the concerns about youth, this is not a planning matter than can be 
considered as part of the application. The application does not make the Open 
Space land public land.  

2.5.15 Loss of property value 

Concerns were raised over the impacts the construction and development 
would have on the value of surrounding properties.  

Response 

This is not a planning matter that can be considered as part of the assessment 
of the application.  

2.5.16 Zoning of the site 

Some representations raised concerns that the site is zoned Urban Mixed Use 
when it does not meet the criteria and is surrounded primarily by residentially 
zoned land. The representor states the development is not consistent with the 
original masterplan for Redwood Village as a residential village. 

Response 

Whether the zoning of the site is appropriate is not a matter that can be 
considered as part of this application. The application must be assessed against 
the Scheme in effect at the time the application was made valid.  

2.5.17 Fencing  
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Concerns were raised over the proposed fencing of the development  

Response 

The facility will be partially fenced / walled to the road frontage as shown on the 
drawings and will comply with the requirements of the Scheme. The applicant 
has been in discussions with neighbours to discuss fencing.  

2.5.18 Support for the development  

Two representations were received in support of the development stating it is 
much needed and has advantage for future residents being in very close 
proximity to shopping, medical and all other essential services. The representor 
states the development will give current residents of Redwood Village a next 
step opportunity.  

2.6 Other Matters 

Future development of 41 Alfreds Gardens  

Proceeding with the current proposal has implications for an existing permit (DAS-2020-
6) at 41 Alfreds Garden (CT 176916/502). Under DAS-2020-6, the area of vegetation 
proposed to be managed for bushfire purposes for DA-2024-286 is required to be 
retained and protected in perpetuity as part of an offset.  Therefore, in the event that DA-
2024-286 is approved and any permit acted upon, this will result in permit conditions for 
DAS-2020-6 being unable to be satisfied. The applicant has been advised of this. 

It is also understood that there are plans for further development of 41 Alfreds Garden 
as part of a broader integrated development with the proposed Aged Care Facility at 67 
Village Drive.  Given the complexities of the two sites and associated offset 
requirements, the applicant was advised to consider lodging a single integrated 
development application across both sites. However, they have chosen to proceed with 
two separate applications. 

Title restrictions 

67 Village Drive (CT 186856/1) is subject a large number of title restrictions which relate 
to right of carriageways over the Village Drive access, rights of drainage, electricity 
easements, pipelines easements and water rights. These are shown below.  



Ordinary Council Meeting Agenda No. 6  7 April 2025 

 

Page 61 

 

Figure 12: Folio Plan for 67 Village Drive, Kingston 

41 Alfreds Garden (CT 176916/502) is also subject to a large number of title restrictions 
including rights of carriageway, electricity easements, rights of drainage and pipeline and 
service easements. The site is also burdened by four Part 5 Agreements (B863760, 
E167943, E167944 and E167945). 

None of the above-mentioned title restrictions prevent the proposed development. 
However, it should be noted that the surrounding strata developments have rights of 
carriageway over the private Village Drive access which is on the land owned by 
Christian Homes Tasmania and will continue to do so.  

Tasmanian Fire Service  

Although no formal referral was sent to TFS, advice was sought regarding compliance 
with the Scheme in the early stages of the assessment of the application. TFS had no 
objection to the proposal  

TasWater 

TasWater did not object to the proposal and have provided a Submission to Planning 
Authority Notice.  
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TasNetworks  

TasNetworks did not object to the proposed or require any conditions to be included in 
any approval. Only advice was provided which was provided to the applicant.  

Extension of time to make a decision  

The applicant granted an extension of time for the Planning Authority to make a decision 
(s57(6A) of the Land Use Planning and Approvals Act 1993) until 8 April 2025 therefore 
allowing the report to be considered at a Council meeting, as required by delegations 
where there are three or more opposing representations.  

3. CONCLUSION 

The application proposes a mixed use proposal that will provide aged care and associated 
facilities in Kingston in a time when there is an increased demand for aged care. The proposal 
will add to the diversity of residential options available in the area whilst also providing 
associated services.  

Although the proposal is relying on the performance criteria to comply with applicable 
standards, the proposal is assessed as satisfying the performance criteria and complies with 
those standards. The proposal is assessed as complying with all other use and development 
standards of the applicable zones, as well as the applicable standards of the relevant codes.   

The application was publicly advertised for the statutory 14-day period and 46 representations 
were received which have been addressed in this report.  It is concluded that the proposal is 
consistent with the Scheme’s zone purpose statements and is satisfactory. 

4. RECOMMENDATION 

That the Planning Authority resolves that the development application for residential aged care 
facility (75 rooms), assisted living apartments (60), hairdresser, meeting room, cafe, offices 
and associated works at 67 Village Drive, 41 Alfreds Garden, Kingston and adjoining Village 
Drive road reserve for Christian Homes Tasmania Ltd be approved subject to the following 
conditions: 

1. Before the approved development and/or use commences, amended plans to the 
satisfaction and approval of the Manager Development Services must be submitted to 
and approved. When approved, the plans will be endorsed and will then form part of this 
permit. The plans must be generally in accordance with the plans dated 31 January 2025 
and prepared by Circa Morris-Nunn Chua Architects but modified to show: 

(a) Reduction of the carparking area in the Open Space Zone to only include the 
provision of 27 carparking spaces associated with the café, meeting room and 
hairdresser.  

(b) Location of all external lighting including security lighting. This must be located to 
ensure all car parking, pathways and potential entrapment spaces are adequately 
illuminated.  

(c) Landscaping as required by Condition 3 of this permit. This must include any 
compatible embellishments to the passive recreation area to enhance the area for 
leisure and recreation activities such as seating, pathways and shade structures; 
and 

(d) Bicycle parking facilities and end of trip facilities in accordance with Condition 11. 

Except as otherwise required by this Permit, use and development of the land must be 
substantially in accordance with the endorsed plans (and/or reports).  
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This Permit relates to the use of land or buildings irrespective of the applicant or 
subsequent occupants, and whoever acts on it must comply with all conditions in this 
Permit.  Any amendment, variation or extension of this Permit requires further planning 
consent of Council. 

2. Prior to approval of an ‘Application for Approval of Planning Start of Works Notice’, to 
offset the loss of moderate and high priority biodiversity values, the following offset 
package must be secured and implemented: 

(a) The protection of a minimum of 1.495 hectares as ‘secure conservation land’ under 
Part 5 of the Land Use Planning and Approvals Act 1993 for the loss of 0.157 
hectares of Eucalyptus amygdalina forest and woodland on sandstone and 0.1228 
hectares of Chaostola skipper habitat. This Part 5 Agreement must: 

(i) Verify the location and extent of the 1.495 hectare conservation zone, which 
must: 

a. be located at the southern end of 67 Village Drive Kingston 

b. encompass all remaining Eucalyptus amygdalina forest and woodland 
on sandstone as shown in Figure 4 of the Natural Values Assessment 
(North Barker Ecosystem Services, v1.4, 5 February 2025); and 

c. include remaining Chaostola skipper habitat and individual trees of 
high and very high conservation value and their associated tree 
protection zones to the extent practicable. 

(ii) Provide for the protection for all native vegetation and habitat values within 
the conservation zone in perpetuity. 

(iii) Include a baseline vegetation condition assessment of the DAS. 

(iv) Include a 5-year Conservation Management, Rehabilitation and Weed 
Management Plan for the conservation zone, to ensure that environmental 
values are managed for their long term survival while providing for and 
enhancing passive recreation outcomes outside the conservation zone.  The 
plan must be prepared by a suitably qualified person and include: 

a. detailed management prescriptions to ensure that environmental 
values are managed for their long term survival, including but not 
limited to: retention, protection and improvement of native vegetation 
communities and threatened species habitat; weed management; 
rehabilitation and revegetation, including provision of Chaostola 
skipper habitat and maintenance of ground cover within the Waterway 
and Coastal Protection Area; removal of any fill material from within the 
conservation zone; prohibiting development within or impacting on the 
conservation zone; providing for compatible recreational uses; limiting 
vehicular access and track construction; fire management and 
monitoring and reporting;  

b. delineation of and signage identifying the conservation zone on the 
ground; and 

c. a schedule of works with timeframes, details for each action and 
costings for a minimum of five years; 

(v) be drafted using Council's template Part 5 Agreement; and, 

(vi) be executed and registered on the title prior to commencement of works and 
issue of building approval and commencement on any on-site works. 
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All costs associated with drafting and registering this Part 5 Agreement on the title 
must be borne by the developer. 

Please note, planning permits containing a requirement for a Part 5 Agreement are 
not effective until such time as the Agreement is executed, as specified in s53(6) 
of the Land Use Planning and Approvals Act 1993.  Therefore, the above 
Agreement must be signed and sealed, and proof of lodgement of the Agreement 
with the Land Titles Office for registration on the property title provided to Council, 
prior to the Permit coming into effect and commencement of works. The template, 
and a checklist for the process of drafting and lodging such an Agreement, may be 
obtained from Council’s planning team. 

(b) Payment of a financial contribution totaling $16,715 for the loss of 0.15 hectares of 
Eucalyptus ovata dry forest and woodland, eight (8) trees of high conservation 
value and three (3) trees of very high conservation value.  This offset must be paid 
to Council’s Environmental Fund and used solely for the protection and 
management of Eucalyptus ovata dry forest and woodland, swift parrot breeding 
and foraging habitat and blue-winged parrot habitat in the vicinity of Kingston or an 
area that supports equivalent biodiversity values within the municipality. 

3. Before the approved development and/or use commences, landscaping plans for the 
whole site must be submitted for approval by Council’s Manager Development Services.  

The landscape plan must be generally consistent with the Landscape Concept Plan 
prepared by Playstreet Landscape Architects, prepared by a suitably qualified person 
and be at a suitable scale, and indicate the following: 

(a) outline of the proposed buildings; 

(b) the location and extent of the offset area required under Condition 2; 

(c) proposed planting by quantity, genus, species, common name, expected mature 
height and plant size; 

(d) existing native vegetation to be retained, including the extent of Eucalyptus 
amygdalina forest and woodland on sandstone and Chaostola skipper habitat 
consistent with Figures 4 and 6 of the Natural Values Assessment (North Barker 
Ecosystem Services, v1.4, 5 February 2025); 

(e) existing individual trees to be retained are their tree protection zones, consistent 
with Council Plan Reference No. P4 submitted on 5 February 2025;  

(f) the location of the existing watercourse and associated 10m Waterway and 
Coastal Protection Area; 

(g) use of predominantly native species local to the area within the Open Space Zone; 

(h) exclusion of weeds listed under the Tasmanian Biosecurity Act 2019 and/or 
identified as non-declared priority weeds in the Kingborough Weed Management 
Strategy; 

(i) weed management; 

(j) earth shaping proposals, including retaining wall(s); 

(k) fencing, paths and paving (indicating materials and surface finish); 

(l) permanent barriers to delineate and protect tree protection zones of retained trees, 
Eucalyptus amygdalina forest and woodland on sandstone, Chaostola skipper 
habitat adjacent to buildings, parking and access, such as large rocks or bollards; 
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(m) any compatible embellishments to the passive recreation area to enhance the area 
for leisure and recreation activities such as seating, pathways and shade 
structures; and 

(n) proposed maintenance program. 

The plan must demonstrate all landscaping works and embellishments are located 
outside tree protection zones of retained trees, Eucalyptus amygdalina forest and 
woodland on sandstone, Chaostola skipper habitat and the existing watercourse and 
associated 10m Waterway and Coastal Protection Area. 

Once endorsed the plans will form part of the permit. 

It is recommended that consideration be given to Council’s Landscape Guidelines 
(Preparing a Landscape Plan), which is available on Council’s website. 

4. Prior to works commencing (including demolition and excavation), a Construction 
Management Plan (CMP) must be submitted to and endorsed by the Manager 
Development Services. The plan must include (but not limited to):  

(a) Hours for construction activity in accordance with any other condition of this Permit;  

(b) Measures to control noise and dust;  

(c) Storage locations for the stockpiling of fill on site including demonstration that the 
stockpiling of fill will not encroach into the Tree Root Protection Zones of trees 
identified for retention in Council Plan Reference No. P4 submitted on 5 February 
2025;  

(d) The location for the disposal of any excess fill off site and demonstration this site 
is either a certified landfill facility for Level 1 fill or a site that has been approved for 
the disposal or use of Level 1 fill under a development use permit issued by 
Council; 

(e) The specifications and location of vegetation protection measures in accordance 
with Condition 7;  

(f) Weed management measures in accordance with Condition 9, including the 
location of a vehicle washdown facility;  

(g) Measures relating to removal of hazardous or dangerous material from the site, 
where applicable.  

(h) A plan showing the location of parking areas for construction and sub-contractors’ 
vehicles on and surrounding the site, to ensure that vehicles associated with 
construction activity cause minimum disruption to surrounding premises;  

(i) A Traffic Management Plan showing truck routes to and from the site;  

(j) Swept path analysis demonstrating the ability for trucks to enter and exit the site in 
a safe manner for the largest anticipated truck associated with the construction;  

(k) A plan showing the location and design of a vehicle wash-down bay for 
construction vehicles on the site;  

(l) Measures to ensure that sub-contractors / tradespersons operating on the site are 
aware of the contents of the Construction Management Plan; 

(m) Contact details of key construction site staff;  

(n) Staging of works, including site establishment and mobilisation; and 
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(o) A site plan showing the location of any site sheds, on-site amenities, building waste 
storage and the like, noting that Council does not support site sheds on Council 
road reserves. 

Once endorsed, the Plan will form part of the permit and must be implemented and 
maintained throughout construction of the development to the satisfaction of the 
Manager Development Services. 

5. Prior to commencement of on-site works associated with the private infrastructure to 
service the approved development, engineering design drawings must be submitted to 
Council for approval.  The engineering plans must be prepared and certified by a 
professional Civil Engineer.  Plans must be to satisfaction of the Director Engineering 
Services and comply with: 

• Tasmanian Standard Drawings 

• Austroads Standards and Australian Standards 

• Australian Rainfall and Runoff Guidelines 

• The Bushfire Hazard Management Plan (Castellan Consulting, 12 December 2024, 
Rev 02) 

The Plans must include, but are not limited to: 

(a) Detailed internal vehicular and pedestrian access, carparking and manoeuvring 
areas including: 

(i) Longitudinal and cross sections of the driveway/access road. 

(ii) Contours, finish levels and gradients of the driveway/access road. 

(iii) A maximum of 27 carparking spaces within the Open Space Zone. 

(iv) A minimum of 120 carparking spaces across the site, inclusive of the 27 
carparking spaces within the Open Space Zone.   

(v) A minimum of 6 dedicated motorcycle parking spaces and located within 30m 
of the main entrance to the Aged Care Facility. 

(vi) Three (3) accessible spaces must be incorporated into the parking layout (2 
spaces for the Aged Care Facility and one space for the Assisted Living 
Units). 

(vii) Wheel stops for open parking bays (as appropriate). 

(viii) Lighting for parking and vehicle circulation roadways. 

(b) Design (including supporting documentation and hydraulic calculations) of the 
proposed stormwater infrastructure including: 

(i) Stormwater layout details to service the development. 

(ii) A stormwater quality treatment system as required in Table E7.1 of the 
Kingborough Interim Planning Scheme 2015. 

(iii) A stormwater detention system as required in Table E7.1 of the Kingborough 
Interim Planning Scheme 2015 or a financial contribution to upgrade the 
downstream stormwater system as approved by Council. 
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(iv) Overland flowpaths sized to accommodate the estimated 1% AEP (Annual 
Exceedance Probability) flow. 

(c) A detailed Soil And Water Management Plan prepared in accordance with the 
document Erosion and Sediment  Control, The fundamentals for development in 
Tasmania by the Derwent Estuary Program. 

(d) Include a cut and fill plan which:  

(i) details the extent and volume of all cut and fill for all elements of the 
development; 

(ii) demonstrates that fill and excavation >1m from natural ground level is 
appropriately designed and retained; and 

(iii) specifies the location for the disposal of any excess fill and demonstrates this 
site is either a certified landfill facility for Level 1 fill or a site that has been 
approved for the disposal or use of Level 1 fill under a development use 
permit issued by Council. 

(e) A Vegetation Protection Plan which is consistent with Council Plan Reference No. 
P4 submitted on 5 February 2025 and the Natural Values Assessment (North 
Barker Ecosystem Services, v1.4, 5 February 2025), including: 

(i) The extent of native vegetation communities, Chaostola skipper habitat and 
the details of individual native trees with a diameter >25cm at 1.4m from 
natural ground level and their associated tree protection zones relative to all 
development and works; 

(ii) Vegetation and trees to be removed and retained. 

(iii) The extent of encroachment into tree protection zones, which must not 
exceed 10% unless accompanied by an arborist assessment which verifies 
the extent of encroachment is tolerable, confirms the trees are feasible for 
retention and details any recommended mitigation measures. 

(iv) Tree protection measures consistent with Condition 7 and 5 (e)(iii) above. 

Once endorsed the plans will form part of the permit. 

6. Approved tree/vegetation removal and modification: 

(a) Is limited to: 

(i) 53 trees identified for removal in Council Plan Reference P4 submitted on 5 
February 2025 and in Appendix D, F and G of the Natural Values 
Assessment (North Barker Ecosystem Services, v1.4, 5 February 2025); and 

(ii) no more than 0.15 hectares of Eucalyptus ovata dry forest and woodland and 
0.157 hectares of Eucalyptus amygdalina dry forest and woodland on 
sandstone within the footprint of the development as shown on the approved 
plans and the hazard management area as shown in the Bushfire Hazard 
Management Plan (Castellan Consulting, 12 December 2024, Rev 02), 
excluding individual trees identified for retention in Council Plan Reference 
P4 submitted on 5 February 2025 and in Appendix D, F and G of the Natural 
Values Assessment (North Barker Ecosystem Services, v1.4, 5 February 
2025). 

(b) Must not occur prior to building approval, securing the conservation offset and 
approval of an ‘Application for Approval of Planning Start of Works Notice’. 
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No further felling, lopping, ringbarking or otherwise injuring or destroying of native 
vegetation or individual trees is approved as part of this planning permit. 

7. All remaining native vegetation identified for retention in Council Plan Reference P4 
(submitted on 5 February 2025) and the Natural Values Assessment (North Barker 
Ecosystem Services, v1.4, 5 February 2025) must be appropriately protected during and 
after construction in accordance with all the recommendations in the Natural Values 
Assessment (North Barker Ecosystem Services, v1.4, 5 February 2025) and arborist 
assessment (Tree Pioneers, 8 December 2024).  This includes but is not limited to 
implementation of the following measures: 

A. Prior to Construction: 

Prior to the commencement of any on-site works (including but not limited to 
vegetation removal, excavations, placement of fill, delivery of building/construction 
materials and/or temporary buildings): 

(a) Installing vegetation protection measures in accordance with Section 8 of the 
arborist assessment (Tree Pioneers, 8 December 2024), the Engineering 
Drawings endorsed under Condition 5 and Condition 8. 

(b) Providing evidence of satisfactory installation of this fencing to the Manager 
Development Services prior to the commencement of any on-site works. 

B. During Construction: 

(a) Maintaining vegetation protection measures required above for the duration 
of the construction. 

(b) Following completion of construction of the car parking within the Open 
Space Zone and prior to removal of temporary tree protection measures and 
the use of the car park, installing permanent barriers between retained 
vegetation and the development in accordance with the endorsed 
landscaping plans required under Condition 3. 

C. Post Construction: 

(a) Maintaining the permanent barriers between retained vegetation and the 
development in accordance with the endorsed landscaping plans required 
under Condition 3. 

(b) Adhering to the following tree management measures post construction for 
all areas within the tree protection zone but outside the footprint of the 
approved works: 

(i) the existing soil level must not be altered around the tree protection 
zone of the trees (including the disposal of fill, placement of materials 
or the scalping of the soil); 

(ii) the tree protection zone must be free from the storage of fill, 
contaminates or other materials; 

(iii) machinery and vehicles are not permitted to access the tree protection 
zone; and 

(iv) development and associated works are not permitted unless otherwise 
approved by Council in writing or otherwise in accordance with the law. 

8. Vegetation protection fencing required under Condition 7 must: 



Ordinary Council Meeting Agenda No. 6  7 April 2025 

 

Page 69 

(a) Be located to delineate the hazard management area and exclude the tree 
protection zones and all remaining Gahnia radula populations from the works zone, 
unless the outer edge of works as shown on the endorsed plan are closer, in which 
case this vegetation protection fencing may be reduced to the minimum amount 
necessary to allow the works to be completed. 

(b) Exclude the following from the tree protection zones: 

(i) Machine excavation including trenching. 

(ii) Machinery movement. 

(iii) Excavation of silt fencing. 

(iv) Cultivation. 

(v) Storage. 

(vi) Preparation of chemicals, including preparation of cement products. 

(vii) Parking of vehicles and plant. 

(viii) Refuelling. 

(ix) Dumping waste. 

(x) Placement of fill. 

(xi) Lighting of fires. 

(xii) Soil level changes. 

(xiii) Temporary or permanent installation of utilities and signs. 

(xiv) Physical damage to the trees. 

(c) Be constructed in accordance with the following requirements: 

(i) Utilise barrier mesh and star pickets fencing unless otherwise approved in 
writing. 

(ii) Form a visual and physical barrier. 

(iii) Be a minimum height of 1.5 metres above ground level.  

(iv) Include signage clearly marked "Tree Protection Zone - No Entry" on all 
sides. 

9. Declared weeds under the Tasmanian Biosecurity Act 2019 are present on the site, 
including blackberry, boneseed, Montpelier broom, Spanish heath and willow. 
Environmental weeds are also present on the site. 

Prior to commencement of works, primary treatment must be undertaken of all weeds 
within the area to be traversed and disturbed during construction.  This treatment must 
be undertaken in a targeted way to avoid residual impact on native species and current 
guidelines as to the appropriate methodology (see Department of Natural Resources and 
Environment website). 

During construction, to ensure these weeds are not spread from the site: 
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(a) Declared weed plant material or soil containing their seed must not be removed 
from the site, unless undertaken in accordance with that weed’s Statutory Weed 
Management Plan where such a plan exists. 

(b) Weed plant material and topsoil containing their seed must not be stored or moved 
into areas containing weed-free native vegetation. 

(c) Appropriate hygiene measures must be undertaken prior to any machinery 
entering and leaving the site as per the Weed and Disease Planning and Hygiene 
Guidelines 2015 produced by the Department of Primary Industries, Parks, Water 
and Environment. 

(d) Any imported fill materials must be sourced from quarries able to provide 
documentation as to the weeds present on the source site in order to minimise 
introduction of new weeds and pathogens to the area. 

10. Prior to the commencement of on-site works, including vegetation removal or 
modification, demolition, construction, excavations, placement of fill, delivery of 
building/construction materials and/or temporary buildings, an ‘Application for Approval 
of Planning Start of Works Notice’ must be lodged with Council’s Planning Department. 

This application must be lodged a minimum of 14 days prior to commencement of on-
site works and works must not commence until this notice has been approved by the 
Manager Development Services. A copy of the application form is available on Council’s 
website. 

For Advice:  This Planning Start of Works Notice is not the same as the Form 39 Building 
Start Works Notice.  As such, lodgement of a Form 39 will not satisfy this condition and 
a separate ‘Application for Approval of Planning Start of Works Notice’ must be lodged 
with Council’s Planning Department.  A copy of the application form is available on 
Council’s website. 

11. A minimum of 13 bicycle parking spaces for staff in a class 2 lockable compound must 
be incorporated in the development in accordance with clause E6.7.10 (Design of Bicycle 
Parking Facilities) of the Kingborough Interim Planning Scheme 2015.  The compound 
must be located within 30m of the main entrance to the building.  In addition, a total of 3 
bicycle parking spaces for visitors with the provision of lockable hoops must be 
incorporated in the development. 

End of trip facilities in accordance with the requirements of clause E6.7.11 must also be 
provided in the form of shower and change room facilities.  

For Advice: Documentation submitted for building approval must demonstrate 
consistency with these measures. 

12. The use and development must be undertaken in accordance with the recommendations 
of the Noise Impact Assessment Report prepared by Noise Vibration Consulting (9 
January 2025) including:  

a) Construct a barrier in the locations shown in Figure 6.1 of the report. The barrier 
must consist of the following construction:  

i. A minimum surface mass of 15 kg/m2. Examples of appropriate construction 
include 20mm thick ship-lapped timber, 12 mm fixed cement sheet, or 
commercial noise barrier products. 

ii. The barrier on the RAC Building B is to extend 1 m above the top of the tallest 
piece of mechanical plant equipment.  
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iii. The barrier on the Assisted Living Support building is to extend to no less 
than 100 mm beneath the top of the tallest piece of mechanical plant 
equipment.  

iv. No gaps, including between the barrier and the rooftop deck.  

v. All associated piping and ducting must not extend beyond the barriers’ 
extents.  

vi. If an ‘open’ plant deck floor is proposed (grid mesh or equivalent), the barriers 
are to extend beneath the plant deck down to the roof 

These recommendations must be adopted prior to the commencement of the use and 
maintained for the life of the development to the satisfaction of the Manager 
Development Services.  

For Advice: Documentation submitted for building approval must demonstrate 
compliance with these measures.  

13. Ongoing use and development must be in accordance with the certified Bushfire Hazard 
Report and the associated Bushfire Hazard Management Plan (Castellan Consulting, 12 
December 2024, Rev 02) and Emergency Management Strategy (10 October 2024, 
Revision 01), including any detailed emergency management plan.  

For Advice: Documentation submitted for building approval must demonstrate 
consistency with these measures. 

14. Bird strike mitigation measures identified for the north west elevations in Council Plan 
Reference P4 submitted on 5 February 2025 and the collision risk analysis (ECOtas, 6 
December 2024) must be implemented and maintained to the satisfaction of the Manager 
Development Services for the life of the development. 

For Advice: Plans submitted for building approval must incorporate and demonstrate 
consistency with these measures. 

15. Exterior building surfaces (including roofing) must be coloured using colours with a light 
reflectance value not greater than 40 percent. 

16. Prior to the occupation of any of the new buildings the following works must be completed 
in accordance with the endorsed plans to the satisfaction of the Council: 

(a) The parking areas (including signage and access); 

(b) The garden and landscape areas; and 

(c) Drainage works undertaken and completed. 

17. Storage of goods associated with the non-residential uses is not permitted outside of the 
buildings without prior approval of Council. 

18. The uses must only operate between the following hours: 

• Offices: 9.00am – 5.00pm Monday to Friday. 

• Café: 10.00am – 4.00pm 7 days a week (including public holidays). 

• Hairdresser: 9.00am – 5.00pm Monday to Saturday. 

• Meeting room: 9.00am – 5.00pm Monday to Friday plus by request 5.00pm – 
10.00pm Monday to Friday. 
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The above hours do not include routine activities normally associated with opening and 
closing or office and administrative tasks. 

19. The administration offices for the facility totalling a floor area of 328sqm must be directly 
associated with and subservient to the use of the land for an Aged Care Facility and 
Retirement Village.  

20. External lighting associated with non-residential uses must comply with all of the 
following: 

(a) be turned off between 10:00 pm and 6:00 am, except for security lighting; 

(a) security lighting must be baffled to ensure they do not cause emission of light into 
adjoining private land. 

21. Commercial vehicle movements associated with non-residential uses, (including loading 
and unloading and garbage removal) to or from a site must be limited to within the hours 
of: 

(a) 7.00 am to 5.00 pm Mondays to Fridays inclusive; 

(b) 8.00 am to 5.00 pm Saturdays; 

(c) 9.00 am to 12 noon Sundays and Public Holidays. 

22. Landscaping must be provided in accordance with the endorsed landscaping plan prior 
to the occupation of the new dwellings to the satisfaction of the Council’s Manager 
Development Services. 

The landscaping areas shown on the endorsed plans must be used for landscaping and 
no other purpose and any landscaping must be maintained to the satisfaction of the 
Manager Development Services, including that any dead, diseased or damaged plants 
are to be replaced. 

23. All waste material generated by the development or from other sources must be 
contained in appropriate building waste containers for periodic removal to a licensed 
disposal site. The receptacle must be of a size to adequately contain the amount of waste 
generated and must be appropriately located on the subject site and must not impede 
residential traffic or parking at any time. 

24. Delivery vehicles must park within the site boundaries and must not under any 
circumstances block vehicular access along any road or adjoining property access. 

25. The 27 carparking spaces approved in the Open Space Zone are not permitted to be 
used for carparking associated with the Residential uses approved under this permit. 
These spaces must be kept available for the Café, Hairdresser and Meeting Room uses.  

26. The conditions as determined by TasWater, and set out in the attached Appendix A, form 
part of this permit. 

 
ADVICE 

A. A drainage design plan at a scale of 1:200, designed by a qualified Hydraulic Designer, 
showing the location of the proposed sewer and stormwater house connection drains; 
including the pipe sizes, pits and driveway drainage, must be submitted with the 
application for Plumbing Permit. 

B. No signage has been approved as part of this permit. Separate approval may be required 
prior to erecting any signs.  
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C. In accordance with section 53(5) of the Land Use Planning and Approvals Act 1993 this 
permit lapses after a period of two years from the date on which it is granted if the use 
or development in respect of which it is granted is not substantially commenced within 
that period. 

D. The approval in this permit is under the Land Use Planning and Approvals Act 1993 and 
does not provide any approvals under other Acts including, but not limited to Building Act 
2016, Urban Drainage Act 2013, Food Act 2003 or Council by-laws. 

If your development involves demolition, new buildings or alterations to buildings 
(including plumbing works or onsite wastewater treatment) it is likely that you will be 
required to get approvals under the Building Act 2016.  Change of use, including visitor 
accommodation, may also require approval under the Building Act 2016.  Advice should 
be sought from Council’s Building Department or an independent building surveyor to 
establish any requirements. 

 
 

ATTACHMENTS 
1. Assessment Checklist   
2. Proposed plans   
3. Proposed civil plans   
4. Certificate of Titles   
5. TasWater SPAN    
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Assessment Checklist 
 

Application No: DA-2024-286 Description: Residential aged care facility (75 rooms), 
assisted living apartments (60), hairdresser, meeting room, 
cafe, offices and associated works 

Applicant:  Christian Homes Tasmania Ltd Owner: Christian Homes Tasmania Ltd and Kamtone Pty Ltd 

Location: 67 Village Drive, 41 Alfreds Garden, Kingston and adjoining Village Drive road reserve 

 
Checklist is based on KIPS2015 and provisions of PD8 (which commenced 22 Feb 2022) 

 
 

10.0 General Residential Zone 
 

Use Status 

Use Class Only works proposed in the General Residential Zone are use of the access, 
carparking and water main works associated with the following uses: 

• Residential (Aged Care Facility and Retirement Village) 

• Business and Professional Services (Offices) 

• Community Meeting and Entertainment (Meeting room) 

• Food Services (Café) 

• General Retail and Hire (Hairdresser) 

Use Status Permitted (Residential) 

Discretionary (Food Services) 

Prohibited* (Community Meeting and Entertainment, Business and Professional 
Services and General Retail and Hire) 

*Becomes Discretionary in accordance with Special Provision 9.7 Access and 
Provision of Infrastructure Across Land in Another Zone. 

 

Clause Compliance/Comments 

Clause 10.3.1 - Non-Residential Use 

A1 - Hours of operation must be within 8.00 am to 
6.00 pm, except for office and administrative tasks 
or visitor accommodation. 

 

A1 – Does not comply. 

Access across the land zoned General Residential is 
associated with the meeting room that is proposed 
to operate by request Monday-Friday 5.00pm – 
10.00pm. 

Access across the land zoned General Residential for 
the other non-residential uses comply as follows: 

Offices – 9.00am – 5.00pm (Monday – Friday) 

Café – 10.00am – 4.00pm (7 days) 

Hairdresser – 9.00am – 5.00pm (Monday – 
Saturday) 

A2 - Noise emissions measured at the boundary of 
the site must not exceed the following: 

(a) 55 dB(A) (LAeq) between the hours of 8.00 am 
to 6.00 pm; 

A2 – Complies. 

Only access, carparking and water main proposed 
over land in the General Residential Zone. 
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Clause Compliance/Comments 

(b) 5dB(A) above the background (LA90) level or 
40dB(A) (LAeq), whichever is the lower, 
between the hours of 6.00 pm to 8.00 am; 

(c) 65dB(A) (LAmax) at any time. 

Measurement of noise levels must be in accordance 
with the methods in the Tasmanian Noise 
Measurement Procedures Manual, second edition, 
July 2008 issued by the Director of Environmental 
Management, including adjustment of noise levels 
for tonality and impulsiveness. 

Noise levels are to be averaged over a 15 minute 
time interval. 

A3 - External lighting must comply with all of the 
following: 

(a) be turned off between 6:00 pm and 8:00 am, 
except for security lighting; 

(b) security lighting must be baffled to ensure they 
do not cause emission of light into adjoining 
private land. 

A3 – N/A 

Only access, carparking and water main proposed 
over land in the General Residential Zone. 

 

A4 - Commercial vehicle movements, (including 
loading and unloading and garbage removal) to or 
from a site must be limited to 20 vehicle movements 
per day and be within the hours of: 

(a) 7.00 am to 5.00 pm Mondays to Fridays 
inclusive; 

(b) 9.00 am to 12 noon Saturdays; 

(c) nil on Sundays and Public Holidays. 

A4 – Does not comply. 

Commercial vehicle movements proposed to be 
between 7.00am to 5.00pm Monday to Friday, 
8.00am to 5.00pm Saturdays and 9.00am to 
12.00pm Sundays and public holidays. 

Clause 10.3.2 - Visitor Accommodation 

A1 - Visitor accommodation must comply with all of 
the following: 

(a) is accommodated in existing buildings; 

(b) provides for any parking and manoeuvring 
spaces required pursuant to the Parking and 
Access Code on-site; 

(c) has a floor area of no more than 160m2. 

A1 – N/A 

Only access, carparking and water main proposed 
over land in the General Residential Zone. 

Clause 10.3.3 – Local Shop 

A1 - A local shop must comply with both of the 
following: 

(a) have a gross floor area no more than 100 m2; 

(b) not displace an existing residential use. 

A1 – N/A 

Only access, carparking and water main proposed 
over land in the General Residential Zone. 

Clause 10.5.1 – Non-dwelling Development 

A1 – Non-dwelling development must comply with 
all of the following acceptable solutions as if it were 
a dwelling: 

(a) 10.4.2 A1 and A3; 

A1(a) – N/A 

Only access, carparking and water main proposed 
over land in the General Residential Zone. 

A1(b) – N/A 
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(b) 10.4.3 A1 (a) and (c); 

(c) 10.4.7 A1. 

(d) 10.4.2 A4 

 

Only access, carparking and water main proposed 
over land in the General Residential Zone. 

A1(c) – N/A 

Only access, carparking and water main proposed 
over land in the General Residential Zone. 

A1(d) – Complies. 

Proposed water infrastructure is within the General 
Residential Zone in proximity to trees lining 
Redwood Road.  While these works may impact 
some trees, none of these trees are of high 
conservation value.  Therefore, no trees of high 
conservation value located within the General 
Residential Zone are affected by the proposal. 

Clause 10.5.2 - Non-residential Garages and 
Carports 

A1 – Non-residential garages and carports must 
comply with all of the following acceptable 
solutions as if they were ancillary to a dwelling: 

(a) 10.4.2 A2; 

(b) 10.4.5 A1. 

A1 – N/A 

Only access, carparking and water main proposed 
over land in the General Residential Zone. 

Clause 10.5.3 - Outdoor Storage Areas 

A1 - Outdoor storage areas must comply with all of 
the following: 

(a) be located behind the building line; 

(b) all goods and materials stored must be 
screened from public view; 

(c) not encroach upon car parking areas, 
driveways or landscaped areas. 

A1 – N/A 

Only access, carparking and water main proposed 
over land in the General Residential Zone. 

 

Clause 10.4.2 - Setbacks and building envelopes for 
all dwellings 

A1 - Unless within a building area on a sealed plan, 
a dwelling, excluding garages, carports and 
protrusions that extend not more than 0.9m into 
the frontage setback, must have a setback from a 
frontage that is: 

(a) if the frontage is a primary frontage, not less 
than 4.5m, or, if the setback from the primary 
frontage is less than 4.5m, not less than the 
setback, from the primary frontage, of any 
existing dwelling on the site; 

(b) if the frontage is not a primary frontage, not 
less than 3m, or, if the setback from the 
frontage is less than 3m, not less than the 
setback, from a frontage that is not a primary 
frontage, of any existing dwelling on the site; 

(c) if for a vacant site and there are existing 
dwellings on adjoining properties on the same 

A1 – N/A 

Only access, carparking and water main proposed 
over land in the General Residential Zone. 
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street, not more than the greater, or less than 
the lesser, setback for the equivalent frontage 
of the dwellings on the adjoining sites on the 
same street; 

(d) if located above a non-residential use at 
ground floor level, not less than the setback 
from the frontage of the ground floor level; or 

(e) if the development is on land that abuts a road 
specified in Table 10.4.2, at least that specified 
for the road. 

A2 - A garage or carport for a dwelling must have a 
setback from a primary frontage of not less than: 

(a) 5.5m, or alternatively 1m behind the building 
line; 

(b) the same as the building line, if a portion of the 
dwelling gross floor area is located above the 
garage or carport; or 

(c) 1m, if the existing ground level slopes up or 
down at a gradient steeper than 1 in 5 for a 
distance of 10m from the frontage. 

A2 – N/A 

Only access, carparking and water main proposed 
over land in the General Residential Zone. 

A3 - A dwelling, excluding outbuildings with a 
building height of not more than 2.4m and 
protrusions that extend not more than 0.9m 
horizontally beyond the building envelope, must: 

(a) be contained within a building envelope (refer 
to Figures 10.1, 10.2 and 10.3) determined by: 

(i) a distance equal to the frontage setback 
or, for an internal lot, a distance of 4.5m 
from the rear boundary of a property with 
an adjoining frontage; and 

(ii) projecting a line at an angle of 45 degrees 
from the horizontal at a height of 3m 
above existing ground level at the side 
and rear boundaries to a building height 
of not more than 8.5m above existing 
ground level; and 

(b) only have a setback of less than 1.5m from a 
side or rear boundary if the dwelling: 

(i) does not extend beyond an existing 
building built on or within 0.2m of the 
boundary of the adjoining property; or 

(ii) does not exceed a total length of 9m or 
one third the length of the side boundary 
(whichever is the lesser). 

A3 – N/A 

Only access, carparking and water main proposed 
over land in the General Residential Zone. 

A4 - No trees of high conservation value will be 
impacted. 

 

A4 – Complies 

Proposed water infrastructure is within the General 
Residential Zone in proximity to trees lining 
Redwood Road.  While these works may impact 
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some trees, none of these trees are of high 
conservation value.  Therefore, no trees of high 
conservation value located within the General 
Residential Zone are affected by the proposal. 

Clause 10.4.3 - Site coverage and private open 
space for all dwellings 

A1 - Dwellings must have: 

(a) a site coverage of not more than 50% 
(excluding eaves up to 0.6m wide); and 

(b) n/a, only applicable to multiple dwelling. 

A1(a) – N/A 

Only access, carparking and water main proposed 
over land in the General Residential Zone. 

A1(b) – n/a, only applicable to multiple dwelling. 

Clause 10.4.5 - Width of openings for garages and 
carports for all dwellings 

A1 - A garage or carport for a dwelling within 12m 
of a primary frontage, whether the garage or 
carport is free-standing or part of the dwelling, must 
have a total width of openings facing the primary 
frontage of not more than 6m or half the width of 
the frontage (whichever is the lesser). 

A1 – N/A 

Only access, carparking and water main proposed 
over land in the General Residential Zone.  

Clause 10.4.7 - Frontage fences for all dwellings 

A1 - No Acceptable solution (when not exempt) 

A1 – N/A 

Only access, carparking and water main proposed 
over land in the General Residential Zone. 

 
 

11.0 Inner Residential Zone 
 

Use Status 

Use Class Residential (Residential Aged Care Facility and Retirement Village) 

Only tree removal and bushfire hazard management associated with residential 
aged care facility and retirement village is proposed on land zoned Inner 
Residential 

Use Status Permitted 

 
 

Clause Compliance/Comments 

Clause 11.3.1 - Non-Residential Use 

A1 – Hours of operation must be within 8.00 am to 
6.00 pm, except for office and administrative tasks 
or visitor accommodation. 

A1 – N/A 

Only tree removal and bushfire hazard 
management area proposed on the land zoned 
Inner Residential. 

A2 - Noise emissions measured at the boundary of 
the site must not exceed the following: 

(a) 55 dB(A) (LAeq) between the hours of 8.00 am 
to 6.00 pm; 

A2 – N/A 

Only tree removal and bushfire hazard 
management area proposed on the land zoned 
Inner Residential. 
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(b) 5dB(A) above the background (LA90) level or 
40dB(A) (LAeq), whichever is the lower, 
between the hours of 6.00 pm to 8.00 am; 

(c) 65dB(A) (LAmax) at any time. 

Measurement of noise levels must be in accordance 
with the methods in the Tasmanian Noise 
Measurement Procedures Manual, second edition, 
July 2008 issued by the Director of Environmental 
Management, including adjustment of noise levels 
for tonality and impulsiveness. 

Noise levels are to be averaged over a 15 minute 
time interval. 

A3 - External lighting must comply with all of the 
following: 

(a) be turned off between 6:00 pm and 8:00 am, 
except for security lighting; 

(b) security lighting must be baffled to ensure they 
do not cause emission of light into adjoining 
private land. 

A3 – N/A 

Only tree removal and bushfire hazard 
management area proposed on the land zoned 
Inner Residential. 

A4 - Commercial vehicle movements, (including 
loading and unloading and garbage removal) to or 
from a site must be limited to 20 vehicle movements 
per day and be within the hours of: 

(a) 7.00 am to 5.00 pm Mondays to Fridays 
inclusive; 

(b) 9.00 am to 12 noon Saturdays; 

(c) nil on Sundays and Public Holidays. 

A4 – N/A 

Only tree removal and bushfire hazard 
management area proposed on the land zoned 
Inner Residential. 

 

Clause 11.3.2 - Visitor Accommodation 

A1 - Visitor accommodation must comply with all of 
the following: 

(a) is accommodated in existing buildings; 

(b) provides for any parking and manoeuvring 
spaces required pursuant to the Parking and 
Access Code on-site; 

(c) has a floor area of no more than 160m2. 

A1 – N/A 

Only tree removal and bushfire hazard 
management area proposed on the land zoned 
Inner Residential. 

 

Clause 11.3.3 – Local Shop 

A1 - A local shop must comply with both of the 
following: 

(a) have a gross floor area no more than 100 m2; 

(b) not displace an existing residential use. 

A1 – N/A 

Only tree removal and bushfire hazard 
management area proposed on the land zoned 
Inner Residential.  

Clause 11.4.9 – Non-dwelling Development 

A1 – Non-dwelling development must comply with 
all of the following acceptable solutions as if it were 
a dwelling: 

(a) 11.4.2 A1 and A3; 

A1 – N/A 

Only tree removal and bushfire hazard 
management area proposed on the land zoned 
Inner Residential.  
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(b) 11.4.3 A1 (a) and (c); 

(c) 11.4.7 A1. 

A2 – Non-residential garages and carports must 
comply with all of the following acceptable 
solutions as if they were ancillary to a dwelling: 

(a) 11.4.2 A2;  

(b) 11.4.5 A1. 

A2 – N/A 

Only tree removal and bushfire hazard 
management area proposed on the land zoned 
Inner Residential.  

A3 - Outdoor storage areas must comply with all of 
the following: 

(a) be located behind the building line; 

(b) all goods and materials stored must be 
screened from public view; 

(c) not encroach upon car parking areas, 
driveways or landscaped areas. 

A3 – N/A 

Only tree removal and bushfire hazard 
management area proposed on the land zoned 
Inner Residential.  

Clause 11.4.2 - Setbacks and building envelope for 
all dwellings 

A1 - Unless within a building area on a sealed plan, 
a dwelling, excluding garages, carports and 
protrusions that extend not more than 0.9m into 
the frontage setback, must have a setback from a 
frontage that is: 

(a) if the frontage is a primary frontage, not less 
than 3m, or, if the setback from the primary 
frontage is less than 3m, not less than the 
setback, from the primary frontage, of any 
existing dwelling on the site; 

(b) if the frontage is not a primary frontage, not 
less than 2m, or, if the setback from the 
frontage is less than 2m, not less than the 
setback, from a frontage that is not a primary 
frontage, of any existing dwelling on the site; 

(c) if for a vacant site and there are existing 
dwellings on adjoining properties on the same 
street, not more than the greater, or less than 
the lesser, setback for the equivalent frontage 
of the dwellings on the adjoining sites on the 
same street; or 

(d) if located above a non-residential use at 
ground floor level, not less than the setback 
from the frontage of the ground floor level. 

A1 – N/A 

Only tree removal and bushfire hazard 
management area proposed on the land zoned 
Inner Residential. 

A2 - A garage or carport for a dwelling must have a 
setback from a primary frontage of not less than: 

(a) 4m, or alternatively 1m behind the building 
line; 

(b) the same as the building line, if a portion of the 
dwelling gross floor area is located above the 
garage or carport; or 

A2 – N/A 

Only tree removal and bushfire hazard 
management area proposed on the land zoned 
Inner Residential. 
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(c) 1m, if the existing ground level slopes up or 
down at a gradient steeper than 1 in 5 for a 
distance of 10m from the frontage. 

A3 – A dwelling, excluding outbuildings with a 
building height of not more than 2.4m and 
protrusions that extend not more than 0.9m 
horizontally beyond the building envelope, must: 

(a) be contained within a building envelope (refer 
to Figures 11.1, 11.2 and 11.3) determined by: 

(i) a distance equal to the frontage setback 
or, for an internal lot, a distance of 3m 
from the rear boundary of a property with 
an adjoining frontage; and 

(ii) projecting a line at an angle of 45 degrees 
from the horizontal at a height of 3m 
above existing ground level at the side 
and rear boundaries to a building height 
of not more than 9.5m above existing 
ground level; and 

(b) only have a setback within 1.5m of a side or 
rear boundary if the dwelling: 

(i) does not extend beyond an existing 
building built on or within 0.2m of the 
boundary of the adjoining property; or 

(ii) does not exceed a total length of 9m or 
one-third the length of the side boundary 
(whichever is the lesser) 

A3 – N/A 

Only tree removal and bushfire hazard 
management area proposed on the land zoned 
Inner Residential.  

 

Clause 11.4.3 - Site coverage and private open 
space for all dwellings 

A1 - Dwellings must have: 

(a) a site coverage of not more than 65% 
(excluding eaves up to 0.6m wide); and 

(b) n/a, only applicable to multiple dwelling. 

A1 – N/A 

Only tree removal and bushfire hazard 
management area proposed on the land zoned 
Inner Residential.  

Clause 11.4.5 - Width of openings for garages and 
carports for all dwellings 

A1 - A garage or carport for a dwelling within 12m 
of a primary frontage, whether the garage or 
carport is free-standing or part of the dwelling, must 
have a total width of openings facing the primary 
frontage of not more than 6m or half the width of 
the frontage (whichever is the lesser). 

A1 – N/A 

Only tree removal and bushfire hazard 
management area proposed on the land zoned 
Inner Residential.  

Clause 11.4.7 - Frontage fences for all dwellings 

A1 - No Acceptable solution (when not exempt) 

A1 – N/A 

Only tree removal and bushfire hazard 
management area proposed on the land zoned 
Inner Residential. 
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15.0 Urban Mixed Use Zone 
 
Use Status 

Use Class The main development is proposed within the Urban Mixed Use Zone and is 
associated with the following uses: 

• Residential (Residential Aged Care Facility and Retirement Village) 

• Business and Professional Services (Offices) 

• Community Meeting and Entertainment (Meeting room) 

• Food Services (Café) 

• General Retail and Hire (Hairdresser) 

Use Status Discretionary (Residential) 

Permitted (Business and Professional Services, Community Meeting and 
Entertainment, Food Services and General Retail and Hire) 

 

Clause Compliance/Comments 

15.3 Use Standards 

Clause 15.3.1 – Non-Residential Use 

A1 – Hours of operation must be within: 

(a) 7.00 am to 9.00 pm Mondays to Fridays 
inclusive; 

(b) 8.00 am to 6.00 pm Saturdays; 

(c) 9.00 am to 5.00 pm Sundays and Public 
Holidays; 

except for office and administrative tasks or visitor 
accommodation. 

A1 – Does not comply.  

This standard only applies to non-residential uses. 

The proposed meeting room will be available for 
booking 5.00 pm – 10.00 pm Monday to Friday 
which exceeds the hours listed in the acceptable 
solution. 

All other uses comply as follows: 

Offices – 9.00am – 5.00pm (Monday – Friday) 

Café – 10.00am – 4.00pm (7 days) 

Hairdresser – 9.00am – 5.00pm (Monday – 
Saturday) 

A2 – Noise emissions measured at the boundary of 
the site must not exceed the following: 

(a) 55 dB(A) (LAeq) between the hours of 8.00 am 
to 6.00 pm; 

(b) 5dB(A) above the background (LA90) level or 
40dB(A) (LAeq), whichever is the lower, 
between the hours of 6.00 pm to 8.00 am; 

(c) 65dB(A) (LAmax) at any time. 

Measurement of noise levels must be in accordance 
with the methods in the Tasmanian Noise 
Measurement Procedures Manual, second edition, 
July 2008, issued by the Director of Environmental 
Management, including adjustment of noise levels 
for tonality and impulsiveness.  

Noise levels are to be averaged over a 15 minute 
time interval. 

A2 – Complies.  

This standard only applies to non-residential uses. 

A noise assessment was submitted as supporting 
documentation that demonstrated the proposal is 
expected to comply with the acceptable solution 
subject to recommendations being complied with. 
Council’s Environmental Health Officer reviewed 
the assessment and agrees that the proposal 
complies with the acceptable solution.  

A condition has been recommended ensuring 
compliance. 

A3 – External lighting must comply with all of the 
following: 

A3 – Complies.  

This standard only applies to non-residential uses. 
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(a) be turned off between 10:00 pm and 6:00 am, 
except for security lighting; 

(b) security lighting must be baffled to ensure they 
do not cause emission of light into adjoining 
private land. 

No external lighting other than security lighting is 
proposed in association with the non-residential 
uses. Any security lighting for the site will be baffled 
to ensure no emission of light into adjoining private 
land. 

A condition has been recommended ensuring 
compliance with the acceptable solution. 

A4 – Commercial vehicle movements, (including 
loading and unloading and garbage removal) to or 
from a site must be limited to within the hours of: 

(a) 7.00 am to 5.00 pm Mondays to Fridays 
inclusive; 

(b) 8.00 am to 5.00 pm Saturdays; 

(c) 9.00 am to 12 noon Sundays and Public 
Holidays. 

A4 – Complies.  

This standard only applies to non-residential uses. 

Commercial vehicle movements including garbage 
removal will be within the hours listed in the 
acceptable solution.  

A condition has been recommended ensuring 
compliance with the acceptable solution.  

15.4 Development Standards for Buildings and Works 

Clause 15.4.1 – Building Height 

A1 – Building height must be no more than: 

10 m. 

 

A1 – Does not comply.  

Building height is defined in the Scheme as the 
vertical distance from natural ground level at any 
point to the uppermost part of a building directly 
above that point, excluding minor protrusions such 
as aerials, antennae, solar panels, chimneys and 
vents. Natural ground level is defined in the Scheme 
as the natural level of a site at any point. This means 
the height calculation is not to be taken from the 
existing terraced ground level, rather measures 
from an approximated natural ground level prior to 
the terracing.  

The proposal exceeds the 10m height listed in the 
acceptable solution in the locations shown in the 
drape below.  

 
The proposal includes a maximum height of 
approximately 11.797m in the area circled in red 
above and a height of approximately 11.047m in the 
area circled orange above.  

A2 – Building height within 10 m of a residential 
zone must be no more than 8.5 m. 

A2 – Does not comply.  

The proposed buildings are generally setback 10m 
from the side boundaries with the General 
Residential Zone. The accompanying sections 
confirm that the proposed buildings will not exceed 
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the 8.5m standard within this setback. The proposal 
therefore complies with A2 in relation to the side 
boundary setbacks. The western building is setback 
8.8m of the rear boundary with Kingston Green at 
its closest point and requires assessment under P2 
as it exceeds 10m. 

Clause 15.4.2 – Setback 

A1 – Building setback from frontage must be parallel 
to the frontage and must be no more than: 

3 m, if fronting Channel Highway. 

nil m, if fronting any other street. 

A1 – Does not comply.  

The lot is an internal lot as the part of Village Drive 
within the strata lot boundaries is not a road as per 
the definitions of the Scheme. The setback is 
therefore measured from the Council maintained 
section of Village Drive as circled in the image 
below. The proposal therefore exceeds the nil 
setback allowed under the acceptable solution.  

 

A2 – Building setback from the General Residential 
or Inner Residential Zone must be no less than: 

(a) 3 m; or 

(b) half the height of the wall, 

whichever is the greater. 

A2 – Does not comply.  

Retaining walls are proposed on some of the 
property boundaries ie a nil setback.  

Clause 15.4.3 – Design 

A1 – Building design for non-residential use must 
comply with all of the following: 

(a) provide the main pedestrian entrance to the 
building so that it is clearly visible from the 
road or publicly accessible areas on the site; 

(b) for new building or alterations to an existing 
facade provide windows and door openings at 
ground floor level in the front façade no less 
than 40% of the surface area of the ground 
floor level facade ; 

(c) for new building or alterations to an existing 
facade ensure any single expanse of blank wall 
in the ground level front façade and facades 

A1 – Does not comply.  

A1(a) – Does not comply as site is an internal lot.  

A1(b) – Does not comply. 

A1(c) – Does not comply. 

A1(d) – Complies.  

A1(e) – Complies.  

A1(f) – Complies. Awning not required.  

A1(g) – Complies. 



Ordinary Council Meeting Agenda No. 6  7 April 2025 

 

Page 86 

Clause Compliance/Comments 

facing other public spaces is not greater than 
30% of the length of the facade; 

(d) screen mechanical plant and miscellaneous 
equipment such as heat pumps, air 
conditioning units, switchboards, hot water 
units or similar from view from the street and 
other public spaces; 

(e) incorporate roof-top service infrastructure, 
including service plants and lift structures, 
within the design of the roof; 

(f) provide awnings over the public footpath if 
existing on the site or on adjoining lots; 

(g) not include security shutters over windows or 
doors with a frontage to a street or public 
place. 

A2 – Walls of a building facing the General 
Residential Zone or Inner Residential Zone must be 
coloured using colours with a light reflectance value 
not greater than 40 percent. 

A2 – Complies. Plans do not specify colours and 
materials, however the application documentation 
confirms colours with a LRV less than 40. 

Condition recommended to ensure compliance.  

Clause 15.4.4 – Passive Surveillance 

A1 – Building design for non-residential uses must 
comply with all of the following: 

(a) provide the main pedestrian entrance to the 
building so that it is clearly visible from the 
road or publicly accessible areas on the site; 

(b) for new buildings or alterations to an existing 
facade provide windows and door openings at 
ground floor level in the front façade which 
amount to no less than 40 % of the surface 
area of the ground floor level facade; 

(c) for new buildings or alterations to an existing 
facade provide windows and door openings at 
ground floor level in the façade of any wall 
which faces a public space or a car park which 
amount to no less than 30% of the surface area 
of the ground floor level facade; 

(d) avoid creating entrapment spaces around the 
building site, such as concealed alcoves near 
public spaces; 

(e) provide external lighting to illuminate car 
parking areas and pathways; 

(f) provide well-lit public access at the ground 
floor level from any external car park. 

A1 – Does not comply. 

A1(a) – Does not comply as the site is an internal lot.  

A1(b) – Does not comply. 

A1(c) – Does not comply for walls facing carparks 
internally. 

A1(d) – Complies. 

A1(e) – Complies.  

A1(f) – Complies.  

Clause 15.4.5 – Landscaping 

A1 – Landscaping along the frontage of a site is not 
required if all of the following apply: 

A1 – Does not comply.  

Does not comply with (a). 
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(a) the building extends across the width of the 
frontage, (except for vehicular access ways); 

(b) the building has a setback from the frontage of 
no more than 1 m. 

It is not possible to comply with (b) as the only part 
of the site adjoining the frontage is the private 
section of Village Drive. 

 

A2 – Along a boundary with the General Residential 
Zone or Inner Residential Zone landscaping must be 
provided for a depth no less than: 

2 m. 

A2 – Does not comply.  

Landscaping is proposed however, the minimum 2m 
depth is not achieved. 

Clause 15.4.6 – Outdoor Storage Areas 

A1 – Outdoor storage areas for non-residential uses 
must comply with all of the following: 

(a) be located behind the building line; 

(b) all goods and materials stored must be 
screened from public view; 

(c) not encroach upon car parking areas, 
driveways or landscaped areas. 

A1 – N/A 

No outdoor storage areas proposed.  

A condition has been recommended ensuring no 
outdoor storage associated with the non-residential 
uses occurs.  

Clause 15.4.7 – Fencing 

A1 – Fencing must comply with all of the following: 

(a) fences, walls and gates of greater height than 
1.5 m must not be erected within 4.5 m of the 
frontage; 

(b) fences along a frontage must be at least 50% 
transparent above a height of 1.2 m; 

(c) height of fences along a common boundary 
with land in the General Residential Zone or 
Inner Residential Zone must be no more than 
2.1 m and must not contain barbed wire. 

A1 – Complies.  

No frontage fencing proposed and the fencing along 
the side boundaries adjoining residential land is 
proposed to be no more than 2.1m and not contain 
barbed wire. 

 

Clause 15.4.8 – Residential Amenity 

A1 – A dwelling must have at least one habitable 
room window (other than a bedroom) facing 
between 30 degrees west of north and 30 degrees 
east of north. 

A1 – N/A  

No dwellings proposed as part of the application. 
Whilst the proposal includes assisted living 
apartments, these are not considered dwellings 
under the definitions and use classes of the Scheme. 

A2 – The potential for direct overlooking from 
windows of habitable rooms with a finished surface 
or floor level more than 1m above natural ground 
level on one lot to the windows of habitable rooms, 
balconies, decks and roof gardens on adjacent lots 
must be avoided or minimised by complying with 
any of the following: 

(a) have a side boundary setback no less than 3m; 

(b) be offset no less than 1.5 m from the windows 
of habitable rooms on adjacent lots where on 
the same horizontal lane; 

(c) have a window seal height no less than 1.5. 

A2 – Complies.  

Habitable room windows to rooms with a floor level 
above 1m are proposed, however, all windows from 
habitable rooms will be setback at least 3m from 
side boundaries. 
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A3 – Outdoor living space must be provided for a 
dwelling that complies with all of the following: 

(a) be no less  than 10m²; 

(b) have a width no less than 2m. 

A3 – N/A  

No dwellings proposed as part of the application. 
Whilst the proposal includes assisted living 
apartments, these are not considered dwellings 
under the definitions and use classes of the Scheme. 

A4 – Habitable rooms of dwellings adjacent to 
streets carrying more than 6000 vehicle per day 
must be designed to achieve internal noise levels no 
more than 45 dBa in accordance with relevant 
Australian Standards for acoustics control, 
(including AS3671 - Road Traffic, and AS2107 - 
Habitable Rooms). 

A4 – N/A  

No dwellings proposed as part of the application. 
Whilst the proposal includes assisted living 
apartments, these are not considered dwellings 
under the definitions and use classes of the Scheme. 

Clause 15.4.9 – Environmental Values 

A1 – No environmental values will be adversely 
impacted. 

A1 – Does not comply. 

There are 16 trees within the Urban Mixed Use Zone 
(67 Village Drive). Of these trees, four (4) are of 
high-very high conservation value, with two (2) high 
conservation value trees proposed for removal 
(Trees 96 and 102). The development also 
encroaches into the tree protection zone of Tree 5, 
which is a very high conservation value tree. A 
further eight (8) trees which are not high 
conservation value trees are also proposed for 
removal in the Urban Mixed Use Zone. The 
development within the Urban Mixed Use also has 
the potential to create a collision risk and impact on 
birds, including the threatened swift parrot and 
blue-winged parrot. 

As the development impacts on environmental 
values, it requires assessment against the 
performance criteria. 
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17.0 Community Purpose Zone 
 

Use Status 

Use Class Only works proposed in the Community Purpose Zone are the water main works 
associated with the following uses: 

• Residential (Aged Care Facility and Retirement Village) 

• Business and Professional Services (Offices) 

• Community Meeting and Entertainment (Meeting room) 

• Food Services (Café) 

• General Retail and Hire (Hairdresser) 

Use Status Permitted (Community Meeting and Entertainment) 

Discretionary (Business and Professional Services, Food Services, General Retail 
and Hire and Residential) 

 

Clause Compliance/Comments 

17.3 Use Standards 

Clause 17.3.1 – Hours of Operation 

A1 – Hours of operation of a use within 50 m of a 
residential zone must be within: 

(a) 8.00 am to 8.00 pm Mondays to Fridays 
inclusive; 

(b) (b) 9.00 am to 6.00 pm Saturdays; 

(c) 10.00 am to 5.00 pm Sundays and Public 
Holidays; 

except for office and administrative tasks. 

A1 – N/A 

Only water main works are proposed on the land 
zoned Community Purpose.  

 

Clause 17.3.2 – Noise 

A1 – Noise emissions measured at the boundary of 
a residential zone must not exceed the following: 

(a) 55dB(A) (LAeq) between the hours of 7.00 am 
to 7.00 pm; 

(b) 5dB(A) above the background (LA90) level or 
40dB(A) (LAeq), whichever is the lower, 
between the hours of 7.00 pm and 7.00 am; 

(c) 65dB(A) (LAmax) at any time. 

Measurement of noise levels must be in accordance 
with the methods in the Tasmanian Noise 
Measurement Procedures Manual, second edition, 
July 2008, issued by the Director of Environmental 
Management, including adjustment of noise levels 
for tonality and impulsiveness. 

Noise levels are to be averaged over a 15 minute 
time interval. 

A1 – N/A 

Only water main works are proposed on the land 
zoned Community Purpose.  

 

A2 – External amplified loud speakers or music must 
not be used within 50 m of a residential zone, 
except if a school system used for school 
announcements. 

A2 – N/A 

Only water main works are proposed on the land 
zoned Community Purpose.  
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Clause 17.3.3 – External Lighting 

A1 – External lighting, other than flood lighting of 
sport and recreation facilities, within 50 m of a 
residential zone must comply with all of the 
following: 

(a) be turned off between 9:00 pm and 6:00 am, 
except for security lighting; 

(b) security lighting must be baffled to ensure they 
do not cause emission of light outside the 
zone. 

A1 – N/A 

Only water main works are proposed on the land 
zoned Community Purpose.  

A2 – Flood lighting of sport and recreation facilities 
within 200 m of a residential zone must not subject 
nearby residential lots to obtrusive light, as defined 
in AS 4282-1997-1.4.7. 

A2 – N/A 

Only water main works are proposed on the land 
zoned Community Purpose.  

Clause 17.3.4 – Commercial Vehicle Movements 

A1 – Commercial vehicle movements, (including 
loading and unloading and garbage removal) to or 
from a site within 50 m of a residential zone must 
be within the hours of: 

(a) 7.00 am to 6.00 pm Mondays to Fridays 
inclusive; 

(b) 9.00 am to 5 pm Saturdays; 

(c) 10.00 am to 12 noon Sundays and Public 
Holidays. 

A1 – N/A 

Only water main works are proposed on the land 
zoned Community Purpose.  

 

Clause 17.3.5 – Discretionary Use 

A1 – No Acceptable Solution 

A1 – Does not comply.  

Although only infrastructure works proposed in this 
zone, they are associated with discretionary uses.  

A2 - No Acceptable Solution A2 – N/A 

17.4 Development Standards for Buildings and Works 

Clause 17.4.1 – Building Height 

A1 – Building height must be no more than: 

10m. 

A1 – N/A 

Only water main works are proposed on the land 
zoned Community Purpose.  

A2 – Building height within 10m of a residential zone 
must be no more than 8.5m. 

A2 – N/A 

Only water main works are proposed on the land 
zoned Community Purpose.  

Clause 17.4.2 – Setback 

A1 – Building setback from frontage must be no less 
than: 

6m, if fronting Channel Highway. 

3m, if fronting any other street. 

A1 – N/A 

Only water main works are proposed on the land 
zoned Community Purpose.  

A2 – Building setback from a residential zone must 
be no less than: 

(a) 3m; 

A2 – N/A 

Only water main works are proposed on the land 
zoned Community Purpose.  
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(b) half the height of the wall, 

whichever is the greater. 

 

A3 – Building setback for buildings for sensitive use 
must comply with all of the following: 

(a) be sufficient to provide a separation distance 
from land zoned Rural Resource no less than 
100 m; 

(b) be sufficient to provide a separation distance 
from land zoned Significant Agriculture no less 
than 200 m. 

A3 – N/A 

Only water main works are proposed on the land 
zoned Community Purpose.  

 

Clause 17.4.3 – Design 

A1 – Building design must comply with all of the 
following: 

(a) provide the main pedestrian entrance to the 
building so that it is clearly visible from the 
road or publicly accessible areas on the site; 

(b) for new building or alterations to an existing 
facade provide windows and door openings at 
ground floor level in the front façade no less 
than 40% of the surface area of the ground 
floor level facade; 

(c) for new building or alterations to an existing 
facade ensure any single expanse of blank wall 
in the ground level front façade and facades 
facing other public spaces is not greater than 
50% of the length of the facade; 

(d) screen mechanical plant and miscellaneous 
equipment such as heat pumps, air 
conditioning units, switchboards, hot water 
units or similar from view from the street and 
other public spaces; 

(e) incorporate roof-top service infrastructure, 
including service plants and lift structures, 
within the design of the roof; 

(f) provide awnings over the public footpath if 
existing on the site or on adjoining lots; 

(g) not include security shutters over windows or 
doors with a frontage to a street or public 
place. 

A1 – N/A 

Only water main works are proposed on the land 
zoned Community Purpose.  

 

A2 – Walls of a building facing a residential zone 
must be coloured using colours with a light 
reflectance value not greater than 40 percent. 

A2 – N/A 

Only water main works are proposed on the land 
zoned Community Purpose.  

Clause 17.4.4 – Passive Surveillance 

A1 – Buildings design must complying with all of the 
following: 

A1 – N/A 

Only water main works are proposed on the land 
zoned Community Purpose.  
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(a) provide the main pedestrian entrance to the 
building so that it is clearly visible from the 
road or publicly accessible areas on the site; 

(b) for new buildings or alterations to an existing 
facade provide windows and door openings at 
ground floor level in the front façade which 
amount to no less than 40 % of the surface 
area of the ground floor level facade; 

(c) for new buildings or alterations to an existing 
facade provide windows and door openings at 
ground floor level in the façade of any wall 
which faces a public space or a car park which 
amount to no less than 30% of the surface area 
of the ground floor level facade; 

(d) avoid creating entrapment spaces around the 
building site, such as concealed alcoves near 
public spaces; 

(e) provide external lighting to illuminate car 
parking areas and pathways; 

(f) provide well-lit public access at the ground 
floor level from any external car park. 

Clause 17.4.5 – Landscaping 

A1 – Landscaping must be provided along the 
frontage of a site (except where access is provided) 
unless the building has nil setback to frontage. 

A1 – N/A 

The land within the Community Purpose zone is 
contained within the Village Drive road reserve and 
therefore there is no frontage. 

A2 – Along a boundary with a residential zone 
landscaping must be provided for a depth no less 
than: 

2m. 

A2 – Complies 

The boundary with the General Residential zone is 
part way through the Village Drive road reserve and 
therefore landscaping is not possible.  The other 
boundary with the General Residential zone has 
existing landscaping consisting of grass verges and 
trees/shrubs along the private section of Village 
Drive. 

Clause 17.4.6 – Outdoor Storage Areas 

A1 – Outdoor storage areas for non-residential uses 
must comply with all of the following: 

(a) be located behind the building line; 

(b) all goods and materials stored must be 
screened from public view; 

(c) not encroach upon car parking areas, 
driveways or landscaped areas. 

A1 – N/A 

Only water main works are proposed on the land 
zoned Community Purpose.  

Clause 17.4.7 – Fencing 

A1 – Fencing must comply with all of the following: 

(a) fences, walls and gates of greater height than 
1.5m must not be erected within 4.5 m of the 
frontage; 

A1 – N/A 

Only water main works are proposed on the land 
zoned Community Purpose.  
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(b) fences along a frontage must be at least 50% 
transparent above a height of 1.2m; 

(c) height of fences along a common boundary 
with land in a residential zone must be no 
more than 2.1 m and must not contain barbed 
wire. 

Clause 17.4.8 – Environmental Values 

A1 – No trees of high conservation value will be 
impacted. 

A1 – Does not comply.  

There are 22 trees within the Community Purpose 
Zone at 35 Redwood Road, including 10 high-very 
high conservation value trees (Trees 1-3, 6-8, 13, 17, 
21 and 22). The installation of water infrastructure 
within Village Drive and the Community Purpose 
Zone encroaches into the tree protection zones of 
one (1) high and one (1) very high conservation 
value tree. As the proposal will impact on high-very 
conservation value trees, it requires assessment 
against the Performance Criteria. 

 
 

19.0 Open Space Zone 
 

Use Status 

Use Class The carparking, maintenance shed and use of open space area are associated with 
the following uses: 

• Community Meeting and Entertainment (Meeting room) 

• Food Services (Café) 

• General Retail and Hire (Hairdresser) 

• Passive Recreation 

Use Status No Permit Required (Passive Recreation) 

Discretionary (Community Meeting and Entertainment, Food Services and General 
Retail and Hire). 

 

Clause Compliance/Comments 

19.3 Use Standards 

Clause 19.3.1 – Hours of Operation 

A1 – Hours of operation of a use within 50 m of a 
residential zone must be within: 

(a) 8.00 am to 6.00 pm Mondays to Saturdays 
inclusive; 

(b) 10.00 am to 4.00 pm Sundays and Public 
Holidays; 

except for office and administrative tasks. 

A1 – Does not comply. 

The carparking is partially associated with the 
Meeting Room which is proposed to accept 
bookings from 5.00pm – 10.00pm Monday-Friday 
which exceeds the hours listed in the acceptable 
solution. 

All other uses comply as follows: 

Café – 10.00am – 4.00pm (7 days) 

Hairdresser – 9.00am – 5.00pm (Monday – 
Saturday) 

Clause 19.3.2 – Noise A1 – Complies. 
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A1 – Noise emissions measured at the boundary of 
a residential zone must not exceed the following: 

(a) 55dB(A) (LAeq) between the hours of 8.00 am 
to 6.00 pm; 

(b) 5dB(A) above the background (LA90) level or 
40dB(A) (LAeq), whichever is the lower, 
between the hours of 6.00 pm and 8.00 am; 

(c) 65dB(A) (LAmax) at any time. 

Measurement of noise levels must be in accordance 
with the methods in the Tasmanian Noise 
Measurement Procedures Manual, second edition, 
July 2008, issued by the Director of Environmental 
Management, including adjustment of noise levels 
for tonality and impulsiveness. 

Noise levels are to be averaged over a 15 minute 
time interval. 

A noise assessment was submitted as supporting 
documentation that demonstrated the proposal is 
expected to comply with the acceptable solution 
subject to recommendations being complied with. 
Council’s Environmental Health Officer reviewed 
the assessment and agrees that the proposal 
complies with the acceptable solution.  

A condition has been recommended ensuring 
compliance. 

A2 – External amplified loud speakers or music must 
not be used within 50 m of a residential zone. 

A2 – N/A 

None proposed. 

Clause 19.3.3 – External Lighting 

A1 – External lighting within 50 m of a residential 
zone must comply with all of the following: 

(a) be turned off between 6:00 pm and 8:00 am, 
except for security lighting; 

(b) security lighting must be baffled to ensure they 
do not cause emission of light outside the 
zone. 

A1 – Complies.  

The only lighting proposed within the Open Space 
Zone is security lighting that will be baffled.  

Condition recommended for compliance. 

 

Clause 19.3.4 – Commercial Vehicle Movements 

A1 – Commercial vehicle movements, (including 
loading and unloading and garbage removal), to or 
from a site within 50 m of a residential zone must 
be within the hours of: 

(a) 7.00 am to 5.00 pm Mondays to Fridays 
inclusive; 

(b) 9.00 am to 12 noon Saturdays; 

(c) Nil Sundays and Public Holidays. 

A1 – N/A 

No commercial vehicle movements proposed within 
the Open Space portion of the site.  

Clause 19.3.5 – Discretionary Use 

A1 – No Acceptable Solution 

A1 – Does not comply.  

No Acceptable Solution.  

19.4 Development Standards for Buildings and Works 

Clause 19.4.1 – Building Height 

A1 – Building height must be no more than: 

6.5m. 

A1 – Complies.  

Maintenance shed would have a maximum height 
of 3.954m. 

Clause 19.4.2 – Setback 

A1 – Building setback from frontage must be no less 
than: 

A1 – Complies.  

Maintenance shed is setback over 350m from the 
frontage.  
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5m. 

A2 – Building setback from a residential zone must 
be no less than: 

(a) 3m; 

(b) half the height of the wall, 

whichever is the greater. 

A2 – Complies.  

The maintenance shed would bet setback 
approximately 19m from the nearest residential 
zone.  

Clause 19.4.3 – Landscaping 

A1 – Landscaping along the frontage of a site must 
be provided to a depth of no less than 2m. 

A1 – N/A 

Open Space section of land does not have a 
frontage.  

A2 – Along a boundary with a residential zone 
landscaping must be provided for a depth no less 
than 2m. 

A2 – Does not comply.  

Landscaping is not provided for a depth of 2m. 

Clause 19.4.4 – Fencing 

A1 – Fencing must comply with all of the following: 

(a) fences, walls and gates of greater height than 
1.5m must not be erected within 4.5m of the 
frontage; 

(b) fences along a frontage must be at least 50% 
transparent above a height of 1.2m; 

(c) height of fences along a common boundary 
with land in a residential zone must be no 
more than 2.1m and must not contain barbed 
wire. 

A1 – N/A 

None proposed.  

Clause 19.4.5 – Environmental Values 

A1 – No environmental values will be adversely 
impacted. 

 

A1 – Does not comply.  

There are 86 trees within the Open Space Zone (67 
Village Drive). Of these trees, 53 are of high-very 
high conservation value, with one (1) very high 
conservation value tree proposed for removal (Tree 
94, a E. amygdalina >70cm and providing potential 
nesting habitat). The development also encroaches 
into the tree protection zone of Trees 13 and 67, 
which are high conservation value trees (E. globulus 
>40cm and providing potential foraging habitat). A 
further nine (9) trees of non-high conservation 
value are also proposed for removal in the Open 
Space Zone.  

In addition, the Open Space Zone contains potential 
habitat for the Chaostola skipper, with a small 
extent (~100m2) of this within the HMA and 
requiring modification for bushfire. As the 
development impacts on environmental values, it 
requires assessment against the performance 
criteria.  
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Code Provisions 
 

Clause Compliance/Comments 

E1.0 Bushfire-Prone Areas Code 

Clause E1.5.1 - Vulnerable Uses 

A1 – No acceptable solution (requires assessment 
against performance criteria) 

A1 – Does not comply. 

The proposed development is for a new residential 
aged care home and assisted living apartments.  As 
the use is located in a Bushfire-Prone Area and 
meets the definition of a vulnerable use under the 
Bushfire-Prone Areas Code it requires assessment 
against Clause E1.5.1. As there is no acceptable 
solution the proposal must be assessed against the 
Performance Criteria. 

A2 – An emergency management strategy, 
endorsed by the TFS or accredited person, that 
provides for mitigation measures to achieve and 
maintain a level of tolerable risk that is specifically 
developed to address the characteristics, nature 
and scale of the use considering: 

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

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

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

(ii) evacuate in an emergency; and 

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

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

A2 – Complies.  

There is a TFS/accredited person endorsed 
emergency management strategy (10 October 
2024, Revision 01) that has been submitted with the 
application for this specific proposal.  A condition is 
recommended for inclusion in any permit issued to 
ensure compliance with the plan, including 
development and implementation of a detailed 
bushfire emergency plan. 

A3 – A bushfire hazard management plan that 
contains appropriate bushfire protection measures 
that is certified by the TFS or an accredited person. 

A3 – Complies.  

A certified bushfire hazard management plan 
(Castellan Consulting, 12 December 2024, Rev 02) 
containing appropriate bushfire protection 
measures specific to the proposal has been 
provided.  A condition is recommended for inclusion 
in any permit issued to ensure compliance with the 
plan. 

Clause E1.5.2 - Hazardous Uses 

A1 – No acceptable solution (requires assessment 
against performance criteria) 

A1 – N/A  

No hazardous uses proposed. 

A2 – An emergency management strategy, 
endorsed by the TFS or accredited person, that 
provides for mitigation measures to achieve and 
maintain a level of tolerable risk that is specifically 
developed to address the characteristics, nature 
and scale of the use having regard to: 

A2 – N/A 
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(a) the nature of the bushfire-prone vegetation 
including the type, fuel load, structure and 
flammability; and 

(b) available fire protection measures to: 

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

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

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

(iv) reduce risk to emergency service 
personnel. 

A3 – A bushfire hazard management plan that 
contains appropriate bushfire protection measures 
that is certified by the TFS or an accredited person. 

A3 – N/A 

E2.0 Potentially Contaminated Land Code 

This Code applies to:  

(a) a use, on potentially contaminated land, that is a sensitive use, or a use listed in a use class in Table 
E2.2.1 and is one of the uses specified as a qualification; or  

(b) development on potentially contaminated land. 

Potentially contaminated land is defined in the Scheme as land that is, or adjoins, land that the applicant 
or the planning authority:  

• knows to have been used for a potentially contaminating activity by reference to:–  

i. a notice issued in accordance with Part 5A of the Environmental Management and Pollution 
Control Act 1994; or  

ii. a previous permit ; or  

• ought reasonably to have known was used for a potentially contaminating activity. 

41 Alfreds Gardens adjoins two sites which have been known to be used for a potentially contaminating 
activity therefore it meets the definition of potentially contaminated land. 

However, the only development proposed on 41 Alfreds Gardens is tree removal and ongoing bushfire 
hazard management. The development is exempt from the Code in accordance with Clause E2.4.4 and 
whilst the works are associated with a sensitive use, the sensitive use would be located on 67 Village Drive 
therefore the use does not require assessment against the Code. 

E5.0 Road and Railway Assets Code 

Clause E5.5.1 – Existing road accesses and 
junctions 

A1 – The annual average daily traffic (AADT) of 
vehicle movements, to and from a site, onto a 
category 1 or category 2 road, in an area subject to 
a speed limit of more than 60km/h , must not 
increase by more than 10% or 10 vehicle 
movements per day, whichever is the greater. 

A1 – N/A 
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A2 – The annual average daily traffic (AADT) of 
vehicle movements, to and from a site, using an 
existing access or junction, in an area subject to a 
speed limit of more than 60km/h, must not increase 
by more than 10% or 10 vehicle movements per day, 
whichever is the greater. 

A2 – N/A 

A3 – The annual average daily traffic (AADT) of 
vehicle movements, to and from a site, using an 
existing access or junction, in an area subject to a 
speed limit of 60km/h or less, must not increase by 
more than 20% or 40 vehicle movements per day, 
whichever is the greater. 

A3 – Does not comply.  

The TIA estimates the traffic generation associated 
with the development at 487 vehicles per day with 
a peak of 50 vehicles per hour.  The traffic flow of 
Village Drive is estimated at around 1,500 vehicles 
per day. 

E5.5.2 Exiting level crossings 

A1 – Where use has access across part of a rail 
network, the annual average daily traffic (AADT) at 
an existing level crossing must not be increased by 
greater than 10% or 10 vehicle movements per day, 
whichever is the greater. 

A1 – N/A 

Clause E5.6.1 - Development adjacent to roads and 
railways 

A1.1 – Except as provided in A1.2, the following 
development must be located at least 50m from the 
rail network, or a category 1 road or category 2 
road, in an area subject to a speed limit of more 
than 60km/h: 

(a) new buildings; 

(b) other road or earth works; and 

(c) building envelopes on new lots. 

A1.1 – N/A 

A1.2 – Buildings, may be: 

(a) located within a row of existing buildings and 
setback no closer than the immediately 
adjacent building; or 

(b) an extension which extends no closer than: 

(i) the existing building; or 

(ii) an immediately adjacent building. 

A1.2 – N/A 

Clause E5.6.2 - Road access and junctions 

A1 – No new access or junction to roads in an area 
subject to a speed limit of more than 60km/h. 

A1 – N/A 

A2 – No more than one access providing both entry 
and exit, or two accesses providing separate entry 
and exit, to roads in an area subject to a speed limit 
of 60km/h or less. 

A2 – Complies. 

The proposed development proposal includes two 
(2) access points onto the accessway at Village 
Drive, however, Village Drive is not a road as per the 
definition in the Scheme therefore the proposal 
complies as only one access is existing onto 
Council’s road. 
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Clause E5.6.3 – New level crossings 

A1 – No acceptable solution (requires assessment 
against performance criteria) 

A1 – N/A 

Clause E5.6.4 - Sight distance at accesses, junctions 
and level crossings 

A1 – Sight distances at: 

(a) an access or junction must comply with the 
Safe Intersection Sight Distance shown in Table 
E5.1; and 

(b) rail level crossings must comply with AS1742.7 
Manual of uniform traffic control devices - 
Railway crossings, Standards Association of 
Australia. 

A1 – Complies. 

E6.0 Parking and Access Code 

Clause E6.6.1 - Number of car parking spaces 

A1 - The number of on-site car parking spaces must 
be: 

(a) no less than the number specified in Table 
E6.1; 

except if: 

(i) 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; 

A1 – Does not comply.  

(a) A total of 128 spaces is required for the 
development as follows: 

(b) Residential Aged Care Facility – 24 spaces 
(c) Retirement Village – 75 spaces 
(d) Offices – 2 spaces 
(e) Café – 23 spaces 
(f) Hairdresser – 1 space 
(g) Meeting Room – 3 spaces 
(h) Passive Recreation – 0 spaces 
(i) A total of 155 spaces are proposed for the 

development and located as follows: 

• Urban Mixed Use Zone (91 spaces) 

• General Residential Zone (2 indent parking 
spaces at front of building) 

• Open Space Zone (62 spaces) 
(j) Residential (Aged Care Facility and Retirement 

Village) and Business and Professional Services 
(Office) are prohibited uses in the Open Space 
Zone therefore any of the parking within the 
Open Space Zone is unable to be counted 
towards the residential and office component 
of the proposal. 

(k) Based on the Acceptable Solution the following 
parking would be required for these uses: 

• 23 spaces plus 1 emergency space for the 
Aged Care Facility  

• 75 spaces for the Retirement Village 

• 2 spaces for the Office.  

A total of 101 spaces are required to comply and 
only 93 can be considered associated with these 
uses as there are only 93 spaces located within the 
Urban Mixed Use and General Residential zones.  
Therefore, there is a shortfall of 8 spaces for these 
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uses and the proposal does not comply with the 
Acceptable Solution. 

Clause E6.6.2 – Number of Accessible Car Parking 
Spaces for People with a Disability 

A1 - Car parking spaces provided for people with a 
disability must: 

(a) satisfy the relevant provisions of the Building 
Code of Australia; 

(b) be incorporated into the overall car park 
design; 

(c) be located as close as practicable to the 
building entrance. 

A1 – Complies.  

A total of three (3) accessible parking spaces are to 
be provided in accordance with the BCA standards.  
Two (2) spaces are located in the Residential Aged 
Care Facility carpark and one (1) space in the 
Assisted Living Units (retirement village) carpark. 

Clause E6.6.3 – Number of Motorcycle Parking 
Spaces 

A1 - The number of on-site motorcycle parking 
spaces provided must be at a rate of 1 space to each 
20 car parking spaces after the first 19 car parking 
spaces except if bulky goods sales, (rounded to the 
nearest whole number).   Where an existing use or 
development is extended or intensified, the 
additional number of motorcycle parking spaces 
provided must be calculated on the amount of 
extension or intensification, provided the existing 
number of motorcycle parking spaces is not 
reduced. 

A1 – Complies. 

No dedicated motorcycle parking spaces are 
proposed on the plans; however, a condition is 
recommended for inclusion in any permit issued 
that 6 dedicated motorcycle spaces must be 
provided. The dedicated motorcycle parking spaces 
must be located within 30m of the main entrance to 
the building. 

Clause E6.6.4 – Number of Bicycle Parking Spaces 

A1 - The number of on-site bicycle parking spaces 
provided must be no less than the number specified 
in Table E6.2. 

A1 – Complies. 

The planning scheme requires a total of 13 bicycle 
parking spaces (11 for the Residential Aged Care 
Facility and two (2) for the café) for staff with a class 
2 lockable compound to be provided.  

Further to this a total of three (3) visitor bicycle 
parking spaces with a lockable hoop to be provided 
for the Residential Aged Care Facility.  

Whilst not shown on the plan, this requirement is 
recommended to be included as a condition of 
approval in any permit issued. 

Clause E6.7.1 - Number of vehicular accesses 

A1 – The number of vehicle access points provided 
for each road frontage must be no more than 1 or 
the existing number of vehicle access points, 
whichever is the greater. 

A1 – Complies. 

The proposed development proposal includes two 
(2) access points onto the accessway at Village 
Drive, however, Village Drive is not a road as per the 
definition in the Scheme therefore the proposal 
complies as only one access is existing onto 
Council’s road. 

Clause E6.7.2 - Design of vehicular accesses 

A1 – Design of vehicle access points must comply 
with all of the following: 

A1 – Complies.  
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(a) in the case of non-commercial vehicle access; 
the location, sight distance, width and gradient 
of an access must be designed and constructed 
to comply with section 3 – “Access Facilities to 
Off-street Parking Areas and Queuing Areas” of 
AS/NZS 2890.1:2004 Parking Facilities Part 1: 
Off-street car parking; 

(b) in the case of commercial vehicle access; the 
location, sight distance, geometry and 
gradient of an access must be designed and 
constructed to comply with all access driveway 
provisions in section 3 “Access Driveways and 
Circulation Roadways” of AS2890.2 - 2002 
Parking facilities Part 2: Off-street commercial 
vehicle facilities. 

Clause E6.7.3 - Vehicular passing areas along an 
access 

A1 – Vehicular passing areas must: 

(a) be provided if any of the following applies to 
an access: 

(i) it serves more than 5 car parking spaces; 

(ii) is more than 30 m long; 

(iii) it meets a road serving more than 6000 
vehicles per day 

(b) be 6 m long, 5.5 m wide, and taper to the width 
of the driveway; 

(c) it meets a road serving more than 6000 
vehicles per day; 

(d) have the first passing area constructed at the 
kerb; 

(e) be at intervals of no more than 30 m along the 
access. 

A1 – Complies.  

Double width accesses proposed internally. 

Clause E6.7.4 - On-site turning 

A1 – On-site turning must be provided to enable 
vehicles to exit a site in a forward direction, except 
where the access complies with any of the 
following: 

(a) it serves no more than two dwelling units; 

A1 – Complies.  

Clause E6.7.5 - Layout of parking areas 

A1 – The layout of car parking spaces, access aisles, 
circulation roadways and ramps must be designed 
and constructed to comply with section 2 “Design of 
Parking Modules, Circulation Roadways and Ramps” 
of AS/NZS 2890.1:2004 Parking Facilities Part 1: Off-
street car parking and must have sufficient 
headroom to comply with clause 5.3 “Headroom” of 
the same Standard. 

A1 – Complies.  
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Clause E6.7.6 - Surface treatment of parking areas 

A1 – Parking spaces and vehicle circulation 
roadways must be in accordance with all of the 
following; 

(a) paved or treated with a durable all-weather 
pavement where within 75m of a property 
boundary or a sealed roadway; 

(b) drained to an approved stormwater system, 

unless the road from which access is provided to the 
property is unsealed. 

A1 – Complies.  

Clause E6.7.7 - Lighting of parking areas 

A1 – Parking and vehicle circulation roadways and 
pedestrian paths serving 5 or more car parking 
spaces, used outside daylight hours, must be 
provided with lighting in accordance with clause 3.1 
“Basis of Design” and clause 3.6 “Car Parks” in 
AS/NZS 1158.3.1:2005 Lighting for roads and public 
spaces Part 3.1: Pedestrian area (Category P) 
lighting. 

A1 – Complies.  

Condition recommended ensuring compliance.  

Clause E6.7.8 - Landscaping of parking areas 

A1 – Landscaping of parking and circulation areas 
must be provided where more than 5 car parking 
spaces are proposed. This landscaping must be no 
less than 5 percent of the area of the car park, 
except in the Central Business Zone where no 
landscaping is required. 

A1 – Complies.  

Clause E6.7.9 – Design of motorcycle parking areas 

A1 - The design of motorcycle parking areas must 
comply with all of the following: 

(a) be located, designed and constructed to 
comply with section 2.4.7 “Provision for 
Motorcycles” of AS/NZS 2890.1:2004 Parking 
Facilities Part 1: Off-street car parking; 

(b) be located within 30 m of the main entrance to 
the building. 

A1 – Complies.  

Condition recommended ensuring compliance. 

Clause E6.7.10 – Design of bicycle parking facilities 

A1 - The design of bicycle parking facilities must 
comply with all the following; 

(a) be provided in accordance with the 
requirements of Table E6.2; 

(b) be located within 30 m of the main entrance to 
the building. 

A1 – Complies.  

Condition recommended ensuring compliance. 

A2 - The design of bicycle parking spaces must be to 
the class specified in table 1.1 of AS2890.3-1993 
Parking facilities Part 3: Bicycle parking facilities in 
compliance with section 2 “Design of Parking 

A2 – Complies.  

Condition recommended ensuring compliance. 
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Facilities” and clauses 3.1 “Security” and 3.3 “Ease 
of Use” of the same Standard. R1 

Clause E6.7.11 – Bicycle end of trip facilities 

A1 - For all new buildings where the use requires the 
provision of more than 5 bicycle parking spaces for 
employees under Table E6.2, 1 shower and change 
room facility must be provided, plus 1 additional 
shower for each 10 additional employee bicycle 
spaces thereafter. 

A1 – Complies.  

Condition recommended ensuring compliance. 

Clause E6.7.12 – Siting of car parking 

A1 - Parking spaces and vehicle turning areas, 
including garages or covered parking areas in the 
Inner Residential Zone, Urban Mixed Use Zone, 
Village Zone, Local Business Zone and General 
Business Zone must be located behind the building 
line of buildings located or proposed on a site 
except if a parking area is already provided in front 
of the building line of a shopping centre. 

A1 – Complies.  

Clause E6.7.13 – Facilities for commercial vehicles 

A1 - Commercial vehicle facilities for loading, 
unloading or manoeuvring must be provided on-site 
in accordance with Australian Standard for Off-
street Parking, Part 2: Commercial. Vehicle Facilities 
AS 2890.2:2002, unless: 

(a) the delivery of all inward bound goods is by a 
single person from a vehicle parked in a 
dedicated loading zone within 50 m of the site; 

(b) the use is not primarily dependent on outward 
delivery of goods from the site. 

A1 – Complies. 

The Residential Aged Care Facility has dedicated 
loading bay at the rear of the building for deliveries 
and waste management.  The Assisted Living Units 
(retirement village) has a turning bay and waste 
storage room at the entrance to the basement 
parking area.  The turning paths for the medium 
rigid service vehicle (rubbish) and the small rigid 
vehicle (delivery) are shown the civil engineering 
drawings. 

Clause E6.7.14 - Access to a road 

A1 – Access to a road must be in accordance with 
the requirements of the road authority. 

A1 – Complies.  

Council is the Road Authority for Village Drive. It is 
acknowledged internal to the site the access is 
called Village Drive however this does not meet the 
definition of a road under the Scheme therefore the 
access to a road is considered where the private 
road reaches Council’s road. 

E7.0 Stormwater Management Code 

Clause E7.7.1 - Stormwater drainage and disposal 

A1 – Stormwater from new impervious surfaces 
must be disposed of by gravity to public stormwater 
infrastructure. 

A1 – Complies.  

A2 – A stormwater system for a new development 
must incorporate water sensitive urban design 
principles R1 for the treatment and disposal of 
stormwater if any of the following apply: 

A2 – Complies.   

The stormwater management system includes a 
piped stormwater detention and quality treatment 
system in the south-west carpark. 
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(a) the size of new impervious area is more than 
600 m2; 

(b) new car parking is provided for more than 6 
cars; 

(c) a subdivision is for more than 5 lots. 

A3 – A minor stormwater drainage system must be 
designed to comply with all of the following: 

(a) be able to accommodate a storm with an ARI 
of 20 years in the case of non-industrial zoned 
land and an ARI of 50 years in the case of 
industrial zoned land, when the land serviced 
by the system is fully developed; 

(b) stormwater runoff will be no greater than pre-
existing runoff or any increase can be 
accommodated within existing or upgraded 
public stormwater infrastructure. 

A3 – Complies. 

A4 – A major stormwater drainage system must be 
designed to accommodate a storm with an ARI of 
100 years. 

A4 – Complies.  

E10.0 Biodiversity Code 

Clause E10.7.1 - Buildings and works 

A1 – Clearance and conversion or disturbance must 
be within a Building Area on a plan of subdivision 
approved under this planning scheme. 

A1 – Does not comply.  

A Natural Values Assessment (NVA) (North Barker 
Ecosystem Services, v1.4, 5 February 2024) 
submitted in response to a further information 
request confirms that the subject site (including 67 
Village Drive and that part of 41 Alfreds Garden 
relied upon for the development) contains the 
following priority biodiversity values: 

• 0.15 ha of Eucalyptus ovata dry forest and 
woodland (DOV), with 0.0118 ha on 67 Village 
Drive and 0.1382 ha on 41 Alfreds Garden; and 

• 0.6 ha of Eucalyptus amygdalina forest and 
woodland on sandstone (DAS), with 0.5 ha on 
67 Village Drive and 0.1 ha on 41 Alfreds 
Garden.  

These vegetation communities are listed as 
threatened under the Nature Conservation Act 2002 
and are a high priority biodiversity values under the 
Biodiversity Code (Table E10.1).  

While DOV also has the potential to be an 
endangered ecological community under the 
Commonwealth Environment Protection and 
Biodiversity Conservation (EPBC) Act 1999, 
according to the NVA the vegetation on the subject 
site does not qualify based on the patch size being 
less than 0.5 ha. 
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That part of the subject site within a Biodiversity 
Protection Area also contains 28 high-very high 
conservation value trees, including: 

• 7 trees of very high conservation value as they 
provide potential nesting and foraging habitat 
and (E. ovata or E. globulus >70cm); 

• 4 trees of very high conservation value as they 
provide potential nesting habitat (dbh >70cm); 
and 

• 17 trees of high conservation value as they 
provide potential foraging habitat (E. ovata or E. 
globulus >40cm). 

These trees are all a moderate priority biodiversity 
value under the Biodiversity Code (Table E10.1). 

While there are an additional 53 trees of high-very 
high conservation value on or adjacent to the 
proposed development, these are located outside 
the Biodiversity Protection Area and are assessed 
under the relevant zone standards. 

In addition, the vegetation on the site provides 
suitable habitat for the chaostola skipper (Antipodia 
chaostola leucophaea), the swift parrot (Lathamus 
discolor), the blue-winged parrot (Neophema 
chrysostoma) and the eastern barred bandicoot 
(Perameles gunnii). 

The proposed development impacts upon the 
following high priority biodiversity values, including:  

• 0.007 ha of DOV and 0.005 ha of DAS within the 
footprint of the proposed development on 67 
Village Drive; 

• modification of 0.143 ha of DOV for bushfire 
hazard management on 67 Village Drive and 41 
Alfreds Garden; and 

• modification of 0.152 ha of DAS for bushfire 
hazard management on 67 Village Drive and 41 
Alfreds Garden. 

The proposal also impacts on the following 
moderate priority biodiversity values, including: 

• removal of two (2) trees of very high 
conservation value (both E. ovata trees >70cm), 
providing potential nesting and foraging habitat 
for the swift and potential nesting habitat for 
the blue-winged parrot (Trees AG34 and 
AG155); 

• removal of eight (8) trees of high conservation 
value (all E. ovata trees >40cm) providing 
potential foraging habitat for the swift parrot 
(Trees 96, 102, AG28, AG30, AG33, AG38, AG39 
and AG41); and 
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• modification of Chaostola skipper habitat within 
the bushfire hazard management area. 

An additional tree of very high conservation value 
(Tree 94) is proposed for removal in the Open Space 
Zone and five (5) other high-very high conservation 
value trees are impacted through encroachment 
(Trees 5, 13, 67, WM13 and WM22). However, these 
trees are located outside the Biodiversity Protection 
Area and only require assessment against the 
relevant zone standards.  

It is also noted that the NVA states that the removal 
of trees within 2m of the property boundaries are 
exempt from the Biodiversity Code. However, the 
exemption provided under Clause E10.4.1 (l)(ii) only 
applies to impacts on trees for the purpose or 
erecting or maintaining a boundary fence. As the 
tree removal is required for the proposed 
development rather than the erection or 
maintenance of a boundary fence, this exemption is 
not applicable and the full scope of tree removal 
subject to Code E10.0 requires assessment. 

The proposal is unable to meet A1 as there is no 
building area on the title and the proposal involves 
the clearance and conversion or disturbance of high 
and moderate priority biodiversity values.  
Therefore, it must be assessed against the 
Performance Criteria P1 (b) and (c). 

E11.0 Waterway and Coastal Protection Code  

There is a small watercourse at the southern end of the subject site. However, apart from rehabilitation 
and weed control within the proposed offset area, it does not occur on the parts of the site that are 
proposed for development or works.  Pursuant to Clause 5.4.4, vegetation rehabilitation works including 
revegetation and weed removal, are exempt from requiring planning approval providing ground cover is 
maintained and erosion managed. Provided a condition is included in any permit issued requiring 
rehabilitation to maintain ground cover and manage erosion, the works within a Waterway and Coastal 
Protection Area meet this exemption and do not require an assessment against the code. 

E14.0 Scenic Landscapes Code 

Clause E14.7.1 Removal of bushland within scenic 
landscape areas 

A1 - Removal or disturbance of bushland must 
comply with both of the following: 

(a) be on land no less than 50 m (in elevation) 
from a skyline; 

(b) be no more than 500 m2 in extent. 

A1 – N/A 

The only portion of the site impacted by the Scenic 
Landscapes Code is shown below. No removal of 
bushland is proposed within this area.  
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Clause E14.7.2 - Appearance of buildings and 
works within scenic landscape areas 

A1 - Buildings must comply with one of the 
following: 

(a) not be visible from public spaces; 

(b) be an addition or alteration to an existing 
building that; 

(i) increases the gross floor area by no more 
than 25%; 

(ii) does not increase the building height; 

(iii) provides external finishes the same or 
similar to existing. 

A1 – N/A 

No buildings proposed within the scenic landscape 
area.  

A2 – Works must not be visible from public spaces. A2 – Does not comply.  

The application proposes works within the scenic 
protection area for the laying of the new water main 
to facilitate the development.  

E15.0 Inundation Prone Areas Code 

Clause E15.6 - Use standards 

A1 – Change of use of a non-habitable building to a 
habitable building or a use involving habitable 
rooms must comply with all of the following: 

(a) floor level of habitable rooms is no less than 
the AHD level for the Coastal Inundation Low 
Hazard Area in Table E15.1; 

(b) floor level of habitable rooms is no less than 
the AHD level for the 1% AEP plus 300mm if in 
an area subject to riverine flooding. 

A1 – N/A 

Clause E15.7.1 - Coastal inundation high hazard 
areas 

A1 – For a habitable building, including extensions 
to existing habitable buildings, there is no 
Acceptable Solution (requires assessment against 
performance criteria). 

A1 – N/A 
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A2 – For a non-habitable building, an outbuilding or 
a Class 10b building under the Building Code of 
Australia, there is no Acceptable Solution (requires 
assessment against performance criteria). 

A2 – N/A 

Clause E15.7.2 - Coastal inundation medium 
hazard areas 

A1 – For a new habitable building there is no 
Acceptable Solution (requires assessment against 
performance criteria). 

A1 – N/A 

A2 – Except for new rooms associated with 
habitable buildings other than dwellings, for which 
there is no acceptable solution, an extension to an 
existing habitable building must comply with one of 
the following: 

(a) new habitable rooms must comply with both 
of the following: 

(i) floor level no lower than the Minimum 
Level for the Coastal Inundation Low 
Hazard Area in Table E15.1, 

(ii) floor area of the extension no more than 
40 m2 from the date of commencement 
of this planning scheme; 

(b) new habitable rooms must be above ground 
floor. 

A2 – N/A 

A3 – A non-habitable building, an outbuilding or a 
Class 10b building under the Building Code of 
Australia, must have a floor area no more than 40m2. 

A3 – N/A 

Clause E15.7.3 - Coastal inundation low hazard 
areas 

A1 – A new habitable building must comply with the 
following: 

(a) floor level no lower than the Minimum Level 
for the Coastal Inundation Low Hazard Area in 
Table E15.1; 

A1 – N/A 

A2 – An extension to a habitable building must 
comply with either of the following: 

(a) floor level of habitable rooms is no lower than 
the Minimum Level for the Coastal Inundation 
Low Hazard Area in Table E15.1; 

(b) floor area is no more than 60 m². 

A2 – N/A 

A3 – A non-habitable building, an outbuilding or a 
Class 10b building under the Building Code of 
Australia, must have a floor area no more than 
60m2. 

A3 – N/A 
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Clause E15.7.4 - Riverine inundation hazard areas 

A1 - A new habitable building must have a floor level 
no lower than the 1% AEP (100 yr ARI) storm event 
plus 300 mm. 

A1 – Complies. 

The subject site is partially within a Riverine 
Inundation Hazard Area as it is subject to inundation 
from overland flow in a 1% AEP event. As the private 
road networks within the site are designed to fall 
away from buildings towards the boundary and the 
stormwater system is designed to capture and 
detain overland flows, the development is designed 
to ensure the proposed finish floor levels are no 
lower than the 1% AEP (100 yr ARI) storm event plus 
300 mm. 

A2 – An extension to an existing habitable building 
must comply with one of the following: 

(a) floor level of habitable rooms is no lower than 
the 1% AEP (100 yr ARI) storm event plus 
300mm; 

(b) floor area of the extension no more than 60m² 
as at the date of commencement of this 
planning scheme. 

A2 – N/A 

A3 – The total floor area of all non-habitable 
buildings, outbuildings and Class 10b buildings 
under the Building Code of Australia, on a site must 
be no more than 60m2. 

A3 – N/A 

There are no non-habitable buildings, outbuildings 
or class 10b structures within a Riverine Inundation 
Hazard Area as part of the proposal. 

Clause E15.7.5 - Riverine, coastal investigation 
area, low, medium high inundation hazard area 

A1 – For landfill, or solid walls greater than 5m in 
length and 0.5m in height, there is no acceptable 
solution (requires assessment against performance 
criteria). 

A1 – N/A 

There is no landfill or solid walls greater than 5m 
length and 0.5m high in the area affected by 
overland flows, as the private road networks within 
the site are designed to capture and divert overland 
flows away from solid walls. 

A2 – No acceptable solution (requires assessment 
against performance criteria) 

A2 – N/A 

The proposal does not involve or rely upon any 
mitigation measures. 

A3 – A land application area for onsite wastewater 
management must comply with all of the following: 

(a) horizontal separation distance from high water 
mark or from the top of bank of a watercourse 
or lake must be no less than 100m; 

(b) vertical separation distance from the water 
table must be no less than 1.5m. 

A3 – N/A 

Clause E15.7.6 - Development Dependent on a 
Coastal Location 

A1 - An extension to an existing boat ramp, car park, 
jetty, marina, marine farming shore facility or 
slipway must be no more than 20% of the size of the 
facility existing at the effective date. 

A1 – N/A 
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A2 - No acceptable solution (requires assessment 
against performance criteria). 

A2 – N/A 

A3 - No Acceptable Solution for coastal protection 
works initiated by the private sector (requires 
assessment against performance criteria). 

A3 – N/A 

E24.0 Significant Trees Code 

Part of the subject site (41 Alfreds Garden) is affected by this code; however the proposal will not impact 
on the listed tree, therefore an assessment against the code is not required. 

Note:  Codes not listed in this Checklist have been assessed as not being relevant to the assessment of this application. 

 
 

F1.0 Kingston Green Specific Area Plan  
 
Use Status 

Use Class Residential 

Only tree removal and bushfire hazard management associated with Residential 
Aged Care Facility proposed on land within the SAP 

Use Status Discretionary 

 
 

Clause Compliance/Comments 

Clause F1.4.1.1 Location of Use 

A1 – Use must be in accordance with Figures F1.2 
and F1.3. 

A1 – Does not comply.  

Clause F1.5.1.1 Location of development 

A1 - Development must be in accordance with 
Figures F1.2 and F1.3.  

A1 – Does not comply.  

 

There are no other applicable development standards in the SAP as the only development proposed is 
vegetation removal and ongoing bushfire hazard management.   
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OPEN SESSION RESUMES 

14 PETITIONS STILL BEING ACTIONED  

There are no petitions still being actioned. 

15 PETITIONS RECEIVED IN LAST PERIOD 

At the time the Agenda was compiled no Petitions had been received. 

16 OFFICERS REPORTS TO COUNCIL 

16.1 COUNCILLOR GIFTS AND BENEFITS POLICY  

File Number: 12.214 
Author: Dr Katrena Stephenson, Acting Director Governance, Recreation & 

Property Services 
Authoriser: Dave Stewart, Chief Executive Officer  
  
Strategic Plan Reference 

Key Priority Area: 2    Deliver quality infrastructure and services.  
 
Strategic Outcome: 2.4  The organisation has a corporate culture that delivers quality customer 

service, encourages innovation and has high standards of 
accountability.  

1. PURPOSE 

1.1 To review and update the Councillors’ Gifts and Benefits Policy (the Policy). 

2. BACKGROUND 

2.1 The current policy was approved by Council in February 2021. 

2.2 The policy provides guidance to Councillors regarding the issue of being offered or 
receiving gifts and benefits. 

3. STATUTORY REQUIREMENTS 

3.1 The Local Government Act 1993 and the Local Government (General) Regulations 2015 
contain a number of prescriptions related to gifts and benefits. These are outlined in the 
policy. 

4. DISCUSSION 

4.1 Primarily changes have been made to the Policy to ensure alignment with current 
legislation and Council’s Code of Conduct. 

4.2 It is noted that the current Office of Local Government Discussion Paper on Local 
Government elections includes the proposition that: 
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4.2.1 Requirements around the reporting of gifts and benefits be extended to all 
candidates, not just incumbent councillors; and 

4.2.2 That all candidates, including incumbent councillors, be required to lodge a 
donation return with the TEC related to the election period. 

4.3 As this consultation is at an early stage, with no draft bill yet available, it is recommended 
that the policy be updated against current legislation and reviewed again should there 
be legislative change. 

5. FINANCE 

5.1 N/A 

6. ENVIRONMENT 

6.1 N/A 

7. COMMUNICATION AND CONSULTATION 

7.1 The updated Policy will be uploaded to the Council Website. 

7.2 The Councillor Gifts and Donations Register is updated every quarter on the website. 

8. RISK 

8.1 No risk is identified in updating the Policy. 

9. CONCLUSION 

9.1 An administrative review of the Councillors’ Gifts and Benefits Policy has occurred and 
is recommended for approval. 

10. RECOMMENDATION 

That the amended Councillors’ Gifts and Benefits Policy 1.16 as attached to this report be 
approved. 

 

ATTACHMENTS 
1. Existing Policy with Track Changes   
2. Updated Policy for Approval    
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16.2 REVIEW OF UNAUTHORISED VEGETATION DAMAGE SIGNAGE POLICY 

File Number: 12.153 
Author: Rene Raichert, NAB Coordinator 
Authoriser: Liz Quinn, Manager Environmental Services  
  
Strategic Plan Reference 

Key Priority Area: 3    Sustaining the natural environment whilst facilitating development for 
our future.  

 
Strategic Outcome: 3.3  Council is able to demonstrate strong environmental stewardship and 

leadership.  
 

1. PURPOSE 

1.1 The purpose of this report is to review and update of Council’s Unauthorised Vegetation 
Damage Signage Policy 5.7.  

2. BACKGROUND 

2.1 Unauthorised and illegal vegetation damage has long been recognised as an issue for 
not only Kingborough, but for all public land managers in Tasmania and beyond. Two of 
the common reasons for the damage is the collection of free firewood and removal for 
residential views.  

2.2 In 2007, both Council staff and community voiced concerns over obvious damage to the 
vegetation which was occurring along Coningham Beach foreshore. In response, a 
decision to install signage at the high-profile site was endorsed by Council (see image 1 
below).  

 

Image 1: Photo depicting the size and method of installation for original sign placed in  
response to unauthorised vegetation damage at Coningham Beach. 
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2.3 Since the endorsement of Kingborough’s policy, similar responses have been adopted 
by other Tasmanian councils, including Clarence City Council, as seen in image 2 below. 

 

Image 2 

2.3 The signage has two primary aims; to serve as an educational tool and as a deterrent 
against further damage.  

2.4 Following the installation of the sign at Coningham, Council resolved to develop a policy 
that would guide future responses, resulting in the Council endorsed Unauthorised 
Vegetation Damage Signage Policy.  

2.5 Since endorsement several revisions have occurred, to ensure implementation is simple 
and cost efficient. 

2.6 This current review of the Policy identified minor errors and includes changes to 
language and format. However, the proposed changes do not alter the intent of the policy 
or how the Policy is to be implemented.  

3. STATUTORY REQUIREMENTS 

3.1 A number of State and Federal laws are in place to govern activities involving native 
vegetation.  At the most fundamental level, however, are Council By-laws which prohibit 
the unauthorised damage or removal of vegetation on Council owned or managed land.     

3.2 The Parks, Recreation and Natural Areas By-Law 2 of 2021 states: 

Part 3, Division 2, Clause 9(1) 

“Unless authorised by a permit to do so, a person must not, by any act, wherever 
performed, cut, pluck, destroy or injury any tree, shrub, flower or other vegetation 
growing in or on any Council land, or recreational facility.”  

Part 3, Division 2 Clause 9(2) 

“Unless authorised by a permit to do so, a person must not remove any wood or timber 
from any Council land or recreational facility.”  

Part 3, Division 2 Clause 13(3)  
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“Unless authorised by a permit to do so, a person must not interfere with the nest, 
breeding place or habitation of any wildlife on or in any Council land or recreational 
facility.” 

3.3 Legislation and By-laws provide Council with several mechanisms to respond to the 
unauthorised clearance of vegetation on public land. However, these mechanisms are 
not easily applied when the perpetrator remains unknown or when the required evidence 
to employ them is not available. The signage increases public awareness of the 
requirements when installing signs and demonstrates Council is responsive to breaches 
of its By-laws.  

4. DISCUSSION 

4.1 Native vegetation is well recognised to deliver a host of benefits, including the vital 
habitat for native wildlife and critical ecosystem services for the community, including 
mitigation of coastal erosion, protection from temperature increases and storm events, 
improvements to air and water quality, as well as providing landscape and aesthetic 
values.   

4.2 The loss of trees on public land, however, is also a known problem and Council need 
mechanisms to prevent and respond to these activities. 

4.3 Previous versions of the Policy required the use of much larger signs than the current 
policy (seen in image 1), and as a result, Council received mixed feedback from the 
community regarding their installation. It was perceived that the signs impacted on the 
amenity of people who were not associated with the illegal activity. 

4.4 A significant incident of vegetation damage occurred on the foreshore in Snug in 2013 
where a large sign had previously been in place. Only months after removing the sign 12 
trees were poisoned, highlighting that whilst ongoing education and signage was still 
required, the very large signs were not having the intended impact. Learnings from this 
investigation led to a significant review of the policy where simplified application of sign 
categories based on the degree of damage and removal of the largest category of signs 
were adopted.  

4.5 The current signs used in relation to this policy are intended as an important educational 
tool and to demonstrate Council is not only concerned, but responsive to illegal damage 
of vegetation on Council managed land. They are fit for purpose and therefore no major 
changes are being recommended to the policy.  

5. FINANCE 

5.1 The Policy means Council has a low-cost mechanism to not only install signage quickly 
and with minimal staff resourcing, but also with negligible financial cost. 

6. ENVIRONMENT 

6.1 Council’s strategic plan provides clear objectives for the protection of Kingborough’s 
natural environment. This policy and the associated signage not only work to provide this 
protection, but also to demonstrate Council’s environmental stewardship and leadership.   

7. COMMUNICATION AND CONSULTATION 

7.1 The Unauthorised Vegetation Damage Signage Policy is available on Council’s website. 
Given the minor nature of this revision, community consultation is not required.  

8. RISK 
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8.1 There is risk of environmental harm if Council does not have the policies in place to 
facilitate and support appropriate responses to vegetation damage on Council managed 
land.  

8.2 There is minimal reputational risk associated with the use of Unauthorised Vegetation 
Damage Signage. Council has largely received positive feedback to date in relation to the 
initiative. A failure to respond to illegal vegetation damage, however, could create 
perceptions within the community that Council does not enforce breaches of its By-laws. 

8.3 There is no financial risk associated with this policy. 

9. CONCLUSION 

9.1 The Unauthorised Vegetation Damage Signage Policy is due for review. Minor 
amendments have been made that do not modify the intent or implementation of the 
policy.  

10. RECOMMENDATION 

That Council endorse the revised Unauthorised Vegetation Damage Signage Policy as 
attached to this report. 

 

 

 

ATTACHMENTS 
1. Unauthorised Vegetation Damage Signage Policy track changes   
2. Unauthorised Vegetation Damage Signage Review final    
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EXISTING POLICY WITH TRACK CHANGES 
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UPDATED POLICY FOR APPROVAL 
 

 

 

 

Unauthorised Vegetation Damage Signage 

Policy 

 

 

 

 

 

 

Policy No: 5.7 

Approved by Council: March 2025 

New Review Date: March 2027 

Minute No: TBA 

ECM File No: 12.153 

Version: 5.0 

Responsible Officer: Manager Environmental Services 

Strategic Plan Reference: 3.3 Council is able to demonstrate strong 

environmental stewardship and leadership. 
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1. POLICY STATEMENTS 

1.1 Kingborough Council is committed to valuing and prioritising the natural environment. 

1.2 The purpose of this policy is to provide guidance for the use and placement of signage in 
response to the illegal damage or removal of vegetation on Council owned and/or managed 
land. 

2. DEFINITIONS 

2.1 “Aesthetic significance” means a tree whose form, seasonal beauty and/or placement are such 
that they are a significant aesthetic component of the streetscape, park, garden or natural 
landscape in which they grow. 

2.2 “Authorised officer” means a Council employee who is authorised for the purposes of the Parks, 
Recreation and Natural Areas By-Law No. 3 of 2021. 

2.3 “Conservation significance” means a tree that is of a species  listed in the Threatened Species 
Protection Act 1995 or the Environment Protection and Biodiversity Conservation Act 1999; 
and/or provides potential or significant habitat for a threatened species listed in either of those 
acts; and/or is a native tree with a trunk circumference exceeding 220cm when measured at 
1.5m above the ground; or in the case of an exotic species, is considered globally significant due 
to its conservation status in the country of origin. 

2.4 “Historical significance” means a tree which commemorates a particular broader community 
interest associated with historical significance or event. 

2.5 “Landscape significance” means the tree provides a key contribution to the environmental, 
cultural and/or historical landscape. 

2.6 “Vegetation” means plant life whether native or exotic (not including declared weeds). 

3. OBJECTIVE 

3.1 To reduce and deter the illegal damage and/or removal of vegetation on Council managed land.  

3.2 To provide an avenue for education where illegal damage and/or removal of vegetation has 
occurred on Council managed land. 

3.3 To provide an avenue to respond to breaches of the Parks, Recreation and Natural Areas By-law 
2021. 

4. SCOPE 

4.1 This policy applies to land owned or managed by Council.   

5. PROCEDURE (POLICY DETAIL) 

5.1 Educational signage may be erected at the site of the offence where breaches of the Parks, 
Recreation and Natural Areas By-law 3 of 2021, Division 2 9(1), 9(2) or 13(3) have been 
identified. 

5.2 Signage may be erected regardless of whether those responsible for the damage  have been 
identified. 

5.3 The damaged site may be rehabilitated through either the undertaking of revegetation activities 
or through natural regeneration, including the use of techniques or materials which aid such 
regeneration. 

5.4 There are two categories of signs. Wording on both signs is consistent, with the difference in 
categories reflected in the sizes: 

5.4.1 Category A: 300mm x 450mm sign (approximately) on a post up to 3m high. 
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5.4.2 Category B: 1200mm x 900mm sign (approximately) on posts up to 3m high. 

5.5 The wording for signage will be as follows: 

 
 

5.6 The category of the sign to be used will be dictated by the scale of the vegetation removal and/or 
significance of the damage. Where appropriate, more than one sign may be erected. 

5.6.1 Category A signage will be used where vegetation has been damaged, and it does not 
meet the requirements of a Category B sign as assessed by an Authorised Officer. . 

5.6.2 Category B signage will be used at the discretion of the Chief Executive Officer where 
vegetation has been damaged and is assessed by an Authorised Officer to have been 
either: 

i. one or more individual trees which are identified as having aesthetic, landscape, 
historical or conservation significance, or to be significant in size or age for the 
species type; or 

ii. to have resulted in a cleared or modified area exceeding 25m2; or 

iii. a combination of the above; or 

iv. where there is clear evidence of a direct benefit to adjoining properties such as 
improved sightlines. 

5.7 Signage will remain in place until either the site has regenerated to pre-damage status, has 
regenerated to the satisfaction of the Chief Executive Officer, or has been in place for five years; 
whichever comes sooner. 

5.8 Until signage is removed, regular site inspections and photo point monitoring is to be 
undertaken to assess both the rehabilitation of the site and to ensure no further damage has 
occurred.   

6. GUIDELINES 

6.1 Category A signage is intended to be used where damage or impact is minor in nature and/or 
there is no clear evidence of a direct benefit to adjoining properties. 

6.2 Category B signage is intended to be used where there is a moderate or significant impact on 
natural, landscape or historical values and/or there is clear evidence of a direct benefit to 
adjoining properties such as improved sightlines. 

7. COMMUNICATION 

7.1 This Policy will be published and made accessible on Council’s internet and intranet sites. 

8. LEGISLATION 

8.1 Parks, Recreation and Natural Areas By-Law 3 of 2021 Division 2 9 (1), 9 (2) or 13(3). 

THIS VEGETATION HAS BEEN  

ILLEGALLY DAMAGED 
Vegetation provides valuable wildlife habitat, visual 
amenity and resilience against landslips and erosion 
Damaging vegetation without a permit is an offence 
under Kingborough Council’s Parks, Recreation and 

Natural Areas By- law 3 of 2021 
Penalties apply 

Report suspicious activity to Kingborough Council on 
6211 8200 



Ordinary Council Meeting Agenda No. 6  7 April 2025 

 

Page 366 

8.2 Land Use Planning and Approvals Act 1993.  

8.3 Threatened Species Protection Act 1995. 

8.4 Environment Protection and Biodiversity Conservation Act 1999. 

9. RELATED DOCUMENTS 

9.1  Kingborough Interim Planning Scheme 2015 or subsequent scheme. 

10. AUDIENCE 

10.1 This Policy is intended for Council Employees and Councillors. 

10.2 The policy is publicly accessible via Council’s website. 
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16.3 APPENDICES 

RECOMMENDATION 
That the Appendices attached to the Agenda be received and noted. 

17 NOTICES OF MOTION 

17.1 FOGO Service 

The following Notice of Motion was submitted by Cr Midgley: 

RECOMMENDATION 

That a report is provided that considers a change in the current FOGO service to an opt out service 
for Kingborough to start as soon as practical.  

Background 

At a recent councillor workshop with Kingborough Waste Service the KWS Board Chair 
recommended that Kingborough transition to an opt out FOGO service. 

The most significant source of Council greenhouse gas emissions (over 80%) are from waste going 
to landfill.  

For Council to meet the Zero Net target of reducing waste to landfill, an opt out FOGO service will 
help to meet this target.  

This is important in regards to financial costs to council  and the community with the landfill levy fees 
set to increase again in FY 2027. 

More councils across Tasmania are moving to opt-out FOGO as the default.   

Many community residents are not aware they can have a FOGO bin and this will be helpful for new 
residents moving to the area and rental properties.  

Officer’s Response 

A report on this matter can be provided. 

Daniel Smee, Acting Director Engineering Services 

 

 

17.2 Development Assessment Panels 

The following Notice of Motion was submitted by Cr Fox: 

RECOMMENDATION 

That Kingborough Council undertake the following actions in relation to the revised draft Land Use 
Planning and Approvals Amendment (Development Assessment Panels) Bill 2025 currently open for 
consultation.  

1. Kingborough Council facilitates consultation to gather feedback from residents and ratepayers 
regarding their position on the proposed changes to planning appeal rights. 

2. Kingborough Council reject any removal of third-party planning appeal rights. 
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3. Kingborough Council opposes the draft Land Use Planning and Approvals Amendment 
(Development Assessment Panels) Bill 2025. 

Background 

On Thursday, 20 March 2025, the Blackmans Bay Community Association (BBCA) and the Planning 
Matters Alliance Tasmania co-hosted a community meeting at Blackmans Bay Hall from 6:30 to 8:00 
pm. Fifty-six community members attended. 

The meeting addressed the state government's proposal to introduce Development Assessment 
Panels (DAPs) through the revised draft Land Use Planning and Approvals Amendment 
(Development Assessment Panels) Bill 2025 (the draft Bill). 

At the meeting, the BBCA passed three motions relating to Council, which have now been submitted 
in the above motion for consideration. 

Council previously made submissions on the proposed DAPs in November 2023 and November 
2024. In both, Council expressed that DAPs are broadly unnecessary but acknowledged potential 
benefits for certain Councils and application types. Council also raised concerns about the proposed 
model, particularly: 

• The Minister’s decision-making powers 

• The broad, subjective criteria for referring applications to a DAP 

• The loss of local knowledge in the assessment process 

The submissions did not address appeal rights under the proposed framework. 

In accordance with section 60AO(1)(d) of the revised draft Bill there are no appeal rights on merit 
grounds in respect of a permit issued by a DAP.  Under the revised draft Bill an alternative review 
process is proposed where, similar to the current planning assessment process a DAP must 
advertise (exhibit) an application and draft assessment report for 14 days in which a person may 
make representations to the DAP.  Under section 60AI a DAP is to then hold a hearing in respect of 
the application which is open to all persons who made a representation. 

Officer’s Response 

A response is provided below to each action of the motion. 

1. Due to the short timeframe before the submission deadline for the draft Bill, Council is unable 
to conduct community consultation. Additionally, doing so would duplicate the current 
consultation process conducted by the state government, which already provides a mechanism 
for community members to submit their feedback. 

2. Council’s submission can include a position on appeal rights under the proposed draft Bill, in 
line with the outcome of this motion. 

3. Council is currently preparing a submission on the revised draft Bill. While the submission will 
acknowledge that the proposed changes improve upon the previous framework, it will also 
reaffirm Council’s overall position and reiterate the concerns outlined in previous submissions.   
A draft of the submission will be provided to elected members for comment prior to finalisation 
and submission. 

Deleeze Chetcuti, Director Environment, Development & Community Services 
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18 CONFIRMATION OF ITEMS TO BE DEALT WITH IN CLOSED SESSION 

RECOMMENDATION 

That in accordance with the Local Government (Meeting Procedures) Regulations 2015 Council, by 
absolute majority, move into closed session to consider the following items: 

Confirmation of Minutes 

Regulation 34(6) In confirming the minutes of a meeting, debate is allowed only in respect of the accuracy of 
the minutes. 

Applications for Leave of Absence 

Regulation 15(2)(h) applications by councillors for a leave of absence 

Tender Assessment - AB2427 Davies Road Reconstruction 

Regulation 15(2)(b), and (2)(d) information that, if disclosed, is likely to confer a commercial advantage on a 
person with whom the Council is conducting, or proposes to conduct business, and contracts, and tenders, for 
the supply and purchase of goods and services and their terms, conditions, approval and renewal. 

Kingborough Waste Services Board Appointment 

Regulation 15(2)(g) information of a personal and confidential nature or information provided to the council on 
the condition it is kept confidential. 

 
 
 
 
In accordance with the Kingborough Council Meetings Audio Recording Guidelines Policy, recording 
of the open session of the meeting will now cease. 
 
Open Session of Council adjourned at  
 
 
 
 
 
 
 
 
 
 
 
 
 

OPEN SESSION ADJOURNS  
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OPEN SESSION RESUMES 
 
 

RECOMMENDATION 
The Closed Session of Council having met and dealt with its business resolves to report that it has 
determined the following: 

Item  Decision 
Confirmation of Minutes  

Applications for Leave of Absence  

Tender Assessment - AB2427 Davies Road Reconstruction  

Kingborough Waste Services Board Appointment  
 

CLOSURE 
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APPENDICES 

  
 
A Chief Executive Officer's Activities 10 February 2025 to 28 March 2025  
B Infrastructure Works Report: January to March 2025  
C Audit Panel Minutes 21 February 2025  
D Current and Ongoing Minute Resolutions (Open Session)  
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A CHIEF EXECUTIVE OFFICER'S ACTIVITIES 10 FEBRUARY 2025 TO 28 MARCH 2025 
  
 

Date Description 

11 February Participated in Metropolitan Council GM’s/CEO’s weekly meeting 

 Met with KWS Board Chair, Mr Bob Calvert 

 Attended Councillor workshop 

12 February Attended TasWater’s half yearly briefing to shareholders 

13 February Met with representative of the Kingston Beach Surf Lifesaving Club 

 Attended Southern Council and TasNetworks joint workshop 

17 February Met with representatives of DSG to discuss the Browns Road reconstruction 
traffic permit application 

 Attended meeting at DSG regarding the AFL HPC 

 Attended Council meeting 

18 February Attended TasWaste South meeting 

20 February Attended JackJumpers High Performance Training Centre Steering Committee 
meeting 

 Copping Joint Authority meeting 

21 February Attended Audit Panel meeting 

24 February Attended Councillor workshop 

25 February Participated in Metropolitan Council GM’s/CEO’s weekly meeting 

 Attended online meeting with representatives of Fortius Hospitals 

 Met with BICA President 

26 February Attended Southern Waste Solutions Board and CEO/GM’s meeting 

27 February Met with representatives of the Kingston Christian Reformed Church regarding 
land at Dennison Street and Maranoa Road 

28 February In company with the Mayor, met with David O’Byrne 

 Attended SETN Board meeting 

3 March Attended Southern Tas Circular Organics Roundtable 

 Attended Council meeting 

4 March Attended the Greater Hobart CEO’s meeting 

5 March Attended the Greater Hobart Mayors Forum 

 Attended the Greater Hobart Advisory Group meeting 

6 March Attended the Tassie Devils breakfast 

7 March Attended the Kingston Neighbourhood House 

11 March Participated in Metropolitan Council GM’s/CEO’s weekly meeting 

 Met with representatives of SJM Developments 

 Attended Councillor workshop 
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Date Description 

12 March Attended Southern Councils and TasNetworks joint workshop 

13 March Met with representative of Adventure Patch 

 Met with representatives of Blackcap 

17 March Attended State Grants Commission hearing 

 Attended Council meeting 

18 March Participated in Metropolitan Council GM’s/CEO’s weekly meeting 

 Met with representatives of Traders In Purple 

 Attended Tasmania Football Club event 

19 – 20 March Attended LGAT GM’s workshop 

21 March Participated in the International Day for the Elimination of Racial Discrimination 

24 March Attended Councillor workshop 

25 March Participated in Metropolitan Council GM’s/CEO’s weekly meeting 

26 March Met with Mr Julian Roscoe and Ms Ann Cunningham to discuss the Mary’s 
Grange DA 
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B INFRASTRUCTURE WORKS REPORT: JANUARY TO MARCH 2025 
File Number: 25.9 
Author: Anthony Verdouw, Executive Officer Engineering Services 
Authoriser: David Reeve, Director Engineering Services  
  
 

Contracted Capital Projects 

1. Pelverata Road (Vic 40) Realignment: 

The contract for works has been awarded to Crossroads Civil Construction. TasNetworks have 
completed the relocation of pole infrastructure to enable the reconstruction of the road. The 
pole relocation necessitated vegetation clearing, to comply with TasNetworks standards and 
the required alignment of the road. Site works are scheduled to commence in early April.  

  

2.  Kingston Beach Change Room and Carpark: 

The new change room construction and car park upgrade works at Kingston Beach Oval have 
been finalised by Taswide Built in February. 

  

3.  Spring Farm Track to Whitewater Creek: 

The final section of Spring Farm - Whitewater Creek shared path was completed by JRV Civil 
Construction Pty Ltd in March. The new off-road shared path now provides pedestrians and 
cyclists with a continuous and safe route from Spring Farm to the Sports Centre, with an 
additional connection to Kingston Park.  
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4. Maranoa Road-Denison Street Intersection Reconstruction: 

The intersection upgrade at Maranoa Road and Denison Street is approaching completion. 
Delivered under the Black Spot Program, the project is designed to improve vehicular and 
pedestrian safety within a high-traffic school zone. Key civil works included: asphalt overlay, 
concrete footpath installation, and crossover construction. The application of a high-friction 
surface treatment (Omnigrip) and line marking are programmed for delivery during the April 
school holiday period. 

  

5. Sports Precinct to Whitewater Creek Connector Track - Stage 2: 

The successful installation of the aluminium footbridge over Whitewater Creek, completed by 
AJR Construction Pty Ltd in January, has established a direct connection between the 
Whitewater Creek Track and the Sports Precinct Connector Track. This path network also 
facilitates off-road access to Kingston Park. 
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6. Channel Museum Retaining Wall: 

SLS Landscape Group has successfully completed the retaining wall project at the Channel 
Museum. The new mass block retaining wall has been constructed to significantly reduce the 
risk of rockfalls, while also enhancing the safety and stability of the upper property’s boundary.  

  

7. Snug Community Hall Upgrade: 

Upgrade works to the toilet and kitchen facilities at Snug Community Hall commenced in mid-
March, delivered by Macquarie Builders. With demolition now complete, structural works are 
well underway. The project is on track for completion in May. 

  

8. Silverwater Park Toilet Replacement: 

The contract for replacing the toilet block at Silverwater Park has been awarded to JMK 
Construction Pty Ltd. The project involves demolition of the existing toilet block and 
construction of a new facility, which will include one accessible cubicle and two unisex 
ambulant cubicles. Demolition has been completed, and footing works are currently underway. 
The project is expected to be finished by April. 
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9. Trial Bay Foreshore Toilet Replacement: 

Tasbuilt have completed the demolition of the original facilities. The footings and concrete slab 
have been successfully poured and the installation of the new toilet facilities is scheduled to 
commence shortly.  

  

  

10. Silverwater Park Upgrade: 

This project includes building a new playground and a raised FRP walkway to provide DDA-
compliant access from the roadway to the playground and park facilities. Work is expected to 
begin in late March. 
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11.  Davies Road Reconstruction: 

Public tenders for Davies Road Reconstruction closed on 11 March 2025 with 9 submissions 
received. Tender evaluation is in progress and the contract is expected to be awarded in early 
April. 

 

 

12.  Pelverata Road (vic 609) Reconstruction: 

The contract for the reconstruction of Pelverata Road (vic 609) has been awarded to JRV Civil 
Construction Pty Ltd, with works slated to begin in April. The scope of the project includes the 
construction and sealing of granular pavement, installation of culverts, earthworks, drainage, 
driveways, and other associated minor civil works. 
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Works Department – Works Recently Completed (Mainland Kingborough) 

13. Leslie Road (Capital) – resheeting works completed: 

  

 

14. Grading completed: 

▪ Dennes Road ▪ Gumpits Road 
▪ Snug Falls Road ▪ Bundella Road 
▪ Frosts Road ▪ Hickmans Road 
▪ Slatterys Road ▪ Van Morey Road 
▪ Allens Rivulet Road ▪ Thomsons Road 
▪ Kaoota Road ▪ Moodys Road 
▪ Maudsleys Road ▪ Milford Road 
▪ Umfrevilles Road ▪ Coal Mine Road 
▪ Tinderbox Road ▪ Summerleas Road 

15. Red gravel potholing completed: 

▪ Proctors Road ▪ Umfrevilles Road 
▪ Coal Mine Road ▪ Kaoota Road 
▪ Matthews Road ▪ Wiggins Road 
▪ Van Morey Road ▪ Devlyns Road 
▪ Chandlers Road ▪ Clare Street 
▪ Waldie Drive ▪ Wyburton Place 
▪ Parkdale Drive ▪ Tinderbox Road 
▪ Christella Road ▪ Granquist Road 

16. Knops Road – road surface repairs completed. 

17. Sandfly Road – guidepost installation completed. 

18. Asphalted road failures – Roslyn Avenue, Blackmans Bay and Pearsall Street, Snug. 

19. Spray sealing completed – Tinderbox Road (maintenance patching), Fergusson Avenue and 
Bruschs Road (Capital reseal prep). 

20. Stormwater maintenance – Kingston Heights and Denison Street (pits), GPT cleaning and pipe 
cleaning in various locations. 
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21. Footpath maintenance – various locations. 

Works Department – Works Recently Completed (Bruny Island) 

22. Mulchahys Road – bridge debris cleaning: 

  

  

23. Grading completed – Coolangatta Road East, Lighthouse Road, and Matthew Flinders Drive. 

24. Potholing completed – Resolution Road, Lockleys Road, and Pontoon Road. 

25. School Road – tree trimming undertaken. 

26. Adventure Bay Road – drain cleaning undertaken. 

27. Lunawanna (PWA) – graded main road on behalf of Stornaway. 

28. Jetty maintenance – Jetty Road, Barnes Bay (new fenders) and Shell Road, Alonnah (new 
cross beams). 

29. Roslyn Avenue, Blackmans Bay – asphalt failures completed: 

  

 

30. Trial Bay – installation of sculpture at the boat ramp: 
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31. Greenhill Drive – irrigation repairs at the playground: 

 

  

Works Department – Works Underway / Planned (Mainland Kingborough) 

32. Middleton (Capital) – culvert replacements (on-going): 
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33.  Grading planned to be undertaken by the end of May 2025: 

▪ Summerleas Road ▪ Proctors Road 

▪ Van Morey Road ▪ Chandlers Road 

▪ Krauses Road ▪ Old Station Road 

▪ Benbows Road ▪ Palmers Road 

▪ McGuires Road ▪ Besters Road 

▪ Clarks Road ▪ Websters Road 

▪ Betts Road ▪ Fehres Road 

▪ Jamiesons Road  

34.  Drain cleaning to be undertaken – Lawless Road, McGuires Road, Tinderbox Road and 
Powers Road. 

35.  Eelmat Court – shoulder repairs. 

36.  Asphalt road failures – Hillview Drive, Margate, Hinsby Road, Taroona.  Edge breaks and 
potholes on various roads. 

37.  Stormwater maintenance and inspections in various locations. 

38.  Footpath maintenance and inspection – Redwood Road (pedestrian crossing) and general 
footpath maintenance. 

39.  Rural roads – red gravel potholes and shouldering on various roads as required. 

40.  Kingston Beach – foreshore upgrade including irrigation and turf. 

41.  Woodbridge Hall (Capital) – external painting and restoration works have commenced: 

  

 

42.  Hobart Radio Control Club – demolition and site clearing undertaken in preparation for the 
Jack Jumpers high performance centre: 
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Works Department – Works Underway / Planned (Bruny Island) 

43.  Grading: 

▪ Killora Road  

▪ Power Road  

▪ Cox Drive  

▪ Jannali Road  

▪ Lighthouse Road  

44.  Drain cleaning – Killora and Power Roads. 

45.  Cloudy Bay Road (Capital) – resheeting to be undertaken. 

46.  Lighthouse Road (PWA) – grading on behalf of Parks and Wildlife. 

47.  Adventure Bay Road – sign maintenance. 

48.  Adventure Bay (East Cove) – jetty maintenance (Pennicott). 
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C AUDIT PANEL MINUTES 21 FEBRUARY 2025 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

AUDIT PANEL 
MINUTES 

 
 

21 February 2025 
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MINUTES of the Kingborough Council Audit Panel held at the Council Chambers on Friday,  
21 February 2025 at 8.00 am. 
 
PRESENT: 

  PRESENT APOLOGY 
Chair  Mr P McTaggart  Y  
 Mr P Viney Y   
 Ms C Millar Y   
 Cr D Bain  Y  
 Cr A Antolli Y  

 
 
IN ATTENDANCE 
  
Councillor F Fox 
Chief Executive Officer Mr D Stewart 
Director People and Finance Mr D Spinks 
Manager Finance Mr T Jones 
Asst Manager Finance Ms L Eaton 
Director Environment Development  
& Community Services Ms Deleeze Chetcuti 
Coordinator Community Services & Hub Ms Carol Swards 
WLF Internal Auditors Ms A Leis, Mr C Sparks (both online) 
Tasmanian Audit Office Mr H Batt 
  
  
WELCOME: 
 
The Chair welcomed the Panel and Cr Fox.   
 
 
APOLOGIES 
 
Nil 
 
DECLARATIONS OF INTEREST 
 
Mr Viney advised he is Chair of The Helm Pty Ltd and a director of ElkayAI Pty Ltd.   
 
CONFIRMATION OF MINUTES 
 
The Panel endorsed the minutes of the Kingborough Council Audit Panel meeting of 6 December as 
a true and correct record.  
 
 
ACTION LIST 
 
Action List 
The Action List containing three items was noted.  All items were listed as complete or on track.     
 
 
INTERNAL AUDIT 
 
Ms Leis and Mr Sparks from WLF joined the meeting online at 8.05am.   
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Financial Sustainability internal audit review report  
Ms Leis spoke to the financial sustainability report.  The scope of the review was to perform a high 
level review of the long term financial plan (LTFP) processes and key assumptions that underpin the 
plan with a focus on reviewing the preparation process for the long term financial plan, identifying 
key assumptions and the basis on which they were formed and supported, assessing the robustness 
of assumptions and the process undertaken by management to validate these assumptions such as 
scenario testing of the model, and following up on previously reported findings from the review in 
2021.   
 
Panel discussion noted the LTFP assumptions are sound and reasonable but that asset 
management planning is insufficiently robust to inform the LTFP.   It was noted that the asset 
management development needed had been reported in the past but remains an issue.  The Panel 
queried whether this could be accelerated. Mr Stewart advised that progress had been a function of 
capacity and capability and that asset management will be a focus for the new Engineering Director 
when appointed. The Panel also noted the suggested timelines in the management response to the 
recommendations and that there were two budget cycles in that time.   
 
There was discussion on the asset sustainability ratio and it’s interpretation as well as 
intergenerational equity in terms of rating levels and reserving funds for future asset renewal needs.  
The Panel discussed that Kingborough is a high growth area and could we access more government 
funding.   
 
Ms Leis spoke to Council’s operating deficits which mean insufficient revenue is generated to cover 
Council’s costs and fund asset renewal requirements. It is necessary to consider the best way to 
address this issue through not only increasing rates but the use of other items such as the 
appropriate use of debt. It was also noted that consideration of the type of organisation Council 
wishes to be and the breadth and depth of services provided was an important element of financial 
sustainability.  
 
The Panel asked to be provided a status report each meeting in relation to strategic asset 
management issues.     
 
The results of the internal audit effectiveness survey from management in relation to the financial 
sustainability review were noted.   
 
 
Internal audit status report 
The Panel noted the status report of the 2024/25 internal audit program which is on target.  The 
review of capital work in progress (CWIP) processes is underway and the report will be tabled at the 
May meeting.  Planning is underway for the 2025/26 internal audit program with the risk framework 
and business continuity planning being possible review areas.  An options paper will be tabled at the 
May meeting.  
 
Ms Leis highlighted some impending federal legislation aimed at combating supplier payment scams 
and reiterated the need for all organisations to have robust controls around phishing attacks, email 
account compromise and changes to supplier masterfile information such as bank account details.   
 
Internal Audit Recommendations Tracker 
The Panel reviewed and noted the action items under the internal audit recommendation tracker. 
The Panel noted the target date for the consultation and engagement review recommendations was 
approaching and that progress to date was listed as low.     
 
WLF left the meeting at 8.50am.   
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EXTERNAL AUDIT 
 
TAO Recommendations Tracker 
The Panel noted the tracker update.  Uncapitalised WIP is a separate agenda item and all other 
items were noted as on track.     
 
Financial Audit Strategy for the year ended 30 June 2025 
Mr Batt from the TAO joined the meeting and provided an apology from the Auditor-General Mr 
Thompson.  Mr Batt spoke to the audit strategy highlighting their assessment of the risk of material 
misstatement, audit materiality, the audit team, and audit timelines. It was noted a new report was 
being introduced this year, the Audit Outcomes Report, which will be issued at the interim visit. This 
will cover audit progress, any findings to date, review of outstanding audit recommendations, TAO 
performance audit findings. .   
The large increase in audit fees was discussed. Mr Stewart noted a number of councils are being 
quoted similar large fee increases. They are intending to query these increases collectively with 
TAO.  
 
Ms Eaton left the meeting at 9am.   
 
Mr Batt left the meeting at 9.11am.   
 
 
KEY MATTERS – COUNCIL MEETINGS OVERVIEW 
 
Mr Stewart spoke to: 
 

• The Director Engineering Services’s resignation and arrangements whilst the recruitment 
process was underway.  The position has been advertised.   

• Tasmanian Planning Scheme and Local Provisions Schedules (LPS).  The submission period 
had closed but late submissions were being accepted to February 23.  The analysis of the 
submissions was underway and a report will go to Council.  A response to the Tasmanian 
Planning Commission is due by March 18.   

• Kingston Park development update.   
• AFL High Performance Centre (AFL HPC) - a lot of planning and preparation has been 

happening including establishing internal governance arrangements, risk assessment and 
project management.  A project director has been appointed.  The Council preferred 
approach will be a holistic, whole of precinct approach given the Jack Jumpers High 
Performance Centre will also be sited in the precinct, plus the existing facilities and 
infrastructure such as the sports centre.    The Panel queried what reporting will Council and 
Panel receive in relation to the project, as well as reporting of project risks. The CEO stated 
this is to be determined.  The Panel requested a project status update for the next meeting.   

• Jack Jumpers High Performance Centre. – the CEO advised that unlike the AFLHPC Council 
is not involved in the delivery of the project. The project is understood to be on track.   

Ms Chetcuti joined the meeting at 9.20am, Ms Swards at 9.24am and Ms Eaton re-joined at 9.24am.   
 

 
RISK MANAGEMENT & BUSINESS CONTINUITY UPDATE 
 
Risk management deep dive – managing events 
Ms Chetcuti spoke to risk management procedures in place in relation to managing community 
events.  These generally occur at the Hub, and include Council run events, as well as hirers staging 
their own.  The risks associated with such events are high, with mitigating actions aimed at reducing 
to moderate.  These risks include harm to persons attending, damage to council infrastructure, 
unplanned costs, and reputational damage.  Mitigating actions include event planning including risk 
identification, ensuring appropriate arrangements and permits are in place (eg traffic management, 
place of assembly, food vendors) and staff/volunteer inductions.   Post event reviews are also 
conducted.  The Panel queried how many events are conducted. Ms Chetcuti advised it is seasonal 
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with November and December being the busies months, but a typical month would be one large 
event and 6-12 smaller events.   
 
Ms Chetcuti and Ms Swards left the meeting at 9.48am.   
 
IT Security and Policy Breaches 
Nil breaches to report.   
 
Ms Millar queried the status of our corporate systems and whether business operational needs are 
met.  Mr Stewart advised responsibility for business applications should reside in business units. 
 
It was agreed Council’s Manager Information Services would attend the next meeting to provide an 
IT status update.   
 
Insurance matters 
Nil to report.   
 
 
REGULATORY/GOVERNANCE UPDATES 
 
Councillor and staff gift registers 
The Panel noted the entries in the Councillor and staff gift registers (two and six respectively) for the 
six months ended December.   
 
Depreciation protocols 
The depreciation protocols report was tabled.  There was discussion on depreciation rates.  Mr 
Spinks referred to two independent reports that compared asset useful lives across councils and in 
both cases Kingborough asset lives were at the upper end meaning on this basis, our asset lives do 
not appear to be too short and thus contributing to overstate depreciation expense.  These reports 
were the Report of the Auditor-General No 4 of 2023/24 Report on the financial statements of State 
entities, Volume 2, May 2024 and Future of Local Government, Review of Council Strategic Asset 
Management Plans and Practices, R J Howard August 2022.  There was discussion  whether climate 
change threats which might require accelerated depreciation and condition assessments of assets.   
 
Asset infrastructure reconciliation protocols 
The asset infrastructure reconciliation protocols report was noted.  The Panel asked whether there 
were areas of concern to which management replied there were not.  Discussion included the 
procedures behind the protocols, indexing of asset classes between revaluations and differences 
that arise, and climate change (stormwater pipe sizes and locations).   
 
Capital Work in Progress (CWIP) update 
A CWIP status report was tabled in the meeting showing a reduction in the balance to $20.8M from 
$38.4M at the start of the financial year.  A further $4.4M, comprising mainly Kingston Park works, 
is ready to be capitalised.  An ongoing focus will be to ensure completed projects are closed out and 
capitalised more promptly.   
 
Ms Eaton left the meeting at 10.08am.   
 
Financial report December 2024 
The Panel noted the December finance report.   
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Audit Panel performance evaluation – action list 
The Panel noted and endorsed the proposed action list arising from the Panel’s self assessment 
performance survey.   
 
Annual Work Plan 
The Panel’s annual work plan for 2025 was tabled for noted. 
 
Audit Panel remuneration 
The Panel noted the recommendation to increase independent Panel members remuneration with a 
report to go to Council for approval.  It was noted that in 2022 the Panel’s Charter was updated and 
the clause for annual CPI increases was removed.  The independent members declared their interest 
and declined to comment on the recommendation.    
 
Audit Panel meeting dates 2025 
The October Panel meeting date was changed from October 10 to the 17th.   
 
OTHER BUSINESS 
Nil.   
 
 
ACTION LIST 
  

Meeting Item Responsibility Due Date 
Oct 2024 CWIP update to be provided at each meeting Manager 

Finance 
Each meeting 

Oct 2024 Management presents an updated risk matrix 
and consider looking at getting external help 
with development of risk management at the 
Council. 

Director 
People and 
Finance 

May 2025 

Feb 2025 Financial sustainability internal audit report – 
strategic asset management update to be 
provided at each meeting 

Director 
Engineering 
Services 

Each meeting 

Feb 2025 Manager Information Services to provide an IT 
status update 

Director 
People and 
Finance 

May 2025 

Feb 2025 AFL High performance centre status update CEO May 2025 
Feb 2025 Report to Council recommending an increase in 

independent member remuneration and re-
inclusion in the Panel Charter of an annual CPI 
increase.   

Director 
People and 
Finance 

March 2025 

 
 
CLOSURE 
 
 
There being no further business the Chair declared the meeting closed at 10.36 am. 
 
Confirmed as a true and correct record: 
 
 
 
…………………………………………… 
Chair, 
Audit Panel 
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D CURRENT AND ONGOING MINUTE RESOLUTIONS (OPEN SESSION) 
  
 

CURRENT 

Resolution Title Fire & Biodiversity Town Hall Meeting 
Meeting Date 17 February 2025 

Minute No. C42/3-2025 
Status Ongoing 

Responsible Officer Director Environment, Development & Community Services 
Officers Comments Petition did not receive the requisite number of signatories.  A 

report reviewing and addressing the concerns outlined in the 
petition is being developed. 

Anticipated Date of Completion TBD 

STILL BEING ACTIONED 

Resolution Title The Tasmanian Sustainability Strategy 
Meeting Date 2 October 2023 

Minute No. C314/19-2023 
Status In progress 

Responsible Officer Manager Development Services 
Officers Comments A submission was sent to State Govt (who are running the 

project) in October 2023.  We await further direction or steps 
from them on the project. 

Anticipated Date of Completion Unknown  
Resolution Title Glyphosate 

Meeting Date 7 February 2022 
Minute No. C54/2-2022 

Status Ongoing 
Responsible Officer Director Environment, Development & Community Services 
Officers Comments A broader herbicide usage review is underway which 

encompasses Glyphosate. The project is being delivered in 
two stages in the first half 24/25. 

Anticipated Date of Completion May 2025 
 
 


