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GUIDELINES FOR PUBLIC QUESTIONS 

Division 4 of the Local Government (Meeting Procedures) Regulations 2025 

 

This guide helps community members understand how to ask questions during Public Question Time 
at a Council meeting or sending in questions to be placed on the meeting Agenda, based on the Local 
Government (Meeting Procedures) Regulations 2025, as well as any other determinations made by 
Council.   

Please remember, this time is for asking questions only—there will be no discussion or debate about 
the questions or the answers. 

 

How to Ask a Question: You can ask a question either: 

• In writing (before the meeting) (see questions on notice 
below), or 

• In person at a regular Council meeting (see questions 
without notice below). 

Your question must be about Council activities only. 

Purpose of Question Time: • This time is for asking questions, not for debating them. 

• Answers will be given, but there won’t be any discussion. 

Written Questions 
(Questions on Notice): 

 

• Must be sent at least 7 days before the meeting. 

• The 7-day period includes weekends and public holidays, 
but not the day you submit the question or the day of the 
meeting. 

• Title your submission clearly as “Question/s on Notice.” 

Verbal Questions (Questions 
Without Notice): 

 

• At least 15 minutes will be set aside during the meeting for 
these. 

• A maximum of three (3) questions will be allowed per 
person, per meeting. 

• You can’t ask about topics already on the meeting 
agenda. 

• If your question can’t be answered right away, it will be 
answered at the next meeting or as soon as possible. 

Rules for Asking Questions: 

 

Your question should: 

• Be short and clear; 

• Not be a statement; 

• Have little or no introduction. 

 

The Chairperson may reject your question if it: 

• Is offensive, defamatory, or illegal; 

• Doesn’t relate to Council business; 

• Is unclear, repetitive, or about confidential matters. 

 

 

https://www.legislation.tas.gov.au/view/whole/html/inforce/current/sr-2025-025?query=((PrintType%3D%22act.reprint%22+AND+Amending%3C%3E%22pure%22+AND+PitValid%3D%40pointInTime(20250708000000))+OR+(PrintType%3D%22act.reprint%22+AND+Amending%3D%22pure%22+AND+PitValid%3D%40pointInTime(20250708000000))+OR+(PrintType%3D%22reprint%22+AND+Amending%3C%3E%22pure%22+AND+PitValid%3D%40pointInTime(20250708000000))+OR+(PrintType%3D%22reprint%22+AND+Amending%3D%22pure%22+AND+PitValid%3D%40pointInTime(20250708000000)))+AND+Title%3D(%22meeting%22+AND+%22regulations%22)&dQuery=Document+Types%3D%22%3Cspan+class%3D%27dq-highlight%27%3EActs%3C%2Fspan%3E%2C+%3Cspan+class%3D%27dq-highlight%27%3EAmending+Acts%3C%2Fspan%3E%2C+%3Cspan+class%3D%27dq-highlight%27%3ESRs%3C%2Fspan%3E%2C+%3Cspan+class%3D%27dq-highlight%27%3EAmending+SRs%3C%2Fspan%3E%22%2C+Search+In%3D%22%3Cspan+class%3D%27dq-highlight%27%3ETitle%3C%2Fspan%3E%22%2C+All+Words%3D%22%3Cspan+class%3D%27dq-highlight%27%3Emeeting+regulations%3C%2Fspan%3E%22%2C+Point+In+Time%3D%22%3Cspan+class%3D%27dq-highlight%27%3E08%2F07%2F2025%3C%2Fspan%3E%22
https://www.legislation.tas.gov.au/view/whole/html/inforce/current/sr-2025-025?query=((PrintType%3D%22act.reprint%22+AND+Amending%3C%3E%22pure%22+AND+PitValid%3D%40pointInTime(20250708000000))+OR+(PrintType%3D%22act.reprint%22+AND+Amending%3D%22pure%22+AND+PitValid%3D%40pointInTime(20250708000000))+OR+(PrintType%3D%22reprint%22+AND+Amending%3C%3E%22pure%22+AND+PitValid%3D%40pointInTime(20250708000000))+OR+(PrintType%3D%22reprint%22+AND+Amending%3D%22pure%22+AND+PitValid%3D%40pointInTime(20250708000000)))+AND+Title%3D(%22meeting%22+AND+%22regulations%22)&dQuery=Document+Types%3D%22%3Cspan+class%3D%27dq-highlight%27%3EActs%3C%2Fspan%3E%2C+%3Cspan+class%3D%27dq-highlight%27%3EAmending+Acts%3C%2Fspan%3E%2C+%3Cspan+class%3D%27dq-highlight%27%3ESRs%3C%2Fspan%3E%2C+%3Cspan+class%3D%27dq-highlight%27%3EAmending+SRs%3C%2Fspan%3E%22%2C+Search+In%3D%22%3Cspan+class%3D%27dq-highlight%27%3ETitle%3C%2Fspan%3E%22%2C+All+Words%3D%22%3Cspan+class%3D%27dq-highlight%27%3Emeeting+regulations%3C%2Fspan%3E%22%2C+Point+In+Time%3D%22%3Cspan+class%3D%27dq-highlight%27%3E08%2F07%2F2025%3C%2Fspan%3E%22
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AGENDA of an Ordinary Meeting of Council 
Kingborough Civic Centre, 15 Channel Highway, Kingston 

Monday, 21 September 2026 at 5.30pm 

 

WELCOME 

The Chairperson will declare the meeting open and welcome all in attendance.  The Chairperson will 
advise all persons attending the meeting that they are to be respectful of, and considerate towards, 
other persons attending the meeting. 

AUDIO RECORDING 

The Chairperson will 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. 

1 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.  

2 ATTENDEES 

Councillors:  

Acting Mayor Councillor C Street 
Councillor A Antolli 
Councillor D Bain 
Councillor G Cordover 
Councillor K Deane 
Councillor F Fox 
Councillor A Midgley 
Councillor M Richardson 

3 APOLOGIES 

 

4 CONFIRMATION OF MINUTES 

RECOMMENDATION 

That the Minutes of the open session of the Council Meeting No. 16 held on 7 September 2026 be 
confirmed as a true record. 
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5 WORKSHOPS HELD SINCE LAST COUNCIL MEETING 

Date Topic Detail Consultant 

14 September Taroona Bike Lane & Other 
Projects 

Discussion on the 
progression of the bike lane 
project 

Nigel Vivian – Sugden 
and Gee 

6 DECLARATIONS OF INTEREST 

In accordance with Regulation 10 of the Local Government (Meeting Procedures) Regulations 2025 
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. 

7 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 2025. 

 

 

8 QUESTIONS WITHOUT NOTICE FROM THE PUBLIC 

 

9 QUESTIONS ON NOTICE FROM THE PUBLIC 

9.1 Channel Highway Pedestrian and Cycle Pathway 

Ms Roz Thurn submitted the following question on notice: 

Could we get an update as to where Building Tasmania (State Growth) is in regards to the design of 
the proposed Channel Highway shared pedestrian and cycle path to cross the Northwest Bay River, 
Margate?  Is there a timeframe of when this design is to be completed? If not, then we need to get 
one.  

Officer’s Response: 

Council is currently in preliminary discussions with officers from Building Tasmania regarding the 
proposed shared path between Huntingfield and Margate. These discussions are focused on 
reviewing the previously developed concept designs, confirming priorities, cost estimate and 
determining the next steps to progress the work.  

Craig Mackey, Director Engineering Services 

  

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. 
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9.2 Graffiti 

At the Council meeting on 7 September 2026, Ms Kim Phillips asked the following question without 
notice to the Chief Executive Officer, with a response that the question would be taken on notice: 

Council's Graffiti Management Guideline commits to prioritising removal of offensive graffiti from 
Council property but sets no time frame for doing so.  What is Council's internal target for removal 
once graffiti is reported? 

Officer’s Response: 

When a service request relating to graffiti is received, it is entered into Council's customer request 
system and assigned a target review, response or completion timeframe of seven days. This does not 
necessarily mean the graffiti will be removed within seven days, particularly where it is located on 
property that is not owned or managed by Council. 

For graffiti on Council-owned assets, removal timeframes may vary depending on the scale, location 
and complexity of the works required. Graffiti that is offensive or contains inappropriate content is 
assigned a higher priority and is generally actioned on the same day the request is made, or if it can’t 
be removed on the day it is covered until it can be. 

While the Graffiti Management Policy and Action Plan has not been the subject of regular reporting, 
graffiti management has continued to be addressed through a range of initiatives. Given competing 
reporting priorities across Council's operations, it has not been identified as a stand-alone reporting 
focus. 

Key actions completed to date include: 

• Completion of a graffiti audit within the Kingston area. 

• Development of graffiti register which can be shared with Police and other public property 
managers. 

• Removal of graffiti from two underpasses. 

• Securing agreement from a property owner and facilitating the removal of prominent graffiti in 
Kingston. 

• Delivery of four murals in prominent locations that were previously prone to graffiti, with 
additional mural projects planned. 

• Partnering with TasNetworks to install ‘art wraps’ on graffiti-prone transformer boxes. 

Allocation of a dedicated works budget for graffiti removal and maintenance activities. 

Deleeze Chetcuti, Director Environment, Development & Community Services 

  

9.3 Planning 

At the Council meeting on 7 September 2026, Mr Nick Booth asked the following question without 
notice to the Chief Executive Officer, with a response that the question would be taken on notice: 

1. Council reports show that planning costs increased from about $1.9 million in 2019 to 2020 to 
almost $3.2 million in 2024 to 2025.  What caused the $1.3 million increase in planning costs 
and how much was spent on staff, consultants, legal matters and administration? 

2. How many full-time planning staff did Council employ in 2019 to 2020 compared with 2024 to 
2025, and how many positions were vacant or filled by consultants? 
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3. What improvements in planning performance have resulted from this increase in spending and 
will Council publish the costs, starting levels, application numbers and assessment times on a 
public dashboard? 

Officer’s Response: 

1. Council acknowledges that expenditure associated with the Planning Department increased 
between 2019/20 and 2024/25. However, expenditure alone does not provide a complete 
picture of the department's activity, workload or financial position. 

It is also important to consider planning income. Planning fees are established under 
Tasmania's legislative framework and are primarily based on development value, which is 
commonly used as a proxy for the scale and complexity of applications.  Council has also 
benchmarked its fees against other similar Council’s in Tasmania to ensure consistency. 
Accordingly, planning fee revenue provides an indication not only of the number of applications 
received, but also the complexity and assessment effort associated with those 
applications.  From FY20 to FY26 the planning function generated a total income of $5.9M 

High-level analysis of staffing costs between FY20 and FY26 shows that the normal annual 
wage increases in accordance with the Enterprise Agreement contributed to approximately 30% 
of the increase to total costs and 40% of the net cost increase during this period.  

In addition to normal wage growth, expenditure increased as a result of: 

a) implementation of recommendations arising from a review of the planning function 
undertaken in 2019, which identified the need for additional planning resources; 

b) resourcing requirements associated with major statutory projects, including preparation 
and implementation of Council's Local Provisions Schedule; 

c) recruitment and retention challenges experienced across the planning profession, 
requiring temporary consultant engagement during periods of vacancy; 

Detailed expenditure by category is available through Council's financial records published in 
Council agendas.  However, in general terms employee costs comprise the majority of Planning 
Department expenditure and are substantially higher than annual consultancy, legal and 
administrative costs. Council acknowledges that consultant expenditure was relatively high 
during 2025/26. This was primarily due to several vacancies within the department and was 
necessary to maintain statutory planning services while recruitment occurred.  A proportion of 
this consultancy expenditure also related to the review of components of the draft Local 
Provisions Schedule, which was progressed in response to a Council resolution.  Also to note 
that most of the legal costs each year are associated with appeals, where often the appeal is 
against the decision to grant a permit for a development, and Council still needs to attend and 
participate in this 

2. In FY2020 the planning team comprised 18 approved positions (not FTE). These positions 
included statutory and strategic planning roles, development engineers, administrative staff with 
a varied mix of full-time and part-time roles.  Currently there are 20 approved positions in the 
team (not FTE) across these roles. 

While Council maintains records of approved positions, a precise comparison of full-time 
equivalent employees across the period is difficult due to vacancies, temporary acting 
arrangements, overtime, changes in team and reporting structures, and variations in individual 
working hours arising from flexible work arrangements. 

At the end of 2025 and into 2026 the planning team had 5 vacancies (various roles) as well as 
key staff that needed to take unplanned leave.  Analysis of consultancy hours for statutory 
planning work during this period estimates that their use equated to approx. 1FTE.  Other team 
members took on additional work to assist during this period. 
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3. It is difficult to comment in detail on the effectiveness of decisions made in 2019 and 2020, as 
the senior management and executive staff currently responsible for the department were not 
employed at Council at that time. 

However, Council acknowledges that there have been ongoing concerns regarding planning 
service delivery, assessment efficiency and customer experience.  Council has taken these 
concerns seriously and has been actively working to improve the service.  Further information 
regarding this work will be provided in the coming weeks. 

In relation to public reporting, Council supports increased transparency and is exploring 
opportunities, through its broader digital improvement program, to make additional operational 
and performance information available to the community. This includes consideration of how 
information such as application volumes, assessment timeframes and other key service 
indicators may be reported into the future. 

Council considers that planning performance is best assessed through a range of indicators, 
including application volumes, application complexity, statutory compliance, assessment 
timeframes, customer experience, staffing levels and the net cost of providing the service, rather 
than by reference to a single expenditure figure alone. 

Deleeze Chetcuti, Director Environment, Development & Community Services 

  

9.4 Kingston Green 

At the Council meeting on 7 September 2026, Mr Mark Donnellon asked the following question 
without notice to the Chief Executive Officer, with a response that the question would be taken on 
notice: 

There's a largish privately owned bit of land that's long been planned for development, I believe it's 
known as Kingston Green between what's now a petrol station and I forget what's on the other side, 
but hopefully that explains where it is. There's a large water body in there that I'm told from natural 
areas and biodiversity staff that is a natural spring that flows into Coffee Creek and which continues 
through the Coffee Creek Reserve and Peter Murrell Reserve through to Howden emptying into the 
Northwest Bay. I had a question from a Landcare volunteer that does a lot of work in the reserves 
along that creek and they want to know what amount of modifications could the landowner make to 
this water body and are there any limitations that prevent negative impacts to the downstream 
environment? 

Officer’s Response: 

The dam being referenced is on private land that is known as ‘Kingston Green’ in the upper portion of 
the Coffee Creek catchment. It is a perennial waterbody that is reported to maintain water levels, 
regardless of rainfall and seasonal variations (from dry to wet periods). Catchment investigations have 
indicated that the levels are maintained by near-surface groundwater associated with regional faulting 
and location with respect to the adjacent elevated areas of Maranoa Heights. The dam also appears 
to receive stormwater from surrounding residential areas. 

The Department of Natural resources and Environment (NRE) regulate dam works, including the 
decommissioning of dams under the Water Management Act 1999. A permit from NRE would be 
required prior to the landowner undertaking any significant works on the dam. The dam is also 
identified in a Master Plan that is embedded in the Kingborough Interim Planning Scheme 2015 as 
well as under a Part 5 Agreement that is subject of discussions with the landowner about the future 
development opportunities of the site. The impacts on the immediate environment as well as 
downstream in Coffee Creek would be considered where applicable. 

Deleeze Chetcuti, Director Environment, Development & Community Services 
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10 QUESTIONS WITHOUT NOTICE FROM COUNCILLORS 

 

11 QUESTIONS ON NOTICE FROM COUNCILLORS 

At the time the Agenda was compiled there were no Questions on Notice from Councillors.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

OPEN SESSION ADJOURNS  



Ordinary Council Meeting Agenda No. 17  21 September 2026 

 

Page 7 

PLANNING AUTHORITY IN SESSION 

12 OFFICERS REPORTS TO PLANNING AUTHORITY 

12.1 DEVELOPMENT APPLICATION FOR TITLE CONSOLIDATION AND FIVE (5) MULTIPLE 
DWELLINGS (ONE EXISTING) AT 157 ROSLYN AVENUE, BLACKMANS BAY 

File Number: DA-2026-70 

Author: Trevor Bonheim, Consultant Planner 

Authoriser: Sarah Silva, Senior Statutory Planner  

 

 

Applicant: Oramatis Studio 

Owner: Roslyn Ave Projects Pty Ltd 

Subject Site: 157 Roslyn Avenue, Blackmans Bay (CT 23514/21 and CT 23514/22) 
and the adjacent road reservation 

Proposal: Title consolidation and five (5) multiple dwellings (one existing) 

Planning Scheme: Kingborough Interim Planning Scheme 2015 

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

Zoning: General Residential 

Codes: E5.0 Road and Railway Assets 

E6.0 Parking and Access 

E7.0 Stormwater Management 

Use Class/Category: Residential / Multiple Dwellings and Subdivision 

Discretions: Clause 10.4.2 P1 - Setbacks and building envelopes for all dwellings. 

Clause 10.4.2 P3 - Setbacks and building envelopes for all dwellings. 

Clause 10.4.3 P2 - Site coverage and private open space for all dwellings. 

Clause 10.4.4 P1 - Sunlight to private open space of multiple dwellings. 

Public Notification: Public advertising was undertaken between 15 August 2026 and 28 
August 2026 in accordance with section 57 of the Land Use Planning and 
Approvals Act 1993. 

Section 52(1B) Owner 
consent 
requirements: 

The proposal includes stormwater works and the construction of a waste 
collection area within the road reservations for Roslyn Avenue and Hiern 
Road respectively, which are in Council ownership and therefore owner’s 
consent under section 52(1B) of the Land Use Planning and Approvals 
Act 1993 was required and was obtained.  

Representations: Three (3)  

Recommendation: Approval, subject to conditions. 
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1. PROPOSAL 

1.1 Description of Proposal 

The application seeks a planning permit to: 

• Demolish the existing driveway and crossover, outbuildings, covered outdoor area, 
sections of the dwelling, and the fence along the Hiern Road frontage (primary 
frontage)  

• Develop the site with four detached dwellings, each with a double garage 

• Construct a driveway from Hiern Road to provide access to the garages, along with 
four parking spaces (two visitor spaces and two spaces for the existing dwelling) 

• Drain stormwater from all new impervious surfaces, including the roofs of the four 
new dwellings, the existing dwelling, the driveway and parking areas, to the existing 
stormwater main in Roslyn Avenue (secondary frontage)  

• Provide on-site stormwater detention via tanks adjacent to two of the new dwellings 
and a 2,500-litre underground detention tank beneath a visitor parking space 

• Remove selected existing trees and the large hedge along the Roslyn Avenue 
frontage, and undertake landscaping throughout the site; and  

• Consolidate the two existing titles into a single title. 

An extract of the proposed development layout is at Figure 1 below  

 

Figure 1: The proposed multiple dwelling development (source: Oramatis Studio) 
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Existing dwelling 

The existing three-bedroom dwelling will be retained and modified through the demolition 
of the chimney and attached laundry, and the addition of a 4.0m × 6.0m deck on its 
northern side; accessible from the living area. Two car parking spaces are proposed south 
of the dwelling near the main entry. 

Proposed four dwelling additions 

The proposal includes four new dwellings comprising three two-storey, three-bedroom 
dwellings (Units 1-3) and one single-storey, three-bedroom dwelling (Unit 4). Each 
dwelling includes a double garage with internal access, a minimum of 24m² of private 
open space, and a dedicated waste storage area. Due to the site's slope, retaining walls 
and earthworks are proposed to create level access and usable open space areas, with a 
batter slope proposed along the Hiern Road frontage adjacent to Unit 1. 

Access is provided via a new 5.5m-wide crossover on Hiern Road leading to a 4.35m-
wide internal driveway. In addition to the garages, four on-site parking spaces are 
proposed, comprising two visitor spaces and two spaces for the existing dwelling. A 
manoeuvring area between Units 2, 3 and 4 enables vehicles to access the garages and 
exit the site in a forward direction.  

A 1.2m-high fence is proposed along the full length of the Roslyn Avenue frontage and 
part of the Hiern Road frontage. The fence along the Roslyn Avenue frontage will replace 
an existing hedge that is currently approximately 3m in height.  

The proposed configuration of the new dwellings is detailed below:  

Unit 1 is a two-storey dwelling with a garage, entry, bedroom, bathroom and laundry at 
ground level, and a living area, kitchen, dining space, two bedrooms, ensuite and powder 
room above. It includes a 16.75m² balcony and 24m² of ground-level private open space. 
The dwelling has a maximum height of 6.4m and is setback at least 5.0m from Hiern Road 
and 1.59m from the western side boundary. 

Unit 2 is a two-storey dwelling with a garage, entry/laundry, two bedrooms and a 
bathroom at ground level, and a living area, kitchen, dining space, bedroom, ensuite and 
bathroom above. It includes an 18.06m² balcony and 24.8m² of private open space. The 
dwelling has a maximum height of 6.7m will be setback a minimum of 1.75m from the 
western side boundary.  

Unit 3 is a two-storey dwelling with a garage, entry, two bedrooms and a bathroom at 
ground level, and a living area, kitchen, dining space, bedroom, ensuite and powder room 
above. It includes a 24.51m² balcony serving as its private open space and has a 
maximum height of 6.3m. This dwelling is to be setback a minimum of 2.6m from the 
western side boundary and 2.47m from the southern side boundary. 

Unit 4 is a single-storey dwelling comprising a garage, three bedrooms, a bathroom, 
ensuite and an open-plan living area. It includes a 42.17m² deck, incorporating a 24.91m² 
private open space area, and has a maximum height of 5.4m. This dwelling will front 
Roslyn Avenue and will be setback 3.23m from the front boundary and a minimum of 2.1m 
from the southern side boundary.  

The dwellings are to be finished in a combination of brick veneer, fibre cement cladding 
and steel sheeting, with custom orb roofing proposed for Units 1-4. The existing dwelling 
will retain its weatherboard walls and iron roof. 

Visual perspectives of the proposed development are at Figure 2 through to Figure 5 
below.  
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Figure 2: Looking south-west from Hiern Street (proposed Units 1, 2 and 3)  
(source: Oramatis Studio) 

 

 

Figure 3: Looking north-west from Roslyn Avenue (existing dwelling at the forefront)  
(source: Oramatis Studio) 
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Figure 4: Internal site view looking south-west (Unit 3) (source: Oramatis Studio) 

 

 

Figure 5: Internal site view looking west (Unit 2) (source: Oramatis Studio) 

 

1.2 Description of Site 

The site comprises two adjoining titles (CT 23514/21 and CT 23514/22) at 157 
Roslyn Avenue, with frontages to both Roslyn Avenue and Hiern Road. Together, 
the lots have a total area of 1,864m² and contain an existing dwelling, three 
outbuildings and a covered outdoor entertaining area. Vehicular access is currently 
provided from Roslyn Avenue, while pedestrian access is available from both Roslyn 
Avenue and Hiern Road. An existing but unused crossover is located on the Hiern 
Road frontage. 

The site has a frontage of 54.85m to Roslyn Avenue, 36.82m to Hiern Road, and 
6.03m to the corner truncation. It slopes uniformly to the south-east at approximately 
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13.5% (1 in 7), falling from about 53m AHD at the Hiern Road frontage to 46m AHD 
at its south-eastern corner. 

Surrounding land is developed predominantly for residential purposes, with single 
dwellings located to the south and west. The dwelling to the west is situated above 
most of the site, while the dwelling to the south is at a lower level. A 1.52m-wide 
drainage easement containing a sewer main extends along the full southern 
boundary. Sewer and stormwater infrastructure is located within the Roslyn Avenue 
road reserve, while water supply is available from Hiern Road. 

The site and surrounding properties are zoned General Residential and are not 
affected by any overlays. As the proposal includes works within the road reserve, 
including a stormwater connection and hardstand construction behind the Hiern 
Road kerb, this land forms part of the application site. 

A site locality plan is at Figure 6 below.  

 

Figure 6: Site locality plan (source: Oramatis Studio) 

 

1.3 Background 

The subject land was subdivided in the 1950s and developed with the existing dwelling in 
1961. Several outbuildings have subsequently been constructed on the site, including a 
garage approved under a building permit issued in 1990. 

A previous application (DAS-2024-16) seeking subdivision of the two existing lots into four 
lots was lodged on 7 October 2024 but was not made valid and did not proceed. 

The current application was lodged on 2 March 2026 and became valid on 14 May 2026 
following receipt of General Manager Consent. Requests for further information were 
issued on 29 May, 11 June, 25 June and 25 August 2026, with the final request made 
during the public advertising period. The final request sought further details regarding the 
position of the development within the building envelope listed in Clause 10.4.2 
Acceptable Solution A3 to ensure assessment against the standard is accurate.  

Updated plans were submitted on 26 August 2026 to clearly demonstrate that all 
proposed development can be contained within the required building envelope. As these 
plans were received during the public advertising period, they have not been relied upon 
in the assessment. Instead, the amended plans are required to be submitted pursuant to 
Condition 1 of the recommended permit. 
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This approach is necessary because relevant case law establishes that amended plans 
lodged during the advertising period cannot be re-advertised, but may be required as a 
condition of approval. The amendments were limited in scope and are discussed in more 
detail in section 2.4 of this report. 

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 zone 

The relevant 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.  

10.1.1.3 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. 

Clause 10.1.2 – 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 following Local Area Objectives 
and Desired Future Character Statements are relevant to the assessment of this 
application. 

Local Area Objectives Implementation Strategy 

(a) Blackmans Bay should be maintained 
as an established residential area with 
a high level of amenity associated with 
its coastal location, pleasant views 
and lifestyle. 

(a) The natural landscape and setting is 
an important issue when considering 
new development proposals. 

Desired Future Character Statements Implementation Strategy 

(a) Blackmans Bay should continue as a 
predominantly low-density residential 
area with larger lot sizes that enable 
reasonable setbacks, the retention of 
native vegetation and gardens. 

(a) New development should respect the 
amenity of surrounding residences 
and the natural landscape. Multi-unit 
housing should be encouraged to 
locate in the area surrounding the 
Opal Drive commercial precinct. 
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The proposal complies with the above-mentioned statements and objectives as it provides 
greater choice in housing types within a predominantly low-density residential location 
where the impacts on the natural landscape are minimised. 

2.3 Statutory Planning 

The use is categorised as Residential (Multiple Dwelling) under the Scheme, which is a 
use that requires Permitted assessment in the General Residential Zone. Whilst the 
application is classified as a Permitted use, it 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. 

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: 

General Residential Zone 
Clause 10.4.2 - Setbacks and building envelopes for all dwellings 

Acceptable Solution 

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 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 

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

Performance Criteria 

P1 – A dwelling must:  

(a) have a setback from a frontage that is compatible with the streetscape, having  

regard to any topographical constraints; and  

(b) if abutting a road identified in Table 10.4.2, include additional design elements that 
assist in attenuating traffic noise or any other detrimental impacts associated with 
proximity to the road. 

Proposal 

The proposal includes two retaining walls within the 4.5 metre Hiern Road primary 
frontage setback, measuring 1.2 metres and 0.9 metres in height. As these retaining 
walls are located within the required frontage setback, the proposal does not satisfy the 
Acceptable Solution (A1(a) and is therefore assessed against Performance Criteria P1. 
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The proposed variation can be supported pursuant to this Performance Criteria of the 
Zone for the following reasons: 

• In response to P1 (a), the retaining walls are considered to satisfy the Performance 
Criteria as they appropriately respond to the site's topographical constraints while 
maintaining a streetscape outcome that is compatible with the surrounding area. 
The site has a substantial frontage of 36.82 metres to Hiern Road and slopes 
uniformly to the south-east at approximately 13.5 per cent (1 in 7), falling from 
approximately 53 metres AHD at the frontage to 46 metres AHD at the south-
eastern corner. Given the degree of slope across the site, some retaining is 
necessary to facilitate development and achieve suitable access and site grading. 

The retaining walls are modest in scale, being limited to heights of 1.2 metres and 
0.9 metres, and are ancillary to the dwelling. Due to their height, location and 
function, the walls will not dominate the streetscape or unreasonably impact the 
visual character of the Hiern Road frontage. The proposed dwelling itself maintains 
the required setback from the frontage, with the retaining walls representing a site-
responsive design solution rather than an encroachment by the building. 

• In response to P1 (b) Hiern Road is not a road identified Table 10.4.2 and this 
criterion is not applicable.  

General Residential Zone 
Clause 10.4.2 - Setbacks and building envelopes for all dwellings 

Acceptable Solution 

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 

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

Performance Criteria 

P3 – The siting and scale of a dwelling must: 

(a) not cause an unreasonable loss of amenity to adjoining properties, having regard 
to:  

(i) reduction in sunlight to a habitable room (other than a bedroom) of a dwelling 
on an adjoining property;  

(ii) overshadowing the private open space of a dwelling on an adjoining property; 

(iii) overshadowing of an adjoining vacant property; and 

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

(b)  provide separation between dwellings on adjoining properties that is consistent with 
that existing on established properties in the area; and  
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(c)  not cause an unreasonable reduction in sunlight to an existing solar energy 
installation on:  

(i) an adjoining property; or  

(ii) another dwelling on the same site. 

Proposal 

The proposal includes two retaining walls within the 4.5 metre Hiern Road primary 
frontage setback, measuring 1.2 metres and 0.9 metres in height. As these retaining 
walls are located within the required frontage setback, the proposal technically is not 
contained within a building envelope and does not comply with A3(a). For this reason, 
the development must be considered against Performance Criteria P3. 

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

• The advertised plans included a retaining wall within the 4.5m frontage setback and 
so did not satisfy Acceptable Solution A3(a)(i). The plans also did not clearly 
demonstrate that the multiple dwellings were contained within the building envelope 
with respect to the side and rear boundaries that is required to satisfy Acceptable 
Solution A3(a)(ii). The proposal shown in the advertised plans does not comply with 
Acceptable Solution A3 of Clause 10.4.2 and so assessment against Performance 
Criteria P3 was required. 

• Assessment against Performance Criteria P3 of Clause 10.4.2 requires 
consideration of the impacts of reduction in sunlight to habitable rooms and 
overshadowing of the private open space of dwellings on adjoining properties, which 
are matters that cannot be assessed under Acceptable Solution A3.  

• The shadow diagrams submitted with the application (figure 7, 8 and 9) show the 
proposed development overshadowing the dwelling on the adjoining property to the 
south for much of the day on 21 June. Council officers raised concerns with the 
applicant over compliance with this standard and the level of overshadowing and 
advised that this could be considered to represent an unreasonable loss of amenity. 
An unreasonable loss of amenity through overshadowing would mean the proposal 
does not comply with Performance Criteria P3. 

• The applicant then provided amended plans during the public advertising period in 
response to the concerns. The amendments include:  

o the removal of a landscape retaining wall along the eastern side of the 

proposed driveway and the Hiern Road frontage 

o the removal of a landscape retaining wall between Unit 1 and the Hiern Road 

frontage and its replacement with a batter slope 

o a lower roof profile for Unit 4 that reduces its overall height 

o lowering Unit 2 by 0.1m so its height above the natural ground level is reduced 

o increasing the boundary setback of Unit 3 by 0.1m; and 

o amended building envelope drawings that reflect the above. 

The amended plans remove the retaining wall within the frontage setback and 
demonstrate containment of the proposed dwellings within the building envelope 
outlined in Acceptable Solution A3.  
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• As discussed previously in this report, as the amended plans were received during the 
advertising period, the application has been assessed against the advertised plans 
and a condition has been recommended for amended plans to be submitted with the 
retaining walls removed and confirmation the dwellings are wholly contained in the 
building envelope.  

 

Figure 7: 9am 21 June shadow diagram (Source: Oramatis Studio). 

 

 

Figure 8: Midday 21 June shadow diagram (Source: Oramatis Studio). 
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Figure 9: 3pm 21 June shadow diagram (Source: Oramatis Studio) 

 

General Residential Zone 
Clause 10.4.3 - Site coverage and private open space for all dwellings 

Acceptable Solution 

A2 - A dwelling must have private open space that: 

(a) is in one location and is not less than: 

(i) 24m2; or 

(ii) 12m2, if the dwelling is a multiple dwelling with a finished floor level that is 
entirely more than 1.8m above the finished ground level (excluding a garage, 
carport or entry foyer); 

(b) has a minimum horizontal dimension of not less than: 

(i) 4m; or 

(ii) 2m, if the dwelling is a multiple dwelling with a finished floor level that is 
entirely more than 1.8m above the finished ground level (excluding a garage, 
carport or entry foyer); 

(c) is located between the dwelling and the frontage only if the frontage is orientated 
between 30 degrees west of true north and 30 degrees east of true north; 

(d) has a gradient not steeper than 1 in 10; and 

(e) is not used for vehicle access or parking. 

Performance Criteria 

P2 - A dwelling must have private open space that includes an area capable of serving 
as an extension of the dwelling for outdoor relaxation, dining, entertaining and children’s 
play and is:  

(a) conveniently located in relation to a living area of the dwelling; and  

(b) orientated to take advantage of sunlight. 
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Proposal 

The private open space areas for Unit 1 and the existing dwelling are situated between 
the dwelling and the primary frontage. The primary frontage (Hiern Road) is not wholly 
oriented between 30 degrees west of true north and 30 degrees east of true north and 
so (c) is not satisfied. 

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

• The 24m2 private open space area for Unit 1 is located to the north of the dwelling 
where it has good access to sunlight, is accessible from the ground floor entry of the 
dwelling and adjoins a 12.6m2 sheltered patio space beneath the upper level of the 
dwelling. This area is capable of being used for outdoor relaxation, dining, 
entertaining and supervised children’s play. 

• In addition to the 24m2 private open space area at the ground level, Unit 1 is 
provided with a 16.75m2 east facing balcony which is directly accessible from the 
living and dining areas on the upper level of the dwelling. This area is also capable 
of being used for outdoor relaxation, dining, entertaining and children’s play. 

• The 24m2 private open space area for the existing dwelling is located to the north of 
the dwelling where it has good access to sunlight, and it is directly accessible from 
the living area of the dwelling. This area is also capable of being used for outdoor 
relaxation, dining, entertaining and children’s play. 

General Residential Zone 
Clause 10.4.4 - Sunlight to private open space of multiple dwellings 

Acceptable Solution 

A1 - A multiple dwelling, that is to the north of the private open space of another 
dwelling on the same site, required to satisfy A2 or P2 of clause 10.4.3, must satisfy (a) 
or (b), unless excluded by (c): 

(a) the multiple dwelling is contained within a line projecting (see Figure 10.4): 

(i) at a distance of 3m from the northern edge of the private open space; and 

(ii) vertically to a height of 3m above existing ground level and then at an angle of 
45 degrees from the horizontal; 

(b) the multiple dwelling does not cause 50% of the private open space to receive less 
than 3 hours of sunlight between 9.00am and 3.00pm on 21st June; and 

(c) this Acceptable Solution excludes that part of a multiple dwelling consisting of: 

(i) an outbuilding with a building height not more than 2.4m; or 

(ii) protrusions that extend not more than 0.9m horizontally from the multiple 
dwelling. 

Performance Criteria 

P1 - A multiple dwelling must be designed and sited to not cause an unreasonable loss 
of amenity by overshadowing the private open space, of another dwelling on the same 
site, which is required to satisfy A2 or P2 of clause 10.4.3 of this planning scheme. 

Proposal 

Unit 2 is located to the north of the minimum 24m² private open space serving Unit 3. 
While the proposal satisfies A1(a)(i), as Unit 2 is setback a minimum of 3.25 metres 
from the northern boundary of Unit 3's private open space, it does not satisfy A1(a)(ii). 
This is because portions of Unit 2 extend beyond a line projected at 45 degrees from a 
height of 3 metres above existing ground level. 

The proposal also does not satisfy A1(b), as the private open space for Unit 3 does not 
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receive direct sunlight at midday on 21 June and therefore cannot achieve a minimum 
of three hours of sunlight between 9.00am and 3.00pm on that day. 

The exemption under A1(c) does not apply, as the elements of Unit 2 that contribute to 
the overshadowing are not outbuildings or projections extending no more than 0.9 
metres from the building. 

Accordingly, the proposal must be assessed against the Performance Criteria. 

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

• Unit 2 is located to the north of the 24m² private open space serving Unit 3 and, due 
to its two-storey form, results in overshadowing of that area at midday on 21 June. 
While the private open space does not achieve three hours of sunlight between 
9.00am and 3.00pm on 21 June, it continues to receive sunlight during the morning 
and late afternoon. 

• The overshadowing impact is greatest on 21 June and diminishes throughout the 
remainder of the year. From approximately mid-September to mid-March, the private 
open space is not subject to overshadowing from Unit 2, and for most of the period 
between mid-March and mid-September it retains partial access to sunlight. 

• Although the proposal results in some reduction in solar access to the private open 
space of Unit 3, the impact is seasonal and limited in duration. Having regard to the 
overall availability of sunlight throughout the year, the resulting loss of amenity is not 
considered unreasonable. 

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 August 2026 to 28 August 2026). Three 
(3) representations were received during the public exhibition period. The following issues 
were raised by the representors: 

2.5.1 The scale of the development dominates Roslyn Avenue 

The scale of the proposed multiple dwellings will dominate Roslyn Avenue. 

Response: 

The overall design of the development includes two single storey dwellings, one 
of which is the existing dwelling on the site, and both are located adjacent to the 
Roslyn Avenue frontage. The proposed multiple dwellings satisfy the setback 
requirements for Roslyn Avenue and are wholly contained within the building 
envelope, including that set by the Roslyn Avenue frontage. 

2.5.2 Loss of the hedge would change the streetscape and character 

The development will require the removal of the established hedge along the 
Roslyn Avenue frontage, and this will change the familiar streetscape and the 
character of Blackmans Bay. 

Response: 

The hedge is a familiar feature of this section of Roslyn Avenue, and it would be 
expected it is highly regarded by some residents of the area. It however is not 
protected by the planning scheme and could be removed by the landowner at 
any time independent of the development proposal. The proposal includes the 
provision of landscaping as part of the development including along the interface 
with Roslyn Avenue. 
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2.5.3 Loss of trees and nesting places for birds 

The development will require the removal of trees that provide nesting sites for 
birds. The application is not supported by an arborist report and it is a concern 
some of the trees may be significant trees. 

Response: 

The trees on the site that will need to be removed for the development are part of 
the domestic garden of the existing dwelling and could be removed by the 
landowner at any time independent of the proposed development. The trees are 
not assessed as having any conservation value. It is noted that some trees 
adjacent to the Roslyn Avenue/Hiern Road corner are intended to be retained. 
The development will include landscaping that may be attractive to birdlife. 

2.5.4 Proximity to neighbouring dwellings 

The development is too close to the two neighbouring properties that will have 
less sunlight and less privacy. 

Response: 

The proposed multiple dwelling development is located much closer to the 
boundaries of the site than the existing single dwelling and so will have greater 
impacts on adjoining properties. Apart from the two retaining walls along the 
Hiern Road frontage, discussed further in section 2.4 of this report, the proposed 
multiple dwellings comply with the planning scheme requirements regarding 
boundary setbacks and are wholly contained with the building envelope for the 
site. 

2.5.5 Increased vehicle movements 

There will be an increase in the amount of traffic entering and leaving the 
property. 

Response: 

The multiple dwelling development on the site will result in approximately 24 to 32 
vehicle movements per day. This is within the increase of 20% or 40 vehicle 
movements per day which is necessary to satisfy the relevant assessment 
solution of the planning scheme (A3 of Clause E5.5.1 of the Road and Railway 
Assets Code). 

2.5.6 Concern that the adjoining property encroaches onto the site 

The plans provided with the application indicate that the boundary fence between 
the site and the adjoining property to the west is located within the site and not on 
the boundary line. If this is correct areas of garden within the adjoining property 
will need to be trimmed and in-ground garden watering system will need to be 
relocated. The representor wishes to be informed if the fence is to be relocated 
so they can commence the necessary work on their garden and watering system. 

Response: 

The detail plan provided with the application indicates that the fence between the 
site and adjoining property to the west departs from the boundary and is 
approximately 0.9m within the site at the Roslyn Avenue frontage. The 
development does not include any proposal to reconstruct or relocate the fence. 
The owner of the adjoining property should contact the developer for guidance on 
what action they should take. 
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2.5.7 Parking of vehicles on proposed hardstand area 

The parking of vehicles on the proposed hardstand area behind the kerb in Hiern 
Road will obscure views from vehicles exiting the driveway of the adjoining 
property to the west. 

Response: 

The 1.5m wide concrete hardstand area behind the kerb in Hiern Road is a waste 
and recycling bin collection area for use by the occupants of the multiple 
dwellings on the site. It is not a vehicle parking space. The placement of bins on 
this area is not expected to obstruct views from vehicles exiting the adjoining 
property. 

2.5.8 Views into bedrooms of adjoining property 

Concern that views from the windows in the lower levels of Units 1, 2 and 3 are 
for living areas of those units, as they would have a direct view into the bedroom 
windows of the dwelling on the adjoining property to the west. 

Response: 

The windows on the western side of the lower levels of Units 1, 2 and 3 are for 
bedrooms and living areas. The dwelling on the adjoining property to the west is 
setback approximately 7.5m from the boundary, so the separation is at a 
minimum approximately 9.5m complying with the planning scheme requirements. 

2.5.9 Lack of detail in proposal plans 

The plans provided with the application do not provide levels, floor heights, 
window sill heights, or setbacks that are measured against the adjoining property 
to the south. The building envelope drawings do not show the adjoining property 
to the south so the height of the proposed buildings above the dwelling on that 
property cannot be considered. Plans showing accurate levels in relation to the 
adjoining property to the south should be provided. 

Response: 

The set of drawings provided with the application show the contour levels of the 
site with a 0.2m contour interval, the finished floor levels of the ground floor levels 
of the proposed multiple dwellings, scaled elevations showing heights relative to 
the finished floor levels, and scaled plans showing setbacks. These are adequate 
to assess the application against the relevant planning scheme provisions. It is 
correct that the drawings do not show the elevation of adjoining properties or the 
relative height of the dwellings on adjoining properties, however this information 
is not required to assess the application against the provisions of the planning 
scheme. 

2.5.10 Overshadowing adjoining property 

Due to the slope of the site the two dwellings closest to the southern boundary of 
the site will sit well above the level of the dwelling on the property to the south of 
the site. Unit 3 is to be a two-level building and is to be setback only about two 
metres from the boundary. The kitchen and dining room are situated on the 
northern side of the dwelling to the south, and a sunroom was constructed to the 
rear to take advantage of the sunlight. The shadow diagrams provided with the 
application indicate that the dwelling and the garden area to the north, which the 
resident uses for relaxation and entertaining, will be in shade for most of the day 
in mid-winter. 
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Response: 

The shadow diagrams submitted with the application indicate that the dwelling on 
the adjoining property to the south, and its associated northern outdoor  
space, will receive limited sunlight during mid-winter, resulting in some loss of 
amenity. 

Notwithstanding this impact, the dwellings nearest the southern boundary are 
located wholly within the prescribed building envelope required by Acceptable 
Solution A3(a) of Clause 10.4.2. In addition, the minimum side setbacks of 2.47 
metres for Unit 3 and 2.348 metres for Unit 4 exceed the minimum 1.5 metre 
setback required by Acceptable Solution A3(a). The only elements proposed 
outside the building envelope are two retaining walls within the Hiern Road 
frontage setback. 

As the proposal includes building elements that extend beyond the prescribed 
building envelope, it must be assessed against Performance Criteria P3 of 
Clause 10.4.2. This Performance Criterion specifically considers the impacts of 
reduced sunlight to adjoining dwellings and overshadowing of adjoining private 
open space. As discussed earlier in the report, concerns were raised with the 
applicant over compliance with this standard. The applicant provided further 
plans to remove the retaining walls that trigger assessment against the 
Performance Criteria and confirm their proposal is within the building envelope 
outlined in the Acceptable Solution.  

2.5.11 Bulk of the proposed dwellings when viewed from an adjoining property 

The two dwellings closest to the southern boundary of the site will, as a result of 
the slope of the site and proximity to the site boundary, cause an unreasonable 
and unacceptable loss of amenity due to their bulk. There will be what appears to 
be a 7m wall close to the boundary. 

Response: 

The maximum height of the wall of Unit 3 facing the southern boundary is 5.9m. 
While Unit 3, being a two-level dwelling, will have an appearance of visual bulk 
when viewed from the adjoining property to the south of the site, as indicated 
above, these elements of the design satisfy Acceptable Solution A3(a) and (b) of 
Clause 10.4.2. A recommended condition of approval requires independent 
building surveyor verification of full compliance with Acceptable Solution A3 of the 
planning scheme.  

2.5.12 The dwellings should at least 5m from the southern boundary 

The impacts of loss of sunlight, overshadowing and appearance of bulk could be 
alleviated if the dwellings closest to the southern boundary were setback at least 
5m from the boundary. 

Response: 

The minimum setbacks of 2.47m for Unit 3 and 2.348m for Unit 4 both satisfy the 
1.5m minimum setback required to satisfy Acceptable Solution A3(a) of Clause 
10.4.2. 

2.5.13 Impact on future installation of solar panels 

The level of overshadowing of the adjoining property to the south will impact on 
the generating capacity of solar panels that are intended to be installed. 
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Response: 

The planning scheme allows for consideration of impacts of overshadowing on 
existing solar panels only when assessment is required against Performance 
Criteria P3 of Clause 10.4.2. A recommended condition of approval requires 
independent building surveyor verification of full compliance with Acceptable 
Solution A3 of the planning scheme to ensure there is no unreasonable impact 
on any adjoining property.  

2.5.14 Loss of privacy 

The south facing windows of Units 3 and 4 will look directly into the home and 
garden of the adjoining property to the south. This can be addressed by requiring 
Window W03 for Unit 3 to have a sill at least 1.7m above the floor, Window 06 of 
Unit 3 to be unopenable and have obscure glazing, and the deck for Unit 4 to 
have a 1.8m high fixed solid screen along the southern edge. 

Response: 

Windows W03 and W06 of Unit 3 are setback 3.21m from the boundary and 
being more than 3.0m from the boundary they satisfy Acceptable Solution A2 of 
Clause 10.4.6 and are not required to be screened or designed to minimise direct 
views to other dwellings or private open space. The deck at Unit 4 is setback 
5.7m from the southern site boundary and so exceeds the 3.0m required to 
satisfy Acceptable Solution A1 of Clause 10.4.6 and so screening is not required. 

2.5.15 Impact of stormwater runoff on downhill properties 

Concern that the large areas of additional hard surface and changed levels will 
result in additional stormwater impacts on downhill properties. The site may be 
flood prone and no flood assessment has been provided. 

Response: 

The design of the proposed development includes stormwater drainage works 
that will capture rainwater from all roof areas and all vehicle access, manoeuvring 
and parking areas and discharge it to the public stormwater network. There is no 
evidence the site is subject to flooding. 

2.5.16 Development is not in keeping with the area 

The layout of the development and location of the proposed dwellings has not 
been well considered in relation to neighbouring properties. The density is 
inconsistent with the established area. 

Response: 

The proposed development will satisfy the relevant acceptable solutions that 
address density, building envelope and setback requirements. There are other 
multiple dwelling developments of a similar scale in the area including a number 
in Powell Road and a four-unit development opposite the site at 136 Roslyn 
Avenue. 

2.6 Other Matters 

2.6.1 Weed Management 

In accordance with Clause 8.11.3, a condition should be included in any permit 
issued requiring implementation of best practice hygiene measures. 
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3. CONCLUSION 

The application seeks approval for the use and development of the land at 157 Roslyn Avenue, 
Blackmans Bay (CT 23514/21 & CT 23514/22) for 5 multiple dwellings (one existing), together 
with a bin collection platform in Hiern Road, and the consolidation of the existing titles. 

The use is categorised as Residential (Multiple Dwelling), a Permitted use in the General 
Residential Zone. As the proposal relies on Performance Criteria to satisfy the applicable 
standards, the application falls to be determined as a discretionary application under section 57 
of the Land Use Planning and Approvals Act 1993. The consent of the General Manager to the 
works on Council land has been obtained under section 52(1B) of the Act. The matters raised in 
the representations have been considered and addressed in this report. 

Approval is recommended subject to conditions addressing building envelope compliance, car 
parking line-marking to AS 2890.1:2004; sediment and erosion controls, reinstatement and 
construction of driveway crossover, weed hygiene measures; and engineering works for 
stormwater, access and the crossover. 

4. RECOMMENDATION 

That the Planning Authority resolves that the development application for title consolidation and 
five (5) multiple dwellings (one existing) at 157 Roslyn Avenue, Blackmans Bay and adjoining 
road reserve for Oramatis Studio be approved subject to the following conditions: 

1. Before the approved use and/or development starts, amended plans must be submitted to 
Council for approval. The plans must be generally in accordance with Council Plan 
Reference No’s P6 submitted on 3 August 2026 but modified to show: 

(a) the removal of the landscape retaining wall along the eastern side of the proposed 
driveway and the Hiern Road frontage 

(b) the removal of the landscape retaining wall between Unit 1 and the Hiern Road 
frontage and its replacement with a batter slope 

(c) the dwellings wholly contained within the building envelope listed in Acceptable 
Solution A3 of Clause 10.4.2 by: 

i. including a lower roof profile for Unit 4 that reduces its overall height 

ii. lowering Unit 2 by 0.1m so its height above the natural ground level is 
reduced; and 

iii. increasing the boundary setback of Unit 3 by 0.1m; and 

(d) amended building envelope drawings that reflect the above. 

The amended plans must be to the satisfaction of the Manager Development Services 
and once approved will form part of this Permit and then be referred to as the Approved 
Plans. 

Except as otherwise required by this Permit, use and development of the land must be 
substantially in accordance with the Approved Plans. 

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. Before occupation of the new dwellings, the titles for CT 23514/21 and CT 23514/22 must 
be consolidated into a single lot. To consolidate the two titles a Final Plan of Survey must 
be submitted to Council for sealing, together with a Schedule of Easements, a copy of the 
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survey notes, and a copy of the balance plan (where applicable) prior to building works 
commencing. Payment of Council’s fee for sealing the Final Plan of Survey and Schedule 
of Easements must be made upon submission of plans. 

For Advice: This condition does not prevent the demolition of the existing buildings 
approved for demolition prior to the consolidation of the titles. 

3. The Schedule of Easements submitted for sealing must include a covenant to the effect 
that the consolidated lot must not be developed for less than a total of two dwellings. 

4. Before the start of works, engineering design drawings must be submitted to Council for 
approval. The engineering plans and specifications 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 plans must include, but are not limited to: 

(a) Provide a subdivision plan indicating the removal and/or capping of all existing 
services serving both involved lots, together with the location of the proposed new 
service connection for the proposed single lot. 

(b) Detailed internal vehicle and pedestrian access, car parking and maneuvering areas 
including: 

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

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

(iii) Provision of vehicle access (crossovers) with notation to be constructed in 
standard grey concrete with a broomed non-slip finish 

(iv) Signage for visitor spaces and residential spaces as required 

(v) Line marking for visitor spaces and residential spaces as required 

(vi) ‘No parking/keep clear’ signage for turning bay areas 

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

(viii) Lighting for parking and vehicle circulation roadways and pedestrian paths 

(ix) Surface treatment and stormwater drainage 

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

(i) Layout details 

(ii) A reticulated stormwater system sized to accommodate at least the estimated 
10% AEP (Annual Exceedance Probability) flow, incorporating climate change 
allowances to the year 2100 

(iii) Any on-site stormwater detention must be detailed including how the on-site 
detention will be serviced to prevent blockages while maintaining its capacity 

(iv) A new DN225 connection to Council stormwater mains/manhole 
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Once endorsed the plans will form part of the permit. 

5. The construction works must be undertaken in accordance with the approved drawings. 
Works must be to the satisfaction and approval of the Director Engineering Services and 
must include the following: 

(a) Install ‘No Parking’ and/or ‘Keep Clear’ signage within the designated turning 
bay/area. 

(b) Install appropriate ‘Visitor Parking’ signage for all visitor car parking spaces. 

(c) Install appropriate residential parking signage identifying the allocated parking 
spaces for each dwelling. 

(d) Provide line marking to clearly delineate all visitor and residential parking spaces. 

(e) Provide bollard lighting along parking areas, vehicle circulation roadways and 
pedestrian paths. 

(f) Construct the approved on-site stormwater detention system in accordance with the 
approved stormwater design. 

(g) Ensure all stormwater runoff from new impervious areas is collected and discharged 
by gravity to Council’s stormwater infrastructure. 

(h) Construct a new DN225 stormwater connection to the Council stormwater 
main/manhole in accordance with Council’s requirements. 

6. Before the start of works, an erosion and sedimentation control plan must be submitted. 
The plan must be to the satisfaction of Council’s Executive Manager – Engineering 
Services and must be in accordance with the Hobart Regional Soil and Water 
Management Code of Practice.  All sediment and erosion control measures must be kept 
and maintained in place until such time as adequate grass or other vegetation is well 
established over the whole site.  

Erosion/siltation infiltration control measures must be applied during construction works to 
the satisfaction of the Director Engineering Services. 

7. Any excess fill must be disposed of at a Level 1 facility for disposal of fill or alternatively at 
a site that has been approved for the disposal or use of Level 1 fill under a development 
use permit issued by Council. 

8. To reduce the spread of weeds or pathogens, all machinery must take appropriate 
hygiene measures prior to 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. Any imported materials must be from a weed 
and pathogen free source to prevent introduction of new weeds and pathogens to the 
area. 

9. The stormwater runoff from all new impervious areas must be disposed of by gravity to 
Council’s reticulated stormwater system to the satisfaction and approval of the Director 
Engineering Services. 

10. The new double width (5.5m) vehicular access must be constructed in accordance with 
the Tasmanian Standard Drawings (TSD-RO9, TSD-E01 and TSD-RF01) in standard grey 
concrete with a broomed non-slip finish from the kerb crossing layback to the lot 
boundary. 

The existing redundant vehicular access must be removed and the kerb and channel 
reconstructed in accordance with the Tasmanian Standard Drawings (TSD-R14, TSD-
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R15, TSD-E01 and TSD-R11 if applicable) to the satisfaction and approval of the Director 
Engineering Services. 

A Permit to carry out works within a Council Road reservation must be obtained prior to 
any works commencing within the Council Road reservation. 

11. A concrete hardstand area with a minimum width of 1.5 metres, measured from the back 
of the kerb, must be constructed in accordance with the approved plans and to the 
satisfaction of the Director Engineering Services. 

12. The existing gravel bin storage area and boxed timber steps located within the nature strip 
on Roslyn Avenue must be removed. The affected nature strip must be reinstated to 
Council’s standard and to the satisfaction of the Director Engineering Services. 

13. 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. 

14. All existing sewer, water, stormwater, TasNetworks, and telecommunication authorities 
supply infrastructure traversing newly created lots, must be removed and/or replaced as 
necessary so that they are contained wholly within the boundaries of the specific lot which 
they service with all associated costs borne by the applicant. The requirements of the 
relevant service authorities must be strictly complied with by the applicant. 

15. At least two (2) visitor parking spaces must be provided for the proposed development.  
These visitor parking spaces must be appropriately signposted and kept available for 
visitor parking at all times. Any future application for strata title in respect of the property 
must ensure that the visitor parking spaces are included within the common property on 
the strata plan. 

16. Before the occupation of the units, 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; 

(c) Drainage works undertaken and completed;  

(d) Letterboxes installed;  

(e) Existing gravel bin storage area and boxed timber steps located within the nature 
strip on Roslyn Avenue removed; and 

(f) Waste collection platform completed. 

17. Before the occupation of the units, landscaping must be provided to the satisfaction of the 
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. 

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

A. 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. 

B. 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. 

C. An application for Notifiable Plumbing Work must be lodged with Council before 
commencing any work. 

D. 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. 

E. The Developer should not allocate any property address numbers for the proposed 
units. 

New property addresses have been allocated as follows: 

Lot/Unit No. Allocated Property Address 

1 Unit 1/1 Hiern Road, Blackmans Bay 

2 Unit 2/1 Hiern Road, Blackmans Bay 

3 Unit 3/1 Hiern Road, Blackmans Bay 

4 Unit 4/1 Hiern Road, Blackmans Bay 

Existing Dwelling Unit 5/1 Hiern Road, Blackmans Bay 

These numbers must then be referenced on design and As-Constructed drawings 
as well as any Strata Plans lodged for sealing. 

 

ATTACHMENTS 

1. Title Documents   
2. Assessment Checklist   
3. Proposed Development Plans    
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Assessment Checklist for Development Applications for Multiple Dwellings within the 
General Residential Zone 
 
 

Application No: DA-2026-70 Description: Title consolidation and five (5) multiple 
dwellings (one existing) 

Applicant: Oramatis Studio Owner: Roslyn Ave Projects Pty Ltd 

Location: 157 Roslyn Avenue, Blackmans Bay and adjacent road reservation. 

 

Use Status 
 

Use Class Residential 

Use Status Permitted 

 

General Residential Zone Provisions (multiple dwellings) 
Checklist is based on KIPS2015 and provisions of PD8 (which commenced 22 Feb 2022) 

 

Clause Compliance/Comments 

Clause 10.4.1 - Residential Density for 
multiple dwellings 

A1 - Multiple dwellings must have a site area per 
dwelling of not less than 325m2. 

A1 - Complies 

The density is 372.8m2 of site area per dwelling. 
1864m2 ÷ 5 dwellings = 372.8m2. 

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 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 

A1(a) – Does not comply  

The Hiern Road frontage is the primary frontage 
of the site. The dwelling fronting this road 
complies with the acceptable solution as the first 
floor level of Unit 1 is setback a minimum of 
4.594m from the primary frontage. These walls 
are highlighted in red in the image below:  

 

Two retaining walls are proposed within the 
4.5m Hiern Road frontage setback (measuring 
1.2 metres and 0.9 metres in height).  

For this reason, the development must be 
considered against the performance criteria.  

A1(b) - Complies 

The Roslyn Avenue frontage is the secondary 
frontage of the site. The balcony for Unit 4 is 
setback a minimum of 3.23m from the 
secondary frontage. 

A1(c) - Not applicable 
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Clause Compliance/Comments 

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

The site is not vacant. 

A1(d) - Not applicable 

None of the dwellings are located above a non-
residential use. 

A1(e) - Not applicable 

Table 10.4.2. does not specify any roads. 

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(a) - Complies 

The garages are all setback more than 5.5m 
from the primary frontage. The closest garage to 
the primary frontage is at Unit 1, and it is 
setback 9.4m from the primary frontage. 

A2(b) - Complies 

The garage for Unit 1 is located beneath a 
portion of the dwelling, and it is setback 9.4m 
from the primary frontage. 

A2(c) - Not applicable 

The slope of the site is 1 in 7. 

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(a) – Does not comply 

The dwellings are wholly contained within the 
building envelope shown in Figure 10.2, which is 
the building envelope for corner lots with primary 
and secondary frontages. 

The proposal includes two retaining walls within 
the 4.5 metre Hiern Road primary frontage 
setback, measuring 1.2 metres and 0.9 metres 
in height. As these retaining walls are located 
within the required frontage setback, the 
proposal technically is not contained within a 
building envelope and does not comply with 
A3(a). For this reason, the development must be 
considered against Performance Criteria P3. 

A3(b) - Complies 

No part of a dwelling is less than 1.5m from the 
side boundaries. 

Unit 1 is the closest and it is setback a minimum 
of 1.586m from the western side boundary. Unit 
2 it is setback a minimum of 1.75m from the 
western side boundary. Unit 3 it is setback a 
minimum of 2.6m from the western side 
boundary, and a minimum of 2.6m from the 
southern side boundary. Unit 4 is setback a 
minimum of 2.1m from the southern side 
boundary. 

A4 - No trees of high conservation value will be 
impacted. 

A4 - Complies 

Trees proposed for removal are part of the 
domestic garden of the existing dwelling. 

Clause 10.4.3 - Site coverage and private 
open space for all dwellings 

A1 - Dwellings must have: 

A1(a) - Complies 

The total site coverage is measured at 525m2 
which is 28.2% of the 1864m2 site area. 
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Clause Compliance/Comments 

(a) a site coverage of not more than 50% 
(excluding eaves up to 0.6m wide); and 

(b) for multiple dwellings, a total area of private 
open space of not less than 60m2 
associated with each dwelling, unless the 
dwelling has a finished floor level that is 
entirely more than 1.8m above the finished 
ground level (excluding a garage, carport or 
entry foyer). 

A1(b) - Complies 

All five dwellings have more than 60m2 of private 
open space. Unit 1 has 120m2, Unit 2 has 80m2, 
Unit 3 has 148m2, Unit 4 has 150m2, and the 
existing dwelling has 310m2. 

A2 - A dwelling must have private open space 
that: 

(a) is in one location and is not less than: 

(i) 24m2; or 

(ii) 12m2, if the dwelling is a multiple 
dwelling with a finished floor level that 
is entirely more than 1.8m above the 
finished ground level (excluding a 
garage, carport or entry foyer); 

(b) has a minimum horizontal dimension of not 
less than: 

(i) 4m; or 

(ii) 2m, if the dwelling is a multiple 
dwelling with a finished floor level that 
is entirely more than 1.8m above the 
finished ground level (excluding a 
garage, carport or entry foyer); 

(c) is located between the dwelling and the 
frontage only if the frontage is orientated 
between 30 degrees west of true north and 
30 degrees east of true north; 

(d) has a gradient not steeper than 1 in 10; and 

(e) is not used for vehicle access or parking. 

A2(a) - Complies 

All five dwellings have an area of private open 
space in one location that is not less than 24m2. 
Unit 1 has 24m2, Unit 2 has 24.8m2, Unit 3 has 
24.5m2, Unit 4 has 24.9m2 and the existing 
dwelling has 24m2. 

A2(b) - Complies 

The private open space for all five dwellings has 
a minimum dimension of not less than 4m. Unit 
1 is 4m x 6m, Unit 2 is 4.64m-5.52m x 4.76m, 
Unit 3 is 4.8m x 5.3m, Unit 4 is 4.7m x 5.3m and 
the existing dwelling is 4m x 6m. 

A2(c) - Does not comply 

The private open space areas for Unit 1 and the 
existing dwelling are situated between the 
dwelling and the primary frontage. The primary 
frontage (Hiern Road) is not wholly oriented 
between 30 degrees west of true north and 30 
degrees east of true north. 

A2(d) - Complies 

All areas of private open space with a minimum 
area of 24m2 have a gradient of no more than 1 
in 10. 

A2(d) - Complies 

No area of private open space is used for 
vehicle access or parking. 

Clause 10.4.4 - Sunlight to private open 
space of multiple dwellings 

A1 - A multiple dwelling, that is to the north of 
the private open space of another dwelling on 
the same site, required to satisfy A2 or P2 of 
clause 10.4.3, must satisfy (a) or (b), unless 
excluded by (c): 

(a) the multiple dwelling is contained within a 
line projecting (see Figure 10.4): 

(i) at a distance of 3m from the northern 
edge of the private open space; and 

(ii) vertically to a height of 3m above 
existing ground level and then at an 
angle of 45 degrees from the 
horizontal; 

 

A1(a) - Does not comply 

Unit 2 is located to the north of the minimum 
24m2 private open space area of Unit 3. 

(i) The dwelling (Unit 2) is setback a minimum 
of 3.25m from the northern edge of the 
private open space (for Unit 3). 

(ii) The dwelling (Unit 2) is not contained within 
the line projected at 45 degrees from a 3m 
height above the existing ground level. 

A1(b) - Does not comply 

The private open space for Unit 3 does not 
receive sunlight at midday on 21 June and 
would not receive 3 hours of sunlight between 
9.00am and 3.00pm on 21 June. 
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Clause Compliance/Comments 

(b) the multiple dwelling does not cause 50% of 
the private open space to receive less than 
3 hours of sunlight between 9.00am and 
3.00pm on 21st June; and 

(c) this Acceptable Solution excludes that part 
of a multiple dwelling consisting of: 

(i) an outbuilding with a building height 
not more than 2.4m; or 

(ii) protrusions that extend not more than 
0.9m horizontally from the multiple 
dwelling. 

A1(c) - Not applicable 

The portions of Unit 2 that prevent sunlight 
reaching the private open space for Unit 3 are 
not an outbuilding or a protrusion that extends 
not more than 0.9m horizontally from Unit 2. 

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 - Complies 

No garage that faces the primary frontage is 
within 12m of the frontage. 

Clause 10.4.6 - Privacy for all dwellings 

A1 - A balcony, deck, roof terrace, parking 
space, or carport for a dwelling (whether 
freestanding or part of the dwelling), that has a 
finished surface or floor level more than 1m 
above existing ground level must have a 
permanently fixed screen to a height of not less 
than 1.7m above the finished surface or floor 
level, with a uniform transparency of not more 
than 25%, along the sides facing a: 

(a) side boundary, unless the balcony, deck, 
roof terrace, parking space, or carport has a 
setback of not less than 3m from the side 
boundary; 

(b) rear boundary, unless the balcony, deck, 
roof terrace, parking space, or carport has a 
setback of not less than 4m from the rear 
boundary; and 

(c) dwelling on the same site, unless the 
balcony, deck, roof terrace, parking space, 
or carport is not less than 6m:  

(i) from a window or glazed door, to a 
habitable room of the other dwelling 
on the same site; or 

(ii) from a balcony, deck, roof terrace or 
the private open space of the other 
dwelling on the same site. 

A1(a) - Complies 

The balconies at Units 1, 2 and 3 all have a 
finished surface more than 1m above existing 
ground level. They are however setback more 
than 3m from the western side boundary (Unit 1 
= 11.3m, Unit 2 = 10.9m, Unit 3 = 6.7m) and so 
do not require a screen to that boundary. 

The balconies at Units 3 and 4 both have a 
finished surface more than 1m above existing 
ground level. They are however setback more 
than 3m from the southern side boundary (Unit 3 
= 9.0m, Unit 4 = 5.7m) and so do not require a 
screen to that boundary. 

A1(b) – Not applicable 

As the lot is a corner lot, there is no rear 
boundary. 

A1(c) - Complies 

Unit 1 

The balcony at Unit 1 has a finished surface 
more than 1m above existing ground level. It is 
setback 2.1m from the window of the dining 
space of Unit 2; however, the side of the balcony 
facing this window is a solid wall. The balcony at 
Unit 1 is setback a minimum of 9.1m from the 
existing dwelling. 

Unit 2 

The balcony at Unit 2 has a finished surface 
more than 1m above existing ground level. It is 
setback a minimum of 7.4m from habitable 
rooms in Unit 3 and a minimum of 7.7m from 
Unit 4. It is setback 3m from the private open 
space for Unit 3; however, the side of the 
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Clause Compliance/Comments 

balcony facing this private open space is a solid 
wall. 

Unit 3 

The balcony at Unit 3 has a finished surface 
more than 1m above existing ground level and is 
setback between 3.0m and 3.9m from the 
southern wall of Unit 2; however, this wall does 
not contain any windows to habitable rooms. 
The balcony at Unit 3 is setback 9.5m from Unit 
4. 

Unit 4 

The balcony at Unit 4 has a finished surface 
more than 1m above existing ground level. It is 
setback 10.2m from the existing dwelling. 

 

Above: Balconies with finished surface >1m 
above existing ground level. 

A2 - A window or glazed door to a habitable 
room of a dwelling, that has a floor level more 
than 1m above existing ground level, must 
satisfy (a), unless it satisfies (b): 

(a) the window or glazed door: 

(i) is to have a setback of not less than 
3m from a side boundary; 

(ii) is to have a setback of not less than 
4m from a rear boundary; 

(iii) if the dwelling is a multiple dwelling, is 
to be not less than 6m from a window 
or glazed door, to a habitable room, of 
another dwelling on the same site; 
and 

(iv) if the dwelling is a multiple dwelling, is 
to be not less than 6m from the 
private open space of another 
dwelling on the same site. 

(b) the window or glazed door: 

(i) is to be offset, in the horizontal plane, 
not less than 1.5m from the edge of a 
window or glazed door, to a habitable 

A2 - Complies 

Unit 1 

The upper level of Unit 1 has a floor level more 
than 1m above existing ground level. 

The window of Bedroom 2 is setback 2.4m from 
the western side boundary but has a sill height 
of 1.7m above the floor level. 

The southern wall of Unit 1 is setback 2.38m 
from the northern wall of Unit 2; however, the 
southern wall of Unit 1 does not contain any 
windows or glazed doors to a habitable room. 

Unit 2 

The upper level of Unit 2 has a floor level more 
than 1m above existing ground level. 

The window of the Master Bedroom is setback 
2.2m from the western side boundary but has a 
sill height of 1.7m above the floor level. 

The northern wall of Unit 2 is setback 2.38m 
from the southern wall of Unit 1; however, the 
southern wall of Unit 1 does not contain any 
windows or glazed doors to a habitable room. 

The southern wall of Unit 2 is setback a 
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room of another dwelling; 

(ii) is to have a sill height of not less than 
1.7m above the floor level or have 
fixed obscure glazing extending to a 
height of not less than 1.7m above the 
floor level; or 

(iii) is to have a permanently fixed 
external screen for the full length of 
the window or glazed door, to a height 
of not less than 1.7m above floor 
level, with a uniform transparency of 
not more than 25%. 

minimum of 3.9m from the northern wall of Unit 
3; however, the southern wall of Unit 2 does not 
contain any windows or glazed doors to a 
habitable room. 

The southern wall of Unit 2 is setback a 
minimum of 2.5m from the private open space of 
Unit 3; however, the southern wall of Unit 2 does 
not contain any windows or glazed doors to a 
habitable room. 

Unit 3 

The upper level of Unit 3 has a floor level more 
than 1m above existing ground level. 

There are no windows of habitable rooms facing 
the western side boundary. 

The window of the kitchen is setback 3.3m from 
the southern side boundary. 

The northern wall of Unit 3 is setback a 
minimum of 3.9m from the southern wall of Unit 
2; however, neither the southern wall of Unit 2 or 
the northern wall of Unit 3 contains windows or 
glazed doors to habitable rooms. 

The eastern wall of Unit 3 (which contains 
windows to the living area) is setback 6m from 
the western wall of Unit 4 (which contains 
windows to Bedrooms 1 and 2 of Unit 4). 

The northern wall of Unit 3 has a zero setback 
from the private open space of Unit 2; however, 
the northern wall of Unit 3 does not contain 
windows or glazed doors to habitable rooms. 

Unit 4 

The windows in Unit 4 that face the southern 
side boundary are for habitable rooms that do 
not have a floor level more than 1m above 
existing ground level. 

A3 - A shared driveway or parking space 
(excluding a parking space allocated to that 
dwelling) must be separated from a window, or 
glazed door, to a habitable room of a multiple 
dwelling by a horizontal distance of not less 
than: 

(a) 2.5m; or 

(b) 1m if: 

(i) it is separated by a screen of not less 
than 1.7m in height; or 

(ii) the window, or glazed door, to a 
habitable room has a sill height of not 
less than 1.7m above the shared 
driveway or parking space, or has 
fixed obscure glazing extending to a 
height of not less than 1.7m above the 
floor level. 

A3 - Complies 

No windows or glazed doors to habitable rooms 
of any dwelling are less than 2.5m from a shared 
driveway or parking space that is not allocated 
to that dwelling. 
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Clause 10.4.7 - Frontage fences for all 
dwellings 

A1 - No Acceptable solution (when not exempt) 

A1 - Not applicable 

The proposed frontage fences to the Roslyn 
Avenue and part of the Hiern Road frontages 
have a height of 1.2m and are exempt under 
Clause 5.6.2(b). 

Clause 10.4.8 - Waste storage for multiple 
dwellings 

A1 - A multiple dwelling must have a storage 
area, for waste and recycling bins, that is not 
less than 1.5m2 per dwelling and is within one of 
the following locations: 

(a) an area for the exclusive use of each 
dwelling, excluding the area in front of the 
dwelling; or 

(b) a common storage area with an impervious 
surface that: 

(i) has a setback of not less than 4.5m 
from a frontage; 

(ii) is not less than 5.5m from any 
dwelling; and 

(iii) is screened from the frontage and any 
dwelling by a wall to a height not less 
than 1.2m above the finished surface 
level of the storage area. 

A1(a) - Complies 

Each dwelling is provided with a 1.5m2 bin 
storage area that is not in front of the dwelling. 

A1(b) - Not applicable 

No common bin storage area is proposed. 

Clause 10.6.1 - Lot Design 

A1 - The size of each lot must comply with the 
minimum and maximum lot sizes specified in 
Table 10.1, except if for public open space, a 
riparian or littoral reserve or utilities. 

A1 – Not applicable  

The development is for multiple dwellings and 
for this reason there is no maximum lot size.  

A2 - The design of each lot must provide a 
minimum building area that is rectangular in 
shape and complies with all of the following, 
except if for public open space, a riparian or 
littoral reserve or utilities:  

(a) clear of the frontage, side and rear boundary 
setbacks;  

(b) not subject to any codes in this planning 
scheme;  

(c) clear of title restrictions such as easements 
and restrictive covenants;  

(d) has an average slope of no more than  
1 in 5; 

(e) the long axis of the building area faces north 
or within 20 degrees west or 30 degrees 
east of north; is 10m x 15m in size.  

(f) no trees of high conservation value will be 
impacted. 

A1 - Complies 

The lot to be created by the consolidation can 
accommodate minimum building area that is 
rectangular in shape, and which satisfies (a)-(f).  

A3 - The frontage for each lot must comply with 
the minimum and maximum frontage specified in 
Table 10.2, except if for public open space, a 

A1 - Complies 

The frontages of the consolidated lot of 54.85m 
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riparian or littoral reserve or utilities or if an 
internal lot. 

to Roslyn Avenue and 36.82m to Hiern Road 
satisfy the 15m minimum frontage requirement 
for corner lots. 

A4 - No lot is an internal lot. A1 - Complies 

The lot that will be created by the consolidation 
is not an internal lot. 

A5 - Subdivision is for no more than 3 lots. A1 - Complies 

The consolidation will create one lot. 

Clause 10.6.2 - Roads 

A1 - The subdivision includes no new road. 

A1 - Complies 

No road is to be created by the consolidation.  

Clause 10.6.3 - Ways and Public Open Space 

A1 - No Acceptable Solution. 

A1 – Not applicable 

The consolidation does not create any ways of 
public open space. 

Clause 10.6.4 - Services 

A1 - Each lot must be connected to a reticulated 
potable water supply. 

A1 - Complies 

The lot that will be created by the consolidation 
is connected to the reticulated potable water 
supply. 

A2 - Each lot must be connected to a reticulated 
sewerage system. 

A1 - Complies 

The lot that will be created by the consolidation 
is connected to the reticulated sewerage 
system. 

A3 - Each lot must be connected to a 
stormwater system able to service the building 
area by gravity. 

A1 - Complies 

The lot that will be created by the consolidation 
is connected to the stormwater system which 
services the lot by gravity. 

A4 - The subdivision includes no new road. A4 - Complies 

No road is to be created by the consolidation. 

 
 

Code Provisions 
 

Clause Compliance/Comments 

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 - Not applicable 

As the site does not have access to a Category 
1 or 2 road. 

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 

A2 - Not applicable 

As the area is not subject to a speed limit more 
than 60km/h. 
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increase by more than 10% or 10 vehicle 
movements per day, whichever is the greater. 

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 - Complies 

The proposal is in an area subject to a speed 
limit 60km/h or less and the number of vehicle 
movements does not increase by more than 
20% or 40 movements per day. 

Each dwelling generates 6-8 vehicle movement 
per day. For four new dwellings = 24-32 vehicle 
movements per day. 

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 - Not applicable 

The development is not within 50m of a 
Category 1 or 2 road, or a rail network. 

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 - Not applicable 

The development is not within 50m of a 
Category 1 or 2 road, or a rail network. 

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 - Not applicable 

The speed limit in area being accessed is less 
than 60km/h. 

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 speed limit is 60km/h or less and a single 
access providing both entry and exit is 
proposed. 

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 

The design of the existing access meets the 
standard. 
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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 - Complies 

Development has proposed total of 12 car 
parking spaces including 2 for visitors. 

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 - Not applicable 

The proposal demands fewer than 20 parking 
spaces, so motorcycle parking spaces are not 
required. 

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 

There is only one access point provided for 
each road frontage. 

Clause E6.7.2 - Design of vehicular 
accesses 

A1 - Design of vehicle access points must 
comply with all of the following: 

(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 

A1 - Complies 

The vehicle access point complies with the 
Australian Standard. 
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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 

Two vehicles can pass each other is various 
sections of the driveway including in proposed 
crossover as its 5.5m wide. 

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 

All vehicles can enter and leave the site in a 
forward direction. 

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 

The vehicle access and parking layout complies 
with the Australian Standard. 

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 

Concrete driveway proposed. 
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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 

Solar bollard lighting is to be provided. A 
lighting plan has been submitted. 

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 

A landscaping plan has been provided with the 
application showing that there is more than 5% 
of the area incorporating landscaping. 

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 - Not applicable 

This proposal is not required to provide 
motorcycle parking in accordance with Clause 
E6.6.3. 

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 - Not applicable 

The proposal is in the General Residential 
zone. 

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 

Roadside waste collection by Council. 
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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 

The access is in accordance with Council’s 
requirements. 

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 

All stormwater from new impervious surfaces is 
to be captured and disposed of by gravity to the 
public stormwater system. 

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: 

(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. 

A2 - Not applicable 

The size of the impervious area is less than 
600m2; there are fewer than 6 parking spaces 
provided not within a garage; and the 
application is not a subdivision. 

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 

Calculation and report provided. Stormwater 
detention is proposed. 

A4 - A major stormwater drainage system must 
be designed to accommodate a storm with an 
ARI of 100 years. 

A4 - Complies 

The stormwater design has been designed to 
accommodate a storm with an ARI of 100 
years. 

Note:  Codes not listed in this Checklist have been assessed as not being relevant to the assessment of this 
application. 

 
 
TREVOR BOHEIM 
CONSULTING PLANNER  
 
9 September 2026 
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OPEN SESSION RESUMES 

13 PETITIONS STILL BEING ACTIONED  

There are no petitions still being actioned. 

14 PETITIONS RECEIVED IN LAST PERIOD 

A report on the petition headed ‘Sealing of Van Morey Road, Margate’ will be provided to a future 
Council meeting.  

15 OFFICERS REPORTS TO COUNCIL 

15.1 FINANCIAL REPORT AUGUST 2026 YEAR TO DATE 

File Number: 10.47 

Author: Anthony Lovell, Manager Finance 

Authoriser: David Spinks, Director People & Finance  

  
Strategic Plan Reference 

Key Priority Area: 5.   Doing the essentials efficiently and effectively  so we can build for the 
future.  

Strategic Outcome: 5.4   Statutory and governance functions which are delivered to a high 
standard.  

 

1. PURPOSE 

1.1 To provide the August 2026 Financial Report Summary to Council for review.  

2. BACKGROUND 

2.1 The attached report has been prepared based on current financial with estimates and 
accruals being used where final information is not available as per standard accounting 
practice.  

3. STATUTORY REQUIREMENTS 

3.1 There are no specific requirements under the Local Government Act 1993 regarding 
financial reporting, however good practice would indicate that a monthly financial report is 
required to enable adequate governance of financial information. 

4. DISCUSSION 

4.1 The Summary Operating Statement contains several variances to the original budget. 
Revenue is favourable to budget and expenditure slightly over budget.   

4.2 Overall the underlying result is $935,000 favourable to budget mainly attributable to timing 
variances.  Council entered the year with a budgeted underlying deficit of $2.644M but 
forecast adjustments have reduced this to $2.355M.   
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4.3 The following are the major variances and explanations: 

REVENUE 

• Grants Recurrent is +$579K to Budget YTD mainly due to AFL grants (cost 
recovery) received, which will have matching expenditure.  

• A full year Forecast adjustment has also been included for Financial Assistance 
Grants for $114K as an increase to Grants Recurrent for FY27.  

• Reimbursements from State Government for pensioner discounts on general rates 
are +$105K to Budget YTD, a full year forecast adjustment of +$170k has been 
made for this item.   

• Although not showing as a variance as yet, the full year forecast for dividends from 
TasWater has been increased.  Following lobbying by local government upon the 
release of their draft corporate plan, TasWater increased the proposed dividends for 
26/27 in their final corporate plan, but this occurred after the adoption of council’s 
budget.  As always, the payment of any TasWater dividend is contingent upon their 
financial performance.   

EXPENDITURE 

• Total Operating Expenses Aug YTD are +$72K to Budget (0.8%). 

• The largest variance is within Other Expenses and the main contributor is  
Pensioner rates discount expense by $340k.  A full year forecast adjustment of 
$240k has been made to this item.  Note that the pensioner discount expense and 
reimbursement (noted above) will offset each other by year end.    

• Within Materials and services the AFL expenses have caused an unfavourable 
variance of $524k but this is offset by the recovery noted above.   Other offsetting 
favourable variances in materials and services include Digital Experience costs 
$347K favourable to budget mainly driven by Software Maintenance and 
Subscriptions, some of which are in the procurement and implementation phase. 
This in addition to $177k Favourable within Environment, Development and 
Community Services.   

4.4 Cash – Council’s cash position at the end of August amounted to $20.9M with $15.385 
held in Investments. This compares favourably to August 2025 at which time cash 
holdings were $18.356M.  Council Debt remains at $10.922M at a fixed rate average of 
5.06%.   

4.5 Capital – Year to Date Capital Expenditure report is attached.  

5. FINANCE 

5.1 Overall the underlying result is $935,000 favourable to budget mainly attributable to timing 
variances.  Council entered the year with a budgeted underlying deficit of $2.644M but 
forecast adjustments have reduced this to $2.355M 

6. ENVIRONMENT 

6.1 No direct environmental effects.  

7. COMMUNICATION AND CONSULTATION 

7.1 Financial Results for August 2026 are available for public scrutiny within the Council 
meeting agenda.  
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8. RECOMMENDATION 

That Council endorses the attached Financial Reports as at 31 August 2026. 

 

 

ATTACHMENTS 

1. Financial Report Council August 2026   
2. Capital Expenditure Report August 2026    
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15.2 APPENDICES 

RECOMMENDATION 

That the Appendices attached to the Agenda be received and noted. 

16 NOTICES OF MOTION 

At the time the Agenda was compiled there were no Notices of Motion received.  

17 CONFIRMATION OF ITEMS TO BE DEALT WITH IN CLOSED SESSION 

RECOMMENDATION 

That in accordance with the Local Government (Meeting Procedures) Regulations 2025 Council, by 
absolute majority, move into closed session to consider the following items: 

Confirmation of Minutes 

Regulation 40(6) At the next closed meeting, the minutes of the previous closed meeting, after any necessary 
correction, are to be confirmed as the true record by the council or council committee and signed by the 
chairperson of the closed meeting. 

Applications for Leave of Absence 

Regulation 17(2)(i) applications by councillors for a leave of absence 

Tender Assessment - 2026/27 Capital Works Projects - various 

Regulation 17(2)(e) contracts, and tenders, for the supply of goods and services and their terms, conditions, 
approval and renewal. 

 

 

 

 

 

 

 

 

In accordance with the Council Meetings & Councillor Workshops Audio Recording Guidelines Policy, 
recording of the open session of the meeting ceased. 

 

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 - 2026/27 Capital Works Projects - Various  

 

CLOSURE 
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APPENDICES 

 

Please note that these two documents are for Councillor information only and are therefore not available in the 
public agenda 
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