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1.0 Introduction

1.1 Purpose of the Report

6ty° Pty Ltd has been engaged by Fred Malahoff of Mountain Stream Fishery to
prepare an application for a draft amendment to the Local Provisions Schedule of the
Tasmanian Planning Scheme - Launceston (“the Scheme”) in accordance with
section 37(1) of the Land Use Planning and Approvals Act 1993 (“the Act”).

The draft amendment seeks to rezone the three titles that form 325 Watery Plains
Road, White Hills (“the site”) as identified by Certificates of Title Volume 208625 Folio
1, Volume 232243 Folio 1, and Volume 106554 Folio 1 from Agriculture Zone to Rural
Zone.

The purpose of the proposed draft amendment is to enable consideration of alternative
under the applicable provisions of the Rural Zone of the Scheme which would not be
allowable under the existing Agriculture Zone. The current application addresses the
rezoning only. Any future proposed use and development would be subject to a later
development application.

This report forms the basis of the application and has been prepared having regard to
the relevant requirements and objectives of the Act and relevant strategic planning
documents including:

¢ Northern Tasmania Regional Land Use Strategy;

e Guideline No. 1 Local Provisions Schedule (LPS): Zone and Code Application
June 2018;

e State Policies;
e City of Launceston Strategic Plan 2014-2024: 2019 Review; and

e Tasmanian Planning Scheme — Launceston.

1.2 Application Overview

Subject Land

Location 325 Watery Plains Road, Targa

Title Information Volume 208625 Folio 1
Volume 232243 Folio 1
Volume 106554 Folio 1

PID 7871028 and 1999741

Total Land Area 520.1ha

Current Zoning Agriculture

Overlays 7.0 Waterway and coastal protection area
13.0 Bushfire prone area
15.0 Low and medium landslip hazard bands
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16.0 Airport obstacle limitation area

Statutory References

Planning Instrument

Tasmanian Planning Scheme — Launceston

Planning Authority

City of Launceston

Legislative Instrument

Land Use Planning and Approvals Act 1993

Proposed Amendment

Description

Rezone the Site from Agriculture to Rural Zone

1.3 Proposed Draft Amendment

The proposed draft amendment seeks to rezone the Site from Agriculture to Rural

Zone as identified below —

Current zoning (Agriculture)

Proposed zoning (Rural)

The proposed amendment includes applying the priority vegetation overlay over the
land proposed to be zoned Rural where it is applicable.

1.4 Statutory Overview

Section 38(1) of the Act requires that the Planning Authority must satisfy themselves
that a draft amendment will meet the Local Provisions Schedule (LPS) criteria set out
in section 34 of the Act. The following table provides an overview of the LPS criteria
pertinent to the proposed draft amendment.
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Section 34(2) LPS Criteria

The LPS criteria to be met by a relevant planning instrument are that the instrument —

Sub- |Requirement
clause

Response

Document S

(a) contains all the provisions that the SPPs
specify must be contained in an LPS.

The proposed draft amendment seeks to
amend the LPS by way of rezoning the site from
Agriculture to Rural.

All provisions that the State Planning Provisions
(SPPs) specify will continue to apply to the site.

(b) is in accordance with section 32.

The proposed draft amendment will satisfy the
matters specified in section 32 of the Act.

The Agriculture Zone was assigned to the site
during the ftransition from the Launceston
Interim  Planning Scheme 2013 to the
Tasmanian  Planning Scheme and in
accordance with the Zone Application
Guidelines set out in Guideline No. 1 Local
Provisions Schedule (LPS): Zone and Code
Application June 2018 which are addressed in
Section 4.1 of this report.

The site was assigned to the Rural Resource
Zone under the Launceston Interim Planning
Scheme 2013.

(c) furthers the objectives set out in Schedule
1.

Assessment of the proposed draft amendment
against the objectives set out in Schedule 1 of
the Act is provided in Section 4.2 of this report.

(d) is consistent with each State policy.

Assessment of the proposed draft amendment
against each State Policy is provided in
Section 4.3 of this report.

(da) |satisfies the relevant criteria in relation to

There are no Tasmanian Planning Policies in

the TPPs. effect in which to consider the proposed draft
amendment against.
(e) as far as practicable, is consistent with the | Assessment of the proposed draft amendment

regional land use strategy, if any, for the
regional area in which is situated the land
to which the relevant planning instrument
relates.

against the Northern Tasmania Regional Land
Use Strategy is provided in Section 4.5 of this
report.

f) has regard to the strategic plan, prepared
under section 66 of the Local Government
Act 1993, that applies in relation to the
land to which the relevant planning
instrument relates.

Assessment of the proposed draft amendment
against the relevant parts of the City of
Launceston Corporate Strategic Plan 2014 —
2024: 2019 Review is provided in Section 4.6
of this report.

1 guidelines issued under section 8A of the Act.

“Amend the Launceston Local Provisions Schedule
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Section 34(2) LPS Criteria

The LPS criteria to be met by a relevant planning instrument are that the instrument —

Sub- Requirement Response
clause
(9) as far as practicable, is consistent with | In this instance, the site does not adjoin and is

and co-ordinated with any LPSs that|not/ocated adjacent to, land that is governed by
apply to municipal areas that are adjacent | another LPS within a different municipal area.
to the municipal area to which the relevant | Accordingly, the proposed draft amendment
planning instrument relates. satisfies section 34(2)(g) of the Act.

(h) has regard to the safety requirements set| The site is located in more than 15km east of
out in the standards prescribed under the | the applicable Gas Pipeline Corridors.

Gas Safety Act 2019. The proposed draft amendment will therefore

not affect, or could be affected by, the
requirements set out in the standards
prescribed under the Gas Safety Act 2019.
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2.0 Site and Surrounds

2.1 The Site
The site comprises three adjoining titles (CT208625/1, CT232243/1 and CT106554/1)
with a total area of 520.1ha. The property is located around 10km east of St Leonards
and 2.3km north of Blessington Road.

The site is positioned at the confluence of the St Patricks River and the North Esk
River. A bridge over the North Esk River joins the southern title (CT106554/1) with the
remainder of the property. A bridge over the North Esk River joins the southern title
(CT106554/1) with the remainder of the property.

The property is developed with a single dwelling and outbuildings, sited on the northern
side of the North Esk River.

Access to the site is from Watery Plains Road, via a private right of way over two
properties. A reserved road bisects two of the subject titles.

The south-western edge of the site exists as partly cleared paddocks where the land
flattens near the rivers. The remainder of the site consists of moderate to steeply
sloping land, generally with a westerly aspect. Most of the site is vegetated with native
eucalypt forest, part of which is protected by a conservation covenant as a private
reserve.

The three titles that form the property are subject to the proposed draft amendment,
as identified in Figure 2.

Document Set'lﬁ”m% — - - -
e ’Amend the Launceston Local Provisions Schedule 325 Watery Plains Road, White Hills
Version: 1, Version Date: 12/04/2024 y

Attachment 9.3.2 PS A- LL P 0019 - 325 Watery Plains Road White Hills -
Version 2 - Planning Submission Page 213



City of Launceston Thursday 11 July 2024
Council Meeting Agenda

Cr208625/4,

CT208625/1

Cr282243/4

CIRlOGE4Y/i

Figure 2 - Aerial image illustrating the spatial area of the site, across three titles.

Source: base image and data from the LIST (www.thelist.tas.gov.au) © State of Tasmania

The property adjoins the Weavers Creek Regional Reserve on the north-eastern
side. The reserve is Crown land managed by the Parks and Wildlife Service. The
western boundary of the site is formed by the Crown land reserves of the St Patricks
River and North Esk River. The adjoining land on other sides of the property and
beyond the rivers is privately owned.

Water reticulation infrastructure owned and managed by Taswater is located just
south of the site on the North Esk River.

2.2 Zoning and Overlays

The site is currently assigned to the Agriculture Zone under the Scheme. Other zones
within proximity to the site include Rural, Environmental Management and Utilities.

The spatial allocation of land use zones is shown in Figure 3 below.
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| Rural
. Agriculture

. Environmental Management

Utilities

Figure 3 - Zoning of the site and surrounding area
Source: base image and data from the LIST (www.thelist.tas.gov.au) © State of Tasmania

The site is partly or entirely within the following overlays on the Scheme overlay maps:

Waterway and coastal protection area;
Bushfire prone area;

Low and medium landslip hazard bands; and
Airport Obstacle Limitation Area

2.3 Natural Values and Hazards

Bushfire Hazard

The site is located within a Bushfire Prone Area.

Potentially Contaminated Land

The site is not currently used for any use listed in Table C14.2 and the site is not known
to be potentially contaminated.

Landslide Risk
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Parts of the site are identified within the low and medium landslide hazard bands on
the Scheme overlay maps.

Flood Hazard

The site is not shown as being subject to a flood risk on the Scheme overlay maps.
Scenic Values

The site is not subject to any scenic values mechanisms in the Scheme.

Biodiversity Values

Most of the site is vegetated with native forest. The Agricultural Report submitted with
the application identifies that most of the eucalypt forest falls into the Eucalyptus
amygdalina forest and woodland on dolerite (TasVeg code DAD) with areas of
Eucalyptus viminalis forest and woodland on dolerite (DVG), Allocasuarina verticillate
forest (NAV) and other vegetation types in smaller parcels.

Around 12.2ha of the site is cleared Agricultural land (FAG), which includes the area
around the existing dwelling.

Approximately 14ha of the site is covered by Eastern riparian scrub (SRE), which is a
Threatened Vegetation Community under the Nature Conservation Act 2002.

Part of the site (approximately 241ha) is protected by a conservation covenant as a
private reserve, as shown in Figure 4. The covenanted area includes the Eastern
riparian scrub (SRE) vegetation and the remaining area is mainly Eucalyptus
amygdalina forest and woodland on dolerite (DAD).
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Figure 4 — Private reserve area identified in green.

Source: base image and data from the LIST (www.thelist.tas.gov.au) © State of Tasmania

The banks of waterways on the site are covered by the Waterway and coastal
protection area overlay under the Natural Assets Code.

If the proposal to rezone the site to the Rural Zone is successful, the identified priority
vegetation areas under the Natural Assets Code will apply. This overlay does not apply
currently as the land in the Agriculture Zone, in accordance with the Code Application
Guidelines for the Natural Assets Code (Guideline No. 1 Local Provisions Schedule
(LPS): Zone and Code Application June 2018). If the rezoning of the land is approved
the priority vegetation area will apply to most of the site, as shown on the overlay map,
attached as Appendix C to this report.

2.4 Local Context

The site is located approximately 10km east of St Leonards, which forms the outer
edge of urban development on the south-eastern side of Launceston. The site is
accessed via Blessington Road, which is a State arterial road providing access to the
Ben Lomond National Park and surrounding rural areas along the North Esk River.

Rural land in the broader area is used for a mix of purposes, including dry land grazing,
native forest harvesting and plantation forestry, conservation areas and lifestyle
properties.
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The site is located within a Rural Area under the Regional Framework Plan and Land
Use Categories defined by the Northern Tasmania Regional Land Use Strategy (refer
to the NRLUS discussion in section 4.6 of this report).

241 Zoning

The site is situated at the northern edge of the current Agriculture Zone, where it
extends east of the more intensively farmed areas on the south-eastern side of
Launceston, along the North Esk River.

Directly adjoining land to the north and further to the north and north-east of the site is
generally assigned to the Rural Zone, except where it is assigned to a conservation
related zoning of Environmental Management Zone or Landscape Conservation Zone.

2.4.2 Infrastructure

The site is in a rural area. It is not connected to any reticulated services.

2.4.3 Road Network

The site is accessed via Watery Plains Road which is a gravel road off Blessington
Road under the local authority of the Council.

From Watery Plains Road, access to the property is secured via a right of way passing
over two private titles.

3.0 Supporting Assessments

The proposal is informed by the following background investigation which is
summarised below.

3.1 Agricultural Assessment

RMCG Pty Ltd was engaged to prepare an Agricultural Report considering the
proposed draft amendment, attached as Appendix B to this report.

An initial desktop feasibility assessment was undertaken followed by a field inspection
in June 2023 to conform the desktop study findings.

The assessment considers:

e The physical characteristics of the subject title and surrounding land including
an onsite Land Capability assessment of the pasture areas;

e Existing and potential agricultural and primary industry use of the subject title
and surrounding land;

e The potential for irrigation development; and
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e Existing non-agricultural use on the subject title, the holding and surrounding
land.

The report contains the following comments around Land Capability:

The Published Land Capability for the land shows the land to be the following
Classes:

= Class 5 — 56.4ha

= Class 6 — 378.9ha

= Class 7 — 82.9ha

» Unmapped — 1.9ha.

Class 5 land is described as Land unsuited to cropping and with slight to
moderate limitations to pastoral use.

Class 6 land is described as land that is marginally suitable for grazing due to
severe limitations.

Class 7 land is described as having very severe to extreme limitations that
make it unsuitable for agricultural use.

When onsite a Land Capability Assessment was conducted that focused on
areas mapped as FAG and GCL.

The key limiting factors that were identified were surface stone and
cobbles/gravel in the profile, drainage limitations, and potential water erosion
risks. The assessment concluded that for the assessed areas the published
Land Capability is generally consistent, and no areas were assessed that were
less limited for agricultural use than Class 5. Abundant dolerite boulders were
also identified under vegetation, which aligns with areas that are mapped as
Class 6 or7.

The report contains the following comments regarding potential for irrigation of the site:

e The property is partially located within the middle and low sub-catchments of
the North Esk River, as well as the lower St Patricks sub-catchment. The entirety
of the land is within the North Esk catchment. The property has frontage onto
both the North Esk and St Patricks Rivers. There are also unnamed fributaries
(one for the St Patricks and two for the North Esk) which have their head waters
originate on the property and flow into their respective river.

e According to DNREs Water Assessment Tool the catchment is over allocated,
which means the only irrigation water available would be through trading.

e Based on the 10m contours there are no attractive dam sites on the property.

o The property is also outside any active irrigation schemes, although it is noted
that the North Esk Irrigation Scheme covers the property to the south and the
Scheme offtake for pump filling the Scheme dam (Dam ID 9871 - Rocklands
Lake) is approximately 1km upstream from the south eastern corner of the
southern title on the North Esk River.
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e The likelihood and feasibility for developing an irrigation water resource on the
subject land is very low due to the lack of available irrigation water and the lack
of land suitable to receive irrigation water.

The report concludes that the site should be assigned to the Rural Zone for the
following reasons:

e The subject property is limited for existing and potential agricultural use by Land
Capability and lack of existing or potential irrigation water resources.

e There is no Prime Agricultural Land associated with the property.

e Land with these characteristics is more consistent with the application
guidelines for the Rural Zone rather than the Agriculture Zone.

e Rezoning the land to Rural will not have any impacts on adjacent agricultural
activities.
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4.0 Draft Amendment Statutory Assessment

4.1 Section 8A Guidelines — Guideline No.1 Local Provisions Schedule
(LPS): Zone and Code Application

The proposed draft amendment seeks to rezone the site from Agriculture to Rural. The
application guidelines for these zones are provided below:

Agriculture Zone

The purpose of the Agriculture Zone is:

21.1.1 To provide for the use or development of land for agricultural use.

21.1.2 To protect land for the use or development of agricultural use by minimising:
(a) conflict with or interference from non-agricultural uses;

(b) non-agricultural use or development that precludes the return of the land to agricultural
use; and

(c) use of land for non-agricultural use in irrigation districts.

21.1.3 To provide for use or development that supports the use of the land for agricultural use.

Zone Application Guidelines Response

AZA1

The spatial application of the Agriculture Zone | The site is identified as Unconstrained in the ‘Land
should be based on the land identified in the | Potentially Suitable for Agriculture Zone’ mapping
‘Land Potentially Suitable for Agriculture Zone’ |/ayer published on the LIST.

layer published on the LIST, while also having

regard to: The site is not currently used for an agricultural

purpose. Historically, it is known to have been used
(a) any agricultural land analysis or|for low stock sheep grazing only.

mapping undertaken at a local or

regional level for part of the municipal |A site-specific agricultural land analysis has been

area which: undertaken by a suitably qualified person
. . (Agricultural Report — 325 Watery Plains Road,
(i) incorporates more recent or detailed | \jichael Tempest of RMCG, dated October 2023).
analysis or mapping;
The Agricultural Assessment finds that the

(i) better aligns with on-ground features; agricultural potential of the land is constrained for the

or .
following reasons:
(i) addresses any anomalies or
inaccuracies in the ‘Land Potentially| * Land Capability - - o
Suitable for Agriculture Zone’ layer, and The published Land Capability for the site is
as follows:
where appropriate, may be demonstrated in a = Class 5 — 56.4ha
report by a suitably qualified person, and is = Class 6 — 378.9ha
consistent with the relevant regional land use = Class 7 — 82.9ha
strategy, or supported by more detailed local = Unmapped — 1.9ha.
strategic analysis consistent with the relevant ) _ _
regional land use strategy and endorsed by the Class 5 land is described as Land unsuited

to cropping and with slight to moderate

relevant council;
’ limitations to pastoral use.

(b) any other relevant data sets; and
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(c) any other strategic planning undertaken
at a local or regional level consistent
with the relevant regional land use
strategy or supported by more detailed
local strategic analysis consistent with
the relevant regional land use strategy
and endorsed by the relevant council.

Class 6 land is described as land that is
marginally suitable for grazing due to severe
limitations.

Class 7 land is described as having very
severe to extreme limitations that make it
unsuitable for agricultural use.

The onsite assessment by RMCG confirmed
the mapped land capability, with no land
exceeding Class 5. The majority of the site
is Class 6 and 7, which is generally
unsuitable for agriculture other than
marginal grazing.

. Water supply -
The assessment finds that the likelihood and
feasibility for developing an irrigation water
resource on the subject land is very low due
to the lack of available irrigation water and
the lack of land suitable to receive irrigation
water (eg a dam site).

e There is no Prime Agricultural Land

associated with the property.

As such, the Agricultural Report concludes that the
land is more consistent with the application
guidelines for the Rural Zone rather than the
Agriculture Zone and that rezoning the land to Rural
will not have any impacts on adjacent agricultural
activities.

AZ?2

Land within the Significant Agriculture Zone in
an interim planning scheme should be included
in the Agriculture Zone unless considered for an
alternate zoning under AZ 6

The site was in the Rural Resource Zone under the
interim planning scheme.

AZ3

Titles highlighted as Potentially Constrained
Criteria 2A, 2B or 3 in the ‘Land Potentially
Suitable for Agriculture Zone’ layer may require
further investigation as to their suitability for
inclusion within the Agriculture Zone, having
regard to:

(a) existing land uses on the title and
surrounding land;

(b) whether the title is isolated from other
agricultural land;

(c) current ownership and whether the land

is utilised in conjunction with other

agricultural land;

the agricultural potential of the land; and

any analysis or mapping undertaken at

a local or regional level consistent with

(d
(e

-— -

Not applicable.

As discussed above, the is site identified as
Unconstrained in the ‘Land Potentially Suitable for
Agriculture Zone’ mapping layer.
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the relevant regional land use strategy,
or supported by more detailed local
strategic analysis consistent with the
relevant regional land use strategy and
endorsed by the relevant council.

AZ 4

The ‘Potential Agricultural Land Initial Analysis’
layer may assist in making judgements on the
spatial application of Agriculture Zone, including,
but not limited to:

(a) any titles that have or have not been
included in the ‘Land Potential Suitable
for the Agriculture Zone' layer, including
tittes that are surrounded by land
mapped as part of the LIST layer;

(b) any titles highlighted as Potentially
Constrained Criteria 2A, 2B or 3;

(c) outlying titles that are either included or
excluded within the ‘Land Potential
Suitable for the Agriculture Zone’ layer;
and

(d) larger titles or those with extensive
areas of native vegetation cover.

Part of the site is identified as Potential Agricultural
Land in the ‘Potential Agricultural Land Initial
Analysis’ layer, as shown in the image below.

% >/\\\
> : ;

I Potential Agricutural Land - Intisl Analyss
Excuded Yom the Study Area

It is noted that most of the land that is excluded from
the layer is covered by a conservation covenant.

AZ5

Titles may be split-zoned to align with areas
potentially suitable for agriculture, and areas on
the same title where agriculture is constrained.
This may be appropriate for some larger titles.

Split-zoning is not necessary in this case.

The Agricultural Report finds that all three titles that
form the subject property more closely meet the
application guidelines for the Rural Zone than the
Agriculture Zone.

AZ 6

Land identified in the ‘Land Potentially Suitable
for Agriculture Zone’ layer may be considered for
alternate zoning if:

(a) local or regional strategic analysis has
identified or justifies the need for an
alternate consistent with the relevant
regional land use strategy, or supported
by more detailed local strategic analysis
consistent with the relevant regional
land use strategy and endorsed by the
relevant council;

(b) for the identification and protection of a
strategically important naturally
occurring resource which requires an
alternate zoning;

This land should be considered for alternate zoning
on the basis of the provided Agricultural Report by a
suitably qualified person, which recommends that
the land is rezoned to Rural in accordance with AZ
6(e).

e the land has limited or no potential for
agricultural use and is not integral to the
management of a larger farm holding that
will be within the Agriculture Zone; and

e there are significant constraints to
agricultural use occurring on the land.

Parts of the site have significant natural values,
protected by a private conservation covenant under
the Nature Conservation Act 2002. Consideration of
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(c) for the identification and protection of
significant natural values, such as
priority vegetation areas as defined in
the Natural Assets Code, which require
an alternate zoning, such as the
Landscape Conservation Zone or
Environmental Management Zone;

(d) for the identification, provision or
protection of strategically important
uses that require an alternate zone; or

(e) it can be demonstrated that:

(i) the land has limited or no potential for
agricultural use and is not integral to the
management of a larger farm holding
that will be within the Agriculture Zone;
(i) there are significant constraints to
agricultural use occurring on the land; or
(iii) the Agriculture Zone is otherwise not
appropriate for the land.

alternative zonings as addressed in AZ6(c) is
therefore necessary.

The Landscape Conservation Zone is applied to
some land in the surrounding area and around the
municipality. The Section 8A Guideline No. 1
provides the following guidance for the application of
the Landscape Conservation Zone:

e [CZ1

The Landscape Conservation Zone should
be applied to land with landscape values that
are identified  for  protection and
conservation, such as bushland areas, large
areas of native vegetation, or areas of
important scenic values, where some small
scale use or development may be
appropriate.

e [CZ2
The Landscape Conservation Zone may be
applied to:
(a) large areas of bushland or large areas of
native vegetation which are not otherwise
reserved, but contains threatened native
vegetation communities, threatened species
or other areas of locally or regionally
important native vegetation;
(b) land that has significant constraints on
development through the application of the
Natural Assets Code or Scenic Protection
Code; or
(c) land within an interim planning scheme
Environmental Living Zone and the primary
intention is for the protection and
conservation of landscape values.

e [CZ3
The Landscape Conservation Zone may be
applied to a group of titles with landscape
values that are less than the allowable
minimum lot size for the zone.

e [CZ4
The Landscape Conservation Zone should
not be applied to:
(a) land where the priority is for residential
use and development (see Rural Living
Zone); or
(b) State-reserved land (see Environmental
Management Zone).

The conservation covenant applies to around 46% of
the overall site (240ha of the total 520ha). The
covenanted area is also of an irreqular shape with
other parts of the titles on either side of the
covenanted area. The land is developed and used
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for residential purposes and associated small scale
farming and hobby activities. Split zoning of the titles
would likely be necessary to accommodate the
existing use and potential future uses of the land.
The limited area and irreqular shape of the
conservation covenanted land would make
application of the Landscape Conservation Zone
difficult for this site.

The Environmental Management Zone is generally
applied to reserves managed by public authorities
and is not suitable for this privately held title that is
also used for residential purposes.

Altering the zoning to the proposed Rural Zone will
increase the protection of the environmental values
on the land in any case, as the Natural Assets Code
will apply, which is not the case under the current
Agriculture Zone.

AZT

Land not identified in the ‘Land Potentially | Not Applicable.
Suitable for Agriculture Zone’ layer may be
considered for inclusion within the Agriculture
Zone if:

(a) local or regional strategic analysis has
identified the land as appropriate for the
Agriculture Zone consistent with the
relevant regional land use strategy, or
supported by more detailed local
strategic analysis consistent with the
relevant regional land use strategy and
endorsed by the relevant council;

(b) the land has similar characteristics to
land mapped as suitable for the
Agriculture Zone or forms part of a
larger area of land used in conjunction
with land mapped as suitable for the
Agriculture Zone;

(c) it can be demonstrated that the
Agriculture Zone is appropriate for the
land based on its significance for
agricultural use; or

(d) it addresses any anomalies or
inaccuracies in the ‘Land Potentially
Suitable for Agriculture Zone’ layer, and
having regard to the extent of the land
identified in the ‘Potential Agricultural
Land Initial Analysis’ layer.

Rural Zone

The purpose of the Rural Zone is:
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20.1.1 To provide for a range of use or development in a rural location:

(a) where agricultural use is limited or marginal due to topographical, environmental or other

site or regional characteristics;

(b) that requires a rural location for operational reasons;
(c) is compatible with agricultural use if occurring on agricultural land;
(d) minimises adverse impacts on surrounding uses.

20.1.2
20.1.3

To minimise conversion of agricultural land for non-agricultural use.

To ensure that use or development is of a scale and intensity that is appropriate for a rural

location and does not compromise the function of surrounding settlements.

Zone Application Guidelines

Response

RZ 1

The Rural Zone should be applied to land in non-
urban areas with limited or no potential for
agriculture as a consequence of topographical,
environmental or other characteristics of the area,
and which is not more appropriately included
within the Landscape Conservation Zone or
Environmental Management Zone for the
protection of specific values.

The land is in a non-urban area and has limited
potential for agriculture, for reasons outlined
above and in the submitted Agricultural Report.

The site has some conservation values, however
these do not apply to the whole site and are
otherwise protected through a conservation
covenant and will be subject to the Natural Assets
Code if the rezoning is approved.

Application of the Landscape Conservation or
Environmental ~Management Zone is not
considered necessary to protect specific natural
values in this case. The land that may be suitable
for application of the Landscape Conservation
Zone is limited in size and is of an irreqular shape,
across part of each of the three titles and
separated by a waterway. This could necessitate a
split zoning, which is not considered necessary or
desirable for this site. The natural values will be
more protected under the proposed Rural Zone
than they are under the current Agriculture Zone,
by application of the Natural Assets Code.

The Rural Zone is the appropriate zoning for the
site.

RZ 2

The Rural Zone should only be applied after
considering whether the land is suitable for the
Agriculture Zone in accordance with the ‘Land
Potentially Suitable for Agriculture Zone’ layer
published on the LIST.

The current zoning of Agricultural is based upon
the classification as Unconstrained in the ‘Land
Potentially Suitable for Agriculture Zone’ mapping.

A site-specific analysis by a suitably qualified
person (Agricultural Report — 325 Watery Plains
Road, Michael Tempest of RMCG, dated October
2023) is now presented to demonstrate that the
Agriculture Zone is not appropriate for the site, and
it should be reassigned to the Rural Zone.

Rz 3
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The Rural Zone may be applied to land identified
in the ‘Land Potentially Suitable for Agriculture
Zone’ layer, if:

(a) it can be demonstrated that the land has
limited or no potential for agricultural use
and is not integral to the management of a
larger farm holding that will be within the
Agriculture Zone;

(b) it can be demonstrated that there are
significant constraints to agricultural use
occurring on the land;

(c) the land is identified for the protection of a
strategically important naturally occurring
resource which is more appropriately
located in the Rural Zone and is supported
by strategic analysis;

(d) the land is identified for a strategically
important use or development that is more
appropriately located in the Rural Zone
and is supported by strategic analysis; or

(e) it can be demonstrated, by strategic
analysis, that the Rural Zone is otherwise
more appropriate for the land.

A site-specific analysis by a suitably qualified
person is presented fo demonstrate that the land
has limited potential for agricultural use and is not
integral to the management of a larger farm
holding in the Agriculture Zone. The report
demonstrates that there are significant, ongoing
constraint to agricultural use of the land including:

e Most of the land is moderately to steeply
sloped;

o Low Land Capability; and

e lack of access to irrigation water and lack
of water storage options if water was
available.

It is demonstrated that the Rural Zone is the
appropriate zoning for the site.

4.2 Objectives of the Land Use Planning and Approvals Act 1993

Section 34(2)(c) of the Act requires that an amendment furthers the Objectives set out
in Schedule 1. The following sections detail how the proposed draft amendment
furthers these objectives.

4.2.1 Schedule 1 Objectives — Part 1

PART 1 - Objectives of the Resource Management and Planning System of Tasmania

Objective Response

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

The proposed rezoning from Agriculture Zone to
the Rural Zone will allow for consideration of the
natural values present on the site through
application of the priority vegetation area under the

Natural Assets Code, which is not applied to the
current zoning.

This will improve the existing protection of natural
resources including ecological processes and
genetic diversity within the local area.

The proposed rezoning recognises that the subject
land is substantially constrained for agricultural
uses, as evidenced in the RMCG report. The Rural
Zone is a better fit for the land in accordance with
the Section 8A Guidelines for application of the
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PART 1 = Objectives of the Resource Management and Planning System of Tasmania

Objective

Response

TPS zones, as set out in section 4.1 of this report.
A change to the Rural Zone would allow for other
uses to be considered for the site that are not
currently possible under the Agriculture Zone.

Access to the site is via a Right of Way, however
this should not impact the application of a the most
suitable zoning to the property. Any future use or
development of the site under either the
Agriculture or the Rural Zone would require full
consideration of matters pertaining to access and
associated amenity of the adjoining land, as made
relevant by the controls of the applicable zone at
the time of application.

(b) to provide for the fair, orderly and
sustainable use and development of air, land
and water; and

The draft amendment will provide for fair, orderly
and sustainable use and development. It will
provide an opportunity to more appropriately zone
three titles which have limited potential for
agricultural use.

The proposal will allow for future consideration of
sustainable use and development of the land
under appropriate zoning controls.

(c) to encourage public involvement in resource
management and planning; and

Public involvement will be undertaken through the
exhibition of the proposed amendment.

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

The draft amendment will facilitate economic
development through zoning which will allow for an
expanded range of uses to be potentially
undertaken on the subject property (with
appropriate approvals).

O

to promote the sharing of responsibility for
resource management and planning
between the different spheres of
Government, the community and industry in
the State.

The amendment process represents a sharing of
responsibility for resource management and
planning between Council the Commission,
stakeholders and the community.

4.2.2 Schedule 1 Objectives — Part 2

PART 2 - Objectives of the Planning Process Established by this Act

Objective

Response

(a) to require sound strategic planning and co-
ordinated action by State and local
government; and

The proposed draft amendment is consistent with
the Regional Land Use Strategy of Northern
Tasmania and the Section 8A Guideline No. 1
Local Provisions Schedule (LPS): Zone and Code
Application June 2018.

“Amend the Launceston Local Provisions Schedule

6t @em%
Version: 1, Version Date: 12/04/2024

325 Watery Plains Road, White Hills

Attachment 9.3.2 PS A- LL P 0019 - 325 Watery Plains Road White Hills -
Version 2 - Planning Submission

Page 228




City of Launceston
Council Meeting Agenda

Document S

Thursday 11 July 2024

PART 2 = Objectives of the Planning Process Established by this Act

Objective

Response

The proposal requires consideration by local and
State government through the planning scheme
amendment process.

It therefore represents coordinated and sound
strategic planning.

(b) to establish a system of planning instruments
to be the principal way of setting objectives,
policies and controls for the use,
development and protection of land; and

The amendment process is part of the system
involved in establishing and reviewing planning
instruments. The draft amendment will involve a
rezoning of land to a more appropriate zoning,
given site specific information not available when
the current zoning was established.

The relevant Code provisions will continue to apply
to the site in relation to the proposed development
application that will be facilitated by the proposed
draft amendment. The priority vegetation area
controls under the Natural Assets Code will apply
if the land is rezoned from Agriculture to Rural
Zone.

(c) to ensure that the effects on the environment
are considered and provide for explicit
consideration of social and economic effects
when decisions are made about the use and
development of land; and

The application includes information which
demonstrate that the proposed draft amendment
will not have a significant impact on environmental
values associated with the land and water
resources within and external the site.

The proposal is for a rezoning only at this time.

The impacts of any future use and development
will require consideration through the planning
approval process.

(d) to require land use and development
planning and policy to be easily integrated
with  environmental, social, economic,
conservation and resource management
policies at State, regional and municipal
levels; and

The proposed draft amendment is consistent with
the relevant State, regional and local strategy and
policy directions which broadly seek to achieve

sustainable  development that does not
compromise environmental, social, economic,
conservation and  resource  management

objectives.

(e) to provide for the consolidation of approvals
for land use or development and related
matters, and to co-ordinate planning
approvals with related approvals; and

The proposed planning scheme amendment is
considered under section 37(1) of the Act.

(f) to promote the health and wellbeing of all
Tasmanians and visitors to Tasmania by
ensuring a pleasant, efficient and safe
environment for working, living and
recreation; and

The proposed draft amendment will provide an
appropriate zoning for a specific site. It will not
adversely impact upon the health and wellbeing of
Tasmanians or visitors to Tasmania. The existing
environment for working, living and recreating
within northern Tasmania will be maintained.
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PART 2 = Objectives of the Planning Process Established by this Act

Objective Response

(g) to conserve those buildings, areas or other | The draft amendment will not result in any impact
places which are of scientific, aesthetic,|on a place listed or known to be significant for its
architectural or historical interest, or|scientific, aesthetic, architectural, historical or
otherwise of special cultural value; and cultural value.

(h) to protect public infrastructure and other|The site is in a rural area, with limited-service
assets and enable the orderly provision and | provision.
co-ordination of public utilities and other
facilities for the benefit of the community;
and

The proposed amendment will not impact the
public road infrastructure or the orderly provision
of other public services where available.

(i) to provide a planning framework which fully | The proposal full considers land capability and the
considers land capability. Protection of Agricultural Land Policy.

The proposal is supported by an Agricultural
Report by a suitably qualified person (Agricultural
Report — 325 Watery Plains Road, Michael
Tempest of RMCG, dated October 2023) which
addresses land capability.

Further consideration of the Protection of
Agricultural Land Policy is provided in Section
4.3.2 below.

4.3 State Policies

The following section assesses the draft amendment against each of the current State
Policies.

4.3.1 Tasmanian State Coastal Policy 1996

The site is located more than 1km from the coastal zone, which is defined by reference
to State Waters, and the State Policy therefore does not apply.

4.3.2 State Policy on the Protection of Agricultural Land 2009

The State Policy on the Protection of Agricultural Land (PAL) seeks to protect
agricultural land in Tasmania from conversion to other uses.

The Purpose of the PAL is:

To conserve and protect agricultural land so that it remains available for the
sustainable development of agriculture, recognising the particular importance
of prime agricultural land.
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The Objectives of the PAL are:
To enable the sustainable development of agriculture by minimising:
(a) conflict with or interference from other land uses; and

(b) non-agricultural use or development on agricultural land that precludes the
return of that land to agricultural use.

The Purpose and Objectives are achieved through the application of eleven
Principles, which are implemented through planning schemes.

In this case the proposal is supported by an Agricultural Report by a suitably qualified
person (Agricultural Report — 325 Watery Plains Road, Michael Tempest of RMCG,
dated October 2023).

The Agricultural Report is based upon a desktop analysis of available datasets
followed by a site assessment to ground truth the information.

Regarding Land Capability, the Agricultural Report provides the following information:

The Published Land Capability for the land shows the land to be the following
Classes:

= Class 5 — 56.4ha

= Class 6 — 378.9ha

= Class 7 — 82.9ha

= Unmapped — 1.9ha.

Class 5 land is described as Land unsuited fo cropping and with slight to
moderate limitations to pastoral use.

Class 6 land is described as land that is marginally suitable for grazing due to
severe limitations.

Class 7 land is described as having very severe to extreme limitations that
make it unsuitable for agricultural use.

When onsite a Land Capability Assessment was conducted that focused on
areas mapped as FAG and GCL.

The key limiting factors that were identified were surface stone and
cobbles/gravel in the profile, drainage limitations, and potential water erosion
risks. The assessment concluded that for the assessed areas the published
Land Capability is generally consistent, and no areas were assessed that were
less limited for agricultural use than Class 5. Abundant dolerite boulders were
also identified under vegetation, which aligns with areas that are mapped as
Class 6 or7.

The majority of the land is unsuitable for agriculture other than marginal grazing and
over 80ha of it is not suited to agriculture at all.

Regarding potential for irrigation of the site the Agricultural Report contains the
following comments:
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e The property is partially located within the middle and low sub-catchments of
the North Esk River, as well as the lower St Patricks sub-catchment. The entirety
of the land is within the North Esk catchment. The property has frontage onto
both the North Esk and St Patricks Rivers. There are also unnamed tributaries
(one for the St Patricks and two for the North Esk) which have their head waters
originate on the property and flow into their respective river.

e According to DNREs Water Assessment Tool the catchment is over allocated,
which means the only irrigation water available would be through trading.

e Based on the 10m contours there are no aftractive dam sites on the property.

o The property is also outside any active irrigation schemes, although it is noted
that the North Esk Irrigation Scheme covers the property to the south and the
Scheme offtake for pump filling the Scheme dam (Dam ID 9871 - Rocklands
Lake) is approximately 1km upstream from the south-eastern corner of the
southern title on the North Esk River.

o The likelihood and feasibility for developing an irrigation water resource on the
subject land is very low due to the lack of available irrigation water and the lack
of land suitable to receive irrigation water.

The property adjoins substantial waterways and the land immediately south of the site
is within the North Esk Irrigation Scheme. However, that irrigation scheme is
completely allocated (possible over-allocated) so water rights could only be secured
through trading. The Agricultural Report states that there are no likely places on the
site to establish a dam, which would be required to receive any irrigation water before
it could be spread on the property. Further, with the limited amount of land that would
possibly be suited to irrigated agriculture (56ha of Class 5 land) it would not be
economically feasible to invest in irrigation infrastructure. Further, the Class 5 land is
moderately to steeply sloping and part of it is further constrained by the presence of
the conservation covenant and associated vegetation. This further reduces the amount
of land that may be suitable for modern irrigation infrastructure.

The report concludes that the site should be assigned to the Rural Zone for the
following reasons:

o The subject property is limited for existing and potential agricultural use by Land
Capability and lack of existing or pofential irrigation water resources.

e There is no Prime Agricultural Land associated with the property.

e Land with these characteristics is more consistent with the application
guidelines for the Rural Zone rather than the Agriculture Zone.

e Rezoning the land to Rural will not have any impacts on adjacent agricultural
activities.

The Agricultural Report finds that the characteristics of the land are more consistent
with the application of the Rural Zone rather than the Agriculture Zone.

The Agricultural Report considers the productive capacity of the land and potential to
be farmed with adjoining land in section 4.1:

The subject title is limited for existing and potential agricultural use by Land
Capability and lack of existing or potential irrigation water resources. If this
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land was farmed on its own, it would not have sufficient suitable land and water
resources to support a ‘viable’ enterprise. There may be some scope to
undertake native forest harvesting within the vegetated areas that are not
covered by the conservation covenant, however changing the zoning from
‘Agriculture’ to ‘Rural’ would not impact on this occurring.

Land with these sort of characteristics is best farmed in conjunction with other
land. There may be some scope to farm the land in conjunction with the
property to the south, and utilise areas of the subject property as a bush run.
However, stock would only be able to be run at a low stocking rate and it
therefore does not provide a significant amount of land resources to contribute
to a ‘viable’ commercial scale enterprise. Again, rezoning the land to ‘Rural’
does not affect the property’s ability to be farmed in conjunction with adjacent
land in the future.

Rezoning the land from Agriculture to Rural will keep the property within Tasmania’s
agricultural estate and will not change the potential for the land to be used for grazing
and potentially forestry now or in the future.

The proposed rezoning is consistent with the Objectives and Principles of the State
Policy on the Protection of Agricultural Land.

4.3.3 State Policy on Water Quality Management 1997

The provisions of the Water Quality Management 1997 are reflected in the Natural
Assets Code in the Scheme. The banks of waterways on the site are covered by the
Waterway and coastal protection area overlay under the Natural Assets Code.

The proposal is for a rezoning only at this time. Any future use and development would
be subject to assessment under the Scheme, including any applicable Codes. Permit
conditions are capable of being applied to ensure appropriate performance measures
are implemented to protect water quality, limit runoff during construction phases and
address stormwater discharge from the site associated with any future use and
development that is facilitated by the proposed draft amendment.

The draft amendment is therefore consistent with the State Policy.

4.3.4 National Environmental Protection Measures

Section 12A of the State Policies and Projects Act 1993 states that a National
Environment Protection Measure is taken to be a State Policy.

The National Environmental Protection Measures (NEPMs), which have been adopted
as State Policies, include the following:

e Air Toxics NEPM;

Ambient Air Quality NEPM;

Assessment of Site Contamination NEPM;
Diesel Vehicle Emissions NEPM;
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e Movement of Controlled Waste between States and Territories NEPM;
¢ National Pollutant Inventory NEPM; and
e Used Packing Materials NEPM.

The NEMPs relate to matters that are not affected by the proposed rezoning.

4.4 Tasmanian Planning Policies

Section 34(2) (da) of the Act requires an amendment to satisfy the relevant criteria of
a Tasmanian Planning Policy (“TPP”). There are no TPPs currently in effect and on
that basis the criterion is met.

4.5 Northern Tasmania Regional Land Use Strategy

The Northern Tasmania Regional Land Use Strategy (‘NTRLUS’) was originally
declared by the Minister for Planning in accordance with the relevant provisions of the
Act on 27 October 2011. The current version was amended on 23 June 2021 and
provides a framework for the sustainable use of land in the region.

The NTRLUS is a strategic regional land use plan for the eight (8) council areas in the
north and north-east of Tasmania. It has a 20-year time horizon to 2032 for integrated
infrastructure, land use development and transport planning, and is underpinned by
economic development, social and environmental strategies.

The NTRLUS defines three key land use categories to direct the allocation of all land
in the Region. These categories are:

e Urban Growth Areas

e Rural Areas

o Natural Environment Areas
The site falls within a Rural Area under the land use categories.
The relevant sections of the NTRLUS are addressed below.

D2.2.4 - Key Planning Principles for Rural Areas

The Key Planning Principles for Rural Areas are set out in section D.2.2.4 of the
NTRLUS.

The relevant principles are addressed in Table 1 below.
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Table 1 - Key Planning Principles for Rural Areas

D2.2.4 Key Planning Principles for Rural Areas

Planning for Rural Areas should consider the way in which it can:

Principle

Conserve and manage rural areas to enhance
their contribution to the regional economy, rural
industries and regional rural landscape values;

Response

The proposed rezoning aims to apply the most
appropriate zone to the subject site (Rural Zone)
and to expand the range of uses that can be
considered under the planning scheme, enhancing
the potential contribution of the property to the
regional economy.

Ensure land use and water management policies
and regulations do not unreasonably constrain the
development of agriculture, agribusiness, and
appropriate ecotourism and recreation
opportunities in Rural Areas;

Land use and water management policies and
regulations will not unreasonably constrain the
potential use and development of the site.

Protect quality agricultural land from incompatible
development and provide for the expansion of
agricultural production in Productive Resource
Areas;

The proposal seeks to rezone land that has low
agricultural potential (as demonstrated in the
Agricultural Report) from Agriculture Zone to Rural
Zone. Agriculture can still be able to be conducted
on the land to the extent it is viable, however other
land uses will also be able to be considered where
appropriate under the Rural Zone.

The Agricultural Report provided with the
application considers the surrounding land use
(section 3.7) and addresses the potential for the
proposed rezoning to impact or constrain the
adjoining land. 74 Watery Plains Road is used for
residential and agricultural purposes, with dryland
grazing of cattle and sheep. The property is 215ha
in area and the property is within the North Esk
Irrigation Scheme district, although doesn’t appear
to have water rights currently. The rezoning itself
will have no impact at all on the Right of Way
access over this title. If a new use or development
is proposed in the future the suitability of the
access would need to be considered, regardless
of the zoning.

Land on the western side of St Patricks River
adjacent to the west of the site is part of a larger
commercial scale enterprise. There is no reason
the proposal will impact use of this property in any
way.

The Agricultural Report finds (section 4.3) that the
rezoning would not place any constraints on the
adjacent agricultural activities.

Permit secondary or non-agricultural land uses
where water quality, scenic rural landscapes,
agricultural activities and the natural environment
are not adversely impacted and the strategic
purpose of rural land use zones is not undermined,
preferably in locations proximate to existing
settlement.

The proposed rezoning will allow for a greater
range of secondary or non-agricultural uses to be
considered on the site where compatible with
natural values and amenity.
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Overall, the proposed draft amendment will not compromise, distort or be discordant
with the Planning Principles for Rural Areas.

E.5 - Regional Economic Development Policy

The Key Economic Development Strategies are set out in section E.5.3 of the

NTRLUS.

The relevant strategies are addressed in Table 2 below.

Table 2 - Key Economic Development Strategies

E.5.3 Key Economic Development Strategies

Planning for Regional Economic Development should apply the following strategies:

Strategy

Promote protection of significant agricultural land
and natural productive resources in accordance
with the State Policy on the Protection of
Agricultural Land (2009).

Response

The proposal seeks to rezone land that has low
agricultural potential (as demonstrated in the
Agricultural Report) from Agriculture Zone to Rural
Zone.

Agriculture and other primary production (such as
forestry) will be able to be conducted on the land
to the extent they are viable, however other land
uses will also be able to be considered where
appropriate under the Rural Zone.

Recognise, and provide long-term protection, for
all potentially irrigable areas.

The Agricultural Report finds that there are no
existing water resources for irrigation associated
with the land.

The land does have frontages to both the St
Patricks River and North Esk River, which could
potentially provide water for irrigation purposes.

However, the Agricultural Report finds that the
North Esk catchment is already over allocated and
there are no suitable sites for a dam on the
property. Additionally, the topography constraints
and low land capability mean that the likelihood
and feasibility of developing an irrigation water
resource on the site is very low.

Ensure the integrity of agricultural values is
maintained whilst allowing for a transition of non-
agricultural land uses between land within Rural
Areas and Urban Growth Areas.

The site is already used for residential purposes.
The proposed rezoning seeks to apply the Rural
Zone to the land to enable consideration of other
uses in the future that are not currently possible.

As demonstrated in the Agricultural Report, the
agricultural potential of the land is limited, and
other uses may be considered without impacting
the integrity of agricultural values on the site or in
the region.

Promote and support agricultural
areas.

production

The site is not a significant agricultural production
area due to the limitations from land capability and
lack of irrigation feasibility.
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Planning for Regional Economic Development should apply the following strategies:

Strategy

Response

It is appropriate to change the zoning of the land
to Rural to allow for consideration of other potential

uses of the land.

The relevant Specific Policies and Actions of the Regional Economic Development Policy are

addressed in Table 3 below.

Table 3 - Specific Policies and Actions of the Regional Economic Development Policy.

Specific Policies and Actions

appropriate land use planning
practices that seek to manage
development and use of the
region’s natural resources.

of rural industries and support an
expanded agricultural sector.

Policy Action Response
ED-P6 ED-A7

The proposed rezoning would
Encourage sustainable and|Protect the long-term operation|assign the more appropriate

zone to the site, allowing for
future use and development that
is suited to the site features and
conditions. The rezoning would
not impact the ability of the land
to be used for agriculture as far
as is possible and will not impact
upon  agricultural use  of
surrounding land.

ED-P7

Prevent the loss of future rural
production (including agriculture,
mineral extraction, forestry).

ED-A11

Identify natural economic
resource areas and protect from
further fragmentation and
inappropriate land use.

The proposed rezoning from
Agriculture to Rural would not
remove the land from the
Tasmanian agricultural estate.
The land would still be available
for rural production as far as it is
capable.

ED-P12

Avoid unnecessary restrictions
on new tourism sector innovation
in planning schemes and
acknowledge that planning
schemes cannot always predict
future tourist sites/developments.

ED-A17

Provide opportunities to
economically support rural land
uses (e.g., farming) by allowing
diversification through tourism
use and development.

ED-A18

Encourage the establishment of
small tourism businesses by
allowing flexible locations and
minimising regulation, such as
working from home and farm
gate tourism.

The re-assignment of the land to
the Rural Zone would allow for a
greater range of uses to be
considered on the site, including
increased potential for tourism
use and development.

E.7 - Regional Environment Policy

The Key Environment Strategies are set out in section E.7.3 of the NTRLUS.

The relevant strategies are addressed in Table 4 below.
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E.7.3 Key Environment Strategies

Planning for Regional Environment should apply the following strategies:

Principle

Advance regional integration and coordination to
align planning policy and strategy between local
councils and at different levels of government to
provide consistency in environmental response.

Thursday 11 July 2024

Response

The proposal seeks to rezone land that has low
agricultural potential (as demonstrated in the
Agricultural Report) from Agriculture Zone to Rural
Zone.

Agriculture and other primary production (such as
forestry) will be able to be conducted on the land
to the extent they are viable, however other land
uses will also be able to be considered where
appropriate under the Rural Zone.

Provide for development that adequately
considers water quality and potential impacts on
coasts, waterways and wetlands.

The Agricultural Report finds that there are no
existing water resources for irrigation associated
with the land.

The land does have frontages to both the St
Patricks River and North Esk River, which could
potentially provide water for irrigation purposes.

However, the Agricultural Report finds that there is
no suitable irrigable land on the property and
accessing irrigation water would be limited by
availability in the catchment and lack of sites for a
dam to be established onsite.

The relevant Specific Policies and Actions of the Regional Environment Policy are

addressed in Table 5 below.

Table 5 - Specific Policies and Actions of the Regional Environment Policy.

Specific Policies and Actions

Policy Action

Response

BNV-P01 BNV-A01

approach to regional biodiversity | overlays

habitats including
comprehensive spatial regional
biodiversity mapping.

The proposed rezoning to Rural
would allow for the protection of

Implement a consistent regional | Apply appropriate zoning and/or | significant vegetation on the site
through
management, native vegetation|schemes to protect areas of|mapped priority vegetation areas
communities and native fauna|native vegetation.

planning | through  application of the
under the Natural Assets Code,
which would apply to most of the
site.

This overlay does not apply
currently as the land in the
Agriculture Zone, in accordance
with the Code Application
Guidelines for the Natural Assets
Code (Guideline No. 1 Local
Provisions Schedule (LPS): Zone
and Code Application June
2018).
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Specific Policies and Actions

Policy

Action

Response

BNV-P02

Except where planning scheme
provisions provide for
exemptions, restrict land clearing
and disturbance of intact natural
habitat and vegetation areas,
including areas of forest and non-
forest communities declared
under the Nature Conservation

BNV-A03

Provide for environmental
assessments through planning
schemes for  development
proposals with the potential to
impact on the habitats of native
species of local importance.

It has been demonstrated that
the land does not represent a
significant agricultural resource
and as such it is appropriate for
the priority vegetation areas to
apply as mapped (Appendix C).

Where applicable, use and
development proposals in the
priority vegetation area will be

development is to minimise risk
to people and property resulting
from land instability by adopting a
risk-managed based approach,
consistent with Practice Note
Guidelines for Landslide Risk
Management 2007 and AGS
(2007a) Guideline for Landslide
Susceptibility, Hazard and Risk

Zoning for Land Use Planning;
AGS (2007e) Australian
GeoGuides for Slope

Management and Maintenance.

declared landslip zones.
Complete regional land slide
hazard mapping to allow

identification of land susceptible
to landscape hazards and its
associated level of risk to specific
scale and types of land uses and
developments.

NH-A02

Permit appropriate land uses and
urban development in areas of
susceptibility only where risk is
very low or where it can be
managed by prescriptive controls
to avoid undue risk to persons
including life of loss and damage
to property.

NH-A03
If there is doubt about the

geotechnical stability of land
proposed for urban development,

Act, coastal wetlands and given due consideration under

remnant and appropriate cultural the Natural Assets Code.

vegetation within  settlement

areas.

NH-P01 NH-A01 Parts of the land are mapped in
the low and medium landslip

Future land use and urban|Manage further development in|hazard bands under the Landslip

Hazard Code.

Where applicable, use and
development proposed in these
areas will be given due
consideration under the
standards of the Landslip Hazard
Code.

development is to minimise risk
to people and property resulting
from bushfire hazard.

schemes based on current best
practice to minimise risk to
persons and property resulting
from bushfire hazard.

Council may require a
geotechnical assessment to
identify risks and mitigation
techniques
NH-P03 NH-A05 The whole site is identified as a
Bushfire-Prone area.
Future land use and|Include controls in planning

Where applicable, proposed use
and development on the site will
be given due consideration under
the standards of the Bushfire-
Prone Areas Code.
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Specific Policies and Actions

Policy

Action

Response

CW-PO7

Protect the water quality of the
region’s waterways and
wetlands, including key water
supply catchments.

CW-A11

Include provisions in planning
schemes to facilitate the
protection of ecological and
hydrological integrity of water
catchments, including adequate
buffers.

Parts of the land are mapped in
the waterway and coastal
protection areas under the
Natural Assets Code.

Where applicable, proposed use
and development in these areas
will be given due consideration
under the standards of the
Natural Assets Code.

4.6

City of Launceston Corporate Strategic Plan 2014-2024: 2019 Review

The City of Launceston Corporate Strategic Plan 2014-2024: 2019 Review is prepared
under the Local Government Act 1993. It outlines Council's long-term strategic
priorities, goals, and focus areas to provide us provide direction across a range of

operations.

Council’'s Strategic Plan is informed by the community’s vision captured in the Greater

Document S

Launceston Plan.

The relevant Strategic Priorities are identified and addressed in Table 3.

Table 2 - Relevant Strategic Priorities of the City of Launceston Strategic Plan

Strategic Priority

2. Facilitate prosperity by seeking out and
responding to opportunities for growth and
renewal of our regional economy:

a. To provide an environment that is
conducive to business and
development;

Response

The proposed draft amendment will facilitate
economic activity by seeking to apply the
appropriate zoning to the subject property which
will allow for consideration of an expanded range
of use and development options in the future.

6. Protect our environment by caring for our
unique natural assets and amenity, and
sensitively managing future development
opportunities:

a. To reduce our
communities impact
natural environment.

the
the

and
on

The proposed draft amendment will improve
protection of environmental values on the site by
applying the priority vegetation area mapping
under the Natural Assets Code.

This overlay does not apply to land in the
Agriculture  Zone, in recognition of the
importance of primary production.

The site adjoins a conservation area and part of
it is already subject to a conservation covenant.

If the zoning of the property is changed as
proposed to the Rural Zone, the overlay can
then apply and provide further protections for the
natural values on this site.
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Strategic Priority Response

A city planning for its future by ensuring our
approach to strategic land-use,
development and infrastructure investment
is coordinated, progressive and
sustainable:
a. To ensure that the planning
system at a local and regional
level is effective and efficient.

The proposed draft amendment provides for a
public approach to strategic planning within
Launceston. It will follow an established planning
system that considers local and regional scale
issues which is known to be effective and
efficient with respect to delivering sustainable
planning outcomes.

In this case, site-specific information will be used
to apply the correct zoning to the subject
property and allow for appropriate use and
development options to be considered in the
future.

4.7 Adjacent Local Government Areas

Section 34(2)(g) of the Act requires the amendment, as far as practicable, to be
consistent and coordinated with any LPS applying to adjacent local government
areas. The proposed amendment relates to a site-specific qualification that applies to
an individual fitle. It will therefore not affect any adjacent LPS.

4.8

Gas Safety Act 2019

Section 34(2)(h) requires the amendment to have regard to the safety requirements
set out in the standards prescribed under the Gas Safety Act 2019. The proposed
amendment does not affect the attainment of these requirements because it will not
have an adverse impact on any aspect of the gas supply industry.

4.9 Code

Summary

Tasmanian Panning Scheme - Launceston

Clause [Code Applicability

C1.0 Signs Code Not Applicable - no development is proposed.
The future development will be subject to the
requirements of the Code if signage is proposed.

C2.0 Parking and Sustainable Applicable - The Code applies to all use and

Transport Code

development.

While it is not directly applicable to the application for
rezoning, any future development will be subject to the
requirements of the Code.
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Tasmanian Panning Scheme = Launceston

Clause [Code Applicability

C3.0 Road and Railway Assets Code |Not Applicable - no development is proposed.

The future development may be subject to the
requirements of the Code where applicable.

C4.0 Electricity Transmission Not Applicable - the site is not located within an electricity

Infrastructure Protection Code transmission corridor, communications station buffer area
or substation facility buffer area.

C5.0 Telecommunications Code Not Applicable - the proposal does not involve
development for a telecommunications facility.

C6.0 Local Historic Heritage Code Not Applicable - the code is not applicable in accordance
with clause C6.2 of the Scheme.

C7.0 Natural Assets Code Applicable — some parts of the site are subject to a
watercourse and coastal protection area and the priority
vegetation area will apply to mapped areas if the zoning
of the property changes from Agriculture Zone to Rural
Zone.

C8.0 Scenic Protection Code Not Applicable - the site is not mapped as being within a
scenic protection area. The Code does not apply to the
Utilities Zone.

C9.0 Attenuation Code Not Applicable - the site is not located within a known
attenuation area and the proposal is for a rezoning only.

C10.0 Coastal Erosion Hazard Code Not Applicable - the site is not within a coastal erosion
hazard area.

C11.0 Coastal Inundation Hazard Not Applicable - The site is not located within a coastal

Code inundation hazard area.
C12.0 Flood-Prone Areas Hazard Not Applicable - The site is not located within a flood-
Code prone hazard area.

C13.0 Bushfire-Prone Areas Code Applicable - The site is mapped as bushfire prone on the

overlay maps.
Any future development for subdivision, vulnerable or
hazardous uses will be subject to the requirements of the
Code.
C14.0 Potentially Contaminated Land |Not Applicable - The site is not known to be located on
Code land which is potentially contaminated.

C15.0 Landslip Hazard Code Applicable — Some parts of the site are subject to a low
or medium landslip hazard band in accordance with the
mapped areas.
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Clause [Code Applicability

Any future development in these areas be subject to the
requirements of the Code.

C16.0 Safeguarding of Airports Code |Applicable — The site is within an airport obstacle
limitation area. The AHD height specified for the OLS area
is 316m.

Any future development will be subject to the
requirements of the Code.

5.0 Conclusion

The proposed amendment seeks to rezone the land at 325 Watery Plains Road, White
Hills from Agriculture to Rural. The site includes three adjoining titles.

The proposal is supported by a site-specific Agricultural Report which demonstrates that
the site is constrained in terms of potential for future agricultural development and the
Rural Zone is therefore the appropriate zoning for the site. Applying the Rural Zone to the
site will allow for a greater range of potential uses to be considered under the planning
scheme.

The proposal will increase protections for natural values occurring on the site as the
proposed amendment includes the application of the priority vegetation area mapping
under the Natural Assets Code to the relevant sections of the site.

The proposed amendment represents coordinated and sound strategic planning and
complies with the relevant requirements in Sections 32, 34 and 37 of the Act.

It is recommended that the proposed planning scheme amendment be initiated and
subsequently approved.
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Appendix C
Agricultural Report — 325 Watery Plains Road, RMCG
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Appendix D
Natural Assets Code — Priority Vegetation Area map, RMCG
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SUMMARY

Client:

Fred Malahoff

Property
identification:

325 Watery Plains Rd, White Hills

Zoning: Agriculture, Tasmanian Planning Scheme - Launceston.
PID 7871028, CT 208625/1 (258.1ha) & CT 232243/1 (183.4ha)
PID 1999741, CT 106554/1 (78.6ha)

Proposal:

Rezoning of titles from Agriculture to Rural.

Land Capability

Published Land Capability (at 1:100,000 scale) maps the Land Capability of the site as;
Class 5 (56.4ha), Class 6 (378.9ha), Class 7 (82.9ha), with 1.9ha unmapped.

A Land Capability Assessment (at 1:10,000 scale) was conducted that focused on the
pasture areas. The onsite assessment confirmed that the published mapping is accurate for
the assessed area.

Assessment An initial desktop feasibility assessment was undertaken followed by a field inspection on
comments: the 29 of June 2023, to confirm or otherwise the desktop study findings of the agricultural

assessment. This report summarises the findings of the desktop and field assessment.
Conclusion:

The subject property is limited for existing and potential agricultural use by Land Capability and
lack of existing or potential irrigation water resources. There is no Prime Agricultural Land
associated with the subject land. Land with these sort of characteristics is more consistent with
the application guidelines for the ‘Rural’ zone rather than the ‘Agriculture’ zone (Tasmanian
Planning Commission 2018).

Rezoning the land to ‘Rural’ will not have any impacts on adjacent agricultural activities.

Assessment by:

v

757 AN

Michael Tempest

Senior Consultant
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1 Introduction

The three titles (combined area of 520ha) are located at 325 Watery Plains Rd, White Hills. Current zoning for
the land is ‘Agriculture’ under the Tasmanian Planning Scheme — Launceston (the Planning Scheme).

The proponent seeks to gain discretionary approval for the titles to be rezoned from the current zoning to
‘Rural’. This is to better reflect the characteristics and capacity of the land.

2 Method

This assessment considers:

= The physical characteristics of the subject title and surrounding land including an onsite Land Capability
assessment on the subject land'

= Existing and potential agricultural and primary industry use of the subject title and surrounding land

= The potential for irrigation development

= Existing non-agricultural use on the subject title, the holding and surrounding land.

This assessment utilises publicly available datasets including Land Capability, water resources, soils,
vegetation as well imagery (including historic Google Earth imagery).

Information about the activities on the subject title and holding has been ascertained through discussion with
the owner.

A site assessment was conducted on the 29" June 2023, to confirm or otherwise desktop information. The
onsite Land Capability Assessment (as per Grose 1999) was conducted on the title at a scale of 1:10,000 (see
Appendix 3 for RMCG’s Land Capability Assessment Protocol).

In addition to the on-site Land Capability assessment, published Land Capability for the subject land is
available:

= Published Land Capability by Tas Government at a Scale of 1:100,000 (see Figure A1-5)
— Pipers Report, 1991.

T An on-site Land Capability assessment was undertaken for the pasture areas. Visual confirmation of Land Capability was adopted for the balance of
the property for the purposes of this report.
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3 Description

3.1 LANDSCAPE CONTEXT

There are three titles associated with property that are proposed to be rezoned:

= (CT208625/1 —258.1ha
= CT 232243/1 - 183.4ha
= CT 106554/1 — 78.6ha.

The combined area of the titles is approximately 520ha. There is an existing dwelling located on CT 232243/1.
The majority of the land is covered in native vegetation, with 241ha of the native vegetation covered by a
conservation covenant. The property is accessed via a Right of Way from Watery Plains Rd to the south across
two properties to the south; 34 Water Plains Rd & 74 Watery Plains Rd (see Figure A1-7). The property is
moderately to steeply sloped, with a generally westerly aspect. The highest point of the site is in the north
eastern corner at 490m Above Sea Level (ASL), with the lowest point along the south eastern boundary,
adjacent to the North Esk River at 210m ASL.

The property is situated at the confluence of the St Patricks River and the North Esk River. The St Patricks
River forms the western boundary of the most northern title (CT 208625/1), with the North Esk wrapping around
the eastern, northern and western boundary of the most southern title (CT 106554/1) and splitting this title from
the northern two titles. The St Patricks river joins the North Esk River at the most north western point of CT
106554/1 and from there the North Esk River flows to the south. The titles are linked across the North Esk by
an existing bridge (see Figure A4-5).

The prevailing wind is from the northwest. Mean annual rainfall is 627mm?.
3.2 SOILS AND GEOLOGY

The soils on the site are unmapped. The majority of the underlying geology is mapped as Jd - Jurassic igneous
rocks (dolerite). Portions of the land along the riverbanks are mapped as a mix of alluvium derived geological
types, as well as mudstones, siltstone and sandstone. Some areas along the riverbanks show signs of previous
erosion from flood events. Dolerite outcrops were identified across the site and generally correlated with
vegetated areas.

The nearest mining lease is 11.5km to the west.
3.3 VEGETATION

Tas Veg 4.0 maps 10 different vegetation communities, see Table 3-1 and Figure A1-3.

Table 3-1: Assessed Vegetation and Other Land Use Categories

TAS VEG COMMUNITIES AREA (HA)

Eucalyptus amygdalina forest and woodland on dolerite (DAD) 408.7

Lowland grassland complex (GCL) 40.4

2 Launceston Airport BoM Weather Station. http://www.bom.gov.au/climate/averages/tables/cw_091311.shtml
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TAS VEG COMMUNITIES AREA (HA)

Eucalyptus viminalis grassy forest and woodland (DVG) 221
Allocasuarina verticillate forest (NAV) 18.6
Eastern riparian scrub (SRE) 14.1
Agricultural Land (FAG) 12.2
Leptospremum scoparium heathland and scrub (SLS) 4
Acacia dealbata forest (NAD) 1
Water, sea (OAQ) 0.7
Weed infestations (FWU) 0.3

The mapped forest and woodland communities align with physical landscape features, with vegetation
predominantly occurring across the site, apart from the areas that are mapped as FAG and GCL. The FAG
area aligns with the identified modified land on the site.

SRE is listed as a threatened community under the Nature Conservation Act 2002. Vegetation associated with
riparian areas on the site are mapped within the waterway and coastal protection areas of the Natural Assets
Code (NAC). No other vegetation is covered by the NAC because the ‘Agriculture’ zone is generally exempt
from needing to apply the NAC. Based on the application of the NAC on adjacent land that is not zoned
‘Agriculture’ it is considered likely that the majority of the land associated with the subject title would have the
NAC placed over it if the land is successfully rezoned to ‘Rural’.

Approximately 241ha of vegetation on the site is within a conservation covenant (ID 20533). The vegetation
covered includes the majority of SRE vegetation with the balance generally being DAD.

3.4 LAND CAPABILITY

The Published Land Capability for the land shows the land to be the following Classes:

=  Class 5 —56.4ha

= Class 6 —378.9ha

= Class 7 -82.9ha

=  Unmapped - 1.9ha.

Class 5 land is described as Land unsuited to cropping and with slight to moderate limitations to pastoral use.
Class 6 land is described as land that is marginally suitable for grazing due to severe limitations. Class 7 land
is described as having very severe to extreme limitations that make it unsuitable for agricultural use. Full Land
Capability Class descriptions are available in Appendix 2.

When onsite a Land Capability Assessment was conducted that focused on areas mapped as FAG and GCL.
The key limiting factors that were identified were surface stone and cobbles/gravel in the profile, drainage
limitations, and potential water erosion risks. The assessment concluded that for the assessed areas the
published Land Capability is generally consistent and no areas were assessed that were less limited for
agricultural use than Class 5. Abundant dolerite boulders were also identified under vegetation, which aligns
with areas that are mapped as Class 6 or 7. See Appendix 3 for Land Capability Assessment.
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None of the land is classed as Prime Agricultural Land under the Protection of Agricultural Land Policy 2009.
3.5 LAND USE ON SUBJECT TITLES

No agricultural or primary industries are undertaken on the property by the current owners, beyond the
occasional collection of firewood for domestic use. It is the owners understanding that the previous owners ran
a small number of sheep in bush runs, but this was a very low stocking rate. The main use on the site is as a
weekend getaway and private recreational activities, such as motorbike riding.

If the property is rezoned to ‘Rural’ it is the owner’s intention to continue to use the site for the same activities.
3.6 EXISTING AND POTENTIAL IRRIGATION ON THE TITLE

The property is partially located within the middle and low sub-catchments of the North Esk River, as well as
the lower St Patricks sub-catchment. The entirety of the land is within the North Esk catchment. The property
has frontage onto both the North Esk and St Patricks Rivers. There are also unnamed tributaries (one for the
St Patricks and two for the North Esk) which have their head waters originate on the property and flow into
their respective river. According to DNREs Water Assessment Tool the catchment is over allocated, which
means the only irrigation water available would be through trading. Based on the 10m contours there are no
attractive dam sites on the property. The property is also outside any active irrigation schemes, although it is
noted that the North Esk Irrigation Scheme covers the property to the south and the Scheme offtake for pump
filling the Scheme dam (Dam ID 9871 - Rocklands Lake) is approximately 1km upstream from the south eastern
corner of the southern title on the North Esk River.

The likelihood and feasibility for developing an irrigation water resource on the subject land is very low due to
the lack of available irrigation water and the lack of land suitable to receive irrigation water.

The existing drainage lines are mapped as ‘waterway and coastal protected areas’ under the Natural Assets
Code of the Planning Scheme.

3.7 SURROUNDING LAND USE

The subject title is surrounded by five adjacent titles. These titles range in size from 193ha to 1103ha and are
a mix of ‘Rural’, ‘Agriculture’ & ‘Environmental Management’ zoning under the Planning Scheme. Adjacent to
the north is CT 181851/3, which 193ha in area and is zoned ‘Rural’. This title is individually owned and is
entirely covered in native vegetation. Adjacent to the east is the Weavers Creek Regional Reserve. This title
is 776ha in area, is entirely vegetated, zoned ‘Environmental Management' and is owned by the Crown. There
does not appear to be any agricultural or primary industry occurring on land to the north or the east.

To the south is CT 184629/1 (74 Watery Plains Rd), the subject property is accessed via a Right of Way across
74 Watery Plains Rd. The title is 215ha in area, has an existing dwelling and is zoned ‘Agriculture’. This title is
utilised for dryland grazing of both sheep and cattle. When considering the area available for grazing, the
farming enterprise would best be described as a ‘small-scale producer. Based on Tasmanian Irrigation’s
water register it does not appear that there are any water rights from the North Esk Irrigation Scheme (NEIS)
associated with this property. However, it is noted that the property is located within the NEIS district and there
is a scheme pump station located adjacent to this property’s eastern boundary, with a scheme pipeline crossing

3 See Appendix 5 for Enterprise Scale definition. These definitions are from Enterprise Scale — For primary production in Tasmania. Report
prepared to further the concept of the Rural Enterprise Concept for Flinders Local Provisions Schedule. The report prepared for Town
Planning Solutions on behalf of Flinders Council, by RMCG (2022).
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the property from east to west. Hence there may be scope for this property to access irrigation water from the
NEIS in the future.

Adjacent to the west, on the western side of the St Patricks River is CT 148670/4. This title is 1103ha in area,
zoned ‘Agriculture’ and appears to be farmed in conjunction with more land to the west and north as part of a
‘commercial scale’ grazing enterprise (RMCG 2022). The land on this title that is adjacent to the subject
property is very steep (around 20°37%), with frequent rock outcrops and existing vegetation. It is considered
unlikely that this area is utilised for any agricultural or primary industry activities. However, some areas further
to west (approximately 450m from the subject property) where the land flattens off may be included as part of
large bush runs for stock.

4 Discussion

4.1 PRODUCTIVE CAPACITY OF THE SUBJECT LAND

The subject title is limited for existing and potential agricultural use by Land Capability and lack of existing or
potential irrigation water resources. If this land was farmed on its own, it would not have sufficient suitable land
and water resources to support a ‘viable’* enterprise. There may be some scope to undertake native forest
harvesting within the vegetated areas that are not covered by the conservation covenant, however changing
the zoning from ‘Agriculture’ to ‘Rural’ would not impact on this occurring.

Land with these sort of characteristics is best farmed in conjunction with other land. There may be some scope
to farm the land in conjunction with the property to the south, and utilise areas of the subject property as a
bush run. However, stock would only be able to be run at a low stocking rate and it therefore does not provide
a significant amount of land resources to contribute to a ‘viable’ commercial scale enterprise. Again, rezoning
the land to ‘Rural’ does not affect the property’s ability to be farmed in conjunction with adjacent land in the
future.

4.2 CONSIDERATION OF APPROPRIATE ZONE WITHIN THE
AGRICULTURAL ESTATE

Rezoning the subject property from ‘Agriculture’ to ‘Rural’ means that the property will remain in Tasmania’s
agricultural estate. The zone purpose statements for the ‘Rural’ and ‘Agriculture’ zones are list below in Table
4-1.

4 In our opinion a viable farm is one producing sufficient income to provide for a family and provide full time employment for one person. On

this basis the long-term viability of farms producing less than $300,000 Gross Income is questionable.

AGRICULTURAL REPORT = 325 WATERY PLAINS RD 5

Document Set ID: 4996329
Version: 1, Version Date: 01/12/2023

Attachment 9.3.3 PS A- LL P 0019 - 325 Watery Plains Road White Hills -
Agricultural Report Page 255



City of Launceston Thursday 11 July 2024
Council Meeting Agenda

Table 4-1: Zone Purpose Statements

ZONE PURPOSE

Rural Zone The purpose of the Rural zone is:
To provide for a range of use or development in a rural location:

a) Where agricultural use is limited or marginal due to topographical,
environmental or other site or regional characteristics

b) That requires a rural location for operational reasons

c) |Is compatible with agricultural use if occurring on agricultural land

d) Minimise adverse impacts on surrounding land uses.

To minimise conversion of agricultural land for non-agricultural uses.

To ensure that use or development is of a scale and intensity that is appropriate for a
rural location and does not compromise the function of surrounding settlements.

Agricultural Zone The purpose of the Agriculture zone is:
To provide for the use or development of land for agricultural use.
To protect land for the use or development of agricultural use by minimising:

a) Conflict with or interference from non-agricultural uses

b) Non-agricultural use or development that precludes the return of the land to
agricultural use; and

c) Use of land for non-agricultural use in irrigation districts.

To provide for use or development that supports the use of the land for agricultural use.

As described in the above zone purpose statements, the ‘Rural’ zone is identified for land with limited or
marginal agricultural potential (such as the subject land), to facilitate a range of uses that may not be linked to
an agricultural use, but are better suited in a rural location. Whereas the purpose of the ‘Agriculture’ Zone is
to facilitate the ongoing development of agricultural activities and supporting uses. Hence, based on the
characteristics of the subject property, it is better suited to the ‘Rural’ zone. With land already in the ‘Rural’
zone to the north, zoning the three titles associated with the subject title will also not result in any spot zoning
occurring.

4.3 POTENTIAL FOR CONSTRAINING ADJACENT
AGRICULTURAL LAND USE

The rezoning of the land to ‘Rural’ will not place constraints on any of the adjacent agricultural activities. If
future uses are proposed on the site that are discretionary in the ‘Rural’ zone, but are not permitted in the
‘Agriculture’ zone then the impact on adjacent land of any potential proposed uses would need to be considered
on a case by case basis.
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5 Conclusion

The subject property is limited for existing and potential agricultural use by Land Capability and lack of existing
or potential irrigation water resources. There is no Prime Agricultural Land associated with the subject land.
Land with these sort of characteristics is more consistent with the application guidelines for the ‘Rural’ zone
rather than the ‘Agriculture’ zone (Tasmanian Planning Commission 2018).

Rezoning the land to ‘Rural’ will not have any impacts on adjacent agricultural activities.
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Appendix 1: Maps

Map Name: Location BaseMap image by LIST Topo

Project: Agricultural Assessment Cadastre from LIST 0 1 - 3 4 5km ——
Client: Malahoff (C) State of Tas RM( L
Date: 30/07/2023 P

Figure A1-1: Location Map
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Map Name: Aerial Image BaseMap image by LIST Ortho

Project: Agircultural Assessment Cadastre from LIST  (C) State of Tas RMC P
Client: Malahoff 57|
Date: 18/10/2023

Figure A1-2: Aerial Image

AGRICULTURAL REPORT = 325 WATERY PLAINS RD 10

Document Set ID: 4996329
Version: 1, Version Date: 01/12/2023

Attachment 9.3.3 PS A- LL P 0019 - 325 Watery Plains Road White Hills -
Agricultural Report Page 260



City of Launceston Thursday 11 July 2024
Council Meeting Agenda

ERGEEWU

D Property Titles
[ | Conservation Covenant

TasVeg 4.0 Communities

Map Name: Reserve & Vegetation BaseMap image by LIST Ortho

Communities TasVeg 4.0 by DPIPWE RM C iy
Project: Agricultural Assessment Cadastre from LIST (C) State of Tas A ]|
Client: Malahoff

Date: 30/07/2023

Figure A1-3: Conservation Covenant and published vegetation communities
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Map Name: Published Land Capability BaseMap image by LIST Ortho

Project: Agricultural Assessment Land Capability 1:100,000 by DPIPWE RM C o
Client: Malahoff Cadastre from LIST  (C) State of Tas Rl
Date: 30/07/2023

Figure A1-4: Published Land Capability (1:100,000), with on site assessment pits shown. The onsite
assessment determined that published mapping was generally accurate.
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1 21.0 Agriculture
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23.0 Environmental Management

_| 26.0 Utilities
[] Cadastre
Map Name: Surrounding Land BaseMap image by LIST Ortho
Project: Agricultural Assessment Planning Zones from LIST RM C >
Client: Malahoff Cadastre from LIST (C) State of Tas %8 |
Date: 30/07/2023

Figure A1-5: Zoning of Subject Land and Surrounding Titles
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D Property Titles
@ Existing Dwellings

=== Access Track

[ Cadastre

Map Name: Access from Watery Plains Rd BaseMap image by LIST Ortho

Project: Agricultural Assessment Cadastre from LIST  (C) State of Tas RM C '
Client: Malahoff 93
Date: 30/06/2023

Figure A1-6: Access track from Watery Plains Rd
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Appendix 2: Land Capability Definitions from
Grose (1999)

Prime agricultural land as described in the protection of agricultural land 2009:

CLASS 2: Land suitable for a wide range of intensive cropping and grazing activities. Limitations to use are slight,
and these can be readily overcome by management and minor conservation practices. However, the level of inputs
is greater, and the variety and/or number of crops that can be grown is marginally more restricted, than for Class 1
land. This land is highly productive but there is an increased risk of damage to the soil resource or of yield loss. The
land can be cropped five to eight years out of ten in a rotation with pasture or equivalent during 'normal’ years, if
reasonable management inputs are maintained.

CLASS 3: Land suitable for cropping and intensive grazing. Moderate levels of limitation restrict the choice of crops
or reduce productivity in relation to Class 1 or Class 2 land. Soil conservation practices and sound management
are needed to overcome the moderate limitations to cropping use. Land is moderately productive, requiring a
higher level of inputs than Classes | and 2. Limitations either restrict the range of crops that can be grown or the
risk of damage to the soil resource is such that cropping should be confined to three to five yens out of ten in a
rotation with pasture or equivalent during normal years.

Non-prime agricultural land as described in the protection of agricultural land 2009:

CLASS 4: Land primarily suitable for grazing but which may be used for occasional cropping. Severe limitations
restrict the length of cropping phase and/or severely restrict the range of crops that could be grown. Major
conservation treatments and/or careful management is required to minimise degradation. Cropping rotations should
be restricted to one to two years out of ten in a rotation with pasture or equivalent, during 'normal’ years to avoid
damage to the soil resource. In some areas longer cropping phases may be possible but the versatility of the land
is very limited. (NB some parts of Tasmania are currently able to crop more frequently on Class 4 land than
suggested above. This is due to the climate being drier than 'normal’. However, there is a high risk of crop or soil
damage if 'normal’ conditions return.).

CLASS 5: This land is unsuitable for cropping, although some areas on easier slopes may be cultivated for pasture
establishment or renewal and occasional fodder crops may be possible. The land may have slight to moderate
limitations for pastoral use. The effects of limitations on the grazing potential may be reduced by applying appropriate
soil conservation measures and land management practices.

CLASS 7: Land with very severe to extreme limitations which make it unsuitable for agricultural use.
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Appendix 3: Protocol for Land Capability
Assessment used by RMCG

This protocol outlines the standards and methodology that RMCG uses to assess Land Capability.

In general, we follow the guidelines outlined in the Land Capability Handbook (Grose 1999) and use the survey
standards outlined in the Australian Soil and Land Survey Handbooks to describe (McDonald, et al. 1998),
survey (Gunn, et al. 1988) and classify (Isbell 2002) soils and landscapes.

Commonly we are requested to assess Land Capability in relation to local government planning schemes. As
such the level of intensity of the investigation is usually high and equivalent to a scale of 1:25 000 or better.
The choice of scale or intensity of investigation depends on the purpose of the assessment. As the scale
increases (becomes more detailed and the scale is a smaller number), the number of observations increases.

An observation can be as much as a detailed soil pit description or as little as measuring the gradient of an
area using a clinometer or the published contours in a Geographical Information System and includes soil
profile descriptions, auger hole descriptions, and observations confirming soil characteristics, land attributes
or vegetation. The table below shows the relationship between scale, observations, minimum distances and
areas that can be depicted on a map given the scale and suggested purpose of mapping.

Table A3-1: Land Capability Assessment Scales

Thursday 11 July 2024

AREA (HA) MINIMUM MINIMUM RECOMMENDED USE
PER WIDTH OF AREA OF
OBSERVATION MAP UNIT MAP UNIT
ON GROUND ON GROUND
1:100 000 400ha 300m 20ha Confirmation of published
land capability mapping
1:25 000 25ha 75m 1.25ha Assessments of farms,
fettering or alienation of
Prime Agricultural Land
1:10 000 4ha 30m 2 000m’ Area assessments of less
than 15ha
1:5 000 1ha 15m 500m’ Site specific assessments
for houses and areas less
than 4ha
1:1 000 0.04ha 3m 20m’ Shown for comparison
purposes

Based on 0.25 observations per square cm of map, minimum width of mapping units is 3mm on map as per

(Gunn, et al. 1988).

Assessment methodology

With all assessments we examine a minimum of three observations per site or mapping unit and determine
Land Capability on an average of these observations.
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Land Capability is based on limitations to sustainable use of the land, including the risk of erosion, soil,
wetness, climate and topography. The most limiting attribute determines the Land Capability class. This is not
always a soil limitation and thus soil profile descriptions are not always required for each mapping unit. For
example, land with slopes greater than 28%, areas that flood annually and areas greater than 600m in elevation
override other soil related limitations.

The availability of irrigation water can affect the Land Capability in some areas. An assessment of the likelihood
of irrigation water and quality is made where it is not currently available.

As a minimum all assessment reports include a map showing the subject land boundaries, observation
locations, published contours and Land Capability.

Definitions
Land Capability

A ranking of the ability of land to sustain a range of agricultural land uses without degradation of the land
resource (Grose 1999).

Protocol references

Grose, C J. Land capability Handbook. Guidelines for the Classification of Agricultural Land in Tasmania.
Second Edition. Tasmania: Department of Primary Industries, Water and Environment, 1999.

Gunn, R H, J A Beattie, R E Reid, and R H.M van de Graaff. Australian Soil and Land Survey Handbook:
Guidelines for Conducting Surveys. Melbourne: Inkata Press, 1988.

Isbell, R F. The Australian soil classification. Revised Edition. Melbourne: CSIRO Publishing, 2002.

McDonald, R C, R F Isbell, J G Speight, J Walker, and M S Hopkins. Australian Soil and Land Survey Field
Handbook. Second Edition. Canberra: Australian Collaborative Land Evaluation Program, CSIRO Land and
Water, 1998.

On site land capability assessment

Published Land Capability (LIST at 1:100,000) maps the subject title as a mix of Class 5 (56.4ha), Class 6
(378.9ha), Class 7 (82.9ha) with 1.9ha unmapped.

At the site inspection, five assessment pits were augured across the proposed development area and nearby
land, as well as the area mapped as GCL on CT 106554/1. See Table A3-2 for assessment pit characteristic,
with an example pit (Pit 1) described in greater detail below.

For the areas where assessment pits were augered there were three key characteristics that determined Land

Capability:

= Gravel (g) — gravel was identified in at least one layer of all assessment pits. For Pits 1-3, cobbles were
also felt when auguring the profile and were also identified in cuts near the assessment pits (see Figure
A4-2).

= Drainage (d) — all profiles showed poor drainage characteristics through mottling (common & distinct, to
many & abundant). One pit also had a bleached layer, which suggests that the soil sits wet for long
periods of time over an impermeable subsoail.

= Surface Rock (r) — surface rock was identified across the site.

The above characteristics are reflective of Class 5 and Class 6 characteristics. Hence it was determined that
the Published Land Capability mapping is reflective of the onsite characteristics.
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Table A3-2: Land Capability Assessment Summary Table for Assessment Pits

COARSE soIL SURFACE
FRAGMENT SIZE | DRAINAGE | STONE (SELJOFE iFSOKSION
[] D R
COMMENTS | TEXTURE | COLOUR (SET)R“CT“RE U= e )
TYPE MOTTLE o
MM o SEVERITY | PRESENCE | %
0-10 Fine sandy Very dark Moderate 260 2035 Present 05 Moderate Low High
clay loam greyish brown
Evidence of
cobbles P Common /
1 10-30 throughout Light clay Brown Moderate 2-60 70-90 distinct 6rfgd
profile
. . Common /
30-60 Heavy clay Yellowish brown | Massive Gietmet
0-10 Fine sandy Vvery dark Moderate 260 20-35 Present 512 Moderate Low Low
clay loam greyish brown
Evidence of
cobbles L Common /
2 10-30 throughout Light clay Brown Moderate 2-60 70-90 distinct 6rd
profile
. . Common /
30-60 Heavy clay Yellowish brown | Massive skl
0-20 Clay loam Very dark brown | Moderate Abundant 18-28 Moderate Low Low
Evidence of
cobbles . . "
3 20-40 throughout Light clay Light olive brown | Moderate 2-60 50-70 5r
1 profile
40-60 Medium clay Yellowish brown
0-20 Silty loam Dark brown Moderate 2-60 50-70 None 05 Low Low Moderate
4 'Sol'l::;)ll is two o 6dg
20-80 Light clay Yellowish brown Strong 2-80 70-90 prominent
0-10 Silty loam Very dark Moderate 260 220 512 Low Low Low
greyish brown
Profile was
saturated. Was Greyish brown
5 10-40 difficult to Light clay Maderate 2-60 220 5d
b (bleached)
identify exact
layer depths
40-60 Medium clay | Darkgreyish Massive Common /
brown distinct
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Figure A3-1: Pit 2

Table A3-3: Profile description

Thursday 11 July 2024

Site: 325 Watery Plains Rd

Date: 29" June 2023

Pit: 1

Flood Risk: High

Slope: 0-5%

Morphology: On River flats near St Patricks River

Surface condition: Unimproved Pasture.

a3 | 8
) > §
MUNSELL = c <
m
COLOUR E, : = COMMENTS
)
m
FSC g, 20-
0 10 10YR 3/2 M L 35% Cobbles felt throughout profile
g, 20-
10 30 10YR 5/3 M LC 35%
30 60 10YR 5/8 \Y HC

Duplex profile with moderately-structured soils with fine sandy clay loam at the surface and Heavy Clay at
depth. Gravel increased with depth through the first two soil layers. Cobbles were also felt throughout the
profile. There were also cobbles present on the surface nearby. Common and distinct mottling occurred in the
subsoils. The mottling indicates the soils are poorly drained. The presence of rock, poorly drained soils and
proximity to the St Patricks River and potential for regular flooding dictate a Land Capability Class of 6. Pit 2

displayed the same characteristics, but with differing horizon depths.
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Appendix 4: Photos

Figure A4-1: Existing private motocross track on subject property. Also note steep vegetated area in
the distance, which is located on CT 148670/4 to the west. It is considered unlikely this area on CT
148670/4 is utilised for agricultural activities beyond potentially having parts included in a large bush
run.

RS

Figure A4-2: Example of stone (cobbles and gravel) in the profile of a cut away area near the location
of assessment pit 1.
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Figure A4-3: Example of surface stone within the area mapped as FAG by TasVeg 4.0.
. ¢ O 3 P v g
e 0T T SN/ 3 . ¢ P

Figure A4-4: Example of dolerite outcrops under the vegetated areas
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Figure A4-6: Confluence of the North Esk and St Patricks rivers.

AGRICULTURAL REPORT = 325 WATERY PLAINS RD 22

Document Set ID: 4996329
Version: 1, Version Date: 01/12/2023

Attachment 9.3.3 PS A- LL P 0019 - 325 Watery Plains Road White Hills -
Agricultural Report Page 272



City of Launceston Thursday 11 July 2024
Council Meeting Agenda

Figure A4-7: Evidence of previous water erosion from past flood events along the banks of the North
Esk.

Figure 4-8: Water ponding within the published Land Capability Class 5 area.
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Table A5-1 summarises a number of key characteristics associated with each scale. No single characteristics is considered definitive and there will be overlap and
anomalies. Table A5-1 can be used to determine the scale of the existing farm business and/or the potential scale based on the characteristics.

Table A5-1: Farm Business Scale Characteristics

INDICATIVE

CHARACTERISTICS

COMMERCIAL SCALE

SMALL SCALE PRODUCER

HOBBY SCALE

LIFESTYLE SCALE

Relevance for primary
production

Dominant activity associated with the
farm business is primary production.

Likely to be viable.

Capacity to produce sufficient profit
for a family and full-time employment
of one person,

Dominant activity associated with the farm business is
primary production.

Likely to be viable in time, potentially through
cooperative arrangements, higher value products,
downstream processing, complementary food,
recreation, hospitality, tourism or value adding.

If running livestock, then current carrying capacity is at
least average DSE/ha for their area,

Land used for some primary
production.

Occupant/family needs to be
supported by non-primary
production income and/or off-
farm income,

Little or no relevance for
primary production.

Producer aspirations

Shows commercial intent in primary
production. Have a marketing
strategy. Business focused with
production decisions made on
economic principles.

Shows commercial intent in primary production, Have a
marketing strategy. Business focused with production
made on

Work with other small scale producers to share
marketing and resources,

Profitability is not a high priority

Profitability has very low
f

in primary
and viability cannot be
demonstrated,

. Lifestyle is the
dominant motivation for any
primary production activity,

Labour (FTE) for the primary
production

Atleast 1 FTE

Likely to be atleast 0.5 FTE

Likely to be less than 0.5 FTE

Indicative Gross Income from
Primary Production

Greater than $300 000 from the farm
business with additional income
derived from value adding or off-farm
generally comprising less than 50% of
total household income.

Generally, between $40 000 and $300 000 from the
farm business. Total household income is generally
derived from several income streams of which primary
praduction is one, Primary production income often
comprises less than 50% of total household income.

Generally, between $10 000 -
$40 000 from the farm business
with additional household
income comprising more than
50% of total household income.

<$10 000 from the farm
business.

Land and Water resources
(general characteristics)

Total land area for mixed farming is
likely to be 200ha-500ha or more,
depending on Land Capability, water
resources and farm business activity
mix, Land area for vineyards,
orchards or berries is likely to be at
least 10ha-20ha and likely more.

Land area generally comprising of a
number of titles farmed together.

For livestock producers generally 40-80ha in one or
two titles,

Generally, 8-40 ha in area and a single title for other
ventures.

Water for irrigation likely, but it depends on the farm
business activity.

The land and/or water resources associated with the
farm business may have the capacity to i toa

Generally, 8-40 ha in area and
a single title.

Water for irrigation less likely,
but possible, depending on
location and cost of supply.

The land and/or water
resources associated with the
title may have the capacity to

toa"

Generally, 1-8 ha in area.
Land Capability variable.

Water for irrigation highly
unlikely. No capacity to
contribute to a commercial
scale farm business due to
constraining factors,
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INDICATIVE

CHARACTERISTICS

COMMERCIAL SCALE

Irrigation is generally necessary for
smaller land areas to be viable and/or
for higher value products.

SMALL SCALE PRODUCER

‘commercial scale’ farm business depending on the
degree of constraint,

Thursday 11 July 2024

HOBBY SCALE

scale’ farm business depending
on the degree of constraint.

LIFESTYLE SCALE

Connectivity

Few constraints likely.

Likely to be well connected to other
unconstrained titles,

Expansion and/or intensification
feasible.

Some constraints likely.
Residences on majority of adjacent fitles,

Low connectivity to unconstrained titles.

Some constraints likely.

Residences on majority of
adjacent tiles.

Low connectivity fo
unconstrained titles.

Moderate to significant
constraints likely.

Residences on majority of
adjacent itles.

Little or no connectivity to
unconstrained fitles.

Registrations

Are recognised by ATO as Primary
Producer, Livestock producers will
have a PIC and be registered for
NLIS and LPA, All producers are
likely to be registered for GST, Would
be part of QA schemes, depending on
products and markets.

Are recognised by ATO as a Primary Producer.
Livestock producers will have a PIC and be registered
for NLIS and LPA, All producers are likely to be
registered for GST, Would be part of QA schemes,
depending on products and markets,

May or may not be recognised
by ATO as primary producer.

Livestock producers will have a

Are not recognised by ATO
as primary producer.

May not have a PIC or be

PIC and be reg for NLIS
and LPA; may be registered for
GST and may be part of any
QA schemes,

for NLIS; are not
registered for GST and
unlikely to be part of any QA
schemes,

Role of a dwelling

Dwelling is subservient to the primary
production,

Dwelling is convenient/preferred to facilitate improved
productivity,

Dwelling assists with security,

Dwelling is
convenient/preferred for
lifestyle reasons,

Dwelling is the dominant
activity on the title,
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Appendix 6: Characteristics of a Commercial Scale Farm Business

Activity

Thursday 11 July 2024

It is very difficult to provide an assessment of the commercial viability of a single farm business activity as generally more than one farm business activity contributes to
a farming business. Table A8-1 is designed to describe the general characteristics of a commercial scale farm business activity in Tasmania. Table A6-1 can be used
to characterise land and water resources to determine whether they have the capacity to contribute to a commercial scale farm business activity. For example, a farming
business with less than 4ha of cherries is likely to need additional farming activities to be viable.

Table A6-1: Resource Requirements for Various Land Uses

RESOURCE

LIVESTOCK

BROAD ACRE

CROPS

VEGETABLES

BERRIES

ORCHARD
FRUITS &
VINES

NURSERIES
& cut
FLOWERS

FORESTRY
PLANTATIONS

SHEEP CATTLE DAIRY CEREALS OTHERS PROCESSED FRESH MARKET
Land Capability Lo Lc Lc LC 14, LC 14, LC 14, LC 14 LC 1-4/5. LC 1-4/5. LC 14 or NIA Lc 46
generally generally 3— | generally
6. 506. 35,
Minimum paddock | No No Tosuit 10-15ha 5-10ha 10ha min. 10ha min, 2-4ha. 2-5ha. 2-4ha min, 10-20na min,
sizes minimum minimum grazing min min,
system.
Size for a ‘viable' Generally 3.000-10,000 Capacity Broadacre cropping will be a mix of crops in rotation with pasture and livestock. 4-10na, 10-30ha. 5-10ha. TBC
business if dse -area depends on for at least The area required for viability is highly variable,
conducted as rainfall). (2) 350
single farm milkers.(3)
business activity
Q)
Irrigation water Not Not Preferable Not Mostly Necessary, 2— Necessary. 2— Necessary, - Necessary, 2- Necessary, small Not required.
essential essential 4-6ML/ha, necessary. necessary, 6MLiha, 6ML/ha. 3MUha, 3MLiha. quantity.
2-3 MUha.,
Climate Lower No High to to spring High rainfall (or Susceptible to Preferably low Rainfall above 700—
specifications rainfall preferences. | rainfall (or 10 8pring to spring spring frosts. frosts. irrigation). spring frosts for | frost risk area. 800 mm.
preferred irrigation). frosts. frasts. vines.
for wool. Difficult to Susceptible to
harvest in summer rains
humid for cherries.
coastal Susceptible to
conditions. disease in high
humidity in
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RESOUR D AB BERR ORCHARD RSER OR R
= p 0
e
SHEEP CATTLE DAIRY CEREALS OTHERS PROCESSED FRESH MARKET
March for
vines.

Infrastructure Yards & Yards, Dairy Minimal Irri Irrig facilties. Irrig facilities. Irrig facilities. Irrig facilties. Plastic/glass Firefighting dams.
shearing crush shed, facilities. Possibly a packing Packing shed Packing shed houses.
shed. loading yards, shed unless using a Access roads

ramp. crush, contract packer or
loading growing on contract
ramp.

Plant & equipment Minimal. Minimal General Tractors & Tractors & Tractors & Tractors & Tractors & Tractors & Small plant, Cantract services.

hay feeding purpose

plant. tractor,
haylsilage
feeding.

Market contracts Not Necessary, Not Generally Necessary, Highly preferred, Desired, Desired, Contracts Varies,
required. required. required. required. preferable.

Labour Medium, Low. High. Low. Low. Low. Variable/medium. High at times. High at times. High at times. Low.

Local services Shearers, | Vet, Vet, dairy g a Plckers. Pickers. Pickers. Contractors.

shed
technician.

Regional suitabilty | Dryer All areas Economics | Generally Generally Medium sized Medium sized Specific site Specific site Proximity to Low rainfall areas
areas suitable. dictate large areas, | largeareas. | paddocks & paddocks & farms; requirements; requirements: markets is less preferred.
good for large area sa need so need farms; area for area for crop proximity to potentially important,
wool. All necessary. | larger larger crop rotations rotations and markets and available in
areas Needs paddocks paddocks and irrigation. irrigation. transport/carriers. most
suitable: high and larger and larger municipalities,
larger rainfall or farms. farms.
farm large water
sizes resource
needed for
for irrigation.
viability.

Table notes:

1. The Agricultural Land Mapping Project (ALMP) (Dept of Justice, 2017) defined minimum threshok titles sizes that could

plantation forestry.

2. Kynetec (March 2021) Farm Intel Information brochure uses 100ha as the minimum farm area for livestock
3. Kynetec (March 2021) Farm Intel Information brochure uses 75ha as the minimum farm area for dairy.
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This report has been prepared by:

RM Consulting Group Pty Ltd trading RMCG
Level 2, 102-104 Cameron Street, Launceston Tasmania 7250

rmcg.com.au — ABN 73 613 135 247

Offices in Victoria, Tasmania, ACT and NSW

Key contact
Michael Tempest

0467 452 155 — michaelt@rmcg.com.au

Document review and authorisation

Project Number: #2204

Doc Version = Final/Draft Date Author Project BST
Director review | QA review

1.0 Final 03/08/2023 M. Tempest A. Ketelaar J. Longford

2.0 Final 19/10/2023 M. Tempest A. Ketelaar -

AGRICULTURAL REPORT = 325 WATERY PLAINS RD

Document Set ID: 4996329
Version: 1, Version Date: 01/12/2023

Attachment 9.3.3 PS A- LL P 0019 - 325 Watery Plains Road White Hills -
Agricultural Report

Thursday 11 July 2024

7Y

SUSTAINABLE

v IS0 9001
Vv Endorsed
v/ Quality

v/ Management

v/ System

Release Issued to
approved by

A. Ketelaar F. Malahoff
A. Ketelaar F. Malahoff

28

Page 278



City of Launceston Thursday 11 July 2024
Council Meeting Agenda

o

Our Ref: 23.156 Measured form and function
6ty Pty Ltd

11 April 2024 ABN 27 014 609 900
Postal Address
PO Box 63
Riverside

. . . Tasmania 7250
Catherine Mainsbridge W 6ty.com.au

Senior Town Planner E admin@6ty.com.au
City of Launceston

By Email: planning.queries@launceston.tas.gov.au lamer Suite 103

The Charles

287 Charles Street
Launceston 7250
P (03) 6332 3300

Dear Catherine,
57 Best Street
PLANNING SCHEME AMENDMENT APPLICATION (PSA-LLP0019) — 325 PO Box 1202
WATERY PLAINS ROAD, WHITE HILLS — RESPONSE TO ADDITIONAL Devonport 7310
INFORMATION REQUEST P (03) 6424 7161

Thank you for your letter requesting additional information dated 2 January 2024.
This letter together with the attached revised planning submission provides a
response to the items requested, under corresponding headings below.

1. LPS Criteria — Section 34

An expanded response to the Section 8A Guidelines is provided in the attached
revised planning submission.

While there is no specific use and development proposed at this time, the future
use and development options are broader under the Rural Zone than the
Agriculture Zone, as demonstrated in the reproduced Use Tables for each zone
below.

21.2 Use Table — Agriculture Zone:

Use Class Qualification

No Permit Required
Natural and Cultural Values
Management
Passive Recreation
Resource Development If:
(a) on land other than prime agricultural
land; or
(b) an agricultural use, excluding
plantation  forestry, on  prime
agricultural land if it is dependent on
the soil as the growth medium or
conducted in a manner which does
not alter, disturb or damage the
existing soil profile or preclude it from
future use as a growth medium.
Utilties If for minor utilities.
Permitted
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Use Class
Food Services

Qualification

If associated with Resource Development or
Resource Processing.

General Retail and Hire

If associated with Resource Development or
Resource Processing.

Pleasure Boat Facility

If for a boat ramp.

Residential

If for:

(a) a home-based business in an existing
dwelling; or

(b) alterations or extensions to an existing
dwelling.

Discretionary

Bulky Goods Sales

If:

(@) a supplier for Extractive Industry,
Resource Development or

Resource Processing;

(b) a garden and landscape supplier; or

(c) a timber yard.

Domestic Animal Breeding, Boarding

or Training

Educational and Occasional Care

Emergency Services

Extractive Industry

Food Services

If not listed as Permitted.

General Retail and Hire

If not listed as Permitted.

Manufacturing and Processing

If for:

(@) the manufacturing of agricultural
equipment; or

(b) the processing of materials from Extractive
Industry

Research and Development

Residential

If:

(a) not restricted by an existing agreement
under section 71 of the Act; and

(b) not listed as Permitted.

Resource Development

If not listed as No Permit Required.

Resource Processing

Storage

If for:

(a) a contractors yard;

(b) freezing and cooling storage;

(c) grain storage;

(d) a liquid, solid or gas fuel depot; or
(e) a woodyard.

Y &~ —

Tourist Operation

Transport Depot and Distribution

If for the transport and distribution of
agricultural produce and equipment.

Utilities

If not listed as No Permit Required

Visitor Accommodation

Prohibited
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Use Class Qualification
All other uses

20.2 Use Table — Rural Zone:

Use Class Qualification

No Permit Required

Natural and Cultural Values
Management

Passive Recreation

Resource Development

Utilties If for minor utilities.
Permitted
Business and Professional Services If for:

(a) a veterinary centre; or
(b) an agribusiness consultant or agricultural

consultant.
Domestic Animal Breeding, Boarding
or Training
Educational and Occasional Care If associated with Resource Development or

Resource Processing.

Emergency Services

Extractive Industry

Food Services If associated with Resource Development or
Resource Processing.

General Retail and Hire If associated with Resource Development or
Resource Processing.

Manufacturing and Processing If for the processing of materials from
Extractive Industry

Pleasure Boat Facility If for a boat ramp.

Research and Development If associated with Resource Development or
Resource Processing

Residential If for:

(a) a home-based business in an existing
dwelling; or

(b) alterations or extensions to an existing
dwelling.

Resource Processing

Storage If for:

(a) a contractors yard;

(b) freezing and cooling storage;

(c) grain storage;

(d) a liquid, solid or gas fuel depot; or
(e) a woodyard.

Utilities If not listed as No Permit Required.

If for guests accommodated within an existing
Visitor Accommodation building.
Discretionary
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Use Class Qualification

Bulky Goods Sales

If:

(@) a supplier for Extractive Industry,
Resource Development or

Resource Processing;

(b) a garden and landscape supplier; or

(c) a timber yard; or

(d) rural supplies.

Business and Professional Services

If not listed as Permitted.

Community Meeting and Entertainment

Crematoria and Cemeteries

Custodial Facility

Educational and Occasional Care

If not listed as Permitted.

Food Services

If not listed as Permitted.

General Retail and Hire

If not listed as Permitted.

Manufacturing and Processing

If not listed as Permitted.

Motor Racing Facility

Pleasure Boat Facility

If not listed as Permitted.

Recycling and Waste Disposal

Research and Development

If not listed as Permitted.

Residential

If for a single dwelling and not restricted by an
existing agreement under section 71 of the
Act.

Service Industry

If associated with Extractive Industry,
Resource  Development or Resource
Processing

Sports and Recreation

Storage

If not listed as Permitted.

Tourist Operation

Transport Depot and Distribution

Visitor Accommodation

If not listed as Permitted.

Prohibited

All other uses

Uses that can be considered in the Rural Zone that are Prohibited in the Agriculture

Zone:
o Bulky Goods Sales
(for rural supplies);

Custodial Facility;
Motor Racing Facility;

Business and Professional Services;
Community Meeting and Entertainment;
Crematoria and Cemeteries;
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¢ Recycling and Waste Disposal;

e Service Industry
(If associated with Extractive Industry, Resource Development or Resource
Processing);

e Sports and Recreation; and

e Transport Depot and Distribution
(other than for transport and distribution of agricultural produce and
equipment).

Uses that are Discretionary in the Agriculture Zone and Permitted in the Rural
Zone:
¢ Domestic Animal Breeding, Boarding or Training;
e Education and Occasional Care
(If associated with Resource Development or Resource Processing);
Extractive Industry;
e Manufacturing and Processing
(If for the processing of materials from Extractive Industry);
Resource Processing;
Storage
(If for: (a) a contractors yard; (b) freezing and cooling storage; (c) grain
storage; (d) a liquid, solid or gas fuel depot; or (e) a woodyard.); and
Visitor accommodation
(If for guests accommodated within an existing building.)

Maximising options for use of the land is desirable to allow for flexibility for the
future for the current owners and to contribute to the desirability and value of the
property if it were to be sold.

It is recognised that some of these uses would be more suitable on the site than
others, for example a Domestic Animal Breeding, Boarding or Training facility or
Resource Processing for a distillery may be suitable, while a Custodial Facility or
Transport Depot likely would not be. The suitability of an individual use and
development would need to be demonstrated through the development application
process.

The land is not economically viable as a farming enterprise as demonstrated in the
provided Agricultural Report. The proposed Rural Zone would provide options for
the current or future owners to diversify use and potential for business
opportunities that are currently not available.

2. Section 34(2)(c) Schedule 1

An expanded response to this section is provided in the revised planning
submission.

3. State Policy — Section 34(2)(d)
« State Policy on the Protection of Agricultural Land 2009:

Further justification against the policy is provided in the revised planning
submission.

e National Environmental Protection Measures:
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None of the matters covered by the NEPM's are directly applicable to this
proposal, including the conservation covenanted area and natural values
generally.

The EPA website advises that:

In Tasmania the NEPM’s are generally not directly enforceable for
individual proposal and are implemented using a variety of mechanisms
and approaches depending on the particular contents of each NEPM.

4. Regional Land Use Strategy — Section 34(2)(e)
An expanded response to the key planning principles at D2.2.4 is provided in the
revised planning submission, particularly relating to any impacts on the adjoining
land in the Agriculture Zone and the Right of Way access.
5. Section 37 - 74 Watery Plains Road

A copy of the title for the above property is provided, with details of the owner.
Please do not hesitate to contact me should you have any queries on this

application.

Yours faithfully
6ty° Pty Ltd

7/

Jacqui Tyson
Planning Consultant
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