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 ‘Habitat’ 
 240 Jones Road 
 Liffey  TAS  7301 
 
 9th December 2021 
 
 
Planning Authority 
Northern Midlands Council  
PO Box 156  
LONGFORD  TAS  7301 
 
Via email:  lps@nmc.tas.gov.au 
 
 
Representation about the Northern Midlands Draft LPS – request to rezone our two titles at 
240 Jones Road, Liffey, from Agriculture to Landscape Conservation 
 
Summary 
 
We request that our property at 240 Jones Road, Liffey (PID 2137449, CT 23577/1 and 
CT 209745/1) is rezoned from Agriculture to Landscape Conservation. The application of the 
Agriculture Zone to all the private land along the Great Western Tiers escarpment from our 
property to Liffey Falls is contrary to Guidelines AZ7 and 3.5, and therefore needs to be revisited.  
The case for rezoning our property, as well as adjoining properties through to Liffey Falls, to 
Landscape Conservation Zone under Guideline LCZ1 or LCZ2 is strong given that they adjoin the 
Tasmanian Wilderness World Heritage Area, their connectivity, their demonstrated natural values 
and that they are all overlain by the NOR-C8.1.5 Great Western Tiers Scenic Protection Area. 
 

 
Titles proposed for rezoning 
 
We are the owners of 240 Jones Road, Liffey (PID 2137449, CT 23577/1 and CT 209745/1). In the 
currently exhibited Draft Zone Maps these two titles are zoned as Agriculture (see Map 1) and 
below we present the case for rezoning our property as Landscape Conservation. 
 
Planning Authority’s rationale for rezoning our property to Agriculture. 
 
The Planning Authority’s rationale for zoning our property as Agriculture is essentially because it is 
currently zoned Rural Resource under NMIPS 2013. On p 88 of the Supporting Report it states: 
 

Based on the comparison of provisions between existing zones and SPP zones as 
documented in Appendix 1, Council reached the decision that the Agriculture zone 
most closely aligned with the current provisions of the Rural Resource Zone in the 
NMIPS 2013. Hence, this is the fundamental transition applied to all land currently 
zoned Rural Resource, including the Rural Resource zoned land excluded from the 
PPU project analysis. 
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Map 2 (Mapping Layer 2) and Map 3 (Mapping Layer 1) show that our property and all the 
properties along the Great Western Tiers escarpment outside of public reserves were included in 
the State-wide Agricultural Land Mapping Project study area and this is confirmed in the 
Agricultural Land Mapping Project – Background Report – May 2017 on Page 7 under ‘2.2.1 Step 1 – 
Definition of study area’.  
 
The Background Report adds on the bottom of p 11  

The mapping produced through Steps 1 to 4 created the Potential Agricultural Land Initial 
Analysis mapping layer (Mapping Layer 1) … 

which means that our property was analysed during Steps 1 to 4 of the methodology. 
 
What the Planning Authority appears to have misunderstood in the Mapping Project methodology 
is that the land within the Study Area but not classified during Step 6 analysis as: 

 Unconstrained agricultural land  

 Potentially Constrained agricultural land (Criteria 2A) 

 Potentially Constrained agricultural land (Criteria 2B) 

 Potentially Constrained (Criteria 3)  
was also analysed at Step 5. 

 ‘Titles with areas less than 50% mapped in Mapping Layer 1 were further analysed by Senior 
Agricultural Consultants for potential inclusion, taking into consideration the areas of 
mapped ES Clusters.’ (top of p 15 in Background Report) 

 
It was during Step 5 that our property and the other uncoloured titles in Mapping Layer 2 (Map 2) 
were excluded as candidates for the constraints analysis at Step 6. Under Guideline AZ7 the 
Commission describes such land as  

Land not identified in the ‘Land Potentially Suitable for Agriculture Zone’ layer. 
 
The reasons why these titles were excluded from Step 6 are self evident.  
 
The land is simply not suitable for any form of agriculture as demonstrated by the ‘Land Capability’ 
Layer (see Map 4). Nearly all the land is Class 6 which according to the Land Capability Handbook 
2nd Edition (Grose, 1999) is: 
 

Land marginally suitable for grazing because of severe limitations. This land has low 
productivity, high risk of erosion, low natural fertility or other limitations that severely 
restrict agricultural use. This land should be retained under its natural vegetation cover. 

 
The same unsuitability for agriculture is demonstrated by the 20 publicly available Enterprise 
Suitability Maps and would undoubtedly accord with the full Enterprise Suitability dataset (not 
publicly available) analysed by the Mapping Project at Step 2.  
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Inconsistency of Northern Midlands zoning with adjacent Meander Valley zoning 
 
Guideline 3.5 in the Commission’s Guideline No 1 states: 
 

The spatial application of zones and codes should as far as practicable be consistent with 
and coordinated with the LPS that applies to an adjacent municipal area as required by 
section 34(2)(g) of the Act. 

 
The application of the Rural and Agriculture Zones across the Northern Midlands municipality is 
neither consistent nor coordinated with the Meander Valley LPS, or the Draft Southern Midlands 
LPS to its south, or the Draft Glamorgan Spring Bay LPS and Draft Break O’Day LPS to its east. 
 
This is illustrated in Map 5 which shows the extensive use of the Rural Zone along the Great 
Western Tiers escarpment in the Meander Valley Zone Map and no use of the Rural Zone along the 
Great Western Tiers escarpment in the Northern Midlands Draft Zone Map, apart from four 
Sustainable Timber Tasmania PTPZ titles on public land. 
 
The blanket application of the Agriculture Zone across nearly all titles zoned Rural Resource in 
NMIPS 2013 is in stark contrast to the approach taken in other municipalities. The Decision Tree and 
Guidelines for Mapping the Agriculture and Rural Zones - 20 April 2018 prepared by AK Consultants 
for the Southern Councils and used by those and many other Councils has resulted in a relatively 
consistent use of these two zones in those municipalities. The same consultants were engaged by 
Meander Valley to inform the use of Rural and Agriculture Zones in their Draft Zone Map. 
 
It is therefore not surprising that the Northern Midlands Draft Zone Map is neither consistent nor 
coordinated with surrounding municipalities as required under section 34(2)(g) of the Land Use 
Planning and Approvals Act 1993, let alone the rest of the state. 
 
If Northern Midlands Planning Authority had used the AK Consultants Decision Tree it would not 
have applied Agriculture Zone to Land Capability Class 6 land and would have applied the 
Landscape Conservation Zone to all the titles containing Private Reserves (see pages 13-14 of the 
Decision Tree document). It would also have considered Landscape Conservation Zone as more 
appropriate than the Rural Zone for our property for the reasons given below. 
 
 
Case for rezoning our property to Landscape Conservation 
 
Our conservation property covers two titles, the mostly forested 27 ha CT 23577/1 which includes 
clearings for our residential dwelling and native plant nursery, and the 40 ha CT 209745/1 entirely 
covered by mature forest (see satellite image in Map 6). It is located on the lower slopes of the 
Great Western Tiers between Drys Bluff and The Chump.  
 
It is part of an extensive area of vegetation along the escarpment containing areas of threatened 
vegetation communities listed in Schedule 3A of the Nature Conservation Act 2002 as well as 
numerous threatened flora and fauna listed in Schedules 3-5 of the Threatened Species Protection 
Act 1995. 
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Guideline LCZ2 states: 
 
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; … 

 
Our property complies with both clause (a), which will be discussed below, and clause (b) because it 
is subject to the NOR-C8.1.5 Great Western Tiers Scenic Protection Area (see Map 7). 
 
Furthermore, because our property adjoins the Tasmanian Wilderness World Heritage Area the 
Australian Government Environment Protection and Biodiversity Conservation 
Act 1999 (EPBC Act) regulates actions occurring on our property that are likely to have a significant 
impact on the World Heritage values of the Tasmanian Wilderness. This restriction on use and 
development on our property serves to strengthen the case for applying the Landscape 
Conservation Zone. 
 
It is clear that the Zone Purpose that is the best fit for our property, given its unsuitability for 
agriculture and its demonstrated high natural values, is that for Landscape Conservation Zone: 
 

22.1.1 To provide for the protection, conservation and management of landscape values. 
22.1.2 To provide for compatible use or development that does not adversely impact on the 

protection, conservation and management of the landscape values. 
 
 
Consistency of zoning across the landscape 
 
As mentioned above, our property is part of a 6 km long band of vegetation along the Great 
Western Tiers escarpment adjoining and including parts of the Tasmanian Wilderness World 
Heritage Area with recognized high natural values and includes the 85 ha Liffey Falls State Reserve 
and 691 ha Drys Bluff Conservation Area, all zoned Environmental Management, and eight Private 
Reserves protected by conservation covenant, all part of the Tasmanian Reserve Estate and 
Australia’s National Reserve System (see World Heritage Area and Tasmanian Reserve Estate Layers 
in Map 8).  The State Government is committed to reserving the Future Potential Production Forest 
within this part of the World Heritage Area as Conservation Area under the Nature Conservation 
Act 2002 (see Attachment 3). 
 
CT 209745/1 adjoins the Tasmanian Wilderness World Heritage Area and is also linked to the 
131 ha Drys Bluff Reserve owned by Bush Heritage Australia through our neighbours’ forested 
property at 202 Jones Road (CT 250902/1). We understand that the owners of both of these 
properties will also be requesting the rezoning of their properties to Landscape Conservation Zone. 
 
In view of the connectivity of all of these private properties and public reserves, all clearly 
unsuitable for and not used for agriculture, and that good strategic planning will apply similar zones 
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across titles with similar values, the case for rezoning our property to Landscape Conservation is 
further strengthened.  
 
The demonstrated natural values on our and surrounding properties 
 
The natural values on our property have been investigated and recorded by qualified ecologists in 
the following two reports: 

1. Land for Wildlife Natural Values Report, 20 April 2005, by Leigh Walters for DPIPWE; and 
2. Natural Values Report for Staubmann/Stannus Properties, Liffey, August 2006, by Graham 

Green for the Midlands Biodiversity Hotspot Project; and 
3. Land for Wildlife report on Flora and Fauna at ‘Habitat’, Liffey, May 2006, by Sarah Lloyd. 

The first two reports also apply to neighbours’ property at 202 Jones Road. 
 
These reports, included as Attachments 1, 2 and 4 respectively, provide independent expert 
evidence that our property and our neighbours’ property complies with Guideline LCZ2 (a) and 
therefore no further analysis of the natural values is required. 
 
These reports provide details of the threatened vegetation communities, flora, fauna and habitat 
on these two properties including 

 17.5 ha of threatened vegetation community No 32 Notelaea - Pomaderris - Beyeria forest 

  9.5 ha of threatened vegetation community No 25 Eucalyptus viminalis wet forest 

 Endangered Tasmanian wedge-tailed eagle (Aquila audax fleayi) - EPBC listed 

 Endangered Grey goshawk (Accipiter novaehollandiae) 

 Endangered Tasmanian devil (Sarcophilus harrisii) – EPBC listed 

 Vulnerable Eastern barred bandicoot (Perameles gunnii gunnii) – EPBC listed 

 Vulnerable Spotted-tail quoll (Dasyurus maculatus maculatus) – EPBC listed 
 

 
 
Yours sincerely 
 

 
 
Herbert and Sally Staubmann 
 
Email:  info@habitatplants.com.au 
Phone: 03 6397 3400 
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Map 1 - Zone Map from Northern Midlands Draft LPS 
 
  

CT 23577/1 CT 209745/1 
CT 250902/1 

CT 150038/1 
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Map 2 - ListMap ‘Land Potentially Suitable for Agriculture’ layer with titles identified  
 

  

CT 23577/1 CT 209745/1 
CT 250902/1 

CT 150038/1 
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Map 3 – ListMap ‘Potential Agricultural Land Initial Analysis’ Layer with titles identified 

   

CT 23577/1 CT 209745/1 
CT 250902/1 

CT 150038/1 
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Map 4 – ListMap ‘Land Capability’ Layer with titles identified 

  

CT 23577/1 CT 209745/1 
CT 250902/1 

CT 150038/1 
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Map 5 – Comparison of zone application between Meander Valley LPS and Northern Midlands 
Draft LPS in adjoining areas at the same scale 

 

Meander Valley LPS – Note the extensive use of Rural Zone along the Great Western Tiers escarpment 

 

 

 

 

 

 

 

 

 

 

 

 Northern Midlands Draft LPS – Note  the minimal use Rural Zone along the Great Western Tiers escarpment 
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Map 6 – ListMap Satellite Image with ‘Cadastral Parcels’ Layer 

  

CT 23577/1 CT 209745/1 
CT 250902/1 

CT 150038/1 
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Map 7 – Scenic Protection Area overlay from Northern Midlands Draft LPS 
  

CT 23577/1 CT 209745/1 
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Page 13 of 13 

 

Map 8 – ListMap ‘ World Heritage Area’ Layer overlaying ‘Tasmanian Reserve Estate’ Layer with titles identified 
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the LIST © State of Tasmania

Proposed Conservation Area
Proposed Regional Reserve
Proposed Mole Creek Karst National Park
Tasmanian Wilderness WHA
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