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Item 128/22 Tasmanian Planning Scheme – Draft Dorset Local Provisions Schedule – 
Section 35F Report 
Reporting Officer: Town Planner, Thomas Wagenknecht 

   Ref: DOC/22/9120 | Report & Representations: DOC/22/9191 & DOC/22/9198 

 

Purpose 

The purpose of this report is for Council, as Planning Authority, to consider the 
representations to the Draft Dorset Local Provisions Schedule and provide its opinions and 
recommendations to the Tasmanian Planning Commission pursuant to section 35F of the 
Land Use Planning and Approvals Act 1993. 
 
 
Background 

The draft Dorset Local Provisions Schedule (LPS) was endorsed by Council, as Planning 
Authority, at the 20 September 2021 Council Meeting and subsequently submitted to the 
Tasmanian Planning Commission (the Commission). During late March 2022, the Commission 
directed Council to exhibit its draft LPS for the statutory 60-day exhibition period in accord 
with the Land Use Planning and Approvals Act 1993 (the Act). 
 
The draft LPS commenced public exhibition in accordance with the requirements of section 
35C and 35D of the Act on 4 April 2022, with the period for the submission of representations 
concluding on 6 June 2022. At the conclusion of the exhibition period, 14 representations 
had been received. A further 3 representations were received subsequent to the expiry of 
the public exhibition, of which the planning authority – in its discretion to do so – has 
accepted. 
 
Following the statutory public exhibition of the draft LPS, Council must now prepare and 
submit a report to the Commission regarding that exhibition. The report is to consider the 
representations received during the public exhibition period, including assessment and 
recommendations on whether the matters raised in those representations are of sufficient 
merit to warrant modification to the draft LPS. 
 
 
Planning, Environment & Statutory Requirements 

Section 34 of the Land Use Planning and Approvals Act 1993 prescribes the criteria that a 
draft LPS must meet. 
 
Section 35 of the Land Use Planning and Approvals Act 1993 prescribes the process for a 
planning authority to prepare and submit a draft LPS to the Commission and for the 
Commission to assess and approve an LPS. 
 
Section 35F of the Land Use Planning and Approvals Act 1993 prescribes the requisite 
contents of the report by the Planning Authority to the Commission regarding the exhibition, 
including the following: 
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a) A copy of each representation made under section 35E(1) received before the end of 
the exhibition period; 

b) A copy of each representation made under section 35E(1) received after the end of the 
exhibition period that is included in the report at the discretion of the Planning 
Authority; 

c) A statement of the Planning Authority’s opinion as to the merit of each representation 
made, in particular as to whether the draft LPS should be modified and, if 
recommended to be modified, the effect on the draft LPS as a whole; 

d) A statement as to whether the Planning Authority is satisfied that the draft LPS meets 
the LPS criteria; and 

e) The recommendations of the Planning Authority in relation to the draft LPS. 
 
Division 5 – Approval of Local Provisions Schedules of the Land Use Planning and Approvals 
Act 1993 prescribes the process for the Commission to consider and approve Local Provision 
Schedules. 
 
 
Risk Management 

N/A 
 
 
Financial & Asset Management Implications 

N/A 
 
 
Community Considerations 

See Officer’s Comments below. 
 
 
Officer’s Comments 

Matters raised in the received representations have been considered in accordance with the 
requirements of the Act within the: Dorset Draft Local Provisions Schedule – Section 35F 
Report – Review of Representations. This report, together with copies of each 
representation, are provided at the Agenda Attachments.  
 
Some of the matters raised in the representations have merit and warrant changes to the 
draft LPS. Where such matters have been re-examined and have been found to be consistent 
with the LPS Criteria and Guidelines, they have been supported accordingly. 
 
Other matters raised in the representations can be categorised as being of a broader 
strategic nature relating to the implementation of landscape strategies, localised heritage 
protection (both buildings and aboriginal) and the expansion or intensification of existing 
settlements. In most cases there is limited existing strategic justification to support these 
changes as part of the draft LPS process. Council recognises the need to undertake further 
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contemporary localised strategic land use planning reviews and the preparation of localised 
settlement strategies to support residential growth opportunities in key settlement areas. 
Some of these initiatives are currently being advanced, but these projects will take time to 
reach completion and will therefore have to occur parallel and subsequent to the draft LPS 
process being finalised.  
 
Following receipt of the Planning Authority’s Section 35F Report, the Commission will hold 
hearings into the representations made. During the hearing, representors will be provided 
with the opportunity to elaborate on their views to the Commission. In this context, Council’s 
recommendations on the representations are not necessarily a final outcome for those 
affected persons. 
 
After the hearings are held, the Commission may (i) approve the draft LPS, (ii) direct the 
Planning Authority to modify the draft LPS, or (iii) reject the draft LPS. In accordance with 
Section 35L of the Act, this decision is expected to be received within 90 days of the Section 
35F Report being submitted to the Commission. If substantial modifications are deemed to 
be required, the Commission will simultaneously approve the draft LPS and direct the Council 
to submit a planning scheme amendment to address the outstanding modifications. 
 
Noting that the draft LPS, as publically exhibited, has already been determined by the 
Commission as satisfying the LPS criteria, the draft LPS – with or without substantial 
modifications - is expected to be approved and commence its operation by mid-November. 
 
 

Recommendation 

That Council, in its role as Planning Authority, endorses the attached document Dorset Draft 
Local Provisions Schedule – Section 35F Report – Review of Representations, as its report 
pursuant to section 35F of the Land Use Planning and Approvals Act 1993 and submit it to the 
Tasmanian Planning Commission. 
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ACRONYMS 
 

AH Act Aboriginal Heritage Act 1975 

CL Act Crown Lands Act 1976 

DIPS Dorset Interim Planning Scheme 2013 

EPBC Act Environment Protection and Biodiversity Conservation Act 1999 

FPPF Future Potential Production Forest 

LPS Local Provisions Schedule 

LUPA Act Land Use Planning and Approvals Act 1993 

NC Act Nature Conservation Act 2002 

NTRLUS Northern Tasmanian Regional Land Use Strategy 

PTPZ Permanent Timber Production Zone  

PVAO Priority Vegetation Area Overlay 

SSQ Site-specific Qualification 

THC Tasmanian Heritage Council 

TNVC Threatened native vegetation community/communities 

TSP Act Threatened Species Protection Act 1995 

 

MEANING OF TERMS 

 

Guideline No. 1 Guideline No. 1 Local Provisions Schedule (LPS): zone and code 
application 2018 made under section 8A of the Land Use Planning 
and Approvals Act 1993. 

Council Dorset Council 

SPP State Planning Provisions 

Planning Authority Dorset Council 

Commission Tasmanian Planning Commission 

RAMSAR Wetland A Ramsar wetland is a wetland placed under protection due to its 
international and ecological significant under the Ramsar 
Convention 1971 
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1.0 REPRESENTATIONS RECEIVED BEFORE THE END OF THE STATUTORY EXHIBITION PERIOD 
 

Representor(s) Matter(s) raised in the representation  

No. 1 - Peter Riggall  Support of the proposed partial application of the Landscape Conservation Zone to 183 
Bridport Back Road Nabowla. 

 Request that the partial application of the Landscape Conservation Zone align with the 
boundaries of the Conservation Covenant CPR6081 within the subject site. 

Statement of Merit 

(1) This site is currently zoned Rural Resource Zone under the existing DIPS. 

(2) The site contains an existing single dwelling and a conservation covenant that contains a large stand comprising a 

large threatened native vegetation community Eucalyptus viminalis wet forest and is adjacent to a cluster of titles 

similarly possessing conservation covenants and also comprising a large community of both Eucalyptus viminalis 

wet forest and Eucalyptus ovata forest and woodland. 

(3) The split zone, as proposed, did not include a portion of the covenant east of Bridport Back Road. This was an 

administrative error and the intent of the zone application was for the subject site to be split-zoned along the 

boundary of the conservation covenant. 

(4) Application of the Landscape Conservation Zone to the identified area is consistent with LCZ 3 of Guideline No. 1 as 

it comprises part of a larger group of titles that together contain landscape values - such as the large eucalyptus 

viminalis wet forest TNVC shown below – that are identified for protection and conservation. 

 
Figure 1: Aerial imagery depicting existing conservation covenants and proposed draft LPS split zone alignment at 

183 Bridport Back Road 
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Figure 2: Application of Split Zone between Environmental Management and Rural Zone under the draft LPS. 

 

(5) The representation is supported. 

Recommended Action 

Modification recommended to the draft LPS to apply the 

Landscape Conservation Zone to the full extent of the 

Conservation Covenant CPR6081 within 183 Bridport Back 

Road Nabowla (F/R 112806/1). 

 

Impact on the LPS as a whole 

There is no impact on the LPS as a whole from implementing 

the recommended modification. Satisfaction of the LPS 

criteria at section 34(2) of the LUPA Act is maintained. 

 

 

Representor(s) Matter(s) raised in the representation  

No. 2 - James Cashion  The representation requests the application of the Village Zone to land at 1B Cox’s Lane 
Branxholm (F/R 178341/3) which comprises a land area of approximately 1 ha. 

Statement of Merit 

(1) 1B Cox’s Lane Branxholm is identified to be located within the Rural Zone and is directly adjacent to the south of 

Branxholm. The site is vacant but is relied upon for vehicle access by an existing single dwelling on 1 Cox’s Lane 

Branxholm. 
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Figure 3: Aerial imagery depicting 1B Cox’s Lane Branxholm 

(2) Noting the anecdotal demand for additional land supply within the immediate locality, there is merit in considering 

the expansion of the Branxholm rural settlement. Guideline No. 1 advises that the application of the Village Zone 

be applied to land within rural settlement, and where there is an unstructured mix or residential, commercial 

activities and community services or a strategic intention to maintain this mix. The identified parcel of land is not 

considered by the NTRLUS to be situated within the Branxholm settlement and would thereby not be consistent 

with the zone application guidelines as they pertain to the Village Zone. 

(3) Branxholm, however, is limited in its options for viable urban expansion. The north, east, and south is surrounded 

by forestry plantation. To the west it is constrained not only by agricultural, horticultural, processing, and 

manufacturing uses but is also subject to flooding. Therefore, limited opportunity for settlement expansion exists 

within the rural living area and directly to the south of Branxholm. As the representor notes, there are a number of 

factors including limitations upon viable agricultural use of the site, demand for additional residential land, and the 

potential for appropriate servicing and infrastructure to be installed, that warrant close consideration of this site 

for settlement expansion in future. Alternative zoning such as the Village Zone should be considered as part of a 

strategic review of the township’s expansion opportunities separate to this process, and any rezoning would likely 

be subject to the sufficient provision of road, water, and stormwater infrastructure. 

(4) The proposal has merit but requires further strategic planning (i.e. preparation of a Settlement Strategy) that is 

beyond the scope of the draft LPS. 

(5) The proposal is more appropriately pursued via the usual planning scheme amendment process. 

Recommended Action 

No modification to the draft LPS. 

 

Impact on the LPS as a whole 

There is no impact on the LPS as a whole. Satisfaction of the 

LPS criteria at section 34(2) of the LUPA Act is maintained. 
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Representor(s) Matter(s) raised in the representation  

No. 3 - Kim and Peter 

Eastman 

 The representation objects to the application of the Agriculture Zone to land at 1425 
Forester Road North Scottsdale (F/R 1333542/2) and requests instead that it be assigned 
to the Landscape Conservation Zone. 

 The representation includes the following reasons: 
o The property contains a 27.3 ha conservation covenant that covers 94% of the 29.1 

ha title. 
o The covenanted area contains and provides habitat for Giant freshwater crayfish 

(listed as Vulnerable under the TSP Act). 
o The covenanted area contains hard groundfern individuals (listed as Threatened 

under the TSP Act). 
o Is adjacent to a similarly covenanted title (1453 Forester Road) and the North 

Scottsdale Regional Reserve to the west. 
o The uncovenanted portion of the site contains a residential dwelling and is not 

practical for agricultural purposes. 

Statement of Merit 

(1) Conservation covenants are legal commitments, registered on the title of the land, which bind current and future 

owners to protect the natural values of the identified land. In such cases, covenants represent an additional layer 

of obligation and restriction and operate, at a high level, in much the same way as other private covenants that seek 

to restrict building height, external cladding and the like. 

(2) The existence of conservations covenants, or limited threatened flora individuals, is accordingly not reason enough 

to apply the Landscape Conservation Zone. Guideline No. 1 states that the Landscape Conservation Zone may be 

applied to: 

(i) areas of ‘landscape value that are identified for protection’, placing an emphasis on prior strategic planning 

work to identify areas for protection; 

(ii) land that has significant constraints on development through the application of the Natural Assets Code or 

Scenic Protection Code; or 

(iii) land within a DIPS Environmental Living Zone and the primary intention is for the protection and conservation 

of landscape values. 

(3) The title has: 

(i) not been identified for protection through a strategic municipal wide landscape values assessment or 

identification of substantial stands of TNVC listed under Schedule 3A - TNVC of the NC Act; 

(ii) would not be burdened with significant constraints on development through the application of the Natural 

Assets Code or the Scenic Protection Code; and 

(iii) is not currently zoned Environmental Living Zone. 

(4) It is evident upon review, however, that the site has limited to no agricultural potential and therefore the Rural 

Zone ought to be applied to the property in lieu of the proposed Agriculture Zone. This is also the case for the 

nearby cluster of rural lifestyle lots (721 Old Waterhouse Road, 679 Old Waterhouse Road, F/R 25884/1 Old 

Waterhouse Road, 1466 Forester Road, 1424 Forester Road, F/R 241519/1 Forester Road, and 1453 Forester Road) 

which are also currently proposed to be included in the Agriculture Zone (see Figure 4 below).  
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Figure 4: Aerial Imagery showing area identified for the application for the Rural Zone at the intersection between 

Old Waterhouse Road and Forester Road 

 

(5) This rural lifestyle cluster has an area of approximately 215 hectares split amongst 8 freehold titles. Each title is in 

separate ownership. Six of the titles have existing residential dwellings. Similarly, three of the titles contain 

conservation covenants. Most titles range between 20-30ha in area. The largest title (located centrally within the 

cluster) is 60ha. The cluster is primary Class 4 and Class 5 agricultural land, with small pockets of Class 6. Thus 

despite three of the titles being identified as unconstrained under the ‘Land Potentially Suitable for Agriculture 

Zone’ guidance mapping, the fragmented nature of the land through separate land ownership, existing rural lifestyle 

usage of the majority of the area, and the constraints provided by surrounding land tenure, hydrology, and 

environmental protection and forestry uses, render all properties identified above as having limited or no 

agricultural capability. 

 

 
Figure 5: Aerial imagery showing location of existing residential dwellings, surrounding land tenure/use, and the 

‘Land Potentially Suitable for Agriculture Zone’ guidance mapping. 
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Figure 6: Aerial imagery showing location of existing dwellings, the location of notable watercourses, and land 

capability mapping. 

 

(6) Furthermore, three crown land parcels identified within this cluster, originally proposed to be located within the 

Agriculture Zone, are identified under the CL Act as Public Reserves with a prior reserve type of ‘river reserve’. These 

parcels are shown below in Figure 7. These parcels act as riparian reserves and, in accordance with EMZ 1 of 

Guideline No. 1, are more appropriately located within the Environmental Management Zone. 

 

 
Figure 7: Aerial imagery depicting three crown land parcels identified as Public Reserves under the CL Act 

recommended to be located within the Environmental Management Zone.  
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Figure 8: Aerial imagery detailing the proposed draft LPS application of the Agriculture Zone to the cluster identified 

in (4) above. All titles zoned Agriculture in this image, other those identified as Crown Public Reserves above, are 

recommended to have the Rural Zone applied to the land. 

 

(7) The application of the Rural Zone and the Environmental Management Zone to these pertinent properties would 

enable the PVAO to apply to the pertinent parts of the property. 

Recommended Action 

Modification recommended to the draft LPS to: 

(a) Apply the Rural Zone to the following properties: 

i) 1425 Forester Road North Scottsdale (F/R 

133542/2); 

ii) 1453 Forester Road (F/R 133542/1) 

iii) F/R 241519/1 Forester Road 

iv) 1424 Forester Road (104533/1) 

v) 1466 Forester Road (F/R 240786/1) 

vi) F/R 25884/1 Old Waterhouse Road 

vii) 679 Old Waterhouse Road (F/R 25884/2) 

viii) 721 Old Waterhouse Road (F/R 105162/1) 

ix) Other cadastral parcels at this specific 

location not identified by property address, 

F/R reference or PID number, generally 

including parcels described as ‘Road (type 

unknown’), but excluding those parcels 

identified within (b) below. 

(b) Apply the Environmental Management Zone to 

the three crown parcels, proximate to Surveyors 

Creek and Great Forester River, reserved as 

‘Public Reserves’ under the CL Act. 

Impact on the LPS as a whole 

There is no impact on the LPS as a whole from implementing 

the recommended modification. Satisfaction of the LPS 

criteria at section 34(2) of the LUPA Act is maintained. 
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(c) Following the recommendation at (a) and (b) 

above, modification recommended to the draft 

LPS to reinstate the Natural Assets Code – PVAO 

to the following properties: 

i) 1425 Forester Road North Scottsdale (F/R 

1333542/2); 

ii) 1453 Forester Road (F/R 133542/1) 

iii) F/R 241519/1 Forester Road 

iv) 1424 Forester Road (104533/1) 

v) 1466 Forester Road (F/R 240786/1) 

vi) F/R 25884/1 Old Waterhouse Road 

vii) 679 Old Waterhouse Road (F/R 25884/2) 

viii) 721 Old Waterhouse Road (F/R 105162/1) 

ix) Other cadastral parcels at this specific 

location not identified by property address, 

F/R reference or PID number, generally 

including parcels described as ‘Road (type 

unknown’) 

 
Figure 9: Mapping depicting recommended application of the Rural Zone, Environmental Management Zone and PVAO 

described above. 
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Representor(s) Matter(s) raised in the representation  

No. 4 - Daniel Ferguson  The representation objects to the application of the Agriculture Zone to land at F/R 
115755/1 Ten Mile Track Springfield and requests instead that it be assigned to the Rural 
Zone 

 The representation includes the following reasons: 
o The property exhibits characteristics which are most similar to the adjacent 

properties which are proposed to be zoned ‘Rural’. 
o Application of the Rural Zone would safeguard the conservation covenant in the 

centre of the title (covering more than half of the title). 
o The site has limited practicability for agricultural use. 
o Application of the Rural Zone is consistent with the key planning principles for Rural 

Areas within the Northern Tasmania Regional Land Use Strategy. 

Statement of Merit 

(1) The title has a site area of approximately 90 ha and is identified as unconstrained within the ‘Land Potentially 

Suitable for Agriculture Zone’ guidance mapping. 

(2) However, as demonstrated within the submitted Agricultural Report prepared by Astrid Ketelaar and Jake Gaudion 

of RMCG, the property has limited potential for agricultural use and by way of a variety of significant constraints. 

(3) The application of the Rural Zone to F/R 115755/1 Ten Mile Track Springfield is therefore warranted. 

(4) Although not mentioned within the representation, the relevant property ‘Pirnhall’ is comprised of two adjoining 

titles under the same ownership. The latter is a 1.8 ha title identified as Potential Constrained (Criteria 2A) under 

the ‘Land Potentially Suitable for Agriculture Zone’ guidance mapping. Subject to the application of the Rural Zone 

to the larger F/R 115755/1 title, F/R 115754/1 is likewise suitable for the application of the Rural Zone. 

(5) The application of the Rural Zone to these properties would similarly enable the PVAO to apply to the pertinent 

parts of the property. 

Recommended Action 

Modification recommended to the draft LPS to: 

(a) Apply the Rural Zone to F/R 115755/1 Ten Mile 

Track Springfield and F/R 115754/1 Ten Mile Track 

Springfield. 

(b) Following the recommendation at (a) above, 

modification recommended to the draft LPS to 

reinstate the Natural Assets Code – PVAO to F/R 

115755/1 Ten Mile Track Springfield and F/R 

115754/1 Ten Mile Track Springfield. 

Impact on the LPS as a whole 

There is no impact on the LPS as a whole from implementing 

the recommended modification. Satisfaction of the LPS 

criteria at section 34(2) of the LUPA Act is maintained. 

 



Page 13 of 34 

 

 
Figure 9: Mapping depicting recommended application of the Rural Zone and PVAO described above. 

 

Representor(s) Matter(s) raised in the representation  

No. 5 - Sandra Chugg and 

Christopher Thirkell 

 The representation requests that all lots proposed to be applied with Rural Living Zone C 
(with a 5 ha acceptable minimum lot size) should instead be applied with Rural Living Zone 
B (with a 2 ha acceptable minimum lot size). 

 The representation includes the following reasons: 
o 2 ha minimum lot sizes would be better suited due to the geography of the land and 

placement of dwellings 
o The rural living lots are too small for agricultural production potential and would be 

better suited to smaller acreage for families (similar to those at the Port Hills low 
density residential area). 

o There is anecdotal demand for blocks of land of 2 ha or slightly greater as it provides 
opportunities for residents to have a horse, some cooks and an area for the kids to 
play without the increased maintenance that is associated with larger properties. 

Statement of Merit 

(1) The rural living area - proposed to be Rural Living Zone C by the draft LPS – is located in several clusters: (i) southwest 

of Bridport Road, (ii) north of Waterhouse Road, and (iii) east of the Heckrath Industrial Area. 

(2) While there is anecdotal evidence for a lack of supply to meet demand within the immediate locality, the rural living 

area is unable to meet all relevant sustainability criteria to justify densification greater than that allowed by Rural 

Living Zone C. The identified lots are completely surrounded by agricultural uses such as pasture, are subject to 

natural hazards (such as coastal and riverine inundation proximate to Trent Water and bushfire) and provides a 

transition zone between the more intense development within Bridport and the surrounding agricultural land. 

Accordingly, the application of Rural Living Zone B does not sufficiently meet the sustainability criteria to justify its 

application to the land currently proposed to b Rural Living Zone C. 
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(3) The vast majority of the lots identified within Rural Living Zone C by the draft LPS have an existing lot size far in 

exceedance of 2 ha. As a result, the application of Rural Living Zone B is not reflective of the existing lot densities of 

the identified area and cannot be pursued via RLZ 3(a) of the Guidelines. 

(4) Finally, the minimum lot size proposed by the representation is inconsistent with Council’s endorsed rural living 

strategy and therefore cannot comply with RLZ3 (b). 

(5) The matters raised in the representation do not reasonably demonstrate a modification is appropriate or necessary. 

Recommended Action 

No modification recommended to the draft LPS. 

Impact on the LPS as a whole 

There is no impact on the LPS as a whole. Satisfaction of the 

LPS criteria at section 34(2) of the LUPA is maintained. 

 

 

Representor(s) Matter(s) raised in the representation  

No. 6 - Jade Lenord  The representation objects to the application of the Agriculture Zone to land at 1453 
Forester Road North Scottsdale (F/R 133542/1) and requests instead that it be assigned 
to the Landscape Conservation Zone. 

 The representation includes the following reasons: 
o The property contains a 5.4 ha conservation covenant that covers 19% of the 28 ha 

title. 
o The covenanted area contains and provides habitat for giant freshwater crayfish 

(astacopsis gouldi) which is listed as vulnerable under both the TSP Act and the EPBC 
Act. 

o The property is adjacent to a similarly covenanted title (1453 Forester Road) and the 
North Scottsdale Regional Reserve to the west. 

o The uncovenanted portion of the site contains a residential dwelling and is not 
practical for agricultural purposes. 

Statement of Merit 

See response to Representation No. 3 

Recommended Action 

See modification recommendation to Representation 

No. 3 

 

Impact on the LPS as a whole 

There is no impact on the LPS as a whole from implementing 

the recommended modification. Satisfaction of the LPS 

criteria at section 34(2) of the LUPA Act is maintained. 

 

 

Representor(s) Matter(s) raised in the representation  

No. 7 - TasWater  The representation requests that the Utilities Zone be applied to F/R 78910/1 
Warrentinna Road Winnaleah, as it contains a water storage reservoir. 

Statement of Merit 

(1) This site is currently zoned Rural Resource Zone under the existing DIPS. 

(2) The site contains an existing water storage reservoir. 

(3) The reservoir is a water storage facility for the purposes of water supply directly associated with major utilities 

infrastructure and would comply with UZ 4 accordingly.  

(4) The representation is supported. 

Recommended Action 

Modification recommended to the draft LPS to apply the 

Utilities Zone to F/R 78910/1 Warrentinna Road 

Winnaleah. 

Impact on the LPS as a whole 

There is no impact on the LPS as a whole from implementing 

the recommended modification. Satisfaction of the LPS criteria 

at section 34(2) of the LUPA Act is maintained. 
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Representor(s) Matter(s) raised in the representation  

No. 8 - Tasmanian Heritage 

Council 

 The representation is largely observational in nature and generally relates to the THC 
supporting Council if it decides to pursue future planning scheme amendments, including: 
o Strong encouragement for Council to complete a local heritage study of the entire 

municipality to ensure that places and precincts with recognised local heritage 
significance are afforded necessary statutory protections in the future. 

o Supporting the recommendation of the 2012 Derby Heritage Study to include Derby 
Village in a local heritage precinct under the Local Historic Heritage Code as part of 
a future planning scheme amendment. 

o Supports the inclusion of all existing permanently registered places on the 
Tasmanian Heritage Register to be included into the LPS local Historic Heritage Code 
as part of a future planning scheme amendment. 

Statement of Merit 

(1) It is noted that the THC provides its support for future strategic heritage planning as part of any future planning 

scheme amendment. 

(2) Numerous properties of historic significance within Dorset are listed on the Tasmanian Heritage Register. This 

instrument provides an appropriate level of heritage protection for those values within the municipality to comply 

with this policy. 

(3) Derby Village has changed considerably since 2012. The economic development agenda for the township has shifted 

from a loose heritage-focussed renaissance to mountain biking. Although retaining much of its simple charm, an 

eclectic mix of new developments are now scattered throughout the township, diversifying the weatherboard 

uniformity that once dominated the village streetscape decades ago. Application of a local heritage precinct to 

Derby Village would render nearly all development (upon both vacant and built sites) discretionary and is a blunt 

and burdensome regulatory instrument. 

(4) Numerous properties of historic significance within Dorset are listed on the Tasmanian Heritage Register. This 

instrument provides an appropriate level of heritage protection for those values within the municipality to comply 

with this policy.  In accordance with the SPPs, State heritage listed items are not included in the SPP Local Historic 

Heritage Code as development is assessed by the Heritage Council through a legislative referral process.    

Recommended Action 

No modification recommended to the draft LPS. 

Impact on the LPS as a whole 

There is no impact on the LPS as a whole. Satisfaction of the 

LPS criteria at section 34(2) of the LUPA Act is maintained. 

 

 

Representor(s) Matter(s) raised in the representation  

No. 9 - Department of State 

Growth 

 The representation expresses support for Council’s approach to rely on the written 
application of the Road and Railway Assets Code, rather than applying the attenuation 
area through overlay mapping. 

 The representation requests: 
o That the Utilities Zone be applied to various acquired parcels of land that form part 

of the current State Road Network, despite not being present within relied upon the 
State Road Casement layer which was published in 2018; and 

o the removal of the PVAO from the State Road Network, noting that exemptions apply 
for road upgrades within the road corridor and inconsistencies between the PVAO, 
TASVEG 3.0 and TASVEG 4.0. 

Statement of Merit 

(1) Support for the written application of the Road and Railway Assets Code is noted. 

(2) Whilst details of the specific parcels of acquired land have yet to be provided, aligning the proposed Utilities Zone 

with the State Road Casement as it currently exists is worthwhile. 

(3) Whilst details of the specific parts of the State Road Network burdened by the PVAO have yet to be provided, 

rationalising the PVAO within the State Road Network is worthwhile. 
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Recommended Action 

Modification recommended to the draft LPS to: 

(a) Apply the Utilities Zone to parcels of acquired land 

that currently form part of the State Road Network; 

and 

(b) Remove the PVAO from land identified within the 

State Road Network. 

Impact on the LPS as a whole 

There is no impact on the LPS as a whole as a result of the 

recommended modification. Satisfaction of the LPS criteria 

at section 34(2) of the LUPA Act is maintained. 

 

Representor(s) Matter(s) raised in the representation  

No. 10 - Conservation 

Landholders Tasmania 

 The representation is partially observational in nature and generally relates to the 
representor asserting an apparent lack of considering of the Landscape Conservation Zone 
or Environmental Management Zone for most properties containing conservation 
covenants. 

 More specifically, the representation opposes the application of the Agriculture Zone, 
instead requesting the application of the Landscape Conservation Zone to the following 
properties: 
o 721 Old Waterhouse Road North Scottsdale (F/R 105162/1) 
o 1425 Forester Road North Scottsdale (F/R 133542/2) 
o 1453 Forester Road North Scottsdale (F/R 133542/1) 

 The representation also supports the request within Representation 1 pertaining to the 
application of the Landscape Conservation Zone within 183 Bridport Back Road Nabowla. 

 

Statement of Merit 

(1) See response to Representation 3. 

(2) Support for the request of Representation 1 is noted. 

Recommended Action 

See modification recommendation to Representation 

No. 1 

 

See modification recommendation to Representation 

No. 3 

 

 

Impact on the LPS as a whole 

There is no impact on the LPS as a whole as a result of the 

recommended modification. Satisfaction of the LPS criteria 

at section 34(2) of the LUPA Act is maintained. 

 

 

Representor(s) Matter(s) raised in the representation  

No. 11 - Department of 

Police, Fire and Emergency 

Management 

 The representation is mostly observational in nature and notes support for the following 
matters: 
o The application of the updated Branxholm-Derby flood mapping into the Flood-

Prone Areas Hazard Overlay. 
o The application of the Coastal Inundation Code and Overlay as proposed by the draft 

LPS. 
o The application of zones that provide for the management of density in flood-prone 

and coastal inundation hazardous areas. 

Statement of Merit 

(1) The support from the Department in the matters listed above is noted. 

Recommended Action 

No modification recommended to the draft LPS. 

 

 

Impact on the LPS as a whole 

There is no impact on the LPS as a whole. Satisfaction of the 

LPS criteria at section 34(2) of the LUPA Act is maintained. 
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Representor(s) Matter(s) raised in the representation  

No. 12 - TasNetworks  The representation requests that: 
o The Utilities Zone be applied to the Mount Horror Communication Site in the form 

of a 20 metre radius circle surrounding the site so as to align with the 
Communications Station Buffer Area Overlay; and 

o That the PVAO be removed within this radius where no native vegetation is present. 
o That the PVAO be removed from the Scottsdale Transend Sub-station located at 43 

Ringarooma Road Scottsdale. 

Statement of Merit 

(1) Utilities zoning based on buffers, generalized areas around infrastructure and the like is not supported. The asset in 

question effectively co-located with other resources such as State forest or environmental assets which are the 

dominant landscape types. This type of zoning approach sets a difficult precent for other infrastructure that may be 

public or private, yet serves a broad public purpose such as other commercial or state communication towers (e.g. 

Telstra, Optus, Sustainable Timbers Tasmania, etc.). 

(2) Council’s zoning methodology reflects the preference in the guidance documents that dedicated titles for Utilities 

assets are zoned for that purpose. There is no compelling reason why TasNetworks Mount Horror Communication 

Site should be provided a specific zoning arrangement that is not consistent with the broader zoning methodology. 

(3) Rationalising the PVAO within the Communication Station Buffer Area Overlay where it can be demonstrated that 

there are no natural values is worthwhile. 

Recommended Action 

Modification recommended to the draft LPS to remove the 

PVAO from land identified within: 

(a) the Communication Station Buffer Area at F/R 

141691/1 Oxberry Road Banca and adjacent Crown 

land (managed by Parks and Wildlife Service) where 

no native vegetation is present; and 

(b) the Scottsdale Transend Substation at 43 

Ringarooma Road Scottsdale (F/R 84976/1) where 

no native vegetation is present. 

 

Impact on the LPS as a whole 

There is no impact on the LPS as a whole as a result of the 

recommended modification. Satisfaction of the LPS criteria 

at section 34(2) of the LUPA Act is maintained. 

 

Representor(s) Matter(s) raised in the representation  

No. 13 - Tasmanian Land 

Conservancy 

 The representation is primarily observational in nature and generally relates to how 
strategic and regulatory planning decisions ought to be made. In particular, the 
representation raises the following: 
o That Council implement a process whereby mapping of the overlays of the Natural 

Assets Code are continually revised, updated and re-evaluated. 
o That the Natural Assets Code should be applied across all zones. In particular, that 

the PVAO should apply, where relevant, to the Agriculture. 
o That all strategic and regulatory planning decisions should align with the 

precautionary principle. 
o That all land subject to a conservation covenant ought to be zoned Landscape 

Conservation zone or Environmental Management Zone. 

Statement of Merit 

Review Processes 

(1) Section 44 of the LUPA Act requires the Planning Authority to undertake a review of its planning scheme, including 

a period of public consultation, on every fifth anniversary of the date on which the planning scheme came into 

operation. 

Application of the PVAO to Agriculture Zone 

(2) Guideline No. 1 require that the PVAO not be applied to the Agriculture Zone. Application of the PVAO to the 

Agriculture Zone would require an amendment to the SPPs. This is outside the scope of the current draft LPS 

assessment process. 
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(3) If Council is of the opinion that the contents of the SPPs should be altered (i.e. that the PVAO ought to be applied 

within the Agriculture Zone) then it may advise the Minister under s.35G of the LUPA Act accordingly. 

The Precautionary Principle 

(4) No specific changes to the LPS are required. 

Zoning of Conservation Covenants 

(5) Conservation covenants are legal commitments, registered on the title of the land, which bind current and future 

owners to protect the natural values of the identified land. In such cases, covenants represent an additional layer 

of obligation and restriction and operate, at a high level, in much the same way as other private covenants that seek 

to restrict building height, external cladding and the like. 

(6) The existence of conservations covenants is not reason enough to apply the Landscape Conservation Zone or 

Environmental Management Zone. Such an approach would likely be a deterrent for resource development 

operations to consider applying for conservations covenants within their larger holdings. 

(7) The Landscape Conservation Zone, Rural Zone, and Agriculture Zone already provide for discretionary consideration 

of residential uses. Conservation covenants of the scale that would necessitate permanent human presence are 

unlikely to be within the Environmental Management Zone as this zoning is primarily reserved for State reserves, 

riparian reserves, and the like. 

Recommended Action 

No modification recommended to the draft LPS. 

Impact on the LPS as a whole 

There is no impact on the LPS as a whole. Satisfaction of the 

LPS criteria at section 34(2) of the LUPA Act is maintained. 

 

 

Representor(s) Matter(s) raised in the representation  

No. 14 - PDA Surveyors obo 

David Krushka 

 The representation opposes the application of Rural Living B to 1954 Bridport Road 
Bridport (F/R 235494/1) and instead requests that the Rural Zone be applied to the site. 

 The representation advises of an imminent application to be made to Council for a 
combined permit and amendment to the current DIPS – a circumstance foreshadowed in 
the representation. That application will propose for the site to be rezoned to the Rural 
Zone and a SSQ which will endeavour to provide for uses than can better support the 
adjoining airstrip operation. Council will consider this application in accordance with the 
usual planning scheme amendment process and requirements under the LUPA Act. 

Statement of Merit 

(1) In isolation, the application of the Rural Zone is not supported as it would result in a spot zoning (with Rural Living 

zone to the north and west, Zone to the east, and Recreation Zone to the south). 

(2) However, there is merit is recommending that the Commission also apply the Rural Zone to 1952 Bridport Road 

Bridport (the airstrip) and 1950 Bridport Road Bridport (former site of the North East Gun Club). As detailed further 

below, the landowners of both titles have similarly requested the application of the Rural Zone to these titles. All 

three identified titles have limited agricultural capability and are not appropriate for the Rural Living Zone, 

Agriculture Zone, and Recreation Zone respectively. These titles, as shown below, represent a cluster that would 

avoid spot zoning and is supported accordingly. 
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Figure 11: Aerial imagery of the three identified titles where application of the Rural Zone is warranted. 

(3) It is noted that the proposed SSQ DOR-21.1 - which would provide for Transport Depot and Distribution ‘if for an 

airport’ as an additional Permitted Use Class – is proposed to apply to 1952 Bridport Road, Bridport. Whilst the 

application of the Rural Zone to the site would provide for discretionary consideration of an airport use, there is 

strategic merit in providing for a permitted pathway for the existing airport operations at the site. It is therefore 

recommended that the SSQ DOR-21.1 apply to the site and that the ‘Relevant Clause in State Planning Provisions’ 

section of the SSQ be amended to be ‘Rural Zone – clause 20.2 Use Table’. 

Recommended Action 

Modification recommended to the draft LPS to: 

(a) apply the Rural Zone to 1950 Bridport Road 

Bridport, (F/R 10173/1), 1952 Bridport Road 

Bridport (F/R 233662/1), and 1954 Bridport Road 

Bridport (F/R 235494/1). 

(b) Subject to (a) above, amend SSQ DOR-21.1 to refer 

to ‘Rural Zone – clause 20.2 Use Table’ under the 

section titled ‘Relevant Clause in State Planning 

Provisions’. 

Impact on the LPS as a whole 

There is no impact on the LPS as a whole as a result of the 

recommended modification. Satisfaction of the LPS criteria 

at section 34(2) of the LUPA Act is maintained. 
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2.0 REPRESENTATIONS RECEIVED AFTER THE END OF THE STATUTORY EXHIBITION PERIOD 

(INCLUDED AT THE DISCRETION OF THE PLANNING AUTHORITY) 

 

Representor(s) Matter(s) raised in the representation  

No. 15 - Department of 

Natural Resources and 

Environment Tasmania 

 The representation primarily raises concerns pertaining to the inappropriateness of being 

unable to apply the PVAO to land within the Agriculture Zone. Several other matters are 

also suggested for potential planning scheme amendments in the future. Key matters 

raised include the following: 

 

o Alternative Zoning to Agriculture Zone in lieu of the PVAO 

That land currently proposed to be zoned Agriculture within the draft LPS which 

contains TNVC and/or clusters of threatened flora records should have alternate 

zoning applied so that the PVAO is applicable to the pertinent areas. Example 

properties include F/R 196819/1, F/R 135368/1 and F/R 111245/1. Specific details 

regarding such properties can be found within the representation. 

 

o Chaostola Skipper 

That application of the Agriculture Zone is not appropriate upon land where the 

Chaostola Skipper (Antipodia chaostola subsp. leucophaea) - a medium sized 

butterfly listed as Endangered under both the TSP Act and the EPBC Act - has been 

identified to have a small/localised distribution and limited dispersal capacity. 

Specific reference is made to F/R 165655/1 Barnbougle Road Bridport, 903 

Barnbougle Road Bridport (F/R 243074/1), and 1251 Musselroe Road Musselroe Bay 

(F/R 135368/2). Specific details regarding such properties can be found within the 

representation. 

 

o Eastern Dwarf Galaxias 

That application of the Agriculture Zone is not appropriate upon land where the 

Eastern Dwarf Galaxias (Galaxias pusilla) - a small native freshwater fish listed as 

Vulnerable under both the TSP Act and the EPBC Act - has been identified to have a 

core range within the Dorset municipality. While the representation refers to broad 

mapping of the species indicative core range that are known to support the highest 

densities of the species and/or thought to be the greatest importance for the 

maintenance of breeding populations of the species, no specific properties are 

identified. 

 
o Striped Marsh Frog 

That application of the Agriculture Zone is not appropriate upon land where the 

Striped Marsh Frog (Limnodynastes peroni) - listed as Endangered under the TSP Act 

- has been identified to have a core range within the Dorset municipality. While the 

representation refers to broad mapping of the species indicative core range that are 

known to support the highest densities of the species and/or thought to be the 

greatest importance for the maintenance of breeding populations of the species, no 

specific properties are identified. 

 

o Scottsdale Burrowing Crayfish 

That application of the Agriculture Zone is not appropriate upon land where the 

Scottsdale Burrowing Crayfish (Engaeus spinicaudatus) - listed as Endangered under 

both the TSP Act and the EPBC Act - has been identified to have a small/ and 

restricted range proximate to Scottsdale. The key threats identified to the species 

are clearance of native vegetation and lowering of the water table as a result of 

forest and agricultural activities and it is noted that the species can occur in areas 

where there has been a lot of human activity, and in places that are not near obvious 

standing or running water (i.e. they do not need to be in streams or obvious 

wetlands). Specific reference is made to properties adjoining the Parrs Rivulet and 
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Great Forester River between 34175 Tasman Highway Tonganah (F/R 240501/1) in 

the south and 942 Old Waterhouse Road North Scottsdale (F/R 226839/1) in the 

north. 

 

o Raptor Nests 

That all known nests of listed raptor species be included in the PVAO and that the 
zoning is amended to a type that is not exempt from the PVAO. 

 
o RAMSAR Wetlands 

The Department supports the proposed application of the Environmental 

Management Zone to the Little Waterhouse Lake Ramsar Site and the Flood Plain 

Lower Ringarooma River Ramsar Site. 

 

o Conservation Covenants 

That the zoning of all land subject to a conservation covenant be ‘amended to reflect 

the existing land use objectives for the conservation covenants in the municipality’. 

 

o Acid Sulfate Soils 

The Department recommends that consideration be given to the future 

development of a Specific Area Plan to address the presence of Acid Sulfate Soils 

within the municipality to improve regulation of potential water quality impacts from 

Acid Sulfate Soil disturbance. 

 

o Coastal Inundation Hazard Area Overlay 

The Department notes that the Coastal Inundation Hazard Area Overlay mapping is 

based upon the Intergovernmental Panel on Climate Change (IPCC_ Assessment 

Report 5 (McInnes et al 2016). The latest version of this report – Report 6 – was 

published in August 2021. The Department therefore considers the modelling of the 

Coastal Inundation Hazard Area Overlay mapping is outdated, no longer representing 

the most contemporary findings, and that the more recent IPCC Assessment Report 

should instead be relied upon. 

 

o Regional Ecosystem Model 

The Department notes that the Regional Ecosystem Model (REM) relied upon to 

generate the PVAO is based upon the now outdated TASVEG  3.0 and that it would 

be beneficial to include routine and regular updating of the PVAO. 

 

o Permanent Timber Production Zone (PTPZ) and Future Potential Production Forest 

(FPPF) Land 

The Department supports the proposed zoning of PTPZ and FPPF land parcels. 
 

o Aboriginal Heritage 
Aboriginal Heritage Tasmania (AHT) rejects Council’s position that the ‘AHT is more 
appropriately positioned than Council to ensure that aboriginal middens at Cape 
Portland are adequately cared for and protected’. As a result, the Department is 
concerned that the draft LPS does not deal with aboriginal heritage, the protection 
or management thereof through the Historic Heritage Code (i.e. the implementation 
of ‘Places or Precincts of Archaeological Potential’ or Local Historic Landscape 
Precincts’) despite the belief that ‘the planning process plays a crucial role in referring 
proponents to undertake due diligence’. 

 
o 2 Main Street Bridport (F/R 172546/1) 

The subject site (currently zoned 'Rural Resource') is proposed to be translated to 

the Port and Marine Zone with the implementation of a site-specific qualification 

providing permitted use status for aquaculture operations. The Department is 

concerned that the Port and Marine Zone may not provide certainty for the 
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aquaculture enterprise to continue and an alternative zone may be more 

appropriate. 

 

o PID 3396012 Old Waterhouse Road Waterhouse (McKerrows Marsh) 

The subject site (currently zoned 'Rural Resource') is proposed to transition to the 
Environmental Management Zone under the draft LPS. As the site is identified as 
being located within FPPF land, it is the Department’s position that the 
Environmental Management is not appropriate and that the Rural Zone should be 
applied to the land instead. 

 
o 34900 Tasman Highway Scottsdale (F/R 226345/1) 

The subject site (currently zoned 'Recreation') is proposed to retain its existing 

Recreation Zoning under the draft LPS. As the title is identified as PTPZ Land, the 

Department requests that the Rural Zone is applied to the title. 

 

o Foster Islands Nature Reserve 

The subject site (currently zoned ‘Environmental Management’) is proposed to 

continue to have the Environmental Management Zone applied to it. The 

Department is of the opinion that not all islands in this group are recorded on Zone 

Map 1 and consider that the entirety of the islands ought to be included within the 

Environmental Management Zone. 

 

o Coastal Reserve at Fordington along Little Pipers River 

A crown public reserve (CID 1132975) and an adjoining crown land parcel is currently 
zoned Rural Resource and is proposed to be transitioned to the Agriculture Zone 
under the draft LPS. Application of the Environmental Management Zone is 
requested. 

 
o Public Reserve along Ringarooma River (Zone Map 37) 

The Department has identified public reserve(s) along the Ringarooma River within 

Zone Map 37 that are currently proposed to transition from the Rural Resource Zone 

to the Agriculture Zone. Instead, the Department requests that the Environmental 

Management Zone be applied. 

 

o F/R 226345/1 Crown Land (Mount Stronach Regional Reserve Scottsdale) 

The subject site (currently zoned 'Recreation') is proposed to retain its existing 

Recreation Zoning under the draft LPS. As the title is located within the Mount 

Stronach Regional Reserve, the Department requests that the Environmental 

Management Zone is applied to the title. 

Statement of Merit 

Alternative to Agriculture Zone in lieu of the PVAO 

(1) Zoning based on the applicability of the PVAO is not supported in general. Whilst Guideline No. 1 issued by the 

Commission provides for consideration of alternate zoning to that mapped as suitable for agriculture in the State’s 

agricultural mapping project, this requires a site-specific, local or regional strategic analysis of the land to determine 

if the natural values are significant enough to warrant alternate zoning. 

(2) Council’s methodology for determining the application of the Agriculture zone (or an alternate zone) was included 

in its supporting report to the Draft LPS. Undertaking detailed ground truthing work for agricultural suitability or 

the presence of significant landscape or natural values, based on the PVAO, is not recommended due to the expanse 

of the geographical area requiring analysis and the expense of such an undertaking. It is important to understand 

that the PVAO is a habitat model based on existing State data that is known to be highly variable in accuracy. The 

overlay acts as an indicative ‘preliminary identification’ tool to assist in refining a site assessment for significant 

natural values where native vegetation is proposed to be removed. It is not, of itself, a detailed analysis of all the 

values that exist on a site, nor is it a statement of preferred land use. It does not preclude the future use of the land 

for agriculture as the lots may also be subject to an assessment under the forest practices system and be approved 

for land clearance for grazing, cropping or forestry; a process which is predominantly removed from the planning 

system. 
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(3) The request for alternate zoning appears to primarily be an attempt to address perceived deficiencies of the State 

Planning Provisions via the application of zones rather than directly raising the key concern; that the PVAO does not 

apply to native vegetation within the Agriculture Zone and the perceived lack of protection thereof. It is important 

to understand that native vegetation within the Agriculture Zone is still protected by the requirements of the TSP 

Act, the NC Act (where listed under Schedule 3A), and the TSP Act. The provisions of the Forest Practices System via 

the Forest Practices Act 1985 and Forest Practices Code also apply. This system is regulated by the Forest Practices 

Authority, who employ qualified experts in forest management, and provides practical standards for forest 

management, timber harvesting, and the protection of native vegetation within vulnerable land (such as streamside 

reserves, steep slopes, high soil erodibility, threated native vegetation communities, and vulnerable karst soils). As 

a result, despite the inability to apply the PVAO overlay to the Agriculture Zone, a web of legislation and regulatory 

oversight remains to ensure that native vegetation removal is managed appropriately. 

(4) Irrespective, as Guideline No. 1 expressly requires that the PVAO not apply to the Agriculture Zone - among other 

zones such as the Village Zone, General Residential Zone, General Industrial Zone, Port and Marine Zone, and the 

like – this matter pertains to the application of the State Planning Provisions and is not a matter that can be 

addressed as part of the draft LPS assessment process. The prior iteration(s) of the Department, being key 

stakeholder(s) within the Government, would have no doubt been provided several opportunities to provide 

comment and input into the SPPs and the application of both the Agriculture zone and the PVAO during its design 

phase. While the content of this initial input is unclear, if the Department has changed its perspective on how the 

Agriculture Zone and the PVAO ought to apply, then such a change would need to be facilitated via an amendment 

to the SPPs. 

(5) No modification to the draft LPS required. 

Eastern Dwarf Galaxias 

(6) See response to ‘Alternative to Agriculture Zone in lieu of the PVAO’ above. 

(7) Land identified in the ‘Land Potentially Suitable for Agriculture Zone’ guidance mapping may only be considered for 

alternate zoning where for the identification of significant natural values such as priority vegetation areas. This 

consideration does not extend to the estimated range of threatened fauna species without first undertaking local 

strategic analysis consistent with the regional land use strategy and endorsed by the relevant council. 

(8) No modification to the draft LPS required. Any future strategic planning to protect the Eastern Dwarf Galaxias 
implemented through the LPS would require the endorsement of a local strategic analysis and a separate planning 
scheme amendment. 

Chaostola Skipper 

(9) See response to ‘Alternative to Agriculture Zone in lieu of PVAO’ above. 

(10) Land identified in the ‘Land Potentially Suitable for Agriculture Zone’ guidance mapping may only be considered for 

alternate zoning where for the identification of significant natural values such as priority vegetation areas. This 

consideration does not extend to the estimated range of threatened fauna species without first undertaking local 

strategic analysis consistent with the regional land use strategy and endorsed by the relevant council. 

(11) While the Priority Vegetation Areas Overlay is unable to be applied to the Agriculture Zone, the remainder of the 

code – notably the waterway and coastal protection areas and future coastal refugia areas – will apply and provide 

planning consideration to waterbodies and riparian corridors in all zones. 

(12) No modification to the draft LPS required. Any future strategic planning to protect the Chaostola Skipper 
implemented through the LPS would require the endorsement of a local strategic analysis and a separate planning 
scheme amendment. 

Striped Marsh Frog 
(13) See response to ‘Alternative to Agriculture Zone in lieu of PVAO’ above. 

(14) Land identified in the ‘Land Potentially Suitable for Agriculture Zone’ guidance mapping may only be considered for 

alternate zoning where for the identification of significant natural values such as priority vegetation areas. This 

consideration does not extend to the estimated range of threatened fauna species without first undertaking local 

strategic analysis consistent with the regional land use strategy and endorsed by the relevant council. 
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(15) While the Priority Vegetation Areas Overlay is unable to be applied to the Agriculture Zone, the remainder of the 

code – notably the waterway and coastal protection areas and future coastal refugia areas – will apply and provide 

planning consideration to waterbodies and riparian corridors in all zones. 

(16) No modification to the draft LPS required. Any future strategic planning to protect the Striped Marsh Frog 
implemented through the LPS would require the endorsement of a local strategic analysis and a separate planning 
scheme amendment. 

Burrowing Crayfish 

(17) See response to ‘Alternative to Agriculture Zone in lieu of PVAO’ above. 

(18) Land identified in the ‘Land Potentially Suitable for Agriculture Zone’ guidance mapping may only be considered for 

alternate zoning where for the identification of significant natural values such as priority vegetation areas. This 

consideration does not extend to the estimated range of threatened fauna species without first undertaking local 

strategic analysis consistent with the regional land use strategy and endorsed by the relevant council. 

(19) While the Priority Vegetation Areas Overlay is unable to be applied to the Agriculture Zone, the remainder of the 

code – notably the waterway and coastal protection areas and future coastal refugia areas – will apply and provide 

planning protections to the waterbodies and riparian corridors in all zones. 

(20) No modification to the draft LPS required. Any future strategic planning to protect the Burrowing Crayfish 

implemented through the LPS would require the endorsement of a local strategic analysis and a separate planning 

scheme amendment. 

Raptor Nests 

(21) See response to ‘Alternative to Agriculture Zone in lieu of PVAO’ above. 

(22) Zoning based on buffers and generalized areas around points of interest such as raptor nests and the like, is not 

supported. Council’s zoning methodology reflects the preference in the guidance documents that split-zoning 

generally be avoided where possible. 

(23) The Forest Practices Authority will continue to regulate vegetation clearance despite the PVAO not applying to the 

Agriculture Zone. Proximity to raptor nests would be considered as part of their assessment process. 

(24) No modification to the draft LPS required. 

RAMSAR Wetlands 
(25) Noted. No modification to the draft LPS required. 

Conservation Covenants 

(26) See response to Representation 3 above. 

(27) No modification to the draft LPS required. 

Acid Sulfate Soils 

(28) Noted. The potential impacts of Acid Sulfate Soils are currently addressed through the building approval process. 

The formulation of a Specific Area Plan has some merit. However, as Acid Sulfate Soils are not an issue isolated to 

the Dorset municipality it is more appropriate for the Commission to consider the introduction of an Acid Sulfate 

Soils Overlay via an amendment to the SPPs if there is a strategic intent to capture Acid Sulfate Soil issues at the 

planning assessment stage. Such an overlay, and associated standards, would need to be well grounded in baseline 

technical data to ensure that it provides legitimate value to the design and assessment process and instead doesn’t 

become an inexcusable cost burden on development without having a meaningful benefit. 

(29) No amendment to the draft LPS required. Any future strategic planning implemented through the LPS to address 

the potential impacts of Acid Sulfate Soil disturbance would require a separate planning scheme amendment. 

Coastal Inundation Hazard Area Overlay 

(30) Noted. Updating of the Coastal Inundation Hazard Area Overlay and its underlying model, however, is not 

practicable through the current draft LPS assessment process. 

(31) No modification to the draft LPS required. The current review of the State Planning Provisions by the Commission 
will likely address any outdated data relied upon for the underlying models for the Coastal Inundation Hazard Area 
Overlay and similar models. 
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Regional Ecosystem Model 

(32) Noted. During the public exhibition period, the Commission advised Council that the version of the Regional 

Ecosystem Model (REM Version 3) used by Council to model the PVAO had been replaced by Version 4 of the REM. 

As far as officers are aware, Version 4 was never provided to Council. While unfortunate that this issue was not 

identified prior to the public exhibition period, the Commission have advised that this matter can be addressed as 

part of a minor modification of the draft LPS at the point in time that the draft LPS is approved. 

(33) The current review of the State Planning Provisions by the Commission will likely address any outdated data such 

as the Regional Ecosystem Model relied upon for the preparation of layers such as the PVAO. The Minister must, in 

accordance with s30T of the LUPA Act conduct such a review every five years. 

(34) Similarly, Section 44 of the LUPA Act requires the Planning Authority to undertake a review of its planning scheme, 

including a period of public consultation, on every fifth anniversary of the date on which the planning scheme came 

into operation. 

(35) Modification to the draft LPS is recommended. 

Permanent Timber Production Zone (PTPZ) and Future Potential Production Forest (FPPF) Land 

(36) Noted. No modification to the draft LPS required. 

Aboriginal Heritage 
(37) The issues raised regarding this particular matter are of a general nature and relate to the belief that by the draft 

LPS would, by not including guiding principles or policies for ensuring Aboriginal heritage is at least a consideration 
during the planning assessment process, hinder the operation of the AH Act.  

(38) The planning assessment process is only one part of the larger Resource Management and Planning System to which 
the AH Act also forms a component of. Under the AH Act, the responsibility to exercise due diligence in relation to 
Aboriginal heritage is borne entirely upon the relevant landowner/developer. Reliance upon the planning 
assessment process to notify people of this responsibility when there is no statutory referral mechanism to neither  
Aboriginal Heritage Tasmania or the Department of Natural Resources and Environment that can legitimately 
connect the AH Act to the LUPA Act is not a sustainable or reliable approach. 

(39) The Local Historic Heritage Code requires that any local heritage places or precincts include a spatial area to be 
identified and an accompanying statement of significance to be provided. Council does not have ready access to 
the spatial data or such statements (if or where they may exist) and so is not equipped to impose such protections 
with any degree of veracity. Subsequently, it is disappointing that Aboriginal Heritage Tasmania identifies no places 
or precincts of archaeological potential or local historic landscape precincts that could be incorporated into the 
draft LPS (potentially via a Specific Area Plan or similar instrument) despite its unique privilege in curating the 
Aboriginal Heritage Register. 

(40) Most notable, however, is the fact that the Local Historic Heritage Code explicitly states under C6.1.2 that the Code 
does not apply to Aboriginal heritage values. Accordingly, any local heritage place, precinct, or landscape that 
attempted reference to such values through the application of the Code would be rendered incapable null and void. 

(41) No modification to the draft LPS required. Any future strategic aboriginal heritage planning implemented through 
the LPS would require a separate planning scheme amendment. 

2 Main Street Bridport (F/R 172546/1) 
(42) Despite not providing for aquaculture as a Resource Processing use, the Port and Marine Zone is the most 

appropriate zone for the property. The Environmental Management Zone is unsuitable and application or the Rural 

or the Agriculture Zones would result in the continuation of an existing spot zone arrangement (see below). 
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Aerial imagery depicting existing Rural Resource spot-zone under the DIPS. 

(43) Noting this, the draft LPS proposes a site specific qualification (DOR-25.1) to provide a discretionary pathway for 

Resource Development where for aquaculture at 2 Main Street Bridport. Noting that the Port and Marine Zone has 

no use standards, this would ensure that existing aquaculture use would have certainty in its continued operation 

into the future and provide pathways for appropriate expansion opportunities. 

(44) No modification to the draft LPS required. 

PID 3396012 Old Waterhouse Road Waterhouse (McKerrows Marsh) 

(45) The Rural Zone should only be applied to non-urban land with limited or no potential for agricultural which is not 
more appropriately included within the Landscape Conservation of Environmental Management Zone. 

(46) The McKerrows Marsh, a riparian wetland, represents the largest example of remnant blackwood swamp forest in 
the north-east of Tasmania and provides critical ecological value to the broader Great Forester River as identified 
by the former Department of Primary Industries, Parks, Water and Environment (DPIPWE) in McKerrows Marsh. An 
Assessment of Vegetation Condition (DPIPWE 2018) and Study to Determine Water Requirements for McKerrows 
Marsh – Great Forester River (DPIPWE 2005). All other significant areas of blackwood forest are located in the north-
west of Tasmania. The vegetation community is therefore locally significant and acts as a major riparian reserve and 
wetland. 

(47) In accordance with section 4(2) of the Forest (Rebuilding the Forest Industry) Act 2014, no native forest harvesting 
can be undertaken on FPPF land other than for special species timber harvesting undertaken with the approval of 
the Crown Lands Minister. Blackwood (Acacia melanoxylon) is identified as a special species timber under the Act. 

(48) Irrespective, clearance and conversion of a threatened native vegetation community, or the disturbance of a 
vegetation community, in accordance with a forest practices plan certified under the Forest Practices Act 1985 is 
exempt from requiring a planning permit. As any approval for special species timber harvesting under the Forest 
(Rebuilding the Forest Industry) Act 2014 requires a certified forest practices plan as a minimum information 
requirement, such clearance and conversion would be exempt from requiring planning approval under the State 
Planning Provisions. The application of the Environmental Management Zone would accurately reflect the limited 
potential for agriculture upon the site and the significant ecological and scenic values of McKerrows Marsh without 
compromising the ability to undertake selective special species timber harvesting if approved under the Forest 
(Rebuilding the Forest Industry) Act 2014. The land is therefore more appropriately located within the 
Environmental Management Zone. 
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(49) No modification to the draft LPS required. 

34900 Tasman Highway Scottsdale (F/R 226345/1) 
(50) The title (shown below) has limited agricultural capability and is only partially used to provide organised recreation 

use. Application of the Rural Zone does not unduly prejudice the existing rifle club (as the existing use would have 

an existing use right) and the Sports and Recreation use class would continue to be permissible within the Rural 

Zone. 

Aerial imagery detailing the Recreation Zone land requested for alternate zoning 

(51) Irrespective, it is noted that forest practices in accordance with a forest practices plan certified under the Forest 

Practices Ac 1985 are exempt from requiring planning approval. As such, it is interesting to note that Sustainable 

Timbers Tasmania would theoretically be able to undertake forest practices under the site even if it remained within 

the Recreation Zone. 

(52) Modification to the draft LPS is recommended. 

Foster Islands Nature Reserve 

(53) Noted. The Zone Maps, only being A3 in size, reduce the detail of the mapping accordingly. The GIS mapping applies 

the Environmental Management Zone to all parts of the Foster Islands crown land. 

Coastal Reserve at Fordington along Little Pipers River 

(54) The one parcel proximate to the mouth of the Little Pipers River is identified as a public reserve (formerly designated 
a Coastal Reserve) and supports riparian vegetation within its extent. An adjoining crown parcel is directly adjacent 
to this coastal reserve and the mouth of the Little Pipers River likewise supports coastal and riparian vegetation. 
Despite it not being formally recognised as public reserve (nor a former riparian or coastal reserve), further 
investigation suggests that this parcel and the adjoining coastal reserve were once consolidated in a single parcel 
(see image below). 
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Aerial imagery detailing land identified as a Public Reserve under the Crown Lands Act 1976 
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Extract from adjoining title information detailing the combined operation of the two crown parcels adjacent to the 
mouth of the Little Pipers River. 

(55) Application of the Environmental Management Zone to both crown parcels is therefore appropriate. 

(56) Modification to the draft LPS is recommended. 

Public Reserve along Ringarooma River (Zone Map 37) 

(57) At this stage, it is unclear which specific crown parcels the Department is referring to. Further details relating to the 

purpose of the reservation is required before a definitive position on the issue. Where it ca be demonstrated that 

the pertinent crown parcels can be demonstrated to have significant ecological, or scenic values, (i.e. the parcel has 

a previous reserve type designation as a ‘river reserve’ or the like) the application of the Environmental 

Management Zone may be warranted. If not, the Environmental Management Zone cannot be sufficiently justified 

in accordance with the Guidelines. 

(58) No modification to the draft LPS required. 
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F/R 226345/1 Crown Land (Mount Stronach Regional Reserve Scottsdale) 

(59) The subject site (shown below) is located within the bounds of the Mount Stronach Regional Reserve and is 

managed under the Nature Conservation Act 2002. 

(60) The application of the Environmental Management Zone, in accordance with EMZ 1(a) is warranted. 

 
Aerial imagery detailing the Recreation Zone land requested for alternate zoning 

Recommended Action 

Modification recommended to the draft LPS to: 

(a) Revise the PVAO to reflect the spatial extent of the 

Regional Ecosystem Model Version 4, extent where it 

conflicts with the application Guidelines of the Overlay. 

(b) Apply the Rural Zone to 34900 Tasman Highway 

Scottsdale (F/R 226345/1). 

(c) Apply the Environmental Management Zone to F/R 

226345/1 PWS Crown Land (Mount Stronach Regional 

Reserve) 

(d) Apply the Environmental Management Zone to two 

crown riparian reserve parcels directly adjoining the 

mouth of the Little Pipers River at Fordington and 

reinstate the Natural Assets Code – PVAO accordingly. 

Impact on the LPS as a whole 

There is no impact on the LPS as a whole as a result of the 

recommended modification. Satisfaction of the LPS criteria 

at section 34(2) of the LUPA Act is maintained. 

 

 

Representor(s) Matter(s) raised in the representation  

No. 16 - Alanna Stanford 

obo Keith Allan Barnett  

 The representation opposes the continued application the Recreation Zone to 1950 
Bridport Road Bridport (F/R10173/1) and instead requests that the Rural Zone be applied 
to the site. 

 The representation notes that the land has limited recreational and agricultural capability 
and is more appropriately located within the Rural Zone. 

Statement of Merit 

(1) The site, which is a private freehold title, is the former location of the North East Gun Club and is not currently used 

for recreational purposes. 

(2) A storage building used in conjunction with the adjoining air strip is situated within the title. 

(3) In isolation, the application of the Rural Zone is not supported as it would result in a spot zoning (with Rural Living 

zone to the west, and the Agriculture Zone to the north and south). 

(4) However, there is merit is recommending that the Commission also apply the Rural Zone to 1952 (the airstrip) and 

1954 Bridport Road (as previously identified above). All three identified titles have limited agricultural capability and 
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are not appropriate for the Recreation Zone, Rural Living Zone, and Agriculture Zone respectively. These titles, as 

shown below, represent a cluster that would avoid spot zoning and is supported accordingly. 

Aerial imagery of the three identified titles where application of the Rural Zone is warranted. 

(5) It is noted that the proposed Site-specific Qualification DOR-21.1 - which would provide for Transport Depot and 

Distribution ‘if for an airport’ as an additional Permitted Use Class – is proposed to apply to 1952 Bridport Road, 

Bridport. Whilst the application of the Rural Zone to the site would provide for discretionary consideration of an 

airport use, there is strategic merit in providing for a permitted pathway for the existing airport operations at the 

site. It is therefore recommended that SSQ DOR-21.1 apply to the site and that the ‘Relevant Clause in State Planning 

Provisions’ section of the SSQ be amended to be ‘Rural Zone – clause 20.2 Use Table’. 

Recommended Action 

See modification recommendation to Representation 

No. 14. 

 

Impact on the LPS as a whole 

There is no impact on the LPS as a whole as a result of the 

recommended modification. Satisfaction of the LPS criteria 

at section 34(2) of the LUPA Act is maintained. 

 

Representor(s) Matter(s) raised in the representation  

No. 17 - PDA Surveyors obo Peter 

Barron – Flinders Island Aviation 

 The representation opposes the application of the Agriculture Zone to 1952 
Bridport Road Bridport (F/R 233662/1) and instead requests that the Rural 
Zone be applied to the site. 

 The representation notes that the land has limited to no agricultural potential 
and is currently used for a commercial airstrip and application of the 
Agriculture Zone would unreasonably limit the future economic development 
of the site. 

Statement of Merit 

(1) The site currently contains a commercial airstrip that is the sole aviation service between the North East and Flinders 

Island. 

(2) In isolation, the application of the Rural Zone is not supported as it would result in a spot zoning (with Rural Living 

zone to the west and north and both the Recreation Zone and the Agriculture Zone to the south). 

(3) However, there is merit is recommending that the Commission also apply the Rural Zone to 1954 (as detailed further 

above) and 1950 Bridport Road (the former site of North East Gun Club). All three identified titles have limited 

agricultural capability and are not appropriate for the Agriculture Zone, Rural Living Zone, and Recreation Zone 

respectively. These titles, as shown below, represent a cluster that would avoid spot zoning and is supported 

accordingly. 
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Aerial imagery of the three identified titles where application of the Rural Zone is warranted. 

(4) It is noted that the proposed Site-specific Qualification DOR-21.1 - which would provide for Transport Depot and 

Distribution ‘if for an airport’ as an additional Permitted Use Class – is proposed to apply to 1952 Bridport Road, 

Bridport. Whilst the application of the Rural Zone to the site would provide for discretionary consideration of an 

airport use, there is strategic merit in providing for a permitted pathway for the existing airport operations at the 

site. It is therefore recommended that SSQ DOR-21.1 apply to the site and that the ‘Relevant Clause in State Planning 

Provisions’ section of the SSQ be amended to be ‘Rural Zone – clause 20.2 Use Table’. 

Recommended Action 

See modification recommendation to Representation 

No. 14. 

 

Impact on the LPS as a whole 

There is no impact on the LPS as a whole as a result of the 

recommended modification. Satisfaction of the LPS criteria 

at section 34(2) of the LUPA Act is maintained. 

 

 

3.0 DETERMINATION ON LPS CRITERIA 

 

The Planning Authority has determined that the draft LPS, including those recommendations and modifications 

described in Section 1.0 and 2.0 above, satisfies the LPS criteria set out under section 34(2) of the Land Use Planning 

and Approvals Act 1993. 
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4.0 DRAFT DORSET LOCAL PROVISIONS SCHEDULE – LIST OF REPRESENTATIONS 

 

List of representations received during the public exhibition period (4 April 2022 – 6 June 2022). 

 

List of representations received after the public exhibition period (7 June 2022 – 5 August 2022). 

No. Representor 

15 Department of Natural Resources and Environment Tasmania 

16 Alanna Stanford obo Keith Allan Barnett 

17 PDA Surveyors obo Peter Barron – Flinders Island Aviation 
 

  

No. Representor 

1 Peter Riggall 

2 James Cushion 

3 Kim and Peter Eastman 

4 Daniel Ferguson 

5 Sandra Chugg 

6 Jade Lenord 

7 TasWater 

8 Tasmanian Heritage Council 

9 Department of State Growth 

10 Conservation Landholders Tasmania 

11 Department of Police, Fire and Emergency Management 

12 TasNetworks 

13 Tasmanian Land Conservancy 

14 PDA Surveyors obo David Krushka 
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5.0 APPENDIX 1 –  REPRESENTATIONS 

 

See separate attachment. 
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Our Ref: 49938JB 

2nd August 2022 

The General Manager 

Dorset Council  

Po Box 21 

Scottsdale   TAS   7260 

 

Via email: dorset@dorset.tas.gov.au 
cc:  

 

Dear General Manager 

 

Dorset Council Local Provisions Schedule (LPS) Submission 

Bridport Airstrip - 1952 Bridport Road, Bridport (233662/1) 

 

Thank you for the opportunity to participate in the Local Provision Schedule (LPS) application 

process. We would also like to extend our thanks to the Planning Department staff for 

agreeing to accept this report as a late submission. 

 

PDA Surveyors, Engineers and Planners (PDA) have been engaged to submit this submission 

on behalf of Mr Peter Barron of Flinders Island Aviation for land located at 1952 Bridport Road, 

Bridport (the subject site). The Dorset LPS mapping shows that the subject site is proposed to 

be zoned Agriculture but our client requests that consideration be made instead for the site 

to be zoned Rural. 

 

Relevant to this submission is an application PDA has lodged with the Dorset Council (the 

Council) under Section 43A of the former provisions of the Land Use Planning and Approvals 

Act 1993, which seeks to rezone the adjoining land at 1954 Bridport Highway, Bridport from 

Rural Living to Rural Resource. An LPS submission has also been lodged for that property 

seeking the Rural Zone application as part of the transition to the Tasmanian Planning 

Scheme (TPS). Through earlier discussions with Council Planning staff, it has been observed 

that both sites would ideally be zoned the same so that a range of symbiotic, commercial 

activities could be established across the sites. 

 

The Submission 

 

The land owner seeks to have the Rural Zone applied to the site because it is more conducive 

to the commercial activities that currently operate from the site, and there are existing plans 

for further expansion. 

While the subject site is shown as ‘suitable’ and ‘unconstrained’ on the ‘Land Suitable for the 

Agriculture Zone’ overlay on thelist mapping, the reality is that it contains a small commercial 
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airstrip operated by Flinders Island Aviation. Flinders Island Aviation fly between the Furneaux 

Islands, a group of approximately 100 islands located at the eastern end of Bass Strait, 

between Victoria and Tasmania. They provide not only passenger and freight transport but 

also serve as the daily mail service between Bridport, Lady Barron (Flinders Island) and Cape 

Barron Island. Chartered flights can also be booked/taken between the Bridport airstrip and 

any airport within Australia. 

 

Further to the commentary provided above, further analysis is provided below to 

demonstrate that the Agriculture zone is not the most appropriate zone to apply to the site, 

and that the Rural zone would be more suitable instead. The analysis for zone application 

suitability has been carried out using Guideline No.1 – Local Provision Schedule (LPS) zone 

and code application issued by the Tasmanian Planning Commission under Section 8A of the 

Land Use Planning and Approvals Act 1993.  

 

Zone consideration 

 

Proposed Zoning through DRAFT LPS: Agriculture 

 

Zone Zone Purpose Zone Application Guidelines 

 

Agriculture 

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. 

AZ 1 The spatial application of the Agriculture 

Zone should be based on the land identified in 

the ‘Land Potentially Suitable for Agriculture 

Zone’ layer published on the LIST, while also 

having regard to: 

(a) any agricultural land analysis or mapping 

undertaken at a local or regional level for part of 

the municipal area which: 

(i) incorporates more recent or detailed analysis 

or mapping; 

(ii) better aligns with on-ground features; or 

(iii) addresses any anomalies or inaccuracies in 

the ‘Land Potentially Suitable for Agriculture Zone’ 

layer, and where appropriate, may be 

demonstrated in a report by a suitably qualified 

person, and is 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) any other relevant data sets; and 

(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. 

 

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  
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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;  

(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;  

(ii) there are significant constraints to agricultural 

use occurring on the land; or  

(iii) the Agriculture Zone is otherwise not 

appropriate for the land.  

 

 

Planning Response 

AZ1 

The subject site at 1952 Bridport Road, Bridport, locally known as the Bridport Airport, is 

identified on the list map layer ‘Land Potentially Suitable for Agriculture Zone’  

 

 
Figure 1: Land Potentially Suitable for Agriculture Zone - Listmap 

 

AZ1 makes provision for alternate zones to be applied to land which: 

 
(ii) better aligns with on-ground features; or 

 

(iii) addresses any anomalies or inaccuracies in the ‘Land Potentially Suitable for Agriculture Zone’ 

layer, and where appropriate, may be demonstrated in a report by a suitably qualified person, and 

is 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; 

 

The subject site is both constrained by the existing use and development that has 

occurred on the site, and the fact that it currently adjoins the Rural Living zoned land to 
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the North, NorthWest and West. The Results on the constraints analysis table, shown 

below, indicates that the site is considered to be potentially constrained under Criteria 3.  

 
Figure 2: Table 5 Results on the constraints analysis – Agriculture Land Mapping Project – Dept.Justice Tasmania 

 

While the site adjoins a larger parcel of land with a capital value of less than $50 000, it is 

not appropriate to determine that the site is ‘unconstrained’ given unlikelihood that the 

subject site will ever be adhered to an adjoining title to make a larger farm. 

Criteria 3 – looks at whether the land is adjoining a residential zone (General / Low Density/ 

Rural Living or Village zone) to determine whether the residential development is 

constraining the site from being used for agricultural purposes. In this instance, the 

residential use is not a restraint because the site is not used for agricultural purpose. 

Nevertheless, it can be demonstrated that had the process aligned with the zone 

application recommendations, the site ought to have been mapped as Potentially 

Constrained and not Unconstrained. 

 

 
Figure 3. Image from list map shows the subject site adjoining several Rural Living Zoned properties. 

 

While the Agriculture Zone does not preclude the establishment of a Transport Depot, the 

defined use within the Tasmanian Planning Scheme for an airport, the use is discretionary 

and limited to the distribution of agricultural produce and equipment. Given the site is 

used for a range of other uses, a change to this zone in the TPS map limit the potential for 

intensification and/or expansion of the current commercial activities occurring on the 

site.  
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Requested Zone application through Draft LPS: Rural 

 

Zone Zone Purpose Zone Application Guidelines 

 

Rural 

 

The purpose of the Rural Zone is:  

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 To minimise conversion of 

agricultural land for non-

agricultural use.  

 

20.1.3 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.  

 

 

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.  

 

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.  

 

RZ 3- 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.  

 

 

Planning Response 

1952 Bridport Road is located approximately 600m outside of urban area of Bridport to the 

north.  

It is currently zoned Rural Resource under the Interim Scheme and the landowner is 

requesting that the Rural zone be applied through the LPS process. 
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RZ1 

As discussed earlier in this report, the subject land has limited, to no agriculture potential. 

The site is a long rectangular shape and contains an active airstrip which is used for 

commercial purposes. While Transport Depot and Distribution (the ‘use’ categorisation for 

an airport) are discretionary in both the Agriculture and Rural zone, the application in the 

Rural Zone is not limited by qualification as it is in the Agriculture zone. Existing use rights 

would transfer between schemes and the ‘Use’ would become permitted in the new 

scheme through the General Provisions (7.2 Development for Existing Discretionary Uses) 

but again with limitations. The Agriculture zone would limit the future economic 

development  plans the landowner has for the site because the qualification within the 

scheme limits the use to the distribution of agriculture produce and equipment. 

 

RZ2 

The suitability of applying the Agriculture zone to the subject site has been explored and 

despite being shown as ‘unconstrained’ for potential agricultural use on the listmap, the 

site is indisputably constrained through the existence of an active commercial airstrip. 

There is little to no potential for any primary agricultural activity to be established. The site 

does however play a part in supporting the agricultural activities and community in the 

surrounding area but provisions for this are more favourable through application of the 

Rural zone. 
 

RZ3 

(a) the Rural zone is sought for the subject site because it would be practically 

impossible to establish a soil-based agricultural activity on the site ( grazing, 

cropping, orchard etc). This is due to the constraints introduced by the 

development of an airstrip across the topography of the land, and due to the 

associated legal and safety restrictions. Adhering the land to an adjoining parcel 

would serve no practical purpose, nor would it result in improved economies of 

scale or opportunity for increased production. 

(b) An aerial view of the site easily demonstrates that the land's agricultural potential 

is constrained/limited. While the ground under the airstrip itself cannot be utilised, 

the adjoining areas must also remain clear to ensure the required safety standards 

are met. 
 

 
Figure 4: Listmap aerial image of Bridport airport – 1952 Bridport Highway, Bridport 

 

 

 

Based on the response above to the zone application guidelines, and the significant 

constraints to the site precluding it from being used for Agricultural use, we submit that 1952 
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Bridport Road, Bridport would be more appropriately zoned Rural through the Local 

Provisions Schedule transition process for the municipality of Dorset. 

 

Please do not hesitate to contact me should you require additional information or 

clarification on any matter contained within this correspondence. 

 

Yours faithfully, 

PDA Surveyors, Engineers & Planners 

Per: 

 
Justine Brooks 

Director 

 

On Behalf of: 

Peter Barron - Flinders Island Aviation 

Cc:
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