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Cimitiere Street Precinct 
 
Description 

This datasheet applies to all land located within the Cimitiere Street Heritage Precinct included in 
the Local Heritage Precinct Table C6.2 and addresses Clauses C6.1, C6.7.1 and C6.7.3 of the 
Local Historic Heritage Code in the Tasmanian Planning Scheme. 

1. Extent 

The Cimitiere Street Precinct is situated in central Launceston, within an area commonly known 
as ‘The Glebe’ situated northeast of the main city centre and adjoining the City Park.  
 
The precinct is comprised of a small residential area located around a triangular park at the 
eastern end of Cimitiere Street. It is bounded to the north and east by the commercial and light 
industrial estates occupying the low-lying ground adjacent to the North Esk River. To the south it 
is bounded by residential areas along Racecourse Crescent and Elphin Road, and to the west by 
City Park and the area known as the former railway land which lies between Lawrence and Willis 
streets. 
 
The alignment of Cimitiere Street through the precinct effectively marks the edge of the North Esk 
flood plain to the north. To the south it is edge by the base of Windmill Hill which steeply rises 
towards Elphin road and creates the Southern edge, forming the central triangular square.  
 

 

Figure 1 - Heritage Precinct Map 

Level of Contribution to Significance of precinct 

Contributory 

Non-Contributory 

 

Note: All properties have been mapped to show their significance to the precinct, however, 
works to those listed as Local Heritage Places or on the Tasmanian Heritage Register (THR) 
are not subject to assessment against the Local Heritage Precinct provisions or the guidance 
provided in this document. 
 

For information relating to THR and Local Heritage Place listings, visit the Heritage Tasmania, 
LIST Map, and iPlan websites. 
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2. Background  

Cimitiere Street or the Glebe demonstrates the early tight-knit fabric of Victorian housing 
development, with row houses and individual houses located in close proximity to the street and 
set around a civic square. 
 
The precinct did not undergo significant residential development until the late 19th century, with 
many of the houses built in the area being property of the Holy Trinity Church and later sold. This 
is likely the origin of the name ‘The Glebe’ previously referred to as the ‘Clergymans’s Glebe’.  
 
The Glebe grew into a residential suburb during the 1870s due to the proximity of new industries 
in the surrounding area, such as the Launceston Gasworks, Launceston and Western Railway 
Company workshops, Mount Bischoff Tin Mining Company and the Gunn family establishing the 
Gunns timber Mill in 1875 to the north of the precinct which remains a commercial site. Several 
of the dwellings in the precincts are linked to significant identities involved in these building, mining 
and commercial industries. 

The housing stock includes single and two storey dwellings from predominantly the late Victorian 
period and continues through to the interwar period. The precinct provides a series of highly 
aesthetic streetscapes of terrace houses of various styles, forms and building materials from 
timber, stone, exposed brick and rendered brick. The buildings are slightly different, creating 
interest along the street while also having a high degree of continuity and consistent scale. 

The terraces and individual dwellings face the street with small paved or cottage gardens behind 
low fences of timber or brick. To the south the dwellings and gardens sit above the street on stone 
terraces, a key feature to the precinct. Along with these front gardens and the central park with 
its established trees the precinct has a generally green appearance.  

3. Guidance 

The 'Statement of local historic heritage significance and historic heritage values' (Statement of 
Significance) relates to the values, features, and characteristics of the precinct. This informs the 
Conservation Policy and Design Criteria which are considered in the assessment of planning 
permit applications.  
 

Under the Tasmanian Planning Scheme significance of precincts are assessed relating to their 
contribution to the understanding of local history, creative or technical achievements, a class of 
building or place, or aesthetic characteristics, or an association with a group for social or spiritual 
reasons, or individuals or groups of importance to the community. 
 
The Statement of Significance for this precinct has been developed from those included in the 
following documents:  

• Launceston Heritage Study Summary report and recommendations, November 2007 
prepared by Paul Davies Heritage Architects.  

• Launceston Heritage Study Places of State heritage significance, site inventory August 
2006 prepared by Paul Davies Heritage Architects. 

All properties have been graded in regard to their importance and consistency with the 
significance of the precinct (‘contributory’ and non-contributory’) as detailed in figure 1 ‘Heritage 
Precinct map’. however, works to those listed as Local Heritage Places in Table C6.1 or on the 
Tasmanian Heritage Register (THR) are not subject to assessment under the Local Heritage 
Precinct provisions (Clauses C6.7.1, C6.7.3). 
 
The Conservation Policy relates to the retention of the precinct's valued existing characteristics 
and features and the Design Criteria relate to new buildings, alterations and additions to existing 
buildings, outbuildings, fences, landscaping, vehicle accommodation, some services and 
subdivision. 

  



LAU-Table C6.2 Local Heritage Precincts Datasheet - LAU- C6.2.1 
 

Statement of local historic heritage significance & historic heritage values 

4. Statement of local historic heritage significance: 
 

(a) Significance because of the collective heritage value of individual places as a group for their 
streetscape or townscape values and the precinct’s role in, representation of, or potential for 
contributing to the understanding of:  

(i) local history; or 

Cimitiere Street Precinct is culturally significant in its role in demonstrating early modest 
Launceston residential life, especially during the Victorian period, in concert with surrounding 
precincts in High Street and Elphin Road and stands as an example of land granted to church 
groups for housing. 

(ii) creative or technical achievements; or 

Not applicable  

(iii) a class of building or place; or 

The precinct is of ‘architectural’ significance in demonstrating a rare form of housing in 
Launceston with rows of terrace houses (and individual houses) located in close proximity to 
the street and set around a modest civic square. This is the only location within the city that an 
intact housing precinct of this character exists and where early development predominates. It 
holds high ‘architectural’ significance in that while terrace and small scale cottages are found 
across the city they are largely isolated from their original context. In this group, apart from infill 
development, the Victorian character of small–scale housing survives.  

A number of the buildings also have high individual ‘architectural’ significance as fine examples 
of modest housing of the Victorian period. 

(iv) aesthetic characteristics as follows; or  

The precinct provides a series of consistent streetscapes, from Lawrence Street to Racecourse 
Crescent, of high visual and ‘aesthetic’ value demonstrating the core values of housing 
development in Launceston, with its clear lines of sight to house facades and front gardens with 
low fences or retaining walls.  

The primarily timber weatherboard residences from the 1870s to 1940s with consistent original 
external detailing, finishes, and materials, create a distinctive visual impression and valued 
streetscape qualities. 

 

(b) Significance of the precinct’s association with:  

(i) a particular community or cultural group for social or spiritual reasons; or 

Not applicable 

(ii) the life or works of a person, or group of persons, of importance to the locality or region 

A large portion of the area was developed and owned by the Anglican Parish of the Holy 
Trinity Church. The remaining buildings and infrastructure stand as an example of land 
granted to the Anglican Church and developed in the 1870s and 1890s for housing.  
Several of the buildings were occupied or commissioned by key individuals from the area who 
were connected to the industry and infrastructure period growth of the late 1800s. 
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When visible from streets the following values, features and characteristics form part of 
the precinct: 

5. Historic Heritage Values:   
a) Consistent tight-knit streetscapes of modest residential Victorian era row housing 

along Cimitiere Street, Kilby Lane, Lawrence Street, Boland Street, Innes Street and 
Racecourse Crescent. 

b) Substantially intact original streetscapes including dwellings that are single to double 
storey in form and scale. 

c) Original and distinctive row housing style. 
d) Groupings of houses sharing similar architectural features. 
e) Consistent materials and finishes to existing buildings. 
f) Buildings set close to street frontages. 
g) Streetscapes of high visual quality including modest front gardens, open square and 

street plantings 
h) Front setbacks with low fences and gardens contributing to openness of street space 
i) Fences which are consistent in location and height and are of styles and materials 

which are consistent with the houses 
 

6. Characteristics 
a) The level change in the land form from the original period of development including the 

elevation of houses on the southern side of Cimitiere Street above the footpath. 
b) Houses to the northern side of Cimitiere Street set at street level, with direct 

connections to the street and the central park. 
c) A predominance of mid to late Victorian terraces and conjoined terrace cottages. 
d) Buildings of a consistent scale (1 - 2 storey) and form. 
e) Consistent use of elements such as verandas, timber and iron detailing, and double 

hung timber windows.  
f) Consistent groups of buildings of other architectural periods and styles including; 

Victorian Georgian, Victorian Italianate, Federation and Inter-War.i 
g) Buildings of brick and timber cladding. 
h) Modest scale of buildings and front garden behind low fences.  
i) Absence of off street parking facilities which would impact on street frontages 

For more information on architectural periods and styles refer to Appendix A. 

7. Features  
a) Street facing verandahs 
b) Timber and iron balustrading 
c) Traditional roof forms including hips and projecting gables 
d) Corrugated iron roof sheeting 
e) Dormer windows to roofs 
f) Timber double hung windows 
g) Painted weatherboard walls 
h) Exposed stone facing to buildings and retaining walls 
i) Polychrome (multi coloured) face brickwork 
j) Brick chimneys 
k) Decorative bargeboards 
l) Timber finials 
m) Original and early iron and timber detailing 
n) Ornamental iron work 
o) Low picket, brick, and ironwork fences 
p) Small cottage-style front gardens 

 
Also refer to 'Figures for statements of local historic heritage significance & historic heritage 
values' below. 
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Figures for statements of local historic heritage significance & historic heritage values  
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Design Criteria/Conservation Policy 

Where performance criteria for demolition (refer Clause C6.7.1) or alterations to existing 
structures (refer Clause C6.7.3) apply, the following Design Criteria and Conservation Policy then 
apply. 

Properties are assessed as being ‘contributory’, or ‘non-contributory’ to the precinct character and 
are identified in Figure 1 – ‘Heritage Precinct map’. 

• Contributory – Contributes to the understanding of the precinct’s significance and aesthetic 
characteristics 

• Non- Contributory – Detracts from the understanding of the precinct’s values, 
characteristics, and features 
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Conservation Policy 

The following Conservation Policy is proposed to conserve the heritage character and 
significance of the precinct and to encourage the recovery of significance, particularly of 
streetscape and townscape elements which add to the presentation and character of the entire 
precinct. 

8. Demolition of buildings and building elements 

8.1. Buildings and structures within ‘contributory’ places are to be retained wherever possible. 
8.2. Elements not listed as part of the precinct’s 'values', 'features' or 'characteristics’, may be 

removed where they enhance the character of the precinct. 
8.3. In determining applications for demolition to ‘contributory’ places, it should be considered 

that the demolition or removal of any part of the place will not adversely affect the heritage 
significance of the wider precinct. 

8.4. In the case of demolition or removal of elements to ‘contributory’ places which are not listed 
as ‘features’ or ‘characteristics’ of the precinct, applications must be accompanied by a 
demolition plan and demonstrate that: 
a) the partial demolition or removal contributes to the long-term conservation of the 

heritage precinct’s significance, including its ‘values, features, and characteristics’.  
b) the demolition or removal contributes to the long-term conservation of a ‘contributory’ 

place. 
c) the ‘contributory’ place is structurally unsound and cannot be reasonably rectified, 

noting that the poor condition of a contributory place should not in itself be a reason for 
permitting demolition of key features and characteristics of the heritage precinct. 

d) the partial demolition or removal should not adversely affect built fabric that contributes 
to the significance of the precinct. 

8.5. Partial demolition of ‘contributory’ places should not result in ‘facadism’, where only the 
very front most parts of buildings are maintained, but the integrity and massing of the place 
is lost either through demolition or obtrusive additions.  

8.6. Applications for demolition or removal of buildings, structures or landscape elements from 
‘non-contributory’ properties must be accompanied by documents that describe the use 
and form of the intended development. 
 

9. Reproduction of features  

9.1. Reproduction of architectural features should only occur in instances where it can be 
proved that they were originally present and evidence of original or earlier appearance can 
be provided. 
 

10. Materials and finishes 

10.1. Existing unpainted, unrendered masonry and brick exterior surfaces to ‘contributory’ places 
should be retained and not be painted or rendered. This does not apply to non-original 
features. 

10.2. Removal of finishes from masonry surfaces to 'contributory' places must be supported by 
advice from a suitably qualified person. (i.e. Heritage Architect).  
 

11. Fences and retaining walls 

11.1. Original or early fences to ‘contributory’ places should be retained.  
11.2. Original fences maybe reconstructed where historical evidence exists of their form. 
11.3. If original fences and walls require replacement or a ‘contributory’ place requires a new 

fence, they should be replaced 'like for like' or in a manner which is considered to be typical 
of the period of the buildings on the site, or the predominant fencing style in the precinct. 
Any alternative solution must be supported by a report from a suitably qualified person. 
 

12. Open space and landscaping 

12.1. Front private garden settings, setbacks and open views that add to the public realm should 
be retained. 

12.2. Established and/or significant planted garden settings, hedges, and visually prominent 
trees should be retained, however removal maybe considered if it will assist in the 
preservation of other historic heritage significance, and this is supported by a report 
prepared by a suitably qualified person (i.e. an Arborist). 
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12.3. Removal, destruction or lopping of trees or the removal of vegetation should not detract 
from the existing character of the precinct. 

12.4. Existing street and parkland trees are to be retained. 
12.5. The generous nature strips are to be retained. 

 

13. Subdivision 

13.1. Road and allotment layouts that date from the original layout of the subdivision are to be 
retained. 
 

14. Vehicle access, parking, outbuildings, and services 

14.1. Original/early detached single garages should be retained. 
14.2. Original/early outbuildings should be retained. 
 

Design Criteria  

The following Design Criteria have been developed to provide for new development that is 
commensurate with the significance of the precinct. 
 

Where performance criteria for new work apply (refer Clause C6.7.3), the following criteria should 
then be applied to guide the design and assessment of proposals. 

15. Design of alterations & additions to existing buildings  

Alterations and additions to existing buildings: 
15.1. Should not alter fabric that contributes to the local heritage precinct's significance and of 

any part of a ‘contributory’ place;  
15.2. Should not obscure fabric that contributes to the local heritage precinct's significance and 

of any part of a ‘contributory’ place that is visible from the public realm; 
15.3. Should be located to the rear of the ‘contributory’ place, where possible; 
15.4. Should be located in a manner that does not detract from or dominate the significant fabric 

of the heritage features and/or characteristics. This may be achieved utilising a combination 
of setbacks, heights and physical separation as appropriate;  

15.5. Should not rely on vegetation and fences to limit visibility from the street as they are not 
considered to be permanent screening; 

15.6. Should be sympathetic with heritage fabric and make use of materials and surface finishes 
that are complementary to the significant fabric of the heritage precinct; 

15.7. Should use design details which are interpretive, honestly representing their modernity 
while also conveying the patterns and heritage character of their surroundings, making 
reference to the, features and characteristics of the heritage precinct (including, but not 
limited to the type and form and arrangement of windows, doors, and façade lines such as 

continuous cornices). 
 

16. Design of new buildings 

New buildings: 
16.1. Should be sympathetic with heritage fabric and make use of materials and surface finishes 

that are complementary to the significant fabric of the heritage precinct. 
16.2. Should use design details which are interpretive, honestly representing their modernity 

while also conveying the patterns and heritage character of their surroundings, making 
reference to the, features and characteristics of the heritage precinct (including, but not 
limited to the type and form and arrangement of windows, doors, and façade lines such as 

continuous cornices). 
16.3. Should not rely on vegetation and fences to limit visibility from the street as they are not 

considered to be permanent screening.  
 

17. Siting 

17.1. New buildings and additions/alterations to ‘non-contributory’ places should be oriented in a 
similar manner to adjacent ‘contributory’ heritage places and to the heritage precinct as a 
whole. 

17.2. New development should have a front setback equal or greater than any adjoining 
contributory building and no building (including garages, carports and outbuildings) is 
proposed in the front setback.  
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17.3. For additions and alterations to ‘contributory’ places, new development should have side 
setbacks equal or greater than the existing building.  

17.4. For ‘non-contributory’ places, new development should have side setbacks consistent with 
those on neighbouring contributory places.  
 

18. Building form and height 

18.1. New buildings and additions should be of a height and form which are consistent with the 
predominant single storey development of the precinct as viewed from the street. 

18.2. If multi-storey additions are required, they should be in recessive locations with proportions 
subservient to the dominant character of the precinct (i.e., to the rear or beyond a main roof 
ridge line, and recessive from existing side walls). 

18.3. The roof form, pitch and massing of the building should relate to the significant 
neighbouring buildings visually connected to it. 
 

19. Materials, surface finishes and details 

19.1. New development should incorporate and/or draw from the material palette and colours of 
the precincts character which includes but is not exclusive to brown, orange-red and cream 
brick, concrete rendered sills and lintels, terracotta tiled and corrugated roofing. 

19.2. Painting should not be carried out in a manner that detracts from the understanding of the 
place (i.e., painting in corporate colours, painting over and covering windows, and loss of 
contrast that provides for articulation of architectural features).  
 

20. Fences and retaining walls 

20.1. New fences should not block views of façades and gardens facing the public realm. 
20.2. Design of new fences for ‘non-contributory’ places should complement the characteristics 

of existing fences in the precinct including, height, visual permeability, spacing of elements 
and materials and finishes.ii 
 

21. Open space and landscaping 

21.1. New hard and soft landscaping should be designed to complement the heritage values of 
the area.  

21.2. New hard and soft landscaping should be constructed without damaging existing significant 
features. 

21.3. Grassed nature strips and street plantings should be retained. 
 

22. Subdivision 

22.1. Subdivision should not adversely impact the heritage values of the precinct. 
22.2. Subdivision should retain appropriate curtilage to existing and future buildings, including 

gardens and landscaping. 
 

23. Vehicle access, parking, outbuildings and services 

23.1. Garages, carports, and outbuildings should be located to the rear of dwellings where 
possible.  

23.2. If garages, carports or outbuildings are visible from the public realm, then these should be 
subservient in scale and design to the main building/s on the site. 

23.3. Garages, carports and outbuildings for corner properties should have setbacks which are 
greater than or equal to the dwelling's street setbacks.  

23.4. Garages and carports and outbuildings should use construction/cladding to match the 
dwelling on the site. 

23.5. Works to the street should take into consideration the original street profile including 
generous nature strips with trees. 

23.6. Provision for vehicle access and parking should not detract from the existing character of 
the precinct. 
 

Figures for Design Criteria/Conservation Policy 

Not Applicable. 
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Endnotes: 

 

i Architectural periods and styles most relevant to the precinct  

 
a) Early Victorian – Transition (1840-1865) 

Simple forms with formal symmetrical layouts, either single or two storey terrace/free standing 
house/cottages with simple verandas and restrained ornamentation. Steeply pitched, hipped 
corrugated iron or slate roofs with walls in rendered brick (often scored to look like stone), exposed 
local brick or painted square edge weather boards. Double hung timber windows are symmetrically 
placed on facades. Wall colours are variations of cream and brown with contrasting trims matching 
wood colours. Fences match aesthetic of house using either stone retaining walls or simple timber 
pickets of no more than 1 metre high revealing cottage gardens limited ornamental plants. 

 
b) Mid Victorian  

Retains the simple form with double hung timber windows and colours of early Victorian buildings 
with more ornamentation. Brickwork is often rendered; hipped roofs incorporate decorative brackets 
under eaves and timber verandas incorporate some cast iron lacework. Fences no more than 1.2 
metre high and are often a combination of timber pickets and masonry end piers rendered or in face 
brickwork which show a more geometric garden layout. 

 
c) Late Victorian  

Retains the same form as earlier Victorian buildings but with grander ornamentation and parapets of 
often in Italianate style. Brickwork incorporates rendered mouldings and multi-coloured brickwork. 
Windows are double hung and often grouped with sidelight. The Verandas use intricate cast iron 
lacework to balustrades and to the roof over. 

 
d) Federation Style (1890 - WW1) 

Incorporates a lot of similar details to Victorian but is more reserved, and decoration is generally in 
timber fretwork and brackets. Roofs have larger eaves often with front facing gables with decorative 
barge boards.   Fences use timber pickets that are more decorative than earlier picket fences, 
sometimes using timber capping. 

 
 
ii Fence design guidance  
 
Detailed design guidance for fences may be found in the following publications:  
 
- The National Trust's 'Fences and Gates' Technical Bulletin 8.1may be sourced from their website: 
https://www.nationaltrust.org.au/wp-content/uploads/2016/07/Fences-and-Gates.pdf 
 
- The City of Hobart's 'New Fences for Old Houses: A guide to designing a traditional fence for your 
home'. For access to this document please refer to the 'City of Hobart publications listing' page:  
https://www.hobartcity.com.au/Council/News-publications-and-announcements/City-of-Hobart-
publications-listing 
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# 1449 
 
17 November 2021 
 
Iain More 
Town Planner 
City of Launceston 
Via email: Iain.More@launceston.tas.gov.au  

Dear Iain 

Review of Representations 23, 25, 34 & 44 Regarding Proposed Agriculture or Rural 
Zoning in City of Launceston’s Local Provisions Schedules of the Tasmanian 
Planning Scheme  

I have undertaken a review of four representations against proposed Agriculture zoning 
that were made in response to the public exhibition period for the proposed City of 
Launceston (CoL) Local Provisions Schedule of the Tasmanian Planning Scheme. The 
representations considered were: 

• Representation 23 – 3420 Blessington Rd, Blessington 
• Representation 25 – 135   Rostella Rd, Dilston 
• Representation 34 – 2147 East Tamar Hwy, Mount Direction 
• Representation 44 – 298 Patersonia Rd, Nunamara 

The key points made in each representation have been considered and I have also 
reviewed the characteristics of the land associated with each representation against the 
Decisions Rules developed by AK Consultants (now RMCG). These Decision Rules were 
utilised to delineate the Agriculture and Rural zones from the existing Rural Resource zone 
in the CoL municipal area from the Agricultural Land Mapping in the City of Launceston 
2019 report, by AK Consultants (now RMCG). The representation key points and zoning 
recommendations are provided below in Table A1-1. 

If you would like to discuss any of the representations further, please don’t hesitate to 
contact me. 

Kind regards 

 

Michael Tempest 
S E N I O R  C O N S U L T A N T   
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A P P E N D I X  1 :  R E P R E S E N T A T I O N  S U M M A R Y  

Table A1-1 identifies the key points made in each reviewed representation and the zoning recommendations based on the information provided in 
the Representation and the zoning Decision Rules. 

Table A1-1: Representation Summary and Recommendations 

REPRESENTATION REPRESENTATION MAIN POINTS RMCG COMMENTS & RECOMMENDATION  

23 – 3420 Blessington 
Rd, Blessington. 
Proposed for the 
Agriculture Zone 

Proposing Rural Zone, a supporting Agricultural Assessment 
and Planning Report was provided with the representation 

Ag Assessment Key Points 

▪ Class 4 land – severe limitations of soil wetness, depth and 
climatic limitations. 

▪ Mapped as potentially constrained 2a – has capital value of 
>$50,000/ha. 

▪ Rural Zone would provide for a greater range of uses under 
the TPS. 

▪ Land is surrounded by private timber reserves (PTRs) and 
roadways. 

▪ Limitations of land make it unviable for commercial cropping 
activities. 

▪ Estimated gross margin from grazing is $2,100, which 
would not constitute a feasible use for the property. 

▪ 2.6ha forestry operation would be severely restricted. 
Capital value of the property would outweigh the potential 
for amalgamating with adjacent forestry enterprise. 

▪ Proponents are involved with the Ben Lomond Alpine 
Resort and are looking at potential developments on this 

We agree with the Agricultural Assessment. This land is limited 
due to size, Land Capability limitations and surrounding land 
use. It is highly unlikely that this title would be economically 
attractive to be included with the adjacent forestry enterprise.  

However, when considering the title against the Decision Rules 
the following rules are relevant: 

• Minimum of three titles (where feasible) to make a zone 
• Plantation or native vegetation can be zoned either Ag or 

Rural 
• individual or small clusters of mapped potentially 

constrained titles to be zoned Ag if surrounding adjacent 
land use has commercial scale characteristics or is 
mapped as Unconstrained in the ALMP. 

In this instance all surrounding land was mapped as 
unconstrained by the ALMP. To avoid spot zoning this title, 
surrounding land would need to be considered for its 
appropriateness for the Rural Zone. Surrounding land is under 
a PTR, with plantation forest as the land use, which can be 
suited in the Rural or Agriculture Zone. However, in this 
instance, the adjacent plantations have been established over 
pasture, with areas mapped as Class 4 land. This means there 
is potential that the adjacent land could be converted back to 
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REPRESENTATION REPRESENTATION MAIN POINTS RMCG COMMENTS & RECOMMENDATION  

site to improve the ski offering. This includes a potential; 
café, ski gear rental/sale, transport to ski village. They are 
also exploring mountain bike opportunities in the Ben 
Lomond National Park. It is considered that these 
developments will have a positive impact on the local 
community. 

Planning Report Key Points 

▪ If zoned Agriculture a future development would need to 
conform with Cl.21.3.1.P3. Under the Rural Zone a 
development would need to meet CL.20.3.1. Hence the 
Rural Zone is more appropriate. 

▪ Land is classed as Rural Land Use under Section D of the 
RLUS, this allows for a great use than just agriculture. 

pasture in the future and so it should be retained in the 
Agriculture zone. It is noted that grazing at a commercial scale 
occurs in the Blessington area. 

The Planning Report suggests that if this land was zoned 
Agriculture, then any future tourism development would need 
to comply with Cl.21.3.1.P3, however this performance criteria 
is specifically for assessing proposed uses on ‘Prime 
Agricultural Land’. ‘Prime Agricultural Land’ is defined by the 
PAL Policy as Land Capability Class land 1, 2 & 3. The 
accompanying Agricultural Assessment has assessed the land 
as Class 4 land, which is not ‘Prime Agricultural Land’. 
Because of this the most likely clause that a potential future 
development would need to comply with is Cl.21.3.1.P1, P2, or 
P4.   

Regardless of the zoning, in our opinion, the main limitation a 
development on the subject title would need to demonstrate is 
that it will not confine or restrain the existing or potential 
adjacent primary industry land use. Due to the small size of the 
block appropriate separation distances between a sensitive 
use and adjacent existing and potential primary industry use 
will be difficult to achieve. 

Bases on these factors, this title should be retained in the 
Agriculture Zone.  
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REPRESENTATION REPRESENTATION MAIN POINTS RMCG COMMENTS & RECOMMENDATION  

Rep 25 – 135 Rostella 
Rd, Dilston. Proposed 
for the Agriculture 
Zone. 

Proposing Rural Zone, a supporting Agricultural Assessment 
and Planning Report was provided with the representation 

Ag Assessment Key Points 

▪ Title is 115ha in area and is developed for agricultural use – 
pasture-based cattle breeding and finishing. 

▪ A Land Capability assessment determined there is 81.4ha 
of Class 4 land and 33.4ha of Class 6 land. The key 
limitation for the Class 4 land is wind erosion risk, while for 
the Class 6 area it is waterlogging issues. 

▪ Residential development to the east has the potential to 
create current and future conflict issues between 
agricultural operations and residential neighbours, 
especially when out of hours activities may occur for 
livestock health and well-being requirements. 

▪ 15 dwellings adjacent to the land, all zoned Rural Living. 
Setback distance ranges from 40m to 150m. 

▪ Rural living properties along the boundary are fully 
developed and so there is little likelihood of the density 
increasing, therefore the level of risk of conflict or 
interference will not increase.  

▪ Normal pasture activities are expected to have minimal 
impact on adjacent properties. 

▪ Land is not within an Irrigation District. 

▪ Cannot support a profitable agricultural enterprise. The 
property is considered a lifestyle property. Estimated gross 
margin based on the land’s carrying capacity is $108,000. 

It is agreed that this title is isolated from other nearby 
agricultural land by the Tamar Estuary, wetlands to the north 
and the Rural Living Zone to the east.  

However, it is also noted that a productive agricultural 
enterprise occurs on this title with an estimated gross margin 
of approximately $108,000. The Gross Margin of an enterprise 
is a commonly used indicator of its relative ‘profitability’ and is 
calculated as the margin between the Gross Income and the 
Variable costs of that enterprise.  

As such, the Gross Margin represents the funds available to 
meet the Overhead Costs of the business, the interest and 
capital requirements, and provide a return for the business 
owner. Variable costs are generally around 33% of Gross 
Income. This assumes that the gross income of the enterprise 
would be approximately $160,000. In our opinion, this 
represents a hobby scale activity. Land with hobby scale 
characteristics could be appropriately zoned Rural or 
Agriculture depending on the capacity to be farmed on 
conjunction or contribute to commercial scale operations.  

Although the title is not directly adjacent to other land with 
commercial scale characteristics, it is large enough to be 
considered for farming in conjunction with additional land 
further away (for example land at higher altitude).  

Also, the potential for intensification or diversification to be able 
to generate a higher Gross Margin needs to be considered.  
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REPRESENTATION REPRESENTATION MAIN POINTS RMCG COMMENTS & RECOMMENDATION  

▪ Isolated from other Agricultural land by the Tamar Estuary 
on three sides and residential development on the other 
side. 

▪ Agricultural land not significant from a regional perspective. 

▪ Review of constraints flow chart Property assessed as 
potentially constrained 3, rather than ALMP mapping that 
mapped it as ‘Unconstrained’. 

 

It is stated that there is no potential for irrigation water. 
However, the land falls within the Tamar Irrigation Scheme 
area that is currently under development.  

Therefore, irrigation water may become available in the future, 
that would enable enterprise diversification and/or 
intensification. 

There is also some potential for a dam to be constructed in the 
northern part of the property, which could potentially be pump 
filled from Coulsons Creek below the confluence with 
Symmons Creek. As this pumping site would be within the tidal 
zone (which extends at least as far upstream as the Tamar 
Highway), the extraction of water does not require a Water 
Licence under the Water Management Act 1999. 

The Agricultural Report assesses the potential of conflict as 
medium to low with adjacent residential developments. 

The relevant decision rule is as follows: 

• Minimum of three titles (where feasible) to make a zone. 

The rationale behind this rule states: To avoid spot zoning of 
individual titles it was determined that a minimum of 3 titles 
should be investigated (depending on size and scale of titles) 
for a zone. For planning purposes, a consistent zoning pattern 
is preferable to fragmented zoning patterns. 

In our opinion the size and scale of the land and agricultural 
enterprise and potential are suitable to retain this land in the 
Agriculture zone even though it is isolated from other land it 



 7 

REPRESENTATION REPRESENTATION MAIN POINTS RMCG COMMENTS & RECOMMENDATION  

could be farmed in conjunction with. There is insufficient 
justification to consider an alternate zone.  

 

34 – 2147 East Tamar 
Hwy, Mountain 
Direction. Proposed 
for the Agriculture 
Zone. 

▪ The land is mainly rocky and covered in native bush. 

▪ More suited to Rural or Rural Living. 

Agree. This title is limited for agricultural use. It is 
predominantly mapped as Land Capability Class 6, with an 
area of Class 7.  

The land was mapped as unconstrained by the ALMP so was 
not further assessed as part of the mapping project for CoL as 
it was out of the scope of the project. 

When considered against the Decision Rules, the following are 
relevant: 

▪ Consistency of land use patterns 

▪ Minimum of three titles (where feasible) to make a zone 

▪ Plantation or native vegetation can be zoned either Ag or 
Rural 

The land has connectivity with land proposed to be zoned 
Rural to the south east. 

In our opinion this title should be zoned Rural. There may also 
be scope to consider adjacent titles currently proposed for the 
Agriculture Zone as Rural as well; CT 144205/2, CT 131672/1, 
CT 144205/3, CT 86593/1 & CT 169223/1. 
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REPRESENTATION REPRESENTATION MAIN POINTS RMCG COMMENTS & RECOMMENDATION  

44 – 298 Patersonia 
Rd, Nunamara. 
Proposed for the 
Agriculture Zone. 

90% of the land is under a Conservation Covenant and is 
covered in native vegetation. The balance is 5.5 acres and 
contains a dwelling and two paddocks. This is not suitable for 
agriculture for commercial purposes. 

Agree. This title is limited for agricultural use. 

The land was mapped as unconstrained by the ALMP so was 
not further assessed as part of the mapping project for CoL as 
it was out of the scope of the project.  

When considering against the Decision Rules, the following 
are relevant: 

▪ Consistency of land use patterns 

▪ Minimum of three titles (where feasible) to make a zone 

▪ Plantation or native vegetation can be zoned either Ag or 
Rural 

Because surrounding land is also proposed to be zoned 
Agriculture, it is not feasible to spot zone this title ‘Rural’, 
based on the Decision Rurals, so it should remain in the 
Agriculture zone. However, when considering the 
characteristics of surrounding titles along Patersonia Rd, 
especially to the south and west, there may be potential to 
include more titles into the Rural zone, resulting in a 
connection with other titles located in this particular Rural 
zone.  
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# 1449 

 

18 November 2021  

 

Iain More 

Town Planner 

City of Launceston 

Via email: Iain.More@launceston.tas.gov.au  

Dear Iain 

Review of Representation 42 Regarding Proposed Agriculture or Rural Zoning in City 
of Launceston’s Local Provisions Schedules of the Tasmanian Planning Scheme  

I have undertaken a review of representation 42 (by Ms A. Povey dated 12 September 
2021) against proposed Agriculture zoning of areas within the Launceston Municipal area. 
The representation was submitted in response to the public exhibition period for the 
proposed City of Launceston Local Provisions Schedule of the Tasmanian Planning 
Scheme (TPS). I have also considered the key points from the representation made against 
the methodology behind the Decision Rules used for determining the Agriculture and Rural 
zone, from the Agricultural Land Mapping in the City of Launceston 2019 report (RMCG, 
Ag and Rural mapping project), as well as the rationale behind why the areas identified, by 
Ms Povey, are proposed to be zoned in their current zoning. 

 

T H E  R E P R E S E N T A T I O N  

This representation expresses concern that there are large areas within the proposed 
Agriculture Zone that are covered in native vegetation and may have limited, to no 
agricultural potential and will not be covered by the Natural Asset Code under the TPS. 
This is of concern for Ms Povey, because it limits the protection these areas have from 
potential future clearance.  

The representation puts forward that either the Rural Zone, or in some cases the 
Landscape Conservation Zone, would be more appropriate, as both zones will ensure the 
priority of vegetation is covered under the TPS outlined by the Natural Assets Code. The 
representation also provides justification for these changes via the Guidelines for the 
Application of Zones under the TPS.  

Two areas currently proposed for the Agriculture zone are identified as examples where an 
alternate zone could be better suited: 

§ Turners Marsh – Dilston – Mt Direction – Karoola. The representation identified 40 titles 
in this area. 

§ Nunamara – Underwood – Patersonia – White Hills – Blessington. The representation 
identified 49 titles in this area. 

 

norrisl
Typewritten Text
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R M C G  R E S P O N S E  A G A I N S T  T H E  Z O N I N G  D E C I S I O N  R U L E S .  

The methodology behind the Decision Rules from the Ag and Rural Mapping Project 2019, 
are detailed below.  

The brief for the 2019 project required analysis of areas and individual titles that were 
determined to be constrained through the ALMP. The methodology and Decisions Rules 
also necessitated consideration of adjacent titles and zoning to determine connectivity and 
consistent land use patterns and zoning patterns.  The intention behind the methodology 
was to ensure an output that was consistent with the Local Provisions Schedules (LPS) for 
both zones and provide evidence for zoning recommendations which differed from the 
ALMP. The approach used in the 2019 project was designed to protect the current and 
future potential productive agricultural capacity of the land (including irrigation water 
resources). 

Area of interests in the 2019 project had one, or some, of the following characteristics- 

§ Constrained1  
§ Anomaly or inconsistent Land use pattern 

Areas that were mapped as ‘unconstrained’ and that didn’t have any anomalies present 
were accepted as suitable for the Agriculture (Ag) Zone regardless of current land use and 
were not further investigated, as this was outside the brief. Areas that were not mapped in 
the Tasmanian ALMP, but are currently within the Rural Resource Zone and do not have 
any anomalies or inconsistencies present were accepted as being appropriate for the Rural 
Zone and were not further investigated.  

The methodology provided for the identification of areas of interest, analysis of the 
characteristics of each title and the area as a whole and then to determine appropriate 
zoning. Decision Rules were developed as guidance and to ensure consistency with the 
Zone Purposes as set out in the Local Provisions Schedules. Further details around the 
Decision Rules have been provided in Appendix 1. 

In our opinion, the representation re-iterates a key issue we identified through the Ag and 
Rural Mapping Project, 2019. This is issues was expanded on in the Discussion section of 
the Project Report, 2019. Essentially the brief required that areas that were mapped as 
‘unconstrained’ were assumed to be appropriate for the Agriculture Zone and were not to 
be further assessed. Through the analysis stage of the project, it become apparent that 
there were large areas of land within the municipality that have been mapped as 
‘unconstrained’ which are zoned Agriculture, but they are located on land that is marginal 
for productive agricultural operations due to topography, land capability, existing vegetation 
and/or altitude. Because of this we recommended in the Project Report, 2019, that a 
second stage assessment be undertaken focussing on titles that were mapped as 
‘unconstrained’ under the ALMP.  

We also developed a proposal for Council to consider, where we discussed how we would 
further delineate the Agriculture Zone, to remove marginal agricultural land. The proposal 
suggested that to identify areas of interest we would look at the following characteristics: 

§ Titles owned by commercial forestry companies and/or with a Private Timber Reserve. 

 
1  Constraints Grades 1, 2a, 2b or 3 in the Land Potentially Suitable for Agriculture Zone dataset which has been produced as a 

key output of the Tasmanian Ag Land Mapping Project. 
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§ Titles mapped as having a Land Capability Classification of Class 6 or Class 7. 
§ Titles that are predominantly vegetated. 
§ Titles with an altitude of 600m ASL or higher. 
§ Land Use Mapping, titles mapped with; production native forests, plantation forests, 

nature conservation, managed resource protection or other minimal use. 
§ Access to a water resource. 

Once the areas were identified the intention was to: 

§ Further develop project Decision Rules to provide context for the second stage of the 
project. 

§ Apply Enterprise Scale analysis where required. 
§ Consider site characteristic including Land Capability and water resources at the local 

scale. 
§ Assess connectivity with similar land use. 
§ Make recommendation for either Agricultural zoning or Rural zoning for the areas of 

interest. 

As is Council’s prerogative, it decided not to proceed with the next step. However, we do 
agree with the representation, that these areas are marginal for productive agriculture 
(excluding forestry and mineral resources) and are predominantly covered in native 
vegetation should be covered by the Natural Assets Code (NAC). As the NAC is not applied 
in the Agriculture zone, the logical option would be to zone these areas as Rural. 
Landscape Conservation may also be feasible, however rezoning the land, should be 
supported by further assessment and more strategic planning. Land within the Landscape 
Conservation zone is completely removed from the Primary Industry Estate, and it also 
appears to allow for looser subdivision provisions.  As pointed out in the representation, 
there are triggers within the zoning guidelines to allow for titles mapped as ‘unconstrained’ 
to be zoned an alternate zone to ‘Agriculture’ if it can be demonstrated that the land is not 
suited to the Agriculture Zone. In our opinion, much of the example areas identified in the 
representation (as well some other areas) would meet the requirements.  

Our recommendation is that further work is done to further delineate the Agriculture Zone 
in the CoL Municipality to ensure that areas covered by native vegetation, and/or are 
marginal for agricultural, but were mapped as ‘unconstrained’ by the ALMP, are correctly 
zoned under the Tasmanian Planning Scheme.  

If you would like to discuss our recommendations further, please don’t hesitate to contact 
me. 

Kind regards 

 

Michael Tempest 
S E N I O R  C O N S U L T A N T   
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Appendix 1: Decision rules (from Agricultural Land 
Mapping in the City of Launceston, 2019)  

Decision rules have been based on a conservative approach, with all areas of interest first 
being considered for their suitability for being included in the Ag Zone before suitability for 
inclusion in Rural Zone is considered.  

For titles being assessed the following characteristics were considered: 

§ Ag Mapping Assessment potential constraint category  
§ Size (ha) 
§ Ownership (individual or with adjacent or nearby titles) 
§ Ag activities 
§ Enterprise Suitability 
§ Irrigation water resources (existing and potential)  
§ Enterprise scale (lifestyle, hobby, commercial) 
§ Remoteness - distance to market, labour, contractors and support services 
§ Natural values 
§ Existing dwelling 
§ Onsite reserve 
§ Adjacent reserve 
§ Adjacent land use 
§ Adjacent tenure 

These characteristics provide a snapshot of a title’s agricultural capacity and potential 
constraints. This generally provided strong indication as to the zone a title is most suited 
to. Whilst some of these characteristics were included in the ALMP,  the analysis was 
undertaken as a GIS exercise. In this more detailed analysis local knowledge and context 
is applied through a case-by-case assessment rather than a GIS analysis. This 
understanding of local context was of paramount importance in making recommendations 
for areas where the analysis did not provide a clear indication as to which zone would be 
more appropriate. 

As part of this analysis Enterprise Scale of holdings was assessed. Enterprise Scale 
analysis and the associated definitions were first developed in 2012 for Northern Tasmania 
Development in response to a request for clarification of the methodologies and tools and 
their application in understanding agricultural potential for planning purposes. In this project 
a range of characteristics including current enterprise activities, Land Capability and 
irrigation water resources and connectivity were analysed at the holding level enabling titles 
to be classified into three broad scale characteristic categories; ‘commercial’, ‘hobby’ and 
‘lifestyle’2 (see Appendix 2 for further details). 

Zoning recommendations have sought to consistently classify adjacent titles based on their 
characteristics but have also attempted to provide a consistent zoning pattern and avoid 
individual spot zoned titles where possible.

 
2  Adapted from Ketelaar, A and Armstrong, D. 2012, Discussions paper – Clarification of the Tools and Methodologies and Their 

Limitations for Understanding the Use of Agricultural Land in the Northern Region - written for Northern Tasmania 
Development. 
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Table A1-1: Decision Rules  

DECISION RULE  RATIONALE  

Consistency of land use patterns Titles that have characteristics that are suitable for either the Rural or Ag Zone (based on State – Zone Application Framework 
Criteria) will be zoned based on surrounding titles with the chief aim of providing a consistent land use pattern. 

Minimum of three titles (where 
feasible) to make a zone 

To avoid spot zoning of individual titles it was determined that a minimum of 3 titles should be investigated (depending on size and 
scale of titles) for a zone. For planning purposes, a consistent zoning pattern is preferable to fragmented zoning patterns.  

Plantation or native vegetation 
can be zoned either Ag or Rural 

Resource development (forestry, mining) is “no permit required” in both the Rural & Ag Zone under certain conditions. However, the 
Ag Zone has stricter provisions on resource development activities which in some cases require discretionary approval or prohibit 
the use all together. Zoning will aim to reflect a consistent land use pattern.  

Prime Agricultural land may be 
considered for alternate zoning 
from Ag Zone if significantly 
constrained 

Prime Agricultural Land (Land Capability Class 1, 2, 3) as a default rule has been included in the Ag Zone. However, there may be 
instances where this land is significantly constrained by adjacent land use and localised characteristics. In these instances, 
alternate zoning will be considered. 

Adjacent titles owned by same 
entity to be included in the same 
zone when possible 

Adjacent titles under same ownership are most likely farmed in conjunction. By zoning these titles under the same zone land 
holders will have consistency of Planning Scheme permitted uses. However, current land use practices will also be considered as 
there may be instances where titles under same ownership are utilised for differing land uses which are more appropriately zoned 
differently. This will also potentially be the case for larger titles where split zoning might be appropriate. Plantations on land farmed 
in conjunction with mixed farming operations are more likely to be converted to an alternative agricultural use. Hence if the majority 
of the holding is in the Ag zone, then the preference would be for the title supporting plantation to also be in the Ag zone.   

Split zoning of titles to only occur 
in exceptional circumstances 

Split zoning is only to occur on titles that have significantly divergent agricultural potential. This will generally only occur on larger 
titles. 

Individual or small clusters of 
mapped potentially constrained 
titles to be zoned Ag if 
surrounding adjacent land use 
has commercial scale 
characteristics or is mapped as 
Unconstrained in the ALMP. 

The purpose of the Ag Zone is to identify and protect Tasmania’s agricultural land. By zoning adjacent potentially constrained titles 
as Ag, these titles will ensure the potential proposed future uses that could further constrain ag activities will be limited.  
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DECISION RULE  RATIONALE  

Single titles that were unmapped 
by the ALMP that are surrounded 
by unconstrained titles will be 
mapped as Agriculture unless 
land tenure is not Private 
Freehold.  

Individual titles that were not mapped as part of the ALMP are assumed to have low agricultural potential. However, to avoid spot 
zoning of individual titles and to provide a consistent zoning pattern, these titles will be zoned in the Ag zone if all surrounding titles 
are going to be zoned Ag. The exception to this rule is State Forest that is managed by Sustainable Timbers Tasmania (formerly 
Forestry Tasmania). 

Agricultural enterprises with 
commercial scale characteristics 
to go into Ag Zone unless 
significantly constrained by 
surrounding uses. 

The purpose of the Ag Zone is to identify and protect Tasmania’s agricultural land. Titles with commercial scale characteristics are 
to be prioritised for the Ag Zone to provide optimal protection for their productive capacity. However, in a situation where the 
commercial scale characteristics are anomalous to surrounding land uses and zoning, and the commercial activity has severely 
limited potential for expansion, there is potential that an alternate zone will be more appropriate to ensure zoning pattern 
consistency. 

If there are significant existing 
irrigation water resources or 
potential for developing irrigation 
water resources, the preferred 
zoning for the area of interest is 
Ag.  

Irrigation water resources are important to agricultural productivity, diversifying and risk management. Although the Ag mapping 
project erred on the side of caution for retaining irrigation water resources in the Ag zone, this factor needs to be reconsidered to 
include potential for on-farm storage when examining constrained areas of interest.        

Titles utilised for resource 
processing will be zoned Rural 
where appropriate. 

Resource processing is a permitted use in the Rural Zone, but is discretionary in the Ag Zone. By zoning as Rural, land owners will 
have greater certainty relating to resource processing than would be the case if zoned Ag. However, location, size and surrounding 
land uses will also be considered to ensure a consistent zoning pattern that reflects the predominant use.   

Titles with significant natural 
values (including karst) will be 
recommended for an alternate 
zone to Ag, if the natural values 
places constraints on the 
agricultural potential of the land. 

The purpose of the Ag Zone is to prioritise the protection of Ag land. However, if it is deemed that the future ag potential of an area 
is constrained due existing natural values, then an alternate zone might be more appropriate. 

If an alternate zone to Ag or Rural 
is considered more appropriate 
for an area, then the area will be 
flagged for Council to further 
consider 

There may be instances where an alternate zone to Ag or Rural is considered more appropriate due to existing land use, 
surrounding land use, zoning and constraints. In these instances, the area will be flagged for Council to further consider alternate 
Zones.  
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TITLE:  Section 35F Report - Launceston Draft Local Provisions Schedule 

 
FILE NO: SF6440 
 
AUTHOR: Iain More (Town Planner) 
 
GENERAL MANAGER: Dan Ryan (Community and Place Network) 

 

DECISION STATEMENT: 

The purpose of this report is to consider the representations to the Draft Launceston Local 
Provisions Schedule and provide recommendations to the Tasmanian Planning 
Commission pursuant to section 35F of the Land Use Planning and Approvals Act 1993. 
 

PREVIOUS COUNCIL CONSIDERATION: 

Council - 5 September 2019 - Agenda Item 15.3 - Tasmanian Planning Scheme - Draft 
Launceston Local Provisions Schedule 
 

RECOMMENDATION: 

That Council, as the Planning Authority: 
 
1. endorses the attached document SF6440 - Section 35F of the Land Use Planning and 

Approvals Act 1993 - Representation Considerations (Doc Set ID No 4665237), as its 
report pursuant to section 35F of the Land Use Planning and Approvals Act 1993 and 
forwards it to the Tasmanian Planning Commission. 

 
2. delegates to the Chief Executive Officer its powers and functions to:  

a. respond to any directions made by the Commission; 
b. represent the planning authority at hearings pursuant to section 35H. 

 

 
Mr D Ryan (General Manager Community and Place Network), Mr R Jamieson 
(Manager City Development) and Mr I More (Town Planner) were in attendance to 
answer questions of Council in respect of this Agenda Item. 
 
 
DECISION: 27 January 2022 

 
MOTION 
 
Moved Councillor D H McKenzie, seconded Councillor A G Harris. 

 
That the Motion, as per the Recommendation to Council, be adopted. 
 

CARRIED 10:0 
 
FOR VOTE: Mayor Councillor A M van Zetten, Deputy Mayor Councillor D C Gibson, 
Councillor R I Soward, Councillor D H McKenzie, Councillor K P Stojansek, 



Councillor A E Dawkins, Councillor P S Spencer, Councillor A G Harris, Councillor T 
G Walker and Councillor K M Preece 
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