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16 October 2026 

Executive Commissioner 

Tasmanian Planning Commission 

via e-mail: tpc@planning.tas.gov.au  

DRAFT LPS AMENDMENT PDPSPAMEND-2024/048902 AND COMBINED PLANNING 

APPLICATION AT 2 PIPER ROAD, GEILSTON BAY 647 EAST DERWENT HIGHWAY & 657 EAST 

DERWENT HIGHWAY, RISDON. 

Dear Sir/Madam, 

I advise that pursuant to s40K and s42 of the Land Use Planning and Approvals Act 1993 (the Act), 

the Clarence City Planning Authority has resolved at its Council meeting held Monday, 12 October 

2026, that the representations received during the exhibition of the draft amendment and 

planning permit do not warrant modifications to the previously agreed draft amendment to the 

Clarence Local Provision Schedule (LPS) and a minor modification has been made to the draft 

permit for the abovementioned development.  

The proposal seeks to amend the LPS by rezoning the subject land from Rural Living B to a 

Particular Purpose Zone - Clarence Lifestyle Village. The combined planning permit application is 

for the consolidation of two lots (2 Piper Rd & 647 East Derwent Highway), development of 54 

Residential (Retirement Village) Units, demolition of existing dwelling and outbuilding at 647 East 

Derwent Highway, and associated works. 

As required under s40K and s42 of the Act, and detailed in the Commission’s Practice Note No. 13 – 

Combined permit and amendments to Local Provisions Schedules Appendix 2, please find attached 

the following documentation:   

1. Copy of Planning Authority decision as recorded in the Minutes of Council Meeting 12

October 2026, including reasons for the decision.

2. Copy of the Agenda Report, including the S40K report on the representations and the

amended planning permit;

3. Copies of the unredacted representations as a separate file.

4. A list of the names and addresses of representors.

5. A copy of the TasWater response to the original referral under Section 56S of the Water

and Sewerage Industry Act 2008.
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7.1 REVIEW OF REPRESENTATIONS - LOCAL PROVISIONS SCHEDULE 
AMENDMENT AND COMBINED PERMIT APPLICATION PDPSPAMEND-
2022/028417 – 2 PIPER ROAD, GEILSTON BAY, 647 EAST DERWENT 
HIGHWAY & 657 EAST DERWENT HIGHWAY, RISDON  

 
 EXECUTIVE SUMMARY 

PURPOSE 
This report has been prepared to consider the representations received during the public 
exhibition of draft amendment PDPSPAMEND-2022/028417 and the associated 
development permit.  
 
The proposal relates to a request to amend the Clarence Local Provisions Schedule 
through the rezoning of land, from Rural Living B to a Particular Purpose Zone - Clarence 
Lifestyle Village, together with a combined permit application for the consolidation of two 
lots (2 Piper Road & 647 East Derwent Highway), development of 54 Residential 
(Retirement Village) Units, demolition of existing dwelling and outbuilding at 647 East 
Derwent Highway, and associated works. 
 
LEGISLATIVE REQUIREMENTS 
The draft amendment and associated permit were certified and approved for exhibition 
by the Planning Authority on 20 July 2026 and publicly exhibited in accordance with 
Sections 40G and 40Z of the Land Use Planning and Approvals Act 1993 (LUPAA).  
Following exhibition, the Planning Authority is required to undertake an assessment of 
those representations in accordance with Sections 40K and 42 of LUPAA and make 
recommendations to the Tasmanian Planning Commission (the Commission). 
 
Such report must be provided within the statutory period which expires on 19 October 
2026. 
 
CONSULTATION 
Two representations were received during the exhibition period, comprising one 
representation from a state authority and one public representation submitted on behalf 
of two people from the same property.  
 
The representations from the members of the public related to: 
• Stormwater, flooding and downstream impacts; 
• Detention basins, external flows and system resilience; 
• Existing dam releases; 
• Erosion, waterway and infrastructure maintenance; 
• Landscape and water sensitive urban design; 
• State highway drainage; 
• Pedestrian access, bus stops and public transport connectivity; 
• Future road link; 
• Access arrangements and removal of the emergency access onto East Derwent 

Highway; and 
• Noise impacts from the highway. 
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RECOMMENDATION: 
 
A. Pursuant to Section 40K(2) and Section 42 of the Land Use Planning and 

Approvals Act 1993, the merits of each representation received with regard to the 
requested amendment of the Clarence Local Provisions Schedule 
PDPSPAMEND-2022/028417 and the associated planning application for the 
consolidation of two lots (2 Piper Road & 647 East Derwent Highway), 54 
Residential (Retirement Village) Units, demolition of existing dwelling and 
outbuilding at 647 East Derwent Highway and associated works, are contained in 
the Associated Report, and the Planning Authority considers that a minor 
modification to the associated planning permit is warranted. 

 
B. Pursuant to Section 40K(2) and Section 42 of the Land Use Planning and 

Approvals Act 1993, the Planning Authority is satisfied that the draft amendment 
meets the LPS criteria.  

 
C. Pursuant to Section 40K (1) and Section 42 of the Land Use Planning and 

Approvals Act 1993, the Planning Authority provides the Associated Report and 
relevant attachments, including a copy of each representation, to the Tasmanian 
Planning Commission. 

 
D. That the details and conclusions included in the Associated Report be recorded 

as the reasons for Council’s decision in respect of this matter. 
 

________________________________________________________________________ 

ASSOCIATED REPORT 

 

1. BACKGROUND 

The request for a planning scheme amendment and combined permit application relates 

to land at 2 Piper Road, Geilston Bay, and 647 and 657 East Derwent Highway, Risdon.  

The proposal was lodged with Clarence City Council and accepted as a combined 

application for: 

• an amendment to the Clarence Local Provisions Schedule to rezone the subject 

land at 2 Piper Road, Geilston Bay and 647 East Derwent Highway, and 

• to allow for the consolidation of two lots (2 Piper Road & 647 East Derwent 

Highway), construction of 54 Residential (Retirement Village) Units, demolition of 

existing dwelling and outbuilding at 647 East Derwent Highway and associated 

works.  
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The land is currently zoned Rural Living B under the Tasmanian Planning Scheme - 

Clarence.  The proposed development outcomes and use are prohibited within this zone, 

as a retirement village is not an allowable use.  The proposal would therefore require a 

planning scheme amendment to proceed.  

Council, as Planning Authority, considered the request and resolved at its meeting of 20 

July 2026 to certify the draft amendment as meeting the Local Provisions Schedule 

criteria under Section 34 of LUPAA, and approve the draft permit for public exhibition, 

subject to the certified amendment. 

The certified draft amendment and associated permit material were publicly exhibited in 

accordance with the requirements of Sections 40G and 40Z of LUPAA.  The 

representations are summarised and assessed in Section 5 of this report. 

This report has been prepared in response to those representations and forms part of 

Council’s obligations under Sections 40K and 42 of LUPAA. 

2. PROPOSAL IN DETAIL 

2.1. The Site 

The subject land consists of three titles.  The land at 2 Piper Road, Geilston Bay 

and 647 East Derwent Highway are under the same ownership and will be 

consolidated into one lot with the resultant area being 8.43ha.  The adjoining land 

at 657 East Derwent Highway has an area of 1599m2 and will not form part of the 

rezoning but is included for access and infrastructure sharing purposes only.  It is 

noted that 657 East Derwent Highway, Risdon has changed ownership within the 

last three months.  The landowner consent submitted at lodgement remains valid.  

However, the applicant has been advised to liaise with the new owner regarding 

the specifics of the proposal.  

The site is shown in Figure 1, with the subject titles highlighted. 

The proposal includes works within Crown Land (the East Derwent Highway Road 

Reserve) administered by the Department of State Growth (now Building 

Tasmania).   
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The works in the reserves are for sewer, water and stormwater infrastructure.  

Landowner consent for the application was provided by the Department of State 

Growth. 

 

Figure 1: Subject Titles. (Source Council GIS,2026) 

2.2. The Draft Amendment and Planning Permit 

On 20 July 2026, the Planning Authority resolved to certify a draft amendment that: 

• Rezones land at 2 Piper Road, Geilston Bay and 647 East Derwent Highway 

from Rural Living B to a Particular Purpose Zone - Clarence Lifestyle 

Village. 

• Determines that the draft amendment meets the requirements of LUPAA, 

including the Section 34 Local Provisions Schedule criteria. 

• Determines a draft planning permit for the consolidation of two lots (2 

Piper Road & 647 East Derwent Highway), construction of 54 Residential 

(Retirement Village) Units, demolition of existing dwelling and outbuilding 

at 647 East Derwent Highway and associated works.  

• Places the certified draft amendment, draft planning permit and 

associated permit material on public exhibition for a period of 28 days. 
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A copy of the certified draft amendment is provided in Attachment 1, and a copy 

of the draft planning permit is contained in Attachment 2. 

3. STATUTORY IMPLICATIONS 

Following the exhibition of a draft Local Provisions Schedule (LPS) amendment, the 

Planning Authority is required to consider any representations received and provide a 

report to the Tasmanian Planning Commission in accordance with Sections 40K and 42 

of LUPAA.  

The Planning Authority is required to submit this report to the Commission within 35 days 

of the close of the exhibition period (subject to approved extensions), which is 19 October 

2026. 

4. CONSULTATION 

The certified draft LPS amendment and associated draft planning permit were publicly 

exhibited for 28 days, concluding on 31 August 2026 in accordance with the requirements 

of LUPAA.  

Public notification of the proposal included: 

• advertisements in The Mercury on 1 August 2026 and 15 August 2026, 

• letters to landowners and occupiers adjoining the subject land, and 

• the placement of notification signage on the subject site. 

During the exhibition period, two representations were received. 

5. DISCUSSION ON THE MERITS OF THE REPRESENTATIONS 

The representations comprise: 

• one representation from a State Agency, and 

• one representation from a member of the public.  

Each representation has been considered on its merits including, where relevant, the 

statutory mechanism through which the issue is addressed, and whether any 

modification to the draft LPS amendment or draft planning permit is required.  



CLARENCE CITY COUNCIL – PLANNING AUTHORITY MATTERS- 12 OCT 2026 23 

Building Tasmania provided a representation, accompanied by the original landowner 

consent reiterating the conditions of approval, and one representation was received from 

a member of the public (non-authority representation).  

Both representors expressed support for the proposal in principle while raising 

engineering concerns relating to accessibility, stormwater, flooding, erosion and 

drainage infrastructure.  Given that two representations were received raising 

substantially similar issues, the respective concerns have been consolidated and 

addressed as follows. 

5.1. Stormwater, Flooding and Downstream Impacts 

Building Tasmania raised concern that the submitted flood information does not 

include post-development flood mapping or clearly demonstrate impacts on the 

East Derwent Highway reservation.  It also questioned whether the stormwater 

analysis has appropriately accounted for the two external overland flow paths 

through the site.  The representation by the member of the public also reported 

existing flooding, overtopping and erosion at 673 East Derwent Highway and 

expressed concern that increased impervious areas or underperformance of the 

proposed system could worsen downstream impacts. 

• Response 

The concerns regarding downstream flooding, stormwater discharge and 

impacts on adjoining land are acknowledged.  

The application has been supported by specialist flood and stormwater 

assessments that identify a range of mitigation measures including 

detention basins, cut-off drains and overland flow management 

infrastructure.  These measures are intended to manage stormwater 

runoff and maintain acceptable flood behaviour across the site. 

It is proposed that permit conditions be imposed requiring the applicant 

to prepare detailed stormwater and flood management designs 

demonstrating that the development will not adversely affect adjoining 

properties, receiving waterways or public infrastructure, including the 

East Derwent Highway reservation.   
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The detailed design will also need to address the interaction between the 

proposed drainage system and external overland flow paths.  These 

designs would be subject to further review and approval as part of the 

engineering approval process. 

On the basis of the information provided, there is insufficient evidence to 

conclude that the proposed development will result in an unacceptable 

increase in flooding, erosion or stormwater impacts on downstream 

properties. 

The matters raised therefore, do not warrant modification to the certified 

draft Local Provisions Schedule amendment or the associated draft 

planning permit. 

5.2. Detention Basins, External Flows and System Resilience 

Building Tasmania raised concern that the proposed detention basins may have 

been sized only for the increase in development runoff and may not account for 

upstream through-flows.  It also noted that the basins are located within the 

existing north-eastern drainage course and may operate as check dams.  The 

public representation requested assessment of detention basin overflow, 

infrastructure blockage, major events exceeding the design standard and 

independent verification of the modelling. 

• Response 

The concerns regarding detention basin performance, external overland 

flows and system resilience are acknowledged. 

The proposed conditions, included in the draft permit, require the 

submission of a coordinated flood and stormwater management design 

prepared by a suitably qualified engineer.  The detailed design must 

demonstrate that the stormwater management system appropriately 

accounts for both runoffs generated by the development and existing 

overland flows through the site. 
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The detailed design will also be required to demonstrate that the 

development will not create or contribute to unreasonable flooding or 

stormwater impacts on adjoining land or public infrastructure.  The design 

would be subject to further review and approval through the engineering 

approval process. 

On the basis of the information currently available, there is insufficient 

evidence to conclude that the proposal would result in unacceptable 

flood or stormwater impacts.  

The matters raised, therefore, do not warrant modification to the certified 

draft Local Provisions Schedule amendment or the associated draft 

planning permit. 

5.3. Existing Dam Releases 

The public representation raised a concern regarding the apparent releases of 

water from dams within the existing Clarence Lifestyle Village at various times 

without prior warning and requested assessment of dam operation and any 

controlled discharges as part of the overall drainage and flood management 

strategy. 

• Response 

The concerns regarding the operation of existing dams and associated 

downstream impacts are acknowledged. 

Where existing drainage infrastructure forms part of, or is affected by the 

proposed development, it is proposed that permit conditions require it to 

be considered as part of the detailed stormwater and flood management 

design.  The detailed design will need to demonstrate that the 

development does not create or contribute to adverse impacts on 

adjoining land or downstream receivers. 
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The concerns raised primarily relate to the operation of existing 

infrastructure rather than the merits of the current proposal.  On that 

basis, the matters raised do not warrant modification to the certified draft 

Local Provisions Schedule amendment or the associated draft planning 

permit. 

5.4. Erosion, Waterway and Infrastructure Maintenance 

The public representation raised concern regarding erosion beneath their 

boundary fence, instability of fencing infrastructure and the condition and 

maintenance of the natural drainage corridor.  The representation requested that 

the proposed development not increase reliance on a waterway already 

experiencing difficulties during significant storm events. 

• Response 

The concerns regarding erosion, waterway stability and infrastructure 

maintenance are acknowledged. 

The proposed conditions included in the draft permit require detailed 

stormwater and flood management design to demonstrate that the 

development will not cause or contribute to adverse erosion, scour or 

flooding impacts on the site or adjoining land.  Additional requirements 

relating to erosion and sediment control during construction are also 

proposed to minimise impacts on downstream waterways and 

infrastructure. 

These requirements are intended to ensure that stormwater generated by 

the development is appropriately managed and does not result in 

unreasonable impacts on neighbouring properties or receiving 

waterways. 

The maintenance of existing private infrastructure, including boundary 

fencing, and the rectification of any pre-existing damage are separate 

matters unless it can be demonstrated that such impacts are caused or 

exacerbated by the proposed development.  
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On that basis, the matters raised do not warrant modification to the 

certified draft Local Provisions Schedule amendment or the associated 

draft planning permit. 

5.5. Landscape and Water Sensitive Urban Design 

The public representation requested a comprehensive landscape plan 

incorporating vegetated swales, strategic tree planting, rain gardens and the use 

of drainage and easement corridors for soft landscaping and infiltration where 

practical. 

• Response 

The request for additional landscaping and Water Sensitive Urban Design 

measures is acknowledged. 

It is proposed that permit conditions require the submission of a detailed 

landscape plan, including planting, landscaping treatments and ongoing 

maintenance requirements.  The development will also be subject to 

detailed stormwater design requirements to ensure runoff is appropriately 

managed and adverse impacts on adjoining land and receiving waterways 

are avoided. 

Measures such as vegetated swales, rain gardens and strategic planting 

may be incorporated into detailed design where appropriate.  However, it 

is not considered necessary to prescribe specific design solutions at this 

stage, provided the development achieves the required landscape and 

stormwater management outcomes. 

The matters raised, therefore, do not warrant modification to the certified 

draft Local Provisions Schedule amendment or the associated draft 

planning permit. 
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5.6. State Highway Drainage  

Building Tasmania requested that the drainage requirements contained in the 

Crown Landowner Consent dated 20 December 2024 be reflected in the permit.  

These include detailed hydraulic modelling of the two overland flow paths, pre- 

and post-development 1% AEP flood mapping showing impacts on the State 

Highway Reservation, and separate Ministerial consent for any concentrated 

stormwater discharge to the State Road reserve. 

• Response 

The matters raised by Building Tasmania are acknowledged. 

The proposed permit conditions require the submission of detailed 

stormwater and flood management designs demonstrating that the 

development will not adversely affect the East Derwent Highway 

reservation or associated public infrastructure.  This assessment will be 

required to consider external overland flows and the potential impacts of 

the development on surrounding land and infrastructure. 

Any works within, or discharge to, the State Road reserve remain subject 

to separate approval from the relevant State authority.  These approvals 

are additional to, and separate from, any planning approval issued for the 

development. 

The matters raised are capable of being addressed through the detailed 

design process and any subsequent approvals required from the relevant 

State authority. 

The matters raised, therefore, do not warrant modifications to the certified 

draft Local Provisions Schedule amendment or the associated draft 

planning permit. 

5.7. Pedestrian Access, Bus Stops and Public Transport Connectivity 

Building Tasmania raised concerns regarding pedestrian accessibility between 

the proposed retirement village, nearby bus stops and the existing pedestrian 

network.   
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Concern was expressed regarding the lack of a dedicated footpath connection to 

public transport infrastructure given the expected demographic of future 

residents. 

• Response 

The concern regarding pedestrian accessibility is acknowledged.  The 

issue of a pedestrian connection between the site and nearby bus stops 

has been considered throughout the assessment process, including 

discussions between the applicant, council officers and relevant State 

authority. 

While the applicant has indicated a willingness to contribute toward 

pedestrian infrastructure, delivery of a pathway within the State Road 

corridor involves matters outside the scope of the current application and 

would require separate agreement and approval from the relevant road 

authority. 

The proposal provides an internal pedestrian network throughout the 

development site and has been assessed against the applicable 

requirements of the Parking and Sustainable Transport Code.  While the 

requested external footpath connection does not form part of the current 

proposal, the representation identifies a legitimate accessibility issue, 

and Council supports ongoing discussions with the applicant and relevant 

authorities regarding future opportunities to improve pedestrian 

connectivity and access to public transport services. 

Regarding alternative transport, the Clarence Lifestyle Village shuttle bus 

currently operates weekly, between Eastlands, Glenorchy and Moonah, 

with provisions for one off or special request trips.  However, the service 

is rarely full as approximately 85% to 90% of residents own private 

vehicles.  Additional services will be introduced if demand increases 

following the construction of the new homes.  

The matters raised therefore, do not warrant modification to the certified 

draft Local Provisions Schedule amendment or the associated draft 

planning permit. 
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5.8. Future Road Link 

In addition to the above concerns, Building Tasmania suggested that Council 

should ensure that a connection between Napier Street and Dumbarton Drive is 

constructed as soon as possible to minimise traffic utilising the existing Piper 

Road intersection with the East Derwent Highway.  

• Response 

The concern regarding the future road connectivity is noted.  However, the 

subject land is privately owned, and Council has no head of power to 

initiate or construct the connection between Napier Street and 

Dumbarton Street.  This is dependent upon the landowner’s future 

development plans.   

On that basis, the matters raised do not warrant modification to the 

certified draft Local Provisions Schedule amendment or the associated 

draft planning permit. 

5.9. Access Arrangements and Removal of the Emergency Access onto East 

Derwent Highway 

The Crown consent noted that only one access point is to be retained for the 

proposed development and that once consolidated, any existing rights-of-way 

should be extinguished.  While Building Tasmania acknowledges the removal of 

the emergency exit from the proposed plans, as per the condition of granting 

landowner consent, concern was raised that the bushfire hazard management 

report still refers to the emergency fire access to the north-western side of the 

site.   

• Response 

As noted on the concept plan of subdivision (consolidation), vehicular 

access and egress will be via the existing access from Piper Road.  This 

plan will form an endorsed document, if the permit is approved.  Any 

existing rights-of-way or access licence will be extinguished upon the 

sealing of the final plan.  
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Furthermore, as conditioned on the draft permit, an updated bushfire 

report will be required, and any inconsistencies will be rectified at that 

stage.  A minor modification to this condition is proposed to reflect the 

above request, ensuring that any references to the emergency exit are 

removed from the bushfire management report to align with the plan of 

subdivision (consolidation). 

5.10. Noise Impacts from the Highway 

Building Tasmania acknowledged and noted its support of the recommendations 

made within the noise report to mitigate potential traffic noise impacts from the 

Highway.  Furthermore, they also reiterated that the responsibility for noise 

mitigation rests entirely with the developer, noting that under the Tasmanian 

Traffic Noise Management Guidelines, the department will not provide noise 

mitigation due to land use changes, or increased traffic or population growth. 

• Response 

The comments are noted and matters relating to noise mitigation will be 

addressed under the Road and Railway Assets Code and additional 

provisions have been included in the proposed zone provisions.  

The matters raised, therefore, do not warrant modification to the certified 

draft Local Provisions Schedule amendment or the associated draft 

planning permit. 

6. EXTERNAL REFERRALS 

The original application was referred to TasWater, Tasmania Fire Service (TFS), 

TasNetworks, The Department of Natural Resources and Environment – Aboriginal 

Heritage and Department of State Growth (now Building Tasmania). 

Other than those identified above, no referral authority raised an objection to the 

proposal. 
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7. COUNCIL STRATEGIC PLAN/POLICY IMPLICATIONS 

The proposal is consistent with Council’s adopted Strategic Plan and other relevant 

Council policies. 

No representations raised matters suggesting inconsistency with Council policy or 

strategic direction, and no issues have been identified that would give rise to conflict with 

relevant Council policies. 

8. CONCLUSION  

The proposed rezoning of land from Rural Living B to Particular Purpose Zone – Clarence 

Lifestyle Village together with a combined permit application to enable the expansion of 

the existing residential development (Retirement Village) and associated infrastructure 

is considered to meet the LPS criteria as required under Section 34 of LUPAA.  

Having assessed the merits of each representation, it is considered that they do not 

warrant modification to the draft LPS amendment.  However, a minor modification of 

proposed permit condition 3, relating to bushfire management is warranted to ensure 

consistency between the report and the consolidation plan. 

It is therefore appropriate that the certified draft amendment and associated modified 

draft planning permit be submitted to the Tasmanian Planning Commission with a 

recommendation that both be approved. 

Attachments: 1. Certified Plan (1) 
 2. Updated Draft Planning Permit (7) 
 
Daniel Marr 
HEAD OF CITY PLANNING 
 
 
 
 
 
 Council now concludes its deliberations as a Planning Authority under the Land Use 

Planning and Approvals Act, 1993. 
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Decision: MOVED Cr Mulder  SECONDED Cr James 

 

 “That the Recommendation be adopted”. 

 

CARRIED UNANIMOUSLY 

 

 





