
From:                                 "Alexandria Bed and Breakfast" <manager@stayalexandria.com.au>
Sent:                                  Mon, 23 May 2022 22:27:14 +1000
To:                                      "Council" <council@warwyn.tas.gov.au>
Subject:                             Attn: General Manager - Representation for Draft Waratah-Wynyard LPS
Attachments:                   Representation_Draft Waratah-Wynyard Local Provisions Schedule.pdf

Dear Shane,

Please find attached our representation regarding the Draft Waratah-Wynyard 
Local Provisions Schedule, in particular the proposed transition to Rural Zone for 
north of River Road, Wynyard.

Kind Regards,

Andrew and Rachel Arnold

1 Table Cape Road
Wynyard, TAS, 7325
Tel: 03 6442 4411
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A.T and R.E Arnold 

1 Table Cape Road 

Wynyard, Tasmania, 7325 

23rd May 2022 

 

Shane Crawford 

General Manager 

Waratah-Wynyard Council 

PO Box 168 

Wynyard, Tasmania, 7325 

 

Dear Shane, 

RE: Representation for Draft Waratah-Wynyard Local Provisions Schedule 

- Proposed Rural Zone transition north of River Road Wynyard 

Please refer to our following representation regarding the Proposed Rural Zone transition north of 
River Road Wynyard as per the Draft Waratah-Wynyard Local Provisions Schedule (Draft WW LPS). 

The location north of River Road Wynyard (to be referred as the “focus area”) and proposed Rural 
zoning as part of the Tasmanian Planning Scheme, is shown as an annotated snapshot from Map 17 
of 24 of Tasmanian Planning Scheme – Zones: Waratah-Wynyard Local Provisions Schedule, in Figure 
1 below. 

 

Figure 1 A snapshot from Map 17 of the Proposed Rural Zone transition north of River Road Wynyard (focus area) 

We have reviewed the Tasmanian Planning Scheme – State Planning Provisions, Draft Waratah-
Wynyard Local Provisions Schedule and supporting documents, LISTMap layers of the area and 
various fact sheets supplied on the Waratah-Wynyard Council website relating to this matter. 
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As outlined in the Fact Sheet “How to submit Representation,” it states, “that it is helpful to explain 
which aspects of the SPP’s you think are, or are not, appropriate for a particular area of land”. 

Our representation is requesting “substituting a SPP” of the land proposed to be Rural Zone to be 
changed to Agriculture.  We do not support the transition to Rural Zone for this area.  We 
recommend it to be substituted to Agriculture Zone. 

Aligned with Section 1.4, Appendix C – Agricultural Land Mapping Project Background Report, of the 
Draft WW LPS, our reason for submitting this representation is to “ensure that agricultural land is 
adequately protected”. 

Also, we believe the focus area, or as described in Appendix C, is an “agricultural estate” referring to 
land currently supporting existing agriculture or with the potential to support agriculture, taking into 
account the significance of the land for agriculture at a local, regional and State level.” In this case 
the focus area land is significant at the local level for the area of Wynyard and it currently supports 
existing agriculture.   

The focus area has been agricultural land since this area was first settled in the early 1850s with the 
original settlement, ‘Alexandria’ actually located within the focus area from 1852.  Its current use is 
Agriculture and it supports other agricultural land proposed to be Agriculture as part of the Draft 
WW LPS further to the north and east of the focus area. 

Our own property, our family home and bed and breakfast accommodation business on 2 acres, is 
also included in this proposed area to be substituted to Agriculture Zone. 

In the Waratah-Wynyard Local Provisions Schedule Supporting Report (WW LPS Supporting Report), 
on page 36, the section titled Rural Zone 20.0 & Agricultural Zone 21.0 – Transition from Rural 
Resource Zone, guidelines are outlined to provide the following criteria in determining the 
appropriate transition to the Rural or Agricultural zone: 

- 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 

 

The focus area is later discussed on page 38-40 with the supporting figure 3.14 (a snapshot of which 
is shown in Figure 2 below) and it has been determined that: 
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“The land is located in close proximity to Wynyard’s General Residential Zone on the southern bank 
of the Inglis River and is connected to mains water.  It proposed for transition to the Rural Zone.  This 
land contains numerous lots mapped as ‘potentially constrained’ under the State Agricultural Land 
Mapping Project and features a land capability class of 5 and pockets of 4, which suggests limited 
intensive agricultural potential.  The L-shaped parcel to the west of this cluster of properties currently 
has an operational private timber reserve located to the north of the title.  These factors, along with 
the proximity to the Residential zone and availability to services, suggest that this tract of land is 
constrained and subsequently the Agriculture zone is not an appropriate zone as per the Guidelines 
RZ 3-(b) & (c).” 

 

Figure 2 A snapshot of the lower image in Figure 3.14 from Waratah-Wynyard Local Provisions Schedule Supporting 
Report illustrating the Agricultural constraints obtained from LIST. 

Our response to this statement in the report, and hence our representation for this matter, is 
summarised below. Each point is discussed in further detail following. 

We do not support the proposal for transition to Rural Zone as: 

1. It does not meet the Council’s Environmental theme in respect to the Council’s Strategic 
Plan (Waratah Wynyard Corporate Strategic Plan 2017-2027) 

2. The Decision Rules and Rationale as outlined in Appendix B (Agriculture & Rural Zone 
Decision Rules) actually comply to favour Agriculture including:  

a) Current land use patterns 
b) A Minimum of three titles 
c) Adjacent title owners, and, 

3. The land is not constrained  
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1. Environmental theme – Strategic Plan 

The Environmental theme as outlined in the Council’s strategic plan and included on page 10 of the 
WW LPS Supporting Report, is included in Table 1 below.  

Table 1 – Environment Theme from Waratah Wynyard Corporate Strategic Plan (2017-2027) as mentioned in the Draft 
Waratah-Wynyard Local Provisions Schedule 

Theme Goal Comment 
Environment Waratah-Wynyard will be an 

environment where green meets 
blue; where natural beauty and 
heritage values are appreciated and 
managed through best practice.  
The natural environment will be 
shared and enhanced through 
sustainable development. 

A large component of developing the LPS 
has been identifying land which is eligible 
for additional protection through re-zoning 
to a more suitable zone, or in some cases a 
zone in which natural assets can be 
considered to a greater extent.  This also 
involved the identification of land which is 
to be protected for the primary use of 
Agriculture. 

 

We believe that substituting the proposed Rural zone to Agriculture zone in the focus area protects 
this land for the primary use of Agriculture as well as heritage values (original settlement and 
farming land since 1850s), hence meeting the goal of the Environment theme. 

Being so close to the township of Wynyard, this area is important to remain as agricultural land and 
be preserved and sustainable for the Wynyard area in the future, as it has been for the last 170 
years. 

2. Agriculture & Rural Zone Decision Rules 

On page 39 of the WW LPS Supporting Report, it states that “In determining whether the Rural or 
Agriculture Zone is more appropriate, the Decision Rules of Appendix B were used, and a brief 
summary provided for each conversion in the table shown in Appendix A” 

Three (3) Decision Rules actually apply to the focus area favouring Agriculture.  These have been 
extracted directly from the report.  Refer to Table 2. 

The Current land use patterns Rationale state that “Generally, lots previously zoned Rural Resource 
will be translated directly to the Agriculture Zone with the aim of protecting Agricultural Land.” 

The focus area is currently zoned as Rural Resource.  However, it is deemed to be Rural.  Further 
criteria considered to determine that the focus area should be Agriculture include A Minimum of 
three titles; and Adjacent titles owned by same entity to be included in the same zone where possible.  
Both of these apply to the focus area as there are multiple titles supported by 1 title (130083) with 4 
lots which are owned by the same landowner. 

The distribution of these lots are shown in Figure 3 and supported by a snapshot from LIST of the 
title numbers in the focus area (refer to Figure 4).  
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Table 2 – Agriculture & Rural Zone Decision Rules from Appendix B, Waratah Wynyard Local Provisions Schedule Supporting 
Repot, that apply to the focus area in favour of transitioning to Agriculture. 

Decision Rule Rationale 
Current land use patterns Titles that have characteristics that are suitable for 

either the Rural or Agriculture 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.  Generally, lots 
previously zoned Rural Resource will be translated 
directly to the Agriculture zone with the aim of 
protecting Agricultural Land. 

Once the preferred land use pattern is established, the following criteria should be considered: 
A Minimum of three titles (where 
feasible) 

To avoid spot zoning of individual titles, there should be 
a minimum of 3 titles to be investigated (depending on 
size and scale of titles) for a zone which will work 
towards providing a more consistent zoning pattern 

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

Adjacent titles under the 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. 

 

The layout and use of the 4 lots for title 130083 are listed below: 

- Lot 1 – current use is Agriculture and is proposed to be Agriculture in the Draft WW LPS 
- Lot 2 – current use is Agriculture and is proposed to be Rural but is identified as being Not 

constrained (refer to Section 3. The land is not potentially constrained, and Figure 5) 
- Lot 3 – current use is Agriculture and is proposed to be Rural. This lot has all of the 

infrastructure (at minimum multiple sheds, cattle pens, fences, access roads) which services 
the other 3 lots as well as the agriculture land to the north of Lot 1 (at 65 Table Cape Road), 
the land for title 249062 (current use is residential and agriculture), as well as the title 
highlighted with a ‘star’ further to the East along Golf Links Road – refer to Figure 3. 

- Lot 4 – current use is Residential (landowner’s residence) and Agriculture including the 
access road to Lot 3  

All of the lots and titles listed above are farmed in conjunction, including the surrounding titles not 
owned by the same landowner. 

Lot 1 is already deemed to be Agriculture in the Draft WW LPS.  As both Lot 2 and Lot 3 northern 
boundaries share a boundary with the Lot 1 southern boundary, and is supported by infrastructure 
positioned in Lot 3, it meets the requirements of providing a consistent zoning pattern of Agriculture 
as opposed to Rural.   
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Figure 3 Snapshot from LIST map outlining 4 lots associated with title 130083, all owned by same landowner with respect to proposal of transition to Rural 
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Figure 4 Snapshot from LIST map supporting the title numbers, lots and evidence of supporting infrastructure in the focus area
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3. The land is not constrained  

The focus area was mapped as ‘potentially constrained’ under the State Agricultural Land Mapping 
Project.   

Figure 5 presents the lots in the focus area and their classification as per the Criteria for 
determination of being potentially constrained.  It is a snapshot from LIST with the selected layer 
Land Potentially Suitable for Agriculture Zone. 

The agriculture parcel annotated with an ’X’ in Figure 5 is 130083-Lot 2 as shown in Figure 3.  It is 
determined to be non-constrained agricultural land as well as 130083-Lot 1.  With these 2 lots being 
Potentially Unconstrained, it provides an avenue for Lot 3 and the separate title to the west of Lot 3 
to change from Potentially Constrained (Criteria 2B) to Potentially Unconstrained. 

 

Figure 5 A snapshot from LIST map with the layer Land Potentially Suitable for Agriculture Zone 

The 2 lots that are Potentially Constrained (Criteria 3) on the eastern boundary of the focus area 
contain the residential dwellings that service the current agricultural land as well as support the 
agriculture land to the north of 130083-Lot 1 and the lot on Golf Links Road, east of the focus area 
(annotated with a ‘star’).  

The ‘star’ lot on Golf Links Road has been assigned as Agriculture in the Draft WW LPS and is 
adjacent to Potentially Unconstrained land.  This suggests that this land is not constrained and 
should remain Agriculture. 

The northern most Potentially Constrained (Criteria 3) lot on the eastern boundary (21 Table Cape 
Road) has recently requested a Subdivision (Boundary Reconfiguration) under the current Rural 
Resource Zone (refer planning permit application SD 2149) to increase their lot size on their 
southern boundary by 5,803m2 (i.e. from 13 Table Cape Road) for the purpose of developing for 
agricultural use. 

The Potentially Constrained (Criteria 2A) lots in the centre of the focus area would not be 
constrained with 130083-Lot 2 and the lot to the south of Lot 2 being Agriculture.    

In Appendix A – Table Decision Rules – both the eastern boundary lots (13 and 21 Table Cape Road) 
of the focus area labelled as Potentially Constrained (Criteria 3) are identified as “potentially 
constrained 2a, 2b and C agriculture land and private timber reserve.  Established residential uses 
close proximity to residential zone”. 
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In response to the Table Decision Rules and the information provided above, this is not relevant.  All 
of these titles and lots are worked in conjunction for agriculture use and the established residential 
use is referring to the dwellings that own/support and use the land.  Being in close proximity to a 
residential zone i.e. across the road (Table Cape Road) should not be a reason to determine the land 
is constrained as the current agriculture use of the land is not impeded and not constrained by the 
surrounding residential dwellings on both sides of Table Cape Road (including the support to the 
‘star’ lot on Golf Links Road). 

This reasoning therefore disputes the comment of “this tract of land is constrained and subsequently 
the Agriculture Zone is not an appropriate zone as per the Guidelines RZ-3(b) & (c)”, in this specific 
instance RZ-3(b), as we have demonstrated by the above discussion that there are no constraints. 
 
The two most western lots of the focus area are classified as Potentially Unconstrained in Figure 5 
but are included in the transition to Rural Zone as the most western L-shaped lot (‘triangle symbol’) 
has an operational private timber reserve located to the north of the title.  With the existing road 
access in place to this most western lot, its location and purpose of private timber reserve has no 
impact on the remainder of the focus area to be Agriculture instead of Rural, as discussions above 
have determined that the Decision Rules and Rationale no longer apply as there are no constraints. 

However, due to the presence of the private timber reserve in the west, the transition to Rural Zone 
and the substituted SPP to Agriculture Zone in the focus area could result as a ‘compromise’ as 
presented in Figure 6.   

 

Figure 6 Proposed compromise to focus area due to presence of private timber reserve in the western end 

However our preference, as our representation has detailed above, is to substitute the entire area 
from Rural Zone to Agriculture Zone. 

Thank you for taking the time to consider our representation.  We would appreciate to be notified of 
the decision regarding this matter. 

Yours faithfully, 

Andrew and Rachel Arnold 
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