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Purpose

The draft West Coast Local Provisions Schedule (draft LPS) as required by the Land Use Planning and
Approvals Act 1993 (the Act) is for inclusion into the Tasmanian Planning Scheme. The draft LPS was on
public exhibition for 60 days from 17 August 2020 to 17 October.

The report considers the representations made under section 35E(1) of the Act and the merit of the
representations. The report, prepared in accordance with the requirements of section 35F of the Act,
recommends that the draft LPS ought to be modified to take account of the representations received.

The Council must provide the report to the Tasmanian Planning Commission (the Commission) within
60 days after the conclusion of the public exhibition period. The 60 day period expires on 16 December
2020. The Commission has granted an extension of time until 15 January to allow Council to fulfill its
legislative requirements.

A recommendation with respect to section 35G, notifying that an amendment to the SPPs is required,
is not recommended.

Background

The Tasmanian Parliament legislated in December 2015 the Tasmanian Planning Scheme (TPS),
replacing the current planning schemes covering each municipal area. The TPS comprises two parts;
the State Planning Provisions (SPPs) and the Local Provisions Schedule for each municipal area.

The SPPs were exhibited in March 2016. After a review of the representations (approximately 294)
received during the public exhibition period, the Commission reported to the former Minister for
Planning and Local Government. The former Minister considered the report and endorsed the amended
SPPs. The SPPs came into effect on 2 March 2017. Minor amendments have since been made to the
SPPs, and this came into effect on 19 February 2020.

The draft LPS establishes how the SPPs will apply to the municipal area of the Council. The TPS and the
draft LPS, when approved, will replace the West Coast Interim Planning Scheme 2013 (WCIPS).

At its ordinary meeting on 25 August 2020, the Council endorsed the draft LPS including:

Written Instrument;
Zone Maps;

Overlay Maps; and
Supporting Report.

The draft LPS was submitted to the Commission after it was endorsed by the Council. Consequently, a
post lodgement conference was held on 18 December 2019 with the Commission in Hobart. In
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response to the latter, modifications to the draft LPS were made. Council considered these
modifications at its ordinary meeting on 23 March. An electronic copy of the endorsed amended draft
LPS was sent by the Council to the Commission.

On 24 July 2020, the Commission directed Council to exhibit the draft LPS for the statutory 60-day
exhibition period required under the Act.

Statutory Requirements

Following the statutory public exhibition of the draft LPS (as per sections 35C and 35D of the Act), the
Council must prepare a report to the Commission. The report is to consider all representations received
within the public exhibition period and assess the merit of each of the representations received by the
Council.

The legislative requirements are set out under section 35F of the Act. Section 35F is reproduced below.

35F report by planning authority to the Commission about exhibition

(1) A planning authority, within 60 days after the end of the exhibition period in relation to a
draft LPS in relation to the municipal area of the planning authority or a longer period
allowed by the Commission, must provide to the Commission a report in relation to the
draft LPS.

(2)  The report by the planning authority in relation to the draft LPS is to contain —

(a)  acopy of each representation made under section 35E(1) in relation to the relevant
exhibition documents in relation to the draft LPS before the end of the exhibition
period in relation to the draft LPS, or, if no such representations were made before
the end of the exhibition period, a statement to that effect; and

(b)  acopy of each representation, made under section 35E(1) in relation to the relevant
exhibition documents in relation to the draft LPS after the end of the exhibition
period in relation to the draft LPS, that the planning authority, in its discretion,
includes in the report; and

(ba) a statement containing the planning authority’s response to the matters referred to
in an LPS criteria outstanding issues notice, if any, in relation to the draft LPS; and

{c) a statement of the planning authority’s opinion as to the merit of each
representation included under paragraph (a) or (b) in the report, including, in
particular, as to—

(i)  whether the planning authority is of the opinion that the draft LPS ought to be
modified to take into account the representation; and

(i) the effect on the draft LPS as a whole of implementing the recommendation;
and

(d)  a statement as to whether it is satisfied that the draft LPS meets the LPS criteria;
and

(e)  the recommendations of the planning authority in relation to the draft LPS.

(3)  Without limiting the generality of subsection (2)(e), the recommendations in relation to a
draft LPS may include recommendations as to whether—

(a) a provision of the draft LPS is inconsistent with a provision of the SPPs; or
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(b) the draft LPS should, or should not, apply a provision of the SPPs to an area of

land; or
(c) the draft LPS should, or should not, contain a provision that an LPS is permitted
under : ? to contain.

Public Exhibition

In accordance with the requirements of the Act, the draft LPS was made available for public exhibition
for a period of 60 days. The public or interested persons could inspect all documentation, written
instrument, zone and overlay maps and priority vegetation data. Any interested person could make a
representation concerning the content of the draft LPS. Representations were invited from 17 August
2020 until the close of business on 16 October 2020.

Under sections 35C and 35D of the Act, the Council informed the public of the exhibition of the draft
LPS. The notifications included:

(a) Newspaper notifications published in the Advocate Newspaper on Saturday 15 August 2020
and Saturday 22 August 2020;
(b} the relevant documents were available for inspection at:
(i) the Council offices, 11 Sticht Street, Queenstown;
(ii) Council’s agencies, Strahan Post Office, Zeehan Post Office, Tullah Post Office and the
Rosebery District High School;
(i) Via the Council’s website.

In addition to the statutory requirements, an interactive map tool prepared by Insight GIS was made
available for viewing via the Council’s website. The interactive map tool enabled a user to identify the
applicable zones and codes applying to a property of interest.

During the public exhibition period, the Council planning staff were made available to respond to
queries and provide further advice to any interested person. Assistance was available via email, phone,
or appointments.

Outstanding issues notice

There are no outstanding issues notice issued by the delegates of the Commission pursuant to section
35(F){ba).

Representations

The Council received eleven (11) representations during the statutory public exhibition period. The
representations received are listed below.

1 | TasWater Request the zoning containing two water reservoirs at
Zeehan to be modified, applying the Utilities Zone instead
of the Rural Zone.

2 | Department of Police, Fire and [Specifically, comment on the Flood Prone Areas Hazard
Emergency Management ICode and advises of studies undertaken.

3 | Tullah Progress Association Requests inclusion of:

e additional properties in the Local Business Zone at
Tullah; and

e the application of the General Residential Zone to
land south of Selina Street and west of Murchison
Highway.
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4 | West Coast Wilderness Railway

Request that the General Residential Zone applying to the|
workshop in Queenstown be amended to Light Industrial
Zone or Local Business Zone.

5 | TasRail

Request to apply the Utilities Zone to the Melba Flats
Siding.

6 | Bob Brown Foundation

Request applying the Environmental Management Zone to
the land encompassed by the Permanent Timber|
Production Zone and the Future Potential Production
Forest due to the values and attributes set out in Guideling
1 demonstrating that the Landscape Conservation Zone
should be applied.

7 | Department of State Growth

State Growth advises that:

o the Council has applied the State Road Casement]
correctly to all State roads within the municipality;
e supports the classification of Anthony Main Road, a
Category 5 road, as ‘other major road’ under the Code;
e supports the spatial application to the Utilities zoning
of the majority of the West Coast Wilderness Railway
but notes omissions and considers the General
Residential Zone is not consistent with the existing use|
or likely future use and development and requests a
revision.

8 | Hydro Tasmania

Requests that the properties containing Hydro Tasmania
Infrastructure be zoned Utilities where the Rural Zone or
Environmental Management Zone is applied in the draft
LPS.

9 Mr Kim Lai, Ms Jane Bennett,
Mr Aaron Chen, Mr Greg Clark,
Skyridge Pty Ltd

Representation is concerned with six large properties in
Tullah Village and the original Town Grant, formerly|
servicing 68 residences and Hydro Tasmania offices. The
representation raises concern with the application of the
Rural Zone, General Residential Zone, and Local Business
Zone. Requests alternative zones are applied in Tullah.

10 | TasNetworks

Requests:

e application of the Utilities Zone to recognise
TasNetworks infrastructure;

e corrections to the Electricity Transmission
Infrastructure Protection Code; and

e modifications to the C7.0 Natural Assets Code
Priority Vegetation Overlay.

11 | Steve de Villiers

Requests that the properties at 56 and 37 Farrell Street,
Tullah apply do not apply the General Residential Zone.

The assessment of each representation and associated recommendations in response to the matters

raised is provided in Attachment 1 — Part A.

A copy of each representation is enclosed in Attachment 2.
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LPS Process

The process of the LPS provided by the Act is set out in Figure 1. The diagram highlights the current
active stage of the process.
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Figure 1: Draft Local Provisions Schedule Approval Process (source: Tasmanian Planning Commission)
https://www.planning.tas.gov.au/ data/assets/pdf file/0009/374958/Draft-local-provisions-
schedule-approval-process-flowchart. pdf
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Discussion

The draft LPS has been prepared in accordance with the requirements of the Act. The draft LPS,
including the written document, the application of zones and overlays must satisfy the criteria set out
in section 34 (2) of the Act. The LPS criteria in section 34(2) are reproduced below.

34(2) LPS criteria

(2)  The LPS criteria to be met by a relevant planning instrument are that the instrument —

(a)  contains all the provisions that the SPPs specify must be contained in an LPS;
and

(b) isin accordance with section 32 ; and
(c)  furthers the objectives set out in Schedule 1 ; and
(d) is consistent with each State policy; and

(da} Satisfies the relevant criteria in relation to the TPP’s (Tasmanian Planning
Policies); and

(e)  as far as practicable, is consistent with the regional land use strategy, if any,
for the regional area in which is situated the land to which the relevant
planning instrument relates; and

{f) has regard to the strategic plan, prepared under section 66 of the Local
Government Act 1993, that applies in relation to the land to which the
relevant planning instrument relates; and

(g)  as far as practicable, is consistent with and co-ordinated with any LPSs that
apply to municipal areas that are adjacent to the municipal area to which the
relevant planning instrument relates; and

(h)  has regard to the safety requirements set out in the standards prescribed
under the Gas Pipelines Act 2000 .

Prior to the draft LPS being released for public exhibition, the Commission had to be satisfied that the
above criteria of the Act were met. After the post lodgement meeting with the Commission in
December 2019, modifications were made to the draft LPS. The Council endorsed these modifications
at its ordinary meeting of 23 March 2020. Aftere that, the Commission instructed the Council to place
the draft LPS on public exhibition as the draft LPS satisfied the criteria.

If changes to the draft LPS are endorsed by Council as a result of the representations received, these
will need to be appropriately justified and reassessed by the Commission against the LPS criteria.

The Commission will also have regard to Guideline No. 1 Local Provisions Schedules: zone and code
application (Guideline 1) concerning any changes made to the draft LPS. Guideline 1 was issued by the
Commission in accordance with s.8A of the Act.

Strategic considerations and Modifications to the draft LPS following public exhibition

A small number of the representations received are strategic and require careful consideration before
any recommendations to the spatial application of zones or overlays are modified. The critical
challenge in preparing the draft LPS has been striking the balance of addressing the strategic land use
planning considerations versus a translation of the zones in accordance with Guideline 1.
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The Council, in its previous determinations of the draft LPS, made a deliberate choice not to review the
zoning to address the broader strategic land use planning matters identified. However, it is recognized
that whilst important, were not suited for integration as part of the draft LPS process in this instance.
The decision by the Council to leave the broader strategic matters was based on the consistent advice
given by the current and former Minister for Planning and Local Government. The Minister’s Advisory
Statement, made in June 2017, illustrates this point:

“The current process of preparing draft LPS’s is to give effect to the TPS is a priority of
the Government and efficient conversion of current interim planning schemes to the
LPSs and should not be unnecessarily complicated by the introduction of strategic
changes that are not related to the facilitation of that process.”

The representations made provided important feedback. Modifications sought by the representations
are recommended where there is an apparent and compelling justification for changes to the draft LPS.
These changes must also be directly supported by Guideline 1 and demonstrate that the LPS criteria
are satisfied.

A summary of the recommended modifications to the draft LPS is included as Attachment 1 - Part B.

The integration of strategic land use planning matters in this late part of the process will further delay
the draft LPS. If the Council chooses to implement any significant changes, the Commission will likely
reject the draft LPS. The Council risks resetting the process and will be most likely instructed by the
Commission to place the draft LPS on public exhibition for a second time.

Council, of course, on completion of the draft LPS, can consider future amendments to the LPS after it
is made to address the broader strategic land use planning issues, and this is encouraged. Additionally,
while Council may not choose to amend the draft LPS in line with all the matters raised in each
representation, the representor will have the further opportunity to present the merits of their
representation at a public hearing held by the Commission. The recommendations made by the Council
in the report are, therefore, not the final outcome of the draft LPS.

Following the endorsement of Council's report, the Commission will assess the representations and
facilitate public hearings (refer to Figure 1 for the draft LPS process) at a later date.

Representations concerning the SPPs

The Council pursuant to section 35G, may notify the Minister as to whether an amendment of SPPs is
required. The representations touch on matters concerning the SPPs. Matter raised regarding the
required amendment of SPPs are addressed for the relevant representation in Attachment 1 — Part A.

The nature of issues raised does not warrant Council to submit a section 35G report. A specific
recommendation is, therefore, not included for Council’s determination.

Policy Implications

A planning instrument is a regulatory instrument for translating strategic and policy considerations
relevant to the use, development, and protection of land into enforceable rules. The policy
considerations that inform the preparation of a draft LPS are set out in section 34(2) of the Act and
Guideline 1.

Financial Implications

Council, as the planning authority, has a statutory obligation to prepare and maintain a planning
scheme for its municipal area. This includes costs associated with advertising as required by the Act. A
portion of the costs associated is drawn from the operating budget of the Council.
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Risk Implications

As reported previously, the risks associated with the preparation and submission of the draft LPS are
low. The main risk is associated with potential delay if strategic changes are made to the draft LPS.

Consultation Process
Nil
Conclusion

The report, including Attachments 1 (Parts A and B) and Attachment 2, is in response to the
representations made during the public exhibition of the draft West Coast LPS. The report has assessed
each representation and accordingly has recommended modifications to the draft LPS. The report is
prepared in response to the requirements of section 35(F) and is suitable for submission to the
Tasmanian Planning Commission.

Moved Cr Gerrity /Seconded Cr Shea
That Council in its role as planning authority —

a) determines in accordance with section 35(F) of the Land Use Planning and Approvals Act 1993
that it endorse and submit to the Tasmanian Planning Commission the report about public
exhibition of the draft West Coast Local Provisions Schedule, which includes:

(i) as set out in Attachment 1 — Part A, the Planning Authority’s consideration of the
received representations including opinions as to the merit of each representation and
any subsequent recommendation for modification of the draft LPS;

(i) as set out in Attachment 1 - Part B, the Planning Authority’s recommended
modifications to the draft LPS following the exhibition period made in accordance with
section 35F(2)(c) and 35F(2)(e) of the Land Use Planning and Approvals Act 1993;

(iii) a copy of each representation received during the public exhibition period (as enclosed
as Attachment 2); and

(iv) determination that the daft LPS (including those recommendations described in
Attachment 1 — Part A and B) satisfies the local provisions schedule criteria set out
under section 34(2) of the Land Use Planning and Approvals Act 1993.

The Mayor advised that he agreed there was a need for some rezoning in Tullah, saying to try and do
that within these local provisions we would not be successful. Council will revisit in the near future and
put forward an argument for rezoning.

The Motion was PUT and Carried Unanimously
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Attachment 1 - Part A, Summary of Representations

Hepresentation 1

7 Téééjter .

Summmiary of
mattess raised

_Planning
Authoriby's
respense

I Taswater infrastructurs (water storages that fit the definition of Utilities)
identifiad 35 Zeghan Steel Service Reservair & Concrate Reservair (PID
3279158). The Ryral Zone applies to PID 3273158 in the deaft LPS

TasWater the Zeehan Steel Service Reservoir & Concrate Reservolr.

West Coast Council
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Attachment 1 - Part A, Summary of Representations

1 The representation requests the spatial application of the Utilities Zone
to twa reservairs Jocated to the north of the Zeehan. The exhibited draft
LPS has applied the Rurai Zane.

2. The site [three cadastrai parcels) identified in PID 3279158, 1s zoned Rural
Resaurce inthe West Caast Interim Planning Scheme 2013,

3. Guideline No.1, Local Pravisions Schedule {LPS): zone and code application
{Guideling 1}is dated fune 18 was spgroved by the Minister fof Planning
and Local Government, guiding the preparation of the draflt Lps.

A, The Utilities Zone, as per UZ § of Guidelne 1, may be applied to fand
waler storage facilities for water supply directiy associated with major
utility infrastructures, such as dams of reservairs.

5. The reservorrs are considerad water storage faciltties as referred to in UZ
4 of Guideline 1.

. in accordance with Guideline 1, 3 madification to the draft LPS is
recommended to revise the Taswater (nfrastructure 2oning,

7. The application of the Utilities Zone is consistent with other properties
contatning TasWater infrastrueture,

Recommended
Action

The drafs LPS be modified to apply the Utilities Zone to:
1 ‘Zeehan Steel Service Reservoli & Concrate Reservorr' {PID 3279158)

Effect of
| recommendation
| on the draft LPS

The draft LPS as a whole is not affected as a result of implementing the
recommendation, The requested change is in acoordance with Guideline 1.
The draft LPS satisfies the criteria as per section 34{2),

West Coast Council
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Attachment 1 - Part A, Summary of Representations

vrﬁepresenta:ticn FEW mFCEml T !
i Department of Police, Fire and Emergency Management -
State Emergency Services |

Surmmary of Flood-prone areas hagard

matters raised
The State Emergency Sennces notes that the draft LPS incorperates Flood-
Prone Areas Hazard Oveday 15 based on datsset abtained from the
Tasmanian Gavernment’s Bydares Type 1 —Flood main data subset,

The reprasentation notes that there are three reparts that have callected
daka with respect to fipod-prone areas:

s West Coast Council - Pigman River Flood Evacuation Plan 2003
[prepared hy Entura);

. Strahan Flood Mitigation Report for the West Coast Counell/ 2007
[prepared hy WE. Enkelaar Pty Ltd); and

* & repart prepared for Copper Mines of Tasmania by GHD in 2015,

The data held in these reports could be incorporated into the draft LP5 to
inform the preparation of a Flood-Prone Areas Hazard Code overlay map.

Coastal Inundation hazards

SES nates that the dralft LPS has incorporated the Coastal inundation Hazard
Code and Overlay. Tha Code overlay mapping, and Code Jist in WCO - Tahlo
C1 1.1-Coastal tnundation Hazard Bands AHO Levels, have been informed by
appropriate the data source, { Coastal Hazards Technical Report, prepared by
the Department of Premier and Cabinet {DPAC) i 2016}, and prepared in
acoordance with the TRC Guideline Mo, 1 - Local Provisions Schedule {LPS): 2ore
and code applhcation.

| SES recarmmends that an additional row te sncluded in the draft LPS Wrilten
Doturnent, WCO- Table C11.1 - Coastal Inundation Hatard Bands AHO Levels,
| e account for fapd affected by the Coastal inundathon dreas Hagard ut nat
included as part of & named locality in the list. This-additional information is
cansistent with the DPAC Coasta) Hazards Technical Report as follows: I
|

igh
Lecalrty Hazw mum Low Haxand Banf (i Dfinsd Pood
’ Band (m  Bad tm AHD ARD} Laond [m ANDY
AND)

o 1% syl

% eorunl i A

Ll ] A% e

P 2om eetstmogty  PrObeLMYIED  wsteecares
Y00 rin Booo level)  prietutity 2100

f
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Attachment 1 - Part A, Summary of Representations

Zonas

SES notes that there are view changes in zoning form the West Coast Inlemm
Planning Scheme to the draft LPS and supports the use of zones that pravide
for the management of density i flood-prone and coastal nunrdation
hazardous areas.

Planning Flood-prone area hazards
Authority's
FESpONse 1. Flaod-Prone Areas Hazard Overlay is based on dataset obtained from the

Tasmanian Government's Hydarez Type 1 - Flood plain dats subset,

2 The representation prowdes advice that the State Government is
undertaking the Tasmanian Fload Mapping Project. This project will
deliver a state-wide comprehensive and conmstent flood hazard map by
2020, The map witl be made available to planning authorities for land use
planning purposes, including updating LPS Flood-Prone Areas Hazard
Overtays. The SES has invited West Coast Council to participate in this
project.

3. The flood-prone hazard areas applies to C12 0 Flood-Prane Areas Hazard
Code.

4. The reports referred to in the representation are noted. Itis
recommended that the Finad-Prone Areas Hazard Overlay is amended [
once the State Government praject is completed and rationatised, I

5. whife the overlay map does not currently dentify an extensive afea
within the floor-prone hazard area, elause C12.2.4 of the SPPs means that
a planning authority has the power to request inforrmation sukject to risk ‘
from flood or that has the potential to cause increased risk from flaod,

5 If the data within these reports were considered for integration with the ‘
Flood-Prone Areas Hazard Code, time would be reguired to translate
these into a revised overlay. There are also potential financial
mmgiications in obtaming the data in 3 useable Format to be applied in the
overlay

7 The representation advises that SES is working with the Department of
justice to prepare draft guidance on what infarmation a planning:
authority should use to determine if it reasonably helieves that land is
stubject fo risk from flood or has the potentiat to cause increased risk
from a flood. The representation further advises that a request wiil be
made to the Tasmanian Planning Commission to consider issuing the |
guidance under section 8A. of the Land Use Planning and Approvals Act
1993, The initiative is nated and suppaorted,

8  The outcomes of the State Government project as referced to above |
should be finalised before further changes are made to the Flood-Prone |
Areas Hazard Overlay. |
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Attachment 1 - Part A, Summary of Representations

[9. The representation does not raise matters which necessitate a
rodification o the draft LPS and the Flood-Prore Areas Hazard Overlay.

| Coastal Inundation hazards

10. As noted in the representation, WCO-Table C11.1 - Coastat Inundation
Hazard Bands AHO Levels is included in the written document of the draft
LP5.

13- The representation requests an additional row be added te WCO-Tahle
C11 1 for other foralities. The request is in accordance with DPAC Coastal
Hazards Technical Repost.

12. The request is consistent with Guideline 1 (page 45) and the LS
requirements at cfause LP1.7.9.

13, The representation raises a matter which necessitates a modification of
the draft LPS.

Zones

L4, Cemments made in the nepresentation are noted. This matter raised does
not necessitate 3 modification to the daft LPS.
Recommended | The draft EPS be modified to
hetion 1 Insert & row a2 the endaf WCO-Table £11,1 foc ather localities.as
shiwim below s per the Coastal Hazards Technical Report data,
prepared by the Department of Pramier and Cabinet (DPAL) in
20186|rieprt
Loceimy Foamnd  MediomMewd  Low Hid Baedf [ Dified food
T Bandim  BadimAMDE  AND) Laved fm AHD)
AMD
. 1% asnual
TS bewninl :
" L e SR
iy protabity 20% mf@ S
with froaboerd weith traebosed penbatiity ¥
anm ° 18
No other madifications recommended.
Effect of The draft LPS as 3 whole is not affected as a result of imptementing the
recommendation | recommendation. The requested change isin acoprdance with Guideline 1.
on the draft LPS

The draft LPS satisfies the critetia as por section 34(2).
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Attachment 1 - Part A, Summary of Representations

Representation 3

Tuliah Progress Association inc.

Summary of General Residential 2Zone

matters raised
« There is no business zone on the northern side of the town. The Tullah l

Hotel {CTs: 201116/12, 20192071, 242934/10, 42500/1} has been
operating since 1938, The closed Petrol Station {CT:2381771/1) is
planmng to be refurbished and reopened. The Coffee Shop (CT:159976/1)
has plans for development i the future,

« DOnthe southem side of Tullah {Farrell Street), the Local Business Zone is
supporied. However, the Lakeside Lodge (CT:100219/213] & Flowers
Family Weorks Office {CT:100219/217}. There is no tlowance for future
tusiness development on vacant land {CT, 100219/215). The same can be
said for adjoning properties to these busnesses {CTs: 155739/3 and
100219/220) as the zoning restricts use and development,

Rursl Zone

= {and south of Seina Street and west of Murchison Highway has been
praposed as suitable for rural zoning, rather than residential. This does
riot align with the SPPs. There arca is fully serviced by sewage, water and
power. The area includes bituminised roads, kerb and channel and is
connected to stormwater. Request that this the General Restdential Zone
be apphed Instead of the Rural Zone proposed in the draft LPS. The Rurai
Zone is not considered appraprate and wilk give rise to inappropriate
devetopment in Tullah,

» The representors understand that landowners may apply to rezone [and
However, common-sense says that the appropriate zoning, in the
beginning, will allewate delays.

Planning
Agthority’s
résponse

@ t
Figure 3: Aerial view of Peters Street, showing properties subject to the |

representation.
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Attachment 1 - Part A, Summmary of Representations

Lakeside Fiowers Family
b Werks Offiee

Figure 4 Aerial view of Tuliah showing properties identified in the
fepsesantation.

General Resldential Zone

I The General Residential Zone is appiied in the draft LP5 o properties

referred to In the cepresentation and shown in Figures 3 and 4. These
properties are zoned General Residential in the West Coast Interim
Planning Scheme. The draft LPS applies the equivalent zone.

. 8.2 Use Table in the General Residential Zone of the SPPs provides an

opporienity for a mix of use and development. A discrationary permit
pathvay is made available for a imited range of non-residential uses suth
25 'Fond Services' and “Visitor Accomrmaodation®

The use classes, Vehitle Fuel Szles” (Petrol Station) and ‘Hotel ladustry’
are prohibited in the General Residential Zone.

. The properties mostly adjoin residential uses or vacant land.

. The West Toast Counc] Land Use Strategy, Septembesr 2017, recommonds

further investigations concerning use and development at Tufiah. Ht
identifies land abutting the Munchison Highway, bebween Ardyn Street and
Elliot Street may be suited to a mixed-use or business zone. However, the
Council does nat possess the necessary strategic rationate to modify the
properties’ zoning, as meritioned above in the draft LPS.

The implementation of the request would result in ad hoc zoning without
a sound stratep rationale, Modificstion to the proposed 2one would be
to reflect the established land use noted in the representatians.
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7. Further investigations are necessary ta demonstrate that an aiternative i
zone is warranted. Council is encouraged to resolyve the long-term zoning
for Tuliah but nof throwgh the draft LPS pracess.

8. Itshould be noted that existing use rights under the SPPs will continue far |
established non-conforming uses, groviding a use has not ceased far an |
extended penod.

g, The representation does not necessitate 3 modification to the drait LPS,
Rural Zohe

10. The representation requests that General Residential Zane be applied to
lanct sowth of Selina Street [refer to Figure 5), toinclude Sterfing Street and
Romutus Streset [CTs;100219/176 and 100219/177), The land in this |
lacatian is serviced with reticulated water and sewer and has the capacily |
to conneck to reticulated stormwater

11. The West Coast Council Land Use Strategy, September 2017, advises
sufficient land in Tullah 20ned Generai Residential.

13. The application of zones in the municipal area has adopted 3 like-for-like
translation from the West Coast interim Planning Scheme to the draft LPS,
unless Guidgeline & instructed atherwise,

13, The representor correctly identifies that the land is serviced and therefore
in accordance with GZ 2 the General Residential Zone could be applied in
this location. Mowever, the General Residential Zone application to this |
greenfield site cannot be justified in accordance with the relevant regional |
lang wse strategy and is not supparted by a more detailed jocal strategic
analysis as required by the instruetions of GRZ 2 {c} in Guideline 1.

14. The representation does nok necessitate a modification to the draft LPS.

i

1
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Recommended
Action

Ne mnﬁiﬁéﬁhn mm.- draft LPS.

El’{ed of
recamimendatan

on the draft LPS _

The draft LPS a5 3 whole is not sffected as a result of implementing the

| recommendation. The requested change is in accardance with Guideline 1.
| The draft LPS satisfies the ¢ritefia as per section 34(2).
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West Coast Wildernass Railway

Summiary of 1 Carswell Park workshops
matters raised
it is comcerned that the Carswell Park workshops in Driffield Street,
Queenstown Is in the General Residential Zone. The zening has implications.
with the existing operations. The zoning impacts on future use and
development of the workshops, storage faalities, light up shed, storage of fusl,
and work being undertaken may limit hours of operation.

The representation requests that the Carswell Park warkshops be zoned the |
same as the Queenstown Station and Regatta Point Station which is Lacal |
Business. Alternatively, the representation suggest that the Light Industrial |
may also be appropriate.

Oy Strast .
Request that an overlay is pfaced over Orr Streer in Queenstown that prehibits
the eanstruction or medificarion of any buildings in Orr Street that « outside |
of maintaining the histoncal character of the busldings in Orr Street in orderto |
protect and keep the style, fee! and character of the street.

Planning
Autharity's
FESPONSE

" , : .."s LV Jas
Eigure 6: Aeriat view of Carswell Park workshap [blue) at Driffield Street

1. The Carswell Park workshops are associated with the West Coast
| Wilderness Ralway {PID: 3010693) at Driffield Street and is zoned
General Reswdential in the draft LPS, The application of the zone to the
property 1s the equivalent to that applied in the West Coast intenm
Planning Scheme

2. The established workshops associated with the site have existing uze
rights. The TPS and the draft LPS vall not prevent the continuation of the |
workshops in this location
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3. The application of the LMilties Zone was considered; however, the site is
not deemad 1o be a major infrastructure consistent with the instructions
atZito UZ6.

4, The application of the Light Industrial Zone is nol appropriate witheut
further mveshpations, giver the proximity of established residentisl uses
and patential for off-site impacts from the workshop.

5. The application of the Local Business Zone is also not suitable as it is mot
consistent with the Zone Puspose.

B. The workshap wifl have existing use rights while the adtivity operates.

7. Therepresentation does not necessitate a modification to the draft LPS.
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Figure 7. The Lacal Heritage Precinct as it applies to Orr Street

Dry Street

8. Thelecal Heritage Precinct applies to Orr Street and considers the
heritage values of buildings within this precinet.

5. The representation does not mecessitate a modification to the draft LPS.

Recommanded | Nomodification to the drafi LS,
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| £ffect of
recornmendation
| an the draft LPS

The draft LPS as 3 whole is nat affected as a result of implementing the
recammendation. The requested change is in accordance with Guideline 1.
The graft LPS sstisfies the cniteria a5 per sectign 34(2).

Representation 5

TasRail

| Summary of
matters raised

State Rail Network

« The Rail Infrastructure Act 2007 (Tas] farms part of the legal and
regulatory framework that governs rail assets and operations in
Tasmania. Under this Act, TasRail is the Ratl Infrastructure Dwner (RIC)

and the Rail Infrastructuri Manager (RIM} of the State Rail Retwork {and

all of the attendant rail infrastructure). TasRail holds a Rail Corridor
Lease with the Crown for State Rall Network land. This lease s
administered by the Department of State Growth.

s The Rail Network consists of the railways specified in Schedute One of the
Act Of interest to the WCC Draft LPS is the Melba Line {formerly kngwn
as “Emu Bay Raitway') being the raitway running from the port at the City
of Buraie on Emu Bay to Metba Flats; TasRail also operates a aumber of

ranl sidings along these sections af the State Rail Network.

» tis impertant to read Schedule One in conjunction with the definition of
rall infrastructure and subseciion {2) of the Act. Subsection {2} states "in
this Act, unfess the contrary intention appears, a reference to a railway is

taken to be a reference to the track of the railway, the land corndor
along which the track of the railway is kaid and all of the attendant rail
infrastructure. A infrastructure is defined as being:

(a} Rail lines and fastenings; and

[b} Crossing loops, sidings, switches and points; and

{c} Sleepers and ballast; and

{d] Drains and cuiverts; and

[e] Bridges, cuttings, tunnels and embankments; and

{f} Poles and pylons; and

{g} Structures and supparts; and

[h} Overbead lings; and

(i} Platforms and railway stations; and

{i} Railyards, and

[k} Freight sheds, workshops and associated buildings; and

I} Electrical substations: and

{m) Signs and signalling equipment; and

{m} Train controf and communication systems, ang

[0} Traffic control dewices that aze capable of being automatically
activated by trains; and

{p) Plant, machinery and other fixed equipment.

s TasfAail has noted an omissien in the roning as set out in the WCC Draft

LPS, the amission being a section of the State Aail Network land known
the Melba Flats Siding — Property ID 3215500 {See below image].

a%
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= TasRail acknowledges that LIST Map shows the authorlty over the land to |
e the Department of State Growth but TasRal confirms the Mefba Flats
Siding is part of the State Rail Network as per the defroitions under the
Rail infepstructure Act and the Melba Rists Siding w tichuded in TasRall's
Carridor Lease with the Crown. TasRail therefare reguests the WCC Draft
LPS be amended to recognise this by changing 1he 2oning of the Melba
Flats Sidimg frorm Rural Resource 1o Utilities,

Planming
Authority's
response

Figure %: Malba Flats Siting

J 1. The representation requests the Utilities Zone's spatial application to the
Iaelba Fals Siding is part of the State Rall Network, The exhibited draft
LPS bas apphied the Rural Zone,

2. The site {PID 3215509} is 2oned Rural Resourcs in the West Coast Interim
Planning Scheme.

3. The Utiihes Zone may be applied to major utititiss infrastracture
ncluing raiteray carridors (UZ 11F) of Guideline 1.

4, Inaccordance with Guideline 1, 3 modification to the draft LPS is
recommended to revise the zoning to include the Melba Flals Siding as it
forms part of the State Rall Network and is per the Rail fnfrostructure Act
definition.

| Recommended | Thedreft LPS be madified to apply the Utilities Zone:

&ction L1, te 'Melba Flats Siding’ (91D 3215509)
Effect of The draft LPS as 2 whole is not affected as a resuit of implementing the

recommmendation | recommendation. The requested change is in accerdance with Guideline &.
on the draft LPS  The draft LPS satisfies the criteria as per section 34{2).
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Boh Brown Foundation

Summary of Rural Zene and Future Praduction Forest
matters raised

« The representation asserts that the land encompassed by the Permanent
Timber Production Zone and the Future Potentis! Production Forest
within the municipat boundary contain attributes that should apply the
220 Landscape Conservation Zone or the 23.0 Environmental
Management Zone.

* Therepresentation highlights the sigaificant biogeographic values |
present in the Tarkine ‘

e The recommendations of this report, natwithstanding the absence of |
formal reservation, should be seen as evidence that:

23.0 Environmental Management Zone should apply for the FRPF ‘
areas contained in palygons 50, 52, 59, 61, 64, 69, 79, 80, 81, 85,
BB, 89, 50, 92, 96, and 105 of the IVG reports conslstent with
purposes 23.1.1 and 23.1.2, and application guidelines EMZ 1(e).

the Naturai Assets Code should apply to FAPF aress on polygons |
50, 52, 59, 61, 64, 69, 79, 80, 81, 85, 88, 89, 90, 92, 96, and 105 of |
the v reports, consistent with purpases £7.1.1,£7,1.4, C7.1.5,
and application guideline NAC 10, and highiy likely 1o be

consistent with NAC 11 on field verification, analysis or mapping
undertaken on, or on behalf of, the planning authority.

without prejudice, any area naf 2oned as such should default to
22.0 Landscape Conservation Zone consistent purpase 22.1.1 and |
22.1.2, and with application guidefine LCZ 2(a).

s The representation is extensive, identifying specific environmental values
of the mumnicipad area.

Seenic Protection Code

»  The Western Wilds tounng routes, along with access roads to key tourist |
sites, warrant the application of the Scenic Protection Code to areas
wisible skyline of the A1D, B24, 827, B28, €248, C249, and C252 roads and |

the tourist sites. |
Planning Rural Zone and Futire Patential Production Forest :
Authority’s
response 1. Theinitial draft LPS applied the Environmental Management Zone to

Future Potential Production Forest as this was consistent with the West
Coast Intenm Planning Scheme 2013,

2. The Future Potential Production Forest 1s an administrative category of
land created by the Forestry {Rebuilding tne Forest Industry) Act 2014,
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| There are 13 titles, comprising appromimately 3298 ha, subjact to this
legislation {refer to Figure 2} within the municipal area.

3. The instruction AZ 1 of Guideling 1, the 20.0 Rural Zone is spatially
| applied o these titles. The land area known as Teepookana has been

| included.
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Figure 8: Approximate focation ftriongles) of Future Production Farest lapd
for inclusion in the 23.0 Rural Zone of the SPPs.

4, EMZ 1 {ejand {f) in Guideline 1 instructs that the Envirapmental
Management Zone should apply to public or private land where it is for
the pratection conservation of such valyes,
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S. Thesepresentakion provides extensive information concerning the
natural values of a significant number of parcels, The points raised in the
representation are valid but require further strategic assessment and !
[ review i the eontext of Counab's endorsed change. !

-

. The representation does not necessitate a modification to the draft LS.

Scenic Protection Code

' 7. The scenic values of the municipal area as outhned in the representation !
are acknowledged.

8. The scenec protection arga and the scenic corfidar avertay requires to be
justified as per the instructions at SPC2 in the Guedelines, Cue to
resource limitations, the Councit did not embark on a scenic protection
area or scenic road corridor study

9, Tha West Coast Intenm Planning Scheme did not incude 3 scenic
protection area or scenic road corridos.

10. The Council is encouraged to consider undertaking a further study for i
protecting the important scenic values of the Wist Coast municipal area,
Once an investigation s completed, the draft LPS be amended 10 include
an overlay identifying the scemc protection area and the scenic road
cortidor.

11, The representation does not necessitate a madification to the dratt LPS,

Aecommiended Mo modification to the draft LPS.
Action
Effect of The draft LPS as a whole is not affected as a result of implementing the
| recommendation | recommandation. The requested change is in accordance with Guideline 1.
| an the draft LPS | The draft LPS satisfies the critenz as per secton 34(2),

Representation 7
Department of State Growth | -

| summary of State Road Network
| matters raised
! » State Road Network In accordance with Guideline No. 1 - Lacal Provisions
' Schedule {LPS): 2one and eade application, all State roads should be
zoned Utifities and based on the State Road Casement layer published on
the LIST

»  State Growth can advise that Counal has applied the State Road
Casement correctly ta il State roads within the municipality.

s A S50-metre buffer zone autamatwcally applies 1o development adjacent to
I the State Baad netviork under the Road and Railway Assets Code. If this
buffer is mapped and included within a planning scheme, any future
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' ihanges to the alignment or width of individua) reads would require a
planaing scheme araetdment to update the mapped buffar 2one. 4 2
vesult, it s administratively simpler ta rely on the Code provisions,

»  Statpe Growth is therafore supportive of Council's decision not 1o include
mapped overlays under the Road and Railwisy Assets Code for road
attenuation areas.

Anthany Main Road

= Stale Growth also supports the classification of Anthony Mam Raad, a
Category 5 road, as “other major raad’ under the Code,

West Coast Wikdemess Rallway

In accerdance with Guideline Mo. 1 - Local Provisions Schedule {1LPS): zone
andd ende application, railways should be zoned Uthities, State Growth
supports the Utilities Zone majority of the West Coast Wilderness Railway rail
Cofriges 33 proposed, biit notes same ganissions including, for example, 2
section of the corridor at Queenstown proposed to be zoned General
Residential. General Residantial zomng is not consistent with the existing use
ar fikely future use and development of this land and is therefore requested

1o be revised,
Plannitng | StateRoad Newwark ' o
Authotity's 1. Thesupport by State Growth s noted.
resgonse

Anthony Road

2 The support by State Growdh is notad.
West Coast Wildemness Rallway

3 The application of the Utilities Zone to the West Coast Wildarness
Railway is supported.

4. The regresentation queries the spatial application of the General
Residential Zone, the Rural Zone or Local Business Zone to sections to the
Wesl Caast Wilderness Rallway infrastructure in the towns of Strahan
and Gueenstown.

5, The application of the Utilities Zane was not deemed consistent with the
instructions of U2 1 to LU 6 in Guideline 1 given that the railway is for use
and develnpment associated with tourem,

6. The Zone Purpose of the Utilities Zone was alsa not-aligned with the
intent and use of the existing railway infrastruciure. Additionally, the
Utilities Zone wakld also limit use and development associated with the
West Coast Wildeeness Rallway

7. The representation does not necessitate a modification to the draft LPS.
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| Nomaodification to the draft LPS.

Effect of The draft LP5 as a whole is not atfecteo as a sesult of implementing the
recommendation | recommendation. The requested change is in accordance with Guideline 1.
| onthe draft LPS | The dralt LPS satisfies the criteria as per section 34(2)

Representation 8 o

Hydro Tasmania

Sumnmary of Reguests modifying the zomng from Environmental Management or Rural to
matters raised Utilities for the foflawing key hydro-electric infrastructure, including the

| toltovding:

' . Lake Margaret Power Stations, Lake Maigaret Oam, and watet

conveyances (Part of CID 971147
. Halls Rivulet Canal, White Spur Dam, Henty Dam {Part of CID 968961),
&nthoeny Dam (Part of CID $58830), and Tribute Power Station [CID

968728)

. Mackintosh Power Station, Murchison Dam, and Mackintosh Dam
(Part of CID 12B42490)

. Bastyan Power Station and Bastyan Dam (Part of CID 1342602)

. Reece Pawer Station and Reece Dam (C10 1127634 and CI0 1349133)
lobn Butters Power Stakion {CID 974857}, Crotty Dam (Part of
1127175} aned Darven Dam {Part of CID 1127175}

. A vanety of major above-graund water conveysnces tonnecting
water storages and powar stations.

The properties referred to above are shown individually in Attachment A of

| the representation.
| Planning 1. The representation requests the spatial application of the Wtilities Zone
| Authority’s ta the propertses as referred to above.

| Tesponse

| 2. The representaton provides the necessary imformation to substantiate

| that the application of the Ltilites Zone is consistent with the

| instructions of UZ 4 of Guideline 1.

% Inaccordance with Guideline 1, 3 modification to the draft LPS is
recommended to the zoning with respect to the listed properties.

Racommenoed The draft LS be modifiad ta apply the Utifities Zone to!

Action Stations, Lake Margaret Dam, ano water conveyances {Part of QR
971147,

- walis Rwvulet Canst, White Spur Dam, Henty Dam {Part of CID 968961).
Anthony Dam [Part of CID 9689301, and Tritute Power Station (G0
958728}

- Wackintosh Power Statlan. Murchison Darn, ang Mackintosh [lam (Part
of CI0 1284590);

- Bastyan Power Station and 8astyan Dam (Part of CID 1342602); and
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Reete Pawer Station and Reece Dam {CID 1177634 and CID 1349133}
Jobin Butters Power Statlon {CIDD74857), Cratly Bam{Part of 1127175)
and Darwin Dany (Part of €D 1127175),

|
Effect af

recammendation

on the draft LPS

Tha draft LPS as a whole is not affected as a result of implementing the
recosmmnendation, The requested change is in accordamce with Guideline 1.
The draft LPS satisfies the criterla as per section 3442).

Representation %

Mr. Kim Lai, Ms. lane Bennet, Mir. Aaron Chen, Mr. Greg
Clark, and Skyridge Pty Ltd |

Summary of
matters raised

| = Concern i;exme.sseﬁ with the api:ﬁzation of the Bural Zone, General
Residential Zone and Local Business Zone in the draft LPS to the land area
of Tullah.

»  The reprasentor highlights that facts have arisen this year that were not
evident when preparing the dralt LPS. An example is the recent
shortlisting of Tullah a5 one of three ideal sites for the Battery of the
Nation Project. The zoning could imit use and development
opportunities at Tullah.

I Ruraf Zane

= The requast it for the General Residential Zane ko apply to fand south of
Sefina Street instead of the Rural Zone proposed in the dratt LP5.

* The Ruial Zone in the SPPs will give sise to inapprapriate development
suth a5 ‘Animal Breeding and Boarding." This location’s use and
development are not focussed an the use classes ‘Resource
Development’ or "Resource Processing’.

»  The land is most suited to residential use.

» The representation does not consider ample land available elsewhere in
Tulah and that the application of the General Residential Zone to
sepviced land is apprapriate.

| Local Business Zone

» The representation supports the application of the Local Business Zone in
Tultah,

= The car park at 12 Farrell Street does not senvice the Community Hall and
Sports Centre,

s+ The representation requests that established businesses, as also
‘ reguested in Representation 3,-apply the Local Business Zone.
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v fequest that the northern portion of 12 Ferall Street is also zaned Local
Business.

industrial 2one

«  The draft LPS does nat include any Industrial Zona i Tullah as suggested
| inthe West Coast Council Land Use Strategy, September 2017,

Planning Rural Zone
Autharity’s 1. The representation requests that General Residential Zone be appiied to
response {and sauth of Selina Street {refer to Figure 5), to include Sterling Street and

Romulus Street (CTs:100219/176 and 1002194177} The land in this
location is serviced with reticulated water and sewer and can connect to
reticulated stormwater.

| | 2. The West Coast Council Land Use Strategy, September 2017, advises there
i issufficient land in Tullah toned General Residential

!

F 3. The application of zones in the municipal area has adopted a ike-for-like

‘ teanslation form the West Caast Interim Planning Scherne to the draft LPS,

!‘ umless Guideline 1 instructed otherwise.

4. Therepresentar correctly identifies that the tand is serviced, and therefore
in accordance with GZ 2 the General Residential Zone could be applied in
this jocation. However, the application of the General Residential Zone to
this greenfield site cannot be justified in accordance with the relevant
regional fand use strategy and is not supported by 3 more detailed locat

f strategic analysis as required by the instructions of GRZ 2 {c} in Guideline

| i

: 5. The representation dows not necessitate a modification to the draft RS,

{ Local Business Zone

6. The application of the Local Business Zone to the current land afea is
consistent with Guideline 1.

7 The zoning of additional land aveas or properties would be ad hoc and
without strategic rationale.

8. Further investigations are necessary to demonstrate that a rezoning to
support an afternative zone 15 warranted Councilis encouraged to resoive

the long-term zoning tor Tullah but not through the dratt LPS process.

$. The representalion does not necessitate 4 modification to the draft LPS.
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| industrial Zone
| K0, Fyrther investigations. are necessary to demonstrate that a rezoning to
support sn alternative zome s warranted. Coundl is encouraged o resolve
‘ the lang-term zoning for Tullah but not through the draft LPS process.

| 11. The representation does not pecessitate a modification to the draft LPS,

|
| Recommended | No modification to the draft LPS,
BB E -0 | (il B9 TRE A AN Vo
Effert of The draft LPS as a whole is not affected as a result of implementing the
recommendation | recommendation. The requested change is in accordance with Guideline 1.
onthedraft LPS | The draft LPS satishes the critena a5 per section 34(2)
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Representation 10

TasMé{Qﬁks "

L

| summary of " infrastructure
matters raised

Tashetworks assets within the West Coast Council Lacal Gavernment Area
includes five substations, nine communication sites and 11 electricity
transmission corridors.

TasHetworks Assets West Coust LGA

—— ey

| . V| " i N ) L3

Figure 10: Excerpt trom the reprasentation showing TasNetworks Assets
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The draft LPS includes the Elecincity Yransmission Infrastructure Protection
Code Overlay maps which is based on the data provided by Tashetworks.

The representation seeks to ensure:

- Weilities zoning is applied to existing substations and communication
facilities.
impacts on the strategic benefits and development potential of existing
cortidots through the application of the Landscape Conservation Zone
are mitigated;

- The Natural Asset Code — Priarity Viegetation Overay is not applied to
part of a substation or communication site that is cleared of nakive
vegetation; and

- The Scenic Protection Code — Scenic Protection Area has not beon
appiied to substations, comsunication site or corridors.

Tas Netwarks are seeking eonsistency acrass all LPS in the treatment of its
assets.

Utllities Zone
fequests that the fallowing assets be zoned Utilities.

- Farrell Substation;
Pieman Switching Station;

- Mackintosh Passive Repeater Communication Site;

- Mackintosh Power Statian Communication site - Farrsl] Substation
Comemunication Site;

- Mt Kershaw Passive Reflector Communication Site;
Reece Power Station Communication Site:

- Pleman Dam Repeater Communication Site;

- M} Read Communitation Site;

- Newion Pumping Station Communication Site; and
John Butters Repeater Communication Site

|
|
|
Natural Assets Code = Priority Vegetation overlay

Seeks to exclude the application of the Priority Yegetation Area averlay from
sites oecupied by Tasietworks facifities and infrastructure at:

«  Farrell Substation;

+  Newton Substation;

« W Kershaw Passive Refllector Communication Site;
»  Reece Power Station Communication Site; and

+  Newton Pumping Station Communication Site.
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Electricity Transmission Infrastructure Protection Code |

Tashetworks requests corrections ta Electricity Transmission infrastructure
Overlay to the Queenstown Substation, Pieenan Switching Station, and
Newton Substation.

State Planning Provisions
Includes concasns with the SPPs and the exemptions pravisions at Clause 4.0

may resuit in canflict with the requirements of the Electricity Transmission
Infrastructure Pratection Code.

Planning Utilities Zone
Authority's 1. The representation requests the spatial application of the Utilities Zone
response to the properties as referred to above

2. The representation provides the necessary informmation to substantiate
that the application of the Utilities Zone is consistent with the
srestractions of UZ 1 of Guideling 1,

1. 1n accordance with Guideline 1, a modification to the draft LPS is
recommended to the 2aning concecning the listed properties.

Priority Vegetation Area overlay

4. The Prority Vegetation Area averlay map is included in the draft LPS and
i based on independent mapping supplied oy Natural Resource
Management Pty Ltd,

5. The informatian contained within the regresentation does nat
demonstrate a circamstance relevant to dlause LP1.7.5(d] of the SPPs
which support the modification of the Priority Vegetation Area averfay
map.

5. The Electricity Suppiy Industry Act 1996 establish exemptions to any
requirements under the Act. The exemption provided for the
maintenance of vegetation in proxirmity to infrastructure that is necessary
for the protection of that asset

7. The exemptions availabie under the Electricity Supply Industry Act 1996
in conjunction with the SPRs wili aliow TasNetworks ko manage existing
infrastructure assets in regard to this matter.

2. The representation does not necessitate a modification to the draft LPS
conceming the matter,

Electrictty Transmisslon Infrastructure Protection Code

9. TasNetworks requests corrections to Electnoity Transmission
intrastructure Querlay to the Queenstown Substation, Pleman Switching

Waest Coast Council Tuesday 15 December 2020 Page 384



Attachment 1 - Part A, Summary of Representations

| 10

Statipn, and Newton Substation. The corrections are consistent with the
instructions of Guideline 1.

The representation necessitates a modification to the draft LPS toncerring
the matter.

State Planming Provisions

1L

1z,

13,

14.

The representation raises concems with the SPPs and the exemptions
provisions at Clause 4.0 may result in conflict with the requirements of
the Electricity Transmission infrastmucture Protection Code.

The requirements of section 35& of the Act establish matters that can and
cannot be considered by the Planning Authority,

TasNetworks is encouraged to raise the issue with the Minister for
Planning, who mmay consider if there is a need ta madify the SPPs in
accordance with the representation. Given the matter pertaing
specifically to TasMetwnrks, the Council is not recommended 1o pursue a
section 35G submissiot with respect {o the SPPs,

The representation does rot mecessitate a modification to the draft 195
concerning the matter,

Recommemied
Artion

L
Z
3.
4,

L

2 0~

110,

{ Tha draft LPS bé medified to apply the Utilities Zone to.

Farrell Substation,

Plemnan Switching Station;

Mackintosh Passive Sepeater Communication Site;
#ackinush Power Station Gommumication site - Farreil Substation
Communication Site,

it Kershaw Passive Reflector Communication Site:
Reete Power Station Commumication Site;

Pieman Dam Repeater Communication Site:

it Read Communrcation Site:

Newton Pumping Station Communication Site; and
iohn Butters tepeater Communicaion Site.

The draft LP5 be modified to cortect the errors and omissions of the
Eleciricity Trargmission infrastructure Protection Coda Overlay to the
Coecristown Substation, Pleman Switching Station, and Newton Substation
anek any other acations noted.

Effect of

on the draft LP5

| The draft LPS as 3 whole is-not affected 35 2 result of implementing the
recommendation | recommendation, The requested change is in accordance with Guideling 1.

The draft LPS satisfies the criteria as per section 34{2).
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Attachment 1 - Part A, Summary of Representations

Representat{on 1l
Steve de Villiers |

Summary of The representation concenns the properkies at 56 Farrell Street & 37 Farrelf
matters saised Street {CTs: 100219/213 and 100216/214).

The property at 37 Farrell Street is intended 1o be deveioped as a caravan
Jcahin park, Aequests that the Local Business Zone is applied to these
properties instead of the General Residential Zone.

This 1ssue 15 also raised by Representations 3and 9,

Planning
duthonty's
response

1. The General Residential Zone is applied to properties referred ton the
representation and shown on Figure 9. These properties are zoned General
residential in the West Coast intesim Planning Scheme. The draft LRS
applies the equivalent Zone

2. B.2 Use Table in the General Residential Zone of the SPPs provides
opportunity for 3 mix of use and development. & discretionary permit
pathway is made avaitable for a iimited range of non-residential uses such
as ‘Food Services’ and 'Visitor Accormmodation’.

3. The West Coast Couneil Land Use Strategy, September 2017, recommends
fusther investigations concermmg use and development at Tullah

4. The implementation of the request wauld result in ad hot zoning without |
a sound strategic rationale.
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Attachment 1 - Part A, Summary of Representations

5. Further investigations are necessary to demonstrate that a rezaning to
suppert an alteroative 2one is warranted. Councit is encouraged o resatve
the long-term zoning for Tullah but not through the draft LPS process.

6. The representation does not necessitate a modification to the draft (95

Recommended | No modification tothe draft LS.
| Action e PO g
Ftfect of The draft LPS as a whole is not affected as 2 result of implementing the

| recommendation | recommendation. The requested change is in accordance with Guideline 1.
| onthedraft iP5 | The drait LPS satisfies the criteria a5 per section 34{2).

Terms as referred to in the abave table -

SPPs —State Planning Provisions

draft LP5 - West Coast Local Provisions Schedule

the &ct~the Land Use Planning and Approvals Act 1993

TPS-Tasmanian Planning Scheme
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Attachment 1 - Part B, Recommended Modifications to the West
Draft Local Provisions Schedule

Part B — Draft LPS: Summary of Recommended Medifications

The assessment of the representations received during public exhibition are summarised in
Attachment 1— Part A. The following table summarises the Planning Authority's recommendations for
modificatiors to the draft LPS. The medifications are in accordance with sections 35F {2)ic) and
35F(2)ie} of the Land Use Plannmg end Approvals Act 1593 {the Act},

Reasons

1. The representations identify
nconsistencies with the application ot
the Utilities Zane im the draft LPS with |
respect to a range of infrastructure [

Modification Recommended
Utilities Zone | Modification to apply the
Utitittes Zone tac
Zeehan Steel Service
Reservoir & Concrete

Reservair’ (PID assets owned by TasNetworks,

3279158]; TasWater, Hyrdo Tasmania and |
‘Melba Flats Siding’ TasRail.

(P10 3215509);

- Lake MargaretPower | 2. Application of the Utilities Zore is
Stations, Lake consistent with the instructions
Margaret Dam, and articulated by UZ L and UZ 4 in
water eonveyances Guideline 1.

{Part of CiD 971147) |

- Halls Rivulet Canal, 3, The modifications satishes the LPS
White Spur Dam, criteria at section 34(2) of the Lend
Henty Dam (Part of Use Planning and Agpravals Act 1993 |
CID 968961), Anthony {the Act);

Darh (Part of CID

968930}, and Tribute 4, The modifications can be cansidered |

Power Station {CID as amendments that are consistent |

968728) with section 401 of the Act which are |
- Mackintash Power exempt lrom publie exhibition,

Station, Murchison
Dam, and Mackintosh 5. There is no effect on the draft LPS 3s 2
Dam {Part of CiD whole resulting from implementing
12843480) the recommendation.

| - Bastyan Power Station
and Bastyan Dam {Part
of €D 1342602}

| - Regce Power Station
and Reece Bam {CID
1127634 and CID
1349133) lohn Butters
Power Station {CID
974857}, Crotty Dam
{Pare of 1127175) and
DParwin Dam {Part of |
CID 1127175) |

| - Farrel Substation,

- Piman Switching

Station,
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Attachment 1 - Part B, Recommended Modifications to the West
Draft Local Provisions Schedule

[ - Mackintosh Passive I o
Repeater
Carmunication Site:

- Mackintosh Power |
Station
Communication site -
Farrell Substation

| Cammunicalion Site:
= Mt Kershaw Passive
Reflector
Communication Site;

- Reece Power Station
Communication Site;
Pieman Dam Repeater |
{ommunication Site:

- Mt Read |
Communication Site; |
Newton: Fumping
Statian
Communication Site;
and
John Butters Repeater ‘

| Communicatwn Site,

3 | Electnicty [ The draft LPS be modified | 1. The representations kentify
Teansmission | to correct the errors and ‘ inconsistencies and omisssons
Infrastructure omissions of the Eleciricity concarning the Electricity
Protection Code | Transmission Infrastructure | Transmission Infrastructure
overlay map Protection Code Overlay to | Protection Code overlay map.

the Queenstown
| Substation, Pieman | 2 Alterations of this overlay magp are
Switching Station, and consistent with Guidefine 1.

Newton Substation and any |
other lgeations noted in 3. The medifications satisfies the LPS
the reprasentation. | critesia ay section 384 3) of the Land

{ Lise Planming and Approvals Act 1993
{the Act):

4. The modifications can be considercd
| a5 amendments that are consistent
with section 401 of the Act which are
| exempt from public exhibition,

5. Thereis no effect on the draft LPSasa
| whole resulting from implementing
the recommendation.
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Attachment 1 - Part B, Recammended Modifications to the West
Draft Local Provisions Schedule

| 2 | weo-Table C1t.1 ] \nsert an additional rowat | 1. The representations identify

] the end of WCO-Table inconsistencies with the application of
, | €11.1 for other localities a5 the data in the WCO-Table C11.1 and
| per the Coastal Hazards i in agcordance with the
| Techmical Report data, reguirerents of Guideline 1,
prapared by the
Depariment of Premierand | 2. The modifications satishes the LPS
i Cabinet {DPAC) in criteria ak section 342} of the Land
2016insert Use Plaaning and Approvals Act 1993
[the Act},

3, The modifications can be considered
35 amendments that are consistent

| k with section 40! of the Act which are

| l! exempt from public exhibition.

i l 4. Thereis no effect on the draft LPS 25 3
whale resulting from implementing
| | the recammendation.
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fom Depariment of Police, Fire and Emergency Management “s S E s
N, STATE EMERGENCY SERVICE ¥
=/  GROBox 1290 HOBART TAS 700i

o ~ Phone 73] 6173 700
R

(=

Qur rofs A2002 13821

8 September 2020

Mr David Midscn

General Manager

West Coast Council

PO Box 63

QUEENSTOWN TAS 7467

Daar Mr Midson,
Rapregantation — West Coast Councli Draft Local Provisions Schedule

Thank you for the cpportunity to make a representation on the West Coast Draft Locat
Provisions Schedule (LPS). This representation raises maliers related to:

» Flood-prone areas hazards;,
« Coastal inundation hazards; and
» Zoning;

Flood-prone areas hazards

The State Emergency Servica (SES) noles that the drafl West Coast LPS incomorates a
Fiood-Prone Areas Hazard Overay based on dataset oblained from the Tasmanian
Govemnment's Hydarea Type 1 - Floodplain data subset

SES recommends that refevant flood extents from the following reports are considered for
inclusion in the Flood-Prone Areas Hazard Overlay:

« West Coast Council ~ Pieman River Fiood Evacyation Plan 2013 (prepared by
Entura);

» Strahan Flood Mitigation Report for the West Coast Councif 2007 (prepared by W.E.
Enketoar Ply Lid), and

» A raport prepared for Copper Mines of Tasmania by GHD in 2015.

The Pieman River Flood Evacuation Flan was prepared for Hydro Tasmania, Tasmania
Pelice, and Wast Coast Council to provide guidance on the evacuation of communities in
Tullah, Rosebery, Comna, and Pieman Heads, in ihe event of riverine flooding and dam
safaty emergencies
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The Sirshan Fiood Mitigation Report was prepared for Wes! Coast Councll specifically to
infarm and use planning and building controls in a knowa flood prone area of Strahan.

SES is aware that a report prepared for Copper Minas of Tasmania by GHD may conlain
information that couid inform the davelopment of the overlay alonyg the Queen River,

In recognition of the limited flood-prone ar¢as mapeing across Tasmania, the Sltate
Govemment is undertaking the Tasmanian Flood Mapping Project. This project will detiver
2 state-wide comprehensive and consistent fliood hazard map by 2020. The map will be
made avallable to planning authorities for land use planning purposes, Including updating
LPS Flood-Prona Areas Hazard Overlays. The SES invite West Coast Councll to participate

in this project.

Untif the state-wids flood hazard map is delivered, many fiood-prone areas wil remain
unmapped within 8 LPS Flood-Prone Arsas Hazand Overlay.

SES take this opportunity to confirm that the absence of a Flood-Prone Areas Hszard
Overlay in a LPS does nat pravent the implementaticn of the Flood-Prone Areas Hazard
Code.

The Flood-Frone Hazard Areas Code applies in 8 number of circumstances, including; to
use in a habitable building, or development of land, identified In a report prepared by a
suftably qualified person, that is requestcd by & planning authority, as subject to eigk from
floud or that has the potantial io cause ingreased risk from Rood.

A planning authority may request such @ report where if reasonably believes, based an
informestion in its possassion, that the land Is subject o risk from flood, ar has the potentiat
to cause increased risk from flood,

SES is working withihe Department of Justice to prepare draft guidance onwhat information
& planning authority should use ip determine if & reasonably belleves that land is subject to
risk from fleod or has the potential ta cause increased risk from food. A request will be made
to the Tasmanian Flanning Commission to consider issuing the guidance under seclion BA
of the Land Use Planning and Approvals Act 1983,

In the interim, SES suggasts fhal, o determine if it reasonably belleves that land is subject
to risk from flood or hag the potential 1o cause increased risk from fiood, planning authorities
should have regard 1o the best, publicly available flood hazard information including:

» any report adopted by a councll in accordance with regulation 52(2)b) of the Building
Regulations 2016;
any flood study available on the Justalian Food Risl
any fliood hazard report preparad In accordance with the Fiond-Pmne Areas Hazard
Code;

» any flood marks, pholos, or other historical evidence that are publicly discoverable;

+ Flood Data books available from the Department of Primary Industries, Farks, Water
and Environment; and,

s the modelled 2016 fiood high water mark extert map available on Jop (layer
called June 2016 Flood HWM Extent).
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Coastal inundation hazards

SES noles thal the draft LPS has incorporated the Coastal Inundation Hazard Code and
Overiay. The Code overlay mapping, and Cods list in WCQ ~ Table C11.1 — Coastal
Inundation Hazard Bands AHD Leveis, have baan Informed by appropriate the data source,
{Coastal Hazards Technical Report, prepared by the Department of Premier and Cabinet
{DPAC) i 2018), and prepared in accordance with ine TPC Guidaline No. 1 —~ Local
Provisions Scheduls (LPS); zone and code application.

SES recommends that an additional row be included in the draft LPS Whitten Document,
WO — Table C11.1 - Coastal inundation Hazard Bands AHD Levels, la account for fland
affected by the Coastal Inundation Areas Hazard but nat inctuded ag part of a named Incality
inthe Bst. This additional information is consistent with the DPAC Goastal Hazards Technical

Report as tollows:
. High
Locality Hazard Medium Hazard Low Hazard Band (m Dafined flood
Band (m Band (m AHD) AHDY) Level (m AHD)
AHD)
1% annual
1% annual v
p exceedance 1% annual
g?:‘l';ov;; a::;::;hn;ezoso probability 2100 exceedance
D taotoang (deslgn flood level)  probability 2100
with freabogrd
All other i
localiies 0.8 1.9 25 2.2

SES supporls the use of this information in the draft LPS (o enabla the full appllcamm of the

Code and the Owecior s O Suilding Reguirements for Coastal
Hazard Areas which commenced on the 16 March 2020, and will app[y mhen the LPS i5
made.
Zoning

SES notes that there are few changes in 2oning in the transition from the Interim Planning
Scheme o the draft LPS. SES supports ths usa of zonas thet provida for the management
of density in flood-prone and coasial inundation hazardous areas.

Yours faithfully

rd

An&réw Lea ESM
Director
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&L
Tullah Progress Association Inc. ¥

This representation to the West Coast Local provisions Schedule is made by
the Tullah Progress Association in cooperalion with local Business and
Landowners,

Whilst others may or may not have had the opportunity or resources to make
their own submission they all have concerns about their own property,
especially when looked at as whole in the interesis of the town and its future
prospetts.

Business Zone

*There is no business zome in the northern side of the town. There are already
businesses operating there on Paters Street.

The Tullah Holel (Title References 201116712, 20192011, 242934110, 4250011)
has been operaling at that site since 1938,

Whilst the Peiral Station (Title Reference 2381771) has been closed for a few
yaars (since the Operator died) the family are now looking o refit & reopen the
business.

The Caffee Shop (Tille Reference 159976/1) also has plans for development
in the fulure.

*In the southern side of the town on Famell Street a new business zone has
been proposed which is totally supporied.
However It does not include properfies with operating businesses |.e, Tullah
L akeside Lodge (Title Relerence 100219/213) & Flowers Family Works Office
{Title Reference 100219/217).

Nar is there allowance for future business development of the vacant Iot (Title
Refarence 100219/215).

The same can be said for further expansion on the lots that adjoin hese
existing businesses that are owned by the same people {Tifle References
1002197218, 100219/214).
Also, thera are twio properties that are owned by the same persons (Title
References 155739/3. 100219/220) again devslopment of these two parcels of
land will be Testricted, as the lols have different proposed zones and need to
be lhe same.

Rural Zone

Land south of Selina Street and west of Murchison Highway has been
proposed as suitable for rural zoning, rather than residential. This does not
align with state planning policy that says areas where there is existing
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infrastructure should be zoned accordingly. The area is fully serviced by
sewage, water and power. This was instafled in 1974 when Hydro Tasmania
built the village area and was upgraded in 2008 when a proposed caravan
park was fo be built. It aiso has bifuminised roads, concrete kerbing and is
connecied o sloim water. Photos can be supplied if the documented records
are incorrect or unohtainable. This land needs to be classifed as residential as
it was developed for that.

Zoning this rural removes any type of appropnate development both now and
i the future, the community doasn't want a rural type activity taking place
there. There is a whole list of things for rural zone from piggeries to dog
boarding kennels that are entirely inappropriate so close to a residential area
and maln entrance to the town. Ta zone it rural, reqgardless of who owns it, in
ouf apinon removes a large amount of land from any proper use now and into
the future.

We understand that land owners may apply ta have land rezoned, however
common-sense says that appropriate zoning in the beginning will alleviate delays
and unnecessany costs to a potential developer.

The unstated, but underlying attitude from some of these zoning proposals is that,
Tullah has no reai prospects for future development and growth, and that previous
consultation with residents and land owners has not been applied to this document.

Jenny Bowie - President TPA

Dianne Ashwel} - Tullah Hotel

Neit & Susan Williamsaon - Farrel] Slore

Peter Knapman & Stuart Davis - Tullah Coffee Cotlage
Gawvin & Steve De Villers - Lakeside Lodge

Craig Flowers - Flowers Family Trust

Richard Wolfe — Lot 100219/218

Kim Lai — Lots 155739/3, 1002197220, 100218115,
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Executive Assistant

From: gr@wons con sy

Sent; Tuesday, 13 October 2020 10:42 PM

Toz Comphance Admin

L€ o] Kerdall Arun

Subject: West Coast Draft Local Provizions Schedule

Hi Alison,

In reference to the West Coast Draft Local Provisions Schedule | have some cancerns and would appreciate the

spportunity for zonsideration [/ discussions 35 | could not agree basad on the published proposal.

Baszad on my interpretation from whst | s2e Carswell Park workshops in Driffield Strest Quesnstown are mloured
red whizhis ganeral residential. This zould have implications with operations. |t oould sffec futurs developments

waorkshops / storzge fadlities / light up shad / storsge of fuel / work bsing undertaken, it may limit hours of

goperation.

Iwould regusst the arez of Carswell Fark workshoos be oned the same 23 Quesnstown Station and Regattz Poim

Station which 15 bocsl business, oreven fight industrial

| noticed that the train line through Qusenztown is zoned rezidentizl 2nd then local busingss, yet sverywhere 2z it
is zoned utility, is there a rezson it is not zoned wtility the entire stretci 2s this woukd make sense for consistency. |

would 3iso ke @ understand what impact this may hava

| 2m not sure this is the comert forum to raise this, whilz itis not relsted to the milweay it iz mors from 2 futurs
tourism perspecive. | would like to proposa that 3 development overlsy is placed over Orr Straet in Queznsown
that prohibits the construction or modification of any buildings in Orr Strest that is outside of maint@ining the
histarical charactzr of the buildings in Orr Straztin order to protect and keep the style, feel snd charatsr of the

stragt,

Taks cere,

Anthony Brown

GENERAL MANAGER

West Coast Wilderness Railway

{03} 64710100 | 0417 Q58 551 | gm@wowr.comau
PO BOX 125, CQueenstown, TAS, 7457

WFAT CART ﬁ.r’ ! S{P

. WILDERNESS B3 H,%Hﬁ

*RAILWAY [
L1

#in W[5
e e in SN
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Executive Assistant

From: lennifer Jarvis <lenmfer farvis @tasrailcomoau?

Sent: Thursday, 24 Seprember 2020 Z:46 PM

Toe Complianoe Admin

Subject: West Coast Coundl! Draft Local Provisions Schedue (LPS)

Towhom it may concern, thank you for notifying TasRail of the West Coast Cauncil Draft Local Provisions Schedule
{LPS).

TasRail has reviewed the available documentation and provided the following commeants:

State Rail Network

® Tha Rsil Infrastructure Act 2007 (Tas)torms part of the lzgal and reguistory framework that governs rail assets
and operstions in Tasmania. Under this Act, TasRail isthe Rail Inirastructure Owner (RID) and thz Rail
Infrastructure Mznager (RIM) of the State Rall Network (and all of the sttendant rail infrastructure). TasRail
holds 2 Rail Corridor Lease with the Crown for State Rail Network land. This leese is administerad by the
Department of State Growth.

s  The Rail Network consists of the railweys specified in Schadule One of the Act. Of interest to the WLC Drant LPE
iz the Melbz Lina (formerly known a3 "Emu Bay Railway ') being the railway running from the pon st the City of
Burnie on Emu Bsvto Melbz Flats: TasRei 3lso operates 3 number of rail sidings slong these sactions of the

tzt2 Rail Metwork.

¢ Itizimportant to rezd Schedule One in conjunction with the definition of =il infrasructere =nd subsection (2) ot
the Azt Subsaction (2) st=t=z” ‘Inthis Ao, unless the contrery imtention eppears, B reference to arailway is
tzken to be @ reference to the treck of the rilway, the lend comidor sleng which the track of the milway i laid
and =il of the stendant il infrastructure. Rall infrostructure is defined as being:

(3) Raillings and rastenings; and

(b) Crossing loops, sidings, switches and points; and

(2} Slgepersand ballast and

{d) Drains and culverts; and

e} Bridges, cuttings, tunnels and embankmants; and

{fy Poles and pylons, and

{g) Structures and suppors; and

(h) Overmesd lines; and

{iy Plattorms 2nd railway s=tons; and

{ij Rail yards; and

[k} Freight sheds, workshops and 2s3ocisted buildings; and
{ly Electricsl subststions; snd

|m)Zigns =nd signzlling gquipment, and

{n} Train control snd communication systems; and

(o) Traffic control devices that are capable of being avtomatically activated by trains; and
{p) Plant, machingry and other fixed equipmant;.

® TzsRzil has noted 30 omission in the 2oning =3 52t outin the WCL Dreft LPE, the omission being = saction of the
Statz Rail Network land known a5 the Melba Flats Siding - Property iD 3215509 (S22 below image).

® TasRail acknowledges that UST Map shows the sutharity over the lsnd to be tha Department of State Growtn
but TasRail confims the Melba Flats Siding is part of the State Rail Metwork as per the definitions under the Rail
Infrastricture Act and the Malbs Flats Sidingis included in TasRsil's Corrider Lease with the Crown.  TasRail
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therefare requests the WCL Draft LPS be smended to recognise this by changingthe zaning of the Meiba Flats
Siding from Rural Resource to Utilitiss.

2 leatures found in 2 layers
= Cadastral Parcels - Owner Information {one

» Tasmanian interim Planning Scheme Zoning |

Property Address: “Melba Flats Siding” Murchison Highway West Coast — PID 3215503

Area highlighted in orange is currently 2oned Rural Resource, Under the proposad LPS, this
highlighted area must be identified as State Rail Network and TasRaif requests that this be changed
to Utilities zoning. Note rail sidings are withtn the definition of rail infrastructure as per the Reil
infrostructure Act

Should yau have 2ny questions relstad to the alove please don’t hesitate to comact me.
Kind regards
Jennifer Jarvis

Marnager Group Fropety & Complance |

Fhore: 03 5335 2503 | MobTie: 0228 135238

11 Tecrno Fartk Orive, Kingse Meadows, Taeman'a, 7249
senrifer 2arvis@tasralcom.au

000
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Appendix A.

Nalural Values Atlas analysis maps Lor threatenad [auna and Hora and Huon Pine 18 4 threatened forest
CORUNUALILY.
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NVA Analysis Map Ceyx azurus
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/BOB BROWN
FOUNDATION
ACTION FOR EARTH

Submission to West Coast Councll LPS

fSob Brown Foundation is a conservation organisation based in Tasmania, with a focus on
pratection of Tasmania’s wikd and scenic landscapes and the species which inhabit those
landscapes. Over the past six years, we have had a focus on takayna / Tarkine, including the
portion of this land that lies within the West Coast Municipality.

The Draft LPS raises concerns for BBF concerning its treatment of public land within takayna
/ Tarkine and other wilderness and wild areas of the West Coast. While the application of
23.0 Environmental Management Zone is appropriate to areas that have been identified as
such in the draft LPS, wae believe the extensive use of the 20.0 Rural Zore is inappropriate
and misapplied to areas more appropriately 2oned 22.0 Landscope Conservation Zane ot
23.0 Environmental Manogement Zone.

The application guidelines for 20.0 Ruraf Zone include;

RZ1 The Rural Zene should be applied to land in nowi-urban areas with limited or
no potential for agriculture as a consequence of topographical,
environmental or ather characteristics of the area, and which is not more
appropriately included within the Landscape Conservation Zone ar
Environmental Managemerit Zone for the protection of specific values.

We assert that the parcels of land encompassed by the Permanent Timber Production Zone,
and the Future Potential Production Farest within the municipal boundary contain values
and aitributes that meet the application guidelines requirements of either 22.0 Londscage
Canservation Zone or 23.0 Environmental Management Zone,

LCZ1 The landscape Conservation Zone should be applied to land with landscape
values that are identified for protectien and conservation, such as bushland
areas, large areas of native vegetation, or areas of important scenic values,
where some small scale use or devetopment may be appropriate.

(€22 The Landscape Conservation Zone may be applied to:

{a) farge areas of bushland or large areas of native vegetation which are not
otherwise reserved but contains threatened native vegetation communities,
threatened species or other areas of localty of regionally important native
vegetation;

BO® BROWN FOUNDATION INC
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{b] land that has significant canstraints.on development through the
application of the Matural Assets Code or Scenic Protection Code; or

EMZ 1 The Environmental Management Zone should be applied to land with
significant ecological, sciemtific, cultural or scenic values, such as:

{a) tand reserved under the Nature Conservation Act 2002;

{b} land within the Tasmanian Wilderness World Heritage Asea;
{c} riparian, littoral or coastal reserves;

{d) Ramsar sites;

{&) any other public fand where the primary purpose is for the protection and
conservation of such values; or

{f) any private Jand containing significant values identified for protection or
conservation and where the intention is to limit use and development.

in presenting aur arguments for reconsideration of the draft zones, we will present the
evidence of values and qualities that we believe qualify these land parcels for zoning as 22.0
Londscape Conservation Zone or 23.0 Environmentol Mdanagement Zone.

We will also make recommendations as to application of the Scenic Pratection Code and the
Natural Assets Code overlays,

1 Bustralizn Heritage Coundl National Herflage recormmenclation (Tarkine).

in response to a nomination, the Austratian Heritage Council assessed the National Heritage

values of the Tarkine, with a final recommendation report belng prepared for the Minister

for the Environment in September 20123, The report recommended a 433,000ha area

finciuding fand within the West Coast Municipality) be listed as a Nationa! Heritage Place

within the meaning of the Environment Protection ond Biadiversity Conservation Act 1989°.

in its assessment, the AHC found that the heritage values of the Tarkine met:

s {riterion A: importance in the course, or pottern of Australio’s netural or cultura! history.

s Criterion 8: Possession of uncommon, rare or endangered aspects of Austrolia’s naturat
or cultiral history,

»  (ritetion £: Demonsivating the place's importance in exfiibiting particular cesthetic
characteristics valued by @ community or cuftural group.?

In particular, the criteria were met based on findings that:

» the Tarkine hos outstanding heritoge value ta the nation under criterian {a) as o refict of
ancient vegetation and far its demonstration of links with Gondwanan flora,

» the Torkine hos outstanding heritage value ta the nation under criterion (a} os one of the
most impertant Tertiory fossif flora sites in Australie aad for the evidence it provides of
the evolution of the Australian flora.
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» the Tarkine hos outstanding heritage value to the nation under criterion (b} os the single
Inrgest troct of coof temperate rainforest in Australio,

» it is fikety that the Tarkine has outstonding heritage volue to the nation under criterion
(b for its high wilderness quatity.

» it is fikely thar the Torkine has outstanding fieritage value to the nation under criterion
{b) for its lichens.

» it islikely that the Tarkine has outstanding heritage value to the nation under criterion
{b) for its magnesite karst.

» it islikely that the Tarkine has outstanding heritoge volue te the nation under ceiterion
fe) for its gesthetic choractersties, !

Much of the area within the recommendation falls within formal CAR reserves, These areas
are proposed in the draft zenings as 23.0 Enviranmental Manogement Zone. We coneur with
that zaning recommendation. An area outside the forrnal reserves has been suggested in
the draft for a 20.0 Ruraf Zone, We disagree with this zoning. The recommendation of the
AHC and the findings that National Heritage values exist over the area of their
recommendation should be taken as evidence that:

2 a23.0 Enviranmentol Management 2one consistent with purposes 23.1.1 and 23.1.2,
and application guidelines FMZ 3{e} should apply to the part of the West Coast
municipality within the part of the Tarkine nominated for NH listing.

=  the Natural Assets Code should apply to the whaole of the area, consistent with
purposes C7.1.1, €7.1.4, 7,15 {and in the coastal area consistent with {C7.1.2 and
£7.1.3), and application guidelines NAC 7, NAC 8, and NAC 10, and highly likely to be
cansistent with NAC 9, NAC 11 and NAC 12 on field verification, analysis ar mapping
undertoken on, or on behalf of, the planning outhority.

= applying the Scenic Protection Code is consistent with purpose 8.1.1 and application
guidelines SPC 2, SPC 2 and SPC 3.

« without prejudice, any area not zoned as such should default to 22.0 Landscape
Conservation Zone consistent purpose 22,11 and 22.1.2, and with application
guideline LEZ 2{a).

2 AHC National Estate [Tarkine).

In 2002, the Australian Heritage Commission {forerunner ta the Australian Heritage Council)
placed 350,000 hectares of the Tarkine on the register of the National Estate®, While the
National Estate no longer applies, having been superseded in 2007, the Statement of
Significance for the registration describes the values that led to its registration, The
Statement of Significance records the following criteria as met:

« biogeographic volues present in Tarkine are endemic flora, flora and founa at the
fimit of their range, refugio fram poast processes and primitive and refictual fauna.
These dre important indicators of past evolutionary and biogeogrophic processes
{Criterion A.1).

o the Tarkine is important for contemporary refugia. It contains communities that are
strongly associated with climotic and topographic factors that confer o degree of
protection from endongering processes such os fire and disease. These refugia hove
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two impartani roles: they provide focations for the conservation of species and
communities and they provide sources for population expansion if limiting conditions
prevail {Ceiterion A2},

» fhe Tarkine is important for founn species rickness howving a high diversity of founa
species within a restricted area {Criterion A3},

» the Tarkine is important for flora species richness showing considerable diversity of
plont species within a restricted orea. 1t is olso important for plant community
richness. It hos unusually diverse conjunctions or rapid transitions of forest
community types {Criterion A.3),

»  the Torkine is important for old-growth forest communities that are rare or
uncommon nationolly ar withie Tasmeonio, or for common forest communities where
the fevels pf disturbonce ore stuch that off remaining old-growth areas also have
Motional Estate significance (Criterion 8,1}.

= Ihe Torkine is important for its valve os @ research, teoching or benchmark site. it is
important os it provides informatien contributing ta a wider understanding of natural
history in the Tosmanian forest region (Criterion €.1),

s the Tarkine is impartant o3 it contains type locolities for rare and threatened fovno
species, encompassing mammals, birds and invertebrates, but excluding primitive
and refictuo! species. This is important for information coptributing to a wider
understanding of natural history in the Tasmenian forest region {Criterion 1}

s the Tarkine is significent as o forest pldce of aesthetic value, impartant to a
comnrunity for nesthefic choracteristics held in high esteem or atherwise vajued by
the community {Criterion £.1}. The Pieman River is valued far the relationship of
flanking rainforest vegetotion, including Huon pine, sassafras and myrtle forests, to
the river.

s jtisalzo important os g forest place of sociaf value, being highly volued by o
community for reasons of religious, spirituel, cultural, educational, or social
assaciotions (Criterion 6.1).%

» gecheritage in numerous sites meeting criteria A1, A2, 8.1, Cland D.1.7

As with the AHC's National Heritage recommendation, much of the area within the former
Mationat Fstate registration falls within formal CAR reserves. These areas are proposed in
the draft zonings as 23.0 Environmenta! Management Zone, We concur with that zoning
recarnmernidation. An area outside the formal reserves has been suggested in the draft for a
20.0 Rurol Zone. We disagree with this zoning. The Nationa| Estate registration and
statement of significance should be taken as evidence that:

s 2 3.0 Emvironmental Management Zone should apply across the whote of the aren,
consistent with purposes 23.1.7 and 23.1. 2, and appfication guidelines EMZ 1{e).

» the Natural Assets Code should apply 10 the whole of the area, consistent with
purposes C7.1.1, €7.1.4, C7.1.5 {and in the coastal area consistent with IC7.1.2 and
(7.1.3}, and application guidelines NAC 7. NAC 8, and NAC 10, and highly lTkely to be
consistent with NAC §, NAC 11 and NAC 12 an field verificotion, analysts or mopping
undertaken on, or or behalf of, the planning guthority.

»  applying the Scenic Protection Code is consistent with purpose 8 1.1 and application
guidelines SPC 1, SPC2 and SPC3,
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= without prejudice, any area not zoned as such should default to 22.0 Landscape
Conservation Zone consistent purpose 22.1.1 and 22.1.2, and with application
guideline LCZ 2(a).

3 independent Verification Group Reports

As part of the pracess leading to the Tasmanian Forests Agreement, the Commuonwealth and
Tasmanian governments cammissioned 4 series of reports to verily claims by
conservationists and the forest industry, Within this group of reports, there are a number
that verified various aspects of the conservation significance of the proposed canservation
reserves, including those in the Tarkine area. Although these areas did not become reserves,
and largely are now designated as future Potential Production Forests, the IVG reports are
of use in the process of applying appropriate zonings, particularly in respect to LCZ 2(a):

{orge areas of bushiond or large orens of native vegetation which are not otherwise
reserved, but contoins threctened native vegetation communities, threatened species
ar other aress of focally or regionally impartont native vegetation.

| wilf address each relevant IVG report separately.

3.1 IVG Forest Conservation Report 2R, Valldation of the ENGO proposed reserves for
the conservation of priority flora species on public forest. March 2012
This report identifies the contribution that FPPF (referred to in the report as ENGO proposed
reseryes) make to the conservation of a number of priority threatened flora species. The
map below, taken from the report, shows the improvement in conservation for the selected
priorily species for the FPPF {referred ta in the report as ENGO praposed reserves). The area
of now FPPF lands can be seen fo hold a very high conservation value on this assessment®.
Table 1 lists priority species particular ta this area.

Table 1. Priority Species by TSP & EPBC status and % of contribution of reservation in FPPF
relevant to Gircular Head Municipality.

Speties TSP EPBC % contribution of |~ % contribution
state reservation | of bioregional
| reservation |
| Epfcus Curtisiae | rare (endemic} 22% :
U A S S _ 16%iwest)
| Epicris gipbeile | Endangered 20% 20% {west]
| tendemic)
Micrantheum rare (endemic) 49% 49% (west}
serpentiniymtans
Parsoonia rare (endemic) 15% 13% {west)}
muelieri subsp,
Angustifolia
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Additionally the ceport asserts the following species would kave s sigrificont benefit from ENGO
proposed reseries in Tasmania in o bloreginn *[in 1his case, the potrtion of the West bioregion that
sits in the West Coast Municipaliyh

Colanenia coudata
Calonenia cosgesio
Colonenia pusifia
Deypelio minor
Orthoceras strictum
Senecio vellitodes
Stellgria muihiffora

And Pherosphaera hookeriong [vulnerable on TSP Act, endermic to Tasmaniah 3s 3 threatened or
polzagndemic species that thal are fkely 1o banefft from the ENGO proposed reserves that were
Included in separate reports™,

Thils report should be seen a3 evidence that;

v 3 23.0 Fnvironmental Management Zone should apply for the FPPF areas contained
in polygons SO, 52, 59, 61, 64, 62, 79, B0, 81, 85, 88, BY, 30, 92, 94, and 105 of the
VG reports consistent with purposes 23.1.1 and 23.1.2, and application guidelines
EMZ 1fe).

s the Natural Assets Code should apply to FPPF polygons 50, 52, 58, 61, 64, 63, 79, 80,
81, 85, B, B9, 90, 92, 9%, and 105 of the WG reports, consistent with gurposes
C7.1.1, C7.1.4, C7.1.5, and application guidalines NAC 7and NAL 8, and highly likely
{o be consistent with MAC 9, NAC 11 and NAC 12 on field verification, analysis or
mapping undertoken on, ar on behalf of, the planning autharity.

v without prejudice, any area not toned as such shouid default to 22.0 Landscape
Conservation Zone tonsistent purpase 22.1.1 and 22, 1.2, and with spplication
guideline LCZ 2{a).
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Figure 1

Proposed ENGO reserves: that improve the formal reservation of priofity
threatenad flora speciss (exciuding threatened eucalypts and palscendemics)
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Map reproduced from htt ‘
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3.2 VG Forest Conservation Report 28, Validatian of the ENGO proposed reserves for
the conservation of priority fauna species on public forest. March 2012
‘this repart identifies the contribution that FPPF (referred to in the report as ENGC propased
reserves) make to the conservation of a number of priority threatened fauna species,
Qverall, the report found that FPPF land in the tekayna fTarkine represented a medium or
high Improvement to reservation of area for protection of threatened species (figure 2),',
while areas south of the Tarkine as having *key’, 'core’ or 'Important’ ranges for particular
threstened species . Table 2 shows threatened fauna species by reserve importance refating
to FPPF {polygons 50, 52, 59, 61, 64, 69, 79, 80, 81, 85, 88, B9, 90, 92, 36, and 105 } Figures
2,3,4 &5 show the relative importance for various pricrity threatened fauna spedies.

Large mammal carnivores were dealt with in a separate report {74 discussed later in this
subimission.

The recommendations of this report, nokwithstanding the absence of formal reservation,
should be seen as evidence that:

v 3 23.0 Emvironmenta! Management Zone should apply for the FPPF areas contained
in polygons 50, 52, 59, B, 64, 69, 79, 8O, 81, 85, 88, 89, 90, 92, 96, and 105 of the
IVG reparts consistent with purposes 23.1.1 and 23.1.2, and application guidefines
EMZ 1ie),

v the Noturol Assets Code should apaly to FPPF areas on polygons 50, 52, 55, 61, 64,
69, 79, 80, 81, 85, 88, BY, 90, 92, 96, and 105 of the IVG reports, consistent with
purposes £7.1.3, £7.1.4, 7.1.5, and application guideline NAC 10, and highly likely to
be cansistent with MAC 11 on field verificotion, enafysis or mepping vndertaken on,
or on behalf of, the planning suthority.

v without prejudice, any sres not zoned as such should default to 22.0 Landscape
Conservation Zone consistent purpase 22.1.1 amd 22.1.2, and with application
guideline LCZ 2ok

Table 2 Fairha species by reserve importance of FPPF,

“Speces BET) " EPBC Polygon | Reserve i
- | importance '
Perameles gunnii Vulperatle | 94,101 Impertant? |
qunrif Eastern barred
bandicoot. f
Aocipiter Endangeresd | 59,601,684, | Corerange
novachiollandiae | BS, 80, 96,
Grey Goshawk 102, 105
52,81, 111 | Medium
contribution®
Ceyx azureus Endangered Endangered 52,81, 511 | Keyreserve®
Awgre Xingfisher | l
Latharus discolor Endangered Critically | 59,6164, | Corerange :
Swilfk Parrot Endangered 1
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[ Hydrobiit snaits spp. | | 102 | key™

Figure 2

Map reproduced from hiEps://www.environment gov.au/system/files/resources/sefdeles-0f83
436d-50¢3-8b 1d25abcA97 /hles/iviiconservation2 bpnartyfauna pdf
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3.3 IVG Forest Conservation Report 54, Verification of HerTtage Values of ENGOD
proposed reserves. February 2012

Peter Hitchopck AM was engaged to condusct an assessment of National and World Heritage
Values of the ENGO proposed raserves?®, In chapter five of his report, he assesses possible
World Heritage values in the Tarkine against the criterion set aut by the World Heritage
Convention, being:

{ij to represant a masterpiece of human creative genius;

{ii} to exhibit an important interchange of human values, aver a span of time or
within a cultural area of the warld, on developments in architecture or technology,
monurmental arts, town-planning or landscape design;

{iii) to bear a unique or at least exceptional testimony to a cultural tradition orto a
civilization which is living or which has disappeared;

{iv) to be an outstanding example of a type-of building, architectural or technologicsl
ensemble or landscape which ilustrates {3} significant stageis) in human histary;

{v} ta be an outstanding example of a traditional human settlement, land-use, or sea-
use which is representative of a culture (or cultures), or human interaction with the
environment especially when it has become vuinerable under the impact of
irreversible change;

{vi) to be direcily or tangibly assaciated with events or living traditians, with ideas, or
with beliefs, with artistic and literary works of outstanding universal significance,
{The Committee considers that this caterion should preferably be used in
canjunction with other criteria);

{vill to contain superative natusal phamomena or areas of exceptional natural beauty
and aesthetic importance;

{viii} 1o be outstanding examples representing major stages of Earth's history,
including the record of life, significant on-going geological processes in the
development of landforms, or significant geomarphic or physicgraphic features;

{ix) to be putstanding examples representing significant on-gaing ecological and
biclogical processes in the evolution and development of terrestrial, freshwater,
coastal and marine ecosystems and communitles of plants and animals;

(%) to contain the most important and significant natural habitats for in-situ
conservation of biclogical diversity, including those containing threatened species of
cutstanding universal value from the point of view of science or conservation.®

To qualify for World Heritape listing, one or more criterion rmust be meti®,

In his report, he addresses the Tarkine as a whole, and not by the TFA polygons. This is
unsurprising given that vastness, connectedness and scale are indicators and descriptors in
identifying World Heritage values, For the purposes of this submission we have refer to
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Hitchcock's findings and recommencation on the Tarkine as 3 whole, understanding that the
West Coast ocal planning shedules are only attributable to that area of the Tarkine that sits
within the West Coast muniripality, Hitcheock also addressed the cultural heritage values
{criterion i-vi} and natural heritage values (vii-x) separately.

Concerning the cuftural heritage values, Hitchcock found that "the Tarkine can readily meet
World Heritage Criterion {v} and very likely {iilj and {vii}**?, and that in refation to the natural
heritage values “The Tarkine is considered to qualify agamst Criternia {vii), {w] and {x)**° and
“|t does have some valuable contributions to make against Criterion (viii} but these would
nead o be further evaluated™.

Of relevance to the zoning question, in assessing the Tarkine against the criterion (vii}, [ix)
and [x) Hitcheock found that the Tarkine has the following natural attributes:

Criterion vii);

» vast expanses of Jargely treeless coastal plains

+ long sandy ocean beaches backed by tracts of treeless heath

+ very extensive tracts of well-developed temperate rainforest (the most extensive
individual stand(s) in Australial of exceptional natural beauty and aesthetic

importance

» visually outstanding stands of talf eucalypt forest, often intimately associated with
rainforaest

» major tracts of apparently pristine natural fandscapes -~ recognised wilderness
qualities

« theextraordinary visual impact of the compiex granite landscape of the Meredith
Range with its mosaic of moorland and scrub.™

Criterion {ix):

o theTarkine 15 a farge tract of relatively undisturbed land where natural ecological
and evolutionary processes are ongoing {indicators: wilderness mapping, wild river
mapping)

v the products of those ongoing procasses are evident in the maintenance of extensive
temperate rainforest and associated Gondwanan flora and in the farm of more
recently evolved iocal endemic taxa, including spedes that are confined 1o the
Tarkine

= ecosysterns which are relatively free of intreduced plant and animal species, the
most extensive and least disturibed tract of cool temperate rainforest ecosysten in
Australia and second largest in the world

¢ coastai plant communities free of exotic sand binding grasses which show natural
processes of dune formation and eroston

« undisturbed catchments and streams.?

Criterion{x}:
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+ important habitat of rare local endemic crustacean Astacapsis gould), the world's
largest freshwater crayfish.

» the largest example of Gondwanan cool temperate tzinforest in outstanding ratural
condition.

« asignificant habitat for in-situ conseryation of E,obliqua tall eucalypt forest
ecasystem,

» outstanding example of interaction between cool temperate rainforest and
moorlandfheath—bath well represented in complex mosalc.

s extensive intact areas of native forest on Tertiary basalt is now rare and adds an
impoertant pew dimension to the ecological diversity of the TWWHA, For example
Eucalyptus brookeriana tall eucalypt forest.,

» ‘Rare and vulnershle endemic heath, Epacris curtisiae, which is concentrated in the
Kelson Bay River area and is not known within any secure reserves.’ TNC National
Park Praposal, A local endemic and listexf in Tasmania as ‘Rare’.

» ‘Representative sample of the ‘Poo labillardieri-Trachymene humilistussock
grassland’ community, located within the Netherby plains region (Kitkpatrick st
2l 1988a). This community is poorty reserved (Kirkpatrick ¢t al.1995)." {TNC National
Park Proposal).

» Huon pine {Lagarostrobus fronkfinii) Tha Tarkine includes an outlier occurrence of
this iconic long:-lived coniferous tree species, here at its northern limit. See also sub-
fassils of the spedies in the Stanley River,

=  the Tasmanian whitebait and Tasmanian smeit [Relropinng tasmanical are endemit,

»  the Australian grayling is listed as threatened undes state and Cammonwealth
threatened-species [egislation, These uncommen species aceur in significant
nusmbers in the Pieman River {Skater 1992}." (Pullinger 2004).

» two threatened frog species, the green and golden frog {Litoria raniforrms) and
striped marsh frag (Limnodynastes peronef),are rare and have restricted distributions
in Tasmania. The green and golden frag has been listed as vulnerable and its
populations are declining in Tasmania; its range in Nosthern Tasmania has
centracted [Bryant & Jackson 1999}, The striped marsh frog can be found in the
coastal North East, the far Marth West and King island, Both these spacies occur in
coastal lagoons, marshes and swamps of the Arthur-Pigman plains, {Pullinger 2004).

» eleven of Tasmania's twelve endemic birds live in the Tarkine (national park
proposal},

» the nationally vulnerable ground parnot, represented as a Tasmanizn endemic sub-
species Pezoperus wollicus feachi,is concentrated in the bttongrass moariands of
western Tasmania, ocoupying moorland shared between the TWWHA and the
Tarkine, The moortands of western Tasmania represent some of the most important
habitat of the species, being the most extensive relatively secure habitat of the
species nationally.

¢ two migratory bird speries that breed only in Tasmania, the swift parrot {[athamus
discolor) and the orange-bellied parrot (Neophema chrysogaster), forage in the
Tarkine. The latter, a critically endengered species, breeds in South Wast Tasmania
but migrates along the West toast and forages on coastal plants, especially
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samphire. Consequently the Tarkine's coastal vegetation is extremely impartant
habitat,

» the endangered Swift Parrot breeds predominantly in South East Tasmania and feeds
on the nectar from the Tasmanian hiue gum {Eucalyptus globulus-glabulus). In the
Tarkine, the Swift Parrot forages on these trees during the past-breeding dispersal
and migration season.

o Tasmania's largest diurmal raptors are the Tasmanian subspecies of the Wedge-
Tailed eagle {Aquilo audox fleayiillisted as endangered under EPBC) and the White-
bellied Sea-eagle {Helioeatus leucagaster] (listed as migratory under CAMBAJ. The
fargest nocturnal predator is the masked owl [Tyto navaehellandiae castanops), The
Tasmania population is listed under the EPBC as “vulnerable’. The Tarkine provides
significant habitat for some fifteen ta twenty pairs of the Wedge-tailed Eagle and six
pairs of White-bellied Sea-eagle and the Grey Goshawk as welf as habitat for the
Masked Owi

o Tasmanla’s three largest extant mammalian predators, in order of decreasing size,
are the Tasmanian devil {Sarcophilus harrisii}, the spotted-tailed quoll {Dasyurus
macutatus maculatus},and the eastern quoll {Dasyurus viverrinus).The presence of
these tap predators in the Tarkine is a sign of a healthy ecosystem.

o the Tarkine is one of the highest centres of invertebrage diversity out of the 11 sites
sampled for the Tasmanian component of the National Rainforest Conservation
Program {AHC, 1989}, The Savage River rainforest in the Tarkine is also the only
known location of 15 invertebrate species:

two species of Pauropoda (Allopauropus convexusmss and Styfopauropoides
erectusmss}
three species of Symghyla {Hansenielio pyrethrata, Hanseniella, Hansenielio
pluvialis)
. two species of Diplopoda

three species of Opiliones {Calliuncus vulsus, Mestoniasp. N. cnd Numiaide
ssg. AL

- two species of Collembola {Phradman tasmaniae, Paronellidessp, Nov} {AHC,
1989),

s the Tarkine is particularly important for freshwater crustaceans, which are of global
significance (PWS, 2001).

» among the crustaceans, there are at least 17 species of Amphiped {landhopper),
making the Tarkine one of the richest centres of diversity for this invertebrate group
in the world {PWS, 2001}, National Park proposal

e one of the largest freshwater invertebrates in the world, Astacopsis gouldt, inhabits

rivers in the north of Tasmania and the Arthur River catchrnent.
24

While suggesting assessment against criterion viil requires further assessment, Hitcheock
noted the internationally significant sites recorded in the Tasmanian Geoconservation
Database included:

= Little Rapid River eardy Oligocene plant fossil site

»  Hellyer River insect fossil locality
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Balfour-String of Beads fossi locality
Western Tasmania blanket bogs (widespread in TWWHA and Tarkine).?

And that aationally significant sites recorded on the Tasmanian Geoconservation
Database included:
s  Trowutta-Sumac Karst Systems

Lyons River Magnesite Karst

Keith—Arthur Rivers Magnesite Karst

Arthur Lineament

Main Rivulet-Bowry Creek Magnesite Karst,

The boundary applied to Hitchcock's recommendation can be seen in figure 6 and figure
7. Of note, he also included an area extending beyand the recommended Tarkine WHA
boundary in the northesst corner, incorporating the ares extending to Dip Range
recommended Naticnal Heritage area.

VIFRICT:
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Figura 5

The Havitage Values of ENGO proposed reserves ==

L L
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'

Man reproduced from https://www.environment. gov.au/system/files/resources/eefdeCes-0f83-
4854-60c3-8b1d25abed97images/ivgranservationSahu ritagemapy,jpg
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Figure &

« .
Mop reprodhucad from hetps:y/fweew.environment, gov.pulsystamyties/resources/pefaatef-1R3-4560-
blc3-Bb1d2sabca9fimagesiivgronsesvaionsaheriiogemopijng

Hitchoock also assessed the heritage values of areas within the West Coast municipality
osutside of the Tarkine. This assessment was undertakedn based on the polygons used in
the Tasmanian Forest Agreement pracess. His recommendations ate reproduced in the
table below®";

Polygon/FID | Assessment and findings (reprodircad from the Hitchoock report)
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fiD 90 | Mostly farested. Some significant disturbance in western half. Eastern half
‘ appears to be intact. Ne identified geaconservatian values, Contributes to
connectivity between Mount Heemskirk and Meredith Range Regional
’ Reserves.

FiD8s | Some culturai heritage values appear ta be within the site in the form of the |
remains of the historic Dundas Radway built in the 1890s. This deserves closer
investigation.

Preliminary investigation suggested this to be af some particular significance

in the history of mining i the region. A 2ft.gauge raitway in such difficult
terrain and constructed in the 1890s may be of national heritage
sigrificance. The srea contains a significant occurrence of King Billy Pine forest |
community of high heritage canservation value, a forest type afficsally
classified within Tasmania as a threatened plant community.

FID B9 Almost the whale of FID89 15 threatened plant communities {King Billy Pine
Athrotaxis selagimaides and Banksia marginate wet scrubl and sa isof high |
heritage consarvation value. These values are therefore readily verified. FIDS2
is strategically located henween rwo regional reserves and a fature resenze, |
each of very high conservation vatug. As such it potentially provides a critical
tink for securing ecological connectivity between those three reserves, twa of
which have significant stands of King Bilby Pine Athrotoars selagiroides and the
third glabally important Huon pine.

FID9 is of definite natural heritage conservation value and if agded 1o the
TWWHA, would contribute significantly (o the integrity of the TWWHA. FID 82
is of definite high heritage conservation value, 1t is an integral part of a trace
of land with high heritage values and which 15 worthy of permanent
protection and addition ta the TWWHA

Fi0 80 FID 80 has mulkiple geocanservation values listed on the Tasmantan
Geocanservation Database.

sCentral Plateau Terrain {global signuficance}

eCentral Highlands Cainozoic Glacial Aren [national significance]
«Tyndall Range Glacial features {national significance}

sHamilton Maraine {lower extension}.

£1D 80 cantains a major stand of the threatened plant community, King Bilty
Pine Athrotoxns selagineides ardl as such is of definie natural hesnitage
conservation value. The stand accupies a lower elevation topagraphic
position complementary to the more extensive higher mountain habitat in
the region FID BOis a part of the Tyndalk Range, whichis highly regarded as
one of the mast spectacularly glaciated mountain ranges in Tasmania. The
range 15 listed as a geoconservation site of continental significance {i.e.
nationally signiticant].

FID 80 was lound to contain natural heritage conservation value of definde
| natienal significance. Also FID 80 s strategically tocated between twa major
mgional reserves, each of very high heritage conservation value and therefore |
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eritically important for mafrtaining ecological conneciivity betwesn the two
| miajpr reserves of very high heditage significance. The addition FID B0 and the
| twa adjaining reserves to the adjoining TWWHA would contribute very
significantlyto the integrity of the adjacent TWWHA.

FiD 81 It has considerable geaconservation values, including some fragile landfarms,
Identified Geoconservation valees include:

[ siittle Henty Raised Last Interglacial beaches

+Henty Dunes [regional)

*Macquarie Hatbour Graben {nationat significance)

+Deeply Entrenched River Garges on the Henty Surface {sub-regional)
sZechan Region Strike Ridges and Valleys {regional}

[ +Professor Piateau Erosion Surface Remnant [sub-region)

: eWestern Tasmania Blanket Bogs |global significance),

The main heritage significance comes from the existence of an intact transect
from the strike ridges of the infand through to intact sandy estuary and
boaches, including “Tossi¥ heaches from the last interglacial, The cambination
| of these geoconservation attributes, the intact vegetation and the naturat
buffering of the toastal sand dunes from encroachment by vebicles, greathy
| complements that of the adjoining Maunt Dundas Regional Reserve, IF added
Yo that reserve, FID 81 would contribute greatly to the ecotogical and |
| groconserration integrity of that reserve and further enhznce the significance
of the Mount Dundas Regional Reserve as x potential addition to the
Tasmanian Wilderress World Heritage Area,

Only one Aboriginal site has heen recorded within FID 83 {TAS12578},

| FID 81 is of definite high hesitage ronservation value and if considered in the

| contest of it 2djoining the Mount Dundas Regional Reserve, would be of at
feast national significance. Mount Dundas Regional Reserve, together with FID
&1 and Badger River Forest Reserve, would, if added to the adjacent

| Tasmanian Witderness Workd Haritage Area, contribute significantly to the

| integrity of the TWAWHA, Protectingthe naturad vegetation of the area would

| Bielp to maintainthe natural landscape associated with the Strahan-Zeehan

| fnad and so contribute ta presentation of the natural Tandscape or, if added
Yo the TWWHA, contribute to the presentation of the TWAWHA,
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FID 38, 61,
62, 64, 67

The Mount Dundas Regional Reserve, tagellvers with these three parcels of
ENGO-proposed reservests of high hentage conservation value and would

rate at least national significance. In addition these three parcels make an |
important contribution to the boundary of the adjoimng Mount Dundas |
Regional Reserve, FID 59, a larger parcel, is particularly important for
eonsaiidating the boundary of Mount Dundas Regional Resérve as it mare
cinsely aligns the boundary with the Lyell Highway and so extends the visual
protection along that read,

Significant appartunily exists 1o improve the mntugnity of the boundary by
including the Henty Forest Reserve between FID 64 and FID 67. Together the
theee areas contribite ta protecting the Henty River corridar, helping 1o
protect the wilderness and wild river values of the river. ‘

The fallowing combination is of global heritage significance worthy of adding
ta the adjoining World Heritage Area:

«Mount Dundas Regional Reserve

oNine ENGO-proposed reserves, including FID 81

viyndalf Reglonal Reserve ant Lake Beatrice Conservation Area.

FID 52

Several geological features extending into the area are listed on the
Tasmanian Geoconsenvation Database(TGD)inciuding:

sThe Macquarie Harbour Graben of Geographical Significance, Significance is
‘Continent’, 'Statement of Significance: Possibly the dearest example of 2
late-stage trailing margin rift structure i Austratia, Contains neotectonically
significant features (intluding rerraces and evidence for reactivation of
Devonian structures) listed as separate sites.’ {TGD) Assessed: national
significance,

sWest Coast Range, geographical significance continental (national)
sMacquanie Graben Fluwial Geomerghic Systems, geographical
significance,global significance.

FID 52 contains a group of stands of King Billy pine, Athrotaxis selaginaides, a
listed threatened plant community. The duster of forest stands of King Billy
pine 15 very significant given the relative naturat protection afforded by the
mostly surrounding rainforest.

The West Coast Wilderness Raitway connects Queenstown to Stratan and is a
popular tounist attraction, It is undoubtedly aisa of impartant historical value |
and hence of cultural heritage significance. |

FID 52 has significant natural and cuttural hertage values, mcluding stands of
King Billy pme Athrataxis sefapinoides and a number of significant
geoconservation values, Considered as an mtegral part of the landscape in the |
Wast Coast Range Regional Reserve, the combinabon i of at ieast national
heritage significance and, if adoed to the adjosning TWWHA, would makean |
impartant contrbistion 1o the integnty of the TWWHA. FID 52 is of high
heritage conservation significance.
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FID 50 FID 50 is part of a mountain massif {Mount Jukes} that s rich in
peorasiseryation vatues incfuding:
sProprietary Peak Types Area, geographical significance, regions
sTransect through Mt Read Yoltanic, Mt Jukes Road, geographical significance
2t regromal levelStatemnent of Significance: A representative transect through
the hydrothermral alteration zone in the Centrat Volcanic Complex, including
faulted boundary with the Eastern Sequente.
s\West Cozst Rarge, peographical significance, continental {national
significance).

Much of the lower slopes in FID 50 are wet woodlands of Evcalyatus nitide
and moorland, The girgue containg a significant area of Huon pine
Legorostrobes franklini ramforest and scrub. Further upsiope the vegetation
is mapped »s ‘Hightand low rainfarest and scrub’ang “western alping
sedgeland fherbiand’ FID 30 incledes 2 significant ares of Huon pine
Logorostrobas frankiing ‘rainforest and scrub’high up in the Jukes Cirque.

FID 5@ is of definite high heritage consenation significance and is an integral
part of a Jandform and landscape that canreadily qualify as a potential
addition to the TWWHA. Further, FID 50 & an integral part of the West Coast
Range massil and as such mist be assessed acrardingly. Together with the
West Coast Kange Reglonal Reserve, FiD 50 waould make a very significam
contrbution to the integrity of the adjoining Tasmanian Witderness World
Heritage Area.

On the basis of this report, it is reasonable to apply:

= 2 23,0 Envirormentel! Monogement Zone to the Tarkine WHA recommended area
and the polvgons 50, 52, 59, 61, 62, &4, 65, 80, 81, and 89 WHA recommended argas
ronsistent with purposes 23.1.7 and 23.1.2, and application guidalines EMZ 1fe).

»  the Naturo! Assels Code shoutd apply ta the whole of the areas above, consistent
with purposes £7.1.1 £7.1.4, €7.1.5 [and In the coastal area consistent with {£7.1.2
and €7.1.3), and application guidelines NAC 7, MAC 8, and NAC 10, and highly likely
to be consistent with MAC 9, NAC 11 and MAC 12 on field verification, onolysis or
mapping undertaken on, or on beholf of, the planning cuthority,

= applying the Scenic Protection Code is consistent with purpose 81,1 and application
guidelines 5PC I, SPC 2 and SPC 3.

»  without prejudice, any area not zoned as such should default to 22.0 Londscape
Conservition Zone consistent purpose 22.1.1 and 22.1.2, and with application
guideline L{Z 2(a}.
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3.4 VG Forest Conservation Report 74, Report for the Independent Verification Group
of the Tasmanian Forests Intesgovernmental Agreement (1GA} on the distribution of
camivore refugia within the proposed ENGO forest conservation areas: Bistribution
of large marsuplal carnivores, locations of core habitat and population strangholds
for the Tasmanian Devil, Spotted-tailed Quoll and Eastern Quoell in Tasmania.

VG Report 7a assessed the centributions that would be made to the conservation of three
species, Tasmanian Devil Sarcophilus harrisii, Spotted-tailed Quoll Dasyurus mocutotus, and
Eastern Quoll Dasyurus viverninus, from the ENGO proposed reserves, The authors found
that for the areas within West Coast Municipality, the ENGO proposed reserves would make
a medium contribution to conservation of the Spotted-1ailed Quoll {figure 8
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Flgure 7
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On the basis of this repors, these areas should be zoned:

s 23.0 Environmental Management Zone should apply for the areas of FPPF land as
marked in figure 8 consistent with purposes 23.1.1 and 23.1.2, and application
guidelines EMZ 1[e).

*  the Natural Assets Code should apply to areas of FPPF land as marked in figure 8,
consistent with purposes €7.1.1, €7.1.4, €7.1.5, and application guideline NAC 10,
and highly fikely to be consistent with NAC 11 on fleld verification, analysis or
mapping undertaken on, or on behalf of, the plonning authority.

s without prejudice, any area not zoned as such should default to 22.0 Landscope
Conservation Zone consistent purpose 22.1.1 and 22.1.2, and with application
gudeline LCZ 2(a)

4 Threatened species distribution NVA

Searches using the online Natural Values Atlas search tool return a high level of threatened
flora and fauna species observations across the PTPZ and FPPF lands in the Tarkine. This is
unsurprising given the findings of the IVG and AHC reports that refied upon NVA datain
making their recommendations. Due to the volume of material, these search tool results (in
map farm) are included in Appendix A.

The high number of threatened species observations, particularly given the remote nature
of the area in question, supports the case for inclusion of FPPF and PTPZ lands in:

»  323.0 Environmental Management Zone should apply for the areas contained in
polygons 252 and 244 of the IVG reports consistent with purposes 23.1.1 and 23.1.2,
and application guidelines EMZ 1{e}.

» the Natura! Assets Code should apply 1o polygons 252 and 244 of the IVG reports,
consistent with purposes €7.1.1, €7.1.4, €7.1.5, and application guidalines NAC 7,
NAC 8 and NAC10, and highly likely to be consistent with NAC 9, NAC 11 and NAC 12
on field verification, analysis er mopping undertaken on, or on behalf of, the planning
authority,

s without prejudice, any area not zoned as such should default to 22.0 Landscape
Conservotian Zone consistent purpose 22.1.7 and 22.2.2, and with application
guideline LLZ 2(a).

S FPPF land.

FPPF land is administered through Crown land Services. It is not able to be harvested (except
in lifnited circumstances) and requires Parliamentary approval to reallocate FPPF land to
PTPZ land. The Department of State Growth in the Rebuilding the Forest industry Fact
Sheer™ notes that:

e here will be o moratoriuen o0 native forest harvesting in the FPPF Land, except for
limited speciof timbers harvesting ond @ smail number of transitional forest coupes.
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» [he FPPF Lond may no! be sold, but it con be leased.

« Jond may be exchenged between FPPF Lond and Permanent Timber Production Zone
{PTPZ) Lond,

» after Aprif 2020, FPPF Land may be converted to PTPZ Laond, with the approval of the
Parliament, to enable notive forest harvesting.

Any Special Species Management Plan (3 prerequisite to any application to transfer FPPE
land to PTPZ) an assessment of the:

«  [he monogement of canservation vefues and other environmentol values in relotion
Io the harvesting of speciol species timber on that fand: and

« the manngement of cultural and heritage values in relation to the harvesting of
special species {imber on that land, *

in the absente of Parliamentary appraval and an approved Special Species Management
Plan, the FPPF land is managed for its conservation values and excludes harvesting. As such,
a 20.0 Rural Zane is insufficient. Given the similar management objectives to reserved land,
the appropriate zoning would be:
* 23 0 Environmentol Menagement Zone consistent with purposes 23.1.2 and 23.1.2,
and application guideflines ER4Z 1{e) is most
* without prejudice, any are not zoned as such should default to 22.0 Landscape
Conservotion Zone cansistent purpose 22.1.7 and 22,12, and with application
guideline LCZ 2{a).
* future decisions of Parliament may require zening changes, but it is not within the
scope of this exerdise to pre-empt decisions of the current or future Parfiaments.

& Informal reserves amd non-production forests on PTPZ land.

Within the Permanent Timber Praduction Zane, there are areas of forest designated as
informal reserves or as areas outside of designated production forest, and as such
consideration of all PTPZ land as production forests is flawed, There is a strong case that any
PTPZ land not designated as production forest should be zoned 23.0 Fpwironmenta)
Management Zone or 22.0 Landscape Conservation Zone as a matter of course, Figure 9
shows the breakdown of land use within PTPZ land, The areas in turqueise are informal
reserves on PTPZ land, and thase in maroon are areas within the PTPZ but outside of
designated production forests,

Additionally, Sustainable Timbers Tasmania as land manager claim to aspire to manage
forests to “protect biodiversity”, "maintaln the landscape”, “preserve cultural herftage”,
"protect soft and water™, These goals would not seem to be inconsistent with zoning of
23.0 Envirenmental Management Zone or 22.0 Landscape Conservalion Zane.

BOK BROWN FOIINDATION INC
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Figure s

Map reproduced from Sustainable Timbers Tasmania's Interactive Map Viewer
httgs /v sttas com au/forest-operations-management/interactive-mag-viewer 29 Septamber

202e,

7 Western Wilds touring rautes

The Westarn Wilds teuring routes, along with access roads o key tourist sites, warrant
application of the Scenic Protection Code to areas within the visible skyline of the A10, 824,
827, 828, €248, C249 and £252 roads and the tounst sives accessed by these roads.

These designated tourism routes clearly meet the intent of a scanic road corridor under the
purposes and application guidelines, Applying the Scenic Protection Code glong these scenic

B8OK BROWN FOUNDATION INC
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toad cortidors is consistent with purpose 8.1.1 and application guidelines SPC 1, SPC2 and
SPC3,

Scott lordan
Takayna/Tarkine Campaigner
Bob Brows Foundation

(@ 107
Sl L0 LU

* fustrafion Heritage Councl [2052), AHC Final Assessment Report: The Tarking,

hivtps: /fawivr.enviroRment.gov.au/ systemiles/pagesfcdbe Fo6d- 3624 A E-bci0-a8d0 LbbieSay Flos ol
assessment pet

2 iisid

*Ibid

I hid

¥ Australian Heritage Carmmission {2002), Reyister of U Nationat Extate, haip:fenma environinanl gov. suegi-
bimy'ahdbyseaschpdimode=place_ detail search=s1ate %3DTASKSBNst_rode%IDANESIRIga_name%30Circutar
WI5I0H ead‘!ﬁ&kewmrd_FDHiDan%SEkmmrd_Sﬁ%EBnnﬁﬁBkewmrd_PHxiDnn%?Elaﬁtude_Jdir%.’;D.‘i%B
El&rmitude_idir%:iﬂmsabngitude_mlrsﬁaﬂimmamude_zdlr%aDS!&3Bin_uegir.aﬁmnpm:place_idmnn7
ipid

? ilaid

" WG Forast Conservation Report 24, Validatior of the ENGID proposed reservas for the conservation of
priority flora species on public farest, 2012,

? fbid

ibid

LG Farest Conservation Repors 28, Validation of the ENG0 propased reserves far the conservation né
privfity fauna species on public farest. 2012

2 ibid
2ihid
“*sbid
*ibid
* https:/forww.environment,gov. awfsystem/filas/resources feefde0e6-0f8 3-486d-b0c3-
Bbd25abeA57 Mfiles/ivpconse rationSaheritage. pf
Thttps.ffwhc.unesco.orglen/criterial
“ihid
** hittps:/furw.environment. gov. aufsystem/Tiles/resaurces feefde0pE-OMRIIBE440:3-
Bb1d25abeag 7 s ivaronsenvationSateritage. pdf
!Eibid
Hibid
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“ ihig

Dibig

“ ibid

i

 bid

# ibid

N https;lfmvw.erwimnmnn‘t.gou.au,fsys:cdwﬂhsjresources/eefdew&u(ﬂ':'. 186 b3
4b1d25abeasfilesfivgconservation?acarnivores.pdf

2 hitps: fonww parhament tas.gov.au/billsfBills 20141 ndt/notesfE_ot_2014-Tactd208heet pdt
@

hﬂps:ﬁmvw.sratagromh.tas.gau.au]_dara}assetsipdt_tiiejon1-4;15?Jﬁ?g'ﬁunserva!inn_hssessmt_on_ipp
f_Land_Report_Final duty 2017 PDF

s/ /WSt a5.C0) aufsites/defaulijfites/mediafdocumensfannual-
repol'lsf1‘30339MOSTT%ZUAnnual%ZGRE[.IUIMZUZOIS‘_WEB_I%ZDMZDZBIB.pdf
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Department of State Growth o

Y
4 Suaminca Phce. Hobart TAS 7000 v’
GPO 8ax 536, Hobart TAS 7001 Auseralia Tasmanian
Ph 1800 030 688 Fax {03) 4233 5800 N
Erna] infodsTangramhiaspovini Wels s Srategraweh. s gow, Government

Mr David Midsan

General Manager

West Coast Council

|l Sticht Street
QUEENSTOWN TAS 7467

By email; comolla

Tasmanian Planning Scheme - draft West Coast Council Local Provisions Schedule
Dear Mr Midson

Thank you for your invitation to comment on the draft West Coast Council Local Provisions
Schedule (LPS). The Department of State Growth (State Growth) has reviewed the draft LPS,
supporting mapping and everfay information and believes it targely reflects a sound translation
from the West Coast Intarim Planning Scheme 2012 in accordance with the Tasmanian Flanning
Commission’s Guideline No. 1 Local Provisions Schedule {LPS): zone and code application,

A detailed review has however highlighted a smalt number of issues that will requlie rectification
or further discussion with Council officers and the Tasmanian Planning Commission. | have
outlined each of the issues in the attached document for your consideration.

Please do not hesitate to contact Lucy Thorne, A/G Manager Plamning Policy on 0429 698 118 or
at Lucy.| horne@stategrowth.tas pov.au who can arrange for relevant officers to respond to any of
the matters raised in this sibmission.

Tours sincerely

Kim Evans

Secretary
16 October 2020
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Attachment |. State Growth comments - draft West Coast Local Provisions Schedule

State Road Network

in accordance with Guideline No. | - Local Provisions Schedule {LPS): zone and code appiication,
all State roads should be zoned Uilites and based on the State Road Casement layer published on
the LIST. This layer was developed to assist Councils in drafting their LPSs, with the intent o
clearly sdentfy land forming part of the State road aetwork for inclusion within the Utilities Zone,

State Growth can advise that Council has applied the State Road Casement correctly to all State
roads within the municipality.

A 50 metre buffer zone automagcally applies to development adjcent to the State Road network
under the Road and Railway Assets Code. if this buffer is mapped and included within a planning
scherne, any future changes to the alignment o width of individual roads would require a planning
scherme amendment to update the mapped buffer zone. As a result. it is administratively simpler to
rely on the Code provisions. Stte Growth is therefore supportive of Council's decision not to
include mapped overiays under the Road and Railway Assets Code for road attenuation areas.

State Growth also supports the classeficauon of Anthony Main Road, a Category 5 road, as “other
major road' under the Code.

West Coast Wilderness Railway

in accordance with Guideline No. |  Local Provisians Schedule {LPS): zone and code application,
railways should be zoned Utilities.

State Growth supports the Utilities zoning of the majority of the West Coast Wilderness Railway
rail corridor as proposcd, but notes some omissions indluding, for cxample, 2 section of the
corridor at Queenstown proposed to be zoned General Residential. General Residential zomng is
not consistent with the existing use or likely future use and development of this tand and is
therefore requested to be revised.

Page loil
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Hydro
Tasmania

16 Qclgber 2020

General Manages

West Coast Council
POBOX 63
QUEENSTOWN TAS 7487

Dear M Midsan

INVITATION FOR COMMENT WEST COAST COUNCIL DRAFT LOCAL PROVISIONS SCHEDAIE -
TASMARNIAN PLANNING SCHEME

Reference is made to your letter of 17 August 2020 providing Hydro Tasmania with the opportunity
to comment on the West Coast Cauncil Draft Local Provisions Schedule {LPS).

While Hydro Tasmania has ao specific comment ta make on the content of the LPS, amending the
zoning of our key assets {dams, major water conveyances, and power stations) to Utilities, as
opposed to the current Rural Resource of Environmental Management zones, i recommentded.

Hydro Tasmania's generating infrastructure is essential to the delivery of refiable and secure
electricity to the Tasmanian comzunity and forms an integrat componant of the Government's
Renewable Enesgy Action Pian. As such, we bellave it is important that 2one and developmant
standards that provide long-term certainty for protection, medification and redevelopment of these
3ssets are essential.

Hydra Tasmania's key hydro-electric infrasiructure within the West Coast local government area
includes —
# lake Margaret Power Stations, Lake Margaret Dam, and water cormeyances (Part of CID
71147
»  Hafls Rivulet Canat, White Spur Dam, Heaty Dam {Pact of CID 968563), Anthany Dam (Part of
€D 968230}, and Tribute Power Station (C:D 968728}
»  Mackintogh Pawer Station, Murchison Dam, and Mackintash Dam [Part af CIE 1284990)
» Bastvam Power Station and Bastyan Dam {Part of CID 1342602}
» Reeee Power Station ard Reece Dam (CI0 1127634 and GID 1349133}
s John Butiess Power Station (CID 974857}, Crotly Dam (Part af 1127175} and Darvin Dam
{Part of CID 1127175}
& Avariety of major above-ground water conveyances connecting water storages and power
stations,

3 Etizabath Street Mobart TAS 7600 1 GBO Box 358 Mobart TAS 7004 Australia
1304360 £41 10 + K3 6735 5343 L« comaciusShydro. com au | = www,hyden comau

= Blpet=ws Corperamion | ARV 4B 077 1712
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Hydro
Tasmania

Attachment A provides plans showing the extent of the required zoming, The arez of land shown in
thizse plans is indicative of the footprint of devefopment that is lkely 1o be necessary 1o facilitate the
major refurtishment or sedevelopment of these assets,

The imptementation of zones under the LPS requires consideration of the Stare Planning Provisions
(5PPs), Regional Land Use Strategies and supporting guance documentation,

State Planning Provisions

The 5PPs recognise the purpose of a Utilittes Zone as prowiding land for majer utilities nstallations
and carriders, as well as other compatible uses where they do not adversely impact on the utility.
This position is further clanfied and supported through the application of Section 8A Guideline No. 1
Local Provisions Schedule — LPS Zone and Code Applicatian {the guiefines} for the implementation of
tocal Provisian Schedule.

in particular, the guidelines ientify’

UZ1 The Utilities Zone should be applied to fand thot is used, or intended to be used, for major
utilities infrastructure, Including.

«.{d) energy production facilities, such as power statiens

UZ4 The Utilities Zone may be appiied to lond for water storoge facilities for the purposes of
water supply directly associoted with major utiities \nfrostructure, such os doms or
FRSEIVONS,

Cradis Coast Ragional Land Usa Planning Framework

The Cradle Coast Regional Land Use Panning Framework (the (and use strategy) identifies existing
renewable energy assets and resources as a natural advantage that have the ability ta improve socwal
and economic wellbeing significantly, In response, the land use strategy includes specific palicies and
goals supparting the protection, promotion and enhancement of renawable energy developments
throughout the region.

Land Use Policies

5.5 Land use recognises relioble, secure and sustainoble energy is an essential ingredient for
econamic aetivity and the wellbeing of commurnities, Lond yse planming processes ~

o, Recognise steategic impartance of inter-Stale connections vig Passtink and the
Natural Gos Pipeline for the import ond export of energy

. Fucititate commercia!scale renewabie energy generation

¢. Facititate small-scale renewabie energy generation and energy efficiency
technology and practices in domestic, commerera! bnd industrial use or development
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Hydro
Tasmania

Strategic Direction Goal
3.2{d} - Suppont renewobie/atternative energy by:

v Fromating and protecting future renewnble energy opportupities including wind,
tidw, geothermal end hydro generation; and

s  Sirengthening strategic support for the development af renewable eneroy
infrastructure

Having regard for the provisions of the SPPs, the guldelines, and the land use strategy, Hydro
Tasmania befieves that the application of the Utilities Zane will:

+  betterrefiect the primary use of the existing assets,
+  allow for the protection, madification and redevelopment of these assets,

= appropriately reflect the nature of the asset and allow for the future aperation, maintenance
and developrent requitements of the asset, and

+ pommunicate a clear message to the community about the existing and long term use of the

assels,

1t is worth roting that Hydno Tasmanka will be seeking a State-wide approach to the application of
zones across all LPS for our assets.

If yous wish to discuss any aspect of this submission, please contatt ian Jones, Environmental Planning
and Policy Specizfist on 0402 822 265 or Bn.jones@hydro.com.ay

Youss sinceraly,

e o & i

X Anaf M -
tan Dunbabin
Head of Production and Environment
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Artachment A— Proposed Toning

Image 1. Prapased Ukilities Zoning - iobn Butters Power Statwn

Image 2, Proposed Utilities Zoning - Crotty Dam

Hydro
Tasmania

West Coast Council

Tuesday 15 December 2020
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Hydro
Tasmania

[
image 3. Proposed Dtilities Zoning — Darwin Dam

Image 4. Propased Utilties Zomng = Lake Margaret Dam

v
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Tasmania

Image 5. Proposed Utilities Zoning - Upper Lahe Margaret Power Station

Image 6. Proposed Utilities 2oning — Lower Lake Margaret Power Station
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Tasmania

Image 7. Proposed Utiities Toning —Reece Dam and Power Station

i
Image 8. Proposed Utifitios Zowmg = Bastyan Darm and Power Station
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Tasmania

image 9, Propased Utiities Zoning — Mackintosh Dam, Pawer Station and Tullibardine Dam

image 10. Proposed Utilities Zoming ~ Muichisen Dam
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Image 11. Propesed Utitities Zoning - Tribwte Power Station

Image 12_ Proposed Utilities Zoning — Anthony Dam and teves
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A
4
i
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4 1{
!
|
tmage 13. Proposed Utilities Zoming - Neveton Dam and Pumps
ks mT—
_ |
- |
image 14, Propesed Utilities Zomng — Henty Dam
10
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image 15. Proposed Utilities Zoning —White Spur Dam

tmage 18, Proposed Utilities Zoning - Halls Dam

11

West Coast Council Tuesday 15 December 2020 Page 449



RepyesentibonSubinission
1 West Coast Co {

1 3% October 2030

Te: West Coast Comnil
CC. Tasmontan Planning Commission

Fronu the writers of thus representatron:

Mr. Kt Lin
Ms_ Janc Beonett
Mr. Aaron Chen
Mr. Grep Clark
Skyridge Pre Lid

Whose lands melude around 90,000 m? of vacant lapd [ 6 large idividually rated properties] in the Tullah
Viflage and the ongmal Town Graaw, tormecly serviomg 68 residences and Hydro Taswania offices. Le.
approx, 20 to 25% of the fnd in the Tollab Village atlected by these dralt Provisions.,

And whose businesses listed below also have a very strong active interest in developments in fine with the
seated viston of the town, and who, f proper and appropriate Provisions ¢ay be estallished are seekng 1o
make sigificant mvesiment i the town,

Lai-Bennet Partners
Greenbuild Tasmania Py Led

And in “general agreement’ followang discussions wih Tuliah landowners

Mr. Peter Hazelhnrst
Mr. Steve de Villiers
Mr. Gavin de Vilkers
Tullah Laketside Lodue

Whose lands include over 30,000 m? of the e s developed and vacant land under consideration for
further devetopment in three of the largest established properues and vacant land in the Tullah Villsge and
afaginal town grant.

AH togethier these above propertics compnse around 140.000m2 or asound 30 1o 354 of land and property in
the Tullak Village area of the own

And i “enerat agncement” and following disvossions with

The Tullah Progress Association
Mr, Jason Zamai [previous Tullah businessman and emtrepreneur]

Whose contribution 1o the previous. current and fulire property developmen! im Tullah is well known and
ongoing m tiw present.

The enfire above List agree thal Wie draft provisions were produced without adequate consultaon or
explination with them, are thus are now requiring a close and serions review betore the Tasmanian Planning
Commission approves the WU Local Provisions Schedule as a properly suitnble and conforming to state
and regionat policies. strategies and formahised visson statenens.

Sec appendix 1. For a full list of properties owners PLD and tite folio mfo.
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OVERVIEW:

Tullah is a wnagee town that has both hisiorns papartance as the base fog the development of the Pieman
Hydroelectric development. s well as unique nameral features that provide great potentisd for devalopment m
a vanety pf ways and s bad to o being noted in the counrsls own peevious stedies resulting in #s prontotion
and hranding as the "Criewny o the Wesl Coast™ and o ihe "People of the Lakes™ with 8 wide range of
tustorical valnes and abupndant nameat simifieance which if propertv aligned with will provide Tullah many
econome and developmentad posatives for the futre.

Despite this tremencdous poteatial 1o actmlize itg position in the West Coast Shire ag the 'Gatewny 1o the
West Coast” and become a thriving commuaity with a1 sound economuc basks supporting it. it will mosr
certainjy not be sble achufize this potential undess e West Coast Provisions align with hoth the yited
pedicies of the shire and the regionnl strategics it has subseribed up 10, 2 well a Tull complinaee with state
policies and ohjectives ax we move towards a such needed statewide planning seheme.

Every down is not ondy its physical assets, bug at least equally impartam are the coeativity and dypamies of 113
nesidentind and business community, Equally imporhant as ihe preservation of its history imtaet, is ils spevific
local vision based upon strong comumumity interest end wvolvement in activating its fivure potentials, atorg
wilh sound business modelling and plasning working in alipnmenl with such, These ame Bictors tat aoy
shire should nol ignare, nusjudge or downplay duc 1o lack of information. In facl. Tulleh has suffered
greatly in the past by swhit is Jocally viewed as inappropriate planning and actions, thiat resulied in the sale by
rouncil of many efits public lands and amenitics to private developer. that subsequently failed 1o achicve
ns objcetives. This resulied m many ycars m which developmient of Tullsh's potentials was in offect “placed
mita the doep freere” and For a period of around 13 vears whis all development come v a granding halt whep
a very large aren of e villoge, mehnding match of the docad business cemire were fied np atid 503 available fos
w5t of development dus to bankrupicy proceedings. loss of titles and so forth. This situation has besn
remedied over the past decade Inrgely by the slow return of these lands and propettics into private
awnership, reconsructon and npgeade of the bosmesses i the Joral business area witl many owners having
mrens for significant iture developments. 171k currets provisions fice approved as cusrentdy propossi i
these drft provisions. 1 is very strongly [eared that it will overly nod vapecessaniy restrict and setmlly
flowart the fufisre developrent of the town, A Iown’s impon@et asset i5 its poaple.,

This represcatation wil cover

i, Specific ssucs related 10 proposed zoning of property onmed by the anthors of this represcatation,
incloding
& Rural 2000 concema
b, Restlesntial 2ome: s
€. Locsl Business zone

2, Comments and sugpestions regarding the overall effect of zones in other arcas of the lown (hat may
be impeoved by a reassessmicnt as o suitability,
4. Rural zone
b. Residential zoness
¢. Local Business zone
d. Light Industrial zone

Fhe importance of consuitation with the community rogarding the desire for local community to
have greater involvement in the process in general, and its vision of Tullah and the actuadization of
us positive firure direction. Within this also asking to be considered is the imparnance of giving
adequate and due consideration [based upon accurate facts), to the current development planming of
local businesses, that will if properly understood, enable Tullsh to achieve ns potential of being the
“Gateway to the Wt Coast'

tad

4. Facts that have apjsen thes vear thar wese not so clearby evident ot the time this deaft loeal provistans
was produced. An example of these recent unfoldments as been the shortlisting of Tollah as one of
three ideat sites for the Bantery of the Nation project, e prioritizing of this by state and federal
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governments and its inclasion in projects of nanonal imporiance by Federal govemment. and \he
need for recovery from the impacts of Coronavirus on the economy. In short now is not the time to
Im{0se INAP{IOPIIAIS FeSEICHVE ZONINGS, Contrary to the plans of busmesses attempting to further
develop Tullab in positwe ways that do align with the broader repional strategies and policies.  We
believe that the dmft LPS as presented in regard to Tullsh neither property nor fully alipns with
sevent] state and local policies and kand vse planning strategies, and request due consideration to the
matters and facts mused n this representation.

1t needs also to be stated here at the oursel, that whilst some of this representation’s coaent may
misunderstood as “peinting 2 finper of blane’ ai the conneil, this is in fact not so. We believe that Lhe West
Coasl Shire, as perhaps other “smali m populaten but vastm arca’ stures. may hivee been linuted by sheer
volume of work overfoad on its staff, so that it has not been able tw fully consider the many facls and points
madk in this representation.
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SPECIFIC ISSUTES AFFECTING ZONING OF PROPLRTY OWNTLD BY THE ALTTHORS OF
THIS REPRESENTATION. please refer to Appendix L.

1, Land inappropriately deafted to become the new Rurt Zone kand. The FACTS that appear 1o have
NOT been given due comsiderlion and acoinite checking in proposing i fhis drafl LPS that this
{and to be most suited to the new Rural zone enterin are:-

& This arca of land can be dehned as all land within the wwa sonth of Seling 51, and BlufT S,
proposed 1o be rezoned to Rueal. A signifiean: past of the wowaship required for the
acnsalization of its vision sad local strategees a5 the "Galeway 10 1he West Coast’ and
developmienl 45 0 folrism centee,

b. This arca Bas cxisting infrastrcture {hot previcusly serviced 90 residonces.
i NB historicaily the removal of these residences sparked the imtense protests aguns!
the destrsction of this fown at the end ol ihe Pieman Scheme hydro cra, and resulted
i the formn] adoption of Tollsh a3 a peananest tow,
ii. Isincluded im the originel Town Graot. and is mot out Iving on the perimeter of
serviced ownship land. 1t is wownship restdentinl land, not just by fnture projection
bt by acma] historical fact.

c. The area to be rezonsd here comiprises over L20.000 n of the town, of which approx,
#0.000m 15 owned the authors of this represcntasion, and 10.00m2 by owners in strong,
agreement that » Rural zone s innppropriate, The Josr renumning owvner Jias not heen
contactable i the 1ime o fov peepasifion of this representaton.

¢, This ares hiag EXTENSIVE EXISTING INFRASTRUCTURE eamprising
i A network of 1100 metres of sealed moads with kerb, channel and slormuvater
drainage.
i, The property I 7788451 |2 Romelus St) bas itsell 600 metres of a road network
kerb clnnel and stonmwiter draimage withia its boundaries,
1. Has existing vehicubr ceossovers io these provious residences
iv. Has n Taswaler connected reticolsled sewerage systam receatly upgraded witha
pew Sewerape Transfer Pumap Station thad senves no other paepose than the service
of this bind. and not mstalled to suppen of any type of Rural zone activity,
v, Has p network of pressurized town water mains water directly from sthe adjaoen:
tovwn water frestmend plany,  This includes a netable network of fire hydrasts.
vi. Has a recently vpgraded 100 kva 3 phase electrical supply. curcently suitable for 135
residences and easily upgradable 10 200 to 300 %va.
vii. Significont vnmatched views o the msin mountain ranges in this bocale including
Mt Farrell and Mt Murchison. a5 well as acoess to the lakefront.

2. This land 1s COMPLETELY UINSUTFABLE FOR RURAL ZONE USES due to

. This land was sctwally created for residential use by the removel of 2B topsnil and the
packing of 1 to 2 metres of rock to creafe a snitable and stable base for buildings that ware
construeted there. it was considered a prime residentia location in the town historically the
chorce place for manzgenial and senioe hydeo staff. As sach no rural actreity related 1o the
use of land 1o produce anything £an be undenaken here.

b. Many if not most of the permiited uses in the pew Rural zone will aot be possible here. For
example:-
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o Animal breeding and boarding kennels 13 2 permisted vse, but only IF 115 conducted
200 metres distant 1o a reskdential zone. In this case much of this tand canoot carry
on those types of activities as it actually exists within a township right up o existing
residences and cannor be distanced by a buffer area.

il Specialised produce [rom the land being uilizcd 1o develop on fam *paddoch i
gate aned paddoch 1o plale ppe deselopments. The Land sunply cannot produce
amyiung. and such appeovals carey eriterie of beng linked 10 8 resouces of produce
from the lund.

1i. Resounce Developnent is permutted but is not passible as there are no resources in
or uder s land to be devaloped or extracted. Even, if so it would be inappropraate
for such activities (o take place neht next to existing residences in 3 residential zone.

. Veterinary ventre o agrbusiness consubiancy. Tullah does not have animal
husbandey and agr bugmess around i requnng such developments fo service i,
Simply no-one secking these services will ravel so far away from their farms to
Tullah to seek anch services.

v, Other pemmitied vse in the new Rural one soelude fomd senviaces. gencral retail and
hire, munufactoriog amé processing, resource processing BUT oanly if associated
with resource extraction from the land itself.

vi.. Use fara single residential use or vistor acconmodation js similagly restricted ta
constcamis kirgely retated W procducts of the land, and wse of existing buildings.

vit. Every other possible nse of the land, given the here presented accurate facts of the
tand as noted sbove, is 2 very linuted Discretionary Use. As suck any and all
posgibie practcal uses of thns land will volve odierwise unnecessasy leagthy,
complicated and costly processes of application. In effect any use of the land will
require trying 1o show that something O'THER than & use intended for Rural zoned
tand is cotrect. Given that these facs re the actual chacter of the land and existing
nfrastructure have heen nol piven due comsideration in proposing this zoning by
council, such a zoning poriends great difficulty and comgplexity for both council and
developers in seeking due consideration tor any propused development at the
disererion of a council that 15 hikely to respond thar the zone wself does nov pernt
the development, Simply pul, why complicate every stngle fiture planning
development application by altempting 1o show in ¢ach wstance that the 2one vses
are not possible and are thus inappropriste  leading o having to find a way tw seek
council's discretion as to uses not stravghit up and clearly suited to the zone.

vii. 16the land was modified structurally tor example 1o be made vse of for a more
intensive animal husbandry development relying on producesfesd from outside for
breeding rather than what can be produced on the faud i this case. thea 1t would
pose & severe environmental threat to the fnke, 1o which all the existing stormwater
dramage system discharges unoff. The discharge of dissolved manure nutrients and
pechaps agriowdm chemicals o the ke would be absohnety disastrous.
Consequenttly, these types of permitted use under the Rural zone would requare the
removal of such road and stonnwaler infrastracten: al the very keast and how any
such design conld pravent runotf ro the ke would simply be unviable and wo
business would consider such a costly undertaking . This just goes to the pount that
this land would need to completely romade REMADE 1o cnable such uses. This s
phundy ridiculous m any masonable person's eyes.

i, The councd planners liave been asked 5o explon why they new bebieve thus Bod
shuuld be rezoned to Rural as pertiaps they had sotue tacts ot evideat to e wrilers.
bus a0 explanation has been forthcormng. This siands in strong contrast 1o the 2017

West Coast Council Tuesday 15 December 2020 Page 454



WL Land Use Study where it was suggested this land be considered as one of the
new Residential Zones.

£, We sirongly suggest that the Cottucil and the Tosmanie Planning Cormmussion engue mio
these and other matiers rised further oz so that X cosuees tha a cerreet 2one properly suied
te this arca of land wnd its sxisting infrestructure is cstablished now in the process-of amiving
at an efective Satewide Plaoning Schem. This takes some time to consider however #
saves a grear deal more effort and liours of attention to save evervone from femee
complications, delnvs and complexities due to an inapprapeiate Zoming heing wppeaved now,
I particular, regarding the plany of the authers of this represeatation for developments on
their land. an mappeopriabe ill-considered zoning may cven be the Jast stww and incline 1s
to seek to invest elsewhere rather ihan in Tullah merely due to the unnecessarily high level
of complication and unsuitability of the zone to this land. In regard to this we did seek
wvest s Tullah m a ronedses and howsing project in 2089, b due o eomplexities i the
shires mterim scheme we moved (hose significant amount of funds and our attendion to 2
project in Wymvand shire.

d. T short, dhix taod &5 wholly unsnited so Rural Zone uses apd the achnl effect of sveh zommg
svill merebe mean that tis lind is completely removed from the township and future of
Tullah. The town of Tullah is small enough as it is and to it is alse far more costhy to
develop lnnd with scrvice infrastructure in the west coast towns therefore it is stmphy
extremely wasteful to disregard these extensive existing services and to not make use of
them, af the same ige proposing iis exact same infrastractre be mstalled elsenhers i the
town so that land can become residential.

1. This Jand is MOST SUITED TO A RESIDENTIAL ZONE duc 1o these facts:-
A, The lund has alrady cxisting infrastractiire as described above suitable 10 service np to 9
residences. Aftnday s prices to service an equal amount of land at even the lower North
Coast rate of around $43,000 per ot would be an abject and negligent wasee of millions of
datlars of exsstisg wfrastrocture. Thiy representation seeks to know why such as waste of
resomes is e cormeet way forward by zoning $his area residential.

b. Despite (e fact that in pencral overall population in the West Const Shire is in decloe and
fhacnuates preathy due to the viability of nuning industry activities affected by global markets
far example., it is a great mistake to consider Tullah as having o experience such poputation
decline. This fact wis peopetly noled in thie 2017 Land Use Study whiere il comectly staes
that of all the West Coast towns Tulinh has the highest potential for pepulation growl dus
to its closer proximity to the Morth Coast citics, However. this also noeds to bave added an
awareness of business interest in the promotion of Tullah as an ideat place to live and asa
place o have a healthy retiremens home or-for those of the vounger peneration as a place for
an afferdable vacation home. In ragard to this we would like these jacts 10 alsn be
considzreds

i. We have undertaken our own industry research into the factors affecting residential
land uptake in Tullzh via the normal means of maintaining updated contacts with
real estate agenls” and their direct experiences. micket testing and such, Frow this it
has becoroe clear that there 18 real demand for wptake of residental land in Tullah.
iF two Factors acling as dampeners were e be propecly addressed. Thest factors
arel-

1. ‘Demand for countey alloiments mereases with lor size.” Tullah's existing
resadences are on s of apemd SO0 4o 3502 and rmost persons seeking #
siall town |ifesivle chanpe seek Lirger alloiments a5 one of the main dovers
of “rree clange” and murement. Larger vacan lots when occasionaliy
available for sale sell quite quickly. Thus the kand inquestion here can be
easily made into residennal bots of 1OR0 10 1500M3. Ax the time of rinng

West Coast Council Tuesday 15 December 2020 Page 455



there is not one single available pesidential lot tor sale at Tullah, onty an
inereasing demand. Lo such a sianon o contipie 1 accepl as accumie
ot from several years ago that there are ample bots availuble For demand
for the enbire next decade 15 complerely nustaken and factally meomeet if
we Jook at Tullah in particular and nol treat it a5 an dverage ol the whoele
shire. We are planning e tying o make available exactly these larger
residential lots on some of our land in Tullah, For example the 10.000 m2
of vacant serviced land between Sterling and Romulus Street could very
viably provide ¥ fots of ever 1000mY cach. This is due to existing
infrastruchyre,

2. " The high cost of construction m West Coast towns.  'TTes s a factor
arising from distance from Jarger regional cenires, the housing shonage
crisis throughout the state. and severe lack of registered builders in the shire.
To address this factor we bave contracted to purchase a farge mdustriad site
and 1 consimues 3 "siale of the an’ atfordable constrctions facility at
Wynyard for relocation of sur machinery from Melbourne along with new
mashinery as well, Qur compwier vonttolied awromaied sweel tabrication
wachivery will sigmficantdy eeduce the cust of prefabricated bousing, and
provide awide range of novative affordable housing solunons, [Qur
wvestment 21 this projectss several nullion 5o far]  Such an approach will
enable wwas like Tullal to develop Gir nwore than expected by just looking
at past vacant land take up and coustruction activity in the shire in gereral.

¢, We bave spent two years hrenging wvestors trom Ausiralia and overseas 1o Tullah for u
significant tourism projeet which will require the construction of a suitable visiter
accommodation facility, mosi desirable on 10,000 m? of the 55.000m3 of our land south of
Romulus Steeet that has lake fromiage.  Flvdro Tasman has expressed strong willingness
consider an applivation for a pontoon allosving direct access w the lake for munor waterordl
and nt this stage it is very promising as they unfortunatedy had to reject our application for
bouscboats fo operte [rem this gite. but stated 2 willingoess fo favorably consider the
smafler pontoon. So far thes bas sttracted a Jot of iovestor mterest, and at the dote of the
border closure due to Covid-19 resirictions we had strong mterest {rom an Australian
Tourism company for a major investment of funds, as well o5 apother from overseas. The
residential zone & the most appropriate of zones thal could be considered froim a selection of
zones being adopted in the West Coast Shere for such developments. The residemtiat zone 15
more approprezte and correct for this fype of development also in that the remaining
45.000m? of land with existing residential infrastruciure wiil not be wasted but rather can be
subdivided into appropriately sized allotments to meet the market demand.

d. Factors arising from receis events. e. befare the 2017 Land Use Swdy was conducted, and
even most recently in the time swce the drajting of this LPS affeer housing and
acconurodation demand in Tullah in significant ways. These events all strongly wcrease
demand for restdental developments of various types and should he catzred for now based
opon expectations now and the nextdecade, To say these residential Zonings can be
revisied w2030 ignores the tacis of the peesent. In fact, in recem tmes demand {or housing
has for outstripped Tullah's capacity o supphy with workers having to find accommiodation
in distant wwos o Tullah,

i. Mining approvals and commencements. Venture minerals has two approved mines
close 10 Tullah which will require accommodation for what news reponts say the
first nuase now under construction will sequre up to 100 workers. We have seen
over 1he past year a stronger demand on housing in nearby Zeehan due 10 the
construction of the Granville harbor windfGnm.

it. Hydro Tasmania dam upgrades- now taking place has mereased pressuee for housing
and accomniodanon at Tullah,
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ili. Covid 19 has forced both and federal governments ko fast imek projects a5 & part of
our ecoztomic post Covid recovery. Of these the Battery of the Nation encrgy
storage projecl has become listed as a project of raijonal imporiance and Tullah is
one of three sites shortlisted as where thiz major infrastruciure development wall
take place. This is getting closer and closer as e months pass by and now is the
time for i to be considered as & facior in majing appropriate zoncs for Tutlah,
especatly in rogard 1o housing and accommodation. Without the clarity an
appropridic zoming it because nexi (o impossible for industry to plan o propare for
the imflux of worlores,

v, A greater awareness among Tasmanians of Tullah and ils relative closeness fo the
porthem city of Burnie has idenlified Tollah as onc choice for healthy ectiroment
anul vacation propertes.

v, The evidence of this higher demand at Tullab sow than a1 the (ime of the initial
stody informing the dafl LPS is the near dowhling of property prices at Tullah,

vi,  As Tullah really 1s comeetly recopmucd by coumeikas the “Gatoway Lo the Wes
Coast’ nod as having potential for unique ourism opparinaities more #nd more
people are bacomag pwvare of Tullah and i 45 not ot all the correet fime o make
around 253004 of the town effectively vnfit for pny vse by making it & riral 2one in
the middle of 4 small towwn, We have read the representation made by the Tullab
Propress assoriation and note theremn that thus association is sironply representative
of the town"s permarent residents, and they too agree that a residential zoning s
appropeiate for this land, Their reasons may be read within their own snbmission,

4. ‘Thar wden presered dust there is *ample reidermial land available elsewhere w Tullzh to meet
deiimnd” and fhe ditection of ressdzntinl growth should be i Taud zoned residential w the norch of
Farrell street does not take mto acconnt that to develop that Jand into residential allotments wall
fequire an excessive cost for the construction of a new road network with kerb and chanpel.
stormwaier dratnage syséems, new sewerage and water supply service layouts, and the cost of which
would make such a preject completely unviable by any residemtial developer. Anyone i tha
industry understands that & juss woa't happen, “This fact is proven with the previous owner, Venmure
Minerals, who after having it assessed for suitability for development for workers accommodation
decided it was vnsuitable and on sold ihe bend. The current owners of ihie land ane most defimitely
aot intending 1o do residential ot development in that area_ and in fact arc in the planning stages of
expansion of their adivining business activities at the Tuliah Lakeside Lodge, Therefore. apar from
1his undeveloped land which bas not and will not be developed a5 residential land there may be only
a handful of vacant resideatial lots in Tullak, which at the time of writing moae of which arc for sale.
As such their remains 2 need to ensure residential land sapply, especially whea suitable land is
availzhle except for zoning, with the owners willing and trving to make that fand svailable.
Sinmilarky, atother ansa of Iaod on the comer of Farrell steeet aud the Murchison nghway is zooed
residemtial. The writers here are the owner of that Jand snd de not wish 1o develop it as residensial,
b vather in confunction wilh their Business Zoned land adjoining it. Sec later scotion,

%, In summary of this section.  The largish ares of land that 15 lisicd for rezoning to the acvw Rural zone
sotith of Seling and BlufT steeels is an entirely incorrect category as it does nol take properly and
duly into account 1he huge voloe of the alneady existing infrastniciune 10 be disregharded. nor the
actual polential of the town to prow and develop. nor the pegative social and development thwartiog
effects of land being pltced tito a zone thal io ¢ffect make it compietely useless. the sieady
mevemen of forces that point to Tullal 45 having a futiwe even hrighter than the generai outlook: fer
the shire a8 a whele, land proposed for residenatial use that eanno! economically be developed as such
and basically prescnts a complete disconnest between the shive™s plarmang for the Tutoee and Bow
zones can affect that most powerdully when o smiall fown syskem 15 being considered,
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fi. LOCAL BUSINESS ZONE

a,  The propusal 1o create a Local Pesiness Zone on Furrell Street s 1o be highly conusended.
Previousiy there was 1o business zoniog 10 Tullab o all, and all focal business and
develapers had to contend with o Planning Scheme tha had land zoned residential that was
alrviously more suited and w acival vses more sutted 1o a Local Busmess Zone. therefors in
the view of the writers this 15 a step in the right direction.

b. However, as privete owners of land to be brought into the Local Business zone at 12 Farrell
Streed it is suggested that this go further given practicalitics of the situation. £2 Farrell is a
large developed car patk and incorrectly is stated in the LPS to service the Community Hall
and Sponis Centre.  As the private owners we have differing sntentions regarding the
development of that land. though are not averse Lo coming to arrangements for use of that
car park and have given permission for 1is use for conmumity events operated by and our of
the Tullah Progress Assocanon. Howeaver., it does need to be noted that this is prvarely
awned land alang with the adjoinmg coper which is pan of a large residentally zoned
allotwent runming along he Murchison lughway, This land should be zaned Loval Business
50 that this prvarely owned sstablished car park can service commercial buildings on land
Joming i bul ma separite ne, Therefore, we request it the porthern parnt of the fotar 12
Farrell Street be also zoned Local Busmess.

¢. Purther along Farrell strect there are properties that are in fact used as part of existing local
business acuvities and these should be considered as sppropriate o the Lol Busmess zoue,
Tn partrenbinr the Jand kiown as 4 Facrell Steeet and 37 Farrell Street and the previous
Hydro Tasmania offices ai 23 Famell street, as well as the Fire Station. Also, in the northern
section of the old town of Tutlal there arc cstablished local businesses including a hotel. 2
coffes shop and & previous petal statsan ther would seem more approprsate 1o be included m
the Business zone or another type of commercial 2zene, We suppont those land owners in
regards (o {heir representations destring consideration so that thelr respective development
plans which will not oudy provide local jobs but also add significantly to Ihe town as a whole
and bring other benelits 1o the commuaity.

7. LIGHT INDUSTRIAL ZONE
a. ‘The 2017 Land use Study eatenamed allocatng a small area near Hean street into Light
Industrial. This would be a commendablc action, however w the drafi LPS no arca has been
included in the light mdustrial zone. Such a zonng would be very supportive of smaller
industries such as construction and fabrication far the town.

8. SUMMARY
a, Tullah is a unique towr, presented with chaflenges but also with remendous potentials to
coptne 1o acnuakize a very posigve Jong teem furare for die fown in dhe following areas.

+. Poiental w both develop and itegrate as an awstanding roustsr destinacion
i Cononing suppoert of lie aumwng industey and i workers
1. Continying suppart 1o Uie Hydio community ol workers
v, Residences  a grent place 1 live or holiday amongst the beanty of lakes forests and
newning beeomme increasmgly more atiractive to those just tiscovering Tallah
v. Skilied, highly molvated and creative local busiess people who work well in
generally co-operative values that wark Yor the benefit ol the wwn as well as their
own businesscs
vi. A commumty with a very passionate mterest 1 its future development. as for
esample the Tullah Propress Association which bas undertaken projects to support a
{ocally formed vision for the town. many volunteer hours and pifted people
coniribubng fo their communiey it a puanner that never ceases to mspire.
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vii, Thetown has snfTersd gremly in the gast by eouncal decisions to i1s deteiment and
has largely by s own <fTorts bepon 2 re-building and re-invigoration of 2 new
vision for a positive fature.

11 iz of the wumost imporance that these factors are saken into account in regard fo how the new focal
provisions re zoning may becore either supporiing or thwarting factors in the town of Tullah in iis cfforts to
conkinue to actuabize 13 vision and remendons potential.

We would also like to note that we have read the representation subsitted by the Tullah Progress
Assoriation atwd suppost thelr views expressed to the faliest extent,

b. The proposed new zomogs n this draft LPS ace well conceived in many pasts, but i other
arcas they differ greatly from the 2017 Land Use Study, This has led to some confusion and
distress n the community who expected that many of te ‘i the right drection” propesals
preserted in the 2017 re zoning were in process of being incorporated into the draft LPS but
aow find ¢t quite different to expectations i the publicly exhibiied draft. In particular
coticam s inappropriate zomngs regarding

i. A large part of the vownship being classified to the new Rural zane on land fliat hos
exisiing services and significant ready to use tor residentiad infeastructure.  This is in
effect reducing the size of the fown ata tame when 3¢ needs to expand and develop
anadk g business persons working towards those tvpes of developmens,

it The pew Roml zooc in an drea where any of its permitied siges as riral land are
significantly consirained by locstion next to existing residences and is land due (o its
mian-npde charcter Is tomlly vesuited W any type of penmived nal activity in il
zone,
it A loral business zoge that does nat include properties that are arimally being used
for comnercial parposes, or are ideally situated adjacent to land to be rezoned to
Eocal Bosiness.
tv. ‘That zones should be inroduced based upon as many actual facts as are available as
1o the nature of the land and the built property, as weli as ta the intentions of owners
who have been trying i develop the land previously in zones not suited to the
situation,
v, That the jown comsnumily. s reswlents and business people often have & T more
place and site sensitive apprecition of the correct and suimble land use, Especiatly
s when this knowledpe is in fct aligneid with stwed policies and land use strategy
documents.
ve. A properly due and carcfol consideration of the views of property owacrs in Tullah
will assist greaily m-Gie fature aud development of this town's wemendons
potentials. Getting the zonings correct will be a great boosi for Tullah but equally
s0 getting the zonings incorrect conld well spell its demise.

Thank vou for vour time and attention.

Sutupitted 16" October 2020 via comil,
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Appendices and Antischivents:

List of awners’ properties PID Title Folio numbers

Maps from The Liss showing infrostructure and Jocation of progerlies discussed
Photographs of existing infrastructure

Hiswrical aerial photography showing acmal tistoncal use of the Jand

List of policy s styaegic planmng documents eeviewed Tor tus tepresentation.
Estate agents reports on Jand demand tir Tultab
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lashepacris
L. Who is TasNetworks?

TasNetworks was formed on 1 July 2014, through a merger between Aurora Energy’s
distribution netwark {the poles and wires} and Transend Metworks {the big towers and lines).
We're a Tasmanian state-owned corparation that supplies power from the generation
source to homes and businesses through a network of transmission towers, substations and
powerlines,

Transmission

TasNetworks own, operate and mamtain 3564 circuit kilometres of transmission lines and
underground cables, 49 transmission substations and six switching stations across the state.

Distribution

TasMNetworks own, operate and maintain 22,400km of distribution overhead lines and
underground cabiles, 227,000 power pales, 18 large distribution substations and 33,000
small distributicn substations. There's aiso 20,000 embedded generation and photovoltaic
(PV} grid-connected installations connected to the distribution network,

Communications

TasMetworks own, operate and maintain communication network infrastructure to enable
safe and efficient operation of the electricity system.

West Coast Council
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Tasinetworks

TasMetworks, as a referral agency, has been netified of the public exbibition of West Coast
Council's draft Lacal Provisions Schedule {LPS) under section 358 of the Land Use Planning
and Approvals Act 1893 {LUPAA). Council has been given direction by the Tasmanian
Planning Commission {Commission) to publicly exhibit the draft LPS and invite
representations. TasNetworks has undenaken a review of the draft LPS and makes the
following representatian with a view of seeking a state-wide consistent approach to major
electricity infrastructure,

Tashetworks assets within the West Coast Council Local Government Area includes five
substations, nine communication sites and 13 electricity transmission corndors.

Electricity transmission infrastructure is pratected by the Electricity Transmission
Infrastructure Protectian Code (ETIPC) under the State Plaaning Provisians {5PP). The ETIPC
applies to transmission lines, terminal substations and switching stations and transmission
communication assets. The purpose of the ETIPCis;

- Toprotect use and development against hazards ossocioted with proximity ta electricity
transmission infrastructure;

« Toensure that use and development near existing ond future electricity transmission
infrastructure does not gdversely affect the safe and reliable operation of that
infrostructure;

- Tomointain future apportunities for electricity transmission infrastructure.

The draft LPS includes the ETIPC Overlay maps which is based an data provided by
TasNetworks. As part of its review, TasNetworks has examined the ETIPC Overlay maps to
ensure that it applies to all relevant assets and that the locations of these assets is correct.

The draft LPS alsa includes the spatial application of zoning and overlays via the mapping. in
preparing this representation, TasNetworks has reviewed the draft LPS maps for each of its
assefs. This representation seeks to ensure:

- Utllities zoning is applied to existing substations and communication facilities;

- Impacts on the strategic benefits and development patential of existing carridars
through the application of the Landscape Conservation Zone are mitigated;

- The Natural Asset Code - Priority Vegetation Qverlay is not applied to part of a
substation or communication site that is cleared of native vegetation; and

- The Scenic Protection Code - Scenic Protection Area has not been applied to substations,
communication site or corridors.

The LPS and the potential impact on future development has also been reviewed. These
considerations include whether there is a permissible approval pathway for Utilities under
the Particular Purpose Zones (PPZ] or Specific Area Plans (SAP); and any Local Area
Objectives or Site Specific Qualifications. TasNetworks representation is made having regard
to the draRk LPS requiremants under LUPAA.
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These submissians are consistent with those previously made by Tastetworks {and farmerly
Transend} on the Meander Valley, Brighton, Central Coast, Burnie, Glamorgan Spring Bay,
Clarence, Circutar Head, Devonport and Glenorchy draft LPS's as well as the draft State
Planning Provisions and interim Planning Schermes.

3.1, Glossary

The following table provides the definitions of the terms used throughout this submission,

{ M 1

Tasmanizn Planning Com

s e

mission

el

Couneil Wst Coast Council

D Discretionary

ESI exernption Activities classified as *work of minor environmental impact”
for thie purposes of Regulation B of the Electricily Supply
industry Reguittions 2608,

ETE Electricity Transmission Corridor

ETIPC Electricity Transmission Infrasteucture Protection Code

Guideline Guitleline No. 1 Loal Provisions Schedule Zone and Code
Application {Tasmantan Planning Commission, 2018}

interim scheme West Coast Interim Planning Scheme 2013

IPA Inner Protection Area

LGA Local Government Area

LPS West Coast draft Loral Provisions Schedule

LUPAA Lend Use Planning and Approvals Act 1993

MPR No Permit Required

p Permitted

ppz Particular Purpose Zone

SAP Specific Area Plan

spp State Planning Provisiens

55Q) Site Specific Qualification

WA Unregistered Waylzave Agreement

7
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1.2, Existing Agse]

Waest Coast Council LGA is fecated in TasNetworks North Western planming geographic area,
An operationally significant part of the Tasmanian transmission electricity network is
cantained within the boundaries of the West Coast Council LGA. This includes:

- Transeission lines which:
Connect Mackintosh, Bastyan, Reece, Tribute and John Butters hydro electric
power stations, and Grandville Harbour Wind Farm to Farrell substation via a
number of radial 110kV and 220kV transmission lices,
Transfer power from west coast hydropower and wind farms to the greater
part of the Tasmanian transmission network via 220kV transmission between
Farrell substation and Sheffield substation,
Provide a backup transmission network connection via 110kV lines between
Farrell substation and the NW caast, and
Transfer power baetween Farreli, Roseberry, Newton and Queenstown
substations via 2 radisl 110kV transmission line to supply major industrial and
residential customer loads.

- Substations including:
Farreil Substation: Farrell Substation is the 220 kv electricity connection point
for generating stations and customer loads on the west coast of Tasmania.
This site is critical for the security, stability and reliability of supply to the west
coast region, and the roader Tasmanian electricity network,
Rosebery Substation: Rosebery Substation is located on the west coast of
Tasmania and provides a critical rofe in providing power to Trail Harbour
locafity and nearby mining site.
Queenstown Substation: Queenstown Substation provides a critical role in
supply of the Queenstown and Strahan localities.
Newton Substation: Newton Substation is located on the west coast of
Tasmania and provides a critical rote the supply of a nearby mining site and a
Hydre Tasmania pumping statien,
Pieman Switching Station: Pieman Switching Station is located on the west
coast of Tasmania and provides a critical role :n facilitating the supply of
power from Granville Harbour power station to the National Electricity
Market.

- & number of communication sites used in operation of the transmission electricity
netwaork. Each of the sites have a degree of importance in either regionat or state
operational capability to provide metering and centrol of the electricity network.

The following table and figure provide more detail regarding these assets. Notification and
negotiation of work or changes in land use around these assets is critical for the salety and
operation of the electricity netwaork, the safety of people working on these assets and the
general public whether living near or traversing the transmission network areas.
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Substation sites

Communication sites

-

Electricity Transmission -

Corridor

Farrell Substatfon
Rosebery Substation
Newton Substation
Queenstown Substation
Pieman Switching Station

Mackintosh Passive Repeater Communication Site
Mackintosh Power Station Communication Site
Farrall Substakion Communication Site

Mt Kershaw Passive Reflector Communication Site
Reece Power Station Communiéation Site

Pieman Dam Repeater Communication Site

Mt Read Communication Site

Newton Pumping Station Communication Site
John Butters Repeatet- Commupication Site

Line 453 Mackintosh Spur 110kV
Line 518 Sheffield — Farrel] 220kV
Line 452 Fareell - Waratah 110kV
Une 451 Farrell ~Rosebery 110kY
line 519 Farrell - Reeca 220kv

Line 523 Farrall —john Buttars 220kv
Line 406 Queenstown - Newtaon 110kV
Line 524 Tribute Spur 220kY

Line 493 Newton Spur 110kY

Line 522 Pieman Spur 220kY

Lina 534 Pieman ~ Grarville 220kv
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As Tasmania's transmission and distribution network service provider, we have 3
responsibility to ensure the infrastructure to supply Tasmanians with electricity evolves to
meet customer and network reguiraments in an optimal and sustainable way. We achieve
this through our netwark planning process to ensure the mast economic and technically
acceptable solution is pursued.

The need for netwark changes can arise ot & number of facioes. Annually TasMetworks
undertakes a planning review that analyses the existing distribution and transmission
netwarks and considers their futwre requirements to accommodate changes to load and
generatians, and whether there are any lirmitations in meeting the required performance
standards.

The West Coast municipat area is identified as being within West Coast area within
TasNetwarks Annusl Planning fepart 2005, The Report details that nerth-west Tasmania and
the broader areas is likely to see significant activity as part of Tasmania’s sole in the National
Energy Market {NEM) transfarming to a clean energy future. The activity cames from
potential renewable energy peneration, additional interconnections, and pumped hydro
storage. The following figure shows the North West Tasmania Strategic Transmission Plan,

Specifically the Rleport provides the fallowing:

Farrell-Hompshire transmission corridors

if developed, West Coast pumped hydro storage will cannect to Forrell Substation,
Due to congestion in the existing Sheffield-Forrel! transmission fine, it is Dkely @ new
Farreli-Burnie tronsmission connection will be required. A new transmission fine may
only be required to Hompshire if Hompshire—Burnie and/or Hampshire— Sheffield has
been developed, os per the previous paint, A new Hompshire Switching Station also
has the benefit of providing o connectfon paint for new generation in the area.

The project is estimated to cost 5105 million and will be subject to the RIT-T. This
development is not included in our 2019-24 regulotory period, having been identified
subsequently to our revenue propasal. The new transmission line would be
estoblished alongside the existing 110 kY transmission line for the majority of the
route.

1
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TasNetworks is seeking state-wide consistency across all [PSsin the treatment of its assets.
TasMetworks policy positian is summarised in Table 3 and is further detalled below,
Appendi® 1 provitles more detailed anatysis on an asset by asset basis,

Legend for Table 3:

| Consistent with policy position, supported
| inconsistent with policy position, amendments are possible to
! achieve consistency .

| Inconsistent with paolicy position, Schedule B transition prevents
| amendmenits raquired for consistency

13
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Substations (terminal
and zone) to bie zoned
Utllitles
Communication sites
%o be zoned Utilities
where the
communications
facllity is the primary
use of the site.

No specific sning is to be
appliedto EIC

Hatonale

- Reflects the primary use of the site and |
the nature of the ssset .

- Reflacts the hong assey lHespan

- Utilities zane allaws for the future e . e
operation, maintenance modification mlm ronsistent with pollcy position.
aad development requicements u‘t‘he The following + shauld be vazoned Giliies:
B33ay {1y is particularty Enpartant for s i
communications sites as these dunoy  ~ Favrell Substation
enjoy eny ESEACT exemptions onee - Pieman Switching Statlon
eyt gbdished] ~  Mackintosh Passive Repeaver {omemunication Site

) ~  Madantosh Power Statian Communicatian site.
ChegAmama el mewip Y - Farrell Substztion Communication Site
dbout the exsting and long Tem wie 0yl b pacy e B Bector Communication Site
O £, - Reece Power Station Communication Site

~ Mt Read Communication Site

© Mewton Pumping Station Communication Site
- letin Butters Repeater Communication Site

- Allows for othes compatible uses to
occur In coeridor

- Gorritdos are protecied by ETIRL
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Landscape Conservation - Tondllctswith the existing use of the
Zane {through LPS Tosvd for edectricity trarsmbssion
reconing) isnok aRRed 10 . piinienes strategic benefit of existing
ETC coeridors making conshderatlan of new
TerTidors mere Feoly
- Moreoneroys sppeevsls pathwiny foc
sugmentatian of assets
- 3endy sonficting mesage 1o publie
regartiing thesongedag use of the land
Natural Asset:  Not to be apglied to - Assets are regulred to ke cleared for
Code - ~ Substaliony hr safety and melntenance
SHorRy communicationsites - Clearing of vagetstion s exemzd under
;?ne;tutfan wherethesitetscleared  ESlACt
e lay g
of native vegetstion Where ssset alrendy esfsts impact on

The natural psasts have dlready e
assessad ) npproved snd will confinye
to be Imgacted for the kespan of the
assat

West Coast 1P evalastion wmmary / submission

AP s canslstent with this policy position, supgorted,

{iPts conslstent withibis poficy sosition fors

Rosebery Substation

Dueenitonn Sabstation

Markintosh Hassive Repeater Communicaiion Siks
Maciintosh Power Station Communication site
Farredl Substation Communication S

Bt Rsed Commamication Site
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- Supports stralegic valuz of the site w:-mmuhmﬂn

Glear messuging 7o commumily
regarding thin wee of the e, e Sy
< Ngwioo Sulatation
= 3t Kershaw feruwe Reflector {mrklﬂall S
+ !mne. Puu: Sldﬂun thw*}ﬂen Sike
mmwam:mmdn‘
Note: uegetation Ml'r‘-wwgﬁm: from the
snlication af a prive S alctrity.
fosTraciure,
Scenic Nat to be sppfied to - Aswety are required to be cleared For
Proteciion ~  Sutwiastans, ety snd maintenance
Lode Overiay Lommunickhon sHes. . winers asset alroady eatsts smnacr on
o seenin quadity / ndtural assets navs
- LI alfdady been sssessed / approved

ot welS congliue 10 be Impacted i
the {teapan of the dset

West Coast Council Tuesday 15 December 2020 Page 476



West Const 95 evatation sarmnary fsbrmisson ||

SAPsSPPEs.  Not to ogply to To ersyre that future kvclumntnt o lPsls wnsii with prficy . wppm:i
sistations these sltes is not urrcasonably sffertor
by SAR,

Wiz Use 1 all ongs, PPZS and SAPs  The ability to consider Utilitins Uss Glass | LS fs coasistent with podicy pesition, supposted,
Approval the {¥se Class for Lkditles  Im al} zones Is @ requirement far the

Staius anid Minor Uthitles must  &fbctive planndng and development of
b wither linear atifty Infrastructure, which is
- Mo bermit Required, required ta be focated in 3 Tange of assas
- Permitted e el will be: subilect 1o multiple zonings,
- Déscretiohary
Wiifies must nat ba
Prahilited
FPZs or SAPs  Ase deafted with o lesst & Lansistent with pobicy iin SPPy that LPS s comistent with policy poltion, upported.
se, discretionary approval 2nakles consideration of Utdities in
development pathway. For exempie: all zones.and no:fmite quaniizativa
and - No shstute heght limit develeomens ar subdhvisien
subdivision shgriclacds.
standards ~ Allow st bdivislon fin
utiligies
EFIFC Is correctiymapped and  Comsistent with padley In SPPs Amandment sauphie, meossistent with policy periten,
eppited to relevant Thie Substation Bufier Fasiity Layar of the ETIOL has.

00t bt antieed toang ol e substationg.
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transmissian
infrastructure bﬂmﬁr’( ﬁ_.\f‘l:oehwwm
- Amendment is nﬂtﬁhﬁuﬂz Line 534 Pleman -
‘Granville and Line 522 Pieman Spur and ths Peman
* Swnching Stacon whin the ETPC.

Local Area Are drafied ina manner - Potential impact on future
DObjecives that does not candlict with developmont

the ENIPCIFthey appy - Diminahes strategic benefit of ealsting
O Al W51 S cortidors making constderation of new
Cods carridoes more likely
- Move onerous appvovals pathway for
augmentation of assets

- Semds canflicting medsage to pubdic
regarding the ongoing use of the land
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Please note, this aspect of TasNetworks” representation should not be taken as a request to
change or amend the SPPs. However, this infermation is provided to highlight fundamental land
use conflict issues that coutd nccwr 35 each LPS implements the SPPs across the State.

In this representation, TasNetworks would like to highlight a failing in the SPPs that causes a
fundamentat conflict between existing electricity transmission easement rights and SPP
Exemptions and will prevent implementation of the purpose of the ETIPC. This fatling is resulting
from not applying the Code, in particular, the Electricity Transmission Carridor (ETC) and loner
Protection Area {IPA) to certain exemptions that would:

- On almost every occasion, tondlict with easement rights (and have the patential to impact
human safety} and compromise the Purpose of the Code; and

- Uniess managed appropriately, have the potential to conflict with easement vights jand
have the potential to impact human safety) and the Purpase of the Code,

Whaere the Code does not apply, 2asement rights stilf exist but can only be enforced once a breach
has oocurred or [t best} is imminent, This can result In a costly process of removal or refocation
and in the interirn, could pose a safety risk. When the Code applies, it provides developers,
Counci! and TasNetworks an opportunity to avoid or manage this issue early in the application
process, See Appendix 2 for benefits that can be realised hy considering electricity transmission
assets in the planning process and conflict examples,

The Scenic Protection Code does not apply to sites in the Utilities Zone. As a rasult, assuming a
Ltllithes zoning, TasNetworks' substations and communicstion sites are not subject to the
application of this Code, thus supparting the continued and consolidated use and development of
these sites for electricity infrastructure.

TasMetworks' recognises that a Coundl] may wish to regulate other activities in the ETC that could
impact on scenic values, However, application of the Scanic Protection Cade to new eleciricity
transmission use and development within an existing ETC has a number of impacts in conflick with
the continued use of these corridors:

- Does not recognise the already established vegetation clearance and seenic quality;

- Does not recognise existing and continued use of these carridors, including vegetation
clearance, for significant linear Infrastructure on a state wide basis;

- Unreascnably diminishes the strategic benefit of the ETC,

- Devalues the substantial investrent already made in the establishment-of these corridors;

- Unreasonably fetiers augmentation of existing corridors by imposing development
standards relating to scenic protection to electricity transmission use and development in
an existing electeictty transmission corrider;
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- Conflicts with the purpose of the ETIPC;

- Supports a misconception in the cammunity that where the Scenic Protection Code {tree
preservation) is applied, vegetation clearance will be limited, when in fact vegetation
clearance for transmission lings is required and authorised by separate regulatory regimes
in these lecations.

1f the Scenic Protection Code in the SPPs were amended to ensure that, where this Code intersects
with an ETC, it does not apply to electricity transmission use and development in that ETC, these
impacts could be largely mitigated. This approach recognises the presence of this substantial
electricity infrastructure and:

- its ptace in a broader state-wide network that is essential to the safe and relizhle provision
of electricity to Tasmania (as recognised in the Regional Land Use Strategy);

- implements the purpose af the ETIPC;

- facilitates continued use or augmentation of existing corriders and ensures that future
development {that s not otherwise exempt} can be efficiently provided.

The purpose of the Scenic Protection Code is to recognise and protect landscapes that are
identified as important far their scemc values, In accordance with the Commission's Guidelines
the Code is applied where: SPC2 The scenic protection orec overioy and the scenic rood corridor
overigy should be justified as having significant scenic values requiring protection from
inoppropriote development that would or may diminish those volues.

The ETIPC Code Purpose is: To protect use and development ogainst hozards associated with
proximity to electricity transmission infrastructure. To ensure that use ond development near
existing ond future electricity transmission infrastructure does not adversely affect the safe and
refiable operotion of that infrastéuciure. To maintain future opportunities for electricity
transmission mfrastructure.

The application of the Scenic Protection Code to electricity transmission use and development in
an ETC is inconsistent with the ETIPC purpose to retain electricity transmission infrasteucture in
these locations and to maintain future development oppartunities.

For works that do not have the benefit of ES| exemptions, it would be difficult to comply with the
Scenic Protection Code standards, Further, these assets form part of a wider network that s
essential to the safe and reliable provision of etectricity to Tasmania which is recognised in the
Regional tand Use Strategy,

Please note that these issues have been previously rassed and discussed with Meander Valley
Coundil, Brighton Council, Central Coast Counat, Glamargan Spring Bay Counal, Clarence Council,
Circular Head Council, Devonport Council and Glenarchy City Coundil as well as the Commissianers
throughout the draft LPS assessment process and will continue to be raised as part of this process.
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The introduction and subsequent rezoning of land withir the ETC to the Landscape Conservation
Zane has created a number of unforeseen issues for TasNetwarks, Primarily the Landscape
Conservation Zone — Zone Puepase is to provide for the protection, conservation and management
of landscape values, This is considered ta potentially canflict with the Purpose of the ETIPC which
is to mointain future opportisnities for electricity transimission infrastructure.

Additionally, development approval for augmentation of an existing corridor under the Landscape
Conservation Zone is mare onereus than if under the Environmental Living or Rural Resource
Zones in the interim scheme o the Rural Zone under the SPP, For example the Acceptable
Solution building height requirerent in the Landscape Conservation Zone is 6m as opposed to
12m under the Rural Zene.

Further, TasMetwoarks has concern regarding the rezoning of land within an ETC to the Landscape
Lonservation Zone and the inconsistent messaging it provides to the public. That being that the
land ls for ‘conservation’, where in fack ¢clearing of vegetation within the ETC is exempt and
avsgmentation of corridors can oceur,

TasNetworks acknowledges that the introduction of the landstape Consenvation Zone is per SPP
drafting guidelines however wauld like to open discussions with Council and retevant stakehalders
regarding the impacts that this change in 2oning has on the continued operation of efectricity
transmission infrastructure across the State.

West Coast Council Tuesday 15 December 2020 Page 481



9.1 Substations
There are five substation located within the West Coast LGA. These are:

- Farrell Substation

- fosebery Substation

- Newton Substation

- Queenstown Substation
= Pieman Switching Station

The following table detalls TasNetworks pilanning policy position with respect to substations.,

I e 2 S G

Zoned Not applied Not applied ar Apphed
Utilities - Scenic Pratection {SP} - Utilities use is NPR, P or D.

- Priority Vegetation [PV) - where the - Nofinite discretionary
site is cleared of native vegetation development standards

The Scenic Pratection Code has not been used in the draft LPS and no SAP or PPZ has been applied
to any of the substation sites, This is supported by TasNetworks.

Farrell Substation

Farrell Substation is located on targe unidentified title owned by the Hydro Electric Corporation
{Hydra). The site is within the Rural Zone of the draft LPS. TasNetworks is not supportive of this
zcening and requests that the draft LPS be amended to apply the Utilities Zone to the Farrall
Substation. The Utilities Zone reflects the primary and future use of the site and is consistent with
the zone application guidelines issued by the State. TasNetworks is supportive of Hydro’s
submission to rezone the area including this site to Utilities.

The Natural Assets Code - Priority Vegetation Overlay has been applied to a relatively small
section of the site that is cleared of vegetation, TasNetworks requests that this overlay be
remaved from the site where it is cleared of vegetation and developed. This is shown in the
following figure.
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The ETIPC has been applied to tha site as shown in the following figure. TasNetworks is supportive
of tils application however notes that the Substation Facility Buffer Area fayer is missing from the
mapping. As such, TasNetworks requests that the draft LPS be amended o include all layers of the
ETIPC. TasNetworks can provide the correct mapping if required.

Tlower 40 0 Wunet 0 ® qpe

Rosebery Substation
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Rosebery Substatien is located at Arthur Street, Resebery CT 169884/1. The site, owned by
TasMetworks is zoned Utilities in the draft LPS which 1s supported by Tashetwarks.

The Pricrity Vegetation Overlay has not been applied tn the site which is supported by
TasNetworks.

The ETIPC has been applied 1o the site as shown in the following figure. TasNetwarks is supportive
of this application however notes that the Substation Facility layer does not extend to the title
boundary and the Substation Facility Buffer Area iayer is missing from the mapping. As such,
TasNetworks requests that the draft LPS be amended to inciude all fayers of the ETIPC
appropriately. TasNetwarks can prowvide the correct mapping if required.

Newton Substation

Newton Substation is located at CT 163458/1. The site, owned by TasMetworks is zoned Utilities in
the draft LPS which is supported by TasNetworks.

The Natural Assets Code ~ Priority Vegetation Qveriay has Deen applied to across the whole site,
despite the site being developed and cleared of native vegetation. TasNetwarks requests that this
averlay be removed from the site where it is cleared of vegetation and developed.
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The ETIPC has been applied to the site as shown in the following figure. TasNetwarks is supportive
of this application however nates that the Substation Facility Buffer Area layer is missing from the
mapping and that the Substation Facility extends beyond the title boundary, As such, TasMetwarks
requests that the draft LPS be amended to include all layars of the ETIFC appropriately.
TasMetworks can provide the correct mapping # required.

e 311

Queenstown Substation

Queenstown Substation is located 2t Penghana Road, Queenstown €T 197371/1. The site, owned
by Tasietworks is zoned Utifities in the draft LPS which is supported by TasNetwarks.
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The Priority Vegetaiion Overlay has not been applied to the site which is supported by
TasNetworks,

The ETIFC has been applied to the site as shown in the following figure. TasNetworks is suppertive
of this application however notes that the Substation Facility Buffer Area laver is missing from the
mapping. As such, TasNetworks requests that the draft LPS be amended to include all tayers of the
ETIPC appropriately, TasNetworks can provide the correct mapping if required.
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Piermnan Switching Station

Pieman Switching Station is not reflected in the ETIPC of the draft LPS. This selatively new
substation provides a critical role in facilitating the supply of power from Granville Harbour pawer
station to the National Electricity Market. As such, TasNetworks requests that the site be included
in the ETIPC with the Substation Facility and Substation Facility Buffer Area applied. The site is
located on land owned by Hydro without an address, £T or PID, The site is shown in the fallowing
figure in yellow. The purple identifies the transmission fines connecting Granvifle Harbour inthe
waest with the existing network to the east. Refer to Figure 2 for more information regarding the
sites location, Tasietworks can provide the appropriate mapping to support this substations
inclusion in the ETIPC.

The site is located on land within Rural Zone in the draft LPS. TasNetworks requests that the site
be rezoned to Utilities Zone to reflect the current and future use of the site, TasNetworks ¢an
provide GPS coordinates for the zone boundary together with the application of the ETC and IPA
to the transmission line.
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Commumcatt n

Thare are nine communication sites within West Coast L GA that are operated by TasNetworks.
These are!

- Mackintosh Passive Repeater Communication Site
- Mackintosh Power Station Communication Site

- Farrell Substation Communication Site

- Mt Karshaw Passive Reflector Communication Site
- Reece Power Station Communication Site

- Pieman Dam Repeater Communication Site

- Mt Read Communication Site

- Newtan Pumping Station Communication Site

- John8utters Repeater Communication Site

‘The following table details TasMetworks planning policy pasition with respect to communication

sites.
3
o s S Y A
Zoned Not applied Not applied.or Applied
utities . geonic protection (SP) - Utilities use is NFR, F.or D.
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- Pricrity Vegetation {PV} - wherethe - Mo finite discretionary
site is cleared of native vegetaticn development standards

it is noted that the draft LPS does not apply the Scenic Protection Cade ar SAP or PPZ to any of
TasMetworks Communication Sites. This is supparted by TasNetworks.

Mackint

h Passive Repeater & Mackintosh Power Station communication sites

Mackintash Passive Repeater Communication Site and Mackintosh Power Station Cormmunication
Site are both located on Hydro land that doesn’t have an address, CT or PID. Please refer to Figure
2 for theur location and reference.

Both sites are zoned Environmental Management under the draft LPS. This zoning is not supported
by TasNetworks. TasNetworks requests that the sites be rezoned to Utilities. The Utilities Zane is
considered appropriate for TasNetworks communication infrastructure as it forms a key part of
the broader electricity network and is considered as major utilities. 1t 1s understoed that Hydrois
progosing 10 rezone the site to Utilities. TasNetworks 15 supportive of this rezoning.

The Priority Vegetation overtay has not been applied to either of the Communication Sites and the
ETIPC has been applied correctly.

Farrell Substation Communication Site

Farrell Substation Communication Site is jocated at the Farrell Substation site, As discussed ip the
Farreli Substation section of this submission TasNetworks requests that the site be rezoned to
Utilities to refiact the current and future use of the site.

The Priority Vegetation overlay has not been applied 1o the Communication Site and the ETIPC has
been applied correctly.

Mt Kershaw Passive Reflector Communication Site

Mt Kershaw Passive Reflector Communication Site incated to the east of Mount Kershaw ona
large title owned by Parks and Witdlife Services, The site 15 2oned Environmental Management
under the draft LPS, TasNetworks requests that the site, 20m radius fram the centre of the
communication site within the communication station buffer area be rezoned to Utilities. The
Utilities Zone is in accordance with the State guidelines and identifies that TasNetworks
communication infrastructure forms a key part of the broader electricity network and is
consicderad as a major utility.

Further, the sit2 is covered entirely by the Priority Vegetation Overlay. TasMetworks requests that
this overlay be removed fram cleared and developed parts of the site.

The ETIPC has been applied correctly to the site.

Reece Power Station Commasnication Site
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Reace Power Station Communication Site is iocated on unidentified Hydre land. The site is zaned
Environmental Managemant under the draft LPS. It is understood that Hydro is making a
submission to rezone the power station to Utilities, This area inchudes the Communication Site and
this rezaning is supported by TasNetworks.

A relatively small section of the site that is cleared of vepetation is subject to the Priosity
Vegetation Code. TasNetwaorks requests that overlay be removed from cleared / developed parts
of the site,

The ETIPC has been applied correctly to the site,

Pieman Dam Repeater Communication Site

Piernan Dam Repeater Communication Site is located to the west of Reece Power Station
Comrnunication Site. The site is also located on unidentified land owned by Hydro, The site is
current zoned Environmental Management. As per previous submission, TasNatworks requests
20m radius associated the communication site be zoned Wkilities.

The site s not subject to the Priarity Vegetation Overfay and the ETIPC has been applied correctly.

Mt Read Communication Site

#t Read Communitation Site 15 located at a site known as PID2531630. The site is without a CT
reference or address and is owned by the Department of Primary Industries, Parks, Wildlife and
Enviranment [OPIPWE), As the site is located on its own title TasNetworks requests that the site be
razoned to Utilities.

The ETIPC has been applied correctly to the site and the site is not subject to the Priority
Vegetation Cade.

Newton Pumping Station Communication Site

Newton Pumping Station Communication Site is located to the south of the Newton Pumping
Station on unidentified land owned by Hydro. The site is zoned Rural Zone, TasNetworks requests
that the site be rezonad to Utilities, 1t is undarstood that Hydro is making 2 submission for this
land to be rezoned Ultilities also,

The Priority Yegetation Cade is applied to the entire site. TasNetwarks requests the overlay be
removed from cleared / developed parts of the site, The ETIPC has been applied carrectly.

John Butters Repeater Communication Site

John Butters Repeater Communication Site is TasNetworks most southern assets within the
municipality, The Communication Site is located on unidentified land owned by DPIPWE. The draft
LPS has applied the Rural Zone to the site, TasNetworks is not supportive of this zaning for its
communication infrastructure and requests the Utilities Zone be applied to a 20m radius for the
site.
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The ETIPC has been applied correctly to the site and the site is nat subject to the Priority
Vegetation Code.

BCtncity |ransmission Larmao

There are 11 TasNetwarks Electricity Transmission Corridors that extend across the West Coast
1.GA, These are:

- iine 453 Mackintosh Spur 110kV

- line 518 Sheffietd - Farrell 220kV

- Lline 452 Farrell - Waratah 110kV

- Line 451 Farrell - Rosebery 110kV

- Line 519 Farell - Reece 220kv

- Line 523 Farrell — fohn Botters 220kv
- Lline 406 Queenstawn — Newton 110kV
- Liine 524 Tribute Spur 220kV

- Line 493 Newton Spur 1310kV

- Lline 522 Pleman Spur 220kV

~ Line 534 Pieman —Granville 220k

These corridors are shown in Figure 2. The following table details TasNetworks pelicy position

regard £TC.
o specific zoning - Scenic Protection Applied  Not applied or
applied to ETC; Code not applied - Utilities use is NPR, P or D.
- landscape Conservation  to ETC — )
Zone not applied to ETC - Mo finite discrationary

development standards

A range of zones have been applied to the fand underneath these corridors and as the SPP allows
for cansideration of Utilities in al zones this is acceptable ta TasNetworks, The Landscape
Consarvation Zone has not been utilised i the draft LPS and therefore hasn't been applied to any
of the corridors which is supported by TasNetworks,

Neither a SAP nor PPZ has been applied to an ETC which is supported by TasNetworks.

The ETIPC has been mapped carrectly within the draft LPS except 1t does not include Line 534
Pieman - Granvilie Harbour and Line 522 Pieman Spur. These lines, shown in Figure 2 are relativity
new lines associated with the new Pieman Switching Station. TasNetworks requests that the ETIPC
be updated (o include these two transtmssion lines and can provide the correct mapping required
for the ETC and IPAs.
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o ee 00 Sperific Area

The faliowing table provides an overview of TasNetworlks policy pesition regarding PPZs and SAPs.

Use StandardsinPPZor - Use Classfor Utlittes or Minor Utilitres musst be elther NPR, Par

SAP D. Must aot be Prohibited

Development Standards -~ Are not-drafted without a discretionary approval pathway (e.g

in PRZ or SAP not include a finite development standard - an absolute height
limit}

- Alfow subdivisian for Utlfities use [n all zones

The draft LPS includes 1wo new SAPs

- WCQ-51.0 Queenstown Specific Area Plan
- WCO-52.0 Strahan Harbour Specific Area Pian

Both SAPs are drafted consistent with TasNetworks policy position as such TasNetwosks make no
representation regarding these SAPs. It is noted that the draft LPS does not include any PR2 or
Local Area Objectives,
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Appendix £ PP Issues

In addition to TasNetworks' request regarding the Scenic Protection Code application, this
appendix cutlines the benefits of consldering electricity transmission assets In the planning
process for new development

The following benefits can be realised if impact on electricity transmission assets are constdered in
the planning process. {See Table 1 for the list of refevant exemptions):

- Removes the incorrect perception that bulldings and other works exempt under the 5PPs
can safely accur in a transmission line or underground cable sasements without the need
1o consider asset easement rights or operational requirements,

- Empowers the Planning Authority to request further information, condition or refuse a
develapment that conflict with the Code requirernents and Purposes.

Saves developars, Councils, TasNetworks and the community time, cost and distress
associated with easement right enforcement after a building, structure or other works
have either commenced construction or have been buiit,

- Reflects the reality with respect to what can and cannot safely occur in an electricity
easement,

- Saves developers project delay and cost required as a result of reworking proposals to
ensure easement rights are not compromised later in the process.

- Increases the chances af considering the impact of new development on electricity assets
early in the planning assessment process, before significant expenditure on project
preparation has occurred.

- Prevents land use conflict betwesn existing critical electricity transmission assets and new
development.

- Protects human safety.
- Aligns the planning considerations and electricity easement rights,

- Avoids increased acquisition or construction cost for future assets as a result of
encroachment {eg; dwelling encroachments within strategically beneficial easements may
not cause operational issues for existing assets. However, dwelling acquisition and
increased community and social impact of processes required to remaove dwellings in the
easement if it is required later can be avoided if encroachment is prevented in the first
place.

Supports compliance with AS 7000.
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- The strategic benefit of existing electricity easements and the strategic purpose of the
Code is preserved.

Conflict Examples

Table 1 presents examples of exempt development where TasNetworls believes conflict with
easement rights can octur.

Colaour coding indicates the following:

Confticts with easement rights and may be capable of management to ensure appropriste
alignment with easement rights.

SPP exemption Comment

43,6 unroofed i not attached to 3 house and fioor level 1s less than 1m above ground
decks level.

A deck of this nature can pose an impediment to safe acoess and due o
other exemptions tan be roofed without further assessment which s in
conflict with easement fights and could compromise safety.

A deck over Lhe operational area required far an underground cable would
always be unacceptable.
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SPP exemption Comment

Waest Coast Council Tuesday 15 December 2020 Page 494



SPP exemption Comment
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SPP exemption Comment
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Executive Assistant

From: Complznce Admin

Seni: Friday, 16 October 2020 324 P
Tos Compliance &dmin

Subject Fard: Submission for Zondng

Get Outlook forids

From: Tullsh Lakeside Lodge <info@tullzhikesidelodze comaus

Sent Friday, Oxober 16, 2020 10556 PM

Tor Compliznce Admin <complianceadminB'westoosst. @s.5o0v.au>

Subject: Submission for Zoning

Hi Allison,

T am writing in relation fo the Draft Local Planning Provisions 2020,

Tn the proposed draft both 56 Farrell Street & 37 Farrell Street in Tullah are being left as
residential lands.

The Tullch Lokeside Lodge currently operates on 56 Farrell Street, and is an existing
business, T would have thouwght that based on the Tact that this is ¢ local business already
that it would have been rezoned as local business.

In relation t0 37 Forrell Street. T know that you are aware as well as David Midson about our
plons for this ares. To develop i into a caravan/cabin park. Once again this area is being left
as a residenticl zone when one would have thought that being on the main street of town
directly opposite the current local business area that it would have been the next spot to
have ¢ local business zone?

Please con you put my thoughts through to the bcal Council in relation to this.

T hove spoken with other businesses and landowners in Tullsh and they have agreed with my
points.

‘Warmest Regards

Steve de Villiers

Tulloh Lekeside Lodge
?: 036473 4121 | F: 03 6473 4130 | W: tulleh kb sidelodge comans
‘A Home To Explore From®

355/20 COUNCIL TO MOVE OUT OF PLANNING AUTHORITY ROLE
Moved Cr Gerrity / Seconded Cr Stringer

That Council moves from its role as a Planning Authority back into Council
The Motion was PUT and Carried Unanimously

Meeting proceeding were suspended for a break, time being 5.54pm.

Meeting procedures resumed, time being 5.59pm.
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356/20 MATTERS PROPOSED FOR CLOSED MEETING

Local Government (Meeting Procedures) Regulations2015; Regulation 15

A Council may (by absolute majority resolution) close a meeting or part of a meeting when certain
matters are being or are to be discussed. The grounds for the closure are to be recorded in the minutes
of the meeting.

Section (2) A part of a meeting may be closed to the public when any one or more of the following
matters are being, or are to be, discussed at the meeting:

(a) personnel matters, including complaints against an employee of the council and industrial
relations matters;

(b) information that, if disclosed, is likely to confer a commercial advantage or impose a
commercial disadvantage on a person with whom the council is conducting, or proposes to
conduct, business;

(c) commercial information of a confidential nature that, if disclosed, is likely to —
(i) prejudice the commercial position of the person who supplied it; or

(ii) confer a commercial advantage on a competitor of the council; or
(iii) reveal a trade secret;

(d) contracts, and tenders, for the supply of goods and services and their terms, conditions,
approval and renewal;

(e) the security of —
(i) the council, councillors and council staff; or

(i) the property of the council;

(f) proposals for the council to acquire land or an interest in land or for the disposal of
land;

(g) information of a personal and confidential nature or information provided to the council on
the condition it is kept confidential;

(h) applications by councillors for a leave of absence;

(i) matters relating to actual or possible litigation taken, or to be taken, by or involving the council
or an employee of the council;

(i) the personal hardship of any person who is resident in, or is a ratepayer in, the relevant
municipal area.

Moved Cr Styles /Seconded Cr Shea

That items 358/20 — 365/ be discussed in Closed Session.

Item Matter Local Government (Meeting procedures)
358/20 | Leave of Absence Request 15(2)(h)

259/20 | Council Decision Statues Report/Action Item | 15(2)(f)

360/20 | Planning & Building Report 15(2)(i)

361/20 | Correspondence 15(2)(i)

362/20 | Cradle Coast Authority Minutes 15(2){g)

363/20 | West Coast Spirit Awards 15(2)(g)

364/20 | Appointment to LCAC 15(2)(g)

365/20 | General Manager Performance Review 15(2)(g)

The Motion was PUT and Carried Unanimously
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