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1. RZ 2023 -002 Proposal 
Proposal – Amend  the planning scheme map to: 

A. Rezone the land at 203 and 205 Old Beach Road, Old Beach from Future Urban Zone to General residential Zone, Low Density Residential 
Zone , Environmental Management and Open Space Zone.  

B. Amend the Priority vegetation Overlay from 203 and 205 Old Beach Road, Old Beach, 
C. Insert the Flood Prone Hazard Overlay over 203 and 205 Old Beach Road, Old Beach

 

 
Figure 1 Annexure 1 from the Brighton Local Provisions Schedule Amendment 
RZ 2023 - 002. Rezoning proposal 

 

Figure 2 Annexure 2  from the Brighton Local Provisions Schedule Amendment 
RZ 2023 - 002. Priority vegetation overlay. 



 
Figure 3 Annexure 3  from the Brighton Local Provisions Schedule Amendment 
RZ 2023 - 002. Flood Hazard Overlay 

  



2. Flood Prone Hazard Overlay 
Response to representation 17 states that “The proposed zoning map shows the flood affected land is to be zoned 
environmental management”  

 

 

 

 

 

 

 

 

 

 

  

 

  Figure 5 Proposed rezoning map overlayed over the proposed flood 
zoning map 

 

When the flood overlay 
map is layered over the 
proposed zoning map it is 
clear that there are 
significant areas of flood 
zone that are not 
proposed to be covered by 
Environmental 
Management Zoning, 
particularly in 203 Old 
Beach Road where the 
open space overlay does 
not extend at all.  

Note that the flood overlay 
proposed does also not 
include the flood zone of 
Gage Brook Which should 
be present in the north 
west corner of Lot 203 Old 
Beach Road.  

Figure 4 Excerpt from Tivoli Green 1% Flood Map showing 
Gage Brook flood area in north west corner 203 Old Beach 
Road. This portion of the flood zone is missing from the 
proposed Flood Hazard Overlay area.  



3. Open Space Planning - Current 
 

The Tivoli Green Specific Area Plan covers much of the area surrounding the proposed rezoning lots. 

 
Figure 6 Extent of Tivoli Green Specific Area Plan. (Orange with dashed outline.) 

203 and 205 Old 
Beach Road 



 
Figure 7 image from the Rezoning document for RZ 2016-02 

The Tivoli Green Specific Area Plan was 
included in the amendment RZ 2016-02 
which included rezoning to residential and 
open space zoning.  

To undertake this rezoning there was 
extensive rezoning documentation 
required including a 37 page planning 
report , (Emma Riley + Associates, 17 
March 2015)  which considered 
demographics, aboriginal heritage, natural 
and landscape values, traffic impact, land 
use planning and strategies etc. This 
report stated on page 21 that the natural 
values existing on the site are primarily 
around Gage Brook which will be 
protected through the proposed Open 
Space zoning.  

 



The open space zone was included in the initial rezoning 
application to facilitate the Specific Area Plan purpose 
statements.  

The Tivoli Green SAP has eight purpose statements, the 
first of which states  The purpose of the Specific Area plan 
is : F2.1.1 “to promote social interaction through an active 
and healthy residential environment based on provision of 
public open space, a pedestrian and trail network and the 
integration of water sensitive urban design into the road 
network.” 

To achieve the goals of the SAP the Tivoli Green 
development the open space zone was designated as part 

of the SAP and incorporated into the planning scheme. The 
open space in this case fulfills the function of protecting 
development from the flood zone as well as providing 
extensive areas within and outside the flood zone for a trail 
network and pedestrian connectivity.  

To fulfil this obligation and create a space achieved the 
community goals of connectivity, open space and creating 
a pleasant community asset Tivoli Green commissioned an 
open space planning report from REALM Studios that 
included the following overlays.  



 
Figure 9 Ecology Overlay 

  



 
Figure 10 Movement and Access overlay. 

 These overlays have been combined into the following open space design creating a space has good outcomes for the 
community regarding connectivity, protection from flooding and environmental outcomes: 



 
Figure 11 Composite Open Space Plan Tivoli Green 

  



4. Open Space Planning -  Proposed  
Rezoning Proposal RZ 2023-002 for 203 and 205 Old Beach Road shows small portions of 205 Old Beach Road are rezoned to 
open space and a larger portion 205 is rezoned to environmental management.  

 

 
Figure 12 proposed rezoning zones overlayed over existing planning scheme. 



  

When considered against the 
surrounding area it is 
apparent that extending the 
open space would maximise 
the value of the pedestrian 
network for the community 
community and strategic 
planning perspective. We 
belive there should be a 
greater level of open space 
considered as part of the 
rezoning application.  

Extending the open space 
rezoning through lot 203 Old 
Beach Road to the road 
along the flood way of Bobs 
Creek is a logical extension 
of the existing open space 
that has been required as 
part of the Tivoli 
development. Future 
strategic open space 
extensions would also 
extend along the Gage Brook 
flood way.  

Figure 13 Tivoli Open Space design shown with 
the proposed rezoning zones and the 
recommended extension of the open space 
overlay. 



 

 

 

 

 
Figure 14 Tivoli Open Space design shown with the proposed rezoning zones and the recommended extension of the open space overlay. 

 

Tivoli Green Open Space  

Proposed Rezoning Areas  

Recommended Rezoning areas to continue open space 
connectivity 

Recommended future connectivity network 



We believe that a greater level of strategic planning should 
be applied to the open space rezoning of lots 205 and 203 
Old Beach Road as the current proposal: 

a) does not provide for strategic open space 
connectivity and pedestrian networks and; 

b) does not adequately cover the flooding area.  

Note that the areas proposed are indicative only and a 
closer analysis of the site, pedestrian connectivity, 
contours and flood overlay and the environmental values 

should be the drivers for a more specific and considered 
open space area. This was a requirement for the open 
space included in the Tivoli Green Specific Area Plan and it 
seems reasonable to extend that level of consideration 
strategically to the greater area.  

The proposed extension to the open space will provide the 
community with an open space network that is a cohesive 
and considered future network.  

 

  



5. Priority Vegetation Overlay.  
 

 

  

It appears that the proposal 
includes the removal of the entire 
area of priority vegetation overlay 
on lot 205 and 203 Old Beach Road. 
We believe there has been 
insufficient analysis and  
justification of this removal, 
particularly considering the north 
west corner of lot 205.  

 

The priority vegetation community 
in this corner appears to be a 
thriving saltmarsh community 
which is classified under wetland 
as part of a Tasmanian Threatened 
Native Vegetation Community. We 
believe that further investigation is 
required prior to removing this 
section of vegetation from the 
priority vegetation overlay.  

 

Figure 15 ListMap image of priority vegetation area in Lot 205. 

Figure 17 Image of 205 Old Beach Road showing large area of 
saltmarsh. 

Figure 16 image of Sarcornia Sp. present in 205 Old 
Beach Rd priority vegetation overlay. 



6. Appendices  
Appendix 1. Tivoli Green Developed 1% flood overlay and open space.  

 
Figure 18 Tivoli Developed 1% flood zone with open space overlay (green). 

  



Appendix 2. REALM Studios Tivoli Green Landscape Development Application.  
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