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Attention : Mr. Roger Howlett  
Topic : Break O’Day Planning Scheme – representor Denis Buchanan No: 2 
Hearing proposed on the 7th September, 2022 
 
Dear Sir,  
You will note that I , Denis Buchanan in conjunction with my wife Ann Calder have lodged an 
application that the local planning scheme being reviewed as applied to the 5 properties be 
reviewed. (26754/1,26754/5,26754/6, 141750/1 and 137864/1) 
 
We believe that this hearing is very important to us. However the timing is unfortunate as we 
will be overseas until the 24th September. ‘The hearings for these matters has been only just 
announced and we are unable to change our plans. 
 
We would like to comment on the assessment and recommendations of the planning commission. 
As there are 5 titles the commission as reviewed each one on a single title basis. 
So in response I will address the issue as follows: 26754/1 , 26754/5 and then as a group 
26754/6, 141750/1 and 137864/1. 
 

• With regard to 26754/1 we are happy with the recommendation that its zoning be 
changed to the Landscape Conservation Zone. The Commission started its’ response with 
this title and it is perhaps more detailed than the subsequent other title responses.  
As stated in my representation the soils on this title have no agricultural potential. I know 
this as I have been developing the orchard on the adjacent title 26754/5 for 30 years 
supported by a great number of soil and tissue analysis to directionally indicate what we 
needed to do. 

 
 In determining the delineation of the existing Rural Resource zone into 2 new zones i.e  
the Rural Zone and the Agriculture Zone the Tasmanian Planning Authority relied very 
much on the  Agricultural Land Mapping Project. It in turn relied on the Land capability 
maps.(see below) You will note that all the Break O’Day area is based on a model map. 
The report further indicates that ‘very limited checking has been carried out’ in these 
areas. 
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Thus we have a situation whereby zone 
delineation mainly was determined  on a 
desktop analysis. In our situation all 5 titles 
were thus changed to the Agricultural Zone 
probably based simply on the fact that a 
portion had a horticultural activity.. 
At the time of this report 3 of the titles were 
sealed and all titles had been treated as 
Rural Resource. It would seem therefore 
that as we were pursuing a agricultural 
activity in spite of a very low land 
capability that we were deemed to have a 
agricultural capability. So under the 
allocation of potential agricultural land (see 
p15) if 50% is ok then all will be given the 
same land capability. 
 

 
It should be noted that all titles fall into a 
agricultural capability of between 5 and 6 with 6 
almost at the bottom of the scale. But the 
distribution of these 2 zones makes little sense. 
You would expect on Mathinna mudstones 
subsoils a better quality soil might be expected 
lower down the slope. This is in fact what we 
have observed with 26754/6 which falls away to 
the north. In the lower areas it can support some 
pasture and is more loaming than the sandy 
portions higher up. (see figure 8 , LAND 
CAPABILITYHANDBOOK 
Guidelines for the Classification of Agricultural 
Land in Tasmania) 

 
 

• With regard to 26754/5 the recommendation is that the land be changed from 
Agricultural Zone to Rural Zone. We don’t have a particular objection to this happening. 
However the argument that it is surrounded by the Rural zone to the west and south is not 
to my mind a valid reason. A large number of properties on the Tasman Highway ( e.g 
adjacent to 26754/1 ) and further west of 137864/1 along the Upper Scamander Road are 
all Environmental Zone at present and will be Landscape Conservation Zone in the new 
scheme.  

 
• My main problem is in the zoning recommended for the properties 26754/6, 141750/1 

and 137864/1. There has been a problem in my communication in that I had wanted  
these properties to be allocated Rural Living zones. Unfortunately the living part seem to 
disappear in the response analysis. These three properties together hold the opportunity 



for further development as a tourist icon. Together they inclose a valley with great views 
and privacy. They already have 2 commercial kitchens to service a cafe and for 
manufacturing preserves, desserts and icecream. There is also accommodation for farm 
stays and more planned.. Their position gives them great views of the Scamander river. 
The large dam situated in one of the forest walks has sufficient capacity to supply the 
land available on these 3 properties.  

 
We recognise that this zoning is not widely used in the Break O’Day Municipality. Never the 
less it perfectly fits this zoning criteria as described in the Tasmanian planning 
scheme:.(section 11) 
1:To provide for residential use or development in a rural setting where:  

(a) services are limited; or  
(b) existing natural and landscape values are to be retained.  

      2: To provide for compatible agricultural use and development that does not adversely 
impact on residential amenity.  

      3 To provide for other use or development that does not cause an unreasonable loss of 
amenity, through noise, scale, intensity, traffic generation and movement, or other off 
site impacts.  

     4 To provide for Visitor Accommodation that is compatible with residential character. 
 

 
I won’t discuss the Rural Living option any more unless the date can be changed for further 
consultation. If the date can be changed then we would attend but if the dates cannot be changed 
then we will have to accept your conclusions.  
The conclusion  being that 26754/1 be Landscape Conservation and all other titles be Rural 
Zone. 
 
Yours sincerely, \ 
 
Denis Buchanan 
 

 
 
 
 
 



 
 
 
 
 
 
 
 


