
3 September 2021 

General Manager 

Southern Midlands Council 

PO Box 21 

OATLANDS TAS 7120 

By email: mail@southernmidlands.tas.gov.au 

Dear Sir 

. . 

Irene1nc 
PLANNING & URBAN DESIGN 

SUBMISSION - BLACKBRUSH ROAD, MANGALORE 
DRAFT SOUTHERN MIDLANDS LOCAL PROVISIONS SCHEDULE 

The following submission is made in relation to the Draft Southern Midlands Local Planning 

Schedule currently under exhibition. 

We have been engaged by the owners of land at Black Brush Road in Mangalore (CT 152939/6), 

described in the figure below, to make a representation in relation to the Draft LPS. 
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Figure 1: Location with topographic and cadastre from www.thelist.tas.gov.au © the State of Tasmania 
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Existing Interim Planning Scheme Zones 

The following figure details the current zoning for the Black Brush Road area: 

Figure 2: SMIPS zone plan with cadastre, road names and zones from www.thelist.tas.gov.au © the State 
of Tasmania 

As detailed in the figure above, from the eastern intersection with the Midland Highway, Black 

Brush Road has a cluster of residential properties in the Rural Living Zone which are approximately 

1000m2, along with 2 parcels of Council owned land, including Mangalore Oval, in the Community 

Purpose Zone. 

On the southern side of Black Brush Road there is a Rural Living Zoned area contained the Highway, 

Black Brush Road and Mountford Drive. The lots are various sizes from under 1ha to 2ha and some 

larger. 

On the northern side of Black Brush Road opposite the rural living area the land is zoned Rural 

Resource, which includes lots in various sizes, including a further parcel of land owned by the 

Council directly east of the subject land indicated. 

LPS Draft 2018 

The Draft LPS's were exhibited by Council in 2018, at that time the Zone plan for the Mangalore 

area generally, and the Black Brush Road area more specifically, was as follows: 
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Figure 3: Extract of Tasmanian Planning Scheme - Zones: Southern Midlands Local Provisions Schedule -
Mangalore Ba & Bb - Source Southern Midlands Council 

As described in the above figure the area on the northern side of Black Brush Road opposite the 

existing Mountford Drive Rural Living area has been zoned Rural Living. This zoning was proposed 

to bring in to being strategic planning through the Bagdad Mangalore Structure Plan which 

identified areas of rural living land which should be rezoned to agriculture and likewise identified 

suitable areas for replacement rural living zoning to achieve a limited capacity for some new 

development through consolidation. The zones proposed by Council through this strategy was 

supported by the property owner. 

Draft LPS Zones 

In the exhibited Draft LPS zone plans the subject site is proposed to be Agriculture Zone while the 

parcels eastward are Rural, as described in the figure below. 

Figure 4: Extract LPS Zones 
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LPS Zone Request 

It is requested that the Zoning of the subject land on the north side of Black Brush Road be Zoned 

Rural Living in accordance with Council's identified strategy as identified: 

• Per Council' Strategic Plan 2014-2023:

o Part 2. 1. 1 "Increase the resident, rate-paying population in the municipality"

o Part 3.4. 1. 1 "Make use of the Joint Land Use Planning Initiative (JLUPI) outcomes

to develop the local content for the new planning scheme"

o Part 5. 1. 1 "Maintain and strengthen communities in the Southern Midlands" (Part

5. 1 Retention [of population])

• To increase the population of the Bagdad Mangalore Valley in accordance with prior

strategic plans i.e. Joint Land Use Planning Initiative, Bagdad Mangalore Structure

Plan;

• To enhance an existing settlement node in the Bagdad Mangalore Valley through

providing further residential development opportunity and promote a higher density

population within the boundaries of an identified settlement area; that will

• Facilitate future growth of recreational facilities, further transport opportunities

and infrastructure, and generally more attractive to service providers; and also

• Maintain and strengthen an existing community to retain and attract young people

and retain elderly people

• Provide opportunity and incentive for business development within an existing

settlement; and aim to

• Provide a rural living area that is better serviced than most rural living land in

Southern Tasmania that is:

o Within walking distance of community and recreation facilities at the Mangalore

recreation ground.

o Wthin walking distance of the bus stop on the corner of the Midland Highway and

Blackbrush Road.

o A short drive to the Midland Highway - the main vehicle transport route in the

State - where it is accessed via a safe junction that incorporates turning lanes.

o A short drive north to the Bagdad school and Community Club.

o A short drive south to the new Brighton Bypass section of the Midland Highway

and from there access to Hobart is over some of the best highway roads in the

State

• To continue the pattern and strategic intent to consolidate residential development

(including rural-residential development) in nodes and retain the rural landscape

between the nodes. In other words, the rural-residential sprawl that has occurred

just south of the Bagdad Mangalore valley either side of the Brighton township is not

to be repeated in Southern Midlands.

• To provide dedicated land for residential development in Mangalore that will not

impact the long term agricultural use in the locality; and to identify such land through

a local area study (strategic plan).

• The draft zoning is ultimately part of a much broader land use strategy to create

distinct residential nodes based on existing settlement areas in the Bagdad Mangalore

Valley. This in turn will retain and protect the more viable agricultural land. To date,

this has been largely achieved through a series of rezonings undertaken in 2014 which

"backzoned" a large area of Rural Living Zoning on the valley floor to the Significant

. . 
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• 

Agriculture Zone and Rural Resource Zone under the SMIPS2015. The basis for these 

rezoning was distilled in the Bagdad Mangalore Structure Plan and then embodied in 

the objectives SMIPS2015. All such rezoning are also consistent with and supported by 

the STRLUS; and 

• Note that the STRLUS, and the Agricultural Land Mapping Project provides additional

and more definitive direction in this regard, particularly in respect of the spatial

allocation of Agriculture Zone under the TPS.

• To zone new rural residential land on the sides of the valley adjacent to existing

development, especially where not requiring new accesses on the Midland Highway,

thereby consolidating and strengthening these rural living areas.

• New rural living opportunities are provided on the edges of the Bagdad-Mangalore

Valley adjacent to existing clusters and where not reliant on direct access to the

Midland Highway.

• To avoid creating rural living areas on land with high biodiviersity and natural values

or with potential bushfire, landslide or other natural hazards.

• By expanding a residential node in accordance with a strategic plan it should mitigate

ad-hoc responses to future development pressure and residential land demand due to

population growth (or other compelling reasons to move outside the greater Hobart

area).

The application of the Rural Living Zone "A" to this land is an acceptable application of 

the zone and inclusion in the draft LPS per criteria (a) to (h) provided by Section 34(2) of 

LUPAA: 

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

The Rural Living Zone "A" is a zone provided in the declared SPPs.

• (b) is in accordance with section 32;

The use and application of the Rural Living Zone "A" in the draft LPS is in accordance

with Section 32. There are no points of conflict or tension or modifications of the

zoning as provided by the SPPs.

• (c) furthers the objectives set out in Schedule 1 ; and

The draft zoning is ultimately part of a much broader land use strategy to create and

encourage distinctive residential nodes based on existing settlement patterns and

areas in the Bagdad Mangalore Valley.

To date, this strategic planning, has been largely implemented through a series of

rezonings undertaken in 2014 which "backzoned" a large area of Rural Living Zoning

on the valley floor to the Significant Agriculture Zone and Rural Resource Zone under

the SMIPS2015. The basis for these rezonings was distilled in the Bagdad Mangalore

Structure Plan and then embodied in the objectives of the SMIPS2015. It is Council's

position that all such rezoning are (and were) consistent with and supported by the

STRLUS.

The land in between these nodes will be preserved for predominately agricultural use

and protection of the Midland Hwy. This will also preserve the rural landscape values

of the valley and prevent rural-residential sprawl or ribbon development.

The overall plan, therefore, provides for the orderly development of the valley

without adversely impacting on natural or cultural values and without creating

excessive demand on services that cannot be met (and at risk of being stretched over
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vast areas). It is in accordance with relevant strategic planning documents and will 

lead to an enhancement of the social and economic well-being of the area. 

The information contained in the Bagdad Mangalore Structure Plan, the JLUPI 

Settlement and Open Space Strategy and the JLUPI Land Use Strategy further 

demonstrate general compliance with the objectives of the Act. 

• (d) is consistent with each State policy; and

On the whole, the draft LPS is consistent with the State Policies.

The information contained in the Bagdad Mangalore Structure Plan, the JLUPI

Settlement and Open Space Strategy and the JLUPI Land Use Strategy demonstrate

general compliance with the State's few State Policies.

The State Policy most relevant to this land zoning is the Protection of Agricultural

Land State Policy. The outcome of this zone change combined with previous, and

related, zone changes in the Bagdad Mangalore Valley is to preserve large expanses

of good agricultural land on the valley floor from development that would otherwise

remove that land from agricultural production permanently or likely cause unplanned

or adhoc residential development on otherwise quality farming land. The land is not

otherwise prime agricultural land.

The allocation of a dedicated rural living zone (close to services) in the Mangalore

Area away from the more productive and irrigated soils of the valley is a suitable

means to meeting demand for growth without impacting long-term agricultural land

use.

• (e) 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

On the whole, the draft LPS is consistent with the STRLUS.

Please feel free to contact us if you would like to discuss any of the above in any greater detail. 

Yours faithfully 

Jacqui Blowfield 

Senior Planner 

IRENEINC PLANNING ft URBAN DESIGN 
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