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PDPSAMEND-2019/001707 – 18 Downhams Road, Risdon Vale 

Aran Eco-Development Specific Area Plan 

Dear Mr Nelson, 

Thank you for the opportunity to comment on Draft Amendment PDPSAMEND-2019/001707 to 

the Clarence Interim Planning Scheme 2015 (Interim Scheme) for the proposed Aran Eco-

Development at 18 Downhams Road, Risdon Vale.  

State Growth has reviewed the exhibited documentation, together with Council’s Section 35 report 

on the proposed amendment. This review has highlighted matters for further consideration by 

Council, as outlined in the attached documentation. 

Please do not hesitate to contact Patrick Carroll, Principal Land Use Planning Analyst at 

Patrick.Carroll@stategrowth.tas.gov.au or on 03 6166 4472 who can arrange for relevant officers 

to respond to the matters raised in this submission. 

Yours sincerely 

 
 

Martin Blake 

CEO Infrastructure Tasmania 

 16 July 2021 

Attachment 1: State Growth Comments – 18 Downhams Road, Risdon Vale 

Attachment 2: Draft Planning Scheme Ordinance incorporating State Growth amendments 

Attachment 3: State Growth amendments to Figure F17.8.1 
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Attachment 1. State Growth comments – 18 Downhams Road, Risdon Vale 

 

 Quarrying and Forestry Activities 

The proposed amendment seeks to insert a Specific Area Plan into the Clarence Interim Planning 

Scheme 2015 to allow development of a tourism venture on the site. The site is partially located 

within the attenuation area of a large quarry and is adjacent to a private timber reserve.  

In this context, State Growth considers that the proposed Specific Area Plan (‘SAP’), as drafted, 

should be amended to ensure any future land use conflict between the proposal and these existing 

activities can be appropriately managed.  

Quarry Attenuation Area  

As noted in the application, part of the site is impacted by an Attenuation Area for the nearby 

dolerite quarry at 415 Flagstaff Gully Road. This Attenuation Area forms part of the statutory 

mapping included in the Attenuation Code of the Interim Scheme. 

Figure 1 shows the subject site in blue, the Flagstaff Gully quarry in red, and the Attenuation Area 

is denoted by hatching. At its closest point, Precinct C of the subject site and the Mining Lease have 

a separation of approximately 820m. 

 

Figure 1. Map showing proximity of Flagstaff Gully Road quarry (red) to subject site (blue). Red hatching 

denotes the statutory Attenuation Area. 



 

The quarry is operated by Hanson Construction Materials Pty Ltd, and is subject to Mining Lease 

1959P/M. The overall lease area measures 50ha. The operation is Tasmania’s fourth largest hard 

rock production quarry and has been operating for 55 years. A 2019 study assessed the quarry as 

having a potential lifespan of greater than 100 years1.  

Production is approved at 262 500m3 per annum, however the quarry operator has a current 

application with the EPA to increase production to 375 000m3 per annum. If the production limit is 

approved, the quarry would become the third largest quarry operation in the state. 

Blasting is required to extract the dolerite. The quarry’s mining direction is progressing westwards 

above the historic pit. As such, blast direction has the potential to detonate towards the subject 

site. Based on the development indicated on the masterplan, the hotel would be closest to the 

quarry operations, and most likely to be impacted by blasting.  

Private Timber Reserve  

Adjacent land at 429 Flagstaff Gully Road, Lindisfarne (CT 202945/1) is subject to a Private Timber 

Reserve (PTR #376).  

 

Figure 2. Map showing the proximity of the subject site (blue) and Private Timber Reserve #376 at 429 

Flagstaff Gully Road, Lindisfarne (green). 

 
1 Miedecke (2019) Hanson Construction Materials Flagstaff Gully Quarry Extension EMP. Revised John Miedecke 

and Partners, 2019. 



 

The commencement of forestry operations has the potential to impact the development at the site, 

including through noise and particles. 

The submitted masterplan indicates that future Visitor Accommodation use will be located 

approximately 350m to the west of the private timber reserve. At this distance, land use conflict is 

not considered to be an issue. However, if the draft SAP is approved in its current form, Residential 

or Visitor Accommodation use could occur as little as 60m from the boundary shared with 429 

Flagstaff Gully Road – a separation that is likely to create conflict between land uses. 

It is acknowledged that, should buildings be sited as shown on the masterplan, the potential for 

impacts from the private timber reserve will be minimal. 

Proposed Amendments to Specific Area Plan 

To mitigate against any potential future land use conflicts between the proposed development, the 

adjacent quarry and private timber reserve, and consistent with the requirements of s32(1)(e) of 

LUPAA, State Growth is proposing amendments to the SAP (see Attachments 2 and 3). These 

amendments are to - 

• Amend the ordinance of the draft Specific Area Plan (Attachment 2), including amendments 

to: 

o F17.1 – Purpose of the Specific Area Plan 

o F17.3 – Definition of Terms 

o F17.5 – Use Table 

o F17.7.2 – Building Height within all Precincts 

o F17.7.3 – Building Design in all Precincts 

• Amend Figure 17.8.1 of the draft Specific Area Plan to create Precinct D (Attachment 3) 

The proposed amendments will increase the separation between Visitor Accommodation and 

Residential uses at the site and the adjacent private timber reserve. It will also keep those uses 

outside the Attenuation Area for the Flagstaff Gully Road quarry. 

While the amendments will effectively prohibit residential and visitor accommodation from an area 

of approximately 5ha in the southern part of the site, State Growth believes the amendments do 

not conflict with or detract from the masterplan prepared by the applicant. With the exception of 

Residential and Visitor Accommodation uses, all uses that have a pathway to be approved in Precinct 

C have the same pathway provided in Precinct D.  

State Growth also notes that there is precedent in providing additional planning controls to restrict 

sensitive uses, in addition to those provided by the Attenuation Code. An example is the provisions 

contained in the Bridgewater Quarry SAP of Brighton Council’s Local Provisions Schedule. 

State Roads 

The Traffic Impact Assessment (TIA) submitted by the applicant in support of the amendment does 

not address impacts on the operation of the East Derwent Highway / Sugarloaf Road or Grass Tree 

Hill / Sugarloaf Road junctions. State Roads does not consider it necessary to request further traffic 



 

analysis be undertaken at this time, given any additional traffic generated by the allowable uses is 

unlikely to coincide with commuter peak hour.  

However, it is noted the masterplan shows an area of land proposed for future residential 

development, which is not part of the current draft amendment.  

Council should note that any future proposed amendment for residential zoning of this land and/or 

the Risdon Vale area more generally, will require detailed traffic analysis regarding impacts on the 

State Road network, including at the East Derwent Highway / Sugarloaf Road, and Grass Tree Hill / 

Sugarloaf Road junctions. 

Public Transport 

The supporting report prepared by ERA Planning Pty Ltd notes the site is around 500m from a 

public transport route in Risdon Vale (page 3). 

Public transport services run along Gardenia Road, with Metro Stop 29 being closest to the subject 

site. Based on the draft SAP and master plan, this stop is over 1km from the nearest development 

precinct able to support residential or visitor accommodation. The masterplan does show a new 

road network in the future, which will provide better connectivity.  

Alternative public transport services available via Clinton Road (Metro Stop 17) are located over 2 

km from the site and accessed via a largely unsuitable network of roads.  

The application does not place any emphasis on guests or visitors using or being reliant on public 

transport. However, any future development applications should note the existing limited public 

transport services near the site. 


