
                                                                                                                  Bicheno 18th March 2021 

 

Mr. John Ramsay 

Delegate (Chair)  

Tasmanian Planning Commission 

 

Dear Mr Ramsay,  

The submission following below is in reply to your Hearing Direction 1 dated 11th March 2021.  

Thank you for the opportunity to once again agitate this matter, just one day short of the third birthday 
of the Proponent’s invalid Request for Amendment of the 2015 GSBC Interim Planning Scheme.  

At the Directions Hearing I requested that a copy of the Cambria CONCEPT MASTER PLAN be published 
on the TPC website after it became apparent that Council would not or could not provide a copy.  

I now attach the best quality enlargeable copy I have been able to secure elsewhere (Attachment 1: 
CMP Cambria) and ask for it to be published on the TPC website as it will be referred to in proceedings 

Following the Supreme Court’s decision in December 2020 to uphold the Proponent’s Appeal against the 
TPC decision of November 2019 that it had no jurisdiction to hear the Cambria Green case, several 
representors unsuccessfully tried to get copies of the affidavits that are referred to in the judgement 
and apparently led to the SC decision.  These were read into evidence and should be on the public 
record. 

After several similarly unsuccessful attempts by me, I eventually did succeed to obtain copies and I 
believe that these Affidavits should be part of the record in these lengthy proceedings. I attach copies 
(Attachment 2: Affidavit Ronald Hu and Attachment 3: Affidavit Liu Kejing) and ask that they be 
published on the TPC website as they may need to be referred to in later proceedings. 

If only Mr Hu had remembered the momentous occasion when he was officially granted full Power of 
Attorney to deal with all things Cambria, even to deal with “off-the-Plan Land Sales”, than this matter 
would not be still festering and consuming valuable time and resources. 

At the Directions Hearing I also requested that a copy of the relevant AM2018-03 section of the full 
Council Minutes of 24/04/2018 be published on the Commission website as it will be referred to in 
proceedings. To assist the Commission, I attach a copy (Attachment 4: Minutes) for publication. 

For greater clarity I also attach a larger copy of the Plan that I created and is referred to in point 9 of this 
submission (Attachment 5). The Reserved Roads and Road Reserves rendered in white are not to scale 
but clearly illustrate the point made. Remaining blue lines are Title boundaries 

Despite all these time-consuming setbacks representors are still keen to soldier on and, I, for one, 
respectfully submit the following: 

 



 

 

 

 

 

  Invalid Planning Scheme Amendment Request GSBC AM 2018-03 

                                            CAMBRIA GREEN 
 

1. This submission is referencing Ireneinc’s Request for Amendment of the 2015 GSBC Interim Planning 
Scheme dated 19th March 2018. The proposed Amendment is in the form of a Specific Area Plan. 

2. The covering letter of that date to the GSBC GM explains: “The amendment includes 12 titles that 
form the ‘Cambria’ estate of over 3,000ha in area, located to the north of Swansea (as detailed in the 
accompanying planning report)”.  

 Include: to take in or comprise as part of a (greater) whole or group. “Over 3,000ha” is extremely 
imprecise and open-ended. Just how much “over”?  

3. Page 29 of Ireneinc’s report, 3.1 Subject Land: “The Land that is the subject of this application is 
located within the Glamorgan Spring Bay municipality, on Tasmania’s East Coast, to the north of 
Swansea”. This description of the Land (“that is the subject of this application”) is equally ambiguous in 
the extreme. Where does it stop?  What does it exclude?  And more importantly what does it include?                                                                                                                                                                   

The report then start a new paragraph: “The site --- pls note as distinct from the Land (that is the subject 
of this application) --- and associated lots have frontage and access from Tasman Highway, McNeills 
Road, Swan River Road, Dolphin Sands Road, Yellow Sandbanks Road and two through another lot 
(CT148001/1)”.  

Importantly there is no mention of the frontages to (or boundaries with) the “site and associated Lots” 
((in fact dual frontages to (or boundaries with) in each case)) to the Reserved Roads depicted on the 
plans of CT 100097/1, CT 100096/1, CT 233262/1 and CT 251306/1. 

 Figure 4 on page 29 (Site Analysis) provides an Aerial photo of the subject land and simply ignores the 
internal title boundaries with said Reserved Roads and shows only outer title boundaries.  

Said four Titles (Lots) have a total of ten long internal boundaries to five Crown properties that are 
ignored. Page 30 explains further that: “The site –pls note: not the “Land subject to the application”- is 
comprised of twelve titles, as detailed in the table and diagram below that form the “Cambria Estate”. 
Figure 3 on Page 30 adds to the confusion, where Site No 2, 3, 4 and 5 also do not recognise a Road 
Reserve (2) and the Reserved Roads (2,3,4 and 5) that bisect these properties and these “sites” only 
appear to exist on one side of the road reserves or alternatively consider the Reserved Roads as part of 
the Titles.  



 

The Report continues: “The site is comprised of 12 titles…. that form the “Cambria Estate… of 3074.44 
Hectares”. Page 48 of Ireneinc’s report- Concept Development- has the proponent providing a 
statement that the “Cambria Green project” contains approximately 3185 Hectares, muddling matters 
even further.  

4. Page 70 of Ireneinc’s report defines the Specific Area Plan as follows: “Map the following titles as 
being included within the Cambria Specific Area Plan:  The twelve CTs are then listed.  

5. I respectfully submit that there is nothing in the Ireneinc Report (Attachment B to the Council Agenda) 
limiting the extent of the requested SAP to the privately owned parts (the site) included within the 
requested Cambria Specific Area Plan.  

6. To try and accurately understand the true extent of the requested SAP it is necessary to carefully 
peruse Ireneinc’s Attachment A to the Report. Page 2 of that Attachment is crystal clear: 

 

 

 

 

 

 

7. Closer inspection and reference to the relevant CTs reveals that: 



 CT 100096/1 is subject to a Crown Reservation (a Reserve Road bisecting the Title Plan). 

CT 233262/1 is subject to a Crown Reservation (a Reserve Road bisecting the Title Plan).  

CT 100096/1` and CT 100097/1 are separated by a Reserve Road and McNeills Road. 

CT 100097/1 is bisected by a Public Road and a Reserve Road. 

CT 251306/1 is subject to two Crown Reservations (Reserve Roads). 

CT 148001/1 and CT 111628/1 are separated by Dolphin Sands Road. 

CT148001/1 and CT149607/1 are separated by Swan River Road. 

CT 149607/1 is bisected by the Tasman Highway. 

CT 148001/1 and CT 148927/1 are separated by the Tasman Highway. 

CT 148927/1 and CT115706/2 are separated by McNeills Road. 

CT 148001/1 and CT 115706/1 are separated by McNeills Road. 

CT 251306/1 appeared to be subject to three Reserve Roads on the Title plan but a check has shown the 
reserve road closest to the Tasman Highway was extinguished and now appears to form part of the Title. 

 

All these Road Reserves with public roads and Reserved Roads (except those still remaining on CT 
251306/1 which are ignored altogether by Ireneinc) are clearly depicted as being within the area of land 
designated as the Cambria Specific Area Plan in Figure 1.  

8. In the absence of any footnotes, explanatory  Legend boxes or further explanations any reasonable 
person, including any  member of the GSBC Planning Authority, taking all due care, should have  
correctly concluded that - as “the SAP applies to the area of Land designated as the Cambria Specific 
Area Plan” in Figure 1 in Attachment A (the Amendment) - the private lands and all Reserved Roads and 
Road Reserves depicted in blue colours boldly different to that of the private lands and Reserved Roads 
and Road Reserves outside the area to which the requested SAP Amendment applies- are included in 
the Request.  

9. Let us recap therefore: Figure 1: Cambria Specific Area Plan; Application of this Plan (if it had meant 
NOT to apply to reserve roads and road reserves) should have been mapped and described in terms like: 
This Specific Areas Plan applies only to the nine areas of land comprising the private parts of the 
Cambria Estate in Figure 1 and not to Road Reserves and Reserved Roads.  



 

 

 

10. Section 33 of LUPAA outlines the requirements for requesting an amendment of a planning scheme 
and relevantly states:  

(1)A person may request a planning authority to amend a planning scheme administered by it. 

(2)A request is to be in a form approved by the planning authority or, if a form has been approved by the 
Commission, is to be in that form. 

(2A) If a request under subsection (1) is in respect of one parcel or several parcels of land covered by the 
planning scheme and is requested by a person who is not the owner of the land to which the proposed 
amendment applies, the request must be – 

(a) signed by the owner or owners of the land; or 

(b) accompanied by the written permission of the owner or owners to the making of the request.  



11. The provision in section 33(2A) is expressed in mandatory terms in that it specifies that the section 
33(1) request, ‘must’ be either signed by the owner or owners of the relevant land, or accompanied by 
the written permission of the owners, thereby setting the requirements for a request in cases where the 
requestor is not the owner of the land. 

12. the Commission previously (as a result of the first Hearing of jurisdictional matters re: Cambria 
Green convened on 30th August 2019) determined that in the absence of satisfactory evidence of 
compliance with section 33(2A), the planning authority had no power to initiate the amendment as 
there was no valid amendment request before it and the planning authority’s resolution must also be 
invalid. The Commission would therefore be without jurisdiction to hear the draft amendment. 

13. On the basis of 1-12 above, I respectfully submit that the Amendment Request failed to comply with 
Section 33(2A) of LUPAA 1993 as the Request was not signed by the owner of the Reserved Roads (the 
Crown reservations on CT 100096/1, CT 100097/1, CT 233262/1 and CT 251306/1, nor accompanied by 
written permission from the owner(s). I further respectfully submit that on the evidence provided here 
the TPC may find that the Request as submitted and certified also failed to provide the necessary 
written permission of the owners in respect to the various Road Reserves with public roads.  

14. Enlargement and close scrutiny of the Concept Master Plan appears to confirm that despite the 
incredibly detailed “fine grain planning” - how otherwise would the CMP come up with exact numbers 
like 139 villas and units in one precinct and 161 villas and units in another? - the very existence of 
Reserve Roads within the colorful “site” shown on the Masterplan is again blatantly ignored.   

15. It is further submitted that the Road Reserves without public roads, on the available evidence clearly 
included in the Request for Amendment, featured prominently in the hugely controversial proceedings 
at the Glamorgan Spring Bay Council during its Meeting on the 24th April 2018 when the Planning 
Authority considered the Request for Amendment and failed to follow due process. Due Process was 
then further abused when Council staff members, uninvited, intervened in the decision-making process.  
A pivotal starring role - albeit a very short lived one - appears to have been deliberately created by staff 
for these Road Reserves in order to confuse members of the Planning Authority.  

16. I also respectfully submit that any suggestions or assertions (made after the GSB Council certified the 
Draft Amendment) by any party, and I note specifically Mr Wells’ assertion in his section 39 Report – 
delivered some six months after initiation - that “The certified SAP does not apply to Crown land.”) 
contradict the evidence clearly provided in the Council Certified Copy. Its Figure1 is identical to that in 
the Request by Ireneinc (and dealt with in point 6 of this submission). Furthermore, the Certified Copy’s 
“Location” description also fails to mention any boundaries to the various Reserved Roads.  

17.  I trust that the compelling evidence, diligently collected and faithfully provided in this submission 
will assist the Delegates to conclude that the Request for Amendment did not meet the requirements of  
Section 33 (2A) LUPAA 1993, but should even this evidence still be deemed inconclusive or be 
challenged by the proponents’ Counsel, then I look forward to all parties finally  getting procedural 
fairness in a Hearing specifically convened to deal with the jurisdictional issue of the Reserved Roads. 

 

Yours sincerely, 

Andrew Wyminga 



CAMBRIA, SWANSEA
Concept Master Plan
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Filed on behalf of:  The Applicants 

Shaun McElwaine + Associates 
Barrister & Solicitor  Telephone:  6334 5884 
52 Elizabeth Street  
Launceston Tasmania 7250 office@shaunmcelwaine.com.au 

IN THE SUPRME COURT OF AUSTRALIA 
LAUNCESTON DISTRICT REGISTRY           No. 614 of 2020 

IN THE MATTER OF an application pursuant to Rule 623 
Of the Supreme Court Rules 2000 

CAMBRIA GREEN AGRICULTURE & TOURISM Applicants 
MANAGEMENT PTY LTD & OTHERS NAMED  
IN THE SCHEDULE 

BETWEEN: and  

TASMANIAN PLANNING COMMISSION Respondent 

ELECTRONIC INDEX TO THE AFFIDAVIT OF 
RONALD HU MADE ON 4 AUGUST 2020 

Affidavit of Ronald Hu 4-8-20 Page 1 

Annexure A Page 4 



IN THE SUPRME COURT OF AUSTRALIA 
LAUNCESTON DISTRICT REGISTRY 

IN THE MATTER OF an application pursuant to Rule 623 
Of the Supreme Court Rules 2000 

CAMBRIA GREEN AGRICULTURE & TOURISM 

MANAGEMENT PTY LTD & OTHERS NAMED 

IN THE SCHEDULE 

BETWEEN: and 

TASMANIAN PLANNING COMMISSION 

AFFIDAVIT 

No. 164 of 2020 

Applicants 

Respondent 

I, Ronald Hu of 13/45-51 Ringwood Street, Ringwood in Victoria affirm as follows: 

1. I am the Chief Executive Officer of Cambria Green Agriculture & Tourism Management Pty Ltd,
and I have the authority of that company to make this affidavit on its behalf. That company at
all times has acted as the Australian based agent of each of the landowners named in this
proceeding.

2. The lawyer for the applicants, Mr McElwaine, prepared an affidavit for consideration by Liu
Kejing, who is a resident of China, in this proceeding. Mr Kejing is not fluent in English.
Mandarin is my first language and English is my second language. I am able to translate English
into Mandarin.

3. Annexed and marked 'A' is a true copy of an affidavit made by Liu Kejing in this matter on 29
July 2020. That affidavit is written in both Mandarin and English. I am the person who caused
the affidavit to be cast into that form before I sent it by email, with its annexures, to Liu Kejing.
I am the person who has written in the Mandarin language a translation of each sentence that
is written in the English language.

4. I can state that my translation from the English language to the Mandarin language is accurate.

AFFIRMED by the above named 
deponent at WI\ l� in Melbourne 
th is 1..{' day of 

Gt�VAN JOHN RODDA LLB �ons), B. Com. 
of 3rd Floor Westfi d Tower, 

Doncaster Shoppingtown, Doncaster 
An Australian Legal Practitioner 

within the meaning of the 
JUSTICE OF THE PEACE/LEGAL PRACTH4,9JN�R-1fession Uniform Law (Victoria) 

Filed on behalf of: The Applicants 

Shaun McElwaine + Associates 

Barrister & Solicitor 

52 Elizabeth Street 

Telephone: 6334 5884 

Launceston Tasmania 7250 office@shaunmcelwaine.com.au 
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IN THE SUPRME COURT OF AUSTRALIA 
LAUNCESTON DISTRICT REGISTRY No. 164 of 2020 

IN THE MATTER OF an application pursuant to Rule 623 
Of the Supreme Court Rules 2000 

Cambria Green Agriculture Development Pty Ltd Second Applicant 

Star Green Agriculture Development Ltd Third Applicant 

Emperor Shun Green Agriculture Development Ltd Fourth Applicant 

Moon Green Agriculture Development Ltd Fifth Applicant 

Emperor Yue Green Agriculture Development Ltd Sixth Applicant 

Shenglong Hong Kong Investment Ltd Seventh Applicant 

Sun Green Agriculture Development Ltd Eighth Applicant 

Siu Lam Suen Ninth Applicant 

Liu Kejing Tenth Applicant 

SCHEDULE 
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Filed on behalf of:  The Applicants 

Shaun McElwaine + Associates 
Barrister & Solicitor  Telephone:  6334 5884 
52 Elizabeth Street  
Launceston Tasmania 7250 office@shaunmcelwaine.com.au 

IN THE SUPRME COURT OF AUSTRALIA 
LAUNCESTON DISTRICT REGISTRY           No. 614 of 2020 

IN THE MATTER OF an application pursuant to Rule 623 
Of the Supreme Court Rules 2000 

CAMBRIA GREEN AGRICULTURE & TOURISM Applicants 
MANAGEMENT PTY LTD & OTHERS NAMED  
IN THE SCHEDULE 

BETWEEN: and  

TASMANIAN PLANNING COMMISSION Respondent 

ELECTRONIC INDEX TO THE AFFIDAVIT OF 
LIU KEJING MADE ON 29 JULY 2020 

Affidavit of Liu Kejing 29-7-20 Page 1 

Annexure  ‘1’ Power of Attorney Page 16 

Annexure ‘2’ Landowner consent forms Page 8 
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3.3 AM2018/03 – Specific Area Plan and Other Amendments, Cambria Estate, 
Swansea 

 

Planning Assessment Report 

Proposal: Specific Area Plan and other amendments. 

Requested by: Irene Inc Planning and Urban Design 

Location: Cambria Estate, Swansea 

Planning Document: Glamorgan Spring Bay Interim Planning Scheme 2015  

 (Interim Scheme) 

Application Date: 20 March 2018 

Statutory Date: N/A 

Attachments: Attachment A – proposed SAP; Applicant’s planning report 

Author:  Shane Wells, Manager Planning and Special Projects 

1. Executive Summary 

1.1. Cambria Estate is a large rural property with extensive natural, heritage and agricultural 
values.   

1.2. The request for a planning scheme amendment seeks to introduce a Specific Area Plan 
and amend the text and maps of the planning scheme.  The overall purpose is to facilitate 
a large-scale tourism-based development comprising health retreat, agriculture, events, 
golf course, resort and accommodation.  No specific development proposal is included 
in the request. 

1.3. Prior to public exhibition, the request must be initiated and certified by the Planning 
Authority.  The Tasmanian Planning Commission is the final approval body. 

1.4. The proposal has a high degree of complexity and significance in terms of economic and 
environment considerations.  An extensive amount of background material and site 
studies are included with the request. 

1.5. It appears likely that the request can meet the requirements set out in the Land Use 
Planning and Approvals Act 1993 (LUPAA) for a planning scheme amendment. It is 
recommended that the request be initiated with minor changes only.  

2. Legislative & Policy Content 

2.1. The purpose of this report is to enable the Planning Authority to determine whether or 
not to initiate the planning scheme amendment.   A planning scheme amendment can be 
initiated by Council acting on its own motion or in response to a written request. 

2.2. The relevant legislation is the Land Use Planning and Approvals Act 1993 (LUPAA).  The 
provisions of LUPAA establish the test of whether a planning scheme amendment is 
reasonable or not. 
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2.3. This report details the reasons for the officer recommendation.  The Planning Authority 
must consider this report but is not bound to adopt the recommendation.  Broadly, the 
Planning Authority can either: (1) adopt the recommendation, or (2) vary the 
recommendation by adding, modifying or removing recommended reasons and 
conditions or replacing an approval with a refusal (or vice versa).  Any alternative decision 
requires a full statement of reasons to comply with the Judicial Review Act 2000 and the 
Local Government (Meeting Procedures) Regulations 2005. 

3. Risk & Implications for Council services and assets 

3.1. Approval or refusal of this application will have no direct financial implications for the 
Planning Authority. 

3.2. Implications for Council include general matters related to rate income, asset 
maintenance and renewal and responding to future building applications.  The proposal 
is large-scale and has potential to significantly affect rate income, job opportunities, 
recreational opportunities and the local environment.  It is considered appropriate to seek 
the communities view of the request and these and other implications. 

 

4. Summary of Request 

The request includes the following documents: 

A.  Cambria Specific Area Plan.  Prepared by Ireneinc Planning & Urban Design. 

B.  Report by Ireneinc Planning & Urban Design titled “Cambria, Tasmania Amendment to the 
Glamorgan Spring Bay Interim Planning Scheme, 19 March 2018” – referred to as the 
Ireneinc report. 

C. Ecological Assessment of “Cambria” Property Swansea-Dolphin Sands, Tasmania, 1 
September 2016.  Prepared by ECOtas. 

D. Ecological Assessment of “Cambria” Property Swansea-Dolphin Sands, Tasmania Addendum 
1: White-bellied Sea-eagle Nests at Bayles Backwater, 8 December 2017.  Prepared by 
ECOtas. 

E. Ecological Assessment of “Cambria” Property Swansea-Dolphin Sands, Tasmania Addendum 
2: Pterostylis ziegeleri (grassland greenhood), 8 December 2017.   Prepared by ECOtas. 

F.  Ecological Assessment of “Cambria” Property Swansea-Dolphin Sands, Tasmania Addendum 
3: Terrestrial Mammals at Bayles Backwater, 25 January 2018.  Prepared by ECOtas. 

G. Coastal Vulnerability Assessment Cambria – Swansea, May 2016.  Prepared by GES Geo-
Environmental Solutions. 

H. Property Agronomic Suitability Report – Cambria, undated.  Prepared by Ag Logic. 

I. Heritage Design Guidelines Cambria Estate, 19 January 2018.  Prepared by Trethowan 
Architecture, Interiors, Heritage. 

J. Conservation Management Plan Cambria Estate Swansea, Tasmania, 1 August 2017.  
Prepared by Trethowan Architecture, Interiors, Heritage.  
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K. Cambria Estate – CMP Data Sheets, 14 November 2016.  Prepared by Trethowan 
Architecture, Interiors, Heritage (an attachment to the Conservation Management Plan). 

L. Landscape Conservation Management Plan Cambria Swansea, Tasmania September 2016.  
Prepared by Dr Catriona McLeod (an attachment to the Conservation Management Plan). 

M. A Historical Study of Cambrai Estate “The Government House of the East Coast”, 20 April 

2006.  Prepared by Glamorgan Spring Bay Historical Society Inc. (an attachment to the 
Conservation Management Plan). 

N. Traffic Assessment, April 2016. Prepared by Milan Prodanovic.  

O. Concept Master Plan, 15 03 2018. Prepared by Ireneinc Planning & Urban Design. 

The request seeks to: 

1.  Introduce the Cambria Specific Area Plan for the Cambria Estate (12 titles). 

2.  Amend the Historic Heritage Code by correcting the title reference for place No. 60 Cambria. 

3.  Partially rezone CT148001/1 from Significant Agriculture Zone to Rural Resource Zone as 
described by Figure 38 of the Ireneinc Report.  This rezoning affects approximately 81ha of 
land that includes the Cambria Homestead and extends through to Cambria Drive Rural 
Living Zone to the east of the homestead and north to opposite the McNeills Road / Tasman 
Highway intersection.  The purpose of the rezoning is associated with heritage management. 

4.  Partially rezone CT 111628/1 & 23216/3 from Rural Resource Zone to Environmental 
Management Zone to accord with existing conservation covenants as described on page 70 
of the Ireneinc Report. 

5.  Partially rezone CT 149607/1 from Significant Agriculture Zone to Environmental 
Management Zone to accord with existing conservation covenants as described on page 70 
of the Ireneinc Report. 

6.  Amend the Heritage Areas overlay (which is a non-statutory, i.e., ‘for information’ overlay). 

7. Amend the Inundation Prone Areas Code to include an area near Swan Nook that has been 
identified as being at risk of coastal inundation (page 71 of Ireneinc).  The amendment would 
correct an error in the original mapping.  The error does not exist in the updated ‘version 3’ 

mapping that must be included in the Local Provisions Schedule. 

8.  Amend the Coastal Erosion Hazard Area to include an area near Swan Nook that has been 
identified as being at risk of coastal erosion (page 72 of Ireneinc).  The amendment would 
correct an error in the original mapping.  The error does not exist in the updated ‘version 3’ 

mapping that must be included in the Local Provisions Schedule. 

9. Amend the Biodiversity Protection Area to include the conservation covenants that apply to 
CT 111628/1, 23216/3 & 149607/1 (page 70 of Ireneinc).  The Biodiversity Protection Area 
has an inconsistent approach to including conservation covenants reflecting its ad-hoc origin 
and errors in the TASVEG source data.  The primary regulation of what occurs on these 
areas is the covenant which is in the form of an agreement with the State.  

Page 3 of the Ireneinc report describes the purpose of the Specific Area Plan.  This is summarised as 
providing for use and development in identified precincts leading to regionally significant economic 
tourism development utilising the agricultural, natural and heritage assets of the site. 
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A Specific Area Plan (SAP) is proposed as a means to implement the proposed vision for Cambria 
estate and to provide consistency and detailed response to specific and variable characteristics of 
land across Cambria Estate.  Fundamentally, a SAP enables more detail regulation of land use than 
what can be delivered through a zone alone.  The proposed SAP provides four precincts with 
management objectives that enable a detailed planning framework that reflects the specific and 
variable characteristics of land within each of the precinct.   

The four precincts are (1) Cambria Homestead, (2) Golf and Conservation, (3) Agricultural Precinct, 
and (4) Hills Resort (refer page 67 of Ireneinc Report).  In addition the management objectives for 
each precinct, development and subdivision standards are proposed to implement the master plan 
prepared for Cambria Estate. 

The supporting document includes a Concept Masterplan (below).  This master plan forms the basis 
for the structure of the amendment to the planning scheme (see section 4.2 of Ireneinc Report). 

On page 51 of the Ireneinc Report, it states: 

The Concept Masterplan has found that there is potential to facilitate the following development of the 

land. 

 Cambria Homestead Precinct – 139 villas and units, and wedding and function facilities. 

 Along the river – 161 villas and units 

 Hills Resort Precinct – 80 unit health retreat (near sky resort) 

 20 accommodation units on golf range 

 Resort – 150 rooms 

 Golf course 18 hole plus 9 hole par 3. 

 
Development is not sought as part of the request.  Future application would need to follow.  Some of 
these activities do not necessarily require an amendment to the scheme to be considered. 
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Site 
Cambria estate has 12 titles over 3000ha to the north of Swansea.  The estate is divided by the 
Tasman Highway, along a relatively short section of the estate that is to the north of the Cambria 
Homestead.  The 12 titles are described on page 30 of the Ireneinc Report with the certificates 
attached to that report.   
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On the eastern side of the Tasman Highway, the site runs from the northern side of the Meredith 
River and along the back of Dolphin Sands Estate and further north along the Swan River.  The part 
of the estate is predominately agricultural land and the majority is within the Significant Agricultural 
Zone.  The exception is to the rear of Dolphin Sands which is within the Rural Resource Zone and 
contains extensive natural values and low-lying areas. 

On the western side of the Tasman Highway, the estate extends for some 4.5km west from the 
highway, along both sides of McNeills Road and on the northern side of the Meredith River into 
vegetated hills.  In adjoins part of the Dry Creek East Nature Reserve.  The western part of the estate 
is predominantly within the Rural Resource Zone with some Significant Agriculture Zone closer to, 
and within 700m of, the Tasman Highway. 

The site contains three conservation covenants as detailed on page 31 of the Ireneinc Report. 

Existing development on the site includes the Cambria Homestead and associated agricultural 
buildings. 
  
Current Planning Scheme 
Cambria Estate extends across two zones.  Rural Resource Zone applies to the rear of Dolphin 
Sands and to the western hills.  The Significant Agriculture Zone applies to the homestead and 
productive areas north of the homestead. 

 

A number of overlays apply. 

The Biodiversity Protection Area applies to areas to the rear of Dolphin Sands and to much of the 
western hills (below). 
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The Landslide Hazard Area to small sections in the western hills (below). 

 

The Waterway and Coastal Protection Area applies along streams, coast and wetlands (below). 
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The Coastal Erosion Hazard Area applies along the Swan River (below). 

 

The Coastal Inundation Hazard Area applies along the Swan River (below). 
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The Scenic Landscape Corridor is a 200m wide corridor centred on the Tasman Highway centreline 
(not shown). 

The Draft Local Provisions Schedule zoned the majority of the site Agriculture with the exception of 
that part of the site to the rear of Dolphin Sands which is in the Rural Zone (and is now in the Rural 
Resource Zone). 

The Draft LPS retains: 

 the Scenic Landscape Corridor along the Tasman Highway; 
 the Landslide Hazard Area 
 The Coastal Erosion Hazard Area 
 The Coastal Inundation Hazard Area 
 The Waterway and Coastal Hazard Area 

 
The Draft LPS includes a Priority Vegetation Area which differs from the current Biodiversity 
Protection Area (following two images below). 
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Assessment 
Structure of the Cambria SAP 
Precincts, Plan Purpose and Objectives 

A summary of each precinct is provided in the following: 

Cambria Homestead Precinct Local Area Objectives seek to provide tourism opportunities, particularly 
for events and accommodation that is sympathetic to heritage values and integrated with agricultural 
potential. 

Golf and Conservation Precinct Local Area Objectives seek to provide a golf course and clubroom 
while enhancing natural values and responding to coastal hazards.  Reference is also made to a skills 
training centre. 

Agricultural Precinct Local Area Objectives seek to maintain agricultural use and enhance the existing 
airstrip. 

Hills Resort Precinct Local Area Objectives seek to provide resort accommodation, including central 
facilities and clusters of villas, event and accommodation facilities and cycle and walking trails within a 
landscaped setting and with native vegetation retained where possible. 

The Local Area Objectives must be considered in assessing any future application.  They have been 
drafted with sufficient detail to provide direction on the type and scale of use that can be expected 
should the SAP be approved. 

Future consideration of natural values and hazards will also be via planning scheme codes on these 
matters but reference to such values in the Local Area Objectives ensures that they are integral to the 
design and siting. 

Range of use comparison 
It is necessary to determine what additional uses the Cambria SAP would provide.  Ireneinc Report 
does so in Appendix B but does not have regard to the LPS.  As Council is now in an informal 
consultation process on the LPS it is appropriate to consider this as well.  The draft LPS proposes to 
include Cambria Estate in the Agriculture Zone other than the section behind Dolphin Sands which is 
in the Rural Zone (and which matches the current Rural Resource Zone). 

Please note 

- Use qualifications can be lengthy and are generalised in the table. 
- Current Rural Resource Zone & Significant Agriculture Zone, and future LPS Rural Zone and 

Agriculture Zone have discretionary use standards and the use table must be read in 
conjunction with those. 

- The Cambria SAP also proposes use standards which are generally similar to the current 
scheme and LPS provisions.
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Use Class Current Rural 
Resource Zone  

Current Significant 
Agriculture Zone  

LPS Rural Zone LPS Agriculture 
Zone 

Cambria SAP Comment 

Bulky Goods Sales D – limited range of 
rural related use 

X D – limited range of 
rural related uses  

D – limited range of 
rural related uses 

X SAP prohibits the use 

Business and 
professional services 

X X P – if for vet or 
agribusiness 
consultant, 
D otherwise 

X X Nil 

Community meeting 
and entertainment 

D – only for public 
agency 

X D X D – if in Homestead 
Precinct or Hills 
Resort Precinct 

SAP provides discretionary 
status for use which is 
prohibited by current 
Significant Agriculture and 
LPS Agriculture 

Custodial facility X X X X X Nil 
Crematoria and 
cemeteries 

D X D X D – if in Homestead 
Precinct 

SAP provides discretionary 
status for use which is 
prohibited by current 
Significant Agriculture and 
LPS Agriculture 

Domestic animal 
breeding, boarding 
and training 

D X P D X SAP prohibits the use 

Educational and 
occasional care 

P - if family day 
care, D is related to 
agriculture only 

P - if family day care, 
D is related to 
agriculture only 

P – if for rural or 
agriculture purpose, 
D otherwise 

D P - if family day 
care, D otherwise 

SAP does not require the use 
to be for agricultural purpose 

Emergency services D X – an error? P D D – if in Agricultural 
Precinct & 
associated with 
airstrip  

SAP provides discretionary 
status for use which is 
prohibited in current 
Significant Agriculture Zone 
but restricts the use in 
comparison to LPS 
 

Use Class Current Rural 
Resource Zone  

Current Significant 
Agriculture Zone  

LPS Rural Zone LPS Agriculture 
Zone 

Cambria SAP Comment 

Equipment and 
machinery sales and 
hire 

X  X X  X X Nil 

Extractive industry D D P D D Nil 
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Food services D – if for regional 
produce 

D – if for regional 
produce 

P – if for rural or 
agriculture purpose, 
D otherwise 

P – if for rural or 
agriculture purpose, 
D otherwise 

D, if in Agricultural 
Precinct and for 
agricultural purpose 

SAP restricts the use to part 
of the site only rather than a 
general discretionary 
provided by interim and LPS  

General retail and 
hire 

D – if for property 
produce or rural 
equipment 

D – if for property 
produce 

P – if for rural or 
agriculture purpose, 
D otherwise 

P – if for rural or 
agriculture purpose, 
D otherwise 

D, if in Agricultural 
Precinct and for 
agricultural purpose 

SAP restricts the use to part 
of the site only rather than a 
general discretionary 
provided by interim and LPS  

Hospital services X X X X X The master plan includes 
reference to palliative care 
facilities, which are a Hospital 
Services use, unless of a 
small-scale / integral to 
another use of the site. 

Manufacturing and 
processing 

D – if for rural 
purposes 

X P – if associated 
with extractive 
industry, D 
otherwise 

D – if for rural or 
agriculture purpose 

X SAP prohibits the use 

Motor racing facility  D X D X X Nil 
Natural and cultural 
values management 

NPR NPR NPR NPR NPR Nil 

 
 
 

      

Use Class Current Rural 
Resource Zone  

Current Significant 
Agriculture Zone  

LPS Rural Zone LPS Agriculture 
Zone 

Cambria SAP Comment 

Passive recreation NPR X - error? NPR NPR NPR except for 
Agricultural Precinct 

SAP prohibits the use 
consistent with current 
Significant Agriculture but 
contrary to LPS 

Pleasure boat facility  D X P – if boat ramp, D 
otherwise 

P – if boat ramp D – if in Golf & 
Conservation 
Precinct 

SAP allows all forms of the 
use class but only within 
identified precinct 

Port and shipping X X X X X Nil 
Recycling and waste 
disposal 

D X D X X SAP prohibits the use which 
is otherwise possible in parts 
of the estate. 
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Research and 
development 

D D – if for agriculture 
purposes 

P – if for rural or 
agriculture purpose, 
D otherwise 

D D – if in Agricultural 
Precinct and for 
agricultural purpose 

SAP restricts use to part of 
the site only compared to 
interim and LPS  

Residential P – if addition, D 
otherwise 
(single dwelling 
only) 

D – if necessary for 
agriculture (additions 
P) 
(single dwelling only) 

P – if addition, D 
otherwise 
(single dwelling 
only) 

P – if addition, D 
otherwise 
(single dwelling 
only) 

P – if addition, D 
otherwise if in 
Agricultural Precinct 
(single dwelling 
only) 

SAP restricts the use to part 
of the site only compared to 
interim and LPS 

Resource 
development 

NPR – most forms NPR – most forms, 
although less than 
RRZ 

NPR NPR – most forms NPR – most forms Nil 

Resource processing D D – if for regional 
produce 

P D P – if winery in 
Homestead 
Precinct, D in 
Agricultural Precinct 
and for regional 
produce 

SAP restricts use to part of 
the site only compared to 
interim and LPS 

       
Use Class Current Rural 

Resource Zone  
Current Significant 
Agriculture Zone  

LPS Rural Zone LPS Agriculture 
Zone 

Cambria SAP Comment 

Service industry D – if for rural 
purposes 

X D – if associated 
with rural or 
agriculture purpose 

X – an error? X SAP prohibits the use 

Sports and recreation D – if for golf 
course, sports 
ground, race 
course, outdoor rec  

D (no qualifications – 
error?) 

D X D In current rural resource zone 
use has qualifications.  Under 
LPS use would be prohibited 
 
 
 
 

Storage D – if for rural 
purposes 

X P – if for rural 
purpose, D 
otherwise 

D – if for rural 
purpose 

X SAP prohibits use 

Tourist operation  D D – if associated 
with agriculture  

D D D – if in Agricultural 
Precinct & 
associated with 
agriculture or airstrip 

SAP restricts use to part of 
the site only compared to 
interim and LPS 
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Transport depot and 
distribution 

D – if for rural 
purposes 

X D D – if for rural 
purpose 

D – if in Agricultural 
Precinct associated 
with airstrip 
D – if in Golf and 
Conservation 
Precinct or Hills 
Resort Precinct for 
rural purposes 

Substantive change is a 
restriction on the use to part 
of the site only compared to 
LPS 
 

       
Use Class Current Rural 

Resource Zone  
Current Significant 
Agriculture Zone  

LPS Rural Zone LPS Agriculture 
Zone 

Cambria SAP Comment 

Utilities NPR - if minor, D 
otherwise 

NPR - if minor, D 
otherwise 

NPR - if minor, P 
otherwise 

NPR – if minor, D 
otherwise 

NPR – if minor, X 
otherwise 

Substantive change is 
prohibition on major utilities.  
Unlikely use but perhaps 
unjustified regardless 

Vehicle fuel sales and 
service 

X X X X X Nil 

Vehicle parking X X X X X Nil 
Visitor 
accommodation 

D D – if for B&B, 
camping, caravan 
park or holiday cabin 

P – if in existing 
building, D 
otherwise 

D P – if in Homestead 
Precinct 
D – if in Golf and 
Conservation 
Precinct for B&B, 
caravan, camping or 
holiday cabin 

SAP restricts use to part of 
the site only compared LPS 
Compared to current, SAP 
permits the use which would 
otherwise be discretionary 
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In terms of additional uses that are not possible under the current interim planning scheme, 
the proposed Cambria SAP would allow: 

 Community Meeting and Entertainment 
 Crematoria and cemeteries 
 Educational and occasional care that is not related to agriculture 
 Emergency services if associated with airstrip 
 Pleasure boat facility 
 Sports and recreation without qualification 

 
In addition the SAP prohibits some uses and changes the status of others, such as visitor 
accommodation being permitted in the Homestead Precinct. 

Proposed Use Standards 

The Cambria SAP proposes two use standards. 

A1/P1 requires that discretionary General Retail and Hire or Food Services use (both of which 
can only be provided in the Agricultural Precinct) to be of a scale that is appropriate having 
regard to (a) being related to an existing use or (b) consistency with SAP purpose and local 
area objectives and (c) maintaining existing retail hierarchy (i.e., by offering a unique or 
different service to those existing in Swansea). 

The Agricultural Precinct is currently within the Significant Agriculture Zone.  That zone 
includes discretionary use standards that would apply to these uses but only addresses 
impacts to agricultural activities.  The consideration of retail hierarchy is an additional element 
and is appropriate.  The use standard is appropriate however it is drafted in a way that the 
use would either meet part (a) or part (b) and (c).  Part (a) should be deleted as it has the 
effect that any future intensification of the use would not need to have regard part (c). 

Looking towards the LPS, the Agriculture Zone similarly includes a number of use standards 
relating to impact to agricultural potential.  The additional consideration of the SAP would also 
be appropriate under this framework. 

The discretionary use standard in both the interim scheme and LPS that relate to impact to 
agricultural potential is maintained in the Cambria SAP.  This is through the plan purpose 
statement and local area objective and by the second discretionary use standard (A2/P2) in 
the SAP.  

A2/P2 is identical to 27.3.3 P1 of the current Significant Agriculture Zone with the exception of 
an additional criteria that requires consistency with the Cambria SAP plan purpose and local 
area objective.  In the LPS Agriculture Zone, 21.3 P1 & P2 provide similar standards.  These 
could be substituted into the Cambria SAP when the LPS is approved if consistency with the 
LPS is necessary. 

Proposed Development Standards 
Development standards are provided that are either general to the entire SAP or specific to 
precincts. 

General development standards include: 

 Height standard of 12m, or 10m in the Homestead Precinct.  The performance 
criteria is largely based on LPS clauses.  There is a requirement for a heritage 
assessment for a building over 10m in the Homestead Precinct which is justified 
based on the detailed heritage studies that accompany the request. Minor drafting 
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changes are required to the performance criteria such as combining subclause (a) 
with the lead in statement. 

 Setback standard – for non-sensitive uses - of 5m to all boundaries.  This standard is 
taken from the Agriculture Zone of the LPS (21.4.2 A1/P1).  The current scheme 
provides a 20m front setback and 100m side setback. 

 Setback standard for sensitive uses of 200m from adjoining land the Significant 
Agriculture Zone and 100m from adjoining land in the Rural Resource Zone.  The 
standard combines 21.4.2 A1/P1 from the LPS and 27.4.2 A3/P3 from the current 
planning scheme. 

 A design standard based on existing provisions in the Significant Agriculture Zone 
(27.4.3 A1) but with performance criteria that are specific to the estate. 

 A design standard that requires tourism and visitor accommodation to be in 
accordance with an approved Landscape Management Plan.  No Landscape 
Management Plan is provided in the Cambria SAP and some uncertainty could arise 
in the future as to what this refers to and who approves such a document. 

 
Precinct specific development standards include: 

 Separation from white-bellied sea-eagle nests in the Golf & Conservation Precinct.   
 
The subdivision standard provides an acceptable solution of a 40ha minimum lot size if in Golf 
& Conservation Precinct or the Hills Resort Precinct.  The performance criteria provides open 
ended discretion on lot size but requires the lot to have a sufficient size for the intended 
purpose and which is informed by the use table and use standards.  Subdivision is currently 
prohibited in the Significant Agriculture Zone and subject to an absolute minimum lot size of 
80 ha in the Rural Resource Zone.  The proposed subdivision standard is partly based on 
LPS standards which include performance criteria with open ended discretion on lot size. 

Although based on the LPS, the Cambria SAP does not include the LPS subdivision standard 
relating to access from a road (e.g., 21.5.1 A2/P2).  Any future subdivision is however subject 
to road authority consent under planning scheme codes and legislation which is sufficient 
control over that issue. 

Amendments to Text and Maps 
Text 

A.  Amend the Historic Heritage Code by correcting the title reference for place No. 60 
Cambria. 

This amendment raises no issues. 

Maps 

A.  Partial rezone of CT 148001/1 from Significant Agriculture Zone to Rural Resource 
Zone. 

The amendment affects the Cambria Homestead Precinct of the SAP and would align the 
Rural Resource Zone with the boundaries of that precinct.  The rationale for this is provided at 
6.2.2 of the Ireneinc Report.  Essentially, the zone change is sought to ensure that the focus 
of that part of the site was on heritage management and that the focus could not be 
overshadowed by agricultural values.  Ireneinc refer to Special Provision 9.5 of the planning 
scheme which provides: 
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9.5 Change of Use of a Heritage Place 

9.5.1 An application for a use of a Heritage Place listed in the Historic Heritage Code or a 

place on the Tasmanian Heritage Register that would otherwise be prohibited is 

discretionary. 

9.5.2 The planning authority may approve such an application if it would facilitate the 

restoration, conservation and future maintenance of the historic cultural heritage 

significance of the place. 

9.5.3 In determining an application the planning authority must have regard to all of the 

following: 

(a) a statement of significance, as defined in the Historic Heritage Code; 

(b) a heritage impact statement and a conservation plan, as defined in the 

Historic Heritage Code, written with regard to the proposed use; 

(c) the degree to which the restoration, conservation and future maintenance of 

the historic cultural heritage significance of the place is dependent upon the 

commencement of the proposed use; 

(d) the extent to which the proposal provides for the active use or re-use of any 

heritage fabric; 

(e) the likely impact of the proposed use on the residential amenity of the area if 

within a residential area. 

Clause 9.5 applies to the whole site of a heritage listing, however, as noted below the 
heritage listing of the site technically applies to a small curtilage around the homestead only. 

The key consideration of this part of the amendment is the degree that zoning of land can 
affect heritage values.  Clause 9.5 preferences heritage values over zones.  Many heritage 
homesteads exist in Significant Agriculture Zone and Rural Resource Zone.  It is unlikely that 
this rezoning is necessary or of any significant impact as the Cambria SAP takes precedence 
over the zone, regardless of what that zone is and 9.5 takes precedence over the SAP.  The 
amendment does form part of the overall package and whilst this appears unnecessary, 
modifications at this stage would create an additional level of complexity for the public to 
grasp.  If initiated in the form requested, this will be an issue for the TPC to consider.   

B. Partial rezone of CT 111628/1 & 23216/3 from Rural Resource Zone to 
Environmental Management Zone and partial rezone CT 149607/1 from Significant 
Agriculture Zone to Environmental Management Zone. 

This part of the amendment seeks to place the existing conservation covenants as described 
on page 70 of the Ireneinc Report in the Environmental Management Zone.  This is 
unnecessary.  Conservation covenants exist in both the Rural Resource Zone and Significant 
Agriculture Zone and will exist in the Rural Zone and Agriculture Zone of the LPS.  The 
Environmental Management Zone applies to private land in a few instances only (Picnic 
Island, River and Rocks Rd shacks, Swanwick wetland, Apsley Marshes).  From a practical 
perspective, the covenant determines the use and development in these areas and the zoning 
has lesser importance.  The amendment does form part of the overall package and whilst this 
appears unnecessary, modifications at this stage would create an additional level of 
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complexity for the public to grasp.  If initiated in the form requested, this will be an issue for 
the TPC to consider.   

C.  Amend the Heritage Areas overlay (which is a non-statutory, i.e., ‘for information’ 

overlay). 

The Heritage Area overlay is a non-statutory map that is displayed on www.thelist.tas.gov.au.  
There is no power to amend this. 

D. Amend the Inundation Prone Areas Code and Coastal Erosion Hazard Area to 
include an area near Swan Nook that has been identified as being at risk of coastal 
inundation   

The amendment would correct an error in the original mapping.  The error does not exist in 
the updated ‘version 3’ mapping that must be included in the Local Provisions Schedule. 

It raises no issue other than the TPC have expressed difficulties in amending the State 
Government prepared hazard mapping on an individual Council basis.  This is why the current 
planning scheme is stuck with the outdated and inaccurate (here and municipal wide) version 
1 inundation mapping and also why the associated code has an extensive list of exempt 
properties to manage inaccuracies in the version 1. 

E. Amend the Biodiversity Protection Area to include the conservation covenants that 
apply to CT 111628/1, 23216/3 & 149607/1 (page 70 of Ireneinc).   

The Biodiversity Protection Area has an inconsistent approach to including conservation 
covenants reflecting its ad-hoc origin and errors in the TASVEG source data.  The primary 
regulation of what occurs on these areas is the covenant which is in the form of an agreement 
with the State.  The amendment is strictly unnecessary in this regard but raises no issues. 

Land Use Planning and Approvals Act 1993 
Owner Consent 
Land owner consent has been provided for Ireneinc Planning & Urban Design to lodge the 
request. 

LUPAA Objectives 

Ireneinc provide submissions on the objectives at section 7.5 of the Ireneinc report. 

Part 1 Objectives 
(a)  to promote the sustainable development of natural and physical resources and the 

maintenance of ecological processes and genetic diversity 

Flora and fauna 

The ECOtas report confirms that a number of threatened flora and fauna species and 
threatened or vulnerable vegetation communities. Various weed species were also identified.  
A number of future land management recommendations are made. 

More detailed recommendations are provided in response to a master plan for the site.  Whilst 
that master plan is not part of the Cambria SAP, it indicates the type of use or development 
intended.  The ECOtas report does not identify any constraints that cannot be managed by 
future siting and design and regulation by the proposed Cambria SAP and codes in either the 
current scheme or future LPS.  For instance, the golf course can avoid loss of white gums and 
improve their management by control of gorse and weeds and strategic plantings.   

http://www.thelist.tas.gov.au/
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A general finding is provided by page 25 of the ECOtas report.  On pages 37-52 revised 
vegetation mapping is provided which updates TASVEG. 

Despite the above it is noted that there appears to be little land in the golf course precinct that 
is free of natural values or is not low-lying.  The eventual design of the golf course will be 
challenging to address these issues and achieve compliance with the Biodiversity Code. 

Productive resources 

The Agricultural Assessment shows that many areas of the estate are suitable for vineyards 
and perennial crops.  The proposed SAP seeks to promote agricultural output from the estate 
while providing for non-agricultural economic activities in part of the site that has less 
agricultural potential or relate to heritage values of the site. 

The Southern Tasmanian Regional Land Use Strategy (STRLUS) provides a policy (PR 2.5) 
which seeks to promote flexibility for commercial and tourism use in agricultural areas 
provided that the long-term agricultural potential is not lot and no fettering occurs.  It should 
be noted that many of the uses envisaged by the Cambria SAP can be considered under 
existing zones consistent with this policy position.  The request is consistent with this 
STRLUS policy. 

Summary 

It appears that this objective is furthered as the maintenance of natural and physical 
resources is extensively documented and specifically provided for in provisions of the SAP, 
and by existing code provisions in the scheme. 

(b)  to provide for the fair, orderly and sustainable use and development of air, land and 

water; 

Heritage 

Extensive heritage studies have been provided.  This includes Heritage Design Guidelines 
and a Conservation Management Plan. 

The homestead, including a relatively small curtilage as detailed in the appendices to the 
Heritage Design Guidelines, is listed on the Tasmanian Heritage Register.  It is listed in the 
current planning scheme but will not be listed in the LPS. 

The Heritage Design Guidelines outline parameters to inform master planning of the 
Homestead Precinct.  The Guidelines give effect to seven sub-precincts within the 
Homestead Precinct, as shown in Figure 4 of the Guidelines.  These sub-precincts include 
three Development Zones which are to the north of the homestead.  Criteria are outlined on 
potential building demolition, adaptive re-use and new building design as appropriate to the 
sub-precincts. 

The Heritage Design Guidelines recommend that the seven sub-precincts combined should 
represent the boundaries of the statutory heritage overlay.  This would require an amendment 
to the property listing on the Tasmanian Heritage Register.  Council’s heritage list has a 

‘specific extent’ column which references the Tasmanian Heritage Register listing and limits 

the spatial extent of the planning scheme listing to the spatial extent of the Tasmanian 
Heritage Register listing. 
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The Landscape Conservation Management Plan focuses on the plantings around the 
homestead.  On page 58 historical significance statement of the landscape of Cambria are 
provided.  Conservation policies are provided in section 12.  Section 14 outlines a Landscape 
Conservation Policy to guide future management of landscape values. 

The Conservation Management Plan provides a detailed history of the estate and current 
condition of the homestead.  Section 6.3 provides statements of historic significance.    

The request has been referred to Heritage Tasmania, who note that no specific development 
proposal has been lodged and on this basis have no interest in the current request. 

Natural Hazards 

The GES Coastal Vulnerability Assessment provides a preliminary assessment of the estate.  
It essentially provides a ‘second pass assessment’ of vulnerability to build upon the ‘first pass 

assessment’ outlined in the Sharples Report.  The report does not provide any ‘third pass 

assessment’ which is the level of detail typically required for specific development proposals.  

The objectives of the assessment are provided on page 9 of the GES Report, and the scope 
of works provided on page 24. 

The assessment predates updates to the Coastal Hazards in Tasmania project 
(http://www.dpac.tas.gov.au/divisions/osem/coastal_hazards_in_tasmania).  Of most 
relevance the sea level rise planning allowance for Glamorgan Spring Bay is 0.92m by 2100, 
which is above the 0.89m figure used in the assessment.  Given the purposes is to provide a 
preliminary assessment only, this is not considered to be a significant concern. 

Key points are: 

 The Swan River channel and lagoon system is typically less than 1m AHD and will 
become inundated on a more regular basis as sea level rises.  The banks near the 
lagoon are expected to be fully eroded by 2066. 

 Stable foundation zones exist in all areas identified as at risk of erosion and any 
future development can be managed through further detailed investigations.  
Development in such areas should minimise fill and solid structures and elevate 
buildings above stable foundation zones 

 
The assessment forms the basis of proposed amendments to the Coastal Erosion Hazard 
Area and Coastal Inundation Hazard Area.  Essentially, this involves filling a void in both 
areas which would appear to be the result of a modelling error.  The affected area is shown 
below. 

 

http://www.dpac.tas.gov.au/divisions/osem/coastal_hazards_in_tasmania
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The LPS will specify a minimum floor level of 2.4m consistent with latest Department of 
Premier and Cabinet assessments.  The Coastal Vulnerability Assessment suggests 2.0m is 
sufficient for 2100 and there is scope for variation below the 2.4m based on detailed expert 
advice. 

Traffic & Infrastructure 

The site is not connected to reticulated water and sewer.  A referral to TasWater is required 
should the request be initiated and initial comments are discussed later. 

The site is connected to the Swan River Irrigation Scheme. 

Access is principally via the Tasman Highway.  The Traffic Assessment notes that a BAR 
(right turn) facility would be required at the existing access to the homestead under future 
development scenario in order to provide for traffic entering and passing the site.  Sight 
distance will require improvement via tree removal and sight benching (pages 22 & 23). 

For future development on the western side of the estate, the TIA suggests use of McNeills 
Road.  There is an existing access 570m to the south which is detailed at 6.2 of the TIA which 
could require a BAR (right turn) upgrade and other modifications if utilised rather than 
McNeills Road. 

McNeills Road intersection would also require a BAR (right turn) upgrade under the 
development scenarios but otherwise no capacity constraints with the junction.  Sight distance 
requires improvement via vegetation removal. 

The TIA raises some issues with recent upgrades to the Swan River Road junction which are 
a matter for the Department of State Growth to consider. 

Finally, the TIA considers access to and use of Swan River Road for future development.  No 
issues are identified.   

High Hazard 

Gap 
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Economic Impact 

The Southern Tasmanian Regional Land Use Strategy (STRLUS) provides an activity centre 
hierarchy and associated policies.  Swansea, Bicheno and Coles Bay are ‘local centres’ under 

that hierarchy.  The STRLUS provides a range of policies that seek to protect activity centre, 
principally by maintained a clear hierarchy, and by enhancing activity centres through 
investment, urban design and appropriate mix of use. 

Policy AC 1.3 discourages out-of-centre development.  Policy AC 1.4 recognises that local 
centres can strengthen communities through social interaction, activity and job creation. 

Many elements of the Cambria SAP cannot be accommodated within existing towns due to 
scale and the relationship to the natural environment.  The Cambria SAP provides a use 
standard for Food Services and General Retail and Hire to ensure that the form of these uses 
does not duplicate those that exist in Swansea but rather relate to the site and the type of 
activities listed.  This should avoid any direct adverse impact to the activity centre hierarchy.  

Summary 

It appears likely that the Cambria SAP and the associated amendments would provide for fair, 
orderly and sustainable outcomes.  The request ultimately provides a framework to assist in 
determining any future applications and associated site or development specific issues. 

(c)  to encourage public involvement in resource management and planning; 

The public will be involved in the draft planning scheme amendment through opportunity to 
make representation and attend public hearings. 

(d)  to facilitate economic development in accordance with the objectives set out in 
paragraphs (a) , (b) and (c); 

The draft amendment will facilitate economic development in the area and furthers objectives 
(a), (b) and (c).   

(e)  to promote the sharing of responsibility for resource management and planning 
between the different spheres of Government, the community and industry in the 
State. 

The proposed amendment will require the approval of the Tasmanian Planning Commission 
following community consultation.    

 

Part 2 Objectives 
(a)  to require sound strategic planning and co-ordinated action by State and local 

government; 

The proposed amendment is consistent with the STRLUS and the Swansea Structure Plan 
2016.  

(b)  to establish a system of planning instruments to be the principal way of setting 
objectives, policies and controls for the use, development and protection of land;  

This is a procedural objective. 
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(c)  to ensure that the effects on the environment are considered and provide for explicit 
consideration of social and economic effects when decisions are made about the use 
and development of land;  

The various responses to the Part 1 objectives address environmental, social and economic 
considerations that are relevant to the request.  It is considered that the proposal will likely 
have a neutral or positive impact on each element.  The development envisaged by the 
concept master plan will impact natural vegetation but could also provide significant 
improvement to natural values.  In this regard, there is mechanisms in the planning scheme to 
assess and mitigate environment considerations.  Social effects will be positive, the requests 
outlines the basis on how heritage values can be enhanced and how significant such values 
are in a local, east coast region and Tasmanian context.  Economic effects will also be 
positive.  The concept master plan outlines a range of uses that align strongly with the east 
coast economy and will add value.  The activities outlined will not compete with any existing 
operations and the investment made will value add in this respect.  Many of the uses 
envisaged are job intensive.  The tourism related elements will assist in accommodating the 
growth in visitor numbers to the east coast. 

(d)  to require land use and development planning and policy to be easily integrated with 
environmental, social, economic, conservation and resource management policies at 
State, regional and municipal levels;  

This is a procedural objective. 

(e)  to provide for the consolidation of approvals for land use or development and related 
matters, and to co-ordinate planning approvals with related approvals;  

This is a procedural objective. 

(f)  to promote the health and wellbeing of all Tasmanians and visitors to Tasmania by 
ensuring a pleasant, efficient and safe environment for working, living and recreation;  

Future development of the site will not adversely affect Swansea.  It provides other attractions 
and activities for visitors and will enhance business opportunities in the town by ensuring that 
activities within the estate do not overlap but increasing the length of stay locally.  
Recreational and working opportunities will be created that are pleasant, efficient and safe 
and that have a positive influence on the local and regional economy. 

(g)  to conserve those buildings, areas or other places which are of scientific, aesthetic, 
architectural or historical interest, or otherwise of special cultural value;  

As noted in response to the Part 1 Objectives, a significant level of detail on heritage values 
of the site has been provided.  This will inform any future use and development of the site and 
Heritage Tasmania’s regulation of the statutory heritage values of the site. 

(h) to protect public infrastructure and other assets and enable the orderly provision and 
co-ordination of public utilities and other facilities for the benefit of the community;  

As noted in response to the Part 1 Objectives, the main public infrastructure to consider is the 
Tasman Highway.  A TIA has been provided based on the master planning exercise 
completed for the site.  The safety and efficiency of the Tasman Highway is protected by 
existing code provisions in the planning scheme. 

(i)  to provide a planning framework which fully considers land capability. 
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The proposed Cambria SAP outlines how maximum value from land capability could be 
achieved through agricultural investment on the better quality land whilst non-agricultural 
activities can occur on other parts of the site with limited land capability.  The proposed 
Cambria SAP is consistent with the underlying zone where the Agriculture Precinct would 
apply.  The Golf and Conservation Precinct and Hills Resort Precinct include provisions that 
respond to the lesser agricultural potential of these parts of the site and the higher 
conservation values and higher natural hazard risks.  With SAP, together with code provisions 
in the scheme, can ensure all natural and physical values of the site are protected whilst a 
diverse range of economic activities occurs. 

 
State Policies 
Ireneinc provide submissions on compliance with the State Policies at section 7.6 of the 
Ireneinc report. 

State Coastal Policy 1996 
The SCP is a key consideration to the request.  The SCP applies to all land within 1km of the 
coast which is a region in which the majority of residential, tourism, recreation and economic 
activity of Glamorgan Spring Bay occurs.  All towns, other than Buckland and Cranbrook, are 
subject to the SCP.  All large-scale tourism ventures are subject to the SCP, such as Saffire & 
Solis.  Most Tasmanian 18-hole golf courses are subject to the SCP. 

Ireneinc note in section 7.6 how elements of the SCP have been applied to other comparable 
large-scale, out of settlement proposal both in favour of the relevant proposal and as grounds 
for refusal.  In particularly clause 2.4.2 of the SCP requires that residential development in the 
coastal zone will be based on existing towns with a compact urban form. 

The proposal provides for tourism based development and does not provide a settlement or 
involve residential use.  The proposal therefore satisfies that part of the SCP. 

The other key considerations of the SCP relate to the protection of natural values and avoid 
natural hazards.  The request has shown that extensive values and hazards do exist but can 
either be avoided or mitigated through future design. 

State Policy on Water Quality Management 

The State Policy on Water Quality Management 1997 applies.  The policy is considered to be 
principally implemented by individual developments and furthered by way of design and permit 
conditions detailed later in the report.  Policy WR 1.1 of the STRLUS also states the following 
which can be reflected in any permit granted for future use or development: 

Ensure use and development is undertaken in accordance with the State Policy on 
Water Quality Management. 

State Policy on the Protection of Agricultural Land 2009 

The State Policy on the Protection of Agricultural Land 2009 (PAL policy) applies.  The key 
requirement of the PAL policy is that agricultural land is not unreasonably confined or 
restrained (i.e., fettered) by non-agricultural use, either on or adjacent to a property. 

The Cambria SAP promotes ongoing agricultural use and it would appear likely that 
productivity of the estate would be improved by the scope of investment achieved.   

The relatively potential of different areas of the site is known and more productive parts 
retained for agricultural use. 
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NEPMs 

National Environmental Protection Measures have the effect of being a State Policy and 
include: 

 National Environment Protection (Air Toxics) Measure 
 National Environment Protection (Ambient Air Quality) Measure 
 National Environment Protection (Assessment of Site Contamination) Measure 
 National Environment Protection (Diesel Vehicle Emissions) Measure 
 National Environment Protection (Movement of Controlled Waste between States and 

Territories) Measure 
 National Environment Protection (National Pollutant Inventory) Measure 
 National Environment Protection (Used Packaging Materials) Measure 

 
The measures have been reviewed and are not considered directly relevant to amendment or 
permit.  Air emissions or diesel emissions are not significant and there is no known site 
contamination.    

Section S32 of LUPAA 
Ireneinc provide submissions on s32 in section 7.2 – 7.4 of the Ireneinc report.  The 
submissions appropriately deal with the relevant matters and are accepted. 

LUPPA requires the planning authority, for the purposes of planning scheme amendment 
requests, to consider section 32 as well as any representations received under section 30I on 
the interim planning scheme and Councils section 30J report on representations received on 
the interim planning scheme. 

No representations received and no part of Councils 30J report relate to the amendment 
request. 

Section 32, as provided below, requires that the planning authority be satisfied that the planning 
scheme amendment meets certain criteria: 

(1)  A draft amendment of a planning scheme, and an amendment of a planning 
scheme, in the opinion of the relevant decision-maker within the meaning of section 
20(2A): 

 … 

(e) must, as far as practicable, avoid the potential for land use conflicts with 
use and development permissible under the planning scheme applying to the 
adjacent area; and 

(ea) must not conflict with the requirements of section 30O; and 

(f) must have regard to the impact that the use and development permissible 
under the amendment will have on the use and development of the region as 
an entity in environmental, economic and social terms. 

(2)  The provisions of section 20(2), (3), (4), (5), (6), (7), (8) and (9) apply to the 
amendment of a planning scheme in the same manner as they apply to planning 
schemes. 

In response to (1)(e), land use conflicts could arise between uses proposed by the Cambria 
SAP and either surrounding agricultural land, rural living land, reserved land, existing 

http://www.thelaw.tas.gov.au/tocview/content.w3p;cond=;doc_id=70%2B%2B1993%2BGS30O%40EN%2B20150101000000;histon=N;inforequest=;pdfauthverid=;prompt=;rec=67;rtfauthverid=;term=;webauthverid=#GS30O@EN
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commercial activity within Swansea, Bicheno or Coles Bay or conservation values of Moulting 
Lagoon or Swan River. 

The Cambria SAP provides large boundary setbacks for sensitive uses and for uses that could 
compete with the Swansea activity centre.  Environmental values are documented and reflected 
in the SAP and existing planning controls.  The amendment is considered to adequately 
address and resolve the potential for land use conflict. 

In response to 1(ea), s30(O) requires an amendment to be consistent with the regional land 
use strategy and all mandatory provisions of the planning scheme.   

The Southern Tasmanian Regional Land Use Strategy (STRLUS) provides various applicable 
policies relating to management of natural values, natural hazards, transport, infrastructure, 
tourism, settlements, activity centres and agricultural land.  Many of these matters have been 
discussed elsewhere in this report. 

On tourism, the STRLUS provides policies that provide tourism use in agricultural areas where 
it supports primary production (T 1.3) and encourage site suitability assessment (T 1.7) of sites 
for tourism development, which is akin to the proposed SAP. 

Each applicable policy in the STRLUS will not be stated here but all have been considered and 
it is considered that the request is likely to further each policy and the STRLUS overall. 

In response to 1(f), in terms of the region – be it the East Coast, Southern Tasmania or Great 
Oyster Bay, the amendment is considered to be of no significant consequence.  The proposal 
is in broad terms a tourism venture in an area experiencing significant increased visitations.  As 
an attraction, the amendment may have some effect on increasing visitations to the region or 
State, but the impact is likely to be negligible given the scale of the tourism industry now and 
as envisaged by Government policy. 

In response to (2), these subsections are head of power provisions that enable or restrict 
planning controls.  The request is consistent with each. 

The Gas Pipelines Act 2000 is not applicable. 

 

Section 32 (4) and the Local Provisions Schedule 
Looking to the future Local Provisions Schedule it is appropriate to have regard to the criteria 
that establish whether specific area plans may be included.  Section 32(4) states: 

An LPS may only include a provision referred to in subsection (3) in relation to an area of land 

if – 

(a)  a use or development to which the provision relates is of significant social, economic 

or environmental benefit to the State, a region or a municipal area; or 

(b)  the area of land has particular environmental, economic, social or spatial qualities 

that require provisions, that are unique to the area of land, to apply to the land in 

substitution for, or in addition to, or modification of, the provisions of the SPPs. 

The proposal appears to meet the test at part (a).  The Cambria SAP must be read as a 
whole with a number of related uses provided for.  The scale is without doubt significant to the 
East Coast region and to the municipal area. 
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Referrals 

The request has been referred to a number of State Agencies.  Heritage Tasmania have 
advised that they have no interest in this matter, being a planning scheme amendment.  
TasWater note that the proponent intends to consult with TasWater on extending sewer to 
part of the site and are willing to work with the proponent in that regard, but have no other 
interest in the matter. 

Responses have not been received from Aboriginal Heritage Tasmania, the Department of 
State Growth or the Department of Primary Industries, Parks, Water and the Environment. 

Conclusion 

The request seeks various amendments to the planning scheme and the introduction the 
Cambria Specific Area Plan.  The Cambria Specific Area Plan provides a precinct level 
approach to large-scale tourism venture on the Cambria Estate with a particular focus on 
enhancing agricultural and natural values of the site. 

It is considered that the request can further the relevant objectives and criteria in LUPAA and 
is suitable to be initiated.  Doing so will provide the opportunity for important public input into 
the decision making processes which is not otherwise possible. 

It is considered that the request can be initiated as submitted with the following modifications: 

 The Cambria Specific Area Plan apply to crown road reserves that exist between 
private titles. 

 Not include any amendment to the non-statutory heritage overlay. 
 
Note, the images in the following recommendation will be re-drawn in correct GIS format for 
the certified amendment and will include clear boundary markers and other features. 

Recommendation 

That, as provided for by the provisions of section 3 of schedule 6, of the Land Use Planning 
and Approvals Act 1993 (LUPPA): 

A. Pursuant to section 34(1)(a) planning scheme amendment AM 2018/03 be initiated and 
certified as being in accordance with sections 30(0) and 32 of LUPAA to:  

1.  Introduce the Cambria Specific Area Plan for the Cambria Estate consistent 
with Attachment A to this report but modified: 

 with respect to clause numbering; 
 to add hospital services as a discretionary use if for palliative care. 
 

2.  At Ref. No. 60 in Table E13.1 of the Historic Heritage Code delete “CT 

111628/1” and insert “CT148001/1”. 
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3.  Partially rezone CT148001/1 from Significant Agriculture Zone to Rural 
Resource Zone as depicted below. 

    

4.  Partially rezone CT 111628/1 & 23216/3 from Rural Resource Zone to 
Environmental Management Zone as depicted below. 
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5.  Partially rezone CT 149607/1 from Significant Agriculture Zone to 
Environmental Management Zone as depicted below. 

 

7. Amend the Coastal Inundation High Hazard Area to include an area near 
Swan Nook that has been identified as being at risk of coastal inundation as 
described on page 71 of the Ireneinc Report and depicted below. 
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8.  Amend the Coastal Erosion Hazard Area to include an area near Swan Nook 
that has been identified as being at risk of coastal erosion as described on 
page 72 of the Ireneinc Report and depicted below. 

 

9. Amend the Biodiversity Protection Area to include the conservation 
covenants that apply to CT 111628/1, 23216/3 & 149607/1.  

B. Pursuant to section 38 of LUPAA, AM 2018/03 be placed on public exhibition for no 
less than 42 days. 
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Decision:  44/18  
 
Moved Clr Jenny Woods, seconded Deputy Mayor Cheryl Arnol, that:  
 
-Pursuant to section 34(1) (a) planning scheme amendment AM 2018/03 be initiated and 
certified as being in accordance with sections 30(0) and 32 of LUPAA. 
 
-Pursuant to section 38 of LUPAA, AM 2018/03 be placed on public exhibition for no less than 
42 days. 
 
 

The motion was put and carried  
(4 Votes to 3) 

 
For:  Mayor Michael Kent, Deputy Mayor Cheryl Arnol, Clr Mick Fama, Clr Jenny Woods. 
 
Against: Clr Jenifer Crawford, Clr Britt Steiner, Clr Richard Parker. 
 
 
 
 
 

Foreshadowed Motion  
 
(Motion was not put) 
 
 
Moved: Clr. Jenifer Crawford     Seconded:   

 
 
1.  The GSB Planning Authority writes to the Tasmanian Planning Commission 

requesting permission to extend the timeframe for the consideration of Agenda Item 
3.3 (AM2018/03 – Specific Area Plan and Other Amendments, Cambria Estate, 
Swansea) until the 29 May 2018.  

 
2.   That a workshop be held between interested Councillors and the Planning Manager, 

Mr Shane Wells on Agenda Item 3.3 (AM2018/03 – Specific Area Plan and Other 
Amendments, Cambria Estate, Swansea) prior to 11 May 2018.  

 
3.    If the extension of time request is refused by the Tasmanian Planning Commission, 

Council agrees to hold a Special Council meeting at 5pm Tuesday 1st of May 2018 to 
deal with Agenda Item 3.3 (AM2018/03 – Specific Area Plan and Other Amendments, 
Cambria Estate, Swansea).  

 
 
  



Application of this Plan.1.2

This specific area plan applies to the areas of land designated as the Cambria Specific Areas Plan 
on the overlay maps and in Figure 1.

Figure 1: Cambria Specific Areas Plan. 

1.2.1

3
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