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d) Importance in demonstrating the principal characteristics of a class of cultural
or natural places or environments.

e) Importance in exhibiting particular aesthetic characteristics

f) Importance in demonstrating a high degree of creative or technical
achievement at a particular period.

g) Strong or special association with a particular community or cultural group for
social, cultural or spiritual reasons. This includes the significance of a place to
Indigenous peoples as part of their continuing and developing culfural
fraditions.

h) Special association with the life or works of a person, or group of persons, of
importance in our history.

These criteria have been endorsed by the Heritage Chairs and Officials of Australia
and New Zealand (HCOANZ) in the Supporting Local Government Project document,
“Protecting Local Heritage Places: A National Guide for Local Government and
Communities” (March 2009).

Burra Charter 1999

Australia ICOMOS (International Council on Monuments and Sites) is the peak body
of professionals working in heritage conservation in Australia. The Burra Charter was
adopted by Australia ICOMOS in 1979 in Burra, South Australia based on other
international conventions. Further revisions were adopted in 1981, 1888 and 1999 to
ensure the Charter continues to reflect best practice in heritage and conservation
management. The current version of the Australia ICOMOS Burra Charter 1998 is
the only version that should be used.

The Burra Charter provides guidance for the conservation and management of
places of cultural significance (cultural heritage places), and is based on the
knowledge and experience of Australian ICOMOS members. The Charter sets a
standard of practice for those who provide advice, make decisions about, or
undertake works to places of cultural significance, including owners, managers and
custodians.

The Charter recognises the need to involve people in the decision-making process,
particularly those that have strong associations with a place. It also advocates a
cautious approach to changing heritage places: do as much as necessary to care for
the place and to make it useable, but otherwise change it as little as possible so that
its cultural significance is retained.

7.2  Commonwealth Legislation

Environment Protection and Biodiversity Conservation Act 1999

The Environment Protection and Biodiversity Conservation Act 1999 (EPBC Act)
provides for the listing of natural, historic or indigenous places that are of outstanding
national heritage value to the Australian nation as well as heritage places on
Commonwealth lands and waters under Australian Government control.

Page | 43




3=201

Evandale Residential Subdivision Project
Historic Heritage Assessment Report CHMA 2018

Once a heritage place is listed under the EPBC Act, special requirements come into
force to ensure that the values of the place will be protected and conserved for future
generations. The following heritage lists are established through the EPBC Act:
- National Heritage List - a list of places of natural, historic and indigenous
places that are of outstanding national heritage value to the Australian nation
- Commonwealth Heritage List - a list of natural, historic and indigenous places
of significance owned or controlled by the Australian Government.
- List of Overseas Places of Historic Significance to Australia — this list
recognises symbolically sites of outstanding historic significance to Australia
but not under Australian jurisdiction.

Australian Heritage Council Act 2003

The Australian Heritage Council is a body of heritage experts that has replaced the
Australian Heritage Commission as the Australian Government's independent expert
advisory body on heritage matters when the new Commonwealth Heritage System
was introduced in 2004 under amendments to the Environment Protection and
Biodiversity and Conservation Act 1999.

The Council plays a key role in assessment, advice and policy formulation and
support of major heritage programs. lts main responsibilities are to assess and
nominate places for the National Heritage List and the Commonwealth Heritage List,
promote the identification, assessment, conservation and monitoring of heritage; and
advise the Minister on various heritage matters.

Protection of Movable Cultural Heritage Act 1986

The PMCH Act regulates the export of cultural heritage objects from Australia. The
purpose of the Act is to protect, for the benefit of the nation, objects which if exported
would significantly diminish Australia's cultural heritage. Some Australian protected
objects of Aboriginal, military heritage and historical significance cannot be granted a
permit for export. Other Australian protected objects may be exported provided a
permit or certificate has been obtained.

7.3 State Legislation

Land Use Planning and Approvals Act 1993

This Act (LUPA) is the cornerstone of the State Resource Management and Planning
System (RMPS). It establishes the legitimacy of local planning schemes and
regulates land use planning and development across Tasmania. With regard to
historic heritage, LUPAA requires that planning authorities will work to conserve
those buildings, areas or other places which are of scientific, aesthetic, architectural
or historical interest, or otherwise of special cultural value® [Schedule 1 Part 2(g)].

Resource Planning and Development Commission Act 1997

The Resource Planning and Development Commission (now referred to as the
Tasmanian Planning Commission) is responsible for overseeing Tasmania’s planning
system, approving planning schemes and amendments to schemes and assessing
Projects of State Significance. In terms of heritage management, the TPC will
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consider the establishment of heritage overlays, precincts or areas as part of the
creation of planning schemes.

Resource Management and Planning Appeal Tribunal Act 1993

The Resource Management and Planning Appeal Tribunal determine planning
appeals and enforce the Acts within the RMPS. The Tribunal plays an important role
in the management of heritage places through its determinations on proposed
development on, or near to, places of heritage significance.

Historic Cultural Heritage Act 1995
The Historic Cultural Heritage Act 1995 (HCH Act) is the key piece of Tasmanian
legislation for the identification, assessment and management of historic cultural
heritage places. The stated purpose of the HCH Act is to promote the identification,
assessment, protection and conservation of places having historic cultural heritage
significance and to establish the Tasmanian Heritage Council*. The HCH Act also
includes the requirements to:

- establish and maintain the Tasmanian Heritage Register (THR);

- provide for a system for a system of approvals for work on places on the

Register;

- provide for Heritage Agreements and assistance to property owners;

- provide for protection of shipwrecks;

- provide for control mechanisms and penalties for breaches of the Act.

Under the HCH Act, “conservation® in relation to a place is defined as
- the retention of the historic cultural heritage significance of the place; and
- any maintenance, preservation, restoration, reconstruction and adaption of
the place.

The definition of “place” under the HCH Act includes:

- asite, precinct or parcel of land;

- any building or part of a building;

- any shipwreck;

- anyitem in or on, or historically or physically associated or connected with, a
site precinct or parcel of land where the primary importance of the item
derives in part from its association with that site, precinct or parcel of land;
and

- any equipment, furniture, fittings, and articles in or on, or historically or
physically associated or connected with any building or item.

The Act created the Tasmanian Heritage Council (THC), which came into existence
in 1997 and operates within the State RMPS. The THC is a statutory body, separate
from government, which is responsible for the administration of the HCH Act and the
establishment of the Tasmanian Heritage Register (THR), which lists all places
assessed as having heritage values of state significance. The THC also assesses
works that may affect the heritage significance of places and provides advice to state
and local government on heritage matters. The primary task of the THC isas a
resource management and planning body, which is focused on heritage conservation
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issues. Any development on heritage-listed places requires the approval of the THC
before works can commence.

Heritage Tasmania (HT), which is part of the Department of Primary Industry, Parks,
Water and the Environment, also plays a key role in fulfilling statutory responsibilities
under the HCH Act.

HT has three core roles:
- coordinating historic heritage strategy and activity for the State Government;
- supporting the Tasmanian Heritage Council to implement the HCH Act; and
- facilitating the development of the historic heritage register.

In 2013, Historic Cultural Heritage Act 1995 was amended, with the primary goal of
streamlining the approvals process and better align the Heritage Act with the
Planning Act. Under the Amendment applicants need only lodge a single
Development Application (DA) (as opposed to both a Works Application and DA),
which will be referred to the Heritage Council by the local planning authority.
Heritage Council then has the opportunity to advise the planning authority whether or
not it has an interest in the DA and may request further information under s57 of the
LUPAA. If the Heritage Council does not have an interest in the DA, it reverts to the
status it has under the Scheme or Planning Act. Where Heritage Council does have
an interest in the DA, the Council decision must be incorporated into the final permit
(or refusal) issued by the local planning authority.

Also included in the amendments is the incorporation of the HERCON significance
criteria for assessing the significance of heritage sites. The Heritage Council may
enter a place in the Heritage Register if it satisfied that the place has historic cultural
heritage significance by meeting threshold values for one or more of eight individual
criteria. Aesthetic characteristics of a place now forms the eighth criterion against
which heritage significance may be assessed.

Works to places included in the THR require approval, either through a Certificate of
Exemption for works which will have no or negligible impact, or through a
discretionary permit for those works which may impact on the significance of the
place.

Discretionary permit applications are lodged with the relevant local planning authority.
On receipt, the application is sent to the Heritage Council, which will firstly decide
whether they have an interest in determining the application. If the Heritage Council
has no interest in the matter, the local planning authority will determine the
application.

If the Heritage Council has an interest in determining the application, a number of
matters may be relevant to its decision. This includes the likely impact of the works
on the significance of the place; any representations; and any regulations and works
guidelines issued under the HCH Act. The Heritage Council may also consult with
the planning authority when making a decision.
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In making a decision, the Heritage Council will exercise one of three options: consent
to the discretionary permit being granted; consent to the discretionary permit being
granted subject to certain conditions; or advise the planning authority that the
discretionary permit should be refused. The Heritage Council's decision is then
forwarded to the planning authority, which will incorporate the decision into any
planning permit

Works Guidelines for Historic Heritage Places

The Tasmanian Heritage Council and Heritage Tasmania have issued Works
Guidelines for Historic Heritage Places. The guidelines provide a general reference
for the types of works, which may be exempt, or those where a permit will be
required. They also define appropriate outcomes for a range of different works and
development scenarios. Although specifically designed for places included in the
THR, the guidelines provide useful advice for the management of heritage places
generally.

7.4  Local Planning Schemes

In accordance with the requirements of the Land Use Planning and Approvals ACT
1993 (LUPAA), Local Planning Schemes have been established throughout
Tasmania in accordance with regional divisions of the state.

The current study area falls within the Northern Region, which consists of eight
municipal areas including Launceston, Northern Midlands, Meander Valley, West
Tamar, George Town, Dorset, Break O'Day and Flinders councils. The Northern
Regional Land Use Framework provides the strategic context for planning schemes
within the region and contains strategies for the future use and development of land
within the region.

Evandale and surrounds fall within the Northern Midlands Council zoning, with the
requirements of use or development of land within the area governed by the Northern
Midlands Interim Planning Scheme 2013 (NMIPS). The provisions within the NMIPS
are designed to be read together with the LUPAA and are based on the Regional
Model Planning Scheme.
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8.0 Statement of Heritage Impacts and Heritage
Management Plan

8.1 Statement of Heritage Effects

No Historic heritage sites, buildings or suspected features were identified during the
field survey assessment of the Evandale Residential Subdivision footprint. The
negative survey results are assessed as being an accurate indication that the
potential for such features to be present is very low.

As described in section 5.2 of this report, the search of the various heritage registers
shows that there are no registered Historic sites, buildings, properties or features that
are situated within the boundaries of the proposed Evandale Residential Subdivision.

However, there are a large number of heritage listed buildings, properties and
features that are located in the general surrounds of the study area. This includes the
township of Evandale, a number of buildings within the town, and a number of
properties surrounding the town (see Figures 9 and 10).

The proposed residential subdivision at Evandale is situated around 1km to the east
of the town of Evandale. Given the reasonably close proximity, it is possible that the
residential development may have some degree of visual impact on the town. To
what extent these visual impacts will diminish the historic landscape setting and
values of the Evandale is debatable, and will be dependent to some degree of the
final designs.

In order to minimize or negate these risks, the Proponent will need to ensure that
there is meaningful and ongoing consultation with the broader public, as well as
Heritage Tasmania and the Northern Midlands Council. This is addressed in the
management recommendations below.

8.2 Management Recommendations
The heritage management options and recommendations provided in this report are
made on the basis of the following criteria.

- Background research into the extant archaeological and historic record for the
study area and its surrounding regions, as documented in section 4 of this
report.

- The results of the heritage register searches and field investigation as
documented in section 5 of this report.

- The results of the field survey assessment, as presented in section 6 of the
report.

- The legal and procedural requirements as summarised in section 7 of this
report.
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Recommendation 1

No Historic heritage sites, features or specific areas of elevated heritage sensitivity
were identified along the survey of the Evandale Residential Subdivision footprint.
The search of the heritage registers undertaken for this project shows that there are
no registered Historic buildings, properties or features that are located within or in the
immediate vicinity of the study area boundaries. On the basis of the above, it is clear
that the proposed subdivision project will not directly impact on any known Historic
heritage sites, and there is a very low potential to impact undetected heritage
features. It is therefore advised there are no heritage constraints, or legal
impediments to the project proceeding.

Recommendation 2

It is assessed that there is generally a low to very low potential for undetected
Historic heritage sites to occur within the study area boundaries. However, as per the
Practice Note No 2 by the Tasmanian Heritage Council, processes must be followed
should any unexpected archaeological features and/or deposits be revealed during
works. An Unanticipated Discovery Plan for the project is presented in Section 9 of
this report.

Recommendation 3

The township of Evandale is a National Trust classified Georgian village, with some
39 heritage listed properties included on the Australian Heritage Database. The
Evandale Township itself is on the RNE (Place ID 12770) and is described as ‘An
administrative and agricultural settlement with a rich agricultural sefting, consistent
architectural quality, good urban spaces and fine town plantings resulting in a high
integrated and successful townscape’ (Australian Heritage Database Place File No
6/03/070/0046).

Given the high social significance to the local community, it will be critical that the
project proponent continues to engage with the public, as well as the relevant
government stakeholders (Heritage Tasmania and the Northern Midlands Council) on
the Masterplan design for the development, and ensuring that it is sympathetic with
existing heritage values around Evandale, or at least minimises visual impacts on
these values.
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9.0 Unanticipated Discovery Plan

The following text describes the proposed method for dealing with unanticipated
discoveries of heritage features or objects during the proposed construction of the
Cataract Gorge Chairlift infrastructure. The plan provides guidance to project
personnel so that they may meet their obligations with respect to heritage legislation.

Please Note: There are two different processes presented for the mitigation of these
unanticipated discoveries. The first process applies for the discovery of all cultural
heritage objects or features, with the exception of skeletal remains (burials). The
second process applies exclusively to the discovery of skeletal remains (burials).

Discovery of Heritage Objects or Features

Step 1

If any person believes that they have discovered or uncovered a heritage object or
feature, the individual should notify any machinery operators that are working in the
general vicinity of the area that earth disturbance works should stop immediately.

Step 2

A buffer protection zone of 5m x 5m should be established around the suspected
heritage find. No unauthorised entry or earth disturbance will be allowed within this
‘archaeological zone’ until such time as the suspected heritage find has been
assessed, and appropriate mitigation measures have been carried out.

Step 3

A qualified heritage practitioner should be engaged to assess the suspected heritage
find. As part of this process, Heritage Tasmania (HT) should be notified of the
discovery.

If the heritage find is a movable object, then the find should be recorded,
photographed and a decision should be made as to whether the object should be re-
located to a designated Keeping Place.

If the find is an unmovable heritage object or feature, then the find should be
recorded and photographed and a HIA and HMP developed for the feature. This
should be then submitted to Heritage Tasmania (HT) for review and advice.

Discovery of Skeletal Material

Step 1

Under no circumstances should the suspected skeletal remains be touched or
disturbed. If these are human remains, then this area potentially is a crime scene.
Tampering with a crime scene is a criminal offence.

Step 2

Any person discovering suspected skeletal remains should notify machinery
operators that are working in the general vicinity of the area that earth disturbing
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works should stop immediately. Remember health and safety requirements when
approaching machinery operators.

Step 3

A buffer protection zone of 50m x 50m should be established around the suspected
skeletal remains. No unauthorised entry or earth disturbance will be allowed with this
buffer zone until such time as the suspected skeletal remains have been assessed.

Step 4
The relevant authorities (police) will be contacted and informed of the discovery.

Step 5
Should the skeletal remains be suspected to be of Aboriginal origin, then Section 23
of the Coroners Act 1995 will apply. This is as follows:

1) The Attorney General may approve an Aboriginal organisation for the
purposes of this section.

2) If, at any stage after a death is reported under section 19(1), a coroner
suspects that any human remains relating to that death may be Aboriginal
remains, the coroner must refer the matter to an Aboriginal organisation
approved by the Attorney General (In this instance TALSC).

3) If a coroner refers a matter to an Aboriginal organisation approved by the
Attorney-General —

(a) The coroner must not carry out any investigations or perform any duties
or functions under this Act in respect of the remains; and

(b) The Aboriginal organisation must, as soon as practicable after the
matter is referred to it, investigate the remains and prepare a report for
the coroner.

4) If the Aboriginal organisation in its report to the coroner advises that the
remains are Aboriginal remains, the jurisdiction of the coroner under this Act
in respect of the remains ceases and this Act does not apply to the remains.
In this instance the Aboriginal Heritage Act 1975 will apply, and relevant
Permits will need to be obtained before any further actions can be taken.

5) If the Aboriginal organisation in its report to the coroner advises that the
remains are not Aboriginal remains, the coroner may resume the
investigation in respect of the remains.
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1. Introduction and Site Location

A mixed use rural, residential and sustainable tourism project is proposed to be located at Ridgeside Lane in
Evandale. The project would comprise of mixed use, rural living and rural resource land uses.

The site is located approximately 1.5 kilometres east of the Evandale Town Centre.

The site is currently accessed from Ridgeside Lane which intersects with White Hills Road. White Hills Road
becomes Barclay Street at the Evandale Town Centre. The site also has a frontage to Logan Road which
becomes Russell Street at the Evandale Town Centre. Both Barclay Street and Russell Street intersect with
High Street at the Evandale Town Centre. High Street connects Evandale with Launceston Airport and to the
Midland Highway and Launceston.

There is potential for vehicle access to the site to be from Logan Road as well as Ridgeside Lane which would
distribute the traffic impact.

In the future there is an option to build an Evandale bypass road which would divert the majority of traffic
from the site from using the local roads except for local trips. The bypass, if constructed, would also be

expected to divert some of the existing traffic from White Hills Road that currently travels through the centre
of Evandale.

The site location is shown in Figure 1 and the site Masterplan is included in Appendix A.

Ridgeside Lane Potential Bypass A

White Hills Road : . Alignment N~

Barclay Street

Evandale

High Street

Logan Road

Russell Street

Figure 1: Site Location (Basemap source: hiips://maps.thelist.tas.gov.au)

pitt&sherry was engaged by Traders in Purple to undertake a road capacity assessment for the adjoining
roads to determine the available spare traffic capacity. The assessment is to also consider at what level of
development the local roads would be at capacity and an Evandale bypass road would be required.
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2. Existing Conditions

2.1 Existing Traffic Volumes

Traffic volume data for the surrounding roads was provided by the client. The supplied traffic volumes were
from tube counts completed in June 2018. A summary of the average weekday traffic volumes is included in

Table 1.

Table 1: Existing Traffic Volumes

Locatioh'

Traffic Volume (vpd)

East of High Street 1,161
Barclay Street

West of Cambock Lane 724

West of Ridgeside Lane 517
White Hills Road

East of Ridgeside Lane 487
Russell Street High Street to Logan Road 1,699

West of No. 58 176
Logan Road

East of No. 58 133

2.2 Existing Road Widths and Carriageway Form

2.2.1 Urban Roads

The traffic capacity of a road is greatly impacted by the road width and carriageway form. Typical carriageway
forms for different urban road widths are shown in the Local Government Association of Tasmania (LGAT)

Standard Drawings, a visualisation from the LGAT drawings is shown in Figure 2.

 B.9m 6.9m 89m  8.9m B 11.0m
T F.OK T FOK F.OK T F.OK i F.O.K

Figure 2: Typical Carriageway Forms
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2.2.2 Measured Road Widths

The road width along each of the roads surrounding the site have been measured. The road width was
observed to vary frequently and therefore in sections with varying road widths, the minimum (or worst case)
road width was adopted. Road widths and classifications at several locations are detailed in Table 2.

Tahle 2: Road Widths and Classification

MinimUm Meastred

Road Carriageway. | Carriageway Form

One or two lanes, dependant on

East of High Street 9.0m
parked cars
Barclay Street g r
West of Cambock Lane 9.0m Eine ertwokiies, AEpaUARE ON
: parked cars
White Hills West of Ridgeside Lane 6.8m Two lanes
Road East of Ridgeside Lane 6.0m Two lanes

High Street to Logan One or two lanes, dependant on

R 1
ussell Street e 8.1m parked cars
West of No. 58 8.8m Two lanes
Logan Road
East of No. 58 5.3m Two lanes

As shown in Table 2, the urban roads generally have a carriageway width less than 11 metres. These roads
are therefore influenced by the number of parked cars on the road. As shown in Figure 2, cars parked on one
side of the road would allow for two travel lanes whereas cars parked on both sides of the road would allow
for one travel lane and therefore a significantly reduced road capacity.

Car parking is generally not expected to impact the width of the rural roads as vehicles are permitted to park
informally on the road verge.

2.2.3 Parking Demand

To understand the impact of parked cars on the traffic capacity of the roads, parking occupancy surveys were
completed on Barclay Street and Russell Street on Wednesday 5 December 2018 which is expected to
represent a typical weekday. The parking occupancy surveys were taken at regular intervals at least every
hour between 8:00am and 6:00pm. The parking supply was determined by measuring the road length where
vehicles can park and then dividing the length by & metres. The results of the parking occupancy surveys are
discussed in detail below.

Barclay Street

Parking surveys were taken along the length of Barclay Street. To understand how the parking demand
changes along the road, the parking occupancy was recorded by the side of the road the car was parked
(north or south) and which section of road the car was parked. The sections for Barclay Street are shown in
Figure 3.
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Figure 3: Barclay Street - Parking Survey Locations

The results of the Barclay Street parking surveys are summarised in Table 3.

Table 3: Barclay Street - Parking Survey Results

; I : .
| Parking Supply ' Parking Demand

Parking Timeof |

Location BE

| | | X
‘ Morth JI South | Sauth Totall | Total%
B | , : -

0 0 0 0%

09:00 0 1 1 2%

10:00 0 0 0 0%

11:00 0 0 0 0%

1 —High 12:00 0 0 0 0%
Street to 13:00 30 20 0 0 0 0%
Murray Street 14:00 0 0 0 0%
15:00 0 0 0 0%

16:00 0 0 0 0%

17:00 0 0 0 0%

18:00 0 0 0 0%

08:30 0 i 1 3%

09:00 0 2 2 6%

10:00 0 1 1 3%

11:00 1 1 2 6%

2—Murray [ 175.9p 0 1 i 3%
“i:ceqej:ge 13:00 19 12 0 1 1 3%
. 14:00 0 0 0 0%
15:00 0 0 0 0%

16:00 0 0 0 0%

17:00 { 1 2 6%

18:00 1 1 2 6%
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Parking Demand

Parking | I e 2 et Tt
o e I I | W e [ g
Location | | ! Total ’ Total %
| o830 1 o 3 3 9%
09:00 1 2 3 9%
10:00 0 2 2 6%
11:00 0 2 2 6%
3 —SMacquarle 12:00 0 3 3 9%
treet to
. 9%
White Hills 13:00 21 13 0 3 3 %
Road 14:00 0 3 3 9%
15:00 0 3 3 9%
16:00 0 3 3 9%
17:00 0 2 2 6%
18:00 0 1 i 3%

Based on the above, the parking demand on Barclay Street is considered to be low. It would be acceptable
to expect that parking would have a minimal impact on two way flow.

Russell Street

Parking surveys were taken along the length of Russell Street. To understand how the parking demand
changes along the road, the parking occupancy was recorded by the side of the road the car was parked
(north or south) and which section of road the car was parked. The sections for Russell Street are shown in
Figure 4.

b

. _;.. -‘_ - et i
‘,|‘Ir£.‘ r'wr\r,‘r”” . ‘ !. S

LN
¥t
L

L L -

igu re 4: Russell Street- Pakn Suvev Locations

The results of the Russell Street parking surveys are summarised in Table 4.
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Tahle 4: Russell Street - Parking Survey Results

Total %
= L

Parking

— _ —_—
Supply i Parking Demand
P

SRR e e
. North t Seuth ’ Tatal

08:30 0 6 6 23%

09:00 3 9 12 | 46%

10:00 7 5 12 46%

11:00 5 7 12 46%

1— High 12:00 1 5 23%
Street to 13:00 12 14 2 7 35%
Scone Street 14:00 3 5 9 35%
15:00 5 & 11 42%

16:00 § 3 6 3%

17:00 1 1 3 8%

18:00 1 1 2 8%

08:30 2 4 6 15%

09:00 1 3 4 10%

10:00 5 5 10 25%

11:00 5 10 15 38%

2 —Scone 12:00 , 7 7 14 35%
r\iglze;::l’e 13:00 21 19 9 9 18 45%
St 14:00 3 6 9 23%
15:00 4 3 7 18%

16:00 2 8 10 25%

17:00 5 7 12 30%

18:00 1 3 4 10%

08:30 0 1 1 4%

09:00 0 1 1 4%

10:00 3 0 3 11%

11:00 0 0 0 0%

3 —Macquarie | 15.099 0 0 0 0%
cizrff;t;s 13:00 13 22 1 0 1 13%
- 14:00 0 0 0 0%
15:00 0 1 1 4%

16:00 1 1 2 7%

17:00 0 1 1 4%

18:00 0 7 2 7%

Based on the above, the overall parking demand on Russell Street is less than 50% at all times on all sections.
It can be expected that the equivalent of not more than one side of the road is filled on a typical weekday
and it would therefore be acceptable to expect that parking would have a minimal impact on two-way flow.

It was noted during the parking survey that although the parking demand is low, parking was observed on
both sides of the road near the café and hotel. If parking regularly impacts two-way flow in this single location
parking may need to be restricted on one side of the road through this section during peak traffic times to
ensure two-way flow is maintained.
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3. Road Capacity with Existing Layout

3.1.1 Urban Roads

The Tasmanian Local Government Road Hierarchy, shown in Figure 5 below, gives guidance to the amount of
traffic that should be travelling on each road classification based on several criteria and metrics including the
road function and carriageway form. The hierarchy has been used as the basis far determining the road
capacity of the urban roads.

It is noted that some roads could physically carry more traffic than the guidance metric, however these traffic
volumes would be considered as appropriate for the road function and carriageway form from a safety and
amenity perspective.

‘Tasmanian local government road hierarchy.

Source: Tasmanian Government Local Government Division: Department of Premizr and Cabinat

; 4 4 o 4. Local 5. Minor
Classification 1. Arterial 2. Callector | 3. Link Unfarmed
Access Access
Functional Criteria
Function! Pravid Prowide a link Privvide sccess Roads
predominant principsl links bt te renidential mamtawed by
purpose b ot urben o sl propet the cownni ol
centres aod il o ord facal regula pon conetructed?
redlone aceeis roads 1o communty
lacilitien such 2
oarks and ¢
aome Cases propes
rural papulation local =
Lenlies.
Connectivity High connectivity Wedium Lows - connecls Low - provides Fulure roads ot
deseription - Lannechng I connetlinly - ndviduel ¢ ds that
precincts, artenal roads affic st propertiss within a | properties s ol
localities i connecting ad | e ighbouthood o sivice
suburbus, and subwles, bosness y with collectar | bok reads
rura) pogulabion dhaticls and anvd steenal rosds
Lanlres localised faci ties
Guidance Matrics
Average Annual » 10000 vehicles F000-10000 vpd 1000-3000 s 501000t Stwpd WA
Daily Traffic (AADT) | per cay (vpdd
Heavy vehicles Yo - thoroughlare | Yes - thoroughisre | Yies - some Trough | No tooostiae, N/A
pet mitted 1eaffic lotal soCens Dy
Average Annwal 1000 ASDTT w 2501000 AnDTT ¢ AADTT o N MAA MIA
Dally Truck Traffic we = 10% EHY = 10% EHY
or Equivalent Heavy
Vehicles (AADTT/
EHV)
Public Transpart Tes fel Yes Mo ko M/
Route
Cartiageway form 2 1 A banes 2 lanes 2 lanes 1o 2 lanes Tywecally 1 lane MNIA
Runining surface Senled Sealed Leiled Seyled! unzealed | Unformed

Figure 5: Tasmanian Local Government Road Hierarchy
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3.1.2 Rural Roads

The LGAT Standard Drawings specify the allowable daily traffic for different widths of road seal. The
allowable traffic for each seal width is shown in Figure 6.

EXISTING NEW
INFRASTRUCTURE | DEVELOPMENT
(w) SEALED (w) SEALED
CODE* AADT. TRAFFIC TRAFFIC
WIDTH WIDTH
81 < 30 4000 (S) -
S2 30 — 100 4000 (S) -
s3 100 — 300 5500 (D) 5500 (D)
S4 300 — 2000 6000 (D) 6000 (D)
S5 > 2000 7000 (D) 7000 (D)

Figure 6: Rural Road Traffic Capacity

3.1.3 Road Traffic Capacity

Barclay Street and Russell Street have features (i.e. kerbs, footpaths, characterised as rural roads. Based on
the above, the urban roads aligns with the function of a link road. The rural roads are classified based on
their width. The road classification and subsequent road traffic capacity of each of the roads surrounding
the site and the subsequent spare road traffic capacity is shown in Table 5.

Tahle 5: Existing Road Capacity

!1 e : Traffic | Existing Weekday

| Spare Traffic
‘ Capacity (vpd) |

Locatior - | Capaci | Average Traffi
acation Classineatiang] apacity A\ferage rg_ ic
| Volume (vpd)

East of Eiigh Urban - Link 3,000 1,161 1,839
Barclay Street
Street

West of Urban = Link 3,000 724 2276

Cambock Lane

\repkol Rural — 54 2,000 517 1,483
White Hills | Ridgeside Lane
Road East of

_ 2 4 1

Widgesldesis Rural — $4 ,000 87 513
Russell High Street to ;
Shrenst  egan B Urban - Link 3,000 1,699 1,301
Logan West of No. 58 Rural —S5 2,000 176 1,824
Road East of No. 58 Rural — §2 100 133 0

As shawn in Table 5, there is currently significant spare capacity on each of the roads.

The exception is Logan Road to the east of No. 58, the narrow width of the seal classifies this section as an
$2 road meaning it is already carrying traffic volumes higher than the allowable capacity.

The capacity of the intersections of Barclay Street and Russell Street with High Street have not been assessed
at this stage.
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4. Potential Road Maodifications

The width of Logan Road could he increased to 5.5 metres to increase the allowable capacity to 300 vehicles
per day or could be increased to 6 metres to increase the allowable capacity to 2,000 vehicles per day.

5. Number of Residential Dwellings Accommodated

The daily traffic generation rate for a residential dwelling has been sourced from the RMS Guide to Traffic
Generating Developments Technical Direction TDT2013/04a. The RMS Technical direction specifies a traffic
generation rate of 7.4 vehicles per day for residential dwellings in regional areas.

Based on the traffic generation rate above, the number of dwellings that could be accommodated within
each road section has been calculated and is shown in Tahle 6.

Tahle 6: Number of Dwellings of Traffic Movements Accominodated

_—— — — - — — — =

&l

| ! i | No. of Dwellings’ Traffic
' Road Name' | Location \ = D ! _We"'_?gﬁ. ._T,l_'afﬁc
| | pd Accommodated
East of High Street 1,839 249
Barclay Street
West of Cambock Lane 2,276 308
West of Ridgeside Lane 1,483 200
White Hills Road
East of Ridgeside Lane 1,513 204
Russell Street High Street to Logan Road 1,301 176
West of No. 58 1,824 246
Logan Road 133 (no widening) 23
East of No. 58 1,867 (assuming
s 252
widening)

There is currently capacity for traffic movements equivalent to 23 residential dwellings on Logan Street East
of No. 58. This could accommodate the 14 Rural ‘Zone B’ lots which are planned to directly access Logan
Road. If more lots are to access via Logan Road it will be necessary to widen Logan road to a 6.0m carriageway
width.

Based on the minimum capacities, there is capacity for the traffic movements equivalent to 200 dwellings on
White Hills Road/ Barclay Street and 176 dwellings on Logan Road/ Russell Street.

After the number of dwellings above is reached, the existing road network would be expected to be at
capacity and construction of the Evandale bypass road is required.

pitt&sherry ref: LN18224H003 Rep 31P Rev 01/RM/cy 9
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Appendix A

Site Masterplan
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(_r) Cardno

Shaping the Future

Our Ref: 8201824101 — Letter 001 Cardno (NSWI/ACT) Pty Ltd
Contact; Nuno Moreira ABN 95 001 145 035

Level 1, 47 Burelll Street

15 September 2018 Wollongong NSW 2500
Australia

Traders in Purple

PO Box 1984 Phone: 6124228 4133

Macquarie Centre Fax. 61242286811

NSW 2113 Australia

www.cardno.com.au
Attention: Brett Robinson

Dear Breft,
PRELIMINARY UTILITIES ASSESSMENT FOR RIDGESIDE LANE, EVANDALE
Cardno (NSW/ACT) Pty Ltd has been engaged by Traders in Purple to prepare a

Preliminary Utilities Assessment to identify available utilities to service the proposed
development of Ridgeside Lane, Evandale (the site).

Potable Water

Evandale is part of the Longford System which takes water from the South Esk. The
system is part of the Greater Launceston Water Supply Strategy work which is currently
in progress.

The site is currently not serviced with potable water. The land tha;c can be serviced by
existing potable water infrastructure is shown as a light blue hatch in Figure 1.

Figure 1 Potable Water Serviceable Land

Auglralia e United States e Belgium o Canada e Colombia ® Ecuador e Gemmany e Indonesia e Kenya e Myanmar e New Zealand e
Nigerla e PapuaNew Guinea » Peru e Phillppines e Singapore e Timor-Leste o United Kingdom e Offices worldwide 130
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Shaping the Future

Existing potable water infrastructure is located along Logan Road (DN150) and White Hills Road (DN100)
that is located in close proximity to the site as shown in Figure 2. It is expected that these assets will be
extended to the development to service the site.

/

7

ad

£

Figure 2 E)'(isting Potahi!e Water Infrastructure

There is approximately 2000 ET’s of capacity at the reservoirs at Devon Hills that supply Evandale
Waste Water

The site is currently not serviced for wastewater. The land that can be serviced by existing wastewater
infrastructure is shown as a light pink hatch in Figure 3.

#
ok
F

Figure 3 Wastewater Serviceable Land

www.cardno.com
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Shaping the Future

Existing wastewater infrastructure is located along Logan Road (twin DN150 mains) that is located in close
proximity ta the site as shown in Figure 4. It is expected that these assets can be extended to the site to
service the initial development.

The STP has a licence limit of 0.37ML/day, with current inflows averaging around 0.2ML/day. This is
equivalent to 309 ET's of capacity remaining at the STP. The remaining sewage will need to be diverted to a
new STP or upgrades to the existing STP will be required.

-

§
&

Figure 4 Existing Wastewater Infrastructure

NBN

The site is currently serviced by NBN. The land that can be serviced by existing NBN infrastructure is shown
as a light purple hatch in Figure 5.

It is expected the development will be able to utilise the existing infrastructure for their development.

Figure 5 NBN Ready Area

www.cardno.com
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Electrical

The site is currently not serviced by electrical infrastructure. The development will require the existing
infrastructure to be extended to the development boundary. It is expected major network upgrades will be
required to service the fully developed site.

Gas

The site is currently not serviced by any gas infrastructure. The nearest gas supply connection point is
Longford or Franklin Village.

Yours sincerely,

Nuno Moreira

Civil Engineer

as autharised signatory for Cardno (NSW/ACT) Pty Ltd
ABN 95 001 145 035

www.cardno.cem
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1.0 INTRODUCTION

MRC Consulting Engineers Pty Ltd has been commissioned by Traders in Purple to prepare a preliminary
Stormwater Management Strategy for their proposed master planned community, “Ridgeside Lane” in
Evandale, Tasmania.

The site is located on both Logan Road and Ridgeside Lane, which is located within the Northern
Midlands Council area.

The Ridgeside Lane Masterplanned Community is being proposed to be developed on a 245-hectare site
along Logan Road in Evandale, and will incorporate the following elements;

e A central village camprising restaurant, café, sustainability centre, education hub and artisan
village,

a A health and wellbeing retreat, and Eco Tourism Resort;

e Retirement Village,

s Residential Allotments varying size from 450mZ2 to 2.64 hectares,

s Botanical gardens and neighbourhood parklands,

e Demonstration farm and agribusiness facility, and a

e Utilities precinct complete with “state of the art” sewerage and wastewater treatment facility,
renewable energy storage facility, a recycling and green waste composting facility.

This preliminary Stormwater Management Strategy is being prepared as supporting information to
accompany the Request for Amendment to Northern Tasmania Regional Land Use Strategy which is
being submitted by TCG Planning on behalf of Traders in Purple.

2.0 SITE DESCRIPTION

The proposed site is located in Evandale in Tasmania and is approximately 245 hectares in size. The
property fronts Ridgeside Lane and Logan Road and comprises 3 separate allotments referenced as
follows;

e CT106773/1,
e CT 145763/2,and
e (T 101154/1

The site is currently utilised for farming and sheep grazing and has very limited vegetation across the
site. There is minimal fall across the majority of the site, where several catchments fall in differing
directions. Existing levels vary from RL 168.0m down to RL 161.0m

Job No J19120: Rev B Stormwater Strategy Report 18.01.2019
Ridgeside Lane, Evandale, Tasmania Page 4
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Figure 1 - Site Location

Figure 1 - Street View Photo

(Source: www.google.com)
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3.0 STORMWATER QUANTITY MANAGEMENT

To offset any potential for flooding or adverse impacts on adjacent properties, that could he caused by
developing the land, on-site stormwater detention will be employed throughout the site where required.
These detention zones will be utilised to temporarily store runoff, for harvesting and re-use where
possible, and to reduce the post development peak discharge rates back to pre-development discharge
rates or better for all rainfall events.

The intent of the overall stormwater strategy for this development will be to make provisions for the
required on-site detention, to be located within the open space areas. There are a series of existing water
bodies throughout the site which will be augmented to suit, and additional new water bodies/detention
areas will be created were necessary.

There is an existing gully area to the northern side of the property. The proposed Botanical Gardens /
Open Space Area depicted in this zone on the proposed masterplan (refer Appendix A) will be utilised to
detain/capture the stormwater runoff. There is the potential that the captured stormwater from this
zone can be piped and reused for irrigating the large open space areas within the development.

- The project will be modelled in XPSWMM software where a 1D/2D hydraulic model will be setup to
simulate existing conditions (undeveloped case), and peak discharge rates for a large variety of storm
events will be assessed to calculate the peak discharge from the site. The model will then be updated to
reflect the final site conditions (developed case) showing appropriate mitigation measures, to ensue post
development discharge rates are mitigated to pre-development discharge rates or better, causing no
adverse impact or actionable nuisance, and will be designed and constructed to suit both local authority
ad state government requirements.

4.0 STORMWATER QUALITY MANAGEMENT

During the detailed design phase of the development, a Stormwater Quality Management Plan will be
prepared to address the following,

1) The design objectives that are required to be met by the proposed stormwater treatment system,
to suit relevant Local Authaority and State Guidelines,

2) Descriptions and sizing of stormwater quality treatment measures proposed to be utilised during
the operational phase of the project,

3) MUSIC modelling to demonstrate that the specified treatment measures/systems will meet the
relevant performance criteria.

The MUSIC model for stormwater improvement conceptualisation (CRCCH,2005) (software) will be
utilised to assess the unmitigated and mitigated post development site for runoff quality, and to
determine the performance of the overall treatment train.

The current proposal will be to utilise a variety of Water Sensitive Urban Design measures to treat the
stormwater at various locations throughout the project. Some of these items are listed below for
reference and will be developed as detailed design of the project commences.

e Constructed Stormwater Wetlands,
e Vegetated Swales (incorporating turf buffer strips),
e Rainwater Harvesting for re-use.

Job No J19120: Rev B Stormwater Strategy Report 18.01.2019
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5.0 CONCLUSION

MRC Consulting Engineers Pty Ltd have been commissioned by Traders in Purple to prepare a preliminary
Stormwater Strategy for their proposed master planned community Ridgeside Lane in Evandale,
Tasmania.

Stormwater Quantity Management will be achieved via the utilisation and strategic location of on-site
stormwater detention zones as noted in section 3.0 above. These detention zones will be utilised to
mitigate the post-development peak discharges for all rainfall events up to and including the 1% AEP
(100yr ARI), to pre-development flow rates or better. This will ensure that all adjacent infrastructure and
neighbouring properties will not receive any increase in stormwater runoff, from the proposed
development.

Stormwater Quality Management will be achieved using a combination of Turf Buffer Strips, Vegetated
Swales, Constructed Stormwater Wetlands, and Rainwater Harvesting were possible for re-use
throughaut the site. The proposed Stormwater quality treatment measures listed above will be modelled
and utilised where necessary to ensure the stormwater leaving the site is treated to an acceptable level
to meet the required water quality objectives, the State Policy on Water Quality Management, the NRM
Regional Stormwater Quaiify Management Strategy and Best Management Practices.

Job No J19120: Rev B Stormwater Strategy Report 18.01.2019
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Appendix A

Proposed Development Layout
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Reviews requested by Northern Midlands Council

QO O 0

Review of Agricultural Assessment
Review of Economic Impact Analysis
Review of Road Capacity Assessment
TasWater advice on Utilities
Assessment

Review of Stormwater Strategy
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Paul Godier

Northern Midlands Council
PO Box 156

Longford 7301

RE: Ridgeside Lane Evandale — Proposed Planning Scheme Amendment — Initial Review of
Agricultural Assessment

Paul, this letter is to provide an initial review of the agricultural assessment lodged in conjunction with
an application to allow a planning scheme amendment to rezone land at Ridgeside Lane Evandale from
Rural Resource to a mix of Residential and Rural Residential.

An agricultural assessment was prepared by Macquarie Franklin dated December 2018, and a copy
provided for review. The report identifies that the subject properties are rated as class 4 agricultural land,
which is consistent with the DPIF 2006 report for the South Esk mapping area. The land is generally gently
sloping, with no identified significant soil impediments to broad acre cropping, more intensive vegetable
crops, or horticultural activies. The report also identifies that a number of nearby propetties are currently
used for a range of agricultural enterprises, from grazing to broad acre cropping and horticulture. The report
correctly states that the land is not prime agricultural land (i.e. class 1, 2 or 3) as defined by the State Policy
on the Protection of Agricultural Land (PAL) 2009, however does not provide any comment on areas of
prime land in the South Esk mapping area (less than 4%), or the local or regional significance of class 4
land. Tn discussing the relevance of the state agricultural land policy the report correctly concludes that
where there is an inconsistency between any planning scheme and the policy then the state policy takes
precedence (although it does incorrectly refer to the central coast planning scheme). Therefore, it is also my
conclusion that the State Policy on the Protection of Agricultural Land is the key document the proposal
must be assessed against.

The land subject of the rezoning application is within a declared irrigation district (the North Esk Irrigation
Scheme) as defined under the water management Act 1999. According to information from Tasmanian
irrigation the recently completed North Esk Irrigation scheme commenced water delivery on the 18% of
January 2019 and has a total allocation of 4650ML to 54 landholders in the White Hills, Evandale, Relbia
and the Nile Road area. The agricultural report states that the subject properties have a combined irrigation
right in the scheme of 40ML at this point in time. The report does not quantify water rights on adjacent or
nearby properties or address the fact that irrigation rights within the scheme are fully tradable. This is an
important feature of the modern irrigation schemes in Tasmania, and has seen many water rights traded
amongst landowners over the short and long term to enable agricultural development within the irrigation
districts. The report also does not consider the opportunities for share farming, or consolidation amongst
other land owners in the local area to take advantage of irrigation rights other landowners may possess. The
volume of water rights currently owned by the properties is merely used as an economic justification to
convert the properties to a non-agricultural use. This is clearly against the principles of agricultural land
capability assessment which is based upon the intrinsic capability of the land to support agricultural
production and must not take into account current market economics. Long term land use planning in
relation to agricultural land should never be based upon short term market economics, as commodity prices,
exchange rates, and international trade agreements can change dramatically over short time frames.
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The state policy on the Protection of Agricultural Land (2009) has a primary purpose “To conserve and
protect agricultural land so that it remains available for the sustainable development of agriculiure,
recognising the particular importance of prime agricultural land”.

With the objective
“t9 enable the sustainable development of agriculture by minimising:

(a) conflict with or interference from other land uses; and
(b) non-agricultural use or development on agricultural land that precludes the return of that land to
agricultural use.”

The policy has 11 key principles to be implemented through planning schemes or other relevant planning
instruments. Of importance to the subject site are principles 1, 7, and 8.

1. Agricultural land is a valuable resource and ifs use for the sustainable development of agriculture
should not be unreasonably confined or restrained by non-agricultural use or development.

Comment — The report does not adequately address this principle, the proposal will result in the permanent
loss of a significant area of agricultural land to a non agricultural land use (i.e. residential), and has the
potential to fetter surrounding agricultural land use. The report does not address the direct loss of agricultural
land, and the only justification provided for the conversion to non-agricultural use is the current volume of
water rights in the North Esk irrigation Scheme. The report also states that the layout of the development and
mitigation measures will be implemented to minimise impacts on neighbouring rural land, although no
references are provided to support the buffer distances, and mitigation methods are not described in detail.
There are a number of publications (e.g. CSIRO) that indicate buffer distances of up to 300m are appropriate
between residential land and agricultural land to minimise impacts from noise, spray drift and odours etc. It is
my conclusion that report does not adequately address this principle and the proposal does not comply with
this principle.

7. The protection of non-prime agricultural land from conversion to non-agricultural use will be
determined through consideration of the local and regional significance of that land for agricultural use.

Comment - The report does not address the fact that class 4 agricultural land in the local area and the region is
the most significant land class for agriculture (due to a lack of class 1, 2 or 3 prime land). Class 4 land in
other areas of the state has been recognised in previous assessments by the Tasmanian Planning Commission
as land of local and regional significance for agriculture (e.g. Coal River Valley, King Island). The recent
development of the North Esk Irrigation scheme makes the class 4 land even more significant to the local area
of Evandale and the broader northern midlands region. The report does not adequately address this principle
and it is my opinion that the proposal does not comply.

8. Provision must be made for the appropriate protection of agricultural land within irvigation districts
proclaimed under Part 9 of the Water Munagement Act 1999 and may be made for the protection of other
areas that may benefit from broad-scale irrigation development.

It is clear the subject properties are within the recently completed North Esk Irrigation Scheme, which is a
proclaimed irrigation district as defined under part 9 of the Water Management Act 1999. Permanent loss of
the agricultural land to residential use does not comply with this principle. The report makes no direct
attempt to comply with this principle, and does not even attempt to present a valid argument for non-
compliance. Tt is my conclusion the report does not demonstrate compliance with this principle and the
proposal cannot comply.
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My initial review has identified a number of issues with the agricultural report and the proposal for
rezoning of the land at Ridgeside Lane Evandale from Rural Resource to a mix of Residential and Rural
Residential. It is my opinion that the report does not adequately address the State Policy on the Protection
of Agricultural Land, and in particular principles 1, 7, & 8. The proposal would result in the permanent loss
of a large area of agricultural land of local and regional agricultural significance within a declared irrigation
district. It is therefore my conclusion that the proposal does not comply with the State Policy on the
Protection of Agricultural Land and that it is very unlikely it would be supported by the Tasmanian
Planning Commission.

If you require a more detailed assessment or would like me to brief council further, please contact me in the
future.

Regards

Dr John Paul Cumming B.Agr.Sc (hons) PhD CPSS GAICD
Director
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Paul Godier

From: Robert Buckmaster <choicelocation@icloud.com>

Sent: Tuesday, 12 March 2019 10:54 AM

To: Paul Godier

Subject: Preliminary assessment of Evandale Economic Impact Assessment
Hi Paul

Further to our phone conversation of this morning | confirm that i have undertaken a preliminary review of
the Summary Economic Impact Assessment prepared by Michael Connell and Associates last November of the scheme
outlined in Lange Design's Master Plan for Evandale.

The Concept Master Plan includes a number of elements:

o Possible 4.5 star 100 room hotel with conference, wedding facilities and hotel management training facility.
¢ Health and well-being retreat for up to 40 guests

e 20 villa eco resort

« Sustainability Centre, education hub and artisan village

e Child care centre

e 80 unit retirement village

e Aged care facility with 25 specialist beds and 20 dementia patient beds

e On-site sewerage and waste water treatment

e Neighbourhood demonstration farm.

Michael Connell & Associate's estimates of jobs stimulated by the project during the build phase namely 63 full time
equivalent on site construction jobs, 15 jobs in the region associated with material supply and further 15 indirect jobs
induced seem reasonable based on relativities to other projects of comparable scale.

Direct on-site jobs during the operation phase are forecast to increase overtime from an initial 3 in 2020 to 276 on build
out in 2037. The number of forecast operational jobs is considered consistent with the proposed elements outlined in
the Master Plan.

Presumably these are full time equivalent, as is the convention for economic impact assessments. For the sake of clarity
it would be helpful if this were stated explicitly.

The estimate of jobs induced by these direct jobs also seems reasonable. Again, it would be helpful to confirm whether
these are full time equivalent.

Regards

Robert Buckmaster
Principal
Choice Location Strategists
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Keith Midson

Midson Traffic Pty Ltd
18 Earl Street

Sandy Bay TAS 7005
0437 366 040

6 February 2019

Paul Godier

Senior Planner

Northern Midlands Councll
13 Smith Street

Longford TAS 7301

Dear Paul,
RIDGESIDE LANE PROPOSAL — TECHNICAL REVIEW

Further to our recent discussions, I confirm that I have reviewed the traffic Information in relation to the
Ridgeside Lane proposal near Evandale.

This letter outlines my assessment and findings of the ‘Ridgeside Lane, Evandale Road Capadty
Assessment” report prepared by Pitt and Sherry.

1. Development Proposal

The development is substantial in scale. It includes village centre, hotel, resort, retirement village, and
residential components.

2. Road Network

The development includes an internal network that generally appears to adequately service the access
requirements of the various components of the site.

In a regional context, the site relies exclusively upon access via Logan Road and White Hills Road. These
roads provide a rural collector road function, but may not be suitable in their current form to cater for
the significant additional traffic loading assodiated with the development.

Logan Road has a narrow road width near the site (approximately 5.0 to 5.5 metres). Given the
substantial increase in traffic volume that Logan Road will be required to carry, it will require road
widening.

White Hills Road is approximately 5.5 to 6.0 metres wide east of Ridgeside Lane. As with Logan Road,
the substantial increase in traffic volume will result in the requirement for road widening.

3. Traffic Generation

The traffic generation from the development is significant in scale. The report prepared by Pitt and
Sherry does not provide a calculation of the traffic generation potential of the development as a whole.

1|Page
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Rather it provides an overview of the spare capacity within the key road links that connect the site to
Evandale and the Midland Highway.

Table 1 provides a high-level overview of the potential traffic generation of the masterplan.

Table 1 Nominal Traffic Generation Potential

Component Daily Traffic Peak Traffic

Generation Generation
Village Restaurant, café, 1,500 vpd (nominal) 150 vph (nominal)
shops, sustainability
centre, etc

Hotel 200 rooms 800 vpd 120 vph
Health and Wellbeing 40 guests 160 vpd 24 vph
Resort 20 rooms 80 vpd 12 vph
Residential lots 7 lots 700 vpd 70 vph
(multiple dwellings)
General residential lots 407 lots 3,256 vpd 326 vph
Low density residential 46 lots 368 vpd 37 vph
lots
Rural living lots (Zone 31 lots 248 vpd 25 vph
A)
Rural living lots (Zone 14 lots 112 vpd 11 vph
B)
Other components 200 vpd (nominal/ 50 vph {(nominal/

external) external)
TOTAL 7,424 vpd 825 vph

It is likely that the majority of this traffic generation will travel on the surrounding road network {most
likely 75% to 80%). The balance of trips will occur on the internal natwork of the development (such as
a residential trip to the village for example).

4, Road Capacity Assessment

"The Pitt and Sherry report provides a very high-level capacity assessment of key roads that connect to
the subject site. In general terms, the use of the LGAT Standard Drawings to determine road link capacity
is reasonable. The LGAT Standard Drawings have a basis in research that is linked to Austroads.

Tt is noted that the Average Weekday traffic volumes provided in the Pitt and Sherry report varies from
Council’s most recent traffic data. A comparison of traffic volumes is provided in Table 2. The traffic
volumes in the Pitt and Sherry report provide a relatively small over-estimate of the traffic volumes on
each of these road links.

~ 2]Page
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Table 2 Network Traffic Volumes

Road Name . Locationof | P&S Weekday Council Difference
counter Average Daily Weekday

Traffic Volume | Average Daily
' Traffic Volume

Barclay St East of High St 1,161 1,034 +127
West of Cambock 724 675 +49
Lane
White Hills Rd West of Ridgeside 517 511 +6
Lane
East of Ridgeside 487 480 +7
Lane
Russell St High St to Logan 1,699 1,382 - +317
Rd
Logan Rd West of No.58 176 TBC -
East of No.58 133 TBC =

The report only uses high level daily volumes and does not consider peak hour flows. Peak flows typically
define capacity, however the volumes reported in Table 2 are unlikely to have associated peak flows that
would approach capacity.

5. Capacity Analysis
The capacity analysis in the Pitt and Sherry report only considers the spare capacity in selected roads
that connect to the study area.

The report suggests that the spare capacity in Logan Street is approximately 1,824 vehicles per day, and
in White Hills Road is 1,483 vehicles per day. Combined, the spare capacity connecting directly to the
site is 3,307 vehicles per day. With a total traffic generation on the external road network likely to be in
the order of 6,000 vehicles per day (approximately 80% of the total calculated in Table 1), there is a
capacity shortfall of approximately 2,700 vehicles per day.

At this high-level capacity approach, it is dear that upgrades are required to the existing network to cater
for the likely traffic generation of the proposal when fully developed.

Furthermore, the analysis does not consider the capacity impacts associated with key intersections at the
eastern end of the network (such as within Evandale or the Midland Highway). The relatively large
increase in traffic flow is likely to have network impacts at key intersections at high volume locations.
Traffic modelling would assist in determining the potential impacts at key intersections, including:

= Barclay Street/ High Street
«  Russell Street/ High Street
»  Russell Street/ Macquarie Street/ Rodgers Lane/ Murray Street

3|Page
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In summary, the development is substantial in size and will generate a large volume of traffic on the
existing road network near Evandale. Itis clear that the existing road network s not capable of absorbing
the traffic volumes without road widening and/or the construction of a new bypass road to the north of
Evandale.

The Pitt and Sherry report provides a high-level assessment of the spare capacity in key roads that
connect to the subject site. The approach to the capacity analysis is not detailed, but does provide an
indication that the network cannot cater for the likely traffic generation of the development.

More detailed assessment would be required to determine the full impacts. This would include a detailed
traffic generation assessment (the traffic generation estimates in this letter are high-level), more detailed
road link and intersection modelling, and infrastructure recommendations to overcome the capacity
shortfall in the network.

Please contact me on 0437 366 040 if you require any further information.

Yours sincerely,

P
e | 7

Keith Midson BE MTraffic MTransport FIEAust CPEng EngExec NER

DIRECTOR
Midson Traffic Pty Ltd
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Paul Godier

From: ' NMC Planning

Sent: Thursday, 7 March 2019 9:13 AM

To; Register Email in ECM

Subject: Review of Evandale Servicing Assessment - Ridgeside Lane Proposal
~ #ECMBody

#QAPDefault

#Silent

From: Jason Taylor <Jason.Taylor@taswater.com.au>

Sent: Thursday, 21 February 2019 1:34 PM

To: NMC Planning <p!anning@nmc.tas.gov.au# .

Subject: Review of Evandale Servicing Assessment - Ridgeside Lane Proposal

Hi Paul,

Apologies for the delay in responding, due to leave arrangements and other staff movements, it took me awhile to
gather the requisite information.

e The wording of the submission concerning existing servicing/utilities is acceptable, however TasWater need to
be clear that the existing spare capacity available at the two reservoirs at Devon Hills is not solely for the take-
up of this development. The capacity will gradually get consu med by other users/developments, on a first-
come-first-serve basis, and so could ultimately be insufficient for this development.

e Further, the addition of 2000 ETs from this development would increase the minimum storage requirement for
the Devon Hills Reservoirs, which supply Evandale, from approximately 4.0 ML to 7.9 ML— which-exceeds the
current reservoirs’ capacity of 6.8 ML. This summer we were already seeing some difficulties in re-filling the
Mackinnons Hill reservoir, which feeds the Devon Hills reservoirs, following hot days. The proposed
development would likely exacerbate such problems if additional storage is not provided for. It’s also worth
noting that we have not yet looked into the capacity of the reticulation, WTP or yield, and so the future
approvals process would be subject to these considerations.

Please let me I<how if | can be off further assistance.
Regards

Jason Taylor
Development Assessment Manager
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Paul Godier
From: Cameron Qakley <outlook_D72C18B952F5BF07 @outlook.com> on behalf of Cameron
' Oakley <Cameron.Oakley@h-dna.com.au>

Sent: Wednesday, 23 January 2019 12:50 PM

To: Paul Godier

Cc: : Amanda Bond; Trent Atkinson; Erin Boer; Jonathan Galbraith; Leigh McCullagh

Subject: RE: Stormwater Report - Amendment to Regional Land Use Strategy - Ridgeside Lane
. Categories: Sent to ECM

Hil Paul,

| have read through the strategy report. It is a statement of how they intend to manage stormwater quality and
quantity, as such there is no meat on the bones of it yet.

The good news is that their proposed stormwater quantity management strategy is inline with what we would require if
developers, and the quality strategy is inline with best practice:

Quantity: To ensure post-development discharge rates are mitigated to pre-development discharge rates or better
Quality: In the absence of a Council stormwater quality targets in the Interim Planning Scheme it will be line with those
in the State Stormwater Strategy — 80% reduction in Total suspended solids (TSS), and 45% reduction in Total Nitrogen

and Total Phosphorus loads based on typical urban stormwater concentrations.

If they deliver on these commitments it should be a good outcome for the proposed development and surrounding
environment.

Regards,
_Cameron Oakley

Consulting Engineer
Hydrodynamica
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Response to reviews provided by Traders in Purple
o Response to review of Agricultural

Assessment
o Response to review of Road Capacity

Assessment
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Unit 5, 174-182 Gipps Road,
PO Box 7163,
Gwynneville, NSW, 2500

T+61 2 4228 7833
F+61 2 4228 7844
E reception@tcgplanning.com.au

The General Manager,
Northern Midlands Council
PO Box 156

Longford Tasmanic 7301
council@nmc.tas.gov.au

Attention: Paul Godier
27 February 2019

Dear Des and Paul,
Request for Amendment to Notthern Tasmania Regional Land Use Strategy
RIDGESIDE LANE - HOUSING AND TOURISM SUSTAINABLE COMMUNITY AT EVANDALE

Reference is made fo your correspondence of 20 February 2019 which seeks the submission of additional
information in support of a request to amend the Northern Tasmania Regional Land Use Strategy to permit
the progression of the ‘Ridgeside Lane' project at Evandale. Please find attached the following documents in

support of our submission, which has been lodged on behalf of Traders in Purple:

» Supplementary corespondence prepared by Pitt and Shemy in relation fo the review of the Road

Capacity Assessment;

» A supplemeniary report prepared by Macaquarie Franklin in response to the review of the Agricultural

Assessment;

As per our recent discussions, we reconfirm that the reports which have been prepared are high level
strategy documents which are intended to identify the capacity of the site to accommodate future
development and fo identify any major impediments to growth. The submitted documents, fogether with the
accompanying supplementary documentation prepared by Pitt & Sherry and Macquarie Franklin, have
been prepared on the understanding that the requested review of the Regional Strategy is merely the initial
stage of planning and design. The reports will allow for progression of community consultation and will assist

Councillors in making an informed decision regarding the future of the land.

As discussed, this process is typical of that followed for major projects, whereby more detailed reports will be
prepared as the project moves through the planning stages. It is intended that additional subconsultant
investigations, which specifically address the more detailed aspects of the site design, will be undertaken as
the project progresses, including at the fime of submission of a Planning Scheme Amendment request or

Development/Subdivision Application.
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We therefore request that Council progress the application based on consideration of the key strategy issues
which confirm that the site is free from natural hazards, does not feature significant biodiversity values, is not
located in proximity to incompatible land uses and is of o sufficient size to support on site infrastructure and
services. The studies confirm that the site has capacity to support development, which will provide significant

economic benefits fo the region.

We greatly appreciate Council's consideration of this request and remain available should further

clarification of the above submission be required.
Yours Faithfully,

Flosme //’maeﬁ

Elaine Treglown

Director, TCG Planning
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Traders In Purple

Response to the Geo-Environmental
~ Solutions Initial Review of the
Agricultural Assessment for the
Ridgeside Lane Development

25t February 2019

O FRANKLIN

Consultants for business, agriculture and environment
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Response to the GES Review of the Agricultural Report for the Ridgeside Lane Development

=, MACQUARIE
( FRANKLIN

Consultants for business, agriculture and environment

Macquarie Franklin Administration Office
112 Wright Street | East Devonport | Tasmania | 7310
Phone: 03 6427 5300 | Fax: 03 6427 0876 | Email: info@macfrank.com.au
Web: www.macquariefranklin.com.au

Report author: Jason Lynch B.App.Sci. (hort) senior consultant

Macquarie Franklin, Date, Response to the Geo-Environmental
Solutions initial review of the agricultural assessment for the
Ridgeside Lane Development

An appropriate citation for this
report is:

Document status: Final

This report has been prepared in accordance with the scope of services described in the contract or
agreement between Macquarie Franklin and the Client. Any findings, conclusions or recommendations
only apply to the aforementioned circumstances and no greater reliance should be assumed or drawn
by the Client. Furthermore, the report has been prepared solely for use by the Client and Macquarie
Franklin accepts no responsibility for its use by other parties.

p==, MACQUARIE .
©){ FRANKLIN i
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Response to the GES Review of the Agricultural Report for the Ridgeside Lane Development
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1 Response To The PAL Policy Principle L., 2
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Response to the GES Review of the Agricultural Report for the Ridgeside Lane Development

Executive summary

This report has been undertaken on behalf of the proponent (Traders In Purple) in response to the
Geo-Environmental Solutions (GES) initial review of the agricultural report for the Ridgeside Lane
development on the Queenscliff and The Mews properties.

This document provides a number of responses to the issues and raised in the GES document and
addresses the relevant clauses of the Protection of Agricultural Land (PAL) policy including principles
1,7 and 8.

The Queenscliff and The Mews properties would not be considered as having any particular
importance in terms of agricultural qualities and/or resources that would define it as being of local or
broader regional importance due to the lack of prominence of its size, land capability, soils, aspect or
potential to constrain access to a waterway or the North Esk Irrigation Scheme.

It is reasonable to consider that the proposed development would involve a number of mitigation
measures, and a sensitive approach to the layout and design of the residential development such that
the potential for negative impacts and/or constraint on the adjacent agricultural land is minimised.

In the near vicinity of Evandale, a large number of residential dwellings are in close proximity to rural
resource zoned land which is actively used for agricultural land use activity, and this includes dwellings
on the northern, eastern and southern boundary of the town.

For the majority of these residential dwellings, they are within 20m to 30m of the nearest boundary
adjacent to the rural resource zoned land with the buffer distances typically including a fence and
variable amounts of vegetation present. These residential dwellings currently co-exist next to the
adjacent rural resource zoned land and the associated agricultural land use activity conducted
therewith.

==, MACQUARIE
G FRANKLIN 1

[9)
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Response to the GES Review of the Agricultural Report for the Ridgeside Lane Development

1 Response To The PAL Policy Principle 1

The PAL policy principle 1 states:

“Ngricultural land is a valuable resource and its use for the sustainable development of agriculture
should not be unreasonably confined or restrained by non-agricultural use or development”.

1.1 Buffer distances

Section 4 of the “Agricultural Assessment of the Proposed Ridgeside Lane Development makes a
number of comments and considerations on the potential for negative impacts to and from
neighbouring agricultural land and outlines the various mitigation measures that the proponent would
undertake to alleviate these risks:

“In an effort to minimise the potential for negative impacts and/or constraints on the adjacent
agricultural land use activity the proponents have made a significant effort to sensitively design the
Ridgeside Lane development, and this includes;

- A 70m wide buffer zone which includes;

o an 18m wide vegetation corridor that forms the immediate boundary interface that
that encompasses the entire development. This vegetation corridor would consist of
mixed native species and include bushes, shrubbery and trees.

o the balance of the buffer zone would consist of a grassland.

- Extensive olive tree plantings over the north western area of the development to provide an
enhanced buffer to the nearby vineyard.

- Extensive botanical gardens covering approximately 7 hectares on the central north eastern
boundary areas.

- Tree lined avenues and roads, sports fields, various gardens and a number of vegetation
corridors that bisect and divide up the development which would mitigate the visual impact
and noise emissions generated from the development.

- Graduated development intensity with larger rural “zone A and B” blocks (2.5-3.5 hectares)
on the external areas, then low density residential blocks and finally general residential blocks
in the centre of the development.”

The comment provided in the GES document that a 300m buffer zone is more appropriate in my
opinion is excessive and in the vast majority of all buffer zone setbacks between rural resource and
residential zone land in Tasmania (including numerous homes in Evandale) are well within this
proposed distance provided mitigation measures are included.

It would be reasonable to consider that the proposed 70m wide buffer in conjunction with the
extensive 18m wide vegetation corridor and graduated development intensity would be adequate
and sufficient in order to limit and prevent the risk of fettering and constraining agricultural land use
activity on the adjacent properties.

"""" MACQUARIE
@*}Q FRAN?(LIN 2



3-257

Response to the GES Review of the Agricultural Report for the Ridgeside Lane Development

2 Response To The PAL Policy Principle 7

The PAL policy principle 7 states:

“The protection of non-prime agricultural land from conversion to non-agricultural use will be
determined through consideration of the local and regional significance of that land for agricultural

L

use-.

2.1 Local considerations for conversion of the agricultural land to non-
agricultural use on a district basis

In terms of appreciating and understanding the regional impact of the conversion of agricultural land

to non-agricultural associated with the proposed Ridgeside Lane development it would be

reasonable to consider how this may affect the amount of agricultural land within the northern

midlands district area.

Detailed land capability information relevant to the northern midlands is covered by the South Esk
land capability mapping report.

The northern midlands area is included in the South Esk land capability mapping report, and this
covers a total area of approximately 216,821 hectares (not including 13,900 hectares of exempt
land), table 2 outlines the areas associated with the land capability classes.

Table 1; land capability areas on a district basis

Land Capability* Area (hectares) Proportion (%)
3 ' ’ 8,622 |
4 122,510 56.6
5 45,524 20.9
6 35,756 16.5
7 4,409 2.1
Total 216,821 100

*the sub classes have been included into the dominant land capability, for example sub class 5+4,
5+6 have been included into the class 5 land

The combined area of the properties in question associated with the Ridgeside Lane development
covers a total of 245 ha, and this represents less than 0.2% of the Class 4 land and approximately
0.1% of the total ground on a district basis.

MACQUARIE
X FRANKLIN 3
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Response to the GES Review of the Agricultural Report for the Ridgeside Lane Development

2.2 Regional consideration for conversion of agricultural land to non-
agricultural use

In terms of appreciating and understanding the broader regional impact of the conversion of

agricultural land to non-agricultural associated with the proposed Ridgeside Lane development it

would be reasonable to consider how this may affect the amount of agricultural land within the

greater northern midlands, greater Tamar, and Meander Valley areas.

Detailed land capability information included within the greater northern midlands, greater Tamar,
and Meander Valley areas is covered by a number of land capability mapping reports:

- Meander
- South Esk
- Tamar
- Pipers

The broader regional area includes the northern midlands, greater Tamar and Meander Valley areas
with a total area of approximately 605,165 hectares, table 3 outlines the areas associated with the

land capability classes.

Table 2; land capability areas on a broad regional basis

Land Capabhility* Area (hectares) : Proportion (%)
42
2 1,641 0.3
3 32,148 5.3
4 296,403 49.1
5 142,040 ' 23.4
6 ' 116,600 19.2
7 16,291 2.7
Total 605,165 100

*the sub classes have been included into the dominant land capability, for example sub class 5+4,

546 have been included into the class 5 land

The combined area of the properties in question associated with the Ridgeside Lane development
covers a total of 245 ha, and this represents less than 0.1% of the Class 4 land and less than 0.05% of

the total ground on a broader region basis.

MACQUARIE
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Response to the GES Review of the Agricultural Report for the Ridgeside Lane Development

2.3 Local and regional prominence of the properties in question

The Queenscliff and The Mews properties associated with the Ridgeside Lane development would not
be considered as having any particular prominence and/or importance either on a local district and/or
a regional basis.

The Queensdliff and The Mews properties do not have a unique position relative to their value and
importance for agricultural land use activities and/or the potential for increased and heightened
capacity to negatively impact and/or constrain agricultural land use activities, such as having
waterway frontage, access to the NEIS, relative size, soil types, land capability or aspect.

As outlined in section 2.1 and 2.2 of this report the area of land associated with the Ridgeside Lane
development overall represents negligible proportion of similar Class 4 land and that of the total land
area on a local and broader regional context.

There is no prime agricultural land (land capability <Class 3) on the properties in question nor in the
near vicinity, with the nearest prime agricultural land located 7.4 km to the north near White Hills with
other prime agricultural land 14.2 km further to the west near Longford.

==, MACQUARIE
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Response to the GES Review of the Agricultural Report for the Ridgeside Lane Development

3 Response To The PAL Policy Principle 8

The PAL policy principle 8 states:

“Provision must be made for the appropriate protection of agricultural land within irrigation districts
proclaimed under Part 9 of the Water Management Act 1999 and may be made for the protection of
other areas that may benefit from broad-scale irrigation development”.

3.1 North Esk Irrigation Scheme Considerations

The North East Irrigation Scheme (NEIS) covers land that includes White Hills, Relbia and Evandale,
and has a total irrigation allocation capacity of 4,650 ML, covers a total area of 16,545 hectares of
irrigable land, with 54 land holders having irrigation rights.

The amount of class 4 land within the NEIS scheme is approximately 11,000 hectares.

The combined irrigation rights associated the properties in question associated with the Ridgeside
Lane development is 40 ML, and this represents 0.8% of the total amount of irrigation water
available from the NEIS.

The irrigation water rights are fully tradeable within the NEIS scheme and can be permanently sold
or leased on a long and/or short term basis, and the water right water currently held by the
proponent could be traded accordingly.

Any water trades would need approval from Tasmanian Irrigation, however it is reasonable to .
consider that the proponents’ irrigation water rights could be effectively used by other land holders
within the NEIS scheme for agricultural production and therefore this water resource would not be
lost.

The NEIS irrigation pipeline, identified as Clarendon 3 pipeline, would not be impacted by the
proposed Ridgeside Lane development, and therefore ensures the ongoing delivery of irrigation
water to all NEIS irrigators (current and future) on the Clarendon 3 and 4 truck zone and Clarendon A
and B spur zone.

3.2 Protection of irrigated land on adjacent properties

As outlined in section 1 as the response to the Protection of Agricultural Land Principles 1 a number
of mitigation measures in conjunction with the design and layout of the proposed Ridgeside Lane
development would be adequate and sufficient in order to limit and prevent the risk of fettering and
constraining agricultural land use activity on the adjacent properties.

The proposed development would not prevent the opportunity for adjacent land holders to engage
in broad scale irrigation.

p==, MACQUARIE
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Response to the GES Review of the Agricultural Report for the Ridgeside Lane Development
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pitt&sherry

l b e
Specialist Knowledge, Pitt & Sherry
Practical Solutions. (Operations) Pty Ltd

ABN 67 140 184 309

Phone 1300 748 874
info@pitish.com.au
pittsh.com.au

1 March 2019
Located nationally —

. b
Brett Robinson HEDOUGE
: y ) Sydney

Chief Executive Officer Brisbane

Traders In Purple Hobart

PO Box 1984 Launceston

Macquarie Centre NSW 2113 Newcastle
Devonport
Wagga Wagga

Dear Brett :-;J s ot

i n i,
REMIF 06 s el
wirw.intlgert,com

Re: Ridgeside Lane Evandale, Road Capacity Assessment
| refer to the Midson Traffic review of the pitt&sherry Road Capacity Assessment.

The Midson Traffic review states that the Road Capacity Assessment does not consider all land uses proposed at
the site.

The purpose of the Road Capacity Assessment was to determine whether any residential lots could initially be
developed on the property before construction of an Evandale Bypass road to access the site. This assessment
was not intended as a Traffic Impact Assessment of the full development. Other higher density land uses including
the village, hotel, resort, health and wellbeing centre etc. are proposed to be developed after the delivery of
required new roads such as a potential Evandale Bypass road. There are 14 rural residential lots that could be
accessed from Logan Road regardless of the construction status of an Evandale Bypass road.

High level daily volumes were considered appropriate as a small number of developed residential dwellings are not
likely to have major impacts to the peak hour operation of the intersections in the vicinity. It was expected that that
mid-block road sections with parking on both sides would result in the highest delays to traffic. The Local
Government Road Hierarchy and the Local Government Association of Tasmania (LGAT) Standards refer to the
allowable daily traffic.

The Midson Traffic review states that the parking assessment should include a Sunday. pitt&sherry are aware of
the Sunday Evandale Market. A Sunday was not considered for the residential dwellings assessment as although
the traffic volumes and parking demand in Evandale are higher on a Sunday, the traffic generation of the
residential dwellings would be expected to be significantly lower on a Sunday than a weekday.

The Midson Traffic report states that the analysis does not consider the capacity impacts at key intersections. It is

intended to complete a Traffic Impact Assessment for the entire development that would include this assessment
as well as the Sunday parking survey.

ref; LN18224H004 Let 31P Rev OO/RR/cy Page 1 0of 2



3-263

The Traffic Impact Assessment for the development would include:

o Traffic impact assessment and traffic modelling of nearby intersections on a weekday and Sunday
« Parking surveys on a Sunday ‘
e Impact of a propesed Evandale Bypass road

» Assessment against the applicable sections of the Northern Midlands Planning Scheme.
Should you require any further information please contact me on 03 6210 1402.
Yours sincerely

Rebekah Ramm
Roads and Traffic Engineer

ref: LN18224H004 Let 31P Rev 00/RR/cy Page 2 of 2
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Letter and Information Sheet from the Minister for
Planning — Reviewing and Amending the Regional
Land Use Strategies
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Minister for Human Services
Minister for Housing

Minister for Planning Tasmanian
Level 5 4 Salamanca Place, Parliament Square Building HOBART TAS 7000 Australia Government
GPO Box 123 HOBART TAS 7001 Australia

Ph: +61 3 6165 7686

Email: minister.jaensch@dpac.tas.gov.au

Cr Mary Knowles
Mayor
Northern Midlands Council

Email:gippscreek@skymesh.com.au

Dear Mayor
Information Sheet — Reviewing and Amending the Regional Land Use Strategies

| write in relation to the three regional land use strategies that are currently in effect and the
importance they have to the land use planning system in Tasmania.

The regional land use strategies have a significant role to play in setting the medium to longer-
term strategic directions for each region. As Minister for Planning, | am committed to regularly
and periodically reviewing the strategies as required by section 5A(6) of the
Land Use Planning and Approvals Act 1993 to ensure they can address both current and
emerging land use planning issues.

Amendments to the regional land use strategies will need fo be considered over time for a
number of reasons. Accordingly, recent amendments have been made to the Northern
Tasmania Regional Land Use Strategy (NTRLUS) and the Southern Tasmania Regional Land
Use Strategy (STRLUS).

Amendments to the strategies will generally occur as part of the reviews that are conducted by
the Minister for Planning. For example, comprehensive reviews will be undertaken of all three
strategies following the implementation of the future Tasmanian Planning Policies and | have
also committed to a medium-term review of the STRLUS commencing after the lodgement of
the draft LPSs with the Tasmanian Planning Commission for assessment.

Amendments to a strategy may be considered outside the normal review periods under
exceptional circumstances. Amendment requests will be subject to a rigorous assessment
process to ensure the agreed strategic directions are not undermined and that the intended
regional land use planning outcomes are achieved.

To assist local councils seeking amendments to the regional land use strategies, | have asked
the Planning Policy Unit in the Department of Justice to prepare an Information Sheet, which |
have enclosed, to provide guidance on the process and information requirements to support
amendment requests. The Information Sheet is also available on the Planning Policy Unit's
website: www.planningreform.tas.gov.au .




3-266
2

| also draw your attention to my letter to all councils of 21 September 2018 outlining my
commitment to assisting councils in preparing their Local Provisions Schedules (LPSs) and
setting a target date of 30 June 2019 for their lodgement with the Tasmanian Planning
Commission for assessment.

The process of preparing, assessing and approving the draft LPSs is likely to continue for a
number of years. Given the time to prepare and assess the draft LPSs, it is important that any
amendments made to the regional land use strategies during this period do not unnecessarily
disrupt or delay the preparation or assessment of the draft LPSs.

An amendment to a strategy can cause a significant diversion of resources and significant policy
changes may cause the re-assessment of a draft LPS that is part way through the assessment
process. Such amendments will not be considered unless it is needed to address an ‘urgent’
strategic direction for a region or the State.

If you have any specific questions in relation to the enclosed Information Sheet, or the process
and information requirements for amending a regional land use strategy, | encourage you fo
make contact with staff from the Planning Policy Unit.

Yours sincerely

Hon Roger Jaensch MP
Minister for Planning

cc:Des Jennings
General Manager
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Department of Justice

REVIEWING AND AMENDING THE
REGIONAL LAND USE STRATEGIES

Purpose

This information sheet is issued by the Department of Justice, Planning Policy Unit and provides
information on when and under what circumstances the regional land use strategies are reviewed
and amended. It also provides information on the requirements and processes for reviewing and
considering amendments to the regional land use strategies.

Background

The Land Use Planning and Approvals Act 1993 (LUPAA) provides for the preparation and declaration
of regional land use strategies, which provide an important high-level component of the planning
system. Essentially, the regional land use strategies provide the linkage between the Schedule |
objectives of LUPAA, State Policies established under the State Policies and Projects Act 1993, and
the future Tasmanian Planning Policies with the current interim and future Tasmanian planning
schemes. They provide the mechanism by which the strategic directions of the State and each
region are implemented through the land use planning system.

The regional land use strategies set out the key agreed strategic directions for a region over the
medium to longer-term. They aim to provide certainty and predictability for Government, local
councils, developers and the community on where, when and what type of development will
proceed. '

Three regional land use strategies are currently in place in Tasmania. The Minister for Planning'
originally declared the Cradle Coast, Northern and Southern regional land use strategies on
27 October 201 1%,

The three regional land use strategies provide the strategic direction for future land use and
development in each region over a 25-year time horizon. The strategic directions, policies and
actions contained within the regional land use strategies aim to deliver sustainable settlements that
are integrated across each region, integrated with services and infrastructure, and complemented

! Minister for Planning, the Hon Bryan Green MP.

2 The three regional land use strategies are: Living on the Coast — The Cradle Coast Regional Land Use Planning
Frameworl; Northern Tasmania Regional Land Use Strategy; and Southern Tasmania Regional Land Use Strategy
2010-2035.
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by built and open space environments. They also provide directions, policies and actions to protect
Tasmania's agricultural estate and other resource-based industries and protect the State’s cultural
and natural environments.

Regional land use strategies may also incorporate or reference specific local strategic documents
for the purposes of reflecting the application of each strategy within a particular municipal area or
sub-regional area.’

Since their declaration, a number of subsequent amendments have been made to both the northern
and southern regional land use strategies. The amendments range from minor revisions and
refinements to improve consistency and revisions to align with the latest planning reforms, through
to broader reviews to implement more strategic changes, such as the review of the Northern
Tasmania Regional Land Use Strategy to allow for components of the Greater Launceston Plan.

The regional land use strategies are currently implemented in the land use planning system through
statutory zoning and planning provisions in interim planning schemes. They are a key consideration
when amendments to the interim planning schemes and other existing planning schemes are being
assessed. The regional land use strategies will similarly be implemented through the Local
Provisions Schedules (LPSs) that form part of the Tasmanian Planning Scheme.

Legislative context

The regional land use strategies are given legal effect through section 5A of LUPAA.

The Minister for Planning may declare a regional land use strategy for a regional area. Amendments
to a regional land use strategy may also be made by the Minister declaring an amended strategy
and the Minister is also responsible for keeping the strategies under regular and periodic review.

In addition, comprehensive reviews of all three regional land use strategies will be undertaken
following the implementation of the future Tasmanian Planning Policies.

When declaring a regional land use strategy under section 5A of LUPAA, the Minister must first
consult with the:

e Tasmanian Planning Commission;

¢ planning authorities; and

s relevant State Service Agencies and State authorities.

LUPAA specifically requires all planning schemes and any amendments to a planning scheme to be,
as far as practicable, consistent with the relevant regional land use strategy.

Before certifying and publicly exhibiting a draft planning scheme amendment, a local council, acting
as a planning authority, needs to be satisfied that the draft amendment is consistent with the
relevant regional land use strategy.

3 Before being incorporated into (or referenced in) a regional land use strategy, local strategic documents would
need to be based on verifiable evidence, supported by Government and demonstrate how they reflect the strategic
application of a relevant strategy.
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Equally, the Tasmanian Planning Commission must be satisfied that a draft planning scheme
amendment is consistent with the relevant regional land use strategy before approving the
amendment. Similar legislative requirements apply to all future LPSs, and amendments to LPSs that
will be in place under the Tasmanian Planning Scheme.

Reviewing and amending the regional land use strategies

Regional land use strategies have a significant role to play in setting the medium to longer-term
strategic directions for each region. Therefore, itis important that the strategic directions, policies
and actions contained within each strategy appropriately address both current and emerging land
use planning issues. To achieve this, the Minister for Planning is committed to regularly and
periodically reviewing the strategies.

Amendments to regional land use strategies will need to be considered over time for a number of
reasons. Importantly, amendments to the strategies will generally occur as part of the reviews
that are conducted by the Minister for Planning. The Minister for Planning may consider an
amendment to a strategy outside the normal review periods under exceptional circumstances.

Any amendment to a regional land use strategy that is requested by an individual or a planning
authority would need to be supported by documentation that identified and justified the need for
the amendment. Moreover, as the regional land use strategies are a regional plan, it would require
the general support from all councils within the region.

The request would also be subject to a rigorous assessment process to ensure that the agreed
medium and longer-term strategic directions contained in the relevant strategy are not
undermined. This is necessary to ensure that any site-specific amendments to a regional land use
strategy do not |ead to unintended regional planning outcomes.

An amendment to a regional land use strategy may need to be considered for purposes such as:

e implementing broader legislative reform or overarching State policies or strategies (e.g. the
future Tasmanian Planning Policies);

e implementing any revised background analysis of issues in response to changes such as
demographics, emerging planning issues, housing supply and demand, or population growth
projections;

e incorporating or referring to local or sub-regional strategy planning work that is based on
verifiable and agreed evidence and reflects the application of a regional land use strategy in
a municipal area or sub-regional area;

e incorporating contemporary community expectations; or
P Y

e making minor refinements to correct errors or clarify the operation of a strategy.
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It is also important to consider that amending a regional land use strategy is not always the most
appropriate course of action to facilitate use and development within a region. This is because the
strategies represent the agreed and approved strategic directions for each ‘entire’ region and
provide certainty to the broad community, infrastructure providers and governments as to medium
and long-term investment decisions. Consequently, use and development should be directed in
the first instance to those agreed areas identified in the relevant strategy.*

Information requirements to support an amendment request

The information requirements for considering a request to amend a regional land use strategy will
be dependent on the nature of the proposed amendment.

Before an individual or a planning authority considers whether or not to make a request to amend
a regional land use strategy, it is recommended that early discussions take place with the
Planning Policy Unit within the Department of Justice to determine if specific information
requirements will be required to enable the consideration of the proposed amendment.

All requests to amend a regional land use strategy should include, as a minimum, the following
information.

e e e e e S N G B S B D e ) I D SR S R S e O O S S Y e e S B ML S I R

Minimum information requirements to support an amendment request
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. All requests for an amendment to a regional land use strategy should first be directed
to the relevant local planning authority or regional body representing the
local planning authorities in the region.

2. All draft amendments to a regional land use strategy should be submitted in writing to
the Minister for Planning by the relevant local planning authority or regional
body representing the local planning authorities in the region.

3. The supporting documentation should include details on why the amendment is being
sought to the regional land use strategy.

The supporting documentation should include appropriate justification for any
strategic or policy changes being sought and demonstrate how the proposed
amendment:

(a) furthers the Schedule | objectives of LUPAA;

(b) is in accordance with State Policies made under section |1 of the State Policies
and Project Act [993;

(c) is consistent with the Tasmanian Planning Policies, once they are made; and

(d) meets the overarching strategic directions and related policies in the regional
land use strategy.

* For example, the Northern Tasmania Regional Land Use Strategy and Southern Tasmania Regional Land Use
Strategy 2010-2035 direct residential development in areas within a relevant Urban Growth Boundary or growth
corridors.
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As the regional land use strategies represent the agreed and approved strategic directions for the
planning authorities that are located in a particular region and the State, any proposed amendments
need to consider the impacts on these entities and should be based on an agreed position.

To assist with the consideration of an amendment to a regional land use strategy, it is strongly
recommended that written endorsement for the proposed change is sought from all the planning
authorities in the relevant region.

It is also strongly recommended that consultation with relevant State Service agencies, State
authorities and other infrastructure providers be undertaken before making a request for an
amendment to ensure that any significant issues are avoided when the Minister for Planning
consults as part of considering the merits of the amendment request.

In addition, amendments that seek to modify an urban growth boundary (or equivalent), settlement
growth management strategies, or seek other modifications to a regional settlement strategy, will
usually require additional supporting information such as an analysis of current residential land
supply and demand, using accepted contemporary and verifiable data sources, that considers the
region in its entirety.

The following additional supporting information should also be included.

|. Justification for any additional land being required beyond that already provided for under
the existing regional land use strategy. This analysis should include the current population
growth projections prepared by the Department of Treasury and Finance.

2. Analysis and justification of the potential dwelling yield for the proposed additional area of
land.

3. Analysis of land consumption (i.e. land taken up for development) since the regional land
use strategy was declared.

4. Justification for any additional land being located in the proposed area, considering the
suitability of the area in terms of access to existing physical infrastructure, public transport,
and activity centres that provide social services, retail and employment opportunities.

5. Consideration of appropriate sequencing of land release within the local area and region.

6. Consideration of any targets for infill development required by the regional land use
strategy.

7. Potential for land use conflicts with use and development on adjacent land that might arise
from the proposed amendment.
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The following matters must be considered if an amendment is proposed to a regional land use
strategy to develop ‘greenfield’ land®. These matters may also need to be considered for
amendments relating to some infill development (such as ‘brownfield’ and ‘greyfield’ development?).

The following matters should be considered.

I. How the amendment accords with the other strategic directions and policies in the relevant
regional land use strategy.

2. lmpacts on natural values, such as threatened native vegetation communities, threatened flora
and fauna species, wetland and waterway values, and coastal values.

3. Impacts on cultural values, such as historic heritage values, Aboriginal heritage values and
scenic values.

4. The potential loss of agricultural land from Tasmania’s agricultural estate (including but not
limited to prime agricultural land and land within irrigation districts) or land for other
resource-based industries (e.g. extractive industries).

5. The potential for land use conflicts with adjoining land, such as agricultural land and nearby
agricultural activities, other resource-based industries (e.g. forestry and extractive industries)
and industrial land taking into account future demand for this land.

6. Risks from natural hazards, such as bushfire, flooding, coastal erosion and coastal inundation,
and landslip hazards.

7. Risks associated with potential land contamination.

8. The potential for impacts on the efficiency of the State and local road networks (including
potential impacts/compatibility with public transport and linkages with pedestrian and cycle
ways), and the rail network (where applicable).

Process for considering an amendment request

The process for considering an amendment request to a regional land use strategy will depend on
the nature and scope of the request and the adequacy of the supporting documentation.

As a minimum, the Minister for Planning is required to consult with the Tasmanian Planning
Commission, planning authorities, and relevant State Service agencies (e.g. Department of State

5 Greenfield land is generally former agricultural or undeveloped natural land on the periphery of towns and cities
that has been identified for urban development

¢ Brownfield sites are underutilised or former industrial or commercial sites in an urban environment characterised
by the presence of potential site contamination. Greyfield sites are underutilised, derelict or vacant residential or
commercial sites in an urban environment that are not contaminated.
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Growth) and State authorities (e.g. TasNetworks) on all amendments to regional land use
strategies).

The Minister will consult with these relevant entities for a period of at least 5 weeks. The Minister
may also need to consult with other infrastructure providers, where relevant, such as TasWater
and TasGas.

For amendments seeking to incorporate broader strategic changes to a regional land use strategy,
the Minister for Planning is also likely to seek public input through a formal public exhibition
process during this 5 week consultation period. Broader strategic changes have the potential to
affect property rights and the community should be afforded natural justice before the Minister
declares an amended strategy.

The Minister for Planning will also require all planning authorities in the relevant region to agree
to the proposed amendment.

Following the consultation period, the Minister for Planning will consider any submissions received
and seek advice from the Department of Justice, Planning Policy Unit before determining whether
or not to declare an amended regional land use strategy and whether any modifications are
required to the amendment prior to declaration. Procedural fairness will be afforded to all parties
prior to making a decision on the amendment request.

Where can | get more information?

General enquiries about the requirements and process for considering amendments to the regional
land use strategies should be directed to:

Planning Policy Unit
Department of Justice
GPO Box 825
HOBART TAS 7001

Telephone (03) 6166 1429
Email: planning.unit@justice.tas.gov.au

January 2019
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» Northern Midlands Council’s request for additional
information dated 21 March 2019

» Additional information received 8 July 2019 and 18 July

2019

O
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Ridgeside Lane Master Plan Presentation - H
Ridgeside Lane — Land Use Plan -

Economic Impact Analysis MCa May 12
Agricultural Assessment December 2018
Agricultural GES Response Feb 2019
Agricultural Report No. 3 May 2019

Initial Bushfire Assessment May 2019
Natural Values Report April 2019

Stage 1 Preliminary Assessment June 2019
Preliminary Flood Hazard Assessment May 2019
Landslip Assessment May 2018

Response to RTLS Request April 2019
TasWater Servicing Advice May 2019
Infrastructure Plan

Assessment of Growth TIP

Traffic Impact Assessment July 2019
Aircraft Noise Intrusion Assessment

‘Regional General Manager Consultation Report

Engagement Report Version 7
Evandale Servicing Assessment — Sept 2018
Cardno
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NORTHERN
MIDLANDS
COUNCIL

Our Ref: 13/005/004/003
21 March 2019

Elaine Treglown

Director, TCG Planning

PO Box 7163
GWYNNEVILLE NSW 2500

By email: elaine@tcgplanning.com.au
Dear Ms Treglown,

RE: REQUEST FOR AMENDMENT TO NORTHERN TASMANIA REGIONAL LAND USE STRATEGY
ADDITIONAL INFORMATION REQUESTED

| refer to your letter of the 12™ December 2018 requesting an amendment to the Northern Tasmania
Regional Land Use Strategy. Council considered the request at its meeting of the 18" March 2019
and resolved to ask for additional information.

The Department of Justice, Planning Policy Unit, has issued an information sheet titled Reviewing
and Amending the Regional Land Use Strategies (attached). Based on the information in that
information sheet, your application needs to demonstrate how the proposed amendment to the
regional land use strategy:

1. Furthers the Schedule 1 objectives (Part 1 and Part 2) of the Land Use Planning & Approvals

Act 1993;

2; Is in accordance with the State Policies made under section 11 of the State Palicies and
Projects Act 1993;

3. s consistent with the Tasmanian State Planning Policies, once they are made; and

4. Meets the overarching strategic directions and related policies in the Northern Tasmania

Regional Land Use Strategy.

Further to this, as the amendment seeks to modify an urban growth boundary, the following
supporting information is required:

1. Justification for any additional land being required beyond that already provided for under the
existing regional land use strategy. This analysis should include the current population growth
projections prepared by the Department of Treasury and Finance.

2. Analysis and justification of the potential dwelling yield for the proposed additional area of
land.

P.O. Box 156
Longford 7301

Telephone (03) 6397 7303
Facsimile (03) 6397 7331
www.northerninidlands.tas.gov.au
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Analysis of land consumption (i.e. land taken up for development) since the regional land use
strategy was declared.

Justification for any additional land being located in the proposed area, considering the
suitability of the area in terms of access to existing physical infrastructure, puhlic transport,
and activity centres that provide social services, retail and employment opportunities.
Consideration of appropriate sequencing of land release within the local area and region.
Consideration of any targets for infill development required by the regional land use strategy.
Potential for land use conflicts with use and development on adjacent land that might arise
from the proposed amendment.

As the proposed amendment is to develop ‘greenfield’ land, the following matters need to be

addressed:

1. How the amendment accords with the other strategic directions and policies in the regional
land use strategy.

2. Impacts on natural values, such as threatened native vegetation communities, threatened flora
and fauna species, and wetland and waterway values.

3. Impacts on cultural values, such as historic heritage values, Aboriginal heritage values (noting
these have already been addressed) and scenic values.

4, The potential loss of agricultural land from Tasmania’s agricultural estate (including but not
limited to prime agricultural land and land within irrigation districts).

5. The potential for land use conflicts with adjoining land, such as agricultural land and nearby
agricultural activities, taking into account future demand for this land.

6. Risks from natural hazards, such as bushfire, flooding, and landslip hazards.

7 Risks associated with potential land contamination.

8. The potential for impacts on the efficiency of the State and local road networks (including

potential impacts/compatibility with public transport and linkages with pedestrian and cycle
ways), and the rail network.

In addition to the matters listed above, the following specific information is requested:

Traffic
The assessment of traffic needs to consider the matters raised in the Midson Traffic Review and
memo (attached).

Demonstrate support from the affected landowners (763 White Hills Road and 825 White Hills Road)
for the proposed new access road off White Hills Road.

Provide advice regarding at what stage the Evandale by-pass road will be required.

Demonstrate support from the affected landowner/s for the proposed by-pass road.

Launceston Airport

Address the potential for land use conflict with the operation of the Launceston Airport.

Agricultural impact

Address the impact on the reliability of filling and water quality of Dam 7716 on 763 White Hills

Road.

Considering existing and proposed vineyard plantings on 763 White Hills Road, demonstrate why a
sethack of less than 200m to sensitive uses is appropriate.
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Address the potential for frost fans on 763 White Hills Road, and the requirement under the
Tasmanian Planning Scheme for an attenuation distance of 2,000m hetween frost fans and sensitive
uses.

Address the use of bird scaring devices at the vineyard on 763 White Hills Road and the potential
impact that nuisance claims from sensitive uses would have on the operation of the vineyard use.

Address the impact on surrounding rural uses of the potential increase in dog attacks on sheep and
biosecurity risks from the proposed Rural Living lots.

Address the impact on surrounding rural uses of the potential for noise restrictions for night time
pumping and spraying and other day to day farming activities, including the legal requirement not to
spray some chemicals within 100m of a residential or industrial property.

Address the impact on surrounding rural uses of the potential for nuisance claims from manure
spreading.

Address potential agricultural uses of the site if it is irrigated.

Reticulated Water

Address TasWater’s advice that the existing spare capacity available at the two reservoirs at Devon
Hills is not solely for the take-up of the Ridgeside Lane development - the capacity will gradually get
consumed by other users/developments, on a first-come-first-serve basis, and so could ultimately be
insufficient for this development. :

Address TasWater's advice that the addition of 2,000 Equivalent Tenements from this development
would increase the minimum storage requirement for the Devon Hills reservoirs, which supply
Evandale, from approximately 4.0 ML to 7.9 ML — which exceeds the current reservoirs’ capacity of
6.8 ML and that the proposed development would likely exacerbate problems with re-filling the
Mackinnons Hill reservoir, which feeds the Devon Hills reservoirs, following hot days.

Address Taswater’s advice that it has not yet looked into the capacity of the reticulation, Water
Treatment Plant or yield.

Economic-Social impact
What additional population does Evandale need to support its businesses and school. What effect
will the Ridgeside Lane development have on class size and will it require expansion of the school?

Please contact me if you would like to discuss any of these matters.

Yours sincerely,

%L‘Eﬁf .

Paul Godier
SENIOR PLANNER

Copy: Brett Rohinson, Chief Executive Officer, Traders In Purple, brett@tradersinpurple.com

Encl.

Information Sheet - Reviewing and Amending the Regional Land Use Strategies, Department of
Justice

Technical Review of Road Capacity Assessment by Midson Traffic, 6 February 2019

Comments on Road Capacity Assessment, 19 February 2019.
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Request to Amend the Northern Tasmania Regional Land Use Strategy — Review
of Road Capacity Assessment, Pitt & Sherry 11 December 2018
Elaine Treglown, Director, TCG Planning
Paul Godier, Senior Planner, Northern Midlands Council
19/2/2019

With reference to Midson Traffic’s Technical Review, 6'February 2019, of the Pitt & Sherry

Road Capacity Assessment:

The report prepared by Pitt and Sherry does not provide a calculation of the traffic
generation potential of the development as a whole (Midson review p. 1).

PG: The Pitt & Sherry document provides a calculation for the residential development only.
It should provide a calculation for all elements of the development i.e. hotel, health and

wellbeing, resort, restaurant, café, shops, sustainability centre etc.

The report only uses high level daily volumes and does not consider peak hour flows. Peak

flow typically define capacity ... (Midson review p. 3).

PG: The information in Table 1 of the Road Capacity Assessment needs to be expanded as
follows and the assessment updated accordingly:

Road Location of | Entire Weekdays Weekend Peak day | Peak
Name counter week average average traffic hour
average daily daily volume traffic
daily volume volume volume
volume '
Barclay East of High
Street Street
West of
Cambock
Lane
White West of
Hills Road | Ridgeside
Lane
East of
Ridgeside
lane
Russell High Street
Street to Logan
Road
Logan West of No.
Road 58
East of No.
58
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Subject:  Request to Amend the Northern Tasmania Regional Land Use Strategy — Review
of Road Capacity Assessment, Pitt & Sherry 11 December 2018

To: Elaine Treglown, Director, TCG Planning
From: Paul Godier, Senior Planner, Northern Midlands Council
Date: 19/2/2019

Council’s traffic data shows that Sunday is significantly busier than other days i.e. Russell
Street is 2,712 on Sunday compared to 1,575 for the entire week average.

The parking assessment was taken on a Wednesday. The results of a parking survey
undertaken on a Sunday should be included and the parking demand section of the Pitt &
Sherry report updated accordingly.

The capacity of Logan Road and Russell Street needs to consider traffic generated by the
potential development of the General Residential zoned land at 67 Logan Road as it is
currently zoned to allow residential subdivision.

... the analysis does not consider the capacity impacts associated with key intersections ...
The relatively large increase in traffic flow is likely to have network impacts at key
intersections at high volume locations (Midson review p. 3).

PG: As recommended by the Midson review traffic modelling at the following intersections
should be provided:

o Barclay Street / High Street
° Russell Street / High Street
o Russell Street / Macquarie Street / Rodgers Lane / Murray Street
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The Vision for creating
Australia’s Most Sustainable Community

RIDGESIDE LANE

Evandale Tasmania
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This document is
collaboration between
Lange Desigh and Traders In Purple.

17 July 2019
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INTRODUCTION

Traders In Purple have created a vision of
building Australia's most sustdinable community,
A Vision that i guided by three pillars of
development; Inclusiveness, Livabilty and
Sustainabllity.

An integral component of this vision is fo ensure
the Evandale community are included in the
design process from the outset. This engagement
was parameount in mainfaining and protecting
Evandals's heritage listing as a historle Georgian
vilage.

Over several months, Traders In Purple held many
meetings with local businesses, community
groups, and committees, as well as facilitating o
series of workshops Involving residents  of
Evandale. The result of these workshops and
meetings provided the initial brief for the project.

parallel to the community consultation process,
investigafions were performed to review the
current local and state planning schemes as well

as establishing the characteristics  and
challenges of the site.

with the initial brief and background information
In place, the design feam set about exploring
potential relationships between curent social,

econormic and sustainable design principlas, and.

progressing these findings through o serles of
rough line drawings and sketches.

The result evolved info the curent concept
master plan (figure 1). The design opfimises the
unique characteristics and challenges of the site
while laying down the foundation for a
community that s inclusive, livable and
sustainable.

This unique development will acfively pursue
partnerships with local and global erganisations
that prornote sustainable living including;

- Clean Energy Finance Corporafion.

- One Planet Living.

- Green Building Council of Australia

- B CORP.

- United Nations Sustalnable Development Goals.

Mdijor Initiatives that will be applied across this
development include the exfensive use of
renewable energy, roads made from recycled
materials, and an innovatory waste-water focility
for the reuse of freated water.

In essence, this community and their day-to-day

living, wil be the benchmark for all other
residenticl communities within Australia,

Page 1



3-283

LEGEND

Im contours with green
shading indicating change
in levels.

Master plan watermark to
ilustrate the design with site
characteristics.

New streeis (black),
New walk/cycle paths (red).
Emergency access (white).

1 Primary vehicular access point off
Ridgeside Lane to ensure all traffic
does not impede on Russell Street.
Existing road widening will be
required, as well as an additional
bypass rood linking around fo
Evandale Road as the communify
grows.

2 Shared private access driveways
for the 17 rural lots fronting Logan
Road. Access points are shared to
reduce the number of breaks along
the Logan Road revegetation
buffer.

3 Pedestrian / cycle access to and
from Evandale Vilage along Logan
Road and Russell Street. The
quantity and accessibility of the
shared pathways encourages
walking and riding into the vilage
instead of using the car. The two
emergency vehicle access lanes
have the cpporiunily to become
exclusive electric bus access fo the
village In the fuiure.

4 Highest point on the site (180m).

5 Lowest point on the site (150m).
Stormwater management required
to maintain cument flows into
adjoining properties.

4 FElevated view along the valley to
Launcestan and the Tamar Valley.

7 View to Mt Arthur.

8 View fo Mt Barrow.

9 View to Ben Lomond.

10 Views to the Central Highlands.

11 Predominant wind direction from
the north west.

12 sunrise direction [Summer solstice).
13 Sunset direction {Summer solstice).
14 Sunrise direction [{Winter solstice).

15 Sunset direction (Winter solstice).

Quanfilycndquallly slie wotar managemenls:

b , : .
site ollows Tor minlmal civil earthwarks.

-l = =5 i I
\Ereatlonsat nolural vegBidontbul et
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Site Design Characteristics
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SITE DESIGN

The site offers impressive characteristics
for developing 'Australia’s Most
Sustainable Community".

Currently, the site is a sheep farm with
approximately 99% of the property
dedicated to pasture.

The site has an elevated position with
extensive views of mountains fo the norih,
the ceniral plateau to the south, and
views north-west fo Launcesion.

Topography is relatively flat across the site
with the exception of the northern pertion
which descends evenly to the lowest point
of the site.

With the known site characteristics and
direction from the community. the team
started the process of organising the
proposed land uses and their linkages

across the site.

During this process, the design team
created a series of precincts including
housing, accommodation, utilities, open
space, small lot farming, business,
employment, education and tourism.

The position and orienta
precinct ensured that adjoining land uses
complemenied each other, and that the
interaction between them strengthened
the overall vision for the community.

The focus on pedestricn and cycling
movement across the site was paramount.
The eose of connectivity between all
precincts and Evandale encourages less
reliability on the car and mere emphasis
on a healthy and active lifestyle.

The transformation from a broadacre farm
into the sustainable community will be an
achievement thai sets the benchmark for
future lifestyles.

Ridgeside Lane promotes lifestyles that
embrace innovations in green
architecture. a reliance on renewable
energy, and the communal application of
environmentally friendly ecotechnologies.

Page 2
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Master plan watermark fo
ilustrate the overall design.

Large residential super lots
for small body corporate
style cluster housing.

General residential small lols
for affordable homes for first
time buyers and downsizers.

General residential lots
averaging 650m?2 lots.

1,500 - 5,500m2 Low density
lots,

| to 2.5 Ha Rural Zone A & B
lots for small lot farming.

Residential aged care

/\\n facity.

7 T} Seniors vilage with
=)

independent living units,

Shert term accommodation
faclifies.

Fully self-sufficient and sustainable
small holder farming lofs.

Low density lots for larger homes
with proportional cpen space.

small footprint general residential
homes that are sympathetic fo
orientation and open space.

Allocation of 1, 2 and 3 bedroom
homes for small families, that make
inteligent use of form, function,
open space and orientation.

Super lots with small homes as per
‘4, with body corporate structure

and shared facilities.

Facility for aging-in-place, respite
care, specialist dementia care and
paliative care.

Secure seniors living with access o .

care facilifies and the parklands.

4 - 5 Star hotel with one and two
bedroom apartments,

Health and wellbeing centre and
eco resort with 20 short stay cabins,
and space for RV's and campsites.

PERETN L o

Ean:u_nr.w._ml mgll hor

Sell-

sulliclen} sm fatming homes.

Figure 3

HOUSING and ACCOMMODATION

The master plan encourages a vibrant and
gctive community by allocating diversity in
housing lots across the development.

General resideniial lots are arranged in a
lineal manner across the site fo provide a
n between the open space and
mixed land uses in the north, and the low
densily and rural lots in the south .

Cluster housing is provided throughout the
general residential area for 1, 2 and 3
bedroom homes. This housing will be
affordable and economical, and allows first
home owners and young families fo enter
the market and afford to live in Evandale.

The allocation and placement  of  the
aged care facllity and retirement living
allows current and future residents of
Evandale to 'age in place’, This  sirategic
positioning ensures senior residents are
close to family, community activities and

social interaction.

Other than boutique accommodation in
Evandale, there is a need to increase the
diversity in short term stays with close
proximity to the airport and surrounding
towns. To meet these demands, this
development will include a 4 - 5 star hotel
and conference centre. and an eco
accommodation resort.

Both wvenfures will offer diversity in
accommodation within the region. The hotel
will offer honeymoon suites to two bedroom
family rooms, while the eco resort will offer
self-coniained cabins and short stay
caravan/ motor home sites.

The architectural design of all buildings will
be of high quality and guintessentially
Tasmanian, and incorporate the principles
of 'Healthy Home' and 'Green Star' design.

The character and livability of this
community will be unique, attractive and an
enjoyable place to live, for all people, of all
abilities and at all stages of life.

Page 8
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Master plan watermark to
ilustrate the design with site
characteristics.

Properties dedicated for

business opportunities.
(potential buildings shown).

areds.

Properties dedicated for
tourism opporfunifies.

LEGEND
)
. Parkland and bushland

gt

1 Properiies dedicaled for
sustainable small lot farming
| opportunities.

Nl

Community owned olive groves
and lavender/camomile fields, with
an on-site facilty for community
functions, harvesting, and
processing activities.

Parkiands including full size sports
oval, shared pathways, soclal hubs,
and feature gardens,

Sustainability and artisan village
with cafe, art and produce sfores,
workshops, small business cffices,
and general community facilifies.

Demonstration fam with vegie
gardens, orchard, livestock, cafe,
restaurant, culinary school and
small lot farming workshop.

Ridgeside Lane childeare centre.

Botanical gardens with information
cenire, cafe and bookshop.

4 - 5 Star hotel, conference centre,
restaurant, and exclusive gardens.

Aged care cenire with dementia
and p ve care facilities.

Retirement vilage with activities
centre and lawn bowls court,

Community garden with outdoor
kitehen and community shed.

Health and welbeing centre with
exclusive gardens.

Eco accommodation village with
acfivities centre, cabins, bushland
and animal paddock.

es precinct including waste
water treatment facliity. recycling
businesses, storage facilities, and
built form pre-fabrication faciliies.

6 S

suinable B4) HingRessarEn

piglaiicalion shed.

| 1 l S

“ Poes e R _gargzeny

{Figure 4 e e SN s A = L i
CATEGORY BUSINESS EMPLOYMENT TOURISM EDUCATION SOCIAL
Community Orchard v
Parklands

Sustainability and Artisan Village
Demenstration Farm

Child Care Centire

Botanical Gardens

Hotel

Refirement Village & Aged Care Facility

Community Gardens

Health and Well Being Centre
Eco Accommodation Village
Utilities Precinct

Small Lot Farms

ALAR R AR

AR AARAASSA

L AR RS SRR

LRARRR RN

LLARKARAARARA
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LEGEND
J Master plan watermark.

Community and private.
enterprise food production
areas,

Treated water imigation in
addition fo public, private
and commercial areas.

[

Areas to be revegetated with
Tasmanian native planis of
local provenance.

Green infrastructure in the
form of street trees and WSUD
dralinage systems.

Water Sensifive Urban Design
{WSUD) wetlands and
retention basins.

Green Star buildings including
harvesting of solar energy and
rain water tanks (RWT].

Solar and RWT's.
Solar, RWT's and waste water.
Green roof / green walls.

1 20m wide vegetation buffer using
local provenance nafive planis to
provide a visual and physical buffer
between the development and
adjoining properties.

2 QOlive grove and lavender and
chamomile fields for community
consumption.

3 Sustainability Centre offering
advice ond education for the
sustainable design, construction
and living for residents and visitors,

4 Demenstration  farm  providing
advice, education and enjoyment
for residents, visitors and Tasmanian
small lot farmers.

5 The principles of Water Sensitive
Urban Design shall be applied
across the whole site to ensure the
harvesting. monitoring and
distribution of stormwater maintains
current flows downstream.

6 Community garden including
private and group beds, fruit and
nut frees, community outdoor
kitchen and a tool storage shed.

7 Private  enterprise  processing
recycling, re-use/up-cycle facilifies.

8 Waste water freatment facility.

=S

; 3
h.iu_ find household relyciing.la

Green Inifiatives

Flgure 5§

r

GREEN INITIATIVES

Green initiatives across the site will
include site sensitive infrastructure,
revegetation, Water Sensifive Urban
Design, renewable energy. recycling
and processing of consfruction and
household waste, on-site waste water
treatment, re-use of treated water, food
production, and the collection and
re-use of roof and stormwater.

In addition to the above, all buildings
will utilse non-toxic paints, recycled and
lightweight materials, and thermal
efficiency. The orientation and
construction of buildings will maximise
the benefits of the Tasmanian climate.

Open space will include a 20m wide x
6.5km long vegetation buffer around
most of the site entirely using local
provenance plant species. Several
open space corriders around the site
will link this buffer to the central
parklands and botanical gardens
further enhancing the livability of the
community.

A network of shared pedestrian /
cycle pathways will encourage
people to walk or cycle throughout
the neighbourhood, and beyond to
the facilities located within the
Evandale Village.

With an embedded solar network,
eleciric vehicle charging stations,
on-site waste water recycling facility
and the harvesting of roof water from
all buildings for consumption, this
development will reset the standard
for a self-reliant community.

As the community grows, the need to
recycle household and business waste
will alse grow. Such facilities will be
provided for within the utilities area
where organic and non-organic
materials will be processed, recycled
and on-sold for re-use within the
Evandale community.

Page 5
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Kelly's Callage, Brany liland; Tosmenla - John Wordla Archilacls.

Inspiration

The organisations and real world examples that
provided inspiration for creating Australian’s most
sustainable community are listed below.

ORGANISATIONS

The Green Building Council of Australia {www.gbca.org.au).

Bioregional Ausiralia {www.bicregicnal.com)

Clean Energy Finance Corporation (www.cefc.com.au)

Ceriified B Corporation [www._bcorporation.com.au)

United Nations Sustainable Development Goals [www.un.org/sustainabledevelopment)

REAL WORLD EXAMPLES OF SUSTAINABLE COMMUNITIES

Australia

‘the Eco Village' 63% Currumbin Creek Road, Currumbin Valley, QLD
‘Narrara Ecovillage' 25 Research Road, Narrara NSW

"Witchcliffe Ecovillage' 10437 Bussell Hwy, Witchcliffe WA

'Alkimos Beach' Alkimos Beach, WA

‘The Cupe' Cape Patersen, VIC

‘Green Square’ Green Square, Sydnay, NSW

“The Commons’ Florence Street, Brunswick, VIC

‘Aura’ South Caloundrg, QLD

‘Harpley’' Bulban Road, Werribee, VIC

Global

*Almere’ Flevoland, Netherlands

‘North West Bicester', Bicester, UK

‘BedZed Village' South London, UK

‘Elephant Park' London, UK

‘Solarsledlung’ (Solar Estate}, Frieburg, Germany
‘Grow Community' Bainbridge Island, USA
‘lthica Eco Village' lthica, New York, USA

Page 6
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Request to Amend the
Northern Tasmanian Regional Land Use Strategy

Ridgeside Lane, Evandale

Lot 106773/1 No. 211 Logan Road
Lot 101154/1 Logan Road
Lot 145763/2 N0.98 Ridgeside Lane
Evandale

Prepared for Traders in Purple

8 July 2019

5-174/182

Gipps Rd,

PO BOX 7163

GWYNNEVILLE 2500

T+61 24228 7833

F+612 4228 7844

E reception@tcgplanning.com.au
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This report has been prepared for Traders in Purple in accordance with the scope of services
provided by TCG Planning. This report should only be used for the purpose for which it was expressly
prepared and shall not be reproduced by any third party in part or full without the permission of
TCG Planning.

Version Author Reviewer Signature Date
Draft Anna Gront Elaine Treglown Authorised 9.5.19
Elaine Treglown
ittt ARGt Elaine Treglown Authorised 47.19
V2 Elaine Treglown
Final Carrie Wilkinson Elaine Treglown Foura ﬁgﬁ@ﬁ 8.7.19
icg planning Ridgeside Lans

Request for Amendment to NTRLUS
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1 Executlive Summary

This report is provided fo address correspondence from Northern Midlands Council dated 21 March 2019,
which seeks the submission of additional information in support of a request to amend the Northern Tasmanian
Regional Land Use Strategy [NTRLUS), to permit the progression of the 'Ridgeside Lane' project af Evandale.
The land on which the Ridgeside Lane project is fo be located is currently classified as ‘rural' land use under

the NTRLUS and is zoned Rural Resource under the Northern Midlands Interim Planning Scheme 2013.

Traders in Purple therefore request that Council progress an amendment fo the Northern Midlands RLUS to
incorporate the site within an ‘Urban Growth Area’. Despife the fact that the site is not currently identified as a

growth area within the RLUS we note that the obiectives of this strategy will be met as the developrnent will:

= Provide increased opportunity for access by increased tourist visitation through Launceston Airport
which handles 1.3million passengers per year and which is located only 7km from the site;

= Provide opportunity for regional population growth, including interstate migration;

«  Provide investment opportunities by attracting offshore and mainland capital;

= Allow for economic growth, job creation and upskiling of the workforce;

»  Provide housing diversity for all stages of life, including senicrs living;

»  Provide a liveable community and a vibrant, sustainable urban setlement, with access fo a range of

facilities.

The proposed development will also further the Schedule 1 Objecfives of the Land Use Planning and Approvals
Act 1993: is in accordance with State Policies made under the State Policies and Projects Act, 1993; and will
be consistent with the Tasmanian State Planning Policies, once they are made. In addition, the accompanying
subconsultants reports, which have been prepared in respect of the Ridgeside Lane sife, confirm that the site is
physically suitable for development; does not feature significant biodiversity values nor heritage items; an
appropriate buffer is provided to adjacent agriculiural uses; the land is of a sufficient size to support on site

infrastructure and services; and any site constraints can be adeguately managed.

The advancement of this project will provide a significant number of economic and employment benefits to
assist in meeting the growih objectives of Tasmania's Population Growth Strategy (2013). However, major
projects such as Ridgeside Lane are currently impeded by planning legislation, which requires consistency with
a regional land use strategy, irespective of whether such a strategy has effectively recognised recent growth

frends and targets within Tasmania.

The Ridgeside Lane project is not simply a housing development, but it is a creafion of a new way of living in
an environmentally planned area that offers diverse housing fypes. This housing will be integrated within a
precinct that will deliver sustainable businesses, tourist development, local employment growth and new jobs
and training for young people in hospitality and agribusiness. Further, the accompanying Economic Impact
Analysis prepared by MCa confirms that the expansion of the population and tourist visitor numicers will
generate a significant number of other jobs within the region and will provide a major boost fo Evandale

businesses.

On this basis, Council support for the progression of an amendment fo the Northem Midlands RLUS to

incorporate the site within an ‘Urban Growth Ared’ is sought.

ide Lans

equast for Amendrment fo NTRLUS
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Report Scope

This correspondence has been prepared fo address the Department of Justice, Planning Policy Unit

information sheet titled ‘Reviewing and Amending the Regional Land Use Strategies'; as well as relevant State

Policies, Tasmanian Planning Policies; Regional Land Use Strategies; State Planning Provisions and Local

Provisions Schedules.

Further, the supporting documentation referenced within this report addresses the requirements ouflined in

Council's correspondence dated 21 March 2019 and is accompanied by the following documents:

= R 1

© o N

10
12.

13.
14.
15.
16.
17.

19.

Overall Land Use Master Plan (Lange Design) Issue J;

Concept Masterplan prepared by Lange Design lssue H;

Economic Impact Analysis prepared by MCa dated May 19:

Agricultural Assessment of the Proposed Ridgeside Lane Development prepared by Macquarie
Franklin doted December 2018;

Response to the Geo-Environmental Solutions Initial Review of the Agricultural Assessment for the
Ridgeside Lane Development prepared by Macauarie Franklin dated 25 February 2019;
Ridgeside Lane Property Development Responses March 2019, revised 3 May 2019 prepared by
Macquarie Franklin;

Initial Bushfire Assessment prepared by Pitt & Sherry dated 1 May 2019;

Natural Values Report prepared by Nest dated 18 April 2019;

Stage 1 Preliminary Site investigation prepared by Piit & Sherry dated 24 June 2019;

Preliminary Flood Hazard Assessment prepared by MRC Consulting Engineers dated 7 May 2019;
Landslip Assessment prepared by Pitt and Sherry dafed 2 May 2019;

Correspondence prepared by MRC Consulfing Engineers titled 'Response to RTLS Information Request’
dated 17 April 2019;

Water and Sewerage Servicing Advice and Infrastructure Plan from Taswater dated 6 May 201%;
Growth Potential for Northern Midlands Region provided by Traders in Purple;

Traffic Impact Assessment prepared by Pitt & Sherry dated 1 July 2019

Alreraft Noise Intrusion Assessment prepared by Tarkarri Engineering dated 9 May 2019;
Regiondl Land Use Strategy Consultation with General Managers prepared by Pitt & Sherry dated 17
May 2019;

Ridgeside Lane Community Engagement Report, prepared by The NOA Group dated July 2018.
Preliminary Utilities Assessment prepared by Cardno dated 15 September 2018.
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3 Project Background

3.1 Project History
TCG Planning lodged a request for amendment to the Northem Tasmania Regional Land Use Strategy on 12
December 2018, which was accompanied by specialist consulfant documentation to address fraffic impacts,
impact on agricultural land, site servicing and heritage impacts. Council considered the request at its meeting
of 18 March 2019 and resolved to request additional information to address the following:
«  The Information Sheet titled 'Reviewing and Amending the Regional Land Use Strategies issued by the
Department of Justice, Planning and Policy Unit;
«  Additional traffic matters contained in the meme from Midson Traffic dated 19.2.19;
= The potentialimpact for land use conflict with the operation of Launceston Alrport;
«  Addifional matters regarding impact on agricultural lands including demonstration as to why a
setback of less than 200m to sensitive use Is appropriate;
x  Additional matters regarding servicing, as raised by Taswater;

»  The impact of additional population on businesses and educational facilities.

This report therefore provides the additional information, as requested by Council and Taswater.

3.2 Site and Context
The land which is the subject of a request for amendment to the NTRLUS comprises the following cllotments
and is located as shown in Figure 1:

o CT106773/1 at 211 Logan Road, Evandale

o CT 145763/2 at 98 Ridgeside Lane, Evandale

« CT101154/1 at Logan Road, Evandale

Figure 1: Aerial photo showing location of subject site (Base Map Source: Cardno 2018)

Subject Site i ’
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The sites are currently utilised for sheep grazing. There is one residential dwelling and associated farming
stuctures located at 211 Logan Road, however the other two allotments are vacant. There are a numier of
small dams across the properiies, with two miner dry watercourses located near the north eastern property
boundaries. Tnere is limited vegetation across the site due to use for sheep grazing. There is very litfle slope on

the site, with the slight depression within the north west corner of the CT 101 154/1. The remainder of the site is

relatively level at approximately 170mAHD.

The site is bounded to the north by additional agricultural grazing land. The northem boundary of CT 106773/1
is Ridgeside Lane, which also provides access fo 78 Ridgeside Lane. The southern boundary of the site follows

Logan Road.

The allotments are currently zoned Rural Resource under the Northern Midlands Interim Planning Scheme 2013.
Further, the land is currently classified as ‘rural’ land use under the NTRLUS (a5 shown in Figure 2) and is located
to the east of residentially zoned land with the township of Evandale. Evandale had o population of 1124

persons as at the 2016 Census and is a popular tourst destination due to ifs well preserved Georgian and early

Victorian bulldings.

Figure 2: Extract of Northem Tasmania Regional Landuse Strategy showing the 'Ridgeside Lane site within the

‘Rural’ land use category.
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5 Land Use Planning and Approvals Act

How does the proposal further Schedule 1 Objectives (Part 1 and Part 2) of the Land Use Planning & Approvals

Act 19937

Table 1, below, details the manner in which the requested amendment to NTRLUS furthers the objectives

contained in Schedule 1 (Parts 1 and 2) of the Land Use Planning and Approvals Act 1993.

Part 1 - Objectives of the Resource Management and Planning System of Tasmania

resource
system of

1. The objectives of the
management and planning
Tasmania are —

{e1) fo promote the sustainable development
of natural and physical resources and the
maintenance of ecological processes and
genefic diversity;

... sustainable development means managing
the use, development and protection of natural
and physical resources in a way, or at a rafe,
which enables people and communities fo
provide for their social, economic and cultural
well-being and for their health and safety while -

{a) sustaining the potential of natural and

physical  resources  fo  meet the
reasonably foreseeable needs of
future generations; and

(b) safeguarding the
capacity of air,
ecosystems; and

life-supporting
water, soif and

{c) avoiding, remedying or mitigating arny
adverse effects of activities on the
environment.

The Ridgeside Land development will provide a sustainable development
outcome which contains a range of faciiities which to address the soclal,
economic and cultural wellbeing of the community including:

Social/Cultural/Recreational: Community gardens, parklands, walking
and cycling paths, men's shed, cricket/AFL oval, hotel restaurant, cafes,
lawn bowls, retirement activities centre, seniors living.

Health: Specialist aged care, palliative care and dementia care facilities.

Education: Sustainability, education and artisans hub, demonstration farm
and agribusiness facility, child care centre.

Further, the development will provide for a range of residential and rurail
living opportunities to provide diversity in housing and to address a need
for first home owners through to ‘aging in place’.

The development will not adversely impact on ecological processes, as
discussed in the accompanying subconsulfant investigations. In addition,
the development will not impact genetic diversity, with the Natural Values
report prepared by Nest confirming that as habitat features within the
property are in a degraded state. Conversely, Nest also confrm that “If
incorporated into the development plans, this project has the potential fo
protect and enhance some areds of habitat fo encourage greater
biodiversity".

The Concept Masterplan proposes a sustainable mixed use community,
with the following sustainability initiatives for the project curently being
investigated:;

" Incorporation of solar panels and communal bafteries to all buildings;

«  Waler sensitive urban design fo recapture and reuse dll rainwater on
the property;

= Onsite freatment and potential reuse of black water;

= Household waste and recycling inffiafives on site;

= Communal gardens for residents;

»  Sustainabliity Education Centre for the community; and
= Demonstration Agricultural Farm.

Complies with objective.

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

The proposed development now incorporate of a 200m buifer from
sensitive uses within the Ridgeside development to agricultural lands to
the north, will ensure that that agriculiural enterprises on this adjacent
land is not unreascnably Impeded and that fair and equitable use of land
and resources can occur.

Complies with objective.

{c) fo encourage public involvement in
resource management and planning; and

The Ridgeside Land project has been the subject of extensive community
consultation prior to lodgement of the request for amendment to the
NTRLUS, with the outcomes of the consultation addressed within the
Community Consultation Report prepared by the Nea Group. The project
incorporates a range of facilifies, such as the full size cricket/AFL oval,
which have been incorporated into the development to address
community needs. The proposal also seeks uses that compliment and do
not compete with exisfing Evandale businesses.

Complies with objective.
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(d) o facilitate economic development in
accordance with the objectives set out in
paragraphs (a) . (b) and (c) ; and

The Ridgeside development is a mixed use development which will be a
driver for economic growth and employment in the region. The Economic
Impact Analysis prepared by MCa confirms the economic benefits that
will be generated for Evandale and the region which will include:

= By year 15 (2035) visitor spending would be supporting an additional
20 direct jobs in businesses in Evandale and adjacent areas.

«  With the establishment of all the precinct businesses, in 2030, there
will be a total of 133 dirsct jobs on site, covering the fourism,
childcare aged care and education activifies. The spending of these
on-site employees would create another 32 indirect/induced jobs in
the region.

»  Direct on site construction jobs (FTE), would average 57 per year over
the 15 year period (2021-2035), most of these jobs would be in
regional businesses (located in Launceston and Northern Midlands).

»  Materals/equipment supply direct jobs would average 14 per year
over the period, with most of these being in suppliers from
Launceston and elsewhere in Tasmanic.

= When the indirect/induced jobs are taken into account total jobs
generated during the consiruction period would average 85 per year
{71 direct FTE jobs and 14 indirect/induced jobs).

Complies with objective.

(e] to promote the sharing of responsibility for
resource  management and  planning
between the different  spheres of
Govemnment, the community and indusiry in
the State.

Consideration of an amendment to the NIRLUS requires a regional
approach fo planning at the local and state level, as infended by this
objective.

Complies with objective.

Part 2 - Objectives of the Planning Process Established by this Act

The objectives of the planning process
eslablished by this Act are, in support of the
objectives set out in Part 1 of this Schedule -

(a] to require sound sfrategic planning and
co-ordinated action by State and local
govemment; and

This submission seeks to amend the NTRLUS, allowing for a strategic
appreach to planning, with due consideration of the regional Impacts
and benefits of the Ridgeside project.

Complies with objective.

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

Inclusion of the subject site within the NTLUS, followed by consideration of
a request to amend the Northern Midlands Interim Planning Scheme 2013,
will provide a suite of planning documents which will address the zone,
use and development criteria for the site, as intended by this objective.

Complies with objective.

{c] to ensure that fhe 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; and

This submission Is accompanied by a range of specialist subconsuliant
investigations which confirm fhat the intended mixed use development of
the land can occur with minimal environmental impact, but with a range
of posifive sccicl and economic ouicomes, including improved
environmental outcomes. )

Complies with objective.

{d] to require land use and developmeant
planning and policy fo be easiy integrated
with  environmental,  social,  economic,
conservation and resource management
policies at State, regional and municipal
levels; and

{e] to provide for the consolidation of
approvals for fand use or development and
related matters, and to co-ordinate planning
approvals with related approvals; and

This submission seeks to amend the NTRLUS, dllowing for a shrategic
approach fo planning, with due consideration of the regional impacts
and benefits of the Ridgeside Lane project.

Complies with objective.

(f] fo 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; and

The proposed comprises a $450M housing and sustainable tourism
community, with residential and visitor accommodation located within a
parkland setfing, supported by o range of community, educational,
recreafional and health services.

Complies with objective.

(5}
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{g) to conserve those buildings, areas or other
places which are of scientific, aesthetic,
architectural or historical interest, or otherwise
of special cuftural value; and

Cultural Heritage Management conducted an assessment of European
herifage in July 2018 which confirmed that the fownship of Evandale is a
National Trust classified Georgian village, with some 39 heritage listed
properties included on the Australian Heritage Database. Based on site
surveys, there is very litile potential for in situ historic features to occur
within the site area. Furthermore, the negdtive survey results were
considered an accurale indication that the potential for heritage features
is very low. However, Culiural Herlfage Management recommend fhat
the proponent ensure there is ongoing consultation with the broader
public regarding future design to ensure it will be sympathetic with the
values and gqudliies of the Evandale township and appropriately
minimises visual impacts of the development.

Complies with objective.

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

A Preliminary Services Assessment which has been conducted by Cardno

confirms the following:

«  Potable Water: Evandale is part of the Longford System which takes
water from the South Esk. The system is part of the Greater
Launceston Water Supply Strategy work which is currently in progress.
The site Is currenlly not serviced with potable water, Existing potable
water infrastructure is locaied along Logan Read (DN150) and White
Hills Road (DN100) that s located in close proximity to the site.... It is
expected that these assefs will be extendad to the development fo
service the site. There is approximately 2000 ET's of capacity dt the
reservoirs at Devon Hills that supply Evandale.

«  Wastewater: The site is currently not serviced for wastewater. The
existing wastewater infrastructure is located along Logan Road {twin
DN150 mains) that is in close proximity to the site.... It is expected
that these assefs can be exiended tfo the site fo service the initial
development. The STP has a licence lmit of 0.37ML/day, with current
inflows averaging around 0.2ML/day. This is equivalent to 309 ET's of
capacity remaining at the STP. The remaining sewage will need fo be
diverfed 1o a new STP or upgrades to the existing STP will be required.

«  Hecirical: The site is currently not serviced by electical infrastructure.
The development will reguire the exisfing infrastructure to be
extended to the developmant boundary. It is expected mdjor
network upgrades will be required 1o service the fully developed site.

Complies with objective.

(il to provide @ planning framework which
fully considers land capability.

The accompanying specialist investigations confim that the land is
capable of accommeodaling the proposed development.

Complies with objective.
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b State Policies and Projects Act 1993

How is the proposal in accordance with the State Policies made under Section 11 of the State Policies and
Projects Act 19937

6.1 State Policies and Projects Act 1993 Section 11

State Policies are made under the State Policies and Projects Act 1993. The Govemor of Tasmania has made
three State Policies, however, in addition, the Act also recognises the National Environmental Protection
Measures as Stafe Policies. Planning schemes and planning scheme amendments must be consistent with

State Policies. These are therefore addressed below:

6.2 State Policy on the Protection of Agricultural Land 2009
The purpose of the State Policy on the Profection of Agricultural Land 2009 is: “to conserve and protect
agricultural land so that it remains available for the sustainable development of agricuiture, recognising the

particular importance of prime agricultural land”,

The objectives of the PAL Policy are:
To enable the sustainable development of agriculture by minirnising:

a) Conflict with or inferference for other land uses; and

b) Non-agriculfural use of development on agricultural lond that precludes the retumn of that land tfo
agricultural iand.

Response:

The Agricultural Assessment prepared by Macquarie Franklin in December 2018 addresses agricufiural
considerations of the subject land which is classed as class 4 land with no prime agricultural land present. It
was defermined that future agricultural land uses are predominately based on imigated crops, as well as
vegetable crops and perennial horticultural enferprises which were also found to have potential. However, the
site is highly resticted to irmigation resources which will limit future agricultural land uses options on the site.
Accordingly, Macquarie Franklin conclude that:

x  "The design and layout the proposed development would be sensitive to neighbouring agricultural
land use aclivity, and a range of significant and substantial measures and mifigation actions would be
undertaken fo minimise any negative impact andfor constraints on the management and
operational activities conducted on the adjacent rural land.

»  The design and layout the proposed development would resulf in a negligible negative impact and
possible conflict generated from the agricultural land use activity that is curently and could be
conducted on the neighbouring properties.

= The properties are locafed within the North Esk irigation scheme, and each has a 20 ML water
allocation for o total of 40 ML of irigation water. Based on the guanfum of irmigation water that has
been invested in, 40ML, the scale and infensity of any imigated cropping (broadacre, vegefable

and/or perennial horticulture) are limited."”

With respect to consistency with the Protection of Agricultural Land Policy Macquarie Franklin confirm that:
= The design and layout the proposed development would be sensitive to neighbouring agricultural
land use activity, and a range of significant and substantial measures and mifigation actions wouid be
undertaken to minimise any negative impact and/or constrain on the management and operational

acliviies conducted on the adjacent rural land.

eg planning Ridgeside Lans
Raquast for Amandment fo NTRLUS



