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Executive Summary 

 

A residential estate is proposed on a 115.2ha site in Blackstone Heights.  The estate will provide 

high quality nodes residential development within a setting that is focused on open space, 

walkability, sustainability and community services.  The site has been comprehensively assessed 

and a master plan prepared which identifies multiple areas for residential, open space, retail and 

community services.  Key components include provision of 265 residential lots with supporting 

recreation and community infrastructure, commercial services for the Blackstone Heights and the 

retention of more than half of the site as open space.   

 

All of the land is zoned for low density development.  A planning scheme amendment is necessary 

for the development to progress.  The planning scheme amendment will not increase the total 

number of dwellings that can be developed in the property; rather it seeks to allow clusters of higher 

density development within large areas of open space and native vegetation. 

 

This report provides details on the proposal and master plan and demonstrates that the planning 

scheme amendment is consistent with all local and regional scale land use strategies as well as the 

Land Use Planning and Approvals Act 1993. 

 

TasLand Developments has submitted a separate planning scheme amendment to rezone land at the 

corner of Blackstone Drive and Panorama Road to Local Business.  The development builds upon 

this amendment with future activity within the planned local business precinct being central to the 

future amenity and lifestyle of residents. 

 

The project will have a major contribution to the local economy.  The construction cost is estimated 

at $149 million and will generate 10 FTE jobs once complete, on top of significant job numbers 

during construction. 
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1.0 The Proposal 

 

A residential estate is proposed on a 115.2ha site in Blackstone Heights.  The estate will provide 

high quality nodes residential development within a setting that is focused on open space, 

walkability, sustainability and community services.  The site has been comprehensively assessed 

and a master plan prepared which identifies multiple areas for residential, open space, retail and 

community services.  Key components include provision of 265 residential lots with supporting 

recreation and community infrastructure, commercial services for the Blackstone Heights and the 

retention of more than half of the site as open space.   

 

The master plan seeks to create a highly livable community with convenient access to a range of 

recreational facilities and community services that provide for high degrees of interaction and 

recreation by residents.  To achieve this outcome, the master plan has identified the need for 

medium density nodes of residential use to minimise walking distance to amenities as well as 

extensive open space to provide for recreation.  Further, the nodes build upon the recent investment 

in a café and small local business zone.  Residents will have convenient access to retail, recreation 

and community services, open space, trails and bushland within an urban setting and the benefits of 

proximity to services across Greater Launceston. 

 

The master plan has a unique, forward-looking approach to the provision of infrastructure.  Roads 

and infrastructure such as sewer and power will be constrained and maintained in a body corporate 

ownership model and will be self-sufficient.  This reduces pressure of Council, TasNetworks and 

TasWater to provide and upgrade infrastructure and, more importantly, ensures that the 

infrastructure will be designed, constructed and maintained to a desired standard.  A micro-grid 

across the site will provide for power generation leading to significant cost savings to residents and 

lead to environmental gains. 
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Residential 

 

Key features of the residential component include: 

 

• 265 residential lots, with a typical lot size 660m2. 

• the provision of 4.5ha of land for lifestyle living or independent living units targeted at over 

55's.  This could accommodate between 120 and 160 two- and three-bedroom units with 

communal facilities. 

• the provision of a further 3.5ha – 4.0ha of land for future residential development. 

• The extension of Neptune Drive and Glover Avenue into the proposed road network, with an 

emphasis on connectivity and minimisation of cul-de-sacs. 

 

There are five residential nodes established in the master plan. 

 

The first node is an extension of Glover Avenue.  In this node, 87 lots are planned for, which are 

located north-east of Glover Avenue.  In this location, the planned density is similar to that of the 

existing Glover Avenue lots.  These lots will be accessed via an extension of Glover Avenue and a 

new road looping around Neptune Drive.  At Nepture Drive, a roundabout junction is provided for.  

A further 62 lots are proposed to the east of the current extent of Neptune Drive.  Lots in this first 

node have a north to north-east aspect and overlook an established dam that is centrally located in 

the property. 

 

The second node is in the northern part of the site and is accessed by an extension of Glover 

Avenue.  In this area, 115 lots are proposed along a looped road with one short cul-de-sac.  The loop 

road surrounds a local high point and the lots have a mix of aspects in all directions.  The second 

node is anticipated to be developed as a stage 2 of the master plan. 

 

A third node is an area allocated for lifestyle living units.  This form of housing envisaged will 

target the over 55's market via an integrated residential community.  Typically, such developments 

operate on a lease basis in which the housing stock is owned by each household but the land 

remains in common ownership.  Supporting services are provided, such as recreational amenities on 

site and private bus or car transportation services as required.  There are a number of such sites 

operating around Tasmania including St Anns at Old Beach and various sites operated by Southern 

Cross Homes. 

 

In the far northern corner of the site a fourth node residential development is proposed with access 

from Canopus Drive.  This is proposed along with a small area of visitor accommodation 

development.  The area is integrated into the overall site through public open space, walkways and a 

fire trail from Canopus Drive to the extension of Glover Avenue.  This node is anticipated to be a 

stage 2. 

 

The fifth node is an area in the eastern part of the site which is set aside for future residential 

development.  This area has a north-east aspect with extensive views over the South Esk River.  The 

area can be accessed from an extension of Neptune Drive. 

 

Open Space 

 

Open space is provided in four forms: 

 

1. An olive orchard of some 2,200 trees centrally located on the site over some 9.5 hectares.  

The orchard, which would extend across a south facing hillside, will provide both visual 

amenity and a recreational asset for residents. 
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2. The retention and revegetation of five hectares of native vegetation which will maintain the 

character of the area, preserves views from the other side of South Esk River and enhance 

the amenity of the proposed open space network.  The land is also unsuitable for residential 

development due to gradient and existing natural values. 

 

3. Open space alongside the South Esk River and through the site to provide connectivity 

between residential nodes. 

 

4. Substantive areas of smaller public open space lots and unallocated land throughout the site. 

 

A key feature of the open space network is the ability to provide public trails running around the 

perimeter of the site, including some 1300 metres of boundary shared with the South Esk River. 

 

Community services 

 

Community services are envisaged which will serve residents of the site and the broader locality, 

including health and wellbeing facilities including tennis courts, indoor gym and other communal 

facilities; and storage facilities for residents, including for personal goods and equipment, motor 

vehicles and boats, reducing the need for outbuildings and garages. 

 

The cafe, function centre and retail uses will provide much needed services to the broader 

Blackstone Heights locality, both now and over time as Blackstone Heights is completed. 

 

Development model 

 

Development of the site will proceed in an integrated model in which: 

 

• the developer will construct all roads, infrastructure, housing and other buildings; 

• roads, infrastructure and open space will be retained in private ownership within a body 

corporate structure; 

• all lots will be created under the Strata Titles Act 1998. 

 

The development will be constructed in a manner similar to an ordinary subdivision.  Following 

approval of the planning scheme amendment, detailed design of the road network and infrastructure 

will be undertaken and planning approvals sought for the staged construction of such infrastructure.    

Roads and infrastructure will be constructed and planning approval will be sought for multiple 

dwellings on each of the identified strata lots after which dwelling construction will commence. 

 

A Community Development Scheme (CDS) is envisaged as part of the estate for which each owner 

will be a member.  A CDS will incorporate: 

 

• vision and principles for the site; 

• the establishment of a body corporate, and establishment of by-laws; 

• provisions for the use of, and access to, community facilities and open space; 

• maintenance fees for infrastructure and community facilities; 

• requirements for solar panels and connection to a community micro-grid and power sharing 

scheme with excess sold to the grid; 

• requirements to connect to communal sewerage reticulation systems; 

• management standards of communal facilities; 

• management standards of the private road network; 

• management of the open space network; and 
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• other management issues as required. 

 

Council approval of the CDS will be required and this will be sought following the planning 

scheme amendment. 

 

The common sewerage and electricity infrastructure will be regulated entities subject to a regulatory 

framework that exists outside of the land use planning system, as detailed in Attachment 3. 

 

Social and economic benefits 

 

The project construction cost is estimated at $149 million.  This figure is comprised of: 

 

• $146 million for housing component, comprised of 256 lots at $430,000.00 estimated cost 

for housing, roads and other infrastructure and 120 independent living units at $300,000.00 

estimated cost for housing, roads and other infrastructure; 

• $2.5 million for health and well-being facilities and storage amenities for residents; 

• $1.5 million for trails and other works within the area of open space; and 

• $5 million estimated expenditure on retail, food services and other commercial elements. 

 

The project will generate significant employment during the construction phase and generate 

ongoing employment in: 

 

• maintenance of infrastructure, buildings and open space at 4 FTE; 

• onsite community facilities at 4 FTE; and 

• cleaning, laundry and other household services at 2 FTE. 

 

Other social and economic benefits of the project include: 

 

• the retention of native vegetation providing habitat linked to the South Esk riparian reserve; 

• extensive areas of open space assisting in management of run-off of mitigation of erosion or 

sedimentation; 

• reduced road construction, relatively to a low density development across the full site, 

leading to reduced carbon footprint from construction of roads and infrastructure, and the 

ongoing use of roads, and substantially reduce requirements for raw materials; 

• reduced car trip length for many Blackstone Heights residents through provision of food and 

retail services in closer proximity to existing housing; and 

• improved health outcomes through access to trails and through connectivity for walking and 

cycling in the surrounding road network. 
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2.0 The Planning Scheme Amendment 

 

To deliver the master plan, it is necessary to obtain an amendment to the current planning scheme.   

This need for a planning scheme amendment principally relates to the lot size and density 

provisions of the Low Density Residential Zone (LDRZ), which is the zone that applies to the site.  

This LDRZ precludes the residential density that is planned via a minimum lot size of 1600m2 and 

prohibition on multiple dwelling development. 

 

The planning scheme amendment proposed, in its simplest form, exchange the 1600m2 density from 

across the entire site, to certain areas of the site where more typical suburban densities will occur.  

This exchange enables the retention of significant areas of the site as open space.   

 

A planning scheme amendment could take a number of forms, including a rezoning of the land.  

However, the unique characteristics of the proposal warrant a site-specific amendment that provides 

for the vision outlined in the master plan.  Moreover, the master plan is fundamentally consistent 

with the underlying LDRZ; that is, the master plan will deliver a low density residential estate 

through a series of focused residential nodes surrounded by extensive areas of open space. 

 

The Blackstone Specific Area Plan (Blackstone SAP) provides purpose and local area objectives, 

use table, use standards and development standards to implement the design principles outlined in 

the master plan.  The Blackstone SAP is provided as Attachment 2 to this report.   

 

The Blackstone SAP is drafted to set-aside all provisions of the LDRZ. 

 

Each element of the Blackstone SAP is explained in the following: 

 

Purpose 

 

The Blackstone SAP includes four purpose statements, which relate to maintaining the low density 

character of Blackstone Heights through nodes of residential development linked to extensive areas 

of open space, to provide for the type and scale of non-residential use that is planned, to recognise 

the importance of public open space and trails to the site and to provide for the planned standard of 

residential development. 

 

Precincts 

 

Four precincts are proposed based on residential, visitor accommodation, community and open 

space uses.  The boundaries are consistent with the master plan for the site with flexibility for small 

adjustments. 

 

Local Area Objectives 

 

Local area objectives are proposed for each precinct to guide future use and development and to 

inform the future application of a number of the use and development standards that are proposed in 

the planning scheme. 

 

Use Table 

 

No permit required uses 

 

The use table provide no permit required status for passive recreation, natural and cultural values 

management, residential and minor utilities.  This is equivalent to the statuses in the LDRZ of the 
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SPPs other than for the no permit required status for multiple dwellings.  In the SPPs, multiple 

dwellings are discretionary.  For this site, multiple dwellings within the residential precincts are 

encouraged and it is appropriate that this be reflected in the use table. 

 

Permitted uses 

 

The use table provides permitted status for visitor accommodation, consistent with the SPPs.  The 

SPPs provide a permitted status for home-based business, however, in the SAP this use is moved to 

the discretionary status.  For this site, non-residential uses will occur to provide for the needs of 

residents.  This use should be considered on a case by case basis given the emphasis on residential 

use in the precincts. 

 

Discretionary uses 

 

The use table provides for a range of non-residential uses.  These uses support and complement the 

delivery of the master plan and the necessary range of uses to create a focal point of the surrounding 

area as planned by the Prospect Vale - Blackstone Heights Structure Plan. 

 
Table 1.  Use Comparison of proposal to Statewide Planning Provisions LDRZ and LBZ. 

 

Uses Blackstone SAP Low Density 

Residential Zone  

Local Business Zone 

Business and 

professional services 

Prohibited Discretionary 

(Qualified) 

No Permit Required 

Community meeting 

and entertainment 

Discretionary Discretionary 

(Qualified) 

Permitted 

Education and 

occasional care 

Discretionary Discretionary 

(Qualified) 

Discretionary 

Food services Discretionary – if not 

for a take-away with a 

drive through facility 

Discretionary – if not 

for a take-away with a 

drive through facility 

No Permit Required 

General retail and hire Discretionary – if not 

for shops 

Discretionary – if for 

local shop 

No Permit Required 

Sport and recreation Discretionary Discretionary Discretionary 

Research and 

development 

Discretionary Prohibited Discretionary 

Residential 

- Single dwelling No Permit Required Permitted Discretionary 

- Multiple dwellings No Permit Required Permitted Discretionary 

Resource processing Discretionary Prohibited Discretionary 

Tourist operation Discretionary Prohibited Discretionary 

 

 

The use table also provides for the listing of Transport Depot and Distribution for existing use, 

being the existing small-scale construction depot operating on site. 

 

Use Standard 

 

A series of use standards are included that address hours of operation, external lighting and amenity 

impacts from discretionary uses.  These use standards are similar to standards in the SPPs LDRZ.  

The clause for amenity impacts from discretionary uses addresses intensity and scale, emissions and 

traffic generation.  The SPPs LDRZ includes additional criteria relating to character and location of 
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use, which are not appropriate in the Blackstone SAP as the uses form part of a master plan and are 

expressly provided for within the site. 

 

A use standard for visitor accommodation is provided which provides a permitted status for holiday 

units in the visitor accommodation precinct and a discretionary status otherwise for holiday units, 

holiday cabins or bed and breakfast.  Motel style visitor accommodation is prohibited.  The clause is 

drafted in a manner similar to Planning Directive No. 6. 

 

A use standard is provided that addresses the scale of residential use.  The clause reflects the overall 

purpose of the Blackstone SAP in provided nodes of focused residential development whilst 

maintaining the low density character of the locality.  The clause provides an acceptable solution in 

which the current potential yield of an LDRZ subdivision is the upper limit of residential 

development under the SAP.  In other words, it ensures that the higher density cannot occur 

throughout the entire site.   

 

Development Standard 

 

A series of development standards are proposed.  The type and structure of the development 

standards is similar to that in the SPPs LDRZ and addresses: 

 

• multiple dwelling density; 

• building height; 

• building setback; 

• site coverage; 

• private open space; 

• frontage fences; 

• lot design; 

• road design; 

• services; and 

• open space. 

 

The standards are drafted to provide for residential use at a typical suburban density with multiple 

dwelling density, lot size and building setback designed to suit.  The standards are to apply to 

residential and non-residential use across each precinct. 
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3.0 The Land 

  

3.1 Location 

 

The site forms part of Blackstone Heights, which is a low density residential suburb located at the 

western extent of the greater Launceston area.  The site is located at the eastern extent of Blackstone 

Heights and adjoins the boundary with Prospect Vale.  The spatial extent of Blackstone Heights is 

formed by the South Esk River to the west, north and east.  In the western extent of Blackstone 

Heights, Blackstone Hills is the dominant feature and is a hill under native vegetation rising to 

280m elevation.  The remainder of Blackstone Heights is some 445 hectares of Low Density 

Residential development.  The dominant characteristics of Blackstone Heights include its limited 

connection to the Greater Launceston area given its spatial location and boundaries, the limited road 

connectivity of Blackstone Road/Pitcher Parade and limited services.  Much of the area also has 

vistas of the South Esk River and surrounding bushland.  The driving time from the site to the 

Launceston CBD is 14 minutes. These characteristics are unique and drive the demand for 

residential use in Blackstone Heights. 

 

At the 2016 census, Blackstone Heights had a population of 1270 persons, including 348 families.  

Housing stock consisted of 478 dwellings, with an average household size of 2.8 persons, which is 

above the Tasmanian average1.  The demographic makeup, relative to the Tasmanian average, is 

notable for: 

 

(a) the higher proportion of 5-9, 10-14 and 15-19 year old’s 

(b) a lower proportion of 20-24, 25-29, 30-34 and 35-39 

(c) a higher proportion of 40-44, 45-49, 50-54, 55-59 

(d) a lower proportion of all +60 age groups. 

  

This makeup is relatively consistent with the 2011 census, however, the 30-39 age bracket was 

above the Tasmanian average whilst the 5-9 age bracket was below.  This final point could indicate 

less young families in the area in 2016 relative to 2011.  Nevertheless, the proportion of young 

persons in above the Tasmanian average.  From 1996 to 2011, Blackstone Heights and adjoining 

Proposed Vale averaged a population growth rate of 1.8% per annum, which is well above the 

Tasmanian average, and projected to continue at 1.4% until 20311.  Thus, it is expected that 1700 

homes will be required from 2015 to 2031. 

 

There are no commercial or community services in Blackstone Heights.  The nearest retail services 

are at Westbury Road.  Dining and recreation facilities are closest at the Country Club Casino and 

Country Club Villas.  The area is also in close proximity to Prospect Park. 

 

3.2 Site 

 

3.2.1 Titles and land area 

 

The site is comprised of eight lots across 115.2ha of land.  Table 2 provides a summary of each 

existing lot. 

 

 

 

 

 
1In 2011, the average household size was 3.1 persons whilst in 2006, the figure was 3.2.  Thus, the trend is declining 
1Prospect Vale - Blackstone Heights Structure Plan 
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Table 2. Existing lots. 

 

Title Area Location Frontage 

CT 121359/1 7.277ha Adjacent to Glover Avenue and 

Panorama Road 

Glover Avenue and 

Panorama Road 

CT 112632/1 42.19ha Runs from Panorama Road 

through to the South Esk River 

Panorama Road 

CT 112632/3 

12 Neptune Drive 

19.02ha From Glover Avenue, includes 

the dam 

Glover Avenue 

CT 146423/2 

12 Neptune Drive 

4.88ha Runs from Neptune Drive 

extending through to South Esk 

River 

Neptune Drive 

CT 146423/1 

10 Neptune Drive 

4746m2 At the end of Neptune Drive, 

contains an existing dwelling 

Neptune Drive 

CT 169236/2 

2 Panorama Road 

6.041ha At the corner of Neptune Drive 

and Panorama Drive, and has 

approved retail use 

Neptune Drive, 

Panorama Road, and 

Blackstone, Road 

CT 121358/1 2.94ha Internal lot at end of Canopus 

Drive 

Canopus Drive 

CT 121358/2 2.362ha Internal lot at end of Canopus 

Drive 

Canopus Drive 

Total Area 115.1846ha   

 

The lots are subject to a number of easements and civil covenants.  Notable easements include: 

 

• a burdening 5.0m pipeline easement through lots CT 121359/1, 112632/1 112632/3 and CT 

146423/2 in favour of TasWater for a bulk transfer water main. 

• a drainage easement 4.0m wide through lot 1 in favour of an existing drainage line. 

• a benefitting 6.0m wide drainage easement over lots on the north-east side of Glover 

Avenue. 

• a series of variable width drainage easements over the riparian reserves adjoining South Esk 

River 
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Figure 1.  Existing lots and bulk transfer main (source: www.thelist.tas.gov.au with markups). 

 

3.2.2 Topography and watercourses 

 

The site has an undulating topography dominated by two high points in the north and south and a 

small valley through the centre of the site. 

 

The existing dwelling on the site occupies the high point in the south, which has an elevation of 

170m.  A significant portion of the site around the house is relatively flat.  From this high point, the 

topography falls to the south and east at a gradient of approximately 1 in 6 and to the north at 

approximately 1 in 4 before flattening out to 1 in 8.  The eastern boundary is formed by public open 

space lot around Dalrymple Creek. 

 

The high point to the north is at an elevation of 205m.  To the north, the land falls at a gradient of 

approximately 1 in 6, which steepens towards a short gully which acts as overflow from a small 

private dam adjoining 26 Canopus Drive.  To the east, the land falls at approximately 1 in 3.5 

towards the South Esk Esk.  To the south, the gradient is approximately 1 in 4.5 with steeper 

sections north-east of the dam. 

 

A large dam with a footprint of 3.75ha is centrally located on site.  The dam principally receives 

overflow water from the TasWater water treatment plant as well as a drainage from Neptune Drive.  

The dam, in turn, overflows to a small dam and then to the South Esk River through Treadmans 

Hollow.  The level of the dam is constant due to the readily available inflow.  The master plan 

http://www.thelist.tas.gov.au/
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retains buffers around all watercourses into and out of the dam, with only one road crossing and one 

open space crossing required. 

 

The eastern part of the site, which fronts Panorama Road, has a north-east aspect with a gradient of 

approximately 1 in 8. 

 

Figure 2 provides a hillshade model of the site, with darker areas representing increasing slope. 

 

 
Figure 2.  Hillshade and 5m contours (source: www.thelist.tas.gov.au)  

 

3.2.3 Soils and land capability 

 

The site, and much of Blackstone Heights, is not included in the land capability survey undertaken 

by the Tasmanian Government and, as such, there is no information of where the land sits within the 

class 1 to 6 system.  The is some class 4 and class 5 land on the southern side of Dalrymple Creek.  

The site continues to run a small number of cattle.  This grazing operation has not sustained more 

than 100 cattle at any one time. 

 

3.2.4 Flora and fauna 

 

Only a small section of the site adjoining the South Esk River is included in the Priority Habitat 

overlay of the Planning Scheme.  However, the draft Local Provisions Schedule (LPS) includes 

substantive Priority Vegetation Areas.  Priority vegetation is identified along the full boundary with 

the South Esk River, extending westerly to the existing house, to include all of the hillside north of 

the main dam and much of the northern most part of the site.  There are also a number of smaller 

areas along Panorama Road and Blackstone Road, as shown in Figure 4.  The total Priority 

http://www.thelist.tas.gov.au/
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Vegetation Area is some 43 hectares in size. 

 

 
Figure 4.  Meander Valley Council Priority Vegetation Area (source: www.meandervalley.tas.gov.au)  

 

Some of the Priority Vegetation Areas identified in Figure 4 contain no native vegetation, which 

reflects the accuracy of source information such as TASVEG.  To provide an accurate depiction of 

conditions on the ground, a site survey has been undertake with the results presented in the Natural 

Values Report (NVR) by Livingston Natural Resource Services.   The following provides a 

summary of the NVR. 

 

Vegetation communities 

 

The NVR describes the land has predominately pasture.  Previously cleared rockier area have 

regrowth as silver wattle, with white gum and black peppermint paddock trees across the site 

generally.  

 

Based on the site survey, the vegetation communities have been mapped as shown below, noting 

that the boundaries between communities are considered ‘fuzzy’ due to past land practices: 

 

 

http://www.meandervalley.tas.gov.au/
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Table 3.  Natural Values Report summary. 

 

Vegetation Group Vegetation 

Community 

Size 

(ha) 

Nature 

Conservation Act 

2002 

Environment 

Protection and 

Biodiversity 

Conservation Act 

1999 

Dry eucalypt 

forest and 

woodland  

(DAD) Eucalyptus 

amygdalina forest and 

woodland on dolerite  

1.5 Not listed Not listed 

Non eucalypt 

forest and 

woodland  

(NAD) Acacia 

dealbata forest  

 

8.2 Not listed Not listed 

Agricultural, urban 

and exotic 

vegetation  

(FAG) Agricultural 

land  

 

37.9 Not listed Not listed 

Agricultural, urban 

and exotic 

vegetation  

(FUR) Urban areas  

 

0.9 Not listed Not listed 

Other natural 

environments  

(OAQ) Water, sea  

 

4.2 Not listed Not listed 

 

Flora Species 

 

No threatened species were identified.  There is potential habitat for two species (drooping sedge 

and mud dock) however positive identification was not possible due to insufficient seed bearing 

material.  If mud dock is present, it will not be impacted as it is adjacent to the existing dam, whilst 

drooping sedge exists in wet areas which are unlikely to be developed.  It is appropriate to note that 

the Threatened Species Act 1995 would apply and regulates threatened species impacts.   

 

Fauna Species 

 

The property contains habitat suitable for devils, quolls and the Eastern barred bandicoot.  Wedge-

tailed eagle nests are within the 1km of the site, including two abandoned nests within the property.  

Masked owl habitat was not identified.  Impacts to fauna are not expected. 

 

Weeds 

 

The NVR notes existing weed infestations and past weed control.  There will be a need to 

continually monitor weeds throughout the site on an ongoing basis. 

 

In summary, there are no natural values that impede implementation of the master plan. 

 

3.2.5 Aboriginal and historic cultural heritage 

 

Aboriginal Heritage Tasmania have provided the following comments (source: email 31 January 

2020 from C Keating): 

 

Aboriginal Heritage Tasmania (AHT) has completed a search of the Aboriginal Heritage Register 

(AHR) regarding the proposed new subdivision at PID 1894931, Blackstone Heights, and can 

advise that there are no Aboriginal heritage sites recorded within the property. Following a review 
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of previous reports and noting the particular landscape features in the area (particularly the 

steepness of the banks of the South Esk River) it is believed that there is a low probability of 

Aboriginal heritage being present. Please be aware however that Aboriginal heritage has been 

found in the wider landscape (predominantly isolated artefacts and low density artefact scatters), 

and the presence of unanticipated Aboriginal heritage cannot be entirely ruled out. 

 

Accordingly, AHT have no objection to the project proceeding provided that it is guided by the 

attached Unanticipated Discovery Plan. If at any time during works Aboriginal heritage is 

suspected, cease works immediately and contact AHT for advice. 

 

Please be aware that all Aboriginal heritage is protected under the Aboriginal Heritage Act 1975 

(the Act) . Please also be aware that there are requirements under the Act to report Aboriginal 

heritage and not to impact Aboriginal heritage without a permit granted by the Minister. The 

Unanticipated Discovery Plan should be kept on site during ground disturbing works, to aid you 

and your works personnel in meeting your requirements under the Act. 

 

For your information purposes, attached is a fact sheet about stone artefacts that provides some 

general information about the site type and how they are identified. 

 

There are no known historic cultural heritage values on the site. 

 

There are no listed geoconservation sites on the property. 

 

3.2.6 Land hazards 

 

Bushfire 

 

The site is a bushfire-prone area.  Accordingly, the Bushfire-Prone Areas Code will apply to all 

future use and development. All of Blackstone Heights is also classified as bushfire-prone.  Fire risk 

includes the current pasture areas to the south-east, the ember attack from hills to the west and the 

gorge to the north and east.   

 

A Bushfire Hazard Management Report has been prepared by Livingston Natural Resource 

Services.  The report demonstrates that much of the initial stage will be developed at either a low, 

12.5 or 19 BAL rating.  Bushfire risk can be appropriately managed through future applications. 

 

Land stability 

 

The geology of Blackstone Heights was first detailed in a 1989 study by the Tasmanian Department 

of Mines titled “Slope stability and engineering geology of the Blackstone Heights area” (Moore, 

1989).  At this time, development of Blackstone Heights had commenced and the Council 

considered that there were some risk factors that required consideration.  That work shows that the 

sites geology is principally clay through the valley, either side of the dam, and extending into 

Treadmans hollow.  The boundary with the South Esk is formed by Dolerite Cliffs and the hillsides 

are dominated by clay and Dolerite outcrops.  The Blackstone Heights area is subject to old fault 

lines and the site includes three old landslips, two of which are to the north of the existing dam and 

one above Dalrymple Creek. 

 

The Landslip Hazard overlay from the interim planning scheme applies to three small sections of 

the site which reflect the old slips identified in the 1989 study, as show in figure 3.  Of these three 

areas, the one immediately above the dam is between the orchard and area of revegetation but 

partially extends into both, the eastern most slip will be unaffected and the third is within some of 
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the proposed lots. 

 

 
 

Figure 3.  Interim Planning Scheme Landslide Hazard Area (source: www.thelist.tas.gov.au with markup) 

 

The draft Meander Valley Local Provision Schedule would apply the Landslip Hazard Area overlay 

to a much greater area of the site, as shown in Figure 4. 

 

http://www.thelist.tas.gov.au/
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Figure 4.  Meander Valley Council Landslip Hazard Area (source: www.meandervalley.tas.gov.au) 

 

Much of the Landslip Hazard Area applies to areas of open space, however, some areas of 

residential development are to occur.  The planning scheme requires any subdivision within a 

landslip hazard area to either avoid the avoid or demonstrate that the risk can be appropriately 

mitigated.  Geotechnical investigations will be required for any construction activity within the 

Landslip Hazard Area. 

  

Salinity risk 

 

All of the site is included in Greater Launceston Urban Salinity Management Area overlay.  The 

Urban Salinity Code would apply to any future use or development and requires this risk to be 

considered through the design of stormwater systems. 

 

Flooding 

 

The site is not subject to any risk of flooding. 

 

Potentially Contaminated Land 

 

http://www.meandervalley.tas.gov.au/
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The site has historically been used for grazing purposes and, more recently, for residential purposes 

and storage of construction equipment.  There is no known instance of any of the potentially 

contaminated activities listed in Table E2.1 of the Planning Scheme occurring.  Whilst Table E2.1 

does list 'transport/storage depots', the scale of this use on the site is considered too small to be of 

relevance.  Moreover, that use has occurred in recent years using modern facilities and operating 

procedures.  In any event, no new use or development is proposed where the storage currently 

occurs and the Potentially Contaminated Land Code would apply to any change. 

 

Attenuation 

 

The nearest point of the site to TasWater land containing the Prospect Vale Sewerage Treatment 

Plant is less than 70m, with approximately 300m between the approved café and the nearest lagoon.  

The Scheme provides attenuation distances that are dependant on the treatment system and volume 

of use.  Any future use within an applicable attenuation distance is discretionary and must 

demonstrate that there will be no conflict with the operation of the treatment plant.   TasWater’s 

Launceston Sewerage Improvement Project would see the closure of the treatment plant and its 

conversion to a pump station1. 

 

3.2.7 Infrastructure 

 

The development concept is to provide an integrated and sustainable residential estate.  A core part 

of this vision is the onsite provision and management of sewer, stormwater and electricity needs. 

 

For sewer services, and for electrical reticulated, the scale of the development is such that onsite 

services will need to be regulated entities under the associated legislation.   Background information 

on these processes are contained in Attachment 3.  The processes ensure that the supply and 

treatment meet minimum service standards and environmental performance and also regulate the 

pricing of services such that economically viable systems are sustained in the long-term. 

 

In order to be a regulated entity, all infrastructure will be constructed to the standards required by 

TasWater and TasNetworks.  The developer is committed to TasWater endorsement of engineering 

design drawings and to construction of a system to TasWater standards. 

 

The Blackstone SAP establishes the requirement for all lots to be connected to reticulated systems.  

The private systems will be regulated entities and subject to minimum standards of environmental 

and pricing performance.  The CDS will require future owners to utilise the regulated entities for 

services.  From a strategic land use perspective, whether the future development is serviced by 

communal onsite facilities or to TasWater, is not a major consideration.  What is important is that 

residential development can be serviced in an environmental responsible and financially viable 

manner. 

 

Water 

 

The site is within a water district and adjoins a regional water treatment plant.  The water treatment 

plant takes water from the South Esk River via pumping and regularly spills an excess of pumped 

untreated water into the subject site.  This waster sustains the dam on the site, and ensures that the 

dam has a constant fill level. 

 

The TasWater service has adequate capacity to supply the development site. 

 

 
1 https://www.taswater.com.au/News/TasWater-News/LSIP 

https://www.taswater.com.au/News/TasWater-News/LSIP
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Sewer 

 

The majority of the site is not within the mapped sewer district, available on LISTmap. 

 

The site is nearby the Prospect Vale Sewerage Treatment Plant.  TasWater has a long-term plan to 

convert the treatment plant to a pump station as part of the Launceston Sewerage Improvement 

Project.  It is understood that there is some capacity within the treatment plant for additional 

dwellings, but that managing demand for all of the treatment plants catchment is challenging in 

light of TasWater’s long-term direction and best-use of funds. 

 

The development addresses this challenge through a communal sewerage system.  All wastewater 

treatment will be via a single system constructed on site and managed through the body corporate.  

There are several types of large-scale wastewater treatment systems that can be used at this scale.  

Importantly, the design of the treatment plant will require future Council and EPA approval.  The 

developer will also design the reticulation system to meet TasWater requirements, such that the 

system could be incorporated into the TasWater system if required. 

 

The specific ownership model will be determined in due course.  It would likely involvement a 

company structure in which body corporate members are shareholders.  Shareholders would pay a 

management for set to cover operational, maintenance and renewal costs.  

 

This is a unique approach to the site which is unlike any other large-scale subdivision in Tasmania.   

 

Stormwater 

 

The site will drain to the South Esk either directly, or via Council network and Dalrymple Creek to 

the south.  Stormwater will be treated onsite through a series of retention dams or equivalent 

systems.  The commercial development in the south, for instance, drains via a retention and 

detention dam prior to discharging to Blackstone Road. 

 

National Broadband Network 

 

The site is within a fixed lined NBN area with services currently available.  Future use and 

development will be connected to this network. 

 

Electrical reticulation 

 

The site is serviced by TasNetworks.  A communal system is proposed in which each building will 

have solar panels connected to a shared system allowing any excess generation on one building to 

be used by other owners.  This system will be connected to TasNetworks as a backup system and 

also to allow site-wide excess to be used by the grid. 

 

3.2.8 Roads and public transport 

 

The site is well serviced by Blackstone Road and Panorama Road.  The site will use Canopus Drive, 

Neptune Drive and Glover Avenue as well as Panorama Road.   

 

Council has identified the need to duplicate the main access road into Blackstone Heights through 

an extension of Mount Leslie Road.  Due to Dalrymple Creek running between the site and a future 

extension of Mount Leslie Road, it is unlikely that the site could be connected to Mount Leslie 

Road.  A connection would require a significant bridge or culvert crossing and substantial public 

expenditure and would impact on the public use of the area. 
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The master plan does, however, retain that potential through a corridor to either Neptune Drive or 

the road servicing the commercial area.   

 

Blackstone Road, Panorama Road, Neptune Drive and Glover Avenue are on a public transport 

route.  Future development of the site will be integrated into this network. 

 

Blackstone Road has a concrete footpath one-side which runs through the full length of Pitcher 

Parade and onto Casino Rise.  This footpath also extends along Panorama Road.  Thus, there is 

strong connectivity with the site for walking.   

 

The overriding consideration with respect to traffic is that the land is currently zoned and can 

currently be subdivided to a large number of lots.  Irrespective of the form of development, the land 

will be developed and housing will increase traffic movements in the local area.  The form of 

development proposed will not achieve a net increase. 

 

The Traffic Impact Assessment (TIA), July 2020 by TCS addresses the existing road conditions, the 

traffic generation expected and the impact on the road network of the development.  The TIA, 

conservatively, assumes a 500 lot development across the site over a 10-year time horizon.  This 

assessment  provides certainty with respect to the conclusions as the scale may not be achieved, and 

if it is, will likely be achieved over a longer time period than estimated. 

 

The traffic growth from section 5 of the TIA is summarised in the following table. 

 

Road 2020 Traffic 2030 Traffic – without 

development on site 

Traffic Generation 

at 500 dwelling 

units 

Panorama Road 1,200 vpd, 120 vph 1325 vpd, 132 vph +3465 vpd, +333 

vph 

Blackstone Road 1900 vpd, 190 vph 2100 vpd, 210 vph  

Casino Rise 3000 vpd, 300 vph 3300 vpd, 330 vph  

Country Club Avenue 7000 vpd, 700 vph 7750 vpd, 775 vph  

Westbury Road 10000 vpd, 1000 vph 11000 vpd, 1100 vph  

 

The TIA considers the Junction Warrants framework and identifies that the following upgrades are 

required to accommodate the traffic generation: 

• a Rural Basic Right (BAR) and Simple Left upgrade at Panorama Road and Glover Avenue; 

• A Channelised (CHR) and Simple Left upgrade at Panorama Road and Neptune Drive; and 

• A Rural Channelised Right Short (CHRs) and Simple Left upgrade at Panorama Road and 

Blackstone Drive. 

 

Section 6.4 provides a road safety review.  This identifies a number of maintenance matters for 

Meander Valley Council to address.  This section also confirms that the Country Club Avenue and 

Casino Rise junction is deficient for current traffic volumes.  The TIA considers that a Urban 

Channelised Right (CHR) junction is required at Country Clube Avenue and Casino Rise for both 

current and projected traffic. 

 

The TIA concludes with: 

 

“Overall, it has been concluded that the proposed development will not create any traffic 

capacity or safety issues and traffic will continue to operate safely and efficiently along the 

surrounding road network.” 
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The timing of any of the above upgrades along Panorama Road will be timed to correspond with 

traffic generation using the Junction Warrants charts.  It is important to understand that there are 

other sites within Blackstone Heights with subdivision potential leading to additional traffic 

generation at the Panorama Road and Blackstone Road junctions.  Other subdivisions may proceed 

in advance or along side of this proposal.  As such, there is an opportunity for Council to consider 

works external contributions to fairly distribute the costs of upgrades, particularly at Panorama 

Road and Blackstone Road. 
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4.0 Strategic assessment 

 

4.1 Sub-regional land use and related strategies 

 

4.1.1 Proposed Vale - Blackstone Heights Structure Plan 

 

The 2015 Prospect Vale – Blackstone Heights Structure Plan addresses a range of issues, including: 

demand on open space; 

 

• future relocation of the sewerage treatment plan; 

• the present fragmentation of activity centres; 

• the siting of future school facility; 

• the desirability of a linear open space network that follows natural features such as creeks 

and ridgelines; 

• potential for a neighbourhood centre in Blackstone Heights to provide retail and community 

services; 

• housing demand associated with an ageing population, including the need for a mix of 

housing styles suitable to all demographics; 

• planning for both young families, and an ageing population, given existing demographics 

and trends, and which will include planning for aged care facilities; 

• opportunities for sustainable, and uniquely positioned residential communities that leverage 

the areas environmental qualities. 

 

The Vision for Prospect Vale and Blackstone Heights is: 

 
In 2035, Prospect Vale and Blackstone Heights will be a growing community, known for the quality 

of the natural environment, a distinctive lifestyle, and easy access to services. 

A larger population will support the development of new shops, services and community facilities, 

clustered together to form a ‘community heart’ along Westbury Road. 

A diverse mix of housing will cater to the needs of an ageing population – from medium density 

housing choices through to lower density housing. 

Investments in new road infrastructure will make it safer and easier to move around the area. New 

active transport pathways will encourage residents to walk and cycle to shops, open space, Lake 

Trevallyn and the South Esk River, and support a healthier community. 

Prospect Vale’s role as a tourism destination will be supported by these enhanced connections, as 

well as the development of new attractions and entertainment facilities, creating new jobs in the 

local area. 

 

Within the structure plan, the subject site is identified for cluster residential development set within 

a high amenity environment and low overall, or net, density.  Additionally, the structure plan 

identifies future public open space and walkways along the river frontage along with a local 

commercial centre of approximately 6ha at the corner of Blackstone and Panorama Road. 

 

The planning scheme amendment will deliver, in full, the recommendations of the structure plan.  

The planning scheme amendment responds proactively to each of the priority areas identified. 

 

The residential element will provide housing types for all demographics.  The provision for 

independent living is part of this, whilst the provision of quality residential development will suit 

both young and ageing households.  The community precinct will provide services principally to 

residents whilst the local business rezoning will provide for the establishment of a small activity 

centre for the locality.   
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4.1.2 Meander Valley Council Community Strategic Plan 2014 to 2024 

 

The Meander Valley Council Community Strategic Plan 2014 to 2024 (the Strategic Plan), provides 

a vision for 2024 of: 

 

The backdrop of the Great Western Tiers, the mix of urban lifestyle and rural countryside give 

Meander Valley its unique look and feel, offering livability and healthy lifestyle choices. 

A community working together growing for generations to come. 

 

Comment:  The proposal will maintain the low density residential character of the locality and 

enhance the livability and amenity through commercial services and expansive areas of open space 

with walking trails.  The proposal will reduce car dependency and facility improved health 

outcomes through a community focal point linked by walking trails. 

 

The six future directions of the Strategic Plan are shown below, each having a more detailed set of 

strategic outcomes: 

 
1. A sustainable natural and built environment 

2. A thriving local economy 

3. Vibrant and engaged communities 

4. A healthy and safe community 

5. Innovative leadership and community governance 

6. Planned infrastructure services 

 

Comment:  The vision of the site provides a sustainable built and natural form, which less of the site 

taken up by roads and buildings and more available for open space and native vegetation.  The 

lifestyle afforded will be unique and attractive to a diverse range of persons.  The proposal utilises 

existing planned infrastructure and allows the delay of TasWater upgrades.   

 

4.1.3 Risk of land use conflict 

 

Section 32(1)(e) of LUPPA requires that a planning scheme amendment must, as far as practicable, 

avoid the potential for land use conflicts with use and development permissible under the planning 

scheme applying to the adjacent area. 

 

All surrounding land is residential in nature.  The non-residential elements of the master plan are 

located away from adjoining areas, or, with respect to the commercial and community precinct, 

build upon existing approved non-residential use.  The scale of residential use provided by the 

Blackstone SAP is no greater than that currently provided by the underlying zoning.  Without any 

increased scale, there are no new offsite infrastructure impacts to consider.  The only potential 

impacts could relate to the specific form of residential use outlined in the master plan and, on this 

point, no such impacts are identified.  The Blackstone SAP will deliver enhanced residential 

amenity to Blackstone Heights through the substantive increase in open space, the extended 

walkability through new tracks and retail and community services much lacking in a relatively 

isolated and car dependant community.  To conclude, residential amenity of the adjoining land is 

protected through provisions in the Blackstone SAP that determine the siting of residential, open 

space and non-residential land uses in a manner than avoids direct impact. 
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4.2 Regional land use and related strategies 

 

4.2.1 Northern Tasmania Regional Land Use Strategy 

 

The Northern Tasmania Regional Land Use Strategy (RLUS) provides a number of policies and 

actions that are relevant to consider, and which address themes of (a) regional planning framework, 

(b) regional land use categories and (c) regional policies related to residential and activity centre 

planning.  These are addressed in turn in the following. 

 

4.2.1.1 Regional Strategic Planning Framework 

 

Strategic Direction G1.1 (b): “Add value, diversify the economy and generate jobs” 

 

Comment: Whilst residential development is not a recognise source of job creation, outside of the 

construction process, the master plan provides a range of commercial and community services 

which residents of Blackstone Heights currently have to travel for.  These services will generate 

additional and ongoing jobs and result in a more diversified economy that would otherwise be the 

case for a standard subdivision. 

 

Strategic Direction G1.2 (c) “Encourage sustainable modes of transport by …. cycling, walking and 

public transport use”. 

 

 and 

 

Strategic Direction G2.3 (a) “Improve accessibility through improved walking and cycling 

networks, and integrated public transport” 

 

Comment:  The site is located on a bus route and future roads could be integrated into the bus 

network.  Walking trails form an integral component of the master plan and will be well utilised by 

opening up a large extent of the South Esk River and high quality vistas. 

 

Strategic Direction G1.2 (d) “Coordinate land use, future sewerage and water provision whilst 

promoting effective and efficient use of existing service infrastructure” 

 

 and 

 

Strategic Direction G2.1 (c) “Coordinate investment of services to existing and future settlements 

and plan to maximise integration, community benefit, efficiency and long-term sustainability of 

service provisions” 

 

Comment:  The development will incorporate onsite services.  For electricity, the effects on 

network management by TasNetworks are minor.  TasWater are also supportive of the provision of 

onsite sewage, as this creates no new demand on TasWater infrastructure and provides an 

opportunity to explore alternative methods of sewage management. 

 

Strategic Direction G2.3 (a) “Promote the important role of local character on the economy and the 

sense of place” 

 

Comment: Blackstone Heights is a unique low density residential suburb located in close proximity 

to services and amenities in Prospect and the Launceston CBD whilst enjoying a rural outlook and 

unique vistas over the South Esk River.  Blackstone Heights is unique amongst other Launceston 

suburbs and it is important to maintain the existing character whilst broadening the range of 
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residential options and community services. 

 

Strategic Direction G3.1 (d) “Enable opportunities for renewable energy production including wind, 

geothermal, tidal, and wave energy” 

 

Comment: Future development of the site will provide a micro-grid with power sharing between 

households and a connected to the TasNetworks grid for backup and excess generation.    

 

Strategic Direction G3.1 (f) “Protect and enhance water quality including significant wetlands and 

waterways”. 

 

Comment.  The site will drain to the South Esk River, either directly or via Dalrymple Creek.  The 

site is capable of treating stormwater to ensure compliance with the quality and quantity targets of 

the State Stormwater Strategy.  The master plan also retains significant separation from the South 

Esk River and native vegetation near the riparian reserve which will act to provide long-term 

protection from any indirect effects. 

 

4.2.1.2 Regional Land Use Categories 

 

The site is contained with a Growth Corridor running from Blackstone Heights to Hadspen.  A 

Growth Corridor, along with Priority Consolidation Areas and Supporting Consolidation Areas, are 

categorised as Urban Growth Areas in the RLUS. 

 

That the site is within a Growth Corridor confirms its suitability for residential use which has been 

given effect through the underlying Low Density Residential Zone. 

 

4.2.1.3 Regional Planning Policies 

 

The following lists the key settlement network strategies outlined in the RLUS. 

 

E.2.3 Key Settlement Network Strategies 

Planning for and development of the Regional Settlement Network should apply the 

following strategies: 

• Settlement Pattern 

• Support sustainable growth in identified Urban Growth Areas. 

• Contain settlements within identified Urban Growth Areas with a focus on 

consolidating and developing the Greater Launceston Area and sub-regional centres 

identified in the Regional Settlement Hierarchy. 

• Support development of the Greater Launceston Area consistent with the Regional 

Framework Plan Maps D.1, D.2 and D.3 to promote efficient function, servicing and 

future development of the area. 

• Consolidate existing land use patterns and identify infill opportunities within existing 

settlements and urban centres, and around activity centres and key public transport 

nodes and networks. 

• Complement and support a viable Regional Activity Centres Network to maximise 

regional productivity, economic activity and employment opportunities. 

 

Land Use and Development 

• private for a diversity of land uses 

• provide for affordable housing and a diversity of housing types and sizes, including 

retirement accommodation and aged care facilities 
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Transport and Access 

 

• Where possible support new urban development contiguous with, or otherwise 

provide development with direct transport linkages to established urban areas as a 

development priority including linkages with the ‘regional access network’ identified 

for the Greater Launceston Area. 

• Support well-planned communities with good access to public transport that links 

residential areas to employment, facilities and services. 

• Reduce reliance on vehicle transportation and promote walkability. 

• Accommodate regional growth in locations supported by public transport and other 

sustainable transport choices 

 

Environment 

• Respond to local and regional environmental values and avoid unsustainable 

impacts on the natural environment, landscape, regional ecosystems, open spaces, 

and productive agricultural and rural land. 

 

Social Infrastructure and Community 

• Secure funding and delivery of adequate physical and social infrastructure as part of 

permitting development of new settlement areas. 

• Build strong linkages between Regional and sub-regional settlements. 

 

 

Comment: In response to each of the above points, it is submitted that the proposal is consistent 

with the settlement planning and growth corridors.  The potential yield of housing will not be 

increased above that currently provided for and planned.  Rather, the Blackstone SAP will enable a 

greater diversity of housing stock in the locality linked with public open space and walkability.  The 

design of the site will enhance the viability of public transport by consolidating dwelling stock in 

proximity to existing bus routes, rather than maintain a consistent low density pattern.  Important 

natural values are protected.  The non-residential uses will support the residential population of 

Blackstone Heights and Prospect Vale, and will reduce the need for car travel to access local shops 

and services. 

 

4.2.1.4 RLUS Policies and Actions 

 

The RLUS includes a number of specific Policies and Actions, which are addressed in the 

following: 

 

RSN-A4 Provide for the long term future supply of urban residential land that matches  

  existing and planned infrastructure capacity being delivered by TasWater,  

  specifically in parallel with existing water and sewerage capacity and required  

  augmentation to meet urban development growth and capacity – both residential  

  and industrial. 

 

Comment:   The existing water supply is adequate for the proposal.   TasWater are supportive of 

the approach to onsite sewage management. 

 

RSN-A5 Provide a diverse housing choice that is affordable, accessible and reflects changes 

  in population, including population composition. Ageing populations and single  

  persons should be supported to remain in existing communities as housing needs 

  change; ‘ageing in home’ options should be provided. 
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Comment:  Greater diversity of housing choice is provided in a number of ways, including 

providing flexibility for smaller lot residential development and opportunities for 

lifestyle living.  The current zoning controls deliver little diversity or choice and 

would permit further low density development which is suitable to demographics 

with the physical and financial capacity to maintain larger lots and typically larger 

dwellings.  The form of residential development proposed will suit an ageing 

population, however, it is also suitable for all demographics including young 

families. 

 

RSN-A10 Apply zoning provisions which provide for a higher proportion of the region’s 

growth to occur in suitably zoned and serviced areas. The application of Urban 

Mixed Use, Inner Residential and General Residential Zones should specifically 

support diversity in dwelling types and sizes in appropriate locations. 

 

Comment:   The proposal facilitates General Residential Zone lot size but maintains an overlay 

Low Density Residential Yield.  The RLUS recognises the increasing demand for 

medium density development which the proposal ultimately serves. 

 

RSN-A12  Encourage well-designed new urban communities through detailed planning  

  provisions. 

 

Comment:   The Blackstone Specific Area Plan reflects the master planning undertaken for the 

site.  This master plan incorporates principles of sustainable transport and 

walkability, increased diversity of land use and creation of employment 

opportunities, all of which are preferred by the associated policy statement. 

 

RSN-A19 Review the community needs for housing provision and affordability 

 

Comment:  The Blackstone Heights Structure Plan has provided an overall assessment of 

housing provision and affordability.  The proposal will provide for diversity of 

housing stock suitable to the two major demographics of young families and over 

55s. 

 

4.2.1.5 Regional Activity Centre Network Policy 

 

The background analysis to the Structure Plan reviewed existing, and projected, commercial and 

community services relative to population ratio benchmarks.  With respect to retail use, the 

background analysis, considers four levels of local, neighbourhood (small), neighbourhood (large) 

and sub-regional centre.  For the local level, a 1000 person benchmark is used indicating a local 

centre is required for each 1000 persons.  In this framework, a local centre would comprise small 

activities such as a corner store and would attract less than 5% of a persons retail spending.  A 

neighbourhood centre would attract around 30% of a persons retail spend and would be viable with 

a population above 3000. 

 

At the 2016 census, Blackstone Heights had a population of 1,270 and 451 dwellings with a 90% 

occupancy rate.  This is indicative that Blackstone Heights could sustain a local activity centre, 

particularly with additional growth at the subject site and other undeveloped Low Density 

Residential Zone parcels, which have an area of approximately 75ha. 

 

The RLUS provides an Activity Centre Hierarchy, in which a Local or Minor Centres is the lowest 

level.  Such centres are described as providing a focus for day-to-day life within an urban 

community, to offer a range of small speciality shops including newsagents, pharmacy and 
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convenience stores, and offers community services including a child health centre. 

 

The local business rezoning, and master plan, do not envisage a scale of use and diversity of activity 

that would be sufficient to enter into the Activity Centre Hierarchy.  The Blackstone SAP does not 

provide the full range of land uses that can be considered in a Local Business Zone, but it does 

provide for a number of uses for which there is a local need.  The commercial and community 

precinct is the preferred location within Blackstone Heights for these uses given its road frontage to 

two major roads, proximity to existing bus routes and adjacency to large areas of public open space.  

This existing area of public open space could be enhanced in the longer term should TasWater 

consolidate the sewerage treatment plan with assets elsewhere which would open a large, flat area 

to open space use.  There is no more suitable site in Blackstone Heights, nor in Prospect Vale given 

the existing pattern of development and the distance to the Westbury Road activity centre which 

serves a high order need. 

 

The evolution of an local activity on the site would be consistent with the Structure Plan.  An 

activity centre at this location is logical as the area is well positioned within the locality in terms of 

travel distance and walkability and adjacency to public open space as well as having the initial non-

residential of the cafe.   

 

There are a number of policies and actions related to activity centres.  These actions relate to the 

integration with physical and social infrastructure planning and protecting the hierarchy of centres.   

 

The Structure Plan supports an upgrade of the Westbury Road activity centre into a sub-regional 

role.  This activity centre is loosely defined as the stretch of Westbury Road from Harley Parade 

through to the Marketplace Shopping Centre.   

 

The strategic outcome relevant to the matter at hand is ensure that any non-residential activity on 

the site does not distort the role of the Westbury Road activity centre and the planned expansion of 

retail and community floor area.  This outcome is achieved within the prior amendment submitted 

to Council which limits the range of commercial activities and providing appropriate tests of scale.  

Importantly, whilst there is need for commercial services in the locality, the location relative to 

other Launceston suburbs is such that any distortion of the activity centre hierarchy is unlikely over 

the distances involved.   

 

The proximity of the planned local business zone is a major driver of the residential form proposed.  

Much of the residential development will be in walking distance of the local business zone. 

 

 

4.2.2 Northern Region Housing Study 

 

The 2014 Northern Tasmanian Housing Study (the Housing Study) provides an assessment of 

housing need and future supply across the region.  It discuss common housing market issues of 

rising housing price and associated housing stress and new entry, decreasing household size, 

increasing household footprint and demographic change.  On demographics, there are a number of 

notable points, including: 

 

a) that persons aged 55-64 represent a high proportion of new migrants from 2001 to 2011 to 

the region.   

b) older residents have a more predicable housing choice of semi-detached housing, flats and 

apartments relative to detached housing. 

 

Migration trends from 2011 onwards for the Launceston Statistical Area 3 are shown in Table 4.  
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The figures show that the 65 and over bracket is the only age bracket of positive growth for each of 

the years.  It also shows that 45-65 has declined but to a lesser extent than other ages. 

 
Table 4.  Migration by Age.  Source: stat.data.abs.gov.au.  

Age bracket 2012-13 2013-14 2014-15 2015-16 

0-4 -102 -161 +114 -6 

5-24 -249 -110 -210 -120 

25-44 -231 -280 -301 -278 

45-64 -21 -74 -62 39 

65+ +71 +56 +106 115 

Net -532 -569 -353 -250 

 

The housing study describes five priority areas of concern, being: (1) the relative cost of inner city 

development, (2) inefficient land and infrastructure supply, (3) an inefficient housing market, (4) 

rural living patterns, and (5) divergence between future dwelling requirements associated with 

changing demographics and market deliverables of separate houses on relatively large lots. 

 

The Housing Study states on page xiv that: 

 

There are niche housing markets with the potential to attract new residents.  These are in the 

inner urban areas and in some selected rural settings, including rural villages.  They require 

the introduction of new development process (potentially including specialised developers) 

and investigation of any economic and other barriers to this. 

 

Later, on page 40, the Housing Study identifies the emerging trend “of niche markets for diverse 

housing emphasising proximity to infrastructure and services, walkability but also visual/natural 

amenity”.  The Housing Study also notes on page 40 that is arguable if planning schemes support 

trends to smaller lots and more semi-detached houses and apartments relative to detached housing, 

with a prevalence of strata title unit development being the main market response. 

 

4.2.3 Greater Launceston Plan 

 

The Greater Launceston Plan 2012 (the GLP) includes Blackstone Heights in the South-West 

Corridor Strategy.  Corridor planning is intended to provide an overarching framework address 

infrastructure, transport, open space and networks, activity centres, public transport and education 

and health facilities.  For Blackstone Heights, a specific element is described as “comprehensive 

low density planning” for the area, although with little guidance as to what specifically that phrase 

means.  The GLP also supports the Westbury Road activity centre and identifies a future local 

activity centre at the intersection of Blackstone Road and Panorama Road. 

 

4.2.4 Impact on the region 

 

Section 32(1)(f) of LUPAA requires that a planning scheme amendment must have regard to the 

impact that the use and development permissible under the amendment will have on the use and 

development of the region as an entity in environmental, economic and social terms. 

 

Preceding sections of this report have detailed the social and economic costs and benefit of the 

proposal, as well as the level of harmony with regional land use strategies.  It is submitted that the 

proposal will have a positive impact on the region in environmental, economic and social terms. 
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4.3 Tasmanian land use and related strategies 

   

4.3.1 State Policies 

   

Under the State Policies and Projects Act 1993, the following have the status of State Policies. 

 

 State Coastal Policy 1996 

 

 State Policy on Water Quality Management 1997 

 

 State Policy on Protection of Agricultural Land 2009 

 

In addition, the following also have the status of a State Policy under the State Policies and Projects 

Act 1993: 

National Environment Protection Council (Ambient Air Quality) Measure 

National Environment Protection Council (Assessment of Site Contamination) Measure 

1999 

National Environment Protection Council (Movement of Controlled Wastes between States 

and Territories) Measure  

National Environment Protection Council (National Pollutant Inventory) Measure 

National Environment Protection Council (Used Packaging Materials) Measure 

The amendment is not known to conflict with or contravene any of the above National Environment 

Protection Measures. 

The State Coastal Policy 1996 does not apply due to the distance from the coast.  The State Policy 

on Protection of Agricultural Land 2009 does not apply given the allocation of the Low Density 

Residential Zone to the site.  The State Policy on Water Quality Management 1997 (the WQM 

Policy) does apply.  The provisions of the WQM Policy overlap with policies outlined in the RLUS 

and in the State Stormwater Strategy 2010, and are principally given effect through development 

control such as the design of stormwater systems and soil and water management plans (SWMP).  

There are no characteristics of the site that give rise to a concern that the WQM will not be met. 

 

5.0 LUPPA Assessment 

 

5.1 Schedule 1, Part 1 Objectives 

 

In accordance with the Savings and Transitional Provisions of Schedule 6, a request for an 

amendment to the Scheme is made under the former LUPPA provisions.  As such, the former 

section 32 provisions apply and require an amendment to be consistent with the Schedule 1 

objectives. 

 

In clause (1)(a), sustainable development, means managing the use, development and protection of 

natural and physical resources in a way, or at a rate, which enables people and communities to 
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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 to meet the reasonably foreseeable 

needs of future generations; and 

b) safeguarding the life-supporting capacity of air, water, soil and ecosystems; and 

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

The Schedule 1 objectives are addressed in turn in the following. 

 

Schedule 1, Part 1 Objectives 

a) to promote the sustainable development of natural and physical resources and the 

maintenance of ecological processes and genetic diversity; 

The proposed master plan retains expansive areas of open space and provides for the retention of 

native vegetation, whilst also provide opportunity for residential and non-residential use.  The 

provisions of the Blackstone Specific Area Plan provide for the protection of native vegetation and 

the management of stormwater, such that there will be no adverse impact to natural and physical 

resources. 

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

The Blackstone Specific Area Plan is considered to represent fair, orderly and sustainable use and 

development.  The SAP builds upon master planning for the site and delivers residential and non-

residential use in a manner consistent with all regional and local level land use strategies.  The 

proposal has greater sustainability relative to the outcomes that would arise from typical low density 

residential development as afforded by the current planning scheme.  The SAP is drafted to provide 

consistent, orderly outcomes for residential and non-residential elements. 

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

This is a procedural objective that is given effect through legislative provisions that require public 

exhibition and consultation. 

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

(b) and (c); 

The Blackstone SAP will deliver economic development through the construction phase and on an 

on-going basis through the employment in commercial and community services.  Other indirect 

economic benefits arise from the potential inwards migration created from a new and unique 

residential opportunity. 

e) to promote the sharing of responsibility for resource management and planning between the 

different spheres of Government, the community and industry in the State. 

This is a procedural objective that is given effect through legislative provisions that require State 

Government and Council approval of the planning scheme amendment, through stakeholder 

engagement and through community consultation. 

 

Schedule 1, Part 2 Objectives 

a) to require sound strategic planning and co-ordinated action by State and local government; 

The planning scheme amendment must be consistent with regional and local level land use 

planning.  As detailed in this report, the planning scheme amendment is consistent with all relevant 

parts of the RLUS and the Structure Plan and provides a integrated land use response to the site and 

key planning priorities.   

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

This is a procedural objective of no direct relevance to the planning scheme amendment. 

c) to ensure that the effects on the environment are considered and provide for explicit 

consideration of social and economic effects when decisions are made about the use and 

development of land; 

The environmental values of the site have been examined and are considered through the retention 

of significant proportion of open space, through a large area of native vegetation retention and re-

vegetation and through management of water. 

d) to require land use and development planning and policy to be easily integrated with 

environmental, social, economic, conservation and resource management policies at State, regional 

and municipal levels; 

This is a procedural objective of no direct relevance to the planning scheme amendment. 

e) to provide for the consolidation of approvals for land use or development and related matters, 

and to co-ordinate planning approvals with related approvals; 

This is a procedural objective of no direct relevance to the planning scheme amendment. 

f) to promote the health and wellbeing of all Tasmanians and visitors to Tasmania by 

ensuring a pleasant, efficient and safe environment for working, living and recreation; 

The Blackstone SAP will create a healthy and pleasant environment.  Walkability and access to 

open space is a key part of the master plan with walking tracks to be created along the sites 

boundary with the South Esk River.  The benefit may extend beyond the locality and into the 

adjoining municipal area through connectivity with existing tracks and trails.   

g) to conserve those buildings, areas or other places which are of scientific, aesthetic, architectural 

or historical interest, or otherwise of special cultural value; 

There are no known heritage values on the site. 

h) to protect public infrastructure and other assets and enable the orderly provision and co-

ordination of public utilities and other facilities for the benefit of the community; 

The proposal will have no adverse effect on existing infrastructure or planned infrastructure.   

i) to provide a planning framework which fully considers land capability. 

The capability of the land from an agricultural perspective is limited physically and the land has 

been set aside for residential development for some time. 
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6.0 Summary 

 

A cluster residential estate is proposed on a 115.2ha site in Blackstone Heights.  The estate will 

provide high quality residential development with a focus on open space, walkability, sustainability 

and community services.  The site has been comprehensively reviewed and a master plan prepared 

which identifies multiple areas for residential, open space, retail and community services.  Key 

components include provision of 265 residential lots with supporting recreation and community 

infrastructure, commercial services for the Blackstone Heights and the retention of more than half 

of the site as open space.   

 

The residential development will be clustered into nodes of suburban density living and in doing so 

enables the retention of open space.  A planning scheme amendment is necessary for the 

development to progress.  The planning scheme amendment will not increase the total number of 

dwellings that can be developed in the property; rather it seeks to allow clusters of higher density 

development within large areas of open space and native vegetation. 

 

This report provides details on the proposal and master plan and demonstrates that the planning 

scheme amendment is consistent with all local and regional scale land use strategies as well as the 

Land Use Planning and Approvals Act 1993. 

 

Attachment 1 - Titles 

Attachment 2 - Blackstone Specific Area Plan 

Attachment 3 - Regulatory Requirements for onsite services 

Attachment 4 – Traffic Impact Assessment, July 2020 by TCS 

Attachment 5 – Natural Values Report, 17 July 2020 by Livingston Natural Resource 
Services 

Attachment 6 – Bushfire Hazard Management Report, 17 June 2020 by Livingston Natural 
Resource Services 

Attachment 7 – Site Master Plan 
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DESCRIPTION OF LAND
 
  Parish of LAUNCESTON, Land District of CORNWALL
  Lot 1 on Plan 121359
  Derivation : Part of 500 Acres Located to P. Dalrymple
  Prior CT 112632/2
 
 

SCHEDULE 1
 
  C64818   TRANSFER to TORQUE HOLDINGS PROPRIETARY LIMITED   
           Registered 14-Jan-1998 at noon
 
 

SCHEDULE 2
 
  Reservations and conditions in the Crown Grant if any
  SP 112632 Benefiting Easement:Right of drainage over the 
           drainage easement shown on Plan No.121359.
  SP 112632 Burdening Easement:Pipeline Easement for the Rivers 
           and Water Supply Commission over the Pipeline 
           Easement 5.00 wide shown on Plan No.121359.
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DESCRIPTION OF LAND
 
  Parish of LAUNCESTON Land District of CORNWALL
  Lot 1 on Sealed Plan 146423
  Derivation : Part of 500 Acres Located to P. Dalrymple
  Prior CT 44703/3
 
 

SCHEDULE 1
 
  C627124  TRANSFER to TORQUE HOLDINGS PTY LTD   Registered 
           30-Sep-2005 at 12.01 PM
 
 

SCHEDULE 2
 
  Reservations and conditions in the Crown Grant if any
  SP146423 EASEMENTS in Schedule of Easements
  SP146423 COVENANTS in Schedule of Easements
  SP 44703 COVENANTS in Schedule of Easements
  SP 44703 FENCING COVENANT in Schedule of Easements
  C991901  MORTGAGE to Westpac Banking Corporation   Registered 
           12-Jan-2011 at noon
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  No unregistered dealings or other notations

SEARCH OF TORRENS TITLE

VOLUME

146423

FOLIO

1

EDITION

2

DATE OF ISSUE

12-Jan-2011

RESULT OF SEARCH
RECORDER OF TITLES

Issued Pursuant to the Land Titles Act 1980

Department of Primary Industries, Parks, Water and Environment www.thelist.tas.gov.au
Page 1 of 1



FOLIO PLAN
RECORDER OF TITLES

Issued Pursuant to the Land Titles Act 1980

Search Date: 03 Aug 2020 Search Time: 12:56 PM Volume Number: 146423 Revision Number: 01

Department of Primary Industries, Parks, Water and Environment www.thelist.tas.gov.au
Page 1 of 1



SCHEDULE OF EASEMENTS
RECORDER OF TITLES

Issued Pursuant to the Land Titles Act 1980

Search Date: 03 Aug 2020 Search Time: 12:56 PM Volume Number: 146423 Revision Number: 01

Department of Primary Industries, Parks, Water and Environment www.thelist.tas.gov.au
Page 1 of 2



SCHEDULE OF EASEMENTS
RECORDER OF TITLES

Issued Pursuant to the Land Titles Act 1980

Search Date: 03 Aug 2020 Search Time: 12:56 PM Volume Number: 146423 Revision Number: 01

Department of Primary Industries, Parks, Water and Environment www.thelist.tas.gov.au
Page 2 of 2



SEARCH DATE : 03-Aug-2020
SEARCH TIME : 12.55 PM
 
 

DESCRIPTION OF LAND
 
  Parish of LAUNCESTON Land District of CORNWALL
  Lot 2 on Sealed Plan 146423
  Derivation : Part of 500 Acres Located to P. Dalrymple
  Prior CTs 112632/4 and 44703/3
 
 

SCHEDULE 1
 
  B825995 & C627124  TRANSFER to TORQUE HOLDINGS PTY LTD
 
 

SCHEDULE 2
 
  Reservations and conditions in the Crown Grant if any
  SP146423 EASEMENTS in Schedule of Easements
  SP146423 COVENANTS in Schedule of Easements
  SP 44703 COVENANTS in Schedule of Easements
  SP 44703 & SP112632 FENCING COVENANT in Schedule of Easements
  SP112632 COUNCIL NOTIFICATION under Section 83(5) of the Local 
           Government (Building and Miscellaneous Provisions) 
           Act 1993.
  C106434  MORTGAGE to Westpac Banking Corporation   Registered 
           24-Jul-1998 at 12.02 PM
  C662852  MORTGAGE to Westpac Banking Corporation   Registered 
           07-Aug-2006 at noon
 
 

UNREGISTERED DEALINGS AND NOTATIONS 
 
  No unregistered dealings or other notations
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DESCRIPTION OF LAND
 
  Parish of LAUNCESTON Land District of CORNWALL
  Lot 2 on Sealed Plan 169236
  Derivation : Part of 500 Acres Located to Patrick Dalrymple & 
  Part of 1536 Acres Gtd to Thomas Scutt Kelsey
  Prior CT 149075/2
 
 

SCHEDULE 1
 
  C676769  TRANSFER to TORQUE HOLDINGS PTY LTD   Registered 
           25-Jun-2008 at noon
 
 

SCHEDULE 2
 
  Reservations and conditions in the Crown Grant if any
  SP169236 EASEMENTS in Schedule of Easements
  SP169236 COVENANTS in Schedule of Easements
  SP169236 FENCING PROVISION in Schedule of Easements
  SP44703 & SP149075 COVENANTS in Schedule of Easements
  SP 44703 FENCING COVENANT in Schedule of Easements
  C991901  MORTGAGE to Westpac Banking Corporation   Registered 
           12-Jan-2011 at noon
 
 

UNREGISTERED DEALINGS AND NOTATIONS 
 
  No unregistered dealings or other notations
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DESCRIPTION OF LAND
 
  Parish of LAUNCESTON, Land District of CORNWALL
  Lot 1 on Sealed Plan 112632
  Derivation : Part of 500 Acres Located to P. Dalrymple
  Prior CT 44872/1
 
 

SCHEDULE 1
 
  C64818   TRANSFER to TORQUE HOLDINGS PROPRIETARY LIMITED   
           Registered 14-Jan-1998 at noon
 
 

SCHEDULE 2
 
  Reservations and conditions in the Crown Grant if any
  SP 112632 EASEMENTS in Schedule of Easements
  SP 112632 FENCING COVENANT in Schedule of Easements
  SP 112632 COUNCIL NOTIFICATION under Section 83(5) of the 
           Local Government (Building and Miscellaneous 
           Provisions) Act 1993.
  C106434  MORTGAGE to Westpac Banking Corporation   Registered 
           24-Jul-1998 at 12.02 PM
 
 

UNREGISTERED DEALINGS AND NOTATIONS 
 
  No unregistered dealings or other notations
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DESCRIPTION OF LAND
 
  Parish of LAUNCESTON, Land District of CORNWALL
  Lot 3 on Sealed Plan 112632
  Derivation : Part of 500 Acres Located to P. Dalrymple
  Prior CT 44872/1
 
 

SCHEDULE 1
 
  B825995  TRANSFER to TORQUE HOLDINGS PROPRIETARY LIMITED   
           Registered 28-Apr-1997 at 12.01 PM
 
 

SCHEDULE 2
 
  Reservations and conditions in the Crown Grant if any
  SP 112632 EASEMENTS in Schedule of Easements
  SP 112632 FENCING COVENANT in Schedule of Easements
  SP 112632 COUNCIL NOTIFICATION under Section 83(5) of the 
           Local Government (Building and Miscellaneous 
           Provisions) Act 1993.
  C106434  MORTGAGE to Westpac Banking Corporation   Registered 
           24-Jul-1998 at 12.02 PM
 
 

UNREGISTERED DEALINGS AND NOTATIONS 
 
  No unregistered dealings or other notations
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DESCRIPTION OF LAND
 
  Parish of LAUNCESTON, Land District of CORNWALL
  Lot 1 on Sealed Plan 121358
  Derivation : Part of 500 Acres Located to P. Dalrymple
  Prior CTs 112861/1 and 112632/2
 
 

SCHEDULE 1
 
  C64819   TRANSFER to TORQUE HOLDINGS PROPRIETARY LIMITED   
           Registered 14-Jan-1998 at 12.01 PM
 
 

SCHEDULE 2
 
  Reservations and conditions in the Crown Grant if any
  SP 121358 EASEMENTS in Schedule of Easements
  SP 121358 COVENANTS in Schedule of Easements
  SP 112632 & SP 121358 FENCING COVENANT in Schedule of Easements
  SP 121358 SEWERAGE AND/OR DRAINAGE RESTRICTION
  SP 112632 COUNCIL NOTIFICATION under Section 83(5) of the 
           Local Government (Building and Miscellaneous 
           Provisions) Act 1993.
  C106434  MORTGAGE to Westpac Banking Corporation   Registered 
           24-Jul-1998 at 12.02 PM
 
 

UNREGISTERED DEALINGS AND NOTATIONS 
 
  No unregistered dealings or other notations
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SEARCH DATE : 03-Aug-2020
SEARCH TIME : 12.58 PM
 
 

DESCRIPTION OF LAND
 
  Parish of LAUNCESTON, Land District of CORNWALL
  Lot 2 on Sealed Plan 121358
  Derivation : Part of 500 Acres Located to P. Dalrymple
  Prior CTs 112861/1 and 112632/2
 
 

SCHEDULE 1
 
  C64819   TRANSFER to TORQUE HOLDINGS PROPRIETARY LIMITED   
           Registered 14-Jan-1998 at 12.01 PM
 
 

SCHEDULE 2
 
  Reservations and conditions in the Crown Grant if any
  SP 121358 EASEMENTS in Schedule of Easements
  SP 121358 COVENANTS in Schedule of Easements
  SP 112632 & SP 121358 FENCING COVENANT in Schedule of Easements
  SP 121358 SEWERAGE AND/OR DRAINAGE RESTRICTION
  SP 112632 COUNCIL NOTIFICATION under Section 83(5) of the 
           Local Government (Building and Miscellaneous 
           Provisions) Act 1993.
  C106434  MORTGAGE to Westpac Banking Corporation   Registered 
           24-Jul-1998 at 12.02 PM
 
 

UNREGISTERED DEALINGS AND NOTATIONS 
 
  No unregistered dealings or other notations
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Attachment 2.  Draft Blackstone Specific Area Plan 

 

 

X.X Blackstone Specific Area Plan 

X.1 Plan Purpose 

 The purpose of the Blackstone Specific Area Plan is: 

X.1.1 To maintain the low density character of Blackstone Heights through the provision of 
extensive areas of open space between nodes of focused residential development. 

X.1.2 To provide non-residential uses that support and enhance residential amenity. 

X.1.3 To provide a high standard of residential amenity through commercial services 
and facilities and consistent urban design outcomes through a Community 
Development Scheme. 

X.1.4 To establish precincts for residential, visitor accommodation, open space, 
bushland and community and commercial purposes. 

  

X.2 Application of this Plan 

X.2.1 The specific area plan applies to the land designated as Blackstone Specific Area 
Plan on the overlay maps 

X.2.2 In the area of land this plan applies to, the provisions of the specific area plan are 
in substitution for, and are in addition to the provisions of the Low Density 
Residential Zone, as specified in the relevant provisions. 

X.3 Local Area Objectives 

 Residential precinct 
 

a) A high standard of urban design is to be achieved through consistency of 
scale, setbacks and materials within each area of residential development. 

b) The precinct is to be developed with a density of one dwelling for 600 to 
700m2.  Larger lots are to be independent living unit development that 
achieves a density of 1 dwelling per 300m2. 

a) Roof forms are to provide for solar panels integrated into the plane of the 
roof. 

c) Visitor accommodation use may occur if the use if the use is small in scale 
and the cumulative effect of the use does not distort the primary residential 
function of the precinct. 

d) Residential streets are well connected to public transport routes. 

b) A high degree of permeability is provided through footpaths and walking 
tracks between each precinct. 
 

Eco-cabin precinct 
 

a) Visitor accommodation shall be designed and sited to enjoy the visual 
amenity afforded by the location but not be of a scale or design that detracts 
from the rural setting. 

e) Visitor accommodation will have regard to the amenity of adjoining residential 
use through separation and scale. 



f) Uses other than visitor accommodation, including residential, will not be the 
dominant use within the precinct. 

 
Bushland precinct 

 
a) The bushland precinct will be managed in perpetuity to provide high quality 

habitat for native flora and fauna. 
 

Community precinct 
 

a) The commercial and community precinct will provide a mix of community 
services that benefit persons residing within the site and the broader area of 
Blackstone Heights and Prospect Vale. 

b) The scale, density, height and form of buildings will not unreasonably detract 
from the surrounding low density residential character through scale, density 
or form, particularly at the boundary of the plan area. 

c) Residential use shall be discouraged unless for unique or specific purpose 
such as aged care. 

 
Open space precinct 
 

a) The open space precinct will provide tracks and trails through the site 
connecting other precincts. 

b) Development shall be for purposes that support and enhance open space 
use, or reflect established uses. 

c) Utilities associated with onsite infrastructure services are to be provided 
within the open space precinct. 

 

X.4 Use Table 

Use Class Qualification 

No Permit Required 

Natural and Cultural 
Values Management 

 

Passive Recreation  

Residential If for a single dwelling or multiple dwellings 

Utilities If for minor utilities 

Permitted 

Visitor Accommodation If for holiday units 

Discretionary 

Community Meeting and 
Entertainment 

 

Educational and 
Occasional Care 

 

Emergency Services  

Food Services If not for a take away food premise with a drive through facility 

General Retail and Hire If not a shop, local shop, bottle shop, supermarket or betting 
agency 

Pleasure Boat Facility  

Residential If not listed as No Permit Required 



Research and 
Development 

 

Resource Processing If for food or beverage production 

Sports and Recreation  

Storage  

Tourist Operation  

Transport Depot and 
Distribution 

If for existing use 

Utilities  
 

X.5 Use Standard 

X.5.1 Discretionary uses 

Objectives That Discretionary uses do not cause an unreasonable loss of amenity to 
adjacent sensitive uses or compromise the activity centre hierarchy. 

Acceptable Solution Performance Criteria 

A1 
Hours of operation for a use listed as 
Discretionary, excluding Emergency 
Services or Residential use, must be within 
8.00am to 6.00pm. 

P1 
Hours of operation for a use listed as 
Discretionary, excluding Emergency Services or 
Residential use, must not cause an 
unreasonable loss of amenity to adjacent 
sensitive uses, having regard to: 

(a) the timing, duration or extent of vehicle 
movements; and  

(b) noise or other emissions. 
 

A2 
External lighting for a use listed as 
Discretionary, excluding Residential use: 

a. must be within the hours of 7.00pm 
to 7.00am, excluding any security 
lighting; and 

b. security lighting must be baffled so 
that direct light does not extend into 
the adjoining property. 

 

P2 
External lighting for a use listed as 
Discretionary, excluding Residential use, must 
not cause an unreasonable loss of amenity to 
adjacent sensitive uses, having regard to: 

a. the number of proposed light sources 
and their intensity; 

b. the location of the proposed light 
sources; 

c. the topography of the site; and 
d. any existing light sources. 

 

A3 
No acceptable solution. 

P3 
Use listed as Discretionary must be consistent 
with the local area objective for each precinct 
and must not cause an unreasonable loss of 
amenity to adjacent sensitive uses, having 
regard to: 

a. the intensity and scale of the use; 
b. the emissions generated by the use; 
c. the type and intensity of traffic generated 

by the use; 
 

 

X.5.2 Visitor Accommodation use 



 
Objectives To provide for visitor accommodation in identified precincts. 

Acceptable Solution Performance Criteria 
A1 
Visitor accommodation is for holiday units 
within the eco-cabin precinct. 
 
 
 

P1 
Visitor accommodation is for holiday units, 
holiday cabins or bed and breakfast use and 
must be compatible with the character and use 
of the area and not cause an unreasonable loss 
of residential amenity, having regard to: 

(a) the privacy of adjoining properties; 
(b) any likely increase in noise to adjoining 

properties; 
(c) the scale or the use and its compatibility 

with the surrounding character and uses 
within the area; 

(d) retaining the primary residential function 
of an area; 

(e) the impact on the safety and efficiency of 
the local road network; and 

(f) any impact on the owners and users of 
rights of ways. 

 
 

X.5.3 Scale of residential use 

 
Objectives To maintain the low density character of Blackstone Heights 
Acceptable Solution Performance Criteria 
A1 
The total number of dwelling units, including 
any dwelling unit equivalents temporarily or 
permanently used for visitor 
accommodation, within the plan area must 
not exceed 650. 
 

P1 
No performance criteria. 
 

 

X.6 Development Standards for Buildings and Works 

X.6.1 Building height 

Objective: That the height of buildings is: 
(a) compatible with the streetscape 
(b) consistent across each precinct 
(c) respectful of residential amenity 



Acceptable Solution Performance Criteria 
Building height is not more than: 

(a) 7.5m if residential, or 
(b) 8.5m if non-residential. 

 

Building height must be compatible with the 
streetscape or landscape, whichever is 
applicable, and not cause an unreasonable loss 
of amenity to adjoining properties having regard 
to: 
a. the topography of the site; 
b. the height of adjoining buildings; 
c. the bulk and form of the proposed building 

relative to adjoining buildings; and 
d. sunlight to habitable rooms and private 

open space. 
 

 

X.6 Development Standards for Subdivision 

X.6.2 Setback 

 
Objective That the siting of buildings is compatible with the streetscape and does not 

cause an unreasonable loss of amenity for adjoining properties 
Acceptable Solution Performance Criteria 
A1 
Buildings within the residential precinct must 
have a setback from a strata boundary, or 
future strata boundary, of not less than: 

a. 3m from the frontage of any road 
within the plan area; 

b. 6m from the frontage of any road 
outside the plan area; 

c. 1.5m from side boundary; and 
d. 4m from rear boundary, 

 

P1 
Buildings not within a residential precinct must 
have a setback that does not cause an 
unreasonable loss of amenity to adjoining 
properties and must be compatible with the 
streetscape, having regard to: 

a. the topography of the site; 
b. the appearance when viewed from public 

roads and adjoining land; and 
c. sunlight to private open space and 

windows of habitable rooms on adjoining 
properties. 
 

A2 
Buildings not within a residential precinct 
must have a setback of not less than 10m. 

P2 
Buildings not within a residential precinct must 
have a setback that does not cause an 
unreasonable loss of amenity to adjoining 
properties and must be compatible with the 
streetscape, having regard to: 

a. the topography of the site; 
b. the appearance when viewed from public 

roads and adjoining land; 
c. sunlight to private open space and 

windows of habitable rooms on adjoining 
properties. 

  
 

X.6.3 Site Coverage and gross floor area 



Objective That site coverage of residential use and the gross floor area of non-residential 
use is consistent with the existing or planned character 

Acceptable Solution Performance Criteria 
A1 
Site coverage within a residential precinct is 
not more than 40% of a strata, or future 
strata, lot. 

P1 
Site coverage is consistent with the existing 
character, or the planned character if adjoining 
undeveloped land, having regard to 
(a) the topography of the site; 
(b) the size and shape of the site; 
(c) the site coverage of adjoining land; 

A2 
Gross floor area of a building not within a 
residential precinct must not exceed 800m2. 

P2 
Gross floor area of a building not within a 
residential precinct must not unreasonably 
dominate the precinct or the surrounding land 
having regard to: 
(a) the location of the building; 
(b) the topography of the site; 
(c) the extent of any native vegetation removal; 
(d) the height, bulk and form of the building. 
 

 

X.6.4 Frontage fences 

 
Objective To provide a consistent height, transparency and design of frontage fences 
Acceptable Solution Performance Criteria 

A1 
No frontage fences. 

P2 
Frontage fences are of a height, design and 
transparency of other fences in the street. 

 

X.6.5 Private open space 

Objective To provide private open space that is conveniently located, has access to 
sunlight and provides for the needs of residents. 

Acceptable Solution Performance Criteria 
A1 
A dwelling must have private open space 
that is in one location with: 

(a) an area not less than 24m2; 
(b) a horizontal distance not less than 

4m; 
(c) a gradient of no more than 1 in 10; 

and 
(d) sunlight for at least 3 hours between 

9.00am and 3.00pm on 21st June. 

P2 
A dwelling must have private open space that 
includes an area capable of serving as an 
extension of the dwelling for outdoor relaxation, 
dining, entertaining and children’s play and is:  
(a)  conveniently located in relation to a living 
area of the dwelling; and  
(b)  orientated to take advantage of sunlight.  
 

 

X.6.6 Lot design 

Objective That each lot has an area and dimension consistent with the master plan. 
Acceptable Solution Performance Criteria 
A1 
Each lot must: 

P1 



a. have an minimum size of 500m2 if within a 
residential precinct; or 

b. be required for public use by the Crown, 
Council or a State authority; or 

c. be required for the provision of Utilities, or  
d. be for the creation of a lot for a precinct, or 

for a distinct use or development within a 
precinct. 

Each lot, or a lot proposed in a plan of 
subdivision, must have sufficient useable 
area and dimensions suitable for its intended 
use, having regard to: 

a. the relevant requirements for 
development of buildings on the lots; 

b. the intended location of buildings on the 
lots; 

c. the topography of the site; 

d. adequate provision of private open 
space; 

e. the pattern of development existing on 
established properties in the area; and 

f. any constraints to development, 

A2 
Each lot, excluding for public open space, a 
riparian or littoral reserve or Utilities, must have 
a frontage of not less than 12m. 

P2 
Each lot must have a practical access that is 
permanent and appropriate for the future use 
and development of the lot 

 

X.6.7 Road design 

 
Objective That that arrangement of new roads within the plan area provides: 

(a) safe, convenient and efficient connection through the plan area; 
(b) the efficient ultimate development of the plan area consistent with the local 
area objectives for each precinct. 

Acceptable Solutions Performance Criteria 
A1 
No acceptable solution. 

P1 
The arrangement and construction of roads 
provides appropriate access, connectivity, 
convenience and safety for vehicles, 
pedestrians and cyclists, having regard to: 
a. connectivity to existing or planned 

roads, walkways, cycleways or public 
open space; 

b. access to public transport and 
opportunities for new public transport 
stops; 

c. the safe movement of pedestrians, 
cyclists and public transport; and 

d. the topography of the site. 
 

 

X.6.8 Services 



 
Objective To ensure that use and development is supported by, and connected to, 

appropriate infrastructure services. 

Acceptable Solution Performance Criteria 
A1 
Within the residential precinct, each lot, strata 
lot and building, unless for the purposes of 
open space or Utilities, is connected to 
reticulated water, sewer and stormwater. 

P1 
No acceptable solution. 

 

X.6.9 Open space and walkways 

 

Objective The open space precinct is developed with an extensive network of trails 
connecting the plan area to the surrounding locality and connecting precincts 
within the site. 

Acceptable Solution Performance Criteria 

A1 
No acceptable solution 

P1 
Trails within the open space area provide a 
high degree of connectivity to precincts and 
adjoining land having regard to: 
a. the topography of the site; 
b. natural values, including native 

vegetation and watercourses; and 
c. natural hazards. 
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Annexure 3 - Legal and design requirements for onsite services 
 
For each service type, the approval requirements are outlined, initial with licences to operator and 
followed by environmental approvals. 
 
Water and Sewer Regulation 
 
Licence to operate 
 
The Water and Sewerage Industry Act 2008 (WSI Act) establishes the regulatory requirements with 
respect to the operation and ownership of water and sewerage services.  Broadly, a provider of 
water and sewerage services must either be licenced under the WSI Act or meet one of the various 
exemptions from licencing.   
 
Exemptions are established by an Ministerial Order issued either under section 31(1) of the WSI 
Act, for certain types of activities such as stormwater or wastewater reuse1, or under section 10, for 
certain persons or types of activities2.  Ministerial Orders are time limited and must be renewed to 
remain in force.  The section 10 exemption would apply only during the initial stages of the 
development.  Thus, there is a need for the developer to be licensed.  If licensed, the developer 
would be a regulated entity under the WSI Act. 
 
Before discussing further, the developer for the purposes of this section may also be the subdivider, 
or may be a separate commercial entity owned by the subdivider in full or in part, potentially in co-
ownership of lot owners.  There are a range of potential commercial structures with responsibility 
for the infrastructure. 
 
An application for a licence is determined by the Tasmanian Economic Regulator.  Applications 
must outline the entities history, its technical, financial and organisational capabilities and its risk 
and insurance practices.  A regulated entity is responsible for compliance with any conditions 
imposed, annual fees, price determinations made by the Tasmanian Economic Regulator and 
preparation of price and servicing plans. 
 
Environmental approvals 
 
Any wastewater treatment system with a design capacity to treat average dry-weather flow of 100 
kilolitres or more per day of sewage or wastewater is a level 2 activity under the Environmental 
Management and Pollution Control Act 1993.  Any such system requires a discretionary planning 
approval from Council, and the approval of the Environment Protection Agency.  It would be 
expected that any such approval would include conditions regarding quality and quantity of effluent 
and regular monitoring and reporting.  Monetary penalties would apply to breaches of any condition 
or any activity that caused environmental nuisance or environmental harm.  Thus, there is a strong 
regulatory system in place to ensure any system performs to an environmentally acceptable standard. 
 
Electricity services 
 
Any grid-connected microgrid will be subject to licence requirements with respect to the generation 
of power and any retailing if that forms part of the microgrid model.  A more simple model of 
requirements on future owners to build and maintain rooftop solar with/without individual battery 

                                                 
1See Water and Sewerage Industry Declaration Order 2011 for stormwater, water recycling and wastewater re-use. 
2See Water and Sewerage Industry Exemption Order 2011 for services that are free of charge, serve less than 250 

customers, for caravan parks and for sub-leases and for certain persons, including body corporates formed for 
purposes other than the provision of water and sewer services. 



storage is not a microgrid 
 
Licence to operate 
 
The Electricity Supply Industry Act 1995 (ESI Act) requires any person generating, transmitting, 
distributing, or retailing electricity to be licenced.  There are exemptions if the generation, and 
subsequent transmission and distribution, is less than 5 megawatts.  Any retail on the Tasmanian 
mainland must have a retailer authorisation from the AER. 
 
An application for a licence is determined by the Tasmanian Economic Regulator.  Applications 
must demonstrate their capacity and integrity to operate a system, along with the necessary financial, 
technical and human resources. 
 
Federal obligations are also imposed through the National Electricity Law and National Electricity 
Rules.  These provisions require any distribution to be either: 

(a) registered as a service provider by the Australian Energy Market Operator (AEMO); or 
(b) exempt from AEMO registration by the Australian Energy Regulator (AER). 

 
The supply of energy in a microgrid with shared excess generation would likely meet on of the 
following exemptions are provided in the Electricity Network Service Provider – Registration 
Exemption Guideline Version 6 March 2018 published by the AER. 
 
NR1 Persons supplying metered or unmetered energy to ten or more small non-residential 
 customers within the limits of a site that they own, occupy or operate.  Additionally, persons 
 that have first appointed an Embedded Network Manager who would otherwise meet the 
 ND1 class activity description. 
 
NR2 Persons supplying metered or unmetered energy to ten or more small residential  customers 
 within the limits of a site that they own, occupy or operate.  Additionally, persons that 
 have first appointed an Embedded Network Manager who would otherwise meet the 
 ND1 class activity description. 
 
NR6 Persons supplying metered or unmetered energy in to small customers at a site or premises 
 adjacent to a site they own, occupy or operate. 
 
The specific exemption will depend on the final model of microgrid, including its ownership and 
management structure.  The Australian Energy Regulator maintains a public register of all 
exemptions issued. 
 
Exempt networks are subject to conditions relating to metering, safety management, dispute 
resolution, pricing at no higher than the local retailer, compliance with all technical standards and 
codes and other matters. 
 
Retailing of energy could form part of a microgrid in an arrangement where all power generated 
was stored and distributed from a common battery.  Retailing is exempt from licencing if any of the 
following apply as determined by the AER (Retail) Exempt Selling Guideline Version 5 March 
2018 published by the AER. 
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1. Introduction 
1.1 Background 

This TIA reviews the proposal to develop a 500-lot stratum subdivision off Neptune Drive, 
Blackstone Heights. The review considers the road network, road safety and impact of traffic 
generated by the development. 
This Traffic Impact Assessment (TIA) should be submitted with the development application 
for the proposal and has been prepared based on Department of State Growth guidelines and 
provides details as follows: 

▪ Anticipated additional traffic and pedestrian movements 

▪ The significance of the impact of these movements on the existing road network 

▪ Any changes required to accommodate the additional traffic 

1.2 Objectives 
A traffic impact assessment is a means for assisting in the planning and design of sustainable 
development proposals that consider: 

▪ Safety and capacity 

▪ Equity and social justice  

▪ Economic efficiency and the environment and 

▪ Future development with traffic projections for 10 years 

1.3 Scope of Traffic Impact Assessment (TIA) 
This TIA considers in detail the impact of the proposal on the surrounding road network, 
including:  

▪ Junction of Panorama Road with Canopus Drive 
▪ Junction of Panorama Road with Glover Avenue 
▪ Junction of Panorama Road with Neptune Drive 
▪ Junction of  Panorama Road with Blackstone Road 
▪ Junction of Casino Rise and Country Club Avenue 
▪ Roundabout at Country Club Avenue and Westbury Road 

1.4 References 
▪ RTA Guide to Traffic Generating Developments – 2002 
▪ Austroads Guidelines 

o Road Design Part 4A: Unsignalised & Signalised Intersections 2017 
o Traffic Management Part 6: Intersections, Interchanges & Crossings 2019. 

▪ Meander Valley Interim Planning Scheme 2013 
▪ Westbury Road Intersection Study by TCS – January 2019 
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2. Site Description 
The proposed development consists of a 500-lot stratum title subdivision at Blackstone 
Heights, 13km by road from the Launceston CBD. Figure 1 shows the location of the 
proposed development, figure 2 the road network adjacent to the site and figure 3 the 
proposed development. 

Figure 1 - Location of proposed development 

 

 Source: The List, DPIPWE   
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Figure 2 – Council road network surrounding development site 

 

Source: The List, DPIPWE 
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Figure 3 – Proposed Precinct Plan 
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3. Development, Planning Scheme and Road 
Owner objectives 

 
3.1 Description of Proposed Development  

The proposal is to develop the site with a 500-lot stratum title precinct as shown in figure 3. 

3.2 Council Planning Scheme 
The proposed development involves land currently zoned Low Density Residential in 
accordance with the Meander Valley Interim Planning Scheme 2013 zoning , see figure 4. 

Figure 4 – Development site is zoned Low Density Residential 

 
Source: The List, DPIPWE 

 
3.3 Local Road Network Objectives 

The Meander Valley Council Strategic Plan 2014-2024 outlines the future strategic directions 
for the Meander Valley municipality. The plan assists Council’s future planning and aligns 
with the following Strategic Objectives in the plan: 

• Contemporary planning supports and guides growth and development across 
Meander Valley 

• The Meander Valley transport network meets the present and future needs of the 
community and business 

• The future of Meander Valley infrastructure assets is assured through affordable 
planned maintenance and renewal strategies 

• Meander Valley is environmentally sustainable 
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4. Existing Conditions 
4.1 Transport Network 

The development site at Blackstone Heights is accessible via Neptune Drive, Glover Avenue 
and Canopus Drive. All these roads junction with Panorama Road. Panorama Road junctions 
with Blackstone Road and  becomes Casino Rise at the eastern end where it junctions with 
Country Club Avenue. 
 
Country Club Avenue connects to a roundabout on Westbury Road. Westbury Road connects 
with the Bass Highway at the Prospect Vale interchange. 
 
The transport network is shown in figure 1. 
 
4.1.1 Panorama Road / Canopus Drive 

Figures 5 -7 show the features of the Panorama Road / Canopus Drive junction. Features 
include: 

• Simple Left and Right turn layout 
• Canopus Drive trafficable width of  6.5m 
• Panorama Road trafficable width of 7.4m with 0.5m unsealed shoulders 
• Rural standard roadside drains both sides of both roads  
• No footpaths or pedestrian facilities. 

 

Figure 5 – Aerial view of  Panorama / Canopus Drive junction 

 
Source: The List, DPIPWE 
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Figure 6 – Looking right along Panorama Road from Canopus Drive

 

Figure 7 – Looking left along Panorama Road from Canopus Drive

 

 

 
4.1.2 Panorama Road / Glover Avenue 

Figures 8-10 show the features of the Panorama Road / Glover Avenue junction. Features 
include: 

• Simple Left and Right turn layout 
• Glover Avenue has a  trafficable width of  7.4m 
• Panorama Road trafficable width of 7.8m with 0.5m unsealed shoulders 
• Kerb and Channel both sides of Glover Avenue 
• Rural standard roadside drains both sides of both roads  
• No footpaths or pedestrian facilities. 

 

 

Sight distance to the 
left is 170m 

Sight distance to the 
right is > 300m. 
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Figure 8 – Aerial view of  Panorama / Glover Avenue junction 

 
Source: The List, DPIPWE 

 
Figure 9 – Looking right along Panorama Road from Glover Avenue

 

Figure 10 – Looking left along Panorama Road from Glover Avenue

 

Sight distance to 
the right is 160m. 

Sight distance to 
the left is 170m. 

A Rural BAR is  
justified, see figure 
39 layout. 
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4.1.3 Panorama Road / Neptune Drive 

Figures 11-13 show the features of the Panorama Road / Neptune Drive  junction. Features 
include: 

• Simple Left and Right turn layout 
• Neptune Drive has a  trafficable width of 10m 
• Panorama Road has a trafficable width of 7.8m with 0.5m unsealed shoulders 
• Kerb and Channel is provided both sides of Neptune Drive 
• Kerb and Channel is provided on the south east side of Panorama Road 
• A Rural standard roadside drain is provided on the west side of Panorama Road  
• Concrete footpath is provided on the south east side of Panorama Road 
• Concrete footpath is provided on the south side of Neptune Drive 

Figure 11 – Aerial view of  Panorama / Neptune Drive junction 

 
Source: The List, DPIPWE 

 

Figure 12 – Looking right along Panorama Road from Neptune Drive

  

Sight distance to 
the right is 170m. 

A Rural CHR(s) is  
justified, see figure 
40 layout. 
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Figure 13 – Looking left along Panorama Road from Neptune Drive 

 

 
4.1.4 Panorama Road / Blackstone Road junction 
 
Figures 14 -18 show the features of the Panorama Road / Blackstone Road junction. Features 
include: 

• Simple Left and Right turn layout 

• Blackstone Road  has a trafficable width of 7.5m with 0.5m unsealed shoulders  

• Panorama Road has a trafficable width of 7.8m with 0.5m unsealed shoulders 

• Kerb and Channel is provided on the east side of Panorama Road 

• Rural standard roadside drains both sides of Blackstone Road  

• Concrete footpath is provided on the northern side of Blackstone Road, east of the 
junction 

 

Figure 14 – Aerial view of  Panorama / Blackstone Road junction 

 
Source: The List, DPIPWE 

Sight distance to 
the left is 90m. 

A Rural  CHR(s) 
junction layout is 
recommended to 
support the 
proposed 
development, see 
figure 40 layout. 

Trees behind 
property line limit 
sight distance 
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Figure 15 – Looking left onto Blackstone Road from Panorama Road

 

Figure 16 – Looking right onto Blackstone Road from Panorama Road

 

Figure 17 – Looking west along Blackstone Road towards Panorama Road Junction

 

Sight distance to 
the left is 300m. 

Sight distance to 
the right is 200m. 
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Figure 18 – Hazard on Blackstone Road opposite Panorama Road Junction

 

4.1.5 Country Club Avenue/ Casino Rise junction 
 
Figures 19 - 22 show the features of the Country Club Avenue / Casino Rise junction. 
Features include: 

• Basic Left and a form of Basic Right turn layout 

• Country Club Avenue is 12.2m wide with 3.5m traffic lanes and 2.6m parking lanes 
in each direction . 

• Panorama Road has a trafficable width of 7.8m with 0.5m unsealed shoulders 

• Country Club Avenue  has kerb and channel provided both sides of the road and there 
is a concrete footpath on the northern side of Country Club Avenue east of the 
junction.  

• Casino Rise has kerb and channel both sides and  is some 10.4m wide with a footpath 
on the eastern side  

 
 
Figure 19 – Aerial view of  Country Club Avenue / Casino Rise junction 

 
Source: The List, DPIPWE 

The culvert will need to be 
extended to provide width for 
a CHR(s) , see figure 14. 

The existing situation is a 
roadside hazard 
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Figure 20 – Looking left onto Country Club Avenue from Casino Rise

 

Figure 21 – Looking right onto Country Club Avenue from Casino Rise

 

Figure 22 – Looking west along Country Club Avenue towards Casino Rise junction

 

Sight distance to 
the left is 200m. 

Sight distance to 
the right is 200m. 

This junction has a Simple Left and a form 
of Basic Right (BAR) layout. 

The BAR is 6.2m wide from the centreline to 
the face of kerb, wide enough for a vehicle to 
pass a vehicle propped to turn right. This 
arrangement should be supported with No 
Stopping signs.   

The proposal justifies an Urban CHR 
junction layout, see figure 41 layout. 
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4.1.6 Country Club Avenue / Westbury Road roundabout 
Figures 23 - 24 show the Country Club Avenue / Westbury Road roundabout. 

There do not appear to be any operational issues with the existing arrangement and the 
expected increase in traffic due to the development is expected to have some  impact but not 
justify any changes.   

 

Figure 23 – Aerial view of  Country Club Avenue / Westbury Road Roundabout 

 

Source: The List, DPIPWE 

 
 Figure 24 – Country Club Avenue / Westbury Road roundabout

 

 

4.2 Traffic Activity 
 

4.2.1 Panorama Road 

A traffic survey was conducted by TCS 5:10-5:30pm on Thursday 3rd January 2019 and the 
data collected reveals a pm peak of 123 vehicles per hour, suggesting an AADT on Panorama 
Road of some 1,200 vpd. 
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4.2.2 Blackstone Road 

A traffic survey was conducted by TCS 5:35-5:55pm on Thursday 3rd January 2019 and the 
data collected reveals a pm peak of 189 vehicles per hour, suggesting an AADT on 
Blackstone Road of some 1,900 vpd. See Appendix A. 

4.2.3 Casino Rise 

Traffic data collected by Meander Valley Council in April 2017 suggests an AADT on Casino 
Rise of some 3,000 vpd. See Appendix B. 

4.2.4 Country Club Avenue 

Traffic data collected by Meander Valley Council in July 2017 suggests an AADT on 
Country Club Avenue of some 7,000 vpd. 

4.2.5 Westbury Road 
 
Traffic data collected by  TCS in 2019 indicates traffic activity at 10,000 vpd. 

 
4.3 Crash History 

 
The Department of State Growth is supplied with reported crashes by Tasmania Police. The 
Department maintains a crash database from the crash reports which is used to monitor road 
safety, identify problem areas and develop improvement schemes. 
 
The reported 5-year crash history  for Panorama Road south of Canopus Drive provides no 
evidence of a crash propensity. 
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5. Traffic Generation and Assignment 
This section of the report describes how traffic generated by the proposal is distributed within 
the adjacent road network now and in ten years (2030). 

5.1 Traffic Growth  
The rate of background traffic growth in the Blackstone Heights area for projection purposes 
is assumed to be 1% to allow for future infill development due to other development. 

• Estimated daily traffic (2020) 

o Panorama Road – 1,200 vpd, 120vph 

o Blackstone Road – 1,900 vpd, 190vph 

o Casino Rise – 3,000 vpd, 300vph 

o Country Club Avenue – 7,000 vpd, 700vph 

o Westbury Road – 10,000 vpd, 1,000vph 

• Estimated daily traffic (2030)  

o Panorama Road – 1,325 vpd, 132vph 

o Blackstone Road – 2,100 vpd, 210vph 

o Casino Rise – 3,300 vpd, 330vph 

o Country Club Avenue – 7,750 vpd, 775vph 

o Westbury Road – 11,000 vpd, 1,100vph 

 

5.2 Trip Generation 
The 500-lot subdivision is assumed to be a mixture of dwelling houses and medium density 
flat buildings. The traffic generation of the proposal is outlined in figure 25. 

Figure 25 – Traffic Generation for subdivision
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5.3 Trip Assignment 
Based on the layout of the lots it is estimated that: 

• 7% of traffic will travel to and from Panorama Road via Canopus Drive 

o 7% of 333vph is 24vph 

• 23% of traffic will travel to and from Panorama Road via Glover Avenue 

o 23% of 333vph is 78vph 

• 70% of traffic will travel to and from Panorama Road via Neptune Drive 

o 70% of 333vph is 232vph 

 

 Figures 26-31 show the projected 2030 peak hour traffic assignments for the assessed 
junctions  
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Figure 26 – Panorama Road junction with Canopus Drive 2030 
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Figure 27 – Panorama Road junction with Glover Avenue 2030 
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Figure 28 – Panorama Road junction with Neptune Drive 2030 
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Figure 29 – Panorama Road junction with Blackstone Road 2030 
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Figure 30 – Casino Rise junction with Country Club Avenue 2030 
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Figure 31 – Westbury Road junction with Country Club Avenue 2030 
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6. Impact on Road Network  
 
 

6.1 Sight Distance 
Sight distance requirements are summarised in Figure 32. The sight distance to the left on 
Neptune Drive is not compliant and precautions need to be taken to mitigate the risks. The 
object preventing compliant sight distance is a cluster of trees on #4 Panorama Road behind 
the property line. Trimming the trees back will help, but possibly not make SISD compliant. 
 
Figure 32 – Sight Distance Requirements Summary 

 

6.2 Junction warrants  
 
Junction treatments are based on Austroads Guidelines which take into account the speed and 
volume of through and side road traffic. Figures 33-37 are the applicable warrant charts and 
the marked zones show the junction layouts required and projected traffic activity for 2030.  
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6.2.1 Panorama Road – Canopus Drive junction 

Figure 33 – Junction Layout Warrants for projected traffic activity by 2030 

 

 

 
 
 
 
The Panorama Road – Canopus Drive junction peak hour flow case 

• For right turn into Canopus Drive 
o Major road flow is 132vph 
o Right turn flow is 30vph. 

• For left turn into the new access road 
o Major road flow is 81vph 
o Left turn flow is 1vph. 

 
• From figure 33 a Simple Right and Left turn layout is adequate. 

 
 
 
 
 
 
 
 
 

Junction Legend 

Left Turn Right Turn 
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6.2.2 Panorama Road – Glover Avenue junction 

Figure 34 – Junction Layout Warrants for projected traffic activity by 2030 

 

 
 
 
 
 
The Panorama Road – Glover Avenue junction peak hour flow case 

• For right turn into Glover Avenue 
o Major road flow is 156vph 
o Right turn flow is 58vph. 

 
• For left turn into Glover Avenue 

o Major road flow is 97vph 
o Left turn flow is 1vph. 

 
• From figure 34 a  Basic Right (BAR) and Simple Left turn layout is required. 

 
  

Junction Legend 

Left Turn Right Turn 
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6.2.3 Panorama Road – Neptune Drive junction 

Figure 35 – Junction Layout Warrants for projected traffic activity by 2030 

 

 
 
 
 
 
The Panorama Road – Neptune Drive peak hour flow case 

• For right turn into Neptune Drive 
o Major road flow is 242vph 
o Right turn flow is 168vph. 

 
• For left turn into Neptune Drive 

o Major road flow is 153vph 
o Left turn flow is 1vph. 

 
• From figure 35 a  CHR(s) and Simple Left turn layout are required. 

  

Junction Legend 

Left Turn Right Turn 
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6.2.4 Blackstone Road - Panorama Road junction 

Figure 36 – Junction Layout Warrants for projected traffic activity by 2030 

 

 

 
 
 
 
 
The Blackstone Road – Panorama Road junction peak hour flow case 

• For right turn into Panorama Road 
o Major road flow is 210vph 
o Right turn flow is 305vph. 

 
• For left turn into Panorama Road 

o Major road flow is 136vph 
o Left turn flow is 0vph. 

 
• From figure 36  a  CHR(s) and Simple Left turn layout are required. 

 
 
 
 
 
  

Junction Legend 

Left Turn Right Turn 
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6.2.5 Junction of Country Club Avenue and Casino Rise 

Figure 37 – Junction Layout Warrants for projected traffic activity by 2030 

 

 

 

 

 

 

The Country Club Avenue – Casino Rise junction peak hour flow case 

• For right turn into Panorama Road 
o Major road flow is 240vph 
o Right turn flow is 432vph. 
o  

• For left turn into Panorama Road 
o Major road flow is 100vph 
o Left turn flow is 14vph. 

 
• From figure 37  a  CHR and Simple Left turn layout are required. 

 
 

Junction Legend 

Left Turn Right Turn             
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6.2.6 Westbury Road / Country Club Avenue roundabout 

Based on a traffic survey conducted by TCS in November 2018 at the roundabout, the 
proposed development will be expected to increase activity at the roundabout by 15%, which 
will have negligible impact on the operation and safety of the roundabout. 

 

6.3 Applicable junction layout standards 
 
Figure 38 – BAR junction layout 

 

Figures 39 – 41 are extracts from DSG junction layout standards for Urban areas that are 
appropriate for the junctions considered in this TIA. 

Full versions are available at the following address. 

https://www.transport.tas.gov.au/road/contractor/specifications/standard_drawings_roadworks2 

 

https://www.transport.tas.gov.au/road/contractor/specifications/standard_drawings_roadworks2
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Figure 39 – Rural BAR (Refer to DSG Standard Drawing SD-84.013)
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Figure 40 – Rural CHR(S) layout  (Refer to DSG Stand. Drawing SD-84.014) 
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Figure 41 – Urban CHR (Refer to DSG Standard Drawing SD-84.005)
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6.4 Road Safety Review 
 
From road safety review the following issues were identified: 

Panorama Road 

• The sight distance for Neptune Drive left along Panorama Road is marginally less 
than required. Mitigation with tree trimming and a Junction warning sign is 
considered sufficient. 

• The culvert headwall and steep drop off opposite the Blackstone Road / Panorama 
Road junction is a roadside hazard. Treatment of this issue is a Meander Valley 
Council responsibility as the road authority. 

• The 45km/h advisory sign on Casino Rise, 370m north of the Country Club Avenue 
junction is concealed by branches from an adjacent tree. This is a maintenance issue 
for Meander Valley Council. 

The Country Club Avenue / Casino Rise junction 

• The Country Club Avenue / Casino Rise junction layout for the right turn into Casino 
Rise is deficient for the current level of traffic activity. 

 

Safe System Assessment 

The impact on Panorama Road has been assessed in accordance with the Austroads Safe 
System assessment framework. This framework involves consideration of crash exposure, 
likelihood, and severity to yield a risk framework score. High risk crash types and vulnerable 
road user crash types are assessed for each site and aggregated to provide an overall crash 
risk. Crash risk is considered in terms of three components: 

• Exposure (is low where  low numbers of through and turning traffic) i.e.1 out of 4 
• Likelihood (is low where the infrastructure standard is high) i.e. 1 out of 4 
• Severity (is low where the speed environment is low) i.e. 1 out of 4 

The Austroads Safe System Assessment process enables the relative crash risk of an 
intersection or road link to be assessed. Vulnerable Road users are considered along with the 
most common crash types.  
 
The crash risk score indicates how well the infrastructure  satisfies the safe system objective 

which is for a forgiving road system where crashes do not result in death or serious injury.  

 

From safe system assessment, assuming the required junction layout improvements are made, 
Panorama Road has been determined to be very well aligned with the safe system objective 
with a crash risk score of 16/448, which is a very low score, see figures 42 and 43. 
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Figure 42 – Austroads Safe System Assessment alignment between crash score and risk 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Traffic Impact Assessment 
 

 

40 | P a g e  

 

Figure 43 – Safe System Assessment of Panorama Road 
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6.5 Meander Valley Interim Planning Scheme 2013  

Road and Railway Assets Code E4 

E4.6.1 Use and road or rail infrastructure  

Acceptable solution A2: For roads with a speed limit of 60 km/hr or less the use must not 

generate more than a total of 40 vehicle entry and exit movements per day. 

A2 is not satisfied, the proposal is estimated to generate and direct 3,465vpd to Panorama Rd. 

Performance criteria P2: For roads with a speed limit of 60 km/hr or less, the level of use, 

number, location, layout and design of accesses and junctions must maintain an acceptable 

level of safety for all road users, including pedestrians and cyclists. 

Austroads compliant junction layouts can be retrofitted for safe and efficient operation of 
Panorama Road. 

P2 can be satisfied. 

E4.7.2 Management of Road Accesses and Junctions  

Acceptable solution A1: For roads with a speed limit of 60km/h or less the development must 

include only one access providing both entry and exit, or two accesses providing separate 

entry and exit. 

It is intended that each lot within the proposed subdivision will comply with acceptable 
solution A1. 

A1 can be satisfied 

E4.7.4 Sight Distance at Accesses, Junctions and Level Crossings  

Acceptable solution A1: An access or junction must comply with the Safe Intersection Sight 

Distance (SISD) shown in Table E4.7.4 of the Meander Valley Interim Planning Scheme 

2013. 

A1 is not satisfied as sight distance left along Panorama Road from Neptune Drive is non-
compliant, see figure 34. 

Performance Criteria P1: The design, layout and location of an access, junction or rail level 

crossing mist provide adequate sight distances to ensure the safe operation of vehicles. 

The sight distance left along Panorama Road from Neptune Drive is marginally non-
compliant but can be mitigated with tree trimming to the property line and installation of a 
Junction warning sign. See figure 13. As per figure 34 the other junctions comply with Table 
E4.7.4 requirements. 

P1 can be satisfied. 
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6.6 Other impacts 
  

6.6.1 Environmental 

No environmental impacts were identified in relation to: 

• Noise, Vibration and Visual Impact    
• Community Severance and Pedestrian Amenity   
• Hazardous Loads    
• Air Pollution, Dust and Dirt and Ecological Impacts    
• Heritage and Conservation values 

 
6.6.2 Street Lighting and Furniture 
 
Street lighting, roadside furniture and landscaping should be in accordance with Council 
requirements. 
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7. Recommendations and Conclusions 
This traffic impact assessment has been prepared to assess the impact of the proposed 
development of a 500-lot stratum title subdivision at Neptune Drive, Blackstone Heights. 

The assessment has reviewed the crash history on the local road network, the junctions directly 
affected and road safety. Compliance with Meander Valley Interim Planning Scheme 2013 - Road 
and Railway Assets Code E4 requirements is also considered. 

 

7.1 Crash History 
The five-year crash history does not indicate any crash propensity. 

 

7.2 Junctions 
The increase in traffic generated by the proposal impacts  the junctions in the area and from traffic 
projections the following improvements are required to support the development: 

 
Panorama Road / Glover Avenue junction 

 
o A Rural Basic Right (BAR) junction layout is warranted for right turns to Glover Avenue. 

 
Panorama Road / Neptune Drive junction 
 
o A Rural Channelised Right Short (CHR(s))  junction layout is warranted. 
 
Blackstone Road / Panorama Road junction 

o A Rural  Channelised Right Short (CHR(s))  junction layout is warranted. 
 

o The existing junction warrants a Basic Right (BAR) layout  which is not currently provided 
by MVC the responsible road authority. 

Country Club Avenue / Casino Rise junction 

o An Urban Channelized Right (CHR) junction layout is warranted for right turns from Country 
Club Avenue to Casino Rise.  The CHR is warranted regardless of the proposal and is not 
currently provided by MVC the responsible road authority. 

Westbury Road / Country Club Avenue roundabout 

o The proposal impacts operation of the roundabout which requires intersection analysis to 
determine impact on Level of Service. 

 

7.3 Road Safety 
From a road safety audit of Country Club Avenue /Casino Rise junction, Blackstone Road, 
Panorama Road and Kelsey Road and the associated junctions the following road safety issues 
were identified: 
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• The culvert headwall and steep drop off opposite the Panorama Road junction is a 
roadside hazard. 

• The 45km/h advisory sign on Casino Rise, 370m north of the Country Club Avenue 
junction is concealed by branches from an adjacent tree. 

• The Country Club Avenue / Casino Rise junction standard for the right turn into Casino 
Rise is deficient for the level of traffic activity  

 
7.4 Austroads Safe System Assessment 

From Safe System Assessment of Panorama Road, a crash risk score of 16/488 has been 
calculated indicating a very low crash risk. 

 

7.5 Meander Valley Interim Planning Scheme 2013 
 

Road & Railway Assets CodeE4 

Evidence is provided that demonstrates the proposal can comply with Code E4 requirements. 

 

7.6 Recommendations 
From review of the overall situation the following recommendations are made: 

o Retrofit a Rural BAR at the Panorama Road / Glover Avenue junction 

o Retrofit a Rural CHR(s) at the Panorama Road / Neptune Drive junction  

o Trim trees and install a Junction (W2-4(R)) warning sign 100m in advance of the 

Panorama Road / Neptune Drive junction to mitigate marginally deficient sight distance 

o Retrofit a Rural CHR(s) at the Blackstone Road / Panorama Road junction  

o Extend the culvert and install a new headwall to allow the Rural CHR(s) at the 

Blackstone Road / Panorama Road junction to be retrofitted. 

o Retrofit an Urban CHR(s) at the Country Club Avenue / Casino Rise junction  

 

Overall, it has been concluded that the proposed development will not create any traffic capacity  
or safety issues and traffic will continue to operate safely and efficiently along the surrounding 
road network.  

Based on the findings of this report and subject to the recommendations above, the proposed 
development is supported on traffic grounds. 
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Appendices 
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Appendix A – Blackstone/Panorama Rd 
 

Turning Count Survey PM peak Thurs 3rd Jan 2019
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Appendix B – Country Club Ave / Casino Rise  

Traffic Turning Count Survey PM peak 
Wednesday 30th January 2019 
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Client: 

Torque Holdings Pty Ltd 

 
Property 
identification 

 
The property is located on Neptune Drive, Blackstone Heights.  
Current zoning is Low Density Residential, (Meander Valley Interim 
Planning Scheme 2013.   
 

12 Neptune Drive 

PID 1894931 
121359/1 
112632/1 
 
PID 2702399 
112632/3  
146423/2 
146423/2 
 
10 Neptune Drive 

PID 2702380 
146423/1 
 
 

 
Proposal: 

 
A strata titled residential development and associated facilities, roads 
and open spaces are proposed as Stage 1 of a Master Plan for land at 
12 Neptune Drive, Blackstone Heights.  

 
 
Assessment 
comments: 

 

Under the Meander Valley Interim Planning Scheme 2013, 
consideration of the impact on natural values is required. The site is 
not mapped as priority habits in planning scheme overlays Impacts of 
the development proposal on watercourses is also assessed under the 
Water Quality Code. A field inspection was conducted on the 15th July 
2020. This field assessments were used to confirm or otherwise the 
desktop study findings. This report summarises the findings of the 
desktop and field assessment. 

 

 

Assessment by: 
Scott Livingston,  
 
Master Environmental Management,  
Forest Practices Officer (Planning) 
Natural Resource Management Consultant.    
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INTRODUCTION 

A strata titled residential development and associated roads and open spaces are proposed 
as Stage 1 of a Master Plan for 6 titles at 12 Neptune Drive, Blackstone Heights. The 
property is located at Neptune Drive, Blackstone Height and also has frontage to Panorama 
Road and Glover Avenue.  
 
The balance of lots outside Stage 1 are farmland, native vegetation, dwelling and other 
buildings, these area have not been surveyed as part of this report.  
 
An initial desktop assessment was undertaken followed by a field inspection on the 15th 
July 20120to confirm or otherwise the desktop study findings.  
 

METHODS 

A Natural Values report was accessed from the DPIWE website on 27/5/2020, The Forest 
Practices Authority Biodiversity Values database was also accessed on 27/5/2020, to assess 
eagle nest probability and mature habitat classes. This report covers know sightings within 
5km and fauna species whose predicted range boundaries overlay the site.  
 
A site visit on 15/7/2020 was undertaken by Scott Livingston. All areas of the proposed stage 
1 were assessed. The assessment the site was inspected with a spaced wandering meander 
technique, with all areas of variation within the site vegetation inspected.  
 
The survey was conducted in July, which is outside the flowering period of many flora species. 
No survey can guarantee that all flora will be recorded in a single site visit due to limitations 
on seasonal and annual variation in abundance and the presence of material for identification. 
While all significant species known to occur in the area were considered, species such as 
spring or autumn flowering flora may have been overlooked. A sample of all vegetation 
communities, aspects and variations in topographic location was achieved. 
 
All mapping and Grid References in this report use GDA 94, Zone 55, with eastings and 
northings expressed as 6 & 7 digits respectively.  
 
Flora taxonomy nomenclature used is consistent with Census of Vascular Plants of 
Tasmania, Tasmanian Herbarium 2015, From Forest to Fjaeldmark, Descriptions of 
Tasmania's Vegetation (Edition 2) Harris & Kitchener, 2005, Little Book of Common Names 
for Tasmanian Plants, Wapstra et al. 
 
 

DESCRIPTION 

The property is predominately pasture with a large dam and native vegetation in the north 
eastern section. The property has residential and workshop buildings and a quarry, these 
are outside the study area. Portions of previously cleared land, particularly where rockier 
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have regrown to mainly Acacia dealbata (silver Wattle). Eucalypt species, mainly E. viminalis 
(white gum) and occasional E. amygdalina (black peppermint)  occur as paddock trees across 
pasture areas, these occasionally are at sufficient density to be classed as woodland, 
however the understorey is predominately exotic pasture species and not considered a 
native vegetation community.  
 
The proposed Stage 1 development area slopes from approximately 180m ASL on the North 
western corner boundary down to 140m ASL at the south western boundary. A small 
watercourse crosses the proposal area from the north west to the south east the water 
course has a large dam and two smaller dams within the property. Stage 1 access roads 
cross the headwaters of the watercourse. The eastern boundary of the property is formed 
by the reserve along the South Esk River and the southern boundary by council reserve. 
 
 

NATURAL VALUES 

VEGETATION 

 
TASVEG3.0 mapping shows the study area to be Agricultural Land (FAG), the site survey 
found a complex mosaic of exotic and native grasses, with patches of Acacia dealbata (silver 
wattle) regrowth. Scattered Eucalyptus viminalis (white gum) occur across the property as 
paddock trees. 
 
The species mix within the pastures  and acacia patches is highly variable, portions are 
dominated by exotic grasses while in others, particularly where rockier and steeper, native 
species such as kangaroo grass and poa species dominate., these patches are small and not 
considered significantly different enough to be classed as lowland native grasslands. Where 
significant wattle regrowth occurs, the community grades from regenerating cleared land to 
Acacia dealbata forest. The boundaries between all vegetation communities is often 
indistinct or “fuzzy” due to past grazing andpasturemanagementlevels. 
 
The vegetation communities were remapped to give the following areas within Stage 1 
 

Vegetation Group   Vegetation Community ha 

Dry eucalypt forest and woodland 
(DAD) Eucalyptus amygdalina forest and 
woodland on dolerite 1.5 

Non eucalypt forest and woodland (NAD) Acacia dealbata forest 8.2 

Agricultural, urban and exotic vegetation 
(FAG) Agricultural land 37.9 

(FUR) Urban areas 0.9 

Other natural environments (OAQ) Water, sea 4.2 

  52.7 

 
FLORA  
 

An assessment of the study area was undertaken, and no threatened flora species were 
identified.  Species located in the study area are shown in appendix 3, noting individual 
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records  of exotic species in planted areas were not made. An assessment conducted during 
flowering (late spring/ autumn) may identify further threatened flora species.  
 
The Natural Vales Atlas (Department of Primary Industries, (accessed 27/5/2020) has 35 
records of threatened flora observations within 500m of the property and 89 within 5km 
This extensive list is largely due to the presence of the South Esk River and associated 
riparian areas and gorges which provide a far differing habitat within that distance.  
 
Two species Carex longebrachiata (drooping sedge) and Rumex bidens (mud dock) are 
considered to have potential habitat within the study area. Both species are difficult to 
distinguish from species found on the site. Carrex inyx (tussock sedge) is common across low 
lying wetter pasture areas, species was determined with limited seed head material 
available at this time of year. A Rumex sp  (dock) is common in drainage lines and water 
logged areas around the dam, which is good habit for the threatened Rumex bidens.  
Insufficient seed bearing material was available for positive identification of species, it is 
considered mostly likely an exotic weed species of dock. If present the mud dock  is unlikely 
to be significantly impacted by development and potential habitat will be retained on the 
dam fringes. Habitat for other threatened flora species is considered marginal at best and 
with the past clearing and grazing history of the site the probability of them persisting is 
very low.  
 
Appendix 5 provides habitat descriptions and habitat suitability for threatened flora species 
know within 5km of the development area 
 
 
FAUNA  
 

The Natural Values Atlas has a record of 8 threatened species within 500m of the property. 
Appendix 6 provides habitat descriptions and habitat suitability for threatened fauna species 
within 5km of the development area (based on range boundaries and observations).  
Potential foraging habitat is present for wide ranging species such as devils and quolls, the 
stage 1 area has no suitable denning habitat although the native vegetation on the east of 
the property is likely to have some denning habitat.  The property provides suitable habitat 
for Eastern barred bandicoot but the stage 1 area is only marginally suitable with limited 
low cover, particularly after weed infestation removal that has occurred.  
 
 
RAPTOR NESTS 

Nest for Aquila audax (wedge-tailed eagle) occur within 1km of the study area. The 
surrounding area of nests previously recorded east of Canopus Drive was inspected on 
30/6/2020 and a partially built but apparently abandoned nest was located near the original 
sites, both of which are no longer present. Stage 1 is not within 500m or line of sight from 
these nests.  The breeding pair assumed to have used these nests has relocated to a nest on 
the eastern banks of the South Esk River and successfully bred. (pers comm Jason Wiersma, 
FPA Eagle specialist). The study area is within 1km of this newer nest but not within line of 
sight or within 500m. 
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The property has a mostly low (0-1/10) probability for Eagle Nest (FPA Model). No suitable 
nest trees occur within the development site. 
 
The property has a mature habitat rating of nil in the Forest Practices Biodiversity Database, 
indicating that the regrowth trees are unlikely to have significant hollows development. No 
evidence of existing nests or suitably sized hollows for masked owl was found on title.  
 

GDA Easting (6 digits) 507899   
GDA Northing (7digits) 5409749   
    
Search radius in km (max 10) 1 5 10 

Land cover composition within the specified area Ha 

Area of high mature habitat availability 0 0 266.06 

Area of medium mature habitat availability 44.72 948.52 1821.87 

Area of low mature habitat availability 0.99 1605.5 4097.4 

Area of negligible mature habitat availability 231.89 4833.54 23558.21 

Area of non-forest vegetation 36.56 469.12 1705.33 

Total search area 314.16 7853.98 31415.93 

Total applicable area 277.6 7387.56 29743.54 

Percentage of the applicable land area classified as high or medium 
mature habitat availability 16.1% 12.8% 7% 

 
Habitat context assessment tool, Forest Practices Authority, Mature habitat availability map version: 
March 2016 (accessed 16/7/2020 
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WATER COURSES 

The water quality code applies to any development within 50m of a wetland or watercourse. 
There is a mapped watercourse on the property, which runs from the water treatment plant land 
to the north and through the larger farm dam. It them flows along its natural course through a 
further 2 smaller dams. The water course is totally within previously cleared land and mostly with 
constructed drainage lines or inundated areas.   
The watercourse above the dam is mapped as low conservation Priority in Conservation of 
Freshwater Ecosystems, DIPIPWE, while below the dam it is rated as high.  
 
 

EXISTING DISTURBANCE  

In addition to prevalent exotic grasses within the pastures, the site has widespread blackberry and 
briar rose infestations and occasional gorse. The majority of these infestations have been spayed 
and are dead, some regrowth would be expected and follow up control required. Thistles and 
broadleaf weeds occur across all pasture areas. The Natural Values Atlas records the weeds shown 
in Appendix 4 as being present within 5km of the site. 
 
 

PROPOSED DEVELOPMENT- CLEARING OF VEGETATION  

The proposed residential development and roads will require some clearing of native species 
which occur within pasture areas, however given the already disturbed nature of the site this will 
not affect any native vegetation community or species of significance.  The area is not shown as 
Priority Habitat on Planning scheme overlays.  
 
 

PROPOSED DEVELOPMENT- WATER QUALITY  

Roading will cross the drainage line above the dam and provided appropriate sediment control is 
in place during construction of the road/culvert, no impact on water quality is likely to occur. No 
residential development is within 20m of a watercourse. Native vegetation within 50m of a 
watercourse may be cleared for development however this will occur within previously cleared 
and disturbed land around the dam.   
 
The road crossing point on the watercourse within the development is through constructed drains 
will require only limited additional disturbance to stream banks.  Crossing construction should be 
in accordance with recommendations of the DPIPWE Waterways manual. 
 
 
 
 
 
 



Natural Values Report                        Livingston Natural Resource Services   

  7                                

CONCLUSIONS 

The study area supports some areas of Acacia dealbata forest on previously cleared land and 
some native grassland species within pasture areas. Occasional native trees occur as paddock 
trees. Small areas of eucalypt wood land in the south western portion are unlikely to be impacted 
and will be retained within pasture areas.  

 

The study area has suitable habitat for threatened flora, none were identified on the site visit and 
if present, are most likely to occur within the wet area around the dam. Ggiven past disturbance 
levels it is considered to be unlikely there will be significant impact  on threatened flora by further 
development.  

 

The study has suitable habitat for several threatened fauna species, within and close to the dam or 
foraging areas for wide ranging species such as devils, quolls and eagles. The concentration of 
development adjacent to existing development and large retained open areas will minimise the 
impact on habitat.  

 

The development will have potential impact on the identified natural values including threatened 
fauna species, however retained vegetation on surrounding land including land on the property 
outside stage 1 will provide alternate habitat and therefore the impact is expected to be minimal 
and be significantly less than a potential low density residential development across a wider area. 

 

Clearing and earth works for construction of the road crossing on the watercourse if in accordance 
with DPIPWE Wetlands and waterways manual will have minimal impact on water quality.  

 

REFERENCES 

 
Department of Primary Industry Parks Water and Environment (DPIPWE). (accessed 27/5/2020). 

Natural Values Report, Derived from the Natural Values Atlas, online database.  
DPIPWE.  Thelist.tas.gov.au , spatial datasets 
DPIPWE.  Tasmanian Vegetation Monitoring and Mapping Program TASVEG 3.0. Department of 

Primary Industries, Parks, Water and Environment. 
Forest Practices Authority, (accessed 27/5/2020). Biodiversity Values Database, online database. 
Meander Valley Council. (2013). Meaner Valley Interim Planning Scheme 2013
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APPENDIX 1 – MAPS 

 
Figure 1: Location Map 
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Figure 2: Aerial image 
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Figure 3: Vegetation Communities
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APPENDIX 2 – PHOTOS 

 
Figure 4: northeast along northern boundary  

 
Figure 5: east across study area. 
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Figure 6: acacia on rocky area within pasture 

 

 
Figure 7: “paddock trees” on western boundary 
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Figure 8: "paddock tree" with pasture understory 

 
Figure 9: watercourse above road crossing
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APPENDIX 3 –FLORA SPECIES LIST 

SPECIES NAME COMMON NAME  
STATE 
SCHEDULE 

NATIONAL 
SCHEDULE 

 Status Weed Status 

Acacia dealbata silver wattle         

Acacia melanoxylon Blackwood     e   

Acaena novae-zelandiae common buzzy         

Agrostis stolonifera creeping bent     i   

Austrodanthonia sp wallaby grass         

Avena sp. wild oats     i   

Bursaria spinosa prickly box         

Cardus pycnoephalus slender thistle     i declared 

Carrex apressa tall sedge         

Carrex iynx tussock sedge         

Cirsium vulgare spear thistle         

common heath epacris impressa         

Coprosma quadrifida Currant Bush         

Dactylis glomerata cocksfoot     i   

Erica lusitanica spanish heath     i Declared weed. 

Eucalyptus amygdalina black peppermint         

Eucalyptus viminalis white gum         

Exocarpos cupressiformis native cherry         

Festuca arundinacea tall fescue     i   

Lepidosperma elatius tall swordsedge       

Gazania sp. Gazania     i garden escape 

Geranium solanderi southern cranesbill         

Holcus lanatus yorkshire fog     i   

Hypochoeris radicata rough catsear     i   

juncus palladus pale rush         

Juncus procerus tall rush         

Juncus articulatus jointed rush         

Lolium perenne Perenial ryegrass     i   

Lomandra longifolia sagg         

Notelaea ligustrina native olive         

Onopordum acanthium 
cotton (scotch) 
thistle 

    I Declared weed. 

Plantago varia plantain         

Poa labillardierei Silver tussock grass         

Pteridium esculentum bracken         

Raphanus raphanistrum wild radish     i   

Roasa rubiginosa sweet briar     i   

Rubrus fruiticosus agg. blackberry     i declared WONS 

Rumex sp* dock     i secondary 

senicio sp fire weed         

Themeda triandra kangaroo grass         

Trifolium repens white clover     i   

Typhus laiifolia cumbungi     i   
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Ulex europaeus gorse     i declared WONS 

 
 
APPENDIX 4 –WEEDS 

Weeds within 5km 
 

Tas Weed 
Management 

Act 
Species Common Name 

 Recorded 
within 500m 
of site (NVA) 

 Recorded 
within 5km 
of site 
(NVA) 

Located 
on site 

Anthemis cotula stinking chamomile   yes   

Asparagus asparagoides bridal creeper yes yes   

Asphodelus fistulosus onion weed   yes   

Calluna vulgaris heather   yes   

Carduus pycnocephalus slender thistle   yes yes 

Carduus tenuiflorus winged thistle yes yes   

Carthamus lanatus saffron thistle   yes   

Cenchrus longisetus feathertop   yes   

Centaurea calcitrapa star thistle   yes   

Chrysanthemoides monilifera 
subsp. monilifera 

boneseed yes 
yes 

  

Cirsium arvense var. arvense creeping thistle   yes   

Cortaderia jubata pink pampasgrass   yes   

Cortaderia sp. pampas grass yes yes   

Cytisus scoparius english broom   yes   

Datura stramonium common thornapple   yes   

Echium plantagineum patersons curse yes yes   

Echium vulgare vipers bugloss   yes   

Elodea canadensis canadian pondweed yes yes   

Eragrostis curvula african lovegrass   yes   

Erica lusitanica spanish heath yes yes   

Erica scoparia twig heath   yes   

Foeniculum vulgare fennel   yes   

Genista monspessulana montpellier broom yes yes   

Hypericum perforatum 
perforated st johns-
wort   yes   

Ilex aquifolium holly   yes   

Lepidium draba hoary cress   yes   

Leycesteria formosa 
himalayan 
honeysuckle 

yes 
yes   

Lycium ferocissimum african boxthorn   yes   

Moraea flaccida oneleaf cape tulip   yes   

Myriophyllum aquaticum parrotfeather   yes   

Oenanthe pimpinelloides dropwort   yes   

Onopordum acanthium scotch thistle   yes yes 

Roasa rubiginosa sweet briar     yes 

Rubus fruticosus blackberry yes yes yes 

Salix alba var. caerulea     yes   
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Salix alba var. vitellina golden willow   yes   

Salix x fragilis nothovar. fragilis crack willow yes yes   

Salix x sepulcralis nothovar. 
chrysocoma 

golden weeping 
willow   yes   

Senecio jacobaea ragwort yes yes   

Solanum marginatum 
white-edged 
nightshade   yes   

Ulex europaeus gorse yes yes yes 

Xanthium spinosum bathurst burr   yes   

        
Priority 
Weeds 

  

Acacia baileyana cootamundra wattle   yes   

Achillea millefolium yarrow   yes   

Anredera cordifolia madeira vine   yes   

Dipsacus fullonum wild teasel yes yes   

Grevillea rosmarinifolia rosemary grevillea   yes   

Iris pseudacorus yellow flag iris   yes   

Juncus acutus sharp rush   yes   

Pittosporum undulatum sweet pittosporum   yes   

Prunus laurocerasus cherry laurel   yes   

Reseda luteola weld   yes   

Rumex obtusifolius broadleaf dock   yes   

Salix x pendulina var. pendulina weeping willow   yes   

Spartina anglica common cordgrass   yes   

Tradescantia fluminensis wandering creeper   yes   

Verbascum thapsus great mullein   yes   

Watsonia meriana var. 
bulbillifera 

bulbil watsonia 
  yes   
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APPENDIX 5 – THREATENED FLORA WITHIN 5KM 

Species Common 
Name SS NS Observation  

within 500m 

Life form 
Habitat Description Habitat suitability 

Alternanthera 

denticulata 

lesser 

joyweed 
e   yes herb 

Alternanthera 
denticulata displays a 
preference for rocky 
(dolerite) river 
margins, but has also 
been recorded from 
disturbed Melaleuca 
ericifolia swamp 
forest and damp 
riparian grasslands. no suitable habitat 

Anogramma 

leptophylla 
annual fern v     fern 

Anogramma 
leptophylla grows in 
shallow soil layers 
over rock, on 
exposed or semi-
exposed outcrops in 
dry or damp 
sclerophyll forest. 
Plants are mostly 
found on rock ledges, 
often on, or just 
inside, the drip line of 
the overhead rock-
face. The substrate is 
variable, including 
dolerite, basalt and 
sandstone. no suitable habitat 

Aphelia gracilis 
slender 

fanwort 
r   yes annual herb 

Aphelia gracilis 
inhabits damp sandy 
ground and wet 
places in the 
Midlands and north-
east of the State. It 
may readily colonise no suitable habitat 
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sites after fire or 
other disturbance. 

Aphelia pumilio 
dwarf 

fanwort 
r   yes annual herb 

Aphelia pumilio is 
found growing on 
damp flats, often with 
impeded drainage. 
The main vegetation 
types are lowland 
grassland (Themeda 
triandra) and dry 
sclerophyll forest and 
woodland dominated 
by Eucalyptus 
viminalis, E. 
amygdalina or E. 
ovata. marginal within pasture area 

Asperula 

subsimplex 

water 

woodruff 
r     herb 

Asperula subsimplex 
occurs in sites with 
impeded drainage, 
including damp 
grasslands, 
floodplains and 
sometimes in grassy 
forest and woodland 
along drainage 
depressions (even at 
the outfall of artificial 
dams). marginal within pasture area 

Blechnum 

spinulosum 

small 

raspfern 
e   yes fern 

Blechnum rupestre is 
associated with 
major rivers in 
northern Tasmania. It 
is strictly riparian, 
occurring on shaded 
banks (e.g. Pipers 
River), amongst the 
shade of boulders 
(e.g. First Basin, 
Cataract Gorge) and no suitable habitat 
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on steep soil banks 
in wet forest above 
the high flood zone 
(e.g. River Leven). 

Bolboschoenus 

caldwellii 

sea 

clubsedge 
r   yes sedge 

Bolboschoenus 
caldwellii is 
widespread in 
shallow, standing, 
sometimes brackish 
water, rooted in 
heavy black mud. no suitable habitat 

Boronia gunnii 
river 

boronia 
v VU   shrub 

Boronia gunnii is 
strictly riparian in 
habitat, occurring in 
the flood zone of the 
Apsley, St Pauls, and 
Dukes rivers (where 
extant) and the 
Denison Rivulet and 
South Esk River 
(where presumed 
extinct) in rock 
crevices or in the 
shelter of boulders. 
The base substrate is 
always dolerite. no suitable habitat 

Brunonia 

australis 

blue 

pincushion 
r   yes herb 

Brunonia australis 
typically occurs in 
grassy woodlands 
and dry sclerophyll 
forests dominated by 
Eucalyptus 
amygdalina or less 
commonly E. 
viminalis or E. 
obliqua. Some 
smaller populations 
are found in heathy 
and shrubby dry marginal habitat 



Natural Values Report                        Livingston Natural Resource Services     20                                

forests. The species 
occurs on well-
drained flats and 
gentle slopes 
between 10-350 
metres above sea 
level. It is most 
commonly found on 
sandy and gravelly 
alluvial soils, with a 
particular preference 
for ironstone gravels. 
Populations found on 
dolerite are usually 
small. 

Caesia calliantha blue grasslily r   yes graminoid 

Caesia calliantha is 
found predominantly 
in the Midlands in 
grassland or grassy 
woodland including 
wattle and prickly box 
"scrub" (occasionally 
extending into forest, 
then usually 
dominated by 
Eucalyptus viminalis 
or 
E. amygdalina). It 
has also been 
recorded from grassy 
roadsides. moderately suitable patches 

Caladenia 

filamentosa 

daddy 

longlegs 
r   yes orchid 

Caladenia 
filamentosa occurs in 
lowland heathy and 
sedgy eucalypt forest 
and woodland on 
sandy soils. no suitable habitat 

Caladenia 

patersonii 

patersons 

spider-

orchid 

v     orchid 
Caladenia patersonii 
favours coastal and 
near-coastal areas in no suitable habitat 
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northern Tasmania, 
growing in low 
shrubby heathland 
and heathy 
forest/woodland in 
moist to well-drained 
sandy and clay loam. 

Caladenia 

tonellii 

robust 

fingers 
e CR   orchid 

In Henry Somerset 
Conservation Area, 
Caladenia tonellii 
occurs in Eucalyptus 
obliqua-E. 
amygdalina forest 
with a shrubby 
understorey, on 
shallow clay loam 
and shallow gravelly 
loam over clay. 
Topography varies 
from flats to slopes 
up to about 80 m 
above sea level. 
Sites near Scottsdale 
and Sisters Beach 
require confirmation 
as the habitat is quite 
different (e.g. 
quartzite-based soils 
on steeper slopes 
around Sisters 
Beach). marginal habitat 

Callitris oblonga 

subsp. oblonga 

south esk 

pine 
v EN   tree 

Callitris oblonga 
subsp. oblonga 
occurs predominantly 
in riparian scrub, 
woodland and forest 
(where it can extend 
away from rivers) in 
areas with low 
precipitation and no suitable habitat 
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usually sandy soil. It 
is local on the East 
Coast, particularly on 
the margins of the 
Swan, Apsley, South 
Esk, Cygnet and St 
Pauls rivers. A small 
population is also 
present in Cataract 
Gorge. 

Calocephalus 

lacteus 

milky 

beautyheads 
r     

herb 

Calocephalus lacteus 
occurs in open, dry 
sites in lowland areas 
of eastern and 
northern Tasmania 
and on lower 
altitudes of the 
Central Plateau. It 
requires bare ground 
for recruitment, and 
may benefit from 
disturbance. It is 
often found on 
roadsides and beside 
tracks. marginal habitat 

Calochilus 

campestris 

copper 

beard-

orchid 

e     

orchid 

On mainland 
Australia, Calochilus 
campestris occurs on 
ridges and slopes in 
forest and woodland 
and can also be 
found in coastal 
heath and 
headlands. The 
species is known to 
colonise 
embankments and 
road verges. The 
habitat in Tasmania 
is poorly 
understood. marginal habitat 
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Calystegia 

sepium subsp. 

sepium 

swamp 

bindweed 
r   yes 

climber 

Calystegia sepium 
has been recorded 
from riverbanks and 
the margins of 
forests in the north of 
the State around the 
Tamar region, where 
it mainly occurs in 
Melaleuca ericifolia 
swamp forest and 
amongst Phragmites 
australis swampland. no suitable habitat 

Carex gunniana 
mountain 

sedge 
r     

sedge 

The habitat of Carex 
gunniana is poorly 
understood and 
highly variable. It 
includes wet 
eucalypt forest, 
sandy heathlands, 
margins of streams, 
littoral sands, 
shingle with 
seepage, damp 
grasslands within 
dry forest and rough 
pasture. no suitable habitat 

Carex 

longebrachiata 

drooping 

sedge 
r   yes 

sedge 

Carex longebrachiata 
grows along 
riverbanks, in rough 
grassland and 
pastures, in damp 
drainage depressions 
and on moist slopes 
amongst forest, often 
dominated by 
Eucalyptus viminalis, 
E. ovata or E. 
rodwayi. suitable habitat 
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Centipeda 

cunninghamii 

erect 

sneezeweed 
r   yes herb 

Centipeda 
cunninghamii is 
found in a wide 
variety of soil types, 
usually in areas 
subject to flooding or 
where water is 
stagnant. The 
seasonally dry 
margins of wetlands 
and lagoons also 
have the potential to 
support this species. 
It is currently known 
from the Sea 
Elephant River on 
King Island, the lower 
reaches of the South 
Esk River near 
Launceston, and 
Panatana Rivulet 
near Port Sorell. no suitable habitat 

Chiloglottis 

trapeziformis 

broadlip 

bird-orchid 
e     orchid 

Chiloglottis 
trapeziformis is 
known from near 
Wynyard on sandy 
soil in damp 
sclerophyll forest. 
There is a historical 
record from dry open 
forest near Legana. It 
has also been 
recorded from 
Leptospermum 
(teatree) and 
Allocasuarina 
(sheoak) scrub on 
sandy humus 
overlying granite on marginal habitat 
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Great Dog Island 
(Furneaux group). 

Corunastylis 

nuda 

tiny midge-

orchid 
r     orchid 

Corunastylis nuda 
occurs in a wide 
range of habitats 
from near sea level 
to 1,000 m above 
sea level, on a range 
of different soil types 
and geologies. 
Vegetation types 
include scrub, 
subalpine grassland, 
open rock plates, 
heathy open forest, 
shrubby dry 
sclerophyll forest and 
wet sclerophyll 
forest. marginal habitat 

Cryptandra 

amara 

pretty 

pearlflower 
e     shrub 

Cryptandra amara 
grows in some of the 
driest areas of the 
State and is typically 
associated with fertile 
rocky substrates (e.g. 
basalt). Its habitat 
ranges from near-
riparian rockplates to 
grasslands or grassy 
woodlands. no suitable habitat 

Damasonium 

minus 
starfruit r     annual herb 

Damasonium minus 
occupies swampy 
habitat and farm 
dams and prefers 
slow-flowing or 
stationary water. no suitable habitat 
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Deyeuxia 

lawrencei 

lawrences 

bentgrass 
x EX   grass 

Deyeuxia lawrencei 
is known only from 
the type specimen 
collected around 
1831 from an 
unknown location, 
possibly from the 
Launceston area. 
Habitat is unknown 
because the precise 
location of the only 
collection is not 
known. Deyeuxia 
lawrencei is 
presumed extinct. presumed extinct 

Dianella amoena 
grassland 

flaxlily 
r EN   graminoid 

Dianella amoena 
occurs mainly in the 
northern and 
southern Midlands, 
where it grows in 
native grasslands 
and grassy 
woodlands. marginal habitat 

Discaria 

pubescens 

spiky 

anchorplant 
e     shrub 

Discaria pubescens 
is found sporadically 
in the Midlands and 
more abundantly in 
drier parts of the 
Central Highlands. It 
grows on sandy or 
gravelly soil, in basalt 
talus slopes and 
clefts amongst 
fractured dolerite 
rocks and flood 
channels. Many sites 
are in rough pasture, 
and it also grows on 
roadsides. Recent 
collections indicate marginal habitat 
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the species is 
occasionally 
associated with 
sandstone outcrops. 

Diuris palustris 
swamp 

doubletail 
e   yes orchid 

Diuris palustris 
occurs in coastal 
areas in grassy open 
eucalypt forest, 
sedgy grassland and 
heathland with 
Leptospermum 
(teatree) and 
Melaleuca 
(paperbark) on 
poorly- to 
moderately-drained 
sandy peat and 
loams, usually in 
sites that are wet in 
winter. no suitable habitat 

Epacris exserta 
south esk 

heath 
e PEN yes shrub 

Epacris exserta 
occurs along the 
lower reaches of the 
South Esk, North Esk 
and Supply rivers. It 
is a strictly riparian 
species that grows in 
areas subject to 
periodic inundation, 
mainly on alluvium 
amongst dolerite 
boulders within 
dense riparian scrub, 
and occasionally in 
open rocky sites. It 
has been recorded no suitable habitat 
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from 10-310 m above 
sea level. 

Epilobium 

pallidiflorum 

showy 

willowherb 
r?     herb 

Epilobium 
pallidiflorum occurs 
in wet places (e.g. 
natural wetlands 
amongst forest, 
margins of Melaleuca 
ericifolia swamp 
forest, scrubby- 
sedgy E. ovata 
woodland on heavy 
soils, etc.) mostly in 
the north and north-
west of the State. no suitable habitat 

Euphrasia collina 

subsp. 

deflexifolia 

eastern 

eyebright 
r     herb 

Euphrasia collina 
subsp. deflexifolia 
occurs in open 
woodland or heath 
(sometimes 
extending to forest), 
often associated with 
road edges, tracks 
and depressions 
near the headwaters 
of creeks. Its habitat 
is associated with the 
availability of open 
patches of ground 
maintained by fire or 
other disturbance, 
the proximity of low 
vegetation and 
relatively high soil 
moisture in spring. marginal habitat 
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Euphrasia scabra 
yellow 

eyebright 
e     herb 

Euphrasia scabra 
occurs in moist 
herb/sedge 
communities in 
grassy leads in 
marshes and in drier 
open grassy areas at 
the headwaters of 
creeks. 
Its habitat is 
associated with gaps 
created by grazing, 
flooding or other 
disturbance. It has 
been recorded from 
scattered sites 
throughout lowland 
areas of Tasmania, 
including the north-
west coast, central 
north, Midlands, 
Eastern Tiers and 
around Hobart. 
However, it is 
considered to be 
extinct from many of 
these sites, and 
populations are low 
and transient in 
areas (Eastern Tiers 
and Hobart) with the 
greatest probability of 
still supporting the 
species. no suitable habitat 

Gratiola 

pubescens 

hairy 

brooklime 
r     herb 

Gratiola pubescens 
is most commonly 
located in 
permanently or 
seasonally damp or 
swampy ground, moderate habitat, dam edges 
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including the margins 
of farm dams. 

Gyrostemon 

thesioides 

broom 

wheelfruit 
r     shrub 

Gyrostemon 
thesioides occurs 
predominately on 
dolerite or granite in 
Allocasuarina 
(sheoak) forest in the 
State’s east and 
north-east, including 
the Furneaux Group. no suitable habitat 

Haloragis 

heterophylla 

variable 

raspwort 
r   yes herb 

Haloragis 
heterophylla occurs 
in poorly-drained 
sites (sometimes 
only marginally so), 
which are often 
associated with 
grasslands and 
grassy woodlands 
with a high 
component of 
Themeda triandra 
(kangaroo grass). It 
also occurs in 
grassy/sedgy 
Eucalyptus ovata 
forest and woodland, 
shrubby creek lines, 
and broad 
sedgy/grassy flats, 
wet pasture and 
margins of farm 
dams. moderate habitat, dam edges 

Hovea tasmanica 
rockfield 

purplepea 
r   yes shrub 

Hovea tasmanica 
occurs in central and 
north-eastern 
regions. It is usually 
found on dry, rocky 
ridges or slopes marginal habitat 
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(mostly dolerite) in 
forest and riverine 
scrub. 

Hypolepis 

muelleri 

harsh 

groundfern 
r     fern 

Hypolepis muelleri 
occurs along 
watercourses, 
swampy areas or 
deep, rich, alluvial 
soils below 120 m 
elevation in northern 
Tasmania (including 
King and Flinders 
islands). It has also 
been recorded from 
forest dominated by 
Acacia melanoxylon 
(blackwood), 
Melaleuca 
(paperbark) or 
Eucalyptus species. no suitable habitat 

Isoetes elatior tall quillwort r   yes aquatic fern 

Isoetes elatior is only 
known from the 
South Esk, St Pauls, 
Break O'Day, 
Prosser and Apsley 
rivers, where it 
occurs in various 
depth waters, rooted 
in gravel/silt 
substrates in 
moderate to swiftly 
flowing water or in 
mud/silt in calmer 
water. no suitable habitat 
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Juncus amabilis gentle rush r- 

    

rush 

Juncus amabilis 
occurs in a variety of 
habitats, usually 
poorly-drained sites 
such as damp 
grasslands and 
grassy woodlands, 
wet pastures, 
roadside ditches and 
edges of still and 
slow-flowing 
waterbodies. As 
presently 
understood, the 
species is mainly 
confined to lowland 
areas in the eastern 
half of the State but 
there are potential 
higher elevation and 
more western 
records that require 
confirmation. moderate habitat 

Lachnagrostis 

punicea subsp. 

punicea 

bristle 

blowngrass 
r   

  

grass 

Lachnagrostis 
punicea subsp. 
punicea occurs in 
moist depressions in 
grassy 
woodlands/forests 
and grasslands, and 
on the edges of 
swamps and saline 
flats. no suitable habitat 
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Lepidium 

hyssopifolium 

soft 

peppercress 
e EN 

  

herb 

The native habitat of 
Lepidium 
hyssopifolium is the 
growth suppression 
zone beneath large 
trees in grassy 
woodlands and 
grasslands (e.g. 
over- mature black 
wattles and isolated 
eucalypts in rough 
pasture). Lepidium 
hyssopifolium is now 
found primarily under 
large exotic trees on 
roadsides and home 
yards on farms. It 
occurs in the eastern 
part of Tasmania 
between sea-level to 
500 metres above 
sea level in dry, 
warm and fertile 
areas on flat ground 
on weakly acid to 
alkaline soils derived 
from a range of rock 
types. It can also 
occur on frequently 
slashed 
grassy/weedy 
roadside verges 
where shade trees 
are absent. marginal habitat 

Leucopogon 

virgatus var. 

brevifolius 

shortleaf 

beardheath 
r   

  

shrub 

Leucopogon virgatus 
var. brevifolius 
occurs mainly on low 
undulating terrain in 
the drier parts of the 
State (e.g. Northern no suitable habitat 
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Midlands) in heathy 
forest and woodland 
extending to open 
grassland and grassy 
woodland in 
disturbed habitats, 
often associated with 
rock outcrops (e.g. 
sandstone patches). 

Lycopus 

australis 

australian 

gypsywort 
e   yes shrub 

Lycopus australis 
occurs in moist 
shaded places 
including disturbed 
areas within 
Melaleuca ericifolia 
swamp forest, 
Phragmites australis 
reed beds, and rocky 
(dolerite) riverbeds 
fringed by riparian 
scrub. no suitable habitat 

Lythrum 

salicaria 

purple 

loosestrife 
v   yes herb 

Lythrum salicaria 
inhabits swamps, 
stream banks and 
rivers mainly in the 
north and north-east 
of the State. It can 
also occur between 
gaps in Melaleuca 
ericifolia forest. This 
species can act as a 
weed, proliferating 
along roadsides and 
other disturbed 
areas, and, as 
horticultural strains 
are in cultivation and 
birds can disperse 
seed, some no suitable habitat 
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occurrences may not 
be native. 

Mentha australis river mint e   yes herb 

Mentha australis is 
known from riparian 
habitats along the 
lower reaches of the 
South Esk River, 
Lake Trevallyn and 
the Rubicon River, 
where it occurs along 
the rocky (dolerite) 
margins of rivers and 
lakes. no suitable habitat 

Muehlenbeckia 

axillaris 

matted 

lignum 
r   yes shrub 

Muehlenbeckia 
axillaris is 
predominantly found 
in moist gravely or 
rocky places on the 
Central Plateau, 
extending out to the 
west, north-west and 
lower reaches of the 
South Esk River. no suitable habitat 

Myriophyllum 

integrifolium 

tiny 

watermilfoil 
v     annual herb 

Myriophyllum 
integrifolium occurs 
mostly in the 
Northern Midlands, 
with isolated 
populations in the 
State’s north, north-
east and south. It 
grows at the margins 
of wetlands and in 
seasonally wet 
places, including 
depressions no suitable habitat 
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associated with small 
ephemeral lakes. It 
can occur in coastal 
heathland and in 
forest in the 
Midlands, where it is 
often associated with 
old muddy tracks. 

Parietaria debilis 
shade 

pellitory 
r     herb 

Parietaria debilis 
occurs around 
muttonbird rookeries, 
on cliffs/rocks in the 
salt spray zone, in 
moist shaded areas 
in dune scrubs, and 
under rock 
overhangs in 
forested gullies. no suitable habitat 

Persicaria 

decipiens 

slender 

waterpepper 
v   yes herb 

Persicaria decipiens 
occurs on the banks 
of rivers and 
streams, mostly in 
the north of the 
State, including King 
Island. The species 
may colonise farm 
dams. no suitable habitat 

Persicaria 

subsessilis 

bristly 

waterpepper 
e   yes herb 

Persicaria subsessilis 
is found in a variety 
of habitats, including 
rocky (dolerite) river 
margins, disturbed 
Melaleuca ericifolia 
(coast paperbark) 
swamp forest and 
lagoon margins, 
Cyperus lucidus 
(leafy flatsedge) 
sedgeland and within 
openings in riparian no suitable habitat 
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scrub on alluvium. It 
is known from the 
Ringarooma River, 
the South Esk River 
downstream of 
Trevallyn Dam, and 
the West Tamar near 
Launceston. 

Phyllangium 

divergens 

wiry 

mitrewort 
v     annual herb 

Phyllangium 
divergens occurs in a 
wide variety of near-
coastal habitats on a 
range of substrates, 
a common feature 
usually being bare 
ground (e.g. tracks) 
and rock exposures 
(e.g. outcrops, 
coastal cliffs, etc.). no suitable habitat 

Pimelea 

curviflora 

curved 

riceflower 
p     

shrub Pimelea curviflora 
var. gracilis occurs 
in a range of 
vegetation types 
from wet and dry 
sclerophyll forest to 
hardwood 
plantations. 
Understories vary 
from open and 
grassy to densely 
shrubby. It can 
densely colonise 
disturbed sites such 
as firebreaks, log 
landings and tracks. marginal habitat 

Pimelea flava 

subsp. flava 

yellow 

riceflower 
r     shrub 

Pimelea flava subsp. 
flava occurs in wet 
and dry sclerophyll 
forest and woodland, 
and extends into 
hardwood and marginal habitat 
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softwood plantations. 
It often occurs 
abundantly on 
disturbed sites such 
as in logged forest, 
firebreaks, powerline 
easements and road 
batters. 

Poa mollis 
soft 

tussockgrass 
r   yes grass 

Poa mollis is 
relatively widespread 
in the eastern half of 
the State, in dry 
sclerophyll forest and 
woodland (often 
dominated by 
Eucalyptus 
amygdalina, E. 
viminalis or 
Allocasuarina 
verticillata). Sites are 
often steep and rocky 
(e.g. Cataract 
Gorge). marginal habitat 

Prasophyllum 

robustum 

robust leek-

orchid 
e CR   orchid 

Prasophyllum 
robustum is now 
known only from one 
small site in grassy 
and shrubby 
Eucalyptus 
amygdalina forest on 
well-drained brown 
loam derived from 
basalt. The species 
has a much wider 
historical distribution. marginal habitat 
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Prostanthera 

cuneata 

alpine 

mintbush 
x     shrub 

On the mainland 
Prostanthera cuneata 
occurs in the alpine 
and subalpine heaths 
of Victoria and New 
South Wales. Apart 
from planted 
specimens, this 
species appears to 
be extinct in 
Tasmania, but was 
collected from a 
lowland site (but 
flood debris in the 
sample suggests it 
could have been 
washed down from 
higher elevations). marginal habitat 

Prostanthera 

rotundifolia 

roundleaf 

mintbush 
v   yes shrub 

Prostanthera 
rotundifolia mainly 
occurs along flood-
prone rocky 
riverbeds as a 
component of the 
dense riparian 
shrubbery but also 
extends to adjacent 
rocky slopes. no suitable habitat 

Pterostylis 

grandiflora 

superb 

greenhood 
r     orchid 

Pterostylis 
grandiflora occurs 
mostly in heathy and 
shrubby open 
eucalypt forests and 
in grassy coastal 
Allocasuarina 
(sheoak) woodland 
on moderately to 
well-drained sandy 
and loamy soils. It 
prefers to grow no suitable habitat 
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amongst 
undergrowth on 
lightly shaded sites. 
A recent population 
has been detected in 
wet sclerophyll 
forests. 

Pterostylis 

squamata 

ruddy 

greenhood 
v     orchid 

Pterostylis squamata 
occurs in heathy and 
grassy open eucalypt 
forest, woodland and 
heathland on well-
drained sandy and 
clay loams. marginal habitat 

Pterostylis 

ziegeleri 

grassland 

greenhood 
v VU   orchid 

Pterostylis ziegeleri 
occurs in the State’s 
south, east and 
north, with an 
outlying occurrence 
in the north-west. In 
coastal areas, the 
species occurs on 
the slopes of low 
stabilised sand 
dunes and in grassy 
dune swales, while in 
the Midlands it grows 
in native grassland or 
grassy woodland on 
well-drained clay 
loams derived from 
basalt. marginal habitat 

Pultenaea 

prostrata 

silky 

bushpea 
v     shrub 

Pultenaea prostrata 
occurs in grassy 
woodlands or 
grasslands, mostly 
on Tertiary basalt or 
Quaternary alluvium. no suitable habitat 
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Ranunculus 

pumilio var. 

pumilio 

ferny 

buttercup 
r     annual herb 

Ranunculus pumilio 
var. pumilio occurs 
mostly in wet places 
(e.g. broad 
floodplains of 
permanent creeks, 
"wet pastures") from 
sea level to altitudes 
of 800-900 m above 
sea level.   

Rumex bidens mud dock v     herb 

Rumex bidens grows 
at the margins of 
lakes, swamps, and 
slow-moving rivers 
and streams, and 
may also occur in 
drainage channels. suitable habitat 

Rytidosperma 

indutum 

tall 

wallabygrass 
r-   yes grass 

Rytidosperma 
indutum is relatively 
widespread on 
mudstone and 
dolerite in dry 
sclerophyll 
woodlands and 
associated lowland 
grasslands in drier 
parts of the State. marginal habitat 

Schenkia 

australis 

spike 

centaury 
r     annual herb 

Schenkia australis 
has been recorded 
from rainforest, wet 
sclerophyll forest, dry 
sclerophyll forest and 
heathland in the east 
and north of the 
State. It has also 
been recorded from 
forest sites which 
were cleared for 
pasture. Several 
recent sites are from marginal habitat 
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windswept coastal 
heathland/scrub. 

Schoenoplectus 

tabernaemontani 

river 

clubsedge 
r     sedge 

Schoenoplectus 
tabernaemontani 
inhabits the margins 
of lagoons on King 
Island, Flinders 
Island and on some 
riverbanks in the 
Midlands. no suitable habitat 

Scleranthus 

fasciculatus 

spreading 

knawel 
v   yes herb 

Scleranthus 
fasciculatus is only 
recorded from a few 
locations in the 
Midlands and south-
east. The vegetation 
at most of the sites is 
Poa 
grassland/grassy 
woodland. 
Scleranthus 
fasciculatus appears 
to need gaps 
between the tussock 
spaces for its survival 
and both fire and 
stock grazing 
maintain the 
openness it requires. 
Often found in areas 
protected from 
grazing such as 
fallen trees and 
branches. marginal habitat 

Scutellaria 

humilis 

dwarf 

skullcap 
r   yes annual herb 

Scutellaria humilis is 
found in moist, shady 
places in the north- no suitable habitat 
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east and south-east 
of the State. Recent 
sites have been 
associated with rocky 
slopes and rises. 

Senecio 

campylocarpus 

bulging 

fireweed 
v   yes herb 

Senecio 
campylocarpus 
occurs on grassy 
margins of 
permanent rivers in 
the Midlands and on 
broad floodplains. no suitable habitat 

Senecio 

macrocarpus 

largefruit 

fireweed 
x VU   herb 

Senecio 
macrocarpus is 
presumed extinct in 
Tasmania, having 
been collected from 
the north of the State 
including the South 
Esk River. In Victoria, 
the species occurs in 
poorly-drained basalt 
grasslands and 
grassy woodlands. presumed extinct 

Senecio 

squarrosus 

leafy 

fireweed 
r   yes herb 

Senecio squarrosus 
occurs in a wide 
variety of habitats. 
One form occurs 
predominantly in 
lowland damp 
tussock grasslands. 
The more 
widespread and 
common form occurs 
mainly in dry forests 
(often grassy) but 
extends to wet 
forests and other 
vegetation types. marginal habitat 
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Siloxerus 

multiflorus 

small 

wrinklewort 
r   yes annual herb 

Siloxerus multiflorus 
occurs in a range of 
somewhat exposed 
lowland habitats, 
including bare soil 
and rocks amongst 
dense windswept 
coastal shrubbery to 
rock outcrops and 
bare ground 
associated with 
native grassland, 
grassy woodland and 
forest. marginal habitat 

Spyridium 

eriocephalum 

var. 

eriocephalum 

heath 

dustymiller 
e     shrub 

Spyridium 
eriocephalum var. 
eriocephalum is 
known to be extant at 
a single 
subpopulation within 
East Risdon State 
Reserve where it 
grows on mudstones 
in open shrublands 
or low open eucalypt 
woodlands, the 
species being closely 
associated with 
Aboriginal middens, 
with abundant 
crushed and burnt 
shell. The dominant 
eucalypt is 
Eucalyptus 
amygdalina, with 
Eucalyptus risdonii 
occurring at the small 
inland site. 
Allocasuarina 
verticillata (drooping marginal habitat 
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sheoak) is also 
prominent at one 
site. The aspect of 
the East Risdon sites 
ranges from west to 
north-west, the slope 
from 2-25 degrees, 
elevation above sea 
level from 5-30 m 
above sea level, 
while the majority of 
plants are within 150 
m of the River 
Derwent. 

Spyridium 

vexilliferum var. 

vexilliferum 

helicopter 

bush 
r     shrub 

Spyridium 
vexilliferum occurs in 
a range of vegetation 
types, including 
sandy heaths, rock 
plates and dry 
sclerophyll forest and 
woodland (mainly 
dominated by 
Eucalyptus 
amygdalina). It is 
found on a range of 
substrates (e.g. 
mudstone, granite, 
laterite gravels) from 
near-coastal areas in 
the east, north and 
west of the State, to 
the Midlands and 
lower Derwent 
Valley. It is most 
abundant in open or 
disturbed areas, as it 
can proliferate from 
soil-stored seed after 
disturbance. marginal habitat 
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Stylidium 

despectum 

small 

triggerplant 
r     annual herb 

Stylidium despectum 
has mainly been 
recorded from wet 
sandy heaths, moist 
depressions, soaks 
and hollows in near-
coastal areas. It 
extends to similar 
habitat amongst 
forest and woodland 
in the Midlands. no suitable habitat 

Tetratheca 

ciliata 

northern 

pinkbells 
r     shrub 

Tetratheca ciliata 
occurs from near-
coastal areas in the 
State’s north at 
elevations below 70 
m, ranging from 
Rocky Cape in the 
west to 
Tomahawk/Boobyalla 
in the east, and an 
outlying site near 
Liffey about 60 km 
inland and 320 m 
above sea level. It 
has been recorded 
from marginal habitat 

Teucrium 

corymbosum 

forest 

germander 
r     shrub 

Teucrium 
corymbosum occurs 
in a wide range of 
habitats from rocky 
steep slopes in dry 
sclerophyll forest and 
Allocasuarina 
(sheoak) woodland, 
riparian flats and 
forest. marginal habitat 

Tricoryne 

elatior 

yellow 

rushlily 
v     graminoid 

Tricoryne elatior 
occurs in native marginal habitat 
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grassland, grassy 
woodland and forest. 

Triptilodiscus 

pygmaeus 

dwarf 

sunray 
v   yes annual herb 

Triptilodiscus 
pygmaeus grows 
within grasslands, 
grassy woodlands or 
rockplates, with the 
underlying substrate 
being mostly Tertiary 
basalt or Jurassic 
dolerite. The 
elevation range of 
recorded sites in 
Tasmania is 30- 470 
m above sea level, 
with an annual 
rainfall of about 450-
600 mm. The species 
occurs within native 
grassland dominated 
by Themeda triandra 
(kangaroo grass). marginal habitat 

Utricularia 

australis 

yellow 

bladderwort 
r   yes aquatic 

herb 

Utricularia australis has a widespread distribution, ranging from the 
Gordon River in the south-west to the northern part of Flinders 
Island in the far north-east (and also reportedly from the Derwent 
River in the State’s south). It grows in stationary or slow-moving 
water, including natural lakes, farm dams and reservoirs, where it 
has been reported as forming ‘locally dense swards’. no suitable habitat 

Vallisneria 

australis 

river 

ribbons 
r     aquatic 

herb 
Vallisneria australis grows rooted and submerged in flowing 
freshwater habitats such as major rivers of the Midlands. no suitable habitat 

Velleia paradoxa spur velleia v   yes herb 

Velleia paradoxa is known from the Hobart and Launceston areas, 
and the Midlands and the Derwent Valley, where it occurs in grassy 
woodlands or grasslands on dry sites. It has been recorded up to 
550 m above sea level at sites with an annual rainfall range of 450-
750 mm. marginal habitat 

Veronica plebeia 
trailing 

speedwell 
r   yes herb 

Veronica plebeia typically occurs in dry to damp sclerophyll forest 
dominated by Eucalyptus amygdalina on dolerite or Tertiary 
sediments, but can also occur in Eucalyptus ovata grassy 
woodland/forest and Melaleuca ericifolia swamp forest. marginal habitat 
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Viola caleyana 
swamp 

violet 
r   

  
herb 

The habitat of Viola caleyana in Tasmania is poorly understood but 
includes lowland wet grasslands, possibly wet heathlands and a 
variety of forest types. marginal habitat 

Vittadinia gracilis 

woolly new-

holland-

daisy 

r     herb 
Vittadinia gracilis occurs in native grassland and grassy woodland. marginal habitat 

Vittadinia 

muelleri (broad 

sense) 

narrow leaf 

new holland 

daisy 

p     
herb Vittadinia muelleri occurs in native grassland and grassy woodland. 

marginal habitat 

Westringia 

angustifolia 

narrowleaf 

westringia 
r   yes shrub 

Westringia angustifolia occurs mainly in mid elevations, always on 
dolerite (but can be close to dolerite-sediment contact zones), in dry 
to wet sclerophyll forest on broad ridges, slopes and dense riparian 
shrubberies. marginal habitat 

Xanthoparmelia 

jarmaniae   v     
lichen Xanthoparmelia jarmaniae is known from dolerite and sandstone in 

degraded, dry sclerophyll forest and native grassland, and from a 
sandstone gravestone in the Midlands. marginal habitat 

Xerochrysum 

bicolor 

eastcoast 

paperdaisy 
r     herb 

Species of Xerochrysum are poorly understood in Tasmania, 
especially the identification of coastal species (X. bicolor and X. 
bracteatum). X. bicolor may be restricted to stabilised dune 
systems. no suitable habitat 
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APPENDIX 6 – THREATENED FAUNA 

Threatened fauna recorded within 500m  (Natural Values Atlas)  or within based on range boundaries). 
 
Scientific 
Name 

Common 
name 

Tasmanian 
Schedule 

Federal 
Schedule 

Observation  
within 500m 

Observation  
within 5km 

range 
class 

Habitat Description Habitat 
suitability 

Accipiter 
novaehollandiae 

grey goshawk e       Potential 
Range 

Potential habitat for the grey goshawk is 
native forest with mature elements 
below 600 m altitude, particularly along 
watercourses. FPA's Fauna Technical 
Note 12 can be used as a guide in the 
identification of grey goshawk habitat. 
Significant habitat for the grey goshawk 
may be summarised as areas of wet 
forest, rainforest and damp forest 
patches in dry forest, with a relatively 
closed mature canopy, low stem 
density, and open understorey in close 
proximity to  foraging habitat and a 
freshwater body (i.e. stream, river, lake, 
swamp, etc.). FPA's Fauna Technical 
Note 12 can be used as a guide in the 
identification of grey goshawk habitat. 

no 
suitable 
habitat 
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Aquila audax 
subsp. fleayi 

wedge-tailed 
eagle 

pe PEN   yes Potential 
Range 

Potential habitat for the wedge-tailed 
eagle comprises potential nesting 
habitat and potential foraging habitat. 
Potential foraging habitat is a wide 
variety of forest (including areas subject 
to native forest silviculture) and non-
forest habitats. Potential nesting habitat 
is tall eucalypt trees in large tracts 
(usually more than 10 ha) of eucalypt or 
mixed forest. Nest trees are usually 
amongst the largest in a locality. They 
are generally in sheltered positions on 
leeward slopes, between the lower and 
mid sections of a slope and with the top 
of the tree usually lower than the 
ground level of the top of the ridge, 
although in some parts of the State 
topographic shelter is not always a 
significant factor (e.g. parts of the 
northwest and Central Highlands). Nests 
are usually not constructed close to 
sources of disturbance and nests close 
to disturbance are less productive. 
More than one nest may occur within a 
territory but only one is used for 
breeding in any one year. Breeding 
failure often promotes a change of nest 
in the next year. [see FPA's Fauna 
Technical Note 1 and FPA's Fauna 
Technical Note 6 for more 
information]Significant habitat for the 
wedge-tailed eagle is all native forest 
and native non-forest vegetation within 
500 m or 1 km line-of-sight of known 
nest sites (where the nest tree is still 
present). 

no 
suitable 
nesting 
habitat, 
may 
forage 
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Beddomeia 
launcestonensis 

hydrobiid snail 
(cataract 

gorge) 

e     yes   Believed to be restricted to the Cataract 
Gorge and there is no understanding of 
its habitat requirements other than it 
having been observed on: the underside 
of large rocks and under stones in 
running water and under large stable 
slabs of rock in pools and side channels 
off the main bed of the river 

no 
suitable 
habitat 

Catadromus 
lacordairei 

Green Lined 
Ground 

        Potential 
Range 

Potential habitat for the Green-lined 
Ground Beetle is open, grassy/sedgy, 
low altitude grasslands and woodlands 
associated with wetlands and low-lying 
plains or flats adjacent to 
rivers/streams. Key habitat elements 
that need to be present include 
sheltering sites such as patches of 
stones, coarse woody debris and/or 
cracked soils. The species is a highly 
active and mobile flyer that often comes 
to ground close to water sources and is 
rarely found further than 250 m from 
such a source. 

no 
suitable 
habitat 
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Dasyurus 
maculatus 

spotted-tailed 
quoll 

r VU   yes Core Range Potential habitat for the spotted-tailed 
quoll is coastal scrub, riparian areas, 
rainforest, wet forest, damp forest, dry 
forest and blackwood swamp forest 
(mature and regrowth), particularly 
where structurally complex areas are 
present, and includes remnant patches 
in cleared agricultural land or plantation 
areas.Significant habitat for the spotted-
tailed quoll is all potential denning 
habitat within the core range of the 
species.Potential denning habitat for 
the spotted-tailed quoll includes 1) any 
forest remnant (>0.5ha) in a cleared or 
plantation landscape that is structurally 
complex (high canopy, with dense 
understorey and ground vegetation 
cover), free from the risk of inundation, 
or 2) a rock outcrop, rock crevice, rock 
pile, burrow with a small entrance, 
hollow logs, large piles of coarse woody 
debris and caves. FPA's Fauna Technical 
Note 10 can be used as a guide in the 
identification of potential denning 
habitat. 

no 
suitable 
denning 
habitat, 
may 
forage 
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Dasyurus 
viverrinus 

eastern quoll   EN   yes Core Range Potential habitat for the Eastern quoll 
includes rainforest, heathland, alpine 
areas and scrub. However, it seems to 
prefer dry forest and native grassland 
mosaics which are bounded by 
agricultural land.Potential range for the 
Eastern Quoll is the whole of mainland 
Tasmania and Bruny Island. 
Core range for the Eastern Quoll is a 
specialist-defined area based primarily 
on modelling work published in 
Fancourt et al 2015 and additional 
expert advice. 

no 
suitable 
denning 
habitat, 
may 
forage 
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Galaxias fontanus Swan galaxias e EN     Potential 
Range 

Potential habitat for the Swan Galaxias 
is slow to moderately fast flowing 
streams containing permanent water 
(even when not flowing), which have 
good instream cover from overhanging 
banks and/or logs, and shade from 
overhanging vegetation. A population 
can only be maintained where barriers 
have prevented establishment of trout 
and redfin perch. The nature of these 
barriers is variable and can include 
permanent natural structures such as 
waterfalls and chutes and also low flow-
dependent features such as marshes, 
ephemeral water-losing and remnant 
channels, braided channel floodplain 
features.    Significant habitat for the 
Swan galaxias is all potential habitat and 
a 30m stream-side reserve within the 
core range. This includes the Wildlife 
Priority Areas (Fauna Special 
Management Zones) on the upper Swan 
River, Tater Garden Creek and upper 
Blue Tier Creek, and other upper 
catchments of tributaries of the 
Macquarie, Blackman and Isis Rivers. 

no 
suitable 
habitat 

Hirundapus 
caudacutus 

white-

throated 
needletail 

  VU       Migratory fromNortern Hemisphere. 
White-throated Needletails spend the 
non-breeding season in Australasia, 
mainly in Australia, and occasionally in 
New Guinea and New Zealand. 

no 
suitable 
habitat 
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Haliaeetus 
leucogaster 

white-bellied 
sea-eagle 

v     yes Potential 
Range 

Potential habitat for the White-Bellied 
Sea-eagle species comprises potential 
nesting habitat and potential foraging 
habitat. Potential foraging habitat is any 
large waterbody (including sea coasts, 
estuaries, wide rivers, lakes, 
impoundments and even large farm 
dams) supporting prey items (fish). 
Potential nesting habitat is tall eucalypt 
trees in large tracts (usually more than 
10 ha) of eucalypt or mixed forest 
within 5 km of the coast (nearest coast 
including shores, bays, inlets and 
peninsulas), large rivers (Class 1), lakes 
or complexes of large farm dams. 
Scattered trees along river banks or 
pasture land may also be 
used.Significant habitat for the white-
bellied sea-eagle is all native forest and 
native non-forest vegetation within 500 
m or 1 km line-of-sight of known nest 
sites (where nest tree still present). 

no 
suitable 
nesting 
habitat, 
may 
forage 
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Litoria raniformis green and 
golden frog 

v VU     Potential 
Range 

Potential habitat for the green and gold 
frog is permanent and temporary 
waterbodies, usually with vegetation in 
or around them. Potential habitat 
includes features such as natural 
lagoons, permanently or seasonally 
inundated swamps and wetlands, farm 
dams, irrigation channels, artificial 
water-holding sites such as old quarries, 
slow-flowing stretches of streams and 
rivers and drainage features.Significant 
habitat for the green and gold frog is 
still or very slow flowing water bodies, 
with at least some vegetation, and a 
lack of obvious pollutants (oils, 
chemicals, etc). See FPA Fauna 
Technical Note 18 for further guidance 
on assessing significant habitat for the 
green and gold frog. 

suitable 
habitat 
with 
dams 

Migas plomleyi Plomley's 
trapdoor 
spider or 

spider 
(cataract 
gorge) 

e     yes     no 
suitable 
habitat 

Pasmaditta 
jungermanniae 

snail (cataract 
gorge) 

v     yes Potential 
Range 

Potential habitat for the Cataract Gorge 
snail is intact or disturbed native 
vegetation with extensive exposed rock 
faces (usually dolerite), usually greater 
than 2 m high (e.g. distinct 
outcrops/cliffs or several large 
boulders), with well-developed moss 
and/or lichen cover on rock faces and 
ledges (such sites often occur in more 
deeply incised drainage features or 
steeper slopes). 

no 
suitable 
habitat 
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Perameles gunnii eastern 
barred 
bandicoot 

  VU   yes Core Range Potential habitat for the eastern barred 
bandicoot is open vegetation types 
including woodlands and open forests 
with a grassy understorey, native and 
exotic grasslands, particularly in 
landscapes with a mosaic of agricultural 
land and remnant bushland. Significant 
habitat for the Eastern Barred 
Bandicoot is dense tussock grass-sagg-
sedge swards, piles of coarse woody 
debris and denser patches of low shrubs 
(especially those that are densely 
branched close to the ground providing 
shelter) within the core range of the 
species. 

marginal 
foraging 
habitat 
around 
forest 
fringes 

Prototroctes 
maraena 

australian 
grayling 

v VU     Potential 
Range 

Potential habitat for the Australian 
Grayling is all streams and rivers in their 
lower to middle reaches. Areas above 
permanent barriers (e.g. Prosser River 
dam, weirs) that prevent fish migration, 
are not potential habitat. 

no 
suitable 
habitat 

Pseudemoia 
rawlinsoni 

glossy grass 
skink 

r       Potential 
Range 

Potential habitat for the Glossy Grass 
Skink is wetlands and swampy sites 
(including grassy wetlands, teatree 
swamps and grassy sedgelands), and 
margins of such habitats. 

marginal  
habitat 
around 
damss 
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Sarcophilus 
harrisii 

tasmanian 
devil 

e EN     Potential 
Range 

Potential habitat for the Tasmanian 
devil is all terrestrial native habitats, 
forestry plantations and pasture. Devils 
require shelter (e.g. dense vegetation, 
hollow logs, burrows or caves) and 
hunting habitat (open understorey 
mixed with patches of dense 
vegetation) within their home range (4-
27 km2). 
 
Significant habitat for the Tasmanian 
devil is a patch of potential denning 
habitat where three or more entrances 
(large enough for a devil to pass 
through) may be found within 100 m of 
one another, and where no other 
potential denning habitat with three or 
more entrances may be found within a 
1 km radius, being the approximate area 
of the smallest recorded devil home 
range (Pemberton 1990). 
 
Potential denning habitat for the 
Tasmanian devil is areas of burrowable, 
well-drained soil, log piles or sheltered 
overhangs such as cliffs, rocky outcrops, 
knolls, caves and earth banks, free from 
risk of inundation and with at least one 
entrance through which a devil could 
pass. FPA's Fauna Technical Note 10 can 
be used as a guide in the identification 
of potential denning habitat 

no 
suitable 
denning 
habitat, 
may 
forage 
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Tyto 
novaehollandiae 

masked owl e VU     Core Range Potential habitat for the masked owl is 
all areas with trees with large hollows 
(â‰¥15 cm entrance diameter). 
Remnants and paddock trees (in any dry 
or wet forest type) in agricultural areas 
may also constitute potential habitat.  
 
Significant habitat for the masked owl is 
any area of native dry forest, within the 
core range, with trees with large 
hollows (â‰¥15 cm entrance 
diameter).  
Remnants and paddock trees (in any dry 
or wet forest type) in agricultural areas 
may also constitute significant habitat.  
 
See FPA Fauna Technical Note 17 for 
guidance on assessing masked owl 
habitat using 'on-ground' and remote 
methods. 

no 
suitable 
nesting 
habitat 
(large 
hollows), 
may 
forage 
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LIMITATIONS 

This report only deals with potential bushfire risk and does not consider any other potential 
statutory or planning requirements. This report classifies type of vegetation at time of 
inspection and cannot be relied upon for future development or changes in vegetation of 
assessed area. 
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INTRODUCTION 

The proponent intends to construct multiple strata titled dwellings and associated 
infrastructure at 12 Neptune Drive Blackstone Heights. 10 Neptune Drive contains an 
existing dwelling and future development on that lot is not addressed in this report but is 
likely to achieve BAL Low ratings with applicable hazard management. The property has 
residential and workshop buildings and a quarry, these are outside the stage 1 area and not 
addressed in this report. The café, storage and parking facilities on the western portion of 
the masterplan is currently being developed, buildings within that area are not assessed as 
part of this report, and are likely to achieve BAL Low ratings 

The area is bushfire prone being within 100m of bushfire prone vegetation.  The property is 
predominately pasture with a large dam and native vegetation in the north eastern section. It adjoins 
residential development, low density residential areas, water treatment plant, South Esk River (Trevallyn 
Nature Recreation Reserve) and Meander Valley Council reserve on Dalrymple Creek.  

 

 

SITE DESCRIPTION 

The property is predominately pasture with a large dam and native vegetation in the north 
eastern section. The proposed stage 1 area is predominately pasture with some areas of silver 
wattle and exotic plantings.  

The land to the northwest of the stage 1 area is low density residential land with a mosaic of 
grassland and scrub. That lot is currently being developed and fuel loads are likely to change. 
Land to the north east is native vegetation and grassland patches, land to the south east is 
grassland with low threat vegetation around buildings. Land to the south east is low threat 
land around buildings. 

The area is serviced by a reticulated water supply with existing hydrants on Neptune Drive, 
Glover Street and Panorama Road 

 
See Appendix 1 for maps.   
 

BAL AND RISK ASSESSMENT 

The development is considered to be within a Bushfire Prone Area due to proximity of 
bushfire prone vegetation greater than 1 ha in extent.   
 
Risk assessment shown in the table below are for groups of dwellings, the large residential 
development off Neptune Drive, a Lifestyle Living area east of Panorama Road and a smaller 
residential development on the northern boundary.  Measurements are from outer edges of 
the developments and internal strata lots are not assessed.  
 
VEGETATION AND SLOPE 

Table 1: Vegetation & Slope from building facades 
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Residential 
development 
(Neptune Drive) North East South East 

South West 
(east of 

Neptune 
Drive) 

South West 
(west of 
Neptune 

Drive) 

North West 

Vegetation, within 
100m  

0-50m 
grassland,50-
100m water 

  

0-10m road 10-
100m 

grassland.  

0-18m road 
18-100m 

grassland. 
 

0-100m low 
threat  

0-100m 
grassland.  

Slope (degrees, over 
100m) 

Downslope 0-5° Upslope/flat Upslope/flat Upslope/flat Upslope/flat 

BAL Rating current 
vegetation 

BAL FZ BAL 19 BAL 12.5 BAL Low BAL FZ 

BAL Rating with HMA BAL Low BAL 12.5 BAL Low BAL Low BAL Low 

 
Lifestyle Living 
(Neptune Drive) North  East 

South  West 
 

Vegetation, within 
100m  

0-100m 
grassland 

Scrub, 
  

0-20m road 20-
100m 

grassland.  

0-100m low 
threat  

0-100m low 
threat  

Slope (degrees, over 
100m) 

Upslope/flat Downslope 0-5 Upslope/flat Upslope/flat 

BAL Rating current 
vegetation 

BAL FZ BAL 12.5 BAL Low BAL Low 

BAL Rating with HMA BAL 19 BAL 12.5 BAL Low BAL Low 

 

Residential (North) North East South East 
South West North West 

 

Vegetation, within 
100m  

0-100m 
grassland 

/forest 
  

0-100m forest  0-100m 
grassland 

0-20m road, 
20-100m 
grassland 

 

Slope (degrees, over 
100m) 

Upslope/flat Downslope 0-5 Downslope 0-
5 

Upslope/flat 

BAL Rating current 
vegetation 

BAL FZ BAL FZ BAL FZ BAL 12.5 

BAL Rating with HMA BAL 12.5 BAL 12.5 BAL 12.5 BAL 12.5 

 
 
Setback distances for BAL Ratings with HMA have been calculated based on the vegetation 
that will exist after development and management of land within the property and have also 
considered slope gradients.   
 
The BAL ratings applied are in accordance with the Australian Standard AS3959-2009, 
Construction of Buildings in Bushfire Prone Areas, and it is a requirement that any habitable 
building, or building within 6m of a habitable building be constructed to the BAL ratings 
specified in this document as a minimum. 
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The Fire Danger Index for Tasmania is 50 
 
Table 2: BAL Levels 

Bushfire Attack Level (BAL) Predicted Bushfire Attack & Exposure Level 

BAL-Low Insufficient risk to warrant specific construction requirements 

BAL-12.5 Ember attack, radiant heat below 12.5kW/m² 

BAL-19 Increasing ember attack and burning debris ignited by windborne 
embers together with increasing heat flux between 12.5-19kW/m² 

BAL-29 Increasing ember attack and burning debris ignited by windborne 
embers together with increasing heat flux between 19-29kW/m² 

 
PROPOSED BUILDING BAL RATING  

Assuming hazard management as described below is undertaken the following BAL Ratings 
will apply: 
 
Neptune residential area: dwellings on the south eastern edge adjacent to the existing 
access will be BAL 12.5 due to proximity of grassland on the retained farmland.  Dwellings 
on the northern portion adjacent to the Lifestyle living area will be BAL 12.5, or BAL 19, 
unless substantial areas of the lifestyle zone are managed as low threat vegetation. All other 
dwellings can achieve BAL Low where greater than 50m from grassland or 100mm from 
other bush fire prone vegetation. 
 
Lifestyle Living Area: Dwellings within this area can achieve ratings of BAL 12.5 or 19 
dependant on density and hazard management between dwellings. If land to the north is 
developed and managed as low threat vegetation BAL ratings may be further reduced. 
 
Residential (North): Unless fuel management occurs on land outside Stage 1, dwelling in 
this area are rated as BAL12.5 or BAL19 if HMA’s are reduced.  
 
 
 
HAZARD MANAGEMENT AREAS 

All residential areas are assumed to be managed as low threat vegetation. The land between 
residential development and the dam must be managed as low threat vegetation to achieve 
BAL Low ratings. At least 16m of low threat vegetation is required for BAL 12.5 and 10m for 
BAL 19. Hazard management within the lifestyle area will depend on building location, 
separation distances and should be calculated at building approval stage.  
 
Staged Hazard management areas are likely to be required during development.  Low threat 
vegetation is managed gardens, orchards or lawns maintained to < 100mm in height. 



Bushfire Report                                         1                                   

 
 

 
Figure 1:Hazard Management Areas for stage 1 development 
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ACCESS 

Access must be compliant with elements of Table 4.2 of the Director of Building Control’s Determination Requirements for Building in 
Bushfire-Prone Areas.  Council may require higher standards for access within residential areas.  
 
Table 4.2 Requirements for Property Access 

Column 1 Column 2 

Element Requirement 

A. Property access length is less than 

30 metres; or access is not 

required for a fire appliance to 

access a fire fighting water point. 

There are no specified design and construction requirements. 

B. Property access length is 30 

metres or greater; or access is 

for a fire appliance to a fire 

fighting water point. 

The following design and construction requirements apply to property access: 

(a) All-weather construction; 

(b) Load capacity of at least 20 tonnes, including for bridges and culverts; 

(c)  Minimum carriageway width of 4 metres; 

(d) Minimum vertical clearance of 4 metres; 

(e) Minimum horizontal clearance of 0.5 metres from the edge of the carriageway; 

(f) Cross falls of less than 3° (1:20 or 5%); 

(g) Dips less than 7° (1:8 or 12.5%) entry and exit angle; 

(h) Curves with a minimum inner radius of 10 metres; 

(i) Maximum gradient of 15° (1:3.5 or 28%) for sealed roads, and 10° (1:5.5 or 18%) for unsealed 

roads; and 

(j) Terminate with a turning area for fire appliances provided by one of the following: 
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Column 1 Column 2 

Element Requirement 

i. A turning circle with a minimum outer radius of 10 metres; 

ii. A property access encircling the building; or 

iii. A hammerhead “T” or “Y” turning head 4 metres wide and 8 metres long 

 

C. Property access length is 200 

metres or greater. 

The following design and construction requirements apply to property access: 

(a) The Requirements for B above; and  

(b) Passing bays of 2 metres additional carriageway width and 20 metres length provided every 200 

metres. 

D. Property access length is greater 

than 30 metres, and access is 

provided to 3 or more properties. 

The following design and construction requirements apply to property access: 

(a) Complies with Requirements for B above; and 

(b) Passing bays of 2 metres additional carriageway width and 20 metres length must be provided 

every 100 metres. 

 

 

FIREFIGHTING WATER SUPPLY 

The area is serviced by a reticulated water supply with an existing hydrants on Neptune Drive, Glover Street and Panorama Road. Additional Hydrants 
will be required to meet 120m hose lay requirements.  
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Table 4.3A  Requirements for Reticulated Water Supply for Fire Fighting 
 

Column 1 Column 2 

Element Requirement 

A. Distance between 

building area to be 

protected and water 

supply 

The following requirements apply: 

(a) The building area to be protected must be located within 120 metres of a fire hydrant; and 

(b) The distance must be measured as a hose lay, between the fire fighting water point and the furthest part of the 

building area. 

B. Design criteria for fire 

hydrants 

The following requirements apply: 

(a) Fire hydrant system must be designed and constructed in accordance with TasWater Supplement to Water Supply 

Code of Australia WSA 03 – 2011-3.1 MRWA Edition 2.0; and 

(b) Fire hydrants are not installed in parking areas. 

C. Hardstand A hardstand area for fire appliances must be provided: 

(a) No more than three metres from the hydrant, measured as a hose lay; 

(b) No closer than six metres from the building area to be protected; 

(c) With a minimum width of three metres constructed to the same standard as the carriageway; and 

(d) Connected to the property access by a carriageway equivalent to the standard of the property access. 
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CONCLUSIONS 

The area is bushfire prone, being less than 100m from bushfire-prone vegetation greater than 1 ha in size.  
Proposed development and reduction in fuel loads of the Neptune Drive residential area will significantly 
reduce exposure of existing dwellings on Glover Avenue to bushfire prone vegetation, with development 
and hazard management they will become not bushfire prone.  
 
Construction Class 1, 2 3, 8 or 9 and class 10a buildings within 6m of a habitable must be to at least BAL 
standards that will depend on hazard management within the development. Compliance standards and 
façade BAL ratings and required hazard management should be addressed at the time of building approval 
for dwellings/ groups of dwellings.  
 
For BAL ratings indicated in this report land between the residential development is assumed to be 
managed as low threat vegetation.  
 
Access must be compliant with table 4.2 of Director of Building Control’s Determination Requirements for 
Building in Bushfire-Prone Areas.   
 
Additional hydrants will be required to service the development and must meet the requirements of table 
4.3A of Director of Building Control’s Determination Requirements for Building in Bushfire-Prone Areas.   
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Figure 2: Location 
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Figure 3: aerial image, 



 
 

 

 
Figure 4: Master Plan 



 
 

 

 

Figure 5: BAL Zones and Hazard Management (master plan) 
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Certification Map 

 

 

Map Amendments 

1/ Amend the planning scheme map to add the outline and notation of the area contained 
in SAP F8, applying to the following Certificates of Title: 

10 Neptune Drive, Blackstone Heights CT 146423/1 
12 Neptune Drive, Blackstone Heights CT 146423/2 

CT 112632/3 
CT 112632/1 
CT 121359/1 
CT 121358/1 
CT 121358/2 

 

 

Meander Valley Interim Planning Scheme 2013 

Amendment 3/2020 

 



Ordinance Amendments 

1/ Insert F8 – Neptune Drive Specific Area Plan into Part F of the Planning Scheme.  
  

F8 Neptune Drive Specific Area Plan 
F8.1 Purpose of Specific Area Plan 

F8.1.1 The purpose of the Neptune Drive Specific Area Plan specific area plan is: 

a) To maintain the low density character of Blackstone Heights through the 
provision of extensive areas of open space between nodes of focused residential 
development. 

b) To provide non-residential uses that support and enhance residential amenity. 

c) To provide a high standard of residential amenity through commercial services 
and facilities and consistent urban design outcomes through a Community 
Development Scheme. 

d) To establish precincts for residential, visitor accommodation, open space, 
bushland and community and commercial purposes. 

F8.2 Application of Specific Area Plan 

F8.2.1 The specific area plan applies to the area of land designated as SAP F8 on the Planning 
Scheme maps. 

F8.2.2 In the area of land this plan applies to, the provisions of the specific area plan are in 
substitution for, and are in addition to the provisions of the Low Density Residential 
Zone. 

F8.3 Local Area Objectives  

Residential Precinct 

a) A high standard of urban design is to be achieved through consistency of scale, 
setbacks and materials within each area of residential development. 

b) The precinct is to be developed with a density of one dwelling for 600 to 700m2.  
Larger lots are to be independent living unit development that achieves a 
density of 1 dwelling per 300m2. 

c) Roof forms are to provide for solar panels integrated into the plane of the roof. 
d) Visitor accommodation use may occur if the use if the use is small in scale and 

the cumulative effect of the use does not distort the primary residential function 
of the precinct. 

e) Residential streets are well connected to public transport routes. 
f) A high degree of permeability is provided through footpaths and walking tracks 

between each precinct. 

Eco-Cabin Precinct 

a) Visitor accommodation shall be designed and sited to enjoy the visual amenity 
afforded by the location but not be of a scale or design that detracts from the 
rural setting. 



b) Visitor accommodation will have regard to the amenity of adjoining residential 
use through separation and scale. 

c) Uses other than visitor accommodation, including residential, will not be the 
dominant use within the precinct. 

Bushland Precinct 

a) The bushland precinct will be managed in perpetuity to provide high quality 
habitat for native flora and fauna. 

Community Precinct 

a) The commercial and community precinct will provide a mix of community 
services that benefit persons residing within the site and the broader area of 
Blackstone Heights and Prospect Vale. 

b) The scale, density, height and form of buildings will not unreasonably detract 
from the surrounding low density residential character through scale, density or 
form, particularly at the boundary of the plan area. 

c) Residential use shall be discouraged unless for unique or specific purpose such 
as aged care. 

Open Space Precinct 

a) The open space precinct will provide tracks and trails through the site 
connecting other precincts. 

b) Development shall be for purposes that support and enhance open space use, 
or reflect established uses. 

c) Utilities associated with onsite infrastructure services are to be provided within 
the open space precinct. 

 

F8.4 Use Table 

This clause is in substitution for Local Business Zone – clause 20.2 – Use Table. 

No Permit Required 
Use Class Qualification 
Natural and Cultural Values 
Management  

Passive Recreation  
Residential If for a single dwelling or multiple dwellings 
Utilities If for minor utilities 
General Retail and Hire  
Natural and Cultural Values 
Management 

 

Passive Recreation  
Utilities If for minor utilities. 
Permitted 
Use Class Qualification 
Visitor Accommodation  If for holiday units 



Discretionary 
Use Class Qualification 
Community Meeting and 
Entertainment 

 

Educational and Occasional 
Care 

 

Emergency Services  
Food Services If not for a take away food premises with a drive 

through facility 
Residential   If not listed as no permit required 
Sports and Recreation  
Storage   If for existing use (contractors yard) 
Tourist Operation  
Utilities  

 

F8.5 Use Standards  

F8.5.1    Discretionary Uses 

Objective: That Discretionary uses do not cause an unreasonable loss of 
amenity to adjacent sensitive uses or compromise the activity centre 
hierarchy. 

Acceptable Solutions Performance Criteria 

A1 

Hours of operation for a use listed as 
Discretionary, excluding Emergency Services 
or Residential use, must be within 8.00am 
to 6.00pm. 

 
 
 
 

P1 
Hours of operation for a use listed as 
Discretionary, excluding Emergency 
Services or Residential use, must not 
cause an unreasonable loss of amenity 
to adjacent sensitive uses, having regard 
to: 
(a) the timing, duration or extent of 

vehicle movements; and  
(b) noise or other emissions. 
 



A2 

External lighting for a use listed as 
Discretionary, excluding Residential use: 

(a) must be within the hours of 7.00pm 
to 7.00am, excluding any security 
lighting; and 

(b) security lighting must be baffled so 
that direct light does not extend into 
the adjoining property. 

P2  

External lighting for a use listed as 
Discretionary, excluding Residential use, 
must not cause an unreasonable loss of 
amenity to adjacent sensitive uses, 
having regard to: 

(a) the number of proposed light 
sources and their intensity; 

(b) the location of the proposed light 
sources; 

(c) the topography of the site; and 
(d) any existing light sources. 

A3 

No Acceptable Solution 

P3 

Use listed as Discretionary must be 
consistent with the local area objective 
for each precinct and must not cause an 
unreasonable loss of amenity to 
adjacent sensitive uses, having regard 
to: 
(a) the intensity and scale of the use; 
(b) the emissions generated by the use; 

and 
(c) the type and intensity of traffic 

generated by the use. 

  

F8.5.2    Visitor Accommodation Use 

Objective: To provide for visitor accommodation in identified precincts. 

Acceptable Solutions Performance Criteria 

A1 

Visitor accommodation is for holiday units 
within the eco-cabin precinct. 

P1 
Visitor accommodation is for holiday 
units, holiday cabins or bed and 
breakfast use and must be compatible 
with the character and use of the area 
and not cause an unreasonable loss of 
residential amenity, having regard to: 

(a) the privacy of adjoining properties; 
(b) any likely increase in noise to 

adjoining properties; 



 
 
 
 
 

 
(c) the scale or the use and its 

compatibility with the surrounding 
character and uses within the area; 

(d) retaining the primary residential 
function of an area; 

(e) the impact on the safety and 
efficiency of the local road 
network; and 

(f) any impact on the owners and 
users of rights of ways. 

 
 

F8.5.3    Scale of Residential Use 

Objective: To maintain the low density character of Blackstone Heights 

Acceptable Solutions Performance Criteria 

A1 

The total number of dwelling units, 
including any dwelling unit equivalents 
temporarily or permanently used for visitor 
accommodation, within the plan area must 
not exceed 650. 

P1 
No performance criterion. 

 

 

F8.6 Development Standards for Buildings and Works  

F8.6.1  Building Height 

Objective: That the height of buildings is: 
(a) compatible with the streetscape 
(b) consistent across each precinct 
(c) respectful of residential amenity 

Acceptable Solutions Performance Criteria 

A1 
Building height is not more than: 
(a) 7.5m if residential, or 
(b) 8.5m if non-residential. 

 

 

A2 

Building height must be compatible with 
the streetscape or landscape, whichever 
is applicable, and not cause an 
unreasonable loss of amenity to 
adjoining properties having regard to: 

(a) the topography of the site; 
(b) the height of adjoining buildings; 

 



 (c) the bulk and form of the proposed 
building relative to adjoining 
buildings; and 

(d) sunlight to habitable rooms and 
private open space. 

  

F8.6.2  Setbacks 

Objective: That the siting of buildings is compatible with the streetscape and 
does not cause an unreasonable loss of amenity for adjoining 
properties  

Acceptable Solutions Performance Criteria 

A1 
Buildings within the residential precinct 
must have a setback from a strata 
boundary, or future strata boundary, of 
not less than: 

(a) 3m from the frontage of any road 
within the plan area; 

(b) 6m from the frontage of any road 
outside the plan area; 

(c) 1.5m from side boundary; and 
(d) 4m from rear boundary. 

 
 

P1 
Buildings not within a residential 
precinct must have a setback that does 
not cause an unreasonable loss of 
amenity to adjoining properties and 
must be compatible with the 
streetscape, having regard to: 

(a) the topography of the site; 
(b) the appearance when viewed from 

public roads and adjoining land; 
and 

(c) sunlight to private open space and 
windows of habitable rooms on 
adjoining properties. 

 
A2  

Buildings not within a residential precinct 
must have a setback of not less than 10m. 

P2  
Buildings not within a residential 
precinct must have a setback that does 
not cause an unreasonable loss of 
amenity to adjoining properties and 
must be compatible with the 
streetscape, having regard to: 

(a) the topography of the site; 
(b) the appearance when viewed from 

public roads and adjoining land; 
(c) sunlight to private open space and 

windows of habitable rooms on 
adjoining properties. 

 

 

 

F8.6.3  Site Coverage and Gross Floor Area 



Objective: That site coverage of residential use and the gross floor area of non-
residential use is consistent with the existing or planned character 

Acceptable Solutions Performance Criteria 

A1  
Site coverage within a residential precinct is 
not more than 40% of a strata, or future 
strata, lot. 

 

P1 
Site coverage is consistent with the 
existing character, or the planned 
character if adjoining undeveloped land, 
having regard to: 

(a) the topography of the site; 
(b) the size and shape of the site; and 
(c) the site coverage of adjoining land. 

A2  

Gross floor area of a building not within a 
residential precinct must not exceed 
800m2. 

P2  
Gross floor area of a building not within 
a residential precinct must not 
unreasonably dominate the precinct or 
the surrounding land having regard to: 

(a) the location of the building; 
(b) the topography of the site; 
(c) the extent of any native vegetation 

removal; 
(d) the height, bulk and form of the 

building. 

  

F8.6.4  Frontage Fences 

Objective: To provide a consistent height, transparency and design of frontage 
fences 

Acceptable Solutions Performance Criteria 

A1  
No frontage fences. 

P1 
Frontage fences are of a height, design 
and transparency of other fences in the 
street. 

 

 

 

 

 

F8.6.5  Private Open Space 



Objective: To provide private open space that is conveniently located, has access 
to sunlight and provides for the needs of residents. 

Acceptable Solutions Performance Criteria 

A1  
A dwelling must have private open space 
that is in one location with: 

(a) an area not less than 24m2; 
(b) a horizontal distance not less than 4m; 
(c) a gradient of no more than 1 in 10; 

and 
(d) sunlight for at least 3 hours between 

9.00am and 3.00pm on 21st June. 

P1 
A dwelling must have private open 
space that includes an area capable of 
serving as an extension of the dwelling 
for outdoor relaxation, dining, 
entertaining and children’s play and is:  

(a) conveniently located in relation to 
a living area of the dwelling; and  

(b) orientated to take advantage of 
sunlight.  

 
 

F8.6.6  Strata Lot Design 

Objective: That each strata lot has an area and dimension consistent with the 
master plan. 

Acceptable Solutions Performance Criteria 

A1  
Each strata lot, or a proposed strata lot, 
must: 

(a) have an minimum size of 500m2 if 
within a residential precinct; or 

(b) be required for public use by the 
Crown, Council or a State authority; 
or 

(c) be required for the provision of 
Utilities, or  

(d) be for the creation of a lot for a 
precinct, or for a distinct use or 
development within a precinct. 

P1 
Each strata lot, or a proposed strata lot, 
must have sufficient useable area and 
dimensions suitable for its intended use, 
having regard to: 

(a) the relevant requirements for 
development of buildings on the 
lots; 

(b) the intended location of buildings 
on the lots; 

(c) the topography of the site; 

(d) adequate provision of private open 
space; 

(e) the pattern of development existing 
on established properties in the 
area; and 

(f) any constraints to development. 

A2 

Each lot, excluding for public open space, 
a riparian or littoral reserve or Utilities, 
must have a frontage to a private road of 
not less than 12m. 

P2 

Each lot must have a practical access 
that is permanent and appropriate for 
the future use and development of the 
lot. 



 

F8.6.7  Private Road Design 

Objective: That the arrangement of new roads within the plan area provides: 
(a) safe, convenient and efficient connection through the plan area; 
(b) the efficient ultimate development of the plan area consistent with 

the local area objectives for each precinct. 

Acceptable Solutions Performance Criteria 

A1  
No Acceptable Solution 

P1 
The arrangement and construction of 
private roads provides appropriate 
access, connectivity, convenience and 
safety for vehicles, pedestrians and 
cyclists, having regard to: 

(a) connectivity to existing or planned 
roads, walkways, cycleways or public 
open space; 

(b) access to public transport and 
opportunities for new public 
transport stops; 

(c) the safe movement of pedestrians, 
cyclists and public transport; and 

(d) the topography of the site. 
 

 

F8.6.8  Services 

Objective: To ensure that use and development is supported by, and connected 
to, appropriate infrastructure services. 

Acceptable Solutions Performance Criteria 

A1  
Within the residential precinct, each lot, 
strata lot and building, unless for the 
purposes of open space or Utilities, is 
connected to reticulated water, sewer and 
stormwater. 

P1 

No Performance Criterion 
 

 

F8.6.9  Open Space and Walkways  

Objective: The open space precinct is developed with an extensive network of 
trails connecting the plan area to the surrounding locality and 
connecting precincts within the site. 

Acceptable Solutions Performance Criteria 



A1  
No Acceptable Solution 

P1 
Trails within the open space area 
provide a high degree of connectivity 
to precincts and adjoining land having 
regard to: 

(a) the topography of the site; 
(b) natural values, including native 

vegetation and watercourses; and 
(c) natural hazards. 

 

F8.6 Development Standards for Subdivision 

F8.6.1   Lot design 
 

Objective: That each lot: 
(a) has an area and dimensions appropriate for use and development in 

the zone; 
(b) is provided with appropriate access to a road; and 
(c) contains areas which are suitable for residential development. 

Acceptable Solutions Performance Criteria 

A1 

Each lot, or a lot proposed in a plan of 
subdivision, must: 

(a) have an area of not less than 1500m2 
and: 

(i) be able to contain a minimum 
area of 10m x 15m with a gradient 
not steeper than 1 in 5, clear of: 

a. all setbacks required by 
clause10.4.3 A1 and A2; and 

b. easements or other title 
restrictions that limit or 
restrict development; and 
 

 

P1 

Each lot, or a lot proposed in a plan 
of subdivision, must have sufficient 
useable area and dimensions 
suitable for its intended use having 
regard to: 

(a) the relevant requirements for 
development of buildings on 
the lots; 

(b) the intended location of 
buildings on the lots; 

(c) the 
topography of 
the site; 

(d) adequate provision of 
private open space; 

 



 

(ii)   existing buildings are consistent 
with the setback required by 
clause 10.4.3 A1 and A2; 

(b) be required for public use by the 
Crown, a council or a State authority; 

(c) be required for the provision of 
Utilities; or 

(d) be for the consolidation of a lot with 
another lot provided each lot is within 
the same zone. 

(e) the pattern of 
development existing on 
established properties in 
the area; and 

(f) any constraints to 
development, 

and must have an area not less than 
1200m2. 

A2 

Each lot, or a lot proposed in a plan of 
subdivision, excluding for public open 
space, a riparian or littoral reserve or 
Utilities, must have a frontage not less than 
20m. 

P2 

Each lot, or a lot proposed in a plan of 
subdivision, excluding for public open 
space, a riparian or littoral reserve or 
Utilities, must be provided with a 
frontage or legal connection to a road 
by a right of carriageway, that is 
sufficient for the intended use, having 
regard to: 

(a) the width of frontage proposed, if 
any; 

(b) the number of other lots which 
have the land subject to the 
right of carriageway as their 
sole or principal means of 
access; 

(c) the topography of the site; 
(d) the functionality and useability of 

the frontage; 
(e) the ability to manoeuvre 

vehicles on the site; and 
(f) the pattern of 

development existing on 
established properties in 
the area, 

and is not less than 3.6m wide. 



A3 

Each lot, or a lot proposed in a plan of 
subdivision, must be provided with a 
vehicular access from the boundary of the 
lot to a road in accordance with the 
requirements of the road authority. 

P3 

Each lot, or a lot proposed in a plan of 
subdivision, must be provided with 
reasonable vehicular access to a 
boundary of a lot or building area on 
the lot, if any, having regard to: 

(a) the topography of the site; 
(b) the distance between the lot or 

building area and the 
carriageway; 

(c) the nature of the road and the 
traffic; 

(d) the anticipated nature of vehicles 
likely to access the site; and 

(e) the ability for emergency services 
to access the site. 

 

F8.6.2   Roads 

Objective: That the arrangement of new roads within a subdivision provides: 
(a) the provision of safe, convenient and efficient connections to 

assist accessibility and mobility of the community; 
(b) the adequate accommodation of vehicular, pedestrian, cycling and 

public transport 
traffic; and 

(c) the efficient ultimate subdivision of the entirety of the land and of 
surrounding land. 

Acceptable Solutions Performance Criteria 

A1 

The subdivision includes no new roads. 

P1 

The arrangement and construction of 
roads within a subdivision must 
provide an appropriate level of access, 
connectivity, safety, convenience and 
legibility for vehicles, pedestrians and 
cyclists, having regard to: 

(a) any relevant road network 
plan adopted by council; 

(b) the existing and proposed road 
hierarchy; 

(c) the need for connecting roads 
and pedestrian paths, to 
common boundaries with 
adjoining land, to facilitate 
future subdivision potential; 

 



 (d) maximising connectivity with 
the surrounding road, 
pedestrian, cycling and public 
transport networks; 

(e) minimising the travel distance 
between key destinations such 
as shops and services and 
public transport routes; 

(f) access to public transport; 
(g) the efficient and safe movement 

of pedestrians, cyclists and 
public transport; 

(h) the need to provide for bicycle 
infrastructure on new arterial 
and collector roads in 
accordance with the Guide to 
Road Design Part 6A: Paths for 
Walking and Cycling 2016; 

(i) the topography of the site; and 
(j) the future subdivision potential 

of any balance lots on 
adjoining or adjacent land. 

 

F8.6.3   Services 

Objective: That the subdivision of land provides services for the future use and 
development of the land. 

Acceptable Solutions Performance Criteria 

A1 

Each lot, or a lot proposed in a plan of 
subdivision, excluding for public open 
space, a riparian or littoral reserve or 
Utilities, must: 
(a) be connected to a full water supply 

service if the frontage of the lot is 
within 30m of a full water supply 
service; or 

(b) be connected to a limited water 
supply service if the frontage of the 
lot is within 30m of a limited water 
supply service, 

unless a regulated entity advises that the 
lot is unable to be connected to the 
relevant water supply service. 

P1 

No Performance Criterion. 



 

 

A2 

Each lot, or a lot proposed in a plan of 
subdivision, excluding for public open 
space, a riparian or littoral reserve or 
Utilities, must have a connection to a 
reticulated sewerage system. 

P2 

Each lot, or a lot proposed in a plan of 
subdivision, excluding for public open 
space, a riparian or littoral reserve or 
Utilities, must be capable of 
accommodating an on-site wastewater 
treatment system adequate for the future 
use and development of the land. 

A3 

Each lot, or a lot proposed in a plan of 
subdivision, excluding for public open 
space, a riparian or littoral reserve or 
Utilities, must be capable of connecting to a 
public stormwater system. 

 
 

P3 

Each lot, or a lot proposed in a plan of 
subdivision, excluding for public open 
space, a riparian or littoral reserve or 
Utilities, must be capable of 
accommodating an on-site stormwater 
management system adequate for the 
future use and development of the land, 
having regard to: 

(a) the size of the lot; 
(b) topography of the site; 
(c) soil conditions; 
(d) any existing buildings on the site; 
(e) any area of the site covered by 

impervious surfaces; and 
(f) any watercourse on the land. 

 

 

 

 

 

 

 

 

 

 



 

F8.7   Precinct Plan 

 

 

 

 

 

 

 

 

 

The COMMON SEAL of the Meander Valley 
Council has been hereunto affixed on 13 
October 2020 pursuant to a resolution of 
Council delegating authority to the General 
Manager to affix the corporation’s seal 

…………………………………………………………… 
John Jordan 
General Manager 
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