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

T+412 4228 7833
F+612 4228 7844
E reception@tcgplanning.com.au

The General Mandger,
Northern Midlands Council
PO Box 156

Longford Tasmania 7301

council@nme.tas.gov.au
12 December 2018

Dear Des,
Request for Amendment fo Northern Tasmania Regional Land Use Sirategy
RIDGESIDE LANE - HOUSING AND TOURISM SUSTAINABLE COMMUNITY AT EVANDALE

TCG Planning, acting on behalf of Traders in Purple, submif this request to Council for consideration of an
amendment to the Northem Tasmania Regional Land Use Strategy to permit the progression of the 'Ridgeside
Lane' project which comprises a $450M housing and sustainable tourism community at Evandale. The project
is proposed to be developed on land with frontage to Logen Rd and Ridgeside Lane which comprises three
allotments referenced as CT 106773/1, CT 145763/2 and CT 101154/1, with a combined area of approximately
245 hectares.

The advancement of this project will provide d significant number of economic and employment benefits to
assist in meeting the growth objecfives of Tasmania's Population Growth Strategy (2015). However, rajor
projects such as Ridgeside Lane are currently impeded by planning legislation, which reguires consistency
with a regional land use strategy, irespective of whether such a strategy has effectively recognised recent

growth frends and targets within Tasmania.

The land on which the Ridgeside Lane project is fo.be located is currently classified as ‘rural' land use under
the Northern Tasmania Regional Land Use Strategy (RLUS), however, this request is seeking Council's support
for amendment fo the RLUS to allow for the inclusion of this land within the ‘urban growth area’ classification

under the Strategy.

1. The Subject Site

The land subject to this amendment comprises the following allotments, as shown in Figure 1:
= CT106773/1 at 211 Logan Road, Evandadle
s CT 145763/2 at 98 Ridgeside Lane, Evandadle
»  CT101154/1 af Logan Road, Evandale
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Figure 1: Aerial photo showing location of subject site (Base Map Source: Cardno 2018)

The sites are currently utilised for sheep grazing. There is one residential dwelling end associated farming
structures located at 211 Logan Road, while the other two allofments are void of structures. There are d
number of small dams across the properties while there are twa minor dry watercourses located near the

north eastern property boundaries. There is limited vegetation across the site due to use for sheep grazing.

There is minimal slope on the site, with a slight depression within the north west comer of the Lot 101154/1. The
remainder of the site is relatively flat at approximately 170mAHD.

The site is bounded fo the north by additional agricultural grazing land. The northern boundary of Lot
106773/1 is Ridgeside Lane, which also provides access fo 98 Ridgeside Lane. The southern boundary of the

site follows Logan Road.

The land is currently zoned Rural Resource under the Northern Midlands Interim Planning Scheme 2013, s
shown in Figure 2 and is located to the east of residenfially zoned land with the township of Evandale.
Evandale had a stalic population of 1124 persons as at the 2016 Census and is a popular tourist destination

due to its well preserved Georgian and early Victorian buildings.
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Figure 2: Exiract of Zoning Mag showing subject site within the Rural Resource under the Northern Midlands Interim
Planning Scheme 2013

2. Project Background

Traders in Purple is a family owned development, building and construction company with over 30 years
experience delivering a diverse range of developments nationdlly. Traders in Purple acquired the Ridgeside
Lane site in 2018 and are seeking fo develop the site for the purpose of a sustainable mixed-use
develooment, which incorporates significant tourism veniures, fogether with a range of housing types which
cater for young families to retirees. The accompanying Concept Masterplan, which has been prepared by
Lange Design following community consultation undertaken in May 2018, confirms that the project will

incorporate the following key elements:

n A village comprising a café, restaurant, cellar door specidlising in local produce. The village will also

include a sustainability centre, education hub and artisan village, with a variety of Green Siar
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buildings accommodating workshops, studios and classroom facilities for sustainable living, backyard
growing and small-holder farm courses, culinary arts and art & craft courses.

x A 4.5 star 100 room hotel with conference and wedding facilities for 200 guests, restaurant, bar and
café. A hotel management education facility will provide fraining for up fo 25 students.

= A health and wellbeing refreat in a tranquil setting with accommodation for up to 40 guests.

«  Eco resort accommodation consisting of 20 villas within ¢ landscaped setting.

= A refirement village comprising 80 independent living unifs, a 25 bed specialist aged care facility
and a 20 bed dementia unit,

= 7 residential super lots to provide sustainably designed and constructed multiple dwellings offering a
variety of housing opportunities.

» 407 x General Residential allotments ranging in size from 450m? o 669m?.

= 44 x Low Density Residential allotments ranging in size from 1,500m? to 5,500m?2,

» 3] x Rural Living 'Zone A' lots ranging in size from 1 hectare to 1.95 hectares.

= 14 x Rural Living ‘Zone B' lots ranging in size ffom 2 hectares to 2.64 hectares, with private driveways
off Logan Road.

»  Botanical gardens featuring native and exofic species and demonstration gardens, pathways,
picnic shelters and seating area.

= Neighbourhood parkiand providing recreatfional open space for residents and visitors, with @
pathway network connection through to Evanddle village.

= Neighbourhood demonstrafion farm and agribusiness facllity.

= Utilities precinct to accommodate the heighbourhoods 'state of the art' sewerage and waste water
trectment facility, renewable energy storage facility, recycling centre and green waste composting

facility.

3. Accompanying Documentafion

This submission s accompanied by the following supporiing documentation:

Document Title Author Reference Daie

Overall Landuse Masterplan Lange Design lssue G 5/12/18

Overdll Concept Masterplan Lange Design Issue F 5/12/18

Community Engagement Report The Noa Group July 18

Economic Impact Analysis Mca November 18

Summary Report

Preliminary Utilitles Assessment Cardno 8201824101~ 15/2/18

001

Agricultural Assessment Macguarie Franklin 5/12/18

Road Capacity Assessment Pitt & Sherry Rev 01 11/12/18

Aboriginal Heritage Assessment Cultural Heritage Final V1 12/7/18
Management

Historic Heritage Assessment Cultural Heritage Final V1 14/7/18
Management




4. Economic Benefits of the Project

The Economic Impact Analysis (Summary Report] prepared by MCa in November 2018 confirms that the
proposed development will have significant economic impacts on Evandale and the adjacent region, which
includes an increase in the population by 2635 persons fo an estimated 3579 n 2035. The report states that
this will stem @ potential decline in population and which will have “implications for local businesses and the
provision of services (including primary school education). The take up of housing will include families, which
will renew the population. As the population grows their spending will create addifional local and regional

jobs, which would reach a fotal of 147 [direct and indirect) by 2035".

The provision of a major tourist precinet “will provide a major boost fo Evandale businesses, as visitors will also
spend outside the precinct in the Evandale village. This local spending will increase over time as visitor
numbers grow and by 2035 visitor spending would be supporting an additional 20 direct jobs in Evandale
businesses” Further, “with the esfablishment of all the precinet businesses, in 2030, there will be a fotal of 133
direct jobs on site covering the tourism, care and education activities, and the spending of these employees

would create another 32 indirect/induced jobs in the region™.

MCa also confirm that "Construction impacts are significant with site development and construction of
housing, buildings and infrastructure extending over a 15 year period. This will generate substantial work for
regional businesses (building companies and fradespersons).  The number of jobs each year will vary

according the staging of construction.

= Direct on site construction jobs (FTE), would average 63 per year over the 15 year period (2020-2034),
with most of these jobs in regional businesses (Launceston and Northern Midiands).

= Materials/equipment supply jobs would average 15 per year over the period, with most of these
being in suppliers from Launceston and elsewhere in Tasmania.

= When the indirect/induced jobs are taken info account total jobs generated during the construction
period would average 93 per year (78 direct FTE jobs and 15 indirect/induced jobs).”

5. Notthern Tasmania Regional Land Use Skrategy

The Northermn Tasmania Regional Land Use Strategy does not currently identify the subject land within an
urban area or within an area identified for urban growth. Therefore, to ensure the success of this proposal, an
amendment to the Northermn Tasmania RLUS is first required. This would then enable lodgement of a request
for amendment fo the Northern Midlands Interim Planning Scheme 2013, which would ensure that the project
is consistent with the RLUS, as required by Section 34(2)(f) of the Land Use Planning and Approvals Act
(LUPAA).

The most recent amendment of the Northern Tasmania Regional Land Use Strategy came into effect 27 June
2018. The document provides a sirategic framework to manage the region's development in response to
ongoing socio-economic and physical environmental change and fo protect and enhance the region’s
quality of life (liveability), productivity and sustainability until 2032. The strategy defines three key land use
categories, being Urban Growth Areas, Rural Areas or Natural Environment Areas which will then guide the
zoning In municipal planning schemes. The subject site is currently within the ‘Rural' land use category, as

demoenstrated by Figure 3.
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Figure 3: Extract of Northem Tasmania Regional Landuse Strategy showing the 'Ridgeside Lane site within the
‘Rural’ land use category.

This strategy identifies Evandale as a 'Satelite Settlement’ being a satflement within proximity fo the Greater
Launceston Urban Area, which provides a dormitory function to the regional city. The Strategy confirms that
such settlements “...... provide for a rich mixture of land uses, including locations for residential housing for a
significant propertion of the region's workforce, associated industrial areas and localised employment
opportunities. The settlements are supporfed by a wide range of local community, retail, business and
commercial functions. As key regional urban areas they will deliver services fo their surrounding area as they

are subject to substantial change and growth pressures.”

It is proposed o amend the Northern Regional Land Use Strategy whereby the subject areq be reclassified

from its current land use classification of ‘Rural’ to be included within an 'Urban Growth Area’.

Despite the fact that the site is not currently idenfified as a growth area within the RLUS we note that the

objectives of this strategy will be met as the development will:

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

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

»  Provide investment opportunities by atfracting offshore and mainland capital;

»  Allow for economic growth, job creation and upskiling of the workforce;
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= Provide housing diversity for all stages of life, including seniors living;
= Provide a liveable community and a vibrant, sustainable urban setflement, with access fo a range of

facilities.

Accordingly, we request that Councll progress an amendment fo the Northern Midlands RLUS to incorporate
the site within an 'Urban Growth Area'. We consider it appropriate this new ‘Urban Growth Area’ be
identified as a ‘Growth Corridor’ which the RLUS defines as:
“land configuous with existing urban areas, including greenfield land, which will be developed to
accommodate projected popuiation growth where fhe land has been assessed against

contemporary evidence and determined as being suitable for urban development.”

6. Local and Regional Context

The Evandale Development Plan 2012, which was prepared for Northem Midlands Council by Pitt and Sherry
acknowledges that existing identified areas for residential growth in Evandale have some servicing limitations.
The report notes that previous studies have referenced o suggested population of 2000 persons. The Strategy
concludes that "Evandale is a township with potential for more development tfo redch the expectled
population of 2000 if servicing issues can be resolved and provided heritage preservation is recognised within
any development.” The Ridgeside Lane site was not located within the specific study area of this plan.
However, noting that servicing of the sife could be achieved (as discussed in Section 7 of fthis
correspondence), the subject site has the potential to provide additional housing for population growth of

Evandale and surrounds.

Further, we note that the Greater Launceston Plan forecast residential land requirements for Northern
Midlands to be 1,720 lofs for the period of 2013 - 2034. The site has the potfential to provide the required
additional land requirements for residential allotments without impacting directly on the towns existing
heritage character. In conclusion the site has the capacity to provide required additional allotments for the

existing urban area of Evandale which in turn supports the growth projections of Greater Launcesten.

7. Site Constraints and Suitability for Development
Clause D.2.1.3 of the RLUS econfirms that New Urban Growth Areas should be located to:
= Achieve g balanced setflement pattern across the region and sub-regions;
»  Maintain a well-planned region of distinct cities, fowns and villages;
v Maintain the integrity of 'infra-regional’ open space green breaks;
= Minimise impacts on natural resources;
= Maximise the use of major transpor! and water and sewerage infrastructure [committed and/or
planned);
x  Fnable efficient physical and social infrastructure, including public fransport;
= Have ready access to services and employment; and
= Ensure significant non-residential activities will meet specific location, infrastructure and  site

requirements.”

Recent subconsultant investigations which have now been completed in respect of flooding, bushfire,
Aboriginal Heritage and European Heritage have confirmed that the land has minimal site constraints which

would impede its development. Further, investigations info fraffic movements and servicing indicate that
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viable options exist to access and service the land, whilst the agronomist's investigations confirm that

appropriate separation can be provided to protect adjacent agricultural enterprises.

In addition, investigations into the availability of residential, village, mixed use or rural living zoned sites within
20km of Evanddle (including land af Hadspen/Travellers Rest, Devon Hills, Relbia and Carrick) have revealed
that development of appropriately zoned land has been impeded by fragmented land ownership, servicing
restrictions and terrain. In comparison, the Ridgeside site, which is a 240-hectare sife in one ownership,
presents an opportunity for immediate development by the wiling land owner, subject to resolution of land

zoning issues.

The accompanying subconsultants reports, which have been prepared in respect of the Ridgeside Lane site,
confirm that the site is physically suitable for development, being free from natural hazards, does not feature
significant biodiversity values, is not located in proximity to incompatible land uses and is of a sufficient size to

support on site infrastructure and services.

Traffic Generation and Road Capacity:

Pitt and Shemy were engaged by Traders in Purple to undertake o Road Capacity Assessment which has
considered the available spare fraffic capacity of roads surrounding the site and to consider at what level of
development the local roads would be at capacity. The report notes that once this capacity is reached, it is
proposed to build an Evandale bypass road which would keep the majority of traffic associated with the

development from using the local roads, except for local trips.

Pitt and Sherry confirm that Barclay Street, White Hills Road, Russell Street and Logan Road West currently
have significant spare capacity. The excepfion is Logan Road fo the east of No. 58, where the narrow width
of the seal results in the road dlready carrying fraffic volumes higher than the allowable capacity. The
assessment concludes that “there is cumently capacity for tfraffic movements equivalent to 23 residenfial
dwellings on Logan Street East of No. 58. This could accommodate the 14 Rural ‘Zone B' lofs which are
planned to directly access Logan Road. If more lofs are to access via Logan Road it will be necessary to
widen Logan road to a 6.0m cariageway width, Based on the minimum capacities, there is capacity for the
traffic movements equivalent to 200 dwellings on Whife Hills Road/ Barclay Street and 176 dwellings on Logan
Road/ Russell Street. Affer the number of dwellings above is reached, the existing road network would be

expected to be at capacity and construction of the Evandale bypass road is required.”

The Concept Masterplan therefore incorporates 14 Rural Living cllotments ranging in size from 2 heclares to
2.64 hectares, with direct access off Logan Road, in compliance with the recermendations of this Road
Capacity Assessment. Access for the remainder of the development will be provided using the existing road
netwark, with further investigation into the option of widening Logan Road or constructing a Bypass should

this be required, based on traffic generation.

Servicing:
A Preliminary Services Assessment which has been conducted by Cardno confirms the following:
=  Potable Water: Evandale is part of the Longford System which takes water from the South Esk. The
system is part of the Greater Launceston Water Supply Strategy work which is currently in progress.
The sife is currently not serviced with potable water. Existing potable water infrastructure is located
along Logan Road (DN150) and Whife Hills Road {DN100) that is located in close proximity to the
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site.... It is expected that these assets will be extended fo the development to service the site. There is
approximately 2000 ET's of capacity at the reservoirs at Devon Hills that supply Evandale.

. Wastewater: The site is cumently not serviced for wastewater. The existing wastewater infrasfructure is
located along Logan Road (twin DN150 mains) that is in close proximity fo the site..... It s expected
that these assels can be extended fo the site fo service the initial development. The STP hos a
licence limit of 0.37ML/day, with curent inflows averaging around 0.2ML/day. This is equivalent fo 309
ET's of capacity remaining at the STP. The remaining sewage will need fo be diverted to a new STP or
upgrades to the existing STP will be required.

»  Flectical: The site is currently not serviced by electrical infrastructure. The development will require
the existing infrastructure to be extended fo the development boundary. It is expected major

network upgrades will be required fo service the fully developed sife.

Agriculfural Assessment:
An Agricultural Assessment prepared by Macguarie Franklin in December 2018 addresses agricultural
considerations of the subject land which is classed as class 4 land with no prime agricultural land present. It
was determined that future agricultural land uses are predominately based on irigated crops, as well as
vegetable crops and perennial horficuliural enterprises which were also found to have potenfial. However,
the site is highly restricted fo inrigation resources which will limit future agriculiural land uses options on the site.
Accordingly, Macquarie Franklin conclude that:
= “The design and layout the proposed development would be sensitive fo neighbouring agricultural
land use activity, and a range of significant and substanfial measures and mifigation actions would
be underfaken to minimise any negative impact and/or constraints on the management and
operational activities conducted on the adjacent rural land.
= The design and layout the proposed development would result in a negligible negative impact and
possible conflict generated from the agricultural land use activity that is currently and could be
conducted on the neighbouring properties.
»  The properties are located within the North Esk imigation scheme, and each has a 20 ML water
allocation for a total of 40 ML of irigation water. Based on the quantum of imigation water that has
been invested in, 40ML, the scale and intensity of any imigated cropping (broadacre, vegetable

and/or perennial horticulture) are limited.”

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

operational activities conducted on the adjacent rural land.

Aboriginal Heritage:

Investigations conducted by Cultural Heritage Management Australiar in July 2018 confirm that ne Aboriginal
heritage sites or specific area of elevated Aboriginal heritage sensitivity were identified, and an AHR search
shows no registered Aboriginal sites within or in the vicinity of the site area. As a result of the surveys carried

out by Huys and Sainty, the designated Aboriginal Heritage Office concluded that the proposal would not
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impact on known Aboriginal sites. Furthermore, given the exfent of cleared land, any bush food resources are

no longer in existence and as such, the proposal will have minimal impact on Aboriginal heritage resources.

European Herilage:

Cultural Heritage Management conducted an assessment of European heritage in July 2018 which
confirmed that the township of Evandale is a Nafional Trust classified Georgian vilage, with some 39 heritage
listed properfies included on the Australian Heritage Database. Based on site surveys, there is very litile
potential for in situ historic features to occur within the site area. Furthermore, the negative survey results were
considered an accurate indication that the potential for heritage feafures is very low. However Cultural
Heritage Management recommend that the proponent ensure there is ongoing consultation with the
broader public regarding future design fo ensure it will be sympathetic with the values and qudiifies of the

Evandale township and appropriately minimises visual impacts of the development.

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

» Incorporation of solar panels and communal batteries to all buildings;

»  Water sensifive urban design to recapture and reuse all rainwater on the property;

x  Onsite freatment and potential reuse of black water;

= Household waste and recycling initiatives on site;

= Communal gardens for residents;

= Sustainability Education Centre for the community; and

= Demonstration Agricultural Farm.

8. Conclusion:

As confirmed in the Economic Analysis prepared by MCa the Ridgeside Lane project “will renew the
population, create a quality regional tourism destination, provide needed services for existing and new
residents and create jobs in: hospitality and fourism; care professions; and learning. The larger population and
tourist visitors will generate a significant number of other jobs in Evandale and the region.” Whilst the project is
consistent with the objectives of the Northern Tasmania Regional Land Use Strategy (RLUS), classification of
the land as an ‘urban growth area’ will mere readily allow for the future progression of a zoning amendment
to the Northern Midlands Interim Planning Scheme 2013. Therefore, having regard to the significant economic
benefits of the project and the absence of idenfified site constraints, Council is reguested to progress this

amendment to the RLUS.

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

clarification of the above submission be reguired.
Yours Faithfully,

Elaine Treglown

Director, TCG Planning
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