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development, signage etc.) 

Office Use Only: 

 

The Proposal 

Description of proposal: 

 

 

 

 

 

Driveway construction material:  

The Land 

 
Site address: 

 

 

Title reference: C/T:  

Existing buildings on site:  

Existing use of site:  

Applicant justification of any variation/discretion to the  
Tasmanian Planning Scheme – Northern Midlands 

 

 

 

 

 

 

 

 

 

 

 

 

Subdivision - 1 Lot to 2 Lots

Existing - Gravel

571 Elphinstone Road, Cressy

167142/1

Dwellings and a number of outbuildings.

Residential

Justification and assessment of compliance with discretionary aspects of the application

found within planning report supplied (ref. L241001).
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1. Introduction  

This report has been prepared in support of a planning permit application under Section 57 

of the Land Use Planning and Approval Act 1993  (the ‘Act’) to develop land at  571 Elphinstone 

Road, Cressy  (the ‘subject site’).   

The proposal seeks approval for the intended use or development of Subdivision (1 Lot to 2 

Lots)  at the subject site. This report provides a detailed assessment of the site’s 

characteristics, the proposed development’s alignment with planning controls of the 

municipal area and considers any potential impacts.  

This application is to be read in conjunction with the following supporting documentation:  

Document  Consultant  

Proposal Plans   Nova Land Consulting  

Agricultural 
Assessment   

RM Consulting Group Pty Ltd (RMCG)  

Bushfire Report   Nova Land Consulting  

1.1 Summary  

Subject Site  

Address (es)  571 Elphinstone Road, Cressy  

Property ID  3283819  

Title (s)  167142/1  

Land area  164.7ha  

Planning Authority  Northern Midlands Council  

Covenant/Easements  Restrictive Covenant pursuant to section 37B of the 
National Parks & Wildlife Act 1970  

Access  Access is via the existing crossover on Elphinstone Road  

Planning Controls  

Zone  Agriculture Zone (21.0)  

General Overlay  N/A  

Overlays  Natural Assets Code (C7.0) -  Waterway and coastal 
protection area  

Bushfire - Prone Areas Code (C13.0)  

Safeguarding of Airports Code (C16.0)  

Proposal  

Proposed Subdivision (1 Lot to 2 Lots)  
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Use/Development  

Use Class  No Use Class assigned -  As per Clause 6.2.6 of the SPPs  

Use Class Status  Not Applicable  

Existing services and infrastructure   

Water  Relies on onsite water servicing  

Sewer  Relies on onsite sewer servicing  

Stormwater  Relies on onsite stormwater servicing  
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2.  Site Characteristics and Surroundings  

2.1 Subject Site  

The subject site is  a 164.7h a  property  located at 571 Elphinstone Road, Cressy, and is zoned 

Agriculture under the Tasmanian Planning Scheme (TPS). The topography of the site is 

notably influenced by a prominent hill formation situated toward the south - east, which 

extends through to the north - west of the property. This natural feature effectively segments 

the land and results in a fall to both the south - west and north - east, influencing site drainage 

and land use potential.  

The property currently contains a number of existing agricultural buildings as well as 

residential dwellings, primarily used for on - site worker accommodation.  

Vehicular access to the site is available via an existing crossover off Elphinstone Road, 

providing direct entry  to a road maintained by the Road Authority (Council) . 

The site is entirely bushfire prone and is located within the Airport Obstacle Limitation Area 

with a height limit of 670.56m AHD. It is also affected by the Waterway and Coastal 

Protection Area, with several watercourses traversing the site, including Bac k Creek.  

The site is not connected to reticulated water, sewer, or stormwater infrastructure. 

Additionally, there are no registered easements identified on the property title.  

The property title contains a registered conservation covenant under Section 37B of the 

National Parks and Wildlife Act 1970. This covenant is a legally binding agreement between 

the Minister and the landowner for the protection of identified natural value s on the site.  

The covenant applies to the heavily vegetated portion of the property (approximately 130 

ha) and establishes restrictions and management requirements to preserve threatened 

native vegetation. While not a planning control under the Tasmanian Planning Scheme , the 

covenant is a relevant legal instrument that must be considered in the context of bushfire 

hazard management, as it limits the extent to which vegetation clearance or modification 

can occur within the protected area.  

No other identified encumbrances  or easements  are identified  on the title.  
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Figure 1 -  Aerial view of subject site. Source: LISTMAP  

 

2.2  Surrounding Area  

The broader area surrounding the subject site is predominantly agricultural in nature, 

consisting largely of farmland and rural properties. The terrain is generally flat, providing 

suitable conditions for agricultural activities. However, to the south - west , the landscape rises 

sharply with the presence of the Great Western Tiers, a prominent range of hills and 

escarpments. This elevated terrain is the source of several watercourses that emanate from 

the tiers and flow through or in close proximity to the su bject site, influencing local drainage 

patterns and contributing to the area's natural water features.  

Similar to the subject property, many sites within this region lack connection to reticulated 

services such as water, sewer, and stormwater infrastructure, reflecting the rural and 

agricultural character of the area.  
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2.3  Planning Matters  

The site is located within the Agriculture Zone  within the Tasmanian Planning Scheme -  

Northern Midlands , which primarily supports agricultural use and imposes controls to protect 

rural land and maintain farming activities.  

The entire site is classified as bushfire pro ne and requires assessment against the criteria 

within this code as it is for subdivision.  

The site falls within the Airport Obstacle Limitation Area, where development is restricted by 

a height limit of 670.56 metres AHD to prevent interference with aviation operations.  The 

proposal does not protrude into this limitation area and therefore assessment against this 

criterion is not considered warranted.  

Several watercourses on the site are covered by the Waterway and Coastal Protection Area 

overlay, with several watercourses traversing the site, including Back Creek on the southeast 

of the site.  No works or buildings are proposed within this overlay area and therefore the 

Natural Assets Code (C7.0) is not considered warranted.  

Although the site is subject to a registered conservation covenant, recognising and 

protecting the inherent value of the native vegetation and species present, it is not covered 

by a Priority Vegetation Area overlay under the Tasmanian Planning Scheme. Thi s is because 

the Agriculture Zone does not apply the Priority Vegetation Area overlay, even where 

significant vegetation values exist. These values are still protected through mechanisms 

outside of the planning system.  

No local area objectives, site - specific qualifications, or specific area plans outlined in the 

Local Provisions Schedule -  Northern Midlands  applies to the property.  

 

Figure 2  -  Zoning of the subject site. Source: LISTMAP  
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3.  Proposed Use and Development  

3.1 Proposal  

The proposal is for the subdivision of one lot into two separate titles. The subdivision will cre-
ate:  

• Lot 1 : A 45.05 ha lot comprising the predominantly cleared northern portion of the 
property, which is suitable for agricultural use such as grazing. This lot also contains 
the recently approved workers’ accommodation development.  

• Lot 2 : A 120.2 ha lot comprising the heavily vegetated rear portion of the site. Lot 2 
will gain access via a 10 - metre - wide access handle along the eastern boundary, con-
necting to Elphinstone Road through an existing gateway and access point.  

The lot boundaries have been designed to broadly follow existing fencing, the extent of veg-
etation areas, and the separation requirements for bushfire hazard management.  

The intent of the subdivision is to clearly separate the agricultural component of the property 
from the vegetatively constrained portion, which is subject to a conservation covenant and 
contains threatened native vegetation protected under the Nature Conservation Act 2002 . 

 

Figure 3  –  Proposal Plan . Source: Nova Land Consulting  

 

A full set of plans is included with the application.  
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4.  Planning Assessment  

4.1 Planning Scheme Zone Assessment  

21.0  Agriculture Zone  

21.1 Zone Purpose  

 
The purpose of the Agriculture Zone is:  

 
21.1.1 To provide for the use or development of land for agricultural  use.  

 
21.1.2 To protect land for the use or development of agricultural use by  minimising:  

 
(a)  conflict with or interference from non - agricultural  uses;  

 
(b)  non - agricultural use or development that precludes the return of the 

land to agricultural use; and  

(c) use of land for non - agricultural use in irrigation  districts.  
 

21.1.3 To provide for use or development that supports the use of the land for agricul-
tural  use.  

 

Planners Response:  

The proposed subdivision does not compromise the ongoing agricultural use of the site and will 

allow Lot 1 to continue to be used for grazing and other compatible agricultural activities.  

No new uses are being introduced; as no use class is assigned under Clause 6.2.6 of the Scheme, 

the proposal does not constitute a non - agricultural use.  

Lot boundaries have been designed with consideration of existing fencing, vegetation areas, 

and bushfire separation requirements, further minimising any potential  land use  conflict.  

The subdivision also does not conflict with irrigation use within the district, as no works or de-

velopment are proposed that would impact existing irrigation infrastructure or the future use 

of the land for irrigated agriculture.  

Overall, the proposal aligns with the purpose of the Agriculture Zone by supporting agricultural 

use, minimising conflict with non - agricultural uses, and preserving the potential for ongoing 

productive use.  

 

21.2 Use Classification  

 

Planners Response:  

Under Clause 6.2.6 of the Tasmanian Planning Scheme –  State Planning Provisions : 

"Notwithstanding sub - clause 6.2.1 of this planning scheme, development which is for sub-

division, a sign, land filling, retaining walls or coastal protection works does not need to be 

categorised into one of the Use Classes."  

As the proposal is for subdivision only, no use class is assigned or required . 
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2.13 Use Standards  

Planners Response: Not applicable to application.  

Not applicable. No use class is assigned to this development under Clause 6.2.6 of the Tas-
manian Planning Scheme. Consequently, all standards under this heading are considered not 

applicable to the application.   
 
 

21.4  Development Standards for Buildings and  Works  

 

Planners Response: Not applicable to application.  

The development and works standards under this heading are not applicable to this pro-
posal. Therefore, they are not considered as part of this application.  

 

21.5 Development Standards for  Subdivision  

 
21.5.1 Lot  design  
 

Objective:  To provide for subdivision that:  

(a)  relates to public use, irrigation infrastructure or Utilities;  and  

(b)  protects the long term productive capacity of agricultural  land.  

Acceptable Solutions  Performance Criteria  

A1 

Each lot, or a lot proposed in a plan of sub-

division, must:  

(a)  be required for public use by the Crown, 

a council or a State  authority;  

(b)  be required for the provision of Utilities 

or irrigation infrastructure;  or  

(c) be for the consolidation of a lot with an-

other lot provided both lots are within 

the same zone.  

P1 

Each lot, or a lot proposed in a plan of subdi-

vision, must:  

(a)  provide for the operation of an agricul-

tural use, having regard  to:  

(i) not materially diminishing the agri-

cultural productivity of the  land;  

(ii) the capacity of the new lots for pro-

ductive agricultural  use;  

(iii) any topographical constraints  to ag-

ricultural use;  and  

(iv) current irrigation practices and the 

potential for  irrigation;  

(b)  be for the reorganisation of lot bounda-

ries that satisfies all of the  following:  

(i) provides for the operation of an ag-

ricultural use, having regard  to:  

a.  not materially diminishing the 

agricultural productivity of the  
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land;  

b.  the capacity of the new lots for 

productive agricultural  use;  

c.  any topographical constraints 

to agricultural use;  and  

d.  current irrigation practices and 

the potential for  irrigation;  

(ii) all new lots must be not less than 1ha 

in area;  

(iii) existing buildings are consistent 

with the setback required by clause 

21.4.2 A1 and A2;  

(iv) all new lots must be provided with a 

frontage or legal connection to a 

road by a right of carriageway, that 

is sufficient for the intended use;  

and  

(v) it does not create any additional 

lots;  or  

(c) be for the excision of a use or develop-

ment existing at the effective date that 

satisfies all of the following:  

(i) the balance lot provides for the op-

eration of an agricultural use, hav-

ing regard  to:  

a.  not materially diminishing the 

agricultural productivity of the  

land;  

b.  the capacity of the balance lot 

for productive agricultural  use;  

c.  any topographical constraints 

to agricultural use;  and  

d.  current irrigation practices and 

the potential for  irrigation;  

(ii) an agreement under section 71 of 

the Act is entered into and regis-

tered on the title preventing future 

Residential use if there  is no dwelling 

on the balance  lot;  

(iii) any existing buildings for a sensitive 
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use must meet the setbacks re-

quired by  clause  

21.4.2 A2 or P2 in relation to set-

backs to new boundaries; and  

(iv) all new lots must be provided with a 

frontage or legal connection to a 

road by a right of carriageway, that 

is sufficient  for the  intended use.  

Planners Response: Relies on performance criteria.  

The pathway for assessment is through P1(a), rather than P1(b) or P1(c).  

The clause requires that each lot  or a lot  provide for the operation of an agricultural use.  

In this instance, Lot 1 provides for an agricultural use consistent with the performance crite-

ria. The subdivision will not materially diminish the agricultural capacity of the land, as the 

portion of the site that is feasibly capable of agricultural use w ill remain available and is ac-

tively managed for that purpose.  

Lot 2, being heavily vegetated and subject to a conservation covenant  and threatened na-

tive vegetation , which  has no realistic capacity for agricultural use, and its separation recog-

nises these constraints without reducing the productivity of Lot 1.  

There are no significant topographical constraints that would limit agricultural use on Lot 1.  

The site is located within an irrigation district, and the proposal will not impact current or fu-

ture irrigation practices.  

These matters are further addressed in the provided  Agricultural Assessment, which demon-

strates that the proposal is consistent with the performance criteria of the Scheme.  

A2  

Each lot, or a lot proposed in a plan of sub-

division, 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.  

P2  

Each lot, or a lot proposed in a plan of subdi-

vision, is capable of being provided with rea-

sonable 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, in-

cluding pedestrians;  and  

(d)  the pattern of development existing  on  

established properties in the area.  

Planners Response: Complies with acceptable solution.  

Property has two existing vehicular crossovers with direct access to the Elphinstone Road re-
serve maintained by Council (the Road Authority). These provide direct access for both Lots 1 

& 2 to enter and exist the site in accordance with the road authority requirements.  

Considered compliant.  
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4.2  Planning Scheme Code  Assessment  

C2.0  Parking and Sustainable Transport Code  

Planners Response: Not applicable to application.  

The proposal is for a subdivision. Under the Land Use Planning and Approvals Act 1993 (LU-

PAA), development  is defined to include  

“(d)  the subdivision or consolidation of land, including buildings or airspace”.  

Accordingly, the subdivision must be assessed against the Car Parking and Sustainable 

Transport Code, which applies to all development and use.  

In this case, the proposal does not include the provision of, or requirement for, car parking. 
Both proposed lots are of sufficient size and configuration to accommodate compliant park-

ing arrangements in the future if required. The subdivision does not com promise or under-

mine the capacity for parking on either lot, and there is adequate space for such facilities to 

be provided.  

On this basis, the proposal is considered compliant with the Car Parking and Sustainable 

Transport Code.   
 

C7.0  Natural Assets Code  

C7.6  Development Standards for Buildings and Works  

Planners Response: Not applicable to application.  

No building or works are proposed to occur within the waterway and coastal protection are 

located over the watercourses. Therefore, these standards are not applicable.  

C7.7  Development Standards for Subdivision  

C7.7.1  Subdivision within a waterway and coastal protection area or a future coastal 

refugia area  

Objective:  That:  

(a) works associated with subdivision within a waterway and coastal 

protection area or a future coastal refugia area will not have an 

unnecessary or unacceptable impact on natural assets; and  

(b) future development likely to be facilitated by subdivision is unlikely to 

lead to an unnecessary or unacceptable impact on natural assets.  

Acceptable Solutions  Performance Criteria  

A1 

Each lot, or a lot proposed in a plan of 

subdivision, within a waterway and coastal 

protection area or a future coastal refugia 

area, must:  

(a) be for the creation of separate lots for 

existing buildings;  

P1 

Each lot, or a lot proposed in a plan of 

subdivision, within a waterway and coastal 

protection area or a future coastal refugia 

area, must minimise adverse impacts on 

natural assets, having regard to:  

(a) the need to locate building areas and any 

associated bushfire hazard management 

area to be outside a waterway and 
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(b) be required for public use by the Crown, a 

council, or a State authority;  

(c) be required for the provision of Utilities;  

(d) be for the consolidation of a lot; or  

(e) not include any works (excluding 

boundary fencing), building area, services, 

bushfire hazard management area or 

vehicular access within a waterway and 

coastal protection area or future coastal 

refugia area.  

coastal protection area or a future 

coastal refugia area; and  

(b) future development likely to be 

facilitated by the subdivision.  

Planners Response: Complies with acceptable solution.  

The proposal complies with sub - clause (e). The subdivision does not include any works 

(excluding boundary fencing), building areas, services, bushfire hazard management areas, 

or vehicular access within the mapped Waterway and Coastal Protection Area. The overlay 

is confined to sections of the site at a significant distance from the modified land and 

proposed lot boundaries, ensuring that no new development or disturbance occurs within 

the protected area.  

Accordingly, the proposal is considered compliant with Acceptable Solution A1.  

 

C7.7.2  Subdivision within a priority vegetation area  

Planners Response: Not applicable to application.  

Subject site does not contain any mapped Priority Vegetation under the LPS and does not 

apply to site as per 7.2.1 (c), therefore standard not applicable to the proposal.  

 

C13.0   Bushfire - Prone Areas Code  

Planners Response:  

A Bushfire Hazard Management Report  and Bushfire Hazard Management Plan (BHMP) , 

prepared by a suitably qualified and accredited practitioner, has been provided as part of 

this application. The report demonstrates compliance with the applicable standards of the 

Bushfire - Prone Areas Code.  
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5.  Conclusion  

The proposed subdivision at 571 Elphinstone Road, Cressy, seeks approval to create two lots, 
comprising a 45.05 ha agricultural lot (Lot 1) and a 120.2 ha vegetated lot (Lot 2). The subdi-
vision layout has been informed by existing fencing, vegetation areas , bushfire hazard sepa-
ration requirements, and access arrangements.  

The proposal is consistent with the purpose of the Agriculture Zone, as it maintains Lot 1 for 
productive agricultural use while recognising the environmental constraints and conservation 
values of Lot 2. The subdivision will not materially diminish the ag ricultural capacity of the 
land, will not introduce non - agricultural uses, and will not interfere with existing irrigation 
practices. Importantly, it provides a net benefit by creating a clear and logical separation 
between land with genuine agricultural p otential and land constrained by vegetation, to-
pography, and conservation values.  

Assessment against the applicable codes, including the Bushfire - Prone Areas Code, Car Park-
ing and Sustainable Transport Code, and Waterway and Coastal Protection Area provisions, 
confirms that the subdivision complies with or can meet the relevant performa nce criteria. A 
Bushfire Hazard Management Report prepared by an accredited practitioner has been pro-
vided to demonstrate compliance with bushfire requirements.  

Overall, the subdivision is considered consistent with the Scheme’s relevant standards and 
provisions, delivers a clear planning benefit, and approval is therefore warranted.  

 

Annexure 1 -   Certificate of Title Plan and Folio Text  

Annexure 2 -   Proposal Pla ns 

Annexure 3 -   Agricultural Report  

Annexure 4 -   Bushfire Report  
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6  O C T O B E R  2 0 2 5   

Report for:  B Redman & F Bovill 

Proposal 2-lot subdivision 

Property Location:  571 Elphinstone Rd, Cressy (CT 167142/1) 

Prepared by:   Michael Tempest 
 RMCG 

Level 2, 102-104 Cameron Street 
Launceston TAS 7250 
 

 

 

Level 2, 102-104 Cameron Street, Launceston Tasmania 7250 
(03) 6334 1033 – rm@rmcg.com.au 
ABN  73 613 135 247  —  RM Consulting Group Pty Ltd 
Victoria   —   Tasmania   —   NSW  —  Queensland 

 

Agricultural Report: 571 
Elphinstone Rd 
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A G R I C U L T U R A L  R E P O R T :  5 7 1  E L P H I N S T O N E  R D   

Summary  

Client: Barry Redman & Fiona Bovill 

Property 
identification:  

571 Elphinstone Rd, Cressy, 7302 

Current zoning: Agriculture Zone 

CT 167172/1, PID 3283819 

Proposal:  2-lot subdivision 

Purpose:  To assess the agricultural aspects of the proposal. 

Land capability: Published Land Capability at 1:100 000 shows Class 3 (29 ha), Class 4 (42 ha) & Class 4+5 
(96 ha). 

Assessment 
comments: 

An initial desktop feasibility assessment was undertaken followed by a field inspection on 
the 19th November 2024 to confirm or otherwise the desktop study findings of the 
agricultural assessment. This report summarises the findings of the desktop and field 
assessment. 

Conclusion:  The proposed subdivision will not materially diminish the agricultural productivity of the 
subject land. All agricultural land, water resources and workers accommodation will be 
retained on Lot 1, while the majority of native vegetation under a conservation covenant will 
be separated onto Lot 2. The site’s agricultural potential including irrigation potential will not 
be impacted by the proposal. 

Assessment by:  

 
__________________________ 

Michael Tempest 

Senior Consultant 

 

 

A C K N O W L E D G E M E N T  O F  C O U N T R Y  

Tasmania is Aboriginal land. We acknowledge the palawa and pakana, the Tasmanian Aboriginal 
peoples, as the Traditional Owners and continuing custodians of the lands, seas, and waterways of 
lutruwita, Tasmania, on which this project will be conducted. We recognise their ongoing connection to 
the land, waters, and culture, and pay our respects to their Elders, both past and present, 
acknowledging emerging leaders. Additionally, we express our gratitude for the knowledge and insights 
that Traditional Owners and other Aboriginal and Torres Strait Islander peoples contribute to our shared 
work in Australia. 

We pay our respects to all Aboriginal and Torres Strait Islander communities. We acknowledge that 
Australia was founded on the genocide and dispossession of First Nations peoples and affirm that 
sovereignty was never ceded in this country. We embrace the spirit of reconciliation, striving toward 
self-determination, equitable outcomes, and an equal voice for Australia’s First Peoples 
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1 Introduction 
1 .1  PROPOSAL 

The subject title (CT 167142/1) is located at 571 Elphinstone Rd, Cressy. This title and all surrounding land is 
zoned as ‘Agriculture’ under the Tasmanian Planning Scheme – Northern Midlands (the Planning Scheme).  

The proponent seeks to gain discretionary approval to undertake a 2-lot subdivision of the site. The subdivision 
would keep all agricultural land and existing workers accommodation on one lot, with second lot containing the 
majority of the native vegetation that is covered by a conservation covenant.  

1 .2  PLANNING CONTEXT 

Clause 21.5.1 of the Planning Scheme provides avenues for subdivision in the Agriculture Zone, these are 
shown in Table 1-1. 

Table 1-1: Planning Clause 21.5.1 Lot Design 

Objective: 

To provide for subdivision that: 

(a) Relates to public use, irrigation infrastructure or Utilities; and  

(b) Protects the long term productive capacity of agricultural land. 

Acceptable Solutions Performance Solutions 

A1 
Each lot, or a lot proposed 
in a plan of subdivision, 
must: 

a) Be required for 
public use by the 
Crown, a council 
or a State 
authority; 

b) Be required for 
the provision of 
Utilities or 
irrigation 
infrastructure; or 

c) Be for the 
consolidation of 
a lot with another 
lot provided both 
lots are within 
the same zone. 

 

P1 

Each lot, or a lot proposed in a plan of subdivision, must: 

a) Provide for the operation of an agricultural use,   having regard to: 
i. Not materially diminishing the agricultural productivity of the land; 
ii. The capacity of the new lots for productive agricultural use; 
iii. Any topographical constraints to agricultural use; and 
iv. Current irrigation practices and the potential for irrigation; 

b) Be for the reorganisation of lot boundaries that satisfies all of the following: 
i. Provides for the operation of an agricultural use, having regard to: 
a. Not materially diminishing the agricultural productivity of the land; 
b. The capacity of the new lots for productive agricultural use; 
c. Any topographical constraints to agricultural use; and 
d. Current irrigation practices and the potential for irrigation; 

ii. All new lots must be not less than 1ha in area; 
iii. Existing buildings are consistent with the setback required by clause 

21.4.2 A1 and A2; 
iv. All new lots must be provided with a frontage or legal connection to a road 

by a right of carriageway, that is sufficient for the intended use; and 
v. It does not create any additional lots; or 

c) Be for the excision of a use or development existing at the effective date that 
satisfies all of the following:  

i. The balance lot provides for the operation of an agricultural use, having 
regard to: 

a. Not materially diminishing the agricultural productivity of the land; 
b. The capacity of the balance lot for productive agricultural use; 
c. Any topographical constraints to agricultural use; and 
d. Current irrigation practices and the potential for irrigation; 

ii. An agreement under section 71 of the Act is entered into and registered 
on the title preventing future Residential use if there is no dwelling on the 
balance lot; 

iii. Any existing buildings for a sensitive use must meet the setbacks required 
by clause 21.4.2 A2 or P2 in relation to setbacks to new boundaries; and  

iv. All new lots must be provided with a frontage or legal connection to a road 
by a right of carriageway, that is sufficient for the intended use. 
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Objective: 

A2 
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. 

P2 
Each lot, or a lot proposed in a plan of subdivision, is capable of being 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, including pedestrians; and 
d) The pattern of development existing on established properties in the area. 

The proposal does not meet the Acceptable Solutions of Clause 21.5.1 and so must be assessed against the 
relevant Performance Criteria. In this instance the applicable Performance Criteria is 21.5.1.P1.a. Hence this 
is the Performance Solution RMCG has considered the proposal against. RMCG have not considered the 
proposal against A2 or P2. 
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2 The site and surroundings  
2 .1  S ITE DESCRIPTION 

The subject title is 167.2 ha in area. The title is zoned ‘Agriculture’ under the Planning Scheme. There is a 
hilltop in the southern section of the title that sites at 220m Above Sea Level (ASL). This slopes away in all 
directions. The northern section has a gentle northerly aspect site between 190 m and 180 m ASL. Mean 
annual rainfall is 621 mm1. Elphinstone Rd forms the site’s northeastern and northern boundary. Private 
freeholds are adjacent to all other boundaries. 

The subject title is split into two distinct areas. The southern area of 128 ha is covered in native vegetation, 
which is mapped as a mix of the following vegetation communities as per TasVeg 4.0 mapping:  

§ Eucalyptus amygdalina inland forest on Cainozoic deposits (DAZ), 83 ha 
§ Eucalyptus amygdalina inland forest on dolerite (DAD), 38 ha 
§ Lowland grassland complex (GCL). 

DAZ is listed as threatened vegetation community under the Nature Conservation Act 2002. This area is also 
covered by conservation covenant (se Figure A2-2). The area is set aside for environmental values and is not 
utilised for agricultural activities. 

The northern 45 ha (Figure A2-2) contains the site’s infrastructure which includes two existing dwellings and 
worker accommodation. The balance of the area is utilised for pasture for grazing. The title has access to 40 
ML of irrigation water from the Cressy-Longford Irrigation Scheme. Parts of the pastured areas have previously 
been utilised for occasional cropping, such as potatoes, but currently it is solely utilised for sheep grazing. It is 
currently farmed in conjunction with 538 Elphinstone Rd (CT 178233/2) to the northeast, which has two existing 
dwellings and a further 7.5 ha of grazing land (see Figure A2-2). 

Published Land Capability mapping at 1:100 000 scale shows the subject land to be a mix of Class 3 (29 ha), 
Class 4 (42 ha) and Class 4+5 land (96 ha).  

§ Class 3 Land is described as ‘land suited to cropping and intensive grazing with moderate limitations to 
use’ 

§ Class 4 Land Capability is described as ‘land that is well suited to grazing, but which is limited to 
occasional cropping or a very restricted range of crops’ 

§ Class 5 land is described as ‘Land unsuited to cropping and with slight to moderate limitations to 
pastoral use’ 

§ Class 4+5 land is considered at least 60% Class 4 land with the balance being Class 5 land. 

All of the Class 3 land and a portion of the Class 4 land (7 ha) is associated with the northern 45 ha that is 
utilised for existing agricultural activities. The balance of the Class 4 land and all the Class 4+5 land is covered 
in native vegetation and under a conservation covenant. Class 3 Land is considered ‘Prime Agricultural Land’ 
as defined under the Protection of Agricultural Land Policy 2009 (PAL Policy). Further land capability class 
descriptions are provided in Appendix 3.  

The site’s accommodation has total occupancy capacity to house approximately 50 agricultural workers. The 
worker’s accommodation is occupied year-round with agricultural workers who support agricultural production 

 
1  BoM Weather Station – Cressy House (91021), data from 1941 – 2024. 
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across the surrounding region. The workers are a mix of Pacific Australia Labour Mobility (PALM) Scheme 
workers as well as shearers. 

The agricultural activities occurring on the site currently would not constitute a commercial scale agricultural 
enterprise. It would currently be best described as a small scale enterprise. However, the workers 
accommodation is a business that is supporting other commercial scale enterprises across the local region. 
The proposed subdivision will have no impact on the scale of the agricultural activities on the site. The site’s 
characteristics indicate that there may be scope to develop a high value horticultural enterprise with 
commercial scale characteristics on the northern 45 ha. This could be supported by the existing workers 
accommodation, or this accommodation could continue to support other businesses in the region.  

2 .2  SURROUNDING LAND USE 

The subject title is surrounded by land in the Agriculture zone, with seven directly adjacent titles. These range 
in size from 10 ha to 900 ha. The surrounding land use is a mix of agricultural land and native vegetation. 
There is also plantation forestry to the southeast of the title. The predominate surrounding agricultural use is 
grazing. However, there are a number of adjacent and nearby properties that have existing irrigation 
infrastructure, including centre pivot irrigators where occasional cropping can occur. This includes a centre 
pivot irrigator located on the adjacent title to the east (509 Elphinstone Rd, CT 109212/1). It is near to the 
existing dwellings and worker accommodation on the subject site. Figure A2-2 shows surrounding titles. The 
surrounding area is best described as an agricultural area, with this being reflected in the existing zoning. 
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3 Discussion  
When considering the suitability of proposed 2-lot subdivision from an agricultural perspective the following 
points have been considered. 

§ The subject title has two very distinct areas and uses associated with the property. These being the:  
- Area covered in native vegetation (under a Conservation Covenant), and the  
- Existing farmland, which includes two dwellings and workers accommodation 

§ The existing accommodation includes two dwellings (a manager’s residence, a one-bedroom unit) and 
a machinery shed that has been converted into accommodation, which includes individual bedrooms, 
amenities and communal living spaces. It is our understanding that there is space for up to 50 workers 
to live on site. 

§ The farmland has access to 40 ML of irrigation water from the Cressy Longford Irrigation Scheme, 
which, with the land’s capability, indicates there is potential for intensification of the agricultural activities 
on the site. 

§ The farmland has previously been utilised for occasional crops (such as potatoes) and is currently 
utilised for sheep grazing. Currently the site has 260 ewes and 300 lambs onsite, which would be the 
approximate stocking capacity. 

§ All farmland, irrigation resource and workers accommodation all being retained one lot (Lot 1). The 
attributes associated with this lot are likely to be attractive for an intensive horticulture development 
(such as berry tunnels).  

§ A large proportion of the native vegetation within the mapped Conservation Covenant area is mapped 
as Eucalyptus amygdalina forest on Cainozoic deposits which is mapped as a threatened vegetation 
community under the Nature Conservation Act 2002. There are also records of threatened flora species 
within this area. The majority of this area will form Lot 2. A small portion of the conservation covenant 
will be retained on lot 1 so that the bushfire hazard management area associated with the workers 
accommodation is retained on Lot 1. The lot boundary will also align with an existing fence. 

§ Setbacks of the existing dwellings and workers accommodation to adjacent agricultural land will not be 
impacted by the proposed subdivision and so it is unlikely that the subdivision will increase the risk of 
land use conflict with adjacent agricultural activities. 

§ There are no developments proposed on Lot 2. 

3 .1  PLANNING CRITERIA 

This section responds to the specific Performance Solution requirements under the relevant Clauses of the 
Planning Scheme 

Clause 21.5.1.P1.a 

Each lot, or a lot proposed in a plan of subdivision, must: 

(a) – provide for the operation of an agricultural use, having regard to: 

(i) not materially diminishing the agricultural productivity of the land 

All existing agricultural land will be retained on one lot. With the majority of land unsuitable for agricultural use 
and covered by a conservation covenant located on the second title. This arrangement will not diminish the 
agricultural productivity of the land. 

(ii) the capacity of the new lots for productive agricultural use. 
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All productive agricultural land and infrastructure will be retained on lot 1. Lot 2 will have unproductive land 
associated with the existing native vegetation and the conservation covenant that no agricultural value. 

(iii) any topographical constraints to agricultural use 

There are no topographical constraints to agricultural use for either lot. However, Lot 2 is covered in native 
vegetation which includes a threatened community and is predominately covered by a conservation covenant. 

(iv) current irrigation practices and potential for irrigation 

There is 40ML of water available for the Cressy Longford Irrigation Scheme associated with the site. This will 
be retained with Lot 1 which retains all agricultural land. Currently only occasional irrigation is occurring, 
however, with 40ML of water available there is scope to increase irrigation activities on Lot 1 in the future. 
There is no scope to irrigate for agricultural purposes on Lot 2 due to existing native vegetation and the 
associated conservation covenant. 
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4  Conclusions 
The proposed subdivision will not materially diminish the agricultural productivity of the subject land. All 
agricultural land, water resources and workers accommodation will be retained on Lot 1, while the majority of 
native vegetation under a conservation covenant will be separated onto Lot 2. The site’s agricultural potential 
including irrigation potential will not be impacted by the proposal. 
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Appendix 1: Site plan 

 

Figure A1-1: Site plan 
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Figure A1-2: Lot 1 building setbacks  
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Appendix 2: Maps 

 

Figure A2-1: Location
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Figure A2-2: Aerial image of subject title, proposed lots and surrounding land  
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Figure A2-3: Published land capability (scale of 1:100,000)  

Exhibited



 

A G R I C U L T U R A L  R E P O R T :  5 7 1  E L P H I N S T O N E  R D   1 4  

Appendix 3: Land Capability definitions from 
Grose (1999)  
Prime agricultural land as described in the Protection of Agricultural Land Policy 2009: 

CLASS 1: Land well suited to a wide range of intensive cropping and grazing activities. It occurs on flat land with deep, 
well drained soils, and in a climate that favours a wide variety of crops. While there are virtually no limitations to 
agricultural usage, reasonable management inputs need to be maintained to prevent degradation of the resource. Such 
inputs might include very minor soil conservation treatments, fertiliser inputs or occasional pasture phases. Class 1 land 
is highly productive and capable of being cropped eight to nine years out of ten in a rotation with pasture or equivalent 
without risk of damage to the soil resource or loss of production, during periods of average climatic conditions. 

CLASS 2: Land suitable for a wide range of intensive cropping and grazing activities. Limitations to use are slight, and 
these can be readily overcome by management and minor conservation practices. However, the level of inputs is 
greater, and the variety and/or number of crops that can be grown is marginally more restricted, than for Class 1 land. 
This land is highly productive but there is an increased risk of damage to the soil resource or of yield loss. The land can 
be cropped five to eight years out of ten in a rotation with pasture or equivalent during 'normal' years, if reasonable 
management inputs are maintained. 

CLASS 3: Land suitable for cropping and intensive grazing. Moderate levels of limitation restrict the choice of crops or 
reduce productivity in relation to Class 1 or Class 2 land. Soil conservation practices and sound management are needed 
to overcome the moderate limitations to cropping use. Land is moderately productive, requiring a higher level of inputs 
than Classes I and 2. Limitations either restrict the range of crops that can be grown or the risk of damage to the soil 
resource is such that cropping should be confined to three to five years out of ten in a rotation with pasture or equivalent 
during normal years. 

Non-prime agricultural land as described in the Protection of Agricultural Land Policy 2009: 

CLASS 4: Land primarily suitable for grazing but which may be used for occasional cropping. Severe limitations restrict 
the length of cropping phase and/or severely restrict the range of crops that could be grown. Major conservation 
treatments and/or careful management is required to minimise degradation. Cropping rotations should be restricted to 
one to two years out of ten in a rotation with pasture or equivalent, during 'normal' years to avoid damage to the soil 
resource. In some areas longer cropping phases may be possible but the versatility of the land is very limited. (NB some 
parts of Tasmania are currently able to crop more frequently on Class 4 land than suggested above. This is due to the 
climate being drier than 'normal'. However, there is a high risk of crop or soil damage if 'normal' conditions return.). 

CLASS 5: This land is unsuitable for cropping, although some areas on easier slopes may be cultivated for pasture 
establishment or renewal and occasional fodder crops may be possible. The land may have slight to moderate limitations 
for pastoral use. The effects of limitations on the grazing potential may be reduced by applying appropriate soil 
conservation measures and land management practices. 

CLASS 6: Land marginally suitable for grazing because of severe limitations. This land has low productivity, high risk 
of erosion, low natural fertility or other limitations that severely restrict agricultural use. This land should be retained 
under its natural vegetation cover. 

CLASS 7: Land with very severe to extreme limitations which make it unsuitable for agricultural use. 
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Appendix 4: Potential conflict issues  

Tables A4-1 to Table A4-4 describes the frequency and intensity of adjacent activities and the associated 
issues likely to constrain this use. These are a broad guide only and site specific, cultivar specific and seasonal 
variations occur. Aside from these specific issues associated with grazing Learmonth et. al. (2007) also 
provides a comprehensive list of potential land use conflict issues (see Figure A4-1). Table A4-1 provides the 
rationale behind the recommended minimum buffers contained in Table A7-1 (Appendix 7).  

Table A4-1: Farming activity – Grazing 

Management Activity Issues likely to constrain the 
activity 

Comment 

Pasture sowing 

Herbicide spraying 

Cultivation 

Drilling 

Spray drift, noise, dust  Ground based or aerial – often 
very early in the morning 

Grazing Livestock trespass, noise at certain 
time e.g., weaning calves  

 

Forage conservation, including 
mowing, raking, baling, carting 
bales 

Noise, dust 
 

Fertiliser spreading Noise, odour 
 

Insecticide spraying  Spray drift, noise Ground based or aerial – often 
very early in the morning 

 

Table A4-2: Farming activity – Irrigated Grazing 

Management activity Issues likely to constrain the 
activity 

Comment 

Pasture sowing 

Herbicide spraying 

Cultivation 

Drilling 

Spray drift, noise, dust Ground based or aerial – often 
very early in the morning 

Grazing Livestock trespass, noise at certain 
time e.g., weaning calves  

 

Forage conservation including 
mowing, raking, baling, carting 
bales 

Noise, dust 
 

Fertiliser spreading Noise  
 

Insecticide spraying  Spray drift, noise Ground based or aerial 

Irrigation Spray drift, noise (pump) Potentially turbid and not potable 
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Table A4-3: Farming Activity - Poppy crop 

Management Activity Issues likely to constrain the 
activity 

Comment 

Pre-cultivation spraying Spray drift, noise Ground based or aerial  

Cultivation – several passes (2-4) Noise, dust Dust is unlikely as soils are likely to 
be moist 

Lime spreading Noise 
 

Drilling Noise Can be very early in the morning 

Herbicide spraying (2 passes) Spray drift, noise Ground based or aerial 

Insecticide & fungicide spraying (2-
3 passes) 

Spray drift, noise Ground based or aerial 

Irrigation Spray drift, noise Potentially turbid and not potable   

Harvesting Noise 
 

Potential forage crop after 
harvesting  

Noise 
 

 

Table A4-4: Farming Activity - Potato crop 

Management Activity Issues likely to constrain the 
activity 

Comment 

Pre-cultivation spraying Spray drift, noise Ground based or aerial – often 
very early in the morning 

Cultivation – several passes (2-4) Noise, dust Dust is unlikely as soils are likely to 
be moist 

Planting Noise  

Herbicide spraying Spray drift, noise Ground based or aerial – often 
very early in the morning 

Insecticide & fungicide spraying 
(5+ passes) 

Spray drift, noise Ground based or aerial – likely to 
be very early in the morning 

Fertiliser spreading  Noise, odour 
 

Irrigation Spray drift, noise Potentially turbid and not potable   

Harvesting Noise 
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Figure A4-1: Typical rural land use conflict issues (Learmonth et al. 2007) 
 

Issue Explanation

Absentee 
landholders

Neighbours may be relied upon to manage issues such as bush fires, straying stock, 
trespassers etc. while the absentee landholder is at work or away.

Access Traditional or informal ‘agreements’ for access between farms and to parts of farms may break 
down with the arrival of new people. 

Catchment 
management

Design, funding and implementation of land, water and vegetatin management plans are 
complicated with larger numbers of rural land-holders with differing perspectives and values.

Clearing Neighbours may object to the clearing of trees, especially when it is done apparently without 
approvals or impacts on habitat areas or local amenity.

Cooperation Lack of mutual co-operation through the inability or unwillingness on behalf individuals to 
contribute may curtail or limit traditional work sharing practices on-farm or in the rural community.

Dogs Stray domestic dogs and wild dogs attacking livestock and wildlife and causing a nuisance. 
Drainage Blocking or changing drainage systems through a lack of maintenance or failure to cooperate 

and not respect the rights of others.
Dust Generated by farm and extractive industry operations including cultivating, fallow (bare) ground, 

farm vehicles, livestock yards, feed milling, fertiliser spreading etc.
Dwellings Urban or residential dwellings located too close to or affecting an existing rural pursuit or routine 

land use practice. 
Electric fences Electric shocks to children, horses and dogs. Public safety issues.  
Fencing Disagreement about maintenance, replacement, design and cost.  
Fire Risk of fire escaping and entering neighbouring property. Lack of knowledge of fire issues and 

the role of the Rural Fire Service.
Firearms Disturbance, maiming and killing of livestock and pest animals, illegal use and risk to personal 

safety. Flies Spread from animal enclosures or manure and breeding areas.  
Heritage 
management

Destruction and poor management of indigenous and non indigenous cultural artefacts, 
structures and sites. 

Lights Bright lights associated with night loading, security etc.  
Litter Injury and poisoning of livestock via wind blown and dumped waste. Damage to equipment and 

machinery. Amenity impacts. 
Noise From farm machinery, scare guns, low flying agricultural aircraft, livestock weaning and feeding, 

and irrigation pumps. 
Odours Odours arising from piggeries, feedlots, dairies, poultry, sprays, fertiliser, manure spreading, 

silage, burning carcases/crop residues. 
Pesticides Perceived and real health and environmental concerns over the use, storage and disposal of 

pesticides as well as spray drift.
Poisoning Deliberate poisoning and destruction of trees/plants. Spray drift onto non-target plants. 

Pesticide or poison uptake by livestock and human health risks.
Pollution Water resources contaminated by effluent, chemicals, pesticides, nutrients and air borne 

particulates. Roads Cost and standards of maintenance, slow/wide farm machinery, livestock droving and manure. 
Smoke From the burning of crop residues, scrub, pasture and windrows.  
Soil erosion Loss of soil and pollution of water ways from unsustainable practices or exposed soils. Lack of 

adequate groundcover or soil protection.
Straying 
livestock

Fence damage, spread of disease, damage to crops, gardens and bush/rainforest 
regeneration. Theft/vandalism Interference with crops, livestock, fodder, machinery and equipment. 

Tree removal Removal of native vegetation without appropriate approvals. Removal of icon trees and 
vegetation.Trespass Entering properties unlawfully and without agreement.  

Visual/amenity Loss of amenity as a result of reflective structures (igloos, hail netting), windbreaks plantings 
(loss of view). Water Competition for limited water supplies, compliance with water regulations, building of dams, 
changes to flows. Stock access to waterways. Riparian zone management.

Weeds Lack of weed control particularly noxious weeds, by landholders.  
Based on: Smith, RJ (2003) Rural Land Use Conflict: Review of Management Techniques – 
Final Report to Lismore Living Centres (PlanningNSW). 

Living and Working in Rural Areas.  A handbook for managing land use conflict issues on the NSW North 
Coast. Learmonth, R., Whitehead, R., Boyd, B., and Fletcher, S.  n.d.
Table 1.  Typical rural land use conflict issues in the north coast region
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Appendix 5: Farm business scale characteristics 
Table A5-1 summarises a number of key characteristics associated with each scale. No single characteristics is considered definitive and there will be overlap and 
anomalies. Table A5-1 can be used to determine the scale of the existing farm business and/or the potential scale based on the characteristics. 

Table A5-1: Farm business scale characteristics 

Indicative 
characteristics 

Commercial scale Small scale producer Hobby scale Lifestyle scale 

Relevance for primary 
production 

 

Dominant activity associated with the farm 
business is primary production. 

Likely to be viable. 

Capacity to produce sufficient profit for a 
family and full-time employment of one 
person. 

Dominant activity associated with the farm business is 
primary production. 

Likely to be viable in time, potentially through 
cooperative arrangements, higher value products, 
downstream processing, complementary food, 
recreation, hospitality, tourism or value adding. 

If running livestock, then current carrying capacity is at 
least average DSE/ha for their area.  

Land used for some primary 
production.  

Occupant/family needs to be 
supported by non-primary 
production income and/or off-
farm income. 

Little or no relevance for 
primary production.  

Producer aspirations Shows commercial intent in primary 
production. Have a marketing strategy. 
Business focused with production 
decisions made on economic principles. 

Shows commercial intent in primary production. Have a 
marketing strategy. Business focused with production 
decisions made on economic principles. 

Work with other small scale producers to share 
marketing and resources.  

Profitability is not a high priority 
in primary production decisions 
and viability cannot be 
demonstrated. 

 

Profitability has very low 
relevance. Lifestyle is the 
dominant motivation for 
any primary production 
activity.  

Labour (FTE) for the 
primary production 

At least 1 FTE Likely to be at least 0.5 FTE Likely to be less than 0.5 FTE  

Indicative Gross Income 
from Primary Production 

Greater than $300 000 from the farm 
business with additional income derived 
from value adding or off-farm generally 
comprising less than 50% of total 
household income.  

Generally, between $40 000 and $300 000 from the 
farm business. Total household income is generally 
derived from several income streams of which primary 
production is one. Primary production income often 
comprises less than 50% of total household income.  

Generally, between $10 000 - 
$40 000 from the farm business 
with additional household 
income comprising more than 
50% of total household income. 

<$10 000 from the farm 
business. 

Land and Water resources 
(general characteristics) 

Total land area for mixed farming is likely 
to be 200ha-500ha or more, depending on 
Land Capability, water resources and farm 
business activity mix. Land area for 
vineyards, orchards or berries is likely to 
be at least 10ha-20ha and likely more. 

Land area generally comprising of a 
number of titles farmed together. Irrigation 
is generally necessary for smaller land 
areas to be viable and/or for higher value 
products. 

For livestock producers generally 40-80ha in one or 
two titles.  

Generally, 8-40 ha in area and a single title for other 
ventures. 

Water for irrigation likely, but it depends on the farm 
business activity.  

The land and/or water resources associated with the 
farm business may have the capacity to contribute to a 
‘commercial scale’ farm business depending on the 
degree of constraint. 

Generally, 8-40 ha in area and 
a single title. 

Water for irrigation less likely, 
but possible, depending on 
location and cost of supply. 

The land and/or water 
resources associated with the 
title may have the capacity to 
contribute to a ‘commercial 
scale’ farm business depending 
on the degree of constraint. 

Generally, 1-8 ha in area. 

Land Capability variable. 

Water for irrigation highly 
unlikely. No capacity to 
contribute to a commercial 
scale farm business due to 
constraining factors.  
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Indicative 
characteristics 

Commercial scale Small scale producer Hobby scale Lifestyle scale 

Connectivity Few constraints likely. 

Likely to be well connected to other 
unconstrained titles, 

Expansion and/or intensification feasible. 

Some constraints likely. 

Residences on majority of adjacent titles. 

Low connectivity to unconstrained titles. 

Some constraints likely. 

Residences on majority of 
adjacent titles. 

Low connectivity to 
unconstrained titles. 

Moderate to significant 
constraints likely. 

Residences on majority of 
adjacent titles. 

Little or no connectivity to 
unconstrained titles. 

Registrations Are recognised by ATO as Primary 
Producer. Livestock producers will have a 
PIC and be registered for NLIS and LPA. 
All producers are likely to be registered for 
GST. Would be part of QA schemes, 
depending on products and markets. 

Are recognised by ATO as a Primary Producer. 
Livestock producers will have a PIC and be registered 
for NLIS and LPA. All producers are likely to be 
registered for GST. Would be part of QA schemes, 
depending on products and markets. 

May or may not be recognised 
by ATO as primary producer. 

Livestock producers will have a 
PIC and be registered for NLIS 
and LPA; may be registered for 
GST and may be part of any 
QA schemes. 

Are not recognised by ATO 
as primary producer. 

May not have a PIC or be 
registered for NLIS; are not 
registered for GST and 
unlikely to be part of any 
QA schemes. 

Role of a dwelling Dwelling is subservient to the primary 
production. 

Dwelling is convenient/preferred to facilitate improved 
productivity. 

Dwelling assists with security.  

Dwelling is 
convenient/preferred for 
lifestyle reasons. 

Dwelling is the dominant 
activity on the title. 
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Appendix 6: Characteristics of a commercial scale farm business activity 
It is very difficult to provide an assessment of the commercial viability of a single farm business activity as generally more than one farm business activity contributes 
to a farming business. Table A6-1 is designed to describe the general characteristics of a commercial scale farm business activity in Tasmania. Table A6-1 can be 
used to characterise land and water resources to determine whether they have the capacity to contribute to a commercial scale farm business activity. For example, a 
farming business with less than 4ha of cherries is likely to need additional farming activities to be viable.  

Table A6-1: Resource requirements for various land uses 

Resource Livestock Broad acre crops Vegetables Berries Orchard fruits 
& vines 

Nurseries & 
cut flowers 

Forestry 
plantations 

 

Sheep Cattle Dairy Cereals Others Processed Fresh Market 

    

Land Capability LC 
generally 
3–6. 

LC 
generally 3–
5/6. 

LC generally 
3–5. 

LC 1–4. LC 1–4. LC 1–4. LC 1–4. LC 1–4/5. LC 1–4/5. LC 1–4 or N/A. LC 4–6. 

Minimum paddock 
sizes 

No 
minimum 

No 
minimum 

To suit 
grazing 
system. 

10–15ha 
min 

5–10ha min. 10ha min. 10ha min. 2–4ha. 2–5ha. 2–4ha min. 10–20ha min. 

Size for a ‘viable’ 
business if 
conducted as 
single farm 
business activity 
(1) 

Generally 3,000–10,000 dse 
-area depends on rainfall). 
(2) 

Capacity for 
at least 350 
milkers.(3) 

Broadacre cropping will be a mix of crops in rotation with pasture and 
livestock. The area required for viability is highly variable. 

4–10ha. 10–30ha. 5–10ha. TBC 

Irrigation water Not 
essential 

Not 
essential. 

Preferable 4–
6ML/ha. 

Not 
necessary. 

Mostly 
necessary, 2–
3 ML/ha. 

Necessary, 2–
6ML/ha. 

Necessary, 2–
6ML/ha. 

Necessary, 1–
3ML/ha. 

Necessary, 2–
3ML/ha. 

Necessary, 
small quantity. 

Not required. 

Climate 
specifications 

Lower 
rainfall 
preferred 
for wool. 

No 
preferences. 

High rainfall 
(or irrigation). 

Susceptible 
to spring 
frosts. 
Difficult to 
harvest in 
humid 
coastal 
conditions. 

Susceptible to 
spring frosts. 

Susceptible to 
spring frosts. 

Susceptible to 
spring frosts. 

High rainfall (or 
irrigation). 

Susceptible to 
spring frosts for 
vines. Susceptible 
to summer rains 
for cherries. 
Susceptible to 
disease in high 
humidity in March 
for vines. 

Preferably low 
frost risk area. 

Rainfall 
above 700–
800 mm. 

Infrastructure Yards & 
shearing 
shed. 

Yards, 
crush, 
loading 
ramp. 

Dairy shed, 
yards, crush, 
loading ramp. 

Minimal. Irrig facilities. Irrig facilities. Irrig facilities. 
Possibly a packing 
shed unless using 
a contract packer 
or growing on 
contract 

Irrig facilities. 
Packing shed 

Irrig facilities. 
Packing shed 

Plastic/glass 
houses. 

Firefighting 
dams. 

Access roads 
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Resource Livestock Broad acre crops Vegetables Berries Orchard fruits 
& vines 

Nurseries & 
cut flowers 

Forestry 
plantations 

Plant & equipment Minimal. Minimal; 
hay feeding 
plant. 

General 
purpose 
tractor, 
hay/silage 
feeding. 

Tractors & 
implements. 

Tractors & 
implements. 

Tractors & 
implements. 

Tractors & 
implements. 

Tractors & 
implements. 

Tractors & 
implements. 

Small plant. Contract 
services. 

Market contracts Not 
required. 

Not 
required. 

Necessary. Not 
required. 

Generally 
required. 

Necessary. Highly preferred. Desired. Desired. Contracts 
preferable. 

Varies. 

Labour Medium. Low. High. Low. Low. Low. Variable/medium. High at times. High at times. High at times. Low. 

Local services Shearers. Vet. Vet, dairy 
shed 
technician. 

Agronomist, 
contractors. 

Agronomist, 
contractors. 

Agronomist, 
contractors. 

Agronomist, 
contractors. 

Pickers. Pickers. Pickers. Contractors. 

Regional suitability  Dryer areas 
good for 
wool. All 
areas 
suitable; 
larger farm 
sizes 
needed for 
viability. 

All areas 
suitable.  

Economics 
dictate large 
area 
necessary. 
Needs high 
rainfall or 
large water 
resource for 
irrigation.  

Generally 
large areas, 
so need 
larger 
paddocks 
and larger 
farms. 

Generally 
large areas, 
so need 
larger 
paddocks and 
larger farms. 

Medium sized 
paddocks & 
farms; area for 
crop rotations 
and irrigation. 

Medium sized 
paddocks & farms; 
area for crop 
rotations and 
irrigation. 

Specific site 
requirements; 
proximity to 
markets and 
transport/carriers. 

Specific site 
requirements; 
potentially 
available in most 
municipalities. 

Proximity to 
markets is 
important.  

Low rainfall 
areas less 
preferred. 

Table notes: 

1. The Agricultural Land Mapping Project (ALMP) (Dept of Justice, 2017) defined minimum threshold titles sizes that could potentially sustain a standalone agricultural farm business activity. The ALMP have 333ha for a livestock farm business 
activity, 40ha for dairy, 133ha for cereals and other broadacre crops, 25ha for processed and fresh market vegetable, 10ha for berries, other fruits & vines and nurseries and cut flowers and no specified minimum area for plantation forestry.  

2. Kynetec (March 2021) Farm Intel Information brochure uses 100ha as the minimum farm area for livestock 
3. Kynetec (March 2021) Farm Intel Information brochure uses 75ha as the minimum farm area for dairy. 
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Appendix 7: Separation distances and buffers 
Farm business activity scale (RMCG 2022 and included as Appendix 5) in combination with Table A7-1 can be used to provide guidance on appropriate separation 
distances when there are no additional mitigating factors. Appendix 4provides guidance on constraints and potential conflict issues in relation to the relevant current and 
potential farming activities in proximity to a sensitive use.  

Table A7-1: Separation distances 

Resource Livestock Broad acre crops Vegetables Berries Orchard 
fruits & 
vines 

Nurseries & 
cut flowers 

Forestry 
plantations 

 

Sheep Cattle Dairy Cereals Others Processed Fresh 
Market 

    

Recommend
ed min. 
buffer for 
individual 
dwellings (1)  

50m to 
dryland 
and 
100m to 
irrigated 
grazing 
area (3) 

50m to 
dryland 
and 100m 
to irrigated 
grazing 
area.(3). 

50m to 
dryland and, 
100m to 
irrigated 
grazing, 
300m to 
dairy shed 
and 250m to 
effluent 
storage or 
continuous 
application 
areas (2). 

200m to 
crop. 

200m to 
crop. 

200m to crop. 200m to 
crop. 

200m to 
crop. 

200m to 
crop. 

200m to crop. 100m from crop for 
aerial spraying. 

Recommend
ed min. 
buffer for 
residential 
areas (1)  

50m to 
dryland 
and 
100m to 
irrigated 
grazing 
area (3) 

50m to 
dryland 
and 100m 
to irrigated 
grazing 
area.(3) 

50m to 
dryland and, 
100m to 
irrigated 
grazing, 
300m to 
dairy shed 
and 250m to 
effluent 
storage or 
continuous 
application 
areas (2). 

300m to 
crop. 

300m to 
crop. 

300m to crop. 300m to 
crop. 

300m to 
crop. 

300m to 
crop. 

300m to crop. Site specific (1).  

Table notes: 

1. From (Learmonth, Whitehead, Boyd & Fletcher, 2007). These are industry specific recommended setbacks which do not necessarily align with Planning Scheme Setback requirements. Council should ensure they are 
aware of attenuation setback requirements for specific activities.  

2. The State Dairy Effluent Working Group, 1997 uses 50m to grazing area, 250m to dairy shed and 300m to effluent storage or continuous application areas. The State Planning Scheme uses 300m to diary shed and 250m 
to effluent lagoon 

3. Learmonth, Whitehead, Boyd & Fletcher, 2007 uses 50m from grazing areas.  

Exhibited



 

A G R I C U L T U R A L  R E P O R T :  5 7 1  E L P H I N S T O N E  R D  2 3  

 

This report has been prepared by: 

 

RM Consulting Group Pty Ltd trading RMCG 

Level 2, 102-104 Cameron Street, Launceston Tasmania 7250 

rmcg.com.au  —  ABN  73 613 135 247 

 

Offices in Victoria, Tasmania, NSW and Queensland 

 

Key contact 

Michael Tempest 

0467 452 155 —  michaelt@rmcg.com.au 

 

 

Document review and authorisation  

Project Number: #2545 

Doc 
Version 

Final/Draft Date Author Project 
Director 
review 

BST        
QA 
review 

Release 
approved 
by 

Issued to 

1.0 Final 06/10/2025 M. 
Tempest 

D. Lucas B. 
Gravenor 

D. Lucas F. Bovill & 
B. Redman 
and NOVA 

 

 

 

Exhibited



 
 
 
 

 NOVALAND.COM.AU

 

 

 

 

Exhibited



i 

 NOVALAND.COM.AU

 

 

 
Disclaimer 

This report deals with the potential bushfire risk only, all other statutory 

assessments sit outside of this report. This report is not to be used for 

future or further development on the site, other then what has been 

specifically provided for in the certified plans attached. Nova Land 

Consulting Pty Ltd accepts no responsibility to any purchaser, 
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rely on this report. This report sets out the owner’s requirements and 

responsibilities and does not guarantee that buildings will survive in the 

event of a bushfire event. If characteristics of the property change or 

are altered from those which have been identified, the BAL 

classification may be different to that which has been identified as part 

of this report. In this event the report is considered to be void. 
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Date  
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GENERAL NOTES
•   Plan to be read in conjunction with
Bushfire Hazard Report by Nova
Land Consulting – Subdivision - 1 to
2 lots - 571 Elphinstone Road,
Cressy, ref no. L241001, version 1,
dated 12/09/2025.

•   Lot 1 currently contains Residential
Dwelling & Workers Accommodation

•   Lot 2 is currently vacant of
development, contains significant
identified Threatened Native
Vegetation

•   ensure that all relevant consultants
and contractors are provided with a
full copy of this plan and supporting
report.

•   Sheet 2 contains BHMP
specifications for Subdivision

11m

Title & Vegetation Continues South - See Context Plan

Lot 1

Lot 2
23m

23m

11m

AJB & JS
AS SHOWN @ A3

15/09/2025

1/2

1

BUSHFIRE HAZARD MANAGEMENT PLAN LEGEND

Bushfire Hazard Management Area

Existing Access - Sufficient for Bushfire

Existing Buildings

Existing Dam

Indicative 15m x 10m Building Envelope

Potentially Threatened  Vegetation - Indicative Location 

Static Water Supply - 10,000L Tank

Existing Carriageway (no
upgrades required)

200 m

Indicative Scale

E
lphinstone R

oad

Context Plan

Notes:
-

Exempt under C13.4.1(a)
Bushfire-Prone Areas Code

Certified as having insufficient increase
in bushfire risk; no specific bushfire

protection measures required.
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1

Design & Construction
Future buildings requiring assessment under AS3959:2018 are to be constructed to a minimum standard of BAL–19.

Access Road
Property access for future building on Lot 2 is to be provided from the vehicular crossover on Elphinstone Road through to the
firefighting water point. Access must:
• Be of all-weather construction (minimum)
• Minimum carriageway width of 4m.
• Vegetation must be cleared for a height of 4m above the carriageway and 0.5m each side of the carriageway.
• Property access length greater than 200m must provide a compliant passing bay, with a minimum size of 2m x 20m. Where
required, passing bays must be designed and constructed in accordance with access standards. 
• Where property access is greater than 30m and access is provided to 3 or more properties, passing bays with a minimum size of
2m x 20m, must be provided every 100m 
• Private access must be constructed in accordance with section 5.4 of the Bushfire Hazard Report. 
• Current existing access construction for Lot 1 is considered sufficient to allow fire appliance sufficient accessibility to the site.

Static Fire Fighting Water Supply
Future buildings on each lot must provide a 10,000 Litre dedicated firefighting water supply tank for each building (or equivalent
combined tenement), as specified below:
• Tanks and above ground fittings and pipes must be made of non-rusting, non-combustible, non-heat deforming materials.
• The tank or remote offtake must not be located within 6m of the building.
• The tank or remote offtake must be located within 3m of a hardstand area. 
• Tanks must be fitted with a standard compliance forged Storz 65mm adapter fitted with a standard (deliver) washer rated to
1800kPa working pressure and 2400kPa burst pressure.
• Bushfire Signage must be clearly displayed in accordance with section 5.5 of the Bushfire Hazard Report. 
• A static water supply and hardstand area for fire fighting purposes must be provided in accordance with section 5.5 of the
Bushfire Hazard Report. 

Hardstand 
A hardstand area for fire appliances must be:
• no more than 3m from the firefighting water point, measured as a hose lay (including the minimum water level in dams,
swimming pools and the like)
• no closer than 6m from the building area to be protected; 
• a minimum width of 3m constructed to the same standard as the carriageway; and
• connected to the property access by a carriageway equivalent to the standard of the property access.

Fire Fighting Water Point Signage
The fire fighting water point for a static water supply must be identified by a sign permanently fixed to the exterior of the assembly
in a visible location. The sign must:
• Comply with tank signage requirements under AS2304:2019; or
• Comply with the Tasmanian Fire Service Water Supply Guidelines published by the Tasmanian Fire Service.

Hazard Management – Vegetation Management
• Future buildings on Lot 1 are to provide bushfire hazard management areas as dimensioned and shown. Hazard Management
areas may be subject to change and future assessment, depending on the location of future building. 
• Vegetation in the hazard management areas (as dimensioned and shown) is to managed and maintained in a minimum fuel
condition in accordance with section 5.2 of Bushfire Hazard Report.
• It is recommended that building plans on each lot be reviewed by the author of this plan, prior to receiving building approval. 
• It is noted that Lot 2 contains vegetation identified as threatened under Schedule 3A of the Nature Conservation Act 2002 (Tas).
While the management of this vegetation is subject to separate legislation, landowners should remain aware of its presence and
ensure that any activities within this area are undertaken in a manner that avoids or minimises impacts. Where works may affect
threatened flora, a “permit to take” may be required, and further information should be sought from NRE Tasmania.

It is recommended that any proposed action within this area be reviewed by a suitably qualified natural values assessor to confirm
legislative obligations and appropriate management measures.

Notes:
1.Refer plans – Nova Land Consulting, Proposed 2 lot Subdivision, 571 Elphinstone Road, Cressy, job no L241001, date
02/09/25, version 1. 
2.All future works to comply with Director’s Determination – Bushfire Hazard Area’s (v1.2). Table 1, 2, 3 and 4. 
3.Plan to be read in conjunction with Bushfire Hazard Management Report dated 12/09/2025 Notes:

-
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BUSHFIRE-PRONE AREAS CODE 
 
CERTIFICATE1 UNDER S51(2)(d) LAND USE PLANNING AND 
APPROVALS ACT 1993 

 

 

1. Land to which certificate applies 

 

The subject site includes property that is proposed for use and development and includes all 
properties upon which works are proposed for bushfire protection purposes. 

 

Street address: 571 Elphinstone Road, Cressy 

 

Certificate of Title / PID: 167142/1 / 3283819 

 
 

2. Proposed Use or Development 

 
 

Description of proposed Use  
and Development: 

Subdivision - 1 to 2 Lots 

 

Applicable Planning Scheme: 
 

Tasmanian Planning Scheme - Northern Midlands 

  
 

3. Documents relied upon 
 

This certificate relates to the following documents: 
 

Title Author Date Version 

Bushfire Hazard Management Plan 

Nova Land Consulting – 

James Stewart - BFP- 
157 

15/09/2025 1 

Bushfire Hazard Report 
Nova Land Consulting- 

Alex Bowles - BFP- 157 

12/09/2025 1 

    
  

 
1 This document is the approved form of certification for this purpose and must not be altered from its original form.  
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4. Nature of Certificate 
 

The following requirements are applicable to the proposed use and development: 
 

☐ E1.4 / C13.4 – Use or development exempt from this Code 

 Compliance test Compliance Requirement 

☒ E1.4(a) / C13.4.1(a) Insufficient increase in risk. Lot 2 

 

☐ E1.5.1 / C13.5.1 – Vulnerable Uses 

 Acceptable Solution Compliance Requirement 

☐ E1.5.1 P1 / C13.5.1 P1 
Planning authority discretion required. A 
proposal cannot be certified as compliant with 
P1.  

☐ E1.5.1 A2 / C13.5.1 A2 Emergency management strategy 

☐ E1.5.1 A3 / C13.5.1 A2 Bushfire hazard management plan 

 

☐ E1.5.2 / C13.5.2 – Hazardous Uses 

 Acceptable Solution Compliance Requirement 

☐ E1.5.2 P1 / C13.5.2 P1 
Planning authority discretion required. A 
proposal cannot be certified as compliant with 
P1. 

☐ E1.5.2 A2 / C13.5.2 A2 Emergency management strategy 

☐ E1.5.2 A3 / C13.5.2 A3 Bushfire hazard management plan 

 

☒ E1.6.1 / C13.6.1 Subdivision: Provision of hazard management areas 

 Acceptable Solution Compliance Requirement 

☐ E1.6.1 P1 / C13.6.1 P1 
Planning authority discretion required. A 
proposal cannot be certified as compliant with 
P1. 

☐ E1.6.1 A1 (a) / C13.6.1 A1(a) Insufficient increase in risk  

☒ E1.6.1 A1 (b) / C13.6.1 A1(b) 
Provides BAL-19 for all lots (including any lot 
designated as ‘balance’) 

☐ E1.6.1 A1(c) / C13.6.1 A1(c) Consent for Part 5 Agreement  
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☒ E1.6.2 / C13.6.2 Subdivision: Public and fire fighting access 

 Acceptable Solution Compliance Requirement 

☐ E1.6.2 P1 / C13.6.2 P1 
Planning authority discretion required. A 
proposal cannot be certified as compliant with 
P1. 

☐ E1.6.2 A1 (a) / C13.6.2 A1 (a) Insufficient increase in risk  

☒ E1.6.2 A1 (b) / C13.6.2 A1 (b) Access complies with relevant Tables 

 

☒ 
E1.6.3 / C13.1.6.3 Subdivision: Provision of water supply for fire fighting 
purposes 

 Acceptable Solution Compliance Requirement 

☐ E1.6.3 A1 (a) / C13.6.3 A1 (a) Insufficient increase in risk 

☐ E1.6.3 A1 (b) / C13.6.3 A1 (b) 

 

Reticulated water supply complies with relevant 
Table 

 

☐ E1.6.3 A1 (c) / C13.6.3 A1 (c) Water supply consistent with the objective 

☐ E1.6.3 A2 (a) / C13.6.3 A2 (a)  Insufficient increase in risk 

☒ E1.6.3 A2 (b) / C13.6.3 A2 (b) 

 

Static water supply complies with relevant Table 

 

☐ E1.6.3 A2 (c) / C13.6.3 A2 (c) Static water supply consistent with the objective 
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5. Bushfire Hazard Practitioner 
 

Name: James Stewart Phone No: 03 6709 8116 

 

Postal 
Address: 

 
PO Box 8035, Trevallyn 
TAS 7250 
 

Email 
Address: 

james@novaland.com.au 

 
 

Accreditation No: BFP-157 Scope:  1, 2, 3B & 3C 

 

 

6. Certification 
 

I certify that in accordance with the authority given under Part 4A of the Fire Service Act 
1979 that the proposed use and development: 
 

☐ 

Is exempt from the requirement Bushfire-Prone Areas Code because, having regard 
to the objective of all applicable standards in the Code, there is considered to be an 
insufficient increase in risk to the use or development from bushfire to warrant any 
specific bushfire protection measures, or 

☒ 

The Bushfire Hazard Management Plan/s identified in Section 3 of this certificate 
is/are in accordance with the Chief Officer’s requirements and compliant with the 
relevant Acceptable Solutions identified in Section 4 of this Certificate. 

 
 

Signed: 
certifier 

 
 

 
 

 

Name: James Stewart Date: 7 October 2025 

    

  
Certificate 

Number: 
NL02425 

  (for Practitioner Use only) 
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