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OPEN COUNCIL MINUTES 
MINUTES OF AN ORDINARY MEETING OF THE SOUTHERN MIDLANDS COUNCIL 
HELD ON WEDNESDAY, 24th JULY 2019 AT THE MUNICIPAL OFFICES, 71 HIGH 

STREET, OATLANDS COMMENCING AT 10:00 A.M 
 

1. PRAYERS 
 
Rev Dennis Cousens recited prayers. 
 
 

2. ATTENDANCE 
 
Mayor A O Green, Deputy Mayor E Batt, Clr A Bisdee OAM, Clr D Fish, Clr R 
McDougall. 
 
Mr T Kirkwood (General Manager), Mr A Benson (Deputy General Manager), Mr D 
Cundall (Manager, Development and Environmental Services), Mr B Williams 
(Manager, Heritage Projects), Miss E Lang (Executive Assistant) 
 
 

3. APOLOGIES 
 
Clr A Bantick & Clr K Dudgeon 
 
Note: Previously granted leave of absence. 
 

4. MINUTES 
 
4.1 ORDINARY COUNCIL MINUTES 
 
The Minutes (Open Council Minutes) of the previous meeting of Council held on the 
26th June 2019, as circulated, are submitted for confirmation. 
 
DECISION 
Moved by Deputy Mayor E Batt, seconded by Clr R McDougall 
 
THAT the Minutes (Open Council Minutes) of the previous meeting of Council 
held on the 26th June 2019, as circulated, be confirmed. 
 
CARRIED 
 
DECISION 

Councillor 
Vote 

FOR 

Vote  

AGAINST 

Mayor A O Green √  
Deputy Mayor E Batt √  
Clr A E Bisdee OAM √  
Clr D F Fish √  
Clr R McDougall √  
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4.2 SPECIAL COMMITTEES OF COUNCIL MINUTES 
 
4.2.1 SPECIAL COMMITTEES OF COUNCIL - RECEIPT OF MINUTES 
 
The Minutes of the following Special Committee of Council, as circulated, are 
submitted for receipt: 
 
 Minutes – Woodsdale Hall Management Committee – 24th June 2019. 
 
RECOMMENDATION 
 
THAT the minutes of the above Special Committee of Council be received. 
 
DECISION 
Moved by Clr D Fish, seconded by Clr A Bisdee OAM 
 
THAT the minutes of the above Special Committee of Council be received. 
 
CARRIED 
 
DECISION 

Councillor 
Vote 

FOR 

Vote  

AGAINST 

Mayor A O Green √  
Deputy Mayor E Batt √  
Clr A E Bisdee OAM √  
Clr D F Fish √  
Clr R McDougall √  

 
 
4.2.2 SPECIAL COMMITTEES OF COUNCIL - ENDORSEMENT OF 

RECOMMENDATIONS 
 
The recommendations contained within the minutes of the following Special Committee 
of Council are submitted for endorsement. 
 
 Nil. 
 
DECISION NOT REQUIRED 
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4.3 JOINT AUTHORITIES (ESTABLISHED UNDER DIVISION 4 OF THE 
LOCAL GOVERNMENT ACT 1993) 

 
4.3.1 JOINT AUTHORITIES - RECEIPT OF MINUTES 
 
The Minutes of the following Joint Authority Meetings, as circulated, are submitted for 
receipt: 
 
 Southern Tasmanian Councils Authority – Nil. 
 Southern Tasmanian Councils Authority (Waste Strategy South) – Nil. 
 
DECISION NOT REQUIRED 
 
4.3.2 JOINT AUTHORITIES - RECEIPT OF REPORTS (ANNUAL & 

QUARTERLY) 
 
Reports prepared by the following Joint Authorities, as circulated, are submitted for 
receipt: 
 
 Southern Tasmanian Councils Authority – Nil. 
 
DECISION NOT REQUIRED 
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5. NOTIFICATION OF COUNCIL WORKSHOPS 
 
In accordance with the requirements of the Local Government (Meeting Procedures) 
Regulations 2015, the Agenda is to include details of any Council workshop held since 
the last meeting. 
 
No workshops have been held since the last Ordinary Meeting. 
 
RECOMMENDATION 
 
THAT the information be received. 
 
DECISION 
Moved by Deputy Mayor E Batt, seconded by Clr R McDougall 
 
THAT the information be received. 
 
CARRIED 
 
DECISION 

Councillor 
Vote 

FOR 

Vote  

AGAINST 

Mayor A O Green √  
Deputy Mayor E Batt √  
Clr A E Bisdee OAM √  
Clr D F Fish √  
Clr R McDougall √  
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6. COUNCILLORS – QUESTION TIME 
 
6.1 QUESTIONS (ON NOTICE) 
 
Regulation 30 of the Local Government (Meeting Procedures) Regulations 2015 
relates to Questions on notice.  It states: 
 

(1)  A councillor, at least 7 days before an ordinary council meeting or a 
council committee meeting, may give written notice to the general 
manager of a question in respect of which the councillor seeks an 
answer at that meeting. 

(2)  An answer to a question on notice must be in writing. 
 
 
Nil. 
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6.2 QUESTIONS WITHOUT NOTICE 
 
An opportunity was provided for Councillors to ask questions relating to Council 
business, previous Agenda items or issues of a general nature. 
 
Clr R McDougall – Question regarding the upcoming Heritage and Bullock Festival 
and what food/beverage vans will be available, if any? 
 
The Deputy General Manager advised that there will be approximately 4 food/coffee 
vans in attendance in the carpark area at Barrack Street. There will also be community 
groups in the Drovers Hut at Callington Park over the weekend selling bbq food.   
 
Clr R McDougall – request for Councillors to receive a Heritage and Bullock Festival 
t-shirt, along with community association members that are involved. 
 
The Deputy General Manager advised that there are additional t-shirts arriving today 
and they will be provided to Councillors. 
 
Deputy Mayor E Batt – question regarding the Melton Mowbray intersection and a 
statement that he made regarding Council having previously written to the Department 
of State Growth requesting a speed limit change at this intersection. 
 
The General Manager advised that Council did send correspondence to the 
Department and a copy will be provided. 
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7. DECLARATIONS OF PECUNIARY INTEREST 
 
In accordance with the requirements of Part 2 Regulation 8 of the Local Government 
(Meeting Procedures) Regulations 2015, the chairman of a meeting is to request 
Councillors to indicate whether they have, or are likely to have, a pecuniary interest in 
any item on the Agenda. 
 
Accordingly, Councillors are requested to advise of a pecuniary interest they may have 
in respect to any matter on the agenda, or any supplementary item to the agenda, 
which Council has resolved to deal with, in accordance with Part 2 Regulation 8 (6) of 
the Local Government (Meeting Procedures) Regulations 2015. 
 
 
Nil. 

  

ATTACHMENT 
Agenda Item 4.1



Southern Midlands Council 
DRAFT Minutes – 24 July 2019 

Page 11 of 251 

8. CONSIDERATION OF SUPPLEMENTARY ITEMS TO THE 
AGENDA  

 
In accordance with the requirements of Part 2 Regulation 8 (6) of the Local 
Government (Meeting Procedures) Regulations 2015, the Council, by absolute 
majority may decide at an ordinary meeting to deal with a matter that is not on the 
agenda if the General Manager has reported – 
 
(a) the reason it was not possible to include the matter on the agenda; and 
(b) that the matter is urgent; and 
(c) that advice has been provided under section 65 of the Act. 
 
 
Nil. 
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9.1 Permission to Address Council 
 
Permission was granted for the following person(s) to address Council: 
 
 Karen Mathieson – President of Oatlands Community Association Inc. to address 

Council at 10.45 a.m. 

 
Karen addressed Council in her capacity as President of the Oatlands Community 
Association (OCA) and provided an update on a number of items/initiatives of the OCA. 
 
It was noted that:- 
 
- Usage of the building has increased over the past 12 months, 20% on community 

bookings and 46% on commercial bookings. 
- A Strategic Planning session of the OCA will be held on the 6th August 2019 and 

an update on OCA’s strategic direction will be provided to Council following this 

session. 
- AGM of the OCA will be held on the 9th September 2019 at 5.30 p.m. and all are 

invited to attend. 
- A request for financial assistance will be submitted to Council for a facelift of the 

meeting rooms/kitchen areas. 
- OCA employs a part-time admin officer and cleaner, noting that 1.5FTE is 

required to successfully run the centre. 
- Appreciates support from Council. 

 
The Mayor thanked Karen for attending and commended her on another successful 
year at the Oatlands Community Association. 
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10. MOTIONS OF WHICH NOTICE HAS BEEN GIVEN UNDER 
REGULATION 16 (5) OF THE LOCAL GOVERNMENT 
(MEETING PROCEDURES) REGULATIONS 2015 

 
 
Nil. 
  

ATTACHMENT 
Agenda Item 4.1



Southern Midlands Council 
DRAFT Minutes – 24 July 2019 

Page 14 of 251 

11. COUNCIL ACTING AS A PLANNING AUTHORITY PURSUANT 
TO THE LAND USE PLANNING AND APPROVALS ACT 1993 
AND COUNCIL’S STATUTORY LAND USE PLANNING 
SCHEME 

 
Session of Council sitting as a Planning Authority pursuant to the Land Use Planning 
and Approvals Act 1993 and Council’s statutory land use planning schemes. 
 
 
11.1 DEVELOPMENT APPLICATIONS 
 
Nil. 
 
11.2 SUBDIVISIONS 
 
Nil. 
 
11.3 MUNICIPAL SEAL (Planning Authority) 
 
Nil.  
 
11.4 PLANNING (OTHER) 
 
Nil. 
 
 
 

[THIS CONCLUDES THE SESSION OF COUNCIL ACTING AS A  
PLANNING AUTHORITY] 
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12. OPERATIONAL MATTERS ARISING (STRATEGIC THEME – 
INFRASTRUCTURE) 

 
12.1 Roads 
 
Strategic Plan Reference 1.1.1 

Maintenance and improvement of the standard and safety of roads in the municipal area.  
 
Nil. 
 
12.2 Bridges 
 
Strategic Plan Reference 1.2.1 

Maintenance and improvement of the standard and safety of bridges in the municipality. 
 
Nil. 
 
12.3 Walkways, Cycle ways and Trails 
 
Strategic Plan Reference 1.3.1 
Maintenance and improvement of the standard and safety of walkways, cycle ways and pedestrian areas to provide 
consistent accessibility.  
 
Nil. 
 
12.4 Lighting 
 
Strategic Plan Reference 1.4.1a & 1.4.1b 

Ensure adequate lighting based on demonstrated need / Contestability of energy supply. 
 
Nil. 
 
12.5 Buildings 
 
Strategic Plan Reference 1.5.1 

Maintenance and improvement of the standard and safety of public buildings in the municipality. 
 
Nil. 
 
12.6 Sewers / Water 
 
Strategic Plan Reference(s) 1.6.1 & 1.6.2 
Increase the capacity of access to reticulated sewerage services / Increase the capacity and ability to access water 
to satisfy development and Community to have access to reticulated water. 
 
Nil. 
 
12.7 Drainage 
 
Strategic Plan Reference 1.7.1 

Maintenance and improvement of the town storm-water drainage systems. 
 
Nil. 
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12.8 Waste 
 
Strategic Plan Reference 1.8.1 

Maintenance and improvement of the provision of waste management services to the Community. 
 
12.8.1 TASMANIAN GOVERNMENT – DRAFT WASTE ACTION PLAN 
 
Author: MANAGER DEVELOPMENT AND ENVIRONMENTAL SERVICES (DAVID 

CUNDALL) 
Date: 17 JULY 2019 
Enclosure: 
Draft Waste Action Plan – Consultation Draft June 2019 
 
 
PURPOSE OF REPORT 
 
To provide Council with a copy of the Draft Waste Action Plan – Consultation Draft 
June 2019, Department of Primary Industries, Parks, Water and Environment 
prepared by the Tasmanian Government. 
 
Council to discuss and provide any initial feedback which can then be incorporated 
into a submission to be prepared by Council offices and referred to the August or 
September Council Meeting for endorsement. 
 
BACKGROUND 
 
As Council would be aware the Tasmanian Government have released the Draft Waste 
Action Plan – Consultation Draft June 2019 (“Waste Action Plan”) for consultation with 
stakeholders and the wider public. 
 
The draft Waste Action Plan provides a framework for discussion with Local 
Government, business and the community on the best way to address the waste and 
resource recovery challenges that face Tasmania. It identifies the actions the 
Tasmanian Government will take to tackle Tasmania’s waste and recycling problems, 
in particular the Government’s commitment to replace the current voluntary regional 
council waste levies with a legislated statewide waste levy and to introduce a Container 
Refund Scheme (CRS) in Tasmania. 
 
Council have until the 7th October 2019 to lodge a written submission directly with the 
Tasmanian Government or Council could opt to channel comments/submission 
through the Local Government Association Tasmanian (LGAT) by the 30th September 
2019.  LGAT have sought comments to inform an LGAT submission in an email dated 
11th July 2019. 
 
LGAT have given an undertaking to run a regional “drop in session” in August and 
September 2019 to discuss the Waste Action Plan and formation of an LGAT 
submission. 
 
Council may provide comments/submission to both LGAT and the Government. 
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A suite of prompts and policy changes have led to the inception and preparation of the 
Waste Action Plan.  The major items being: 
 
 LGAT have been actively lobbying the State Government for the development of 

a State Waste Action Plan since July 2016 when, at the time, the Government 
announced it would not be introducing a statutory waste levy.  LGAT then 
commenced a Waste and Resource Management Strategy in 2017 which 
detailed a suite of initiatives which aimed to address key state-wide waste 
management issues faced by local government.  The recommendations of the 
strategy were then handed to the Environment Protection Authority (EPA). 

 The endorsement of the National Waste Policy at a meeting of the State 
Environment Ministers in December 2018. This higher level policy provided a 
framework and policy environment set to address issues in processing 
recyclables in Australia, stimulating a re-use and recycling circular economy on 
goods and delivery on targets for a reduction in single use plastics (including  
greater use of recyclable and compostable packaging).   

 Outcome of the Tasmanian Waste and Resource Recovery Forum held 
November 2018 held by the Waste Management Association of Australia. 

 Liberal Government targets for the environment. 

 Changes in international markets, and China’s “Green Sword Policy” limiting and 
prohibiting recycables entering China for processing.  China is the biggest 
processer of recyclables.   

 Social, scientific, economic and environmental changes and attitudes to waste 
are informing policy globally. 

 
The key actions and targets detailed in the Waste Action Plan are: 
 
 Introduce a waste levy by 2021 to fund waste management and resource 

recovery activities;  

 Introduce a Container Refund Scheme in Tasmania by the end of 2022;  

 Ensure 100% of packaging is reusable, recyclable or compostable by 2025;  

 Reduce waste generated in Tasmania by 5% per person by 2025 and 10% by 
2030;  

 Achieve a 40% average recovery rate from all waste streams by 2025 and 80% 
by 2030;     

 Have the lowest incidence of littering in the country by 2023;  

 Work at the national level and with local government and businesses in Tasmania 
to phase out problematic and unnecessary plastics1 by 2030; and  

 Reduce the volume of organic waste sent to landfill by 25% by 2025 and 50% by 
2030.   

 
DISCUSSION 
 
The Waste Action Plan is a one of three (3) significant strategic state and regional 
projects currently underway which directly impact the way Council manages waste, re-
usables and recyclables into the future.  The other two (2) being: 
 

ATTACHMENT 
Agenda Item 4.1



Southern Midlands Council 
DRAFT Minutes – 24 July 2019 

Page 18 of 251 

 The Southern Waste Strategy (Southern Waste Strategy Authority) 

 Feasibility Study into a State-wide Waste Management Arrangement (LGAT). 
 
The principles driving all three (3) initiatives are essentially the same.  That is: 
 
 Reduce waste to landfill 

 Policy or legislation for waste reduction 

 Foster markets for recyclables and resource recovery 

 Introduction of a statewide waste levy 

 Maintain accurate data and records on waste generation, circulation and 
distribution 

 Fund, develop and build related infrastructure  

 Regional and State led management of waste 
 
Based on previous motions of Council, motions at LGAT meetings and Council’s Waste 
Management Strategy 2016, Council should be actively supporting much of actions 
and targets provided in the Waste Action Plan. 
 
The most recent related motion was March 2018: 
 

DECISION 
Moved by Clr D Marshall, seconded by Clr R Campbell 
THAT the Southern Midlands Council submit the following Motion for 
consideration at the next Local Government Association of Tasmania 
(LGAT) General Meeting: 
“THAT the LGAT be requested to lobby the State Government to institute 
a container deposit scheme for Tasmania similar to many mainland 
states.” 
CARRIED 

 
As mentioned above, Council have supported previous motions to commence 
investigation and studies into the feasibility of a statewide waste levy at LGAT meetings 
as recently as 2016, 2017 and 2018. 
 
As Council would recall, the Southern Midlands, like most Council’s in Australia, is 
highly vulnerable to international and national market changes to recyclables.  This 
was experienced again recently in May 2018 with the implementation of the “China 
Green Sword Policy” and the sudden increase in costs to recycle materials through 
SKM (an increase of $32 per tonne to $100 per tonne). 
 
Council remains highly vulnerable to local and largely uncontrollable external forces 
such as fee increases at landfill sites, environmental regulations, changes in policy or 
procedures at such sites, limited range of resource recovery options in the South and 
a limited range of waste service providers generally. 
 
Much of these issues are aimed to be addressed through state led initiatives and 
funding through a state-wide waste levy.  A waste levy would be used to fund new 
infrastructure, foster markets for re-usables and recyclables and potentially fund a 
“statewide waste management authority”. 
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Council should however strongly encourage that any waste levy collected is dedicated 
solely to waste management initiatives and innovation and not into general revenue or 
other unrelated programs. 
 
It is recommended that Council consider these issues and prepare a submission to be 
endorsed at the August or September 2019 Council Meeting. 
 
Human Resources & Financial Implications - The preparation of a submission by 
Council Officers will stem from discussion of this report (at this meeting).  There is no 
requirement for external advice or consultants to prepare a submission. 
 
Implications however for supporting some of the actions in the Waste Action Plan will 
likely lead to some financial implications. 
 
A statewide waste levy should be considered at this early stage of the strategy given 
this could potentially lead to an increase in costs for delivering general waste streams 
to landfill from Council’s household collection service and from Council’s three (3) 
waste transfer stations. 
 
Councils that currently administer a voluntary waste levy of only $5 per tonne use funds 
towards initiatives such as Rethink Waste Tasmania which promotes efforts to reduce, 
re-use and recycle.  Southern Midlands have used some of the marketing and 
educational materials in our own educational programs. 
 
The Waste Action Plan does not yet include any figures on a possible waste levy 
amount.   
 
Council should be aware that the legislated levy in other states is significantly higher 
than the current voluntary levies in Tasmania. The table below details this levy: 
 

 TAS WA SA VIC NSW QLD NZ 

Generation 
(kg/cap yr) 
(2014-2015 
figures) 

1,837 2,623 2,527 2,216 2,144 2,210 3,200 

Metro 
Landfill 
Levy rate 
(2018-2019) 

$5 
(voluntary) 

$70 $100 $64.30 $141.20 $75 $NZ10 

Public 
Investment 
Level 

$1.1m $5.5m $19.9m $6.4m $6.4m $21.4m $NZ4.5m 

Source: National Waste Report (2018) and National Waste Report (2016), and New Zealand 
Waste Disposal Levy (2017) 
 
In implementing a statewide waste levy then Council would be subject to the levy for 
the disposal of waste at landfill sites. That is the waste from household collection and 
the waste transfer stations.  This would likely result in an adjustment to the waste rate 
and the charge at the waste transfer stations.  Any changes would be subject to 
separate and detailed reporting to Council. 
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In any case the primary purpose of the waste levy is to reduce materials being sent to 
landfill and to find and fund alternative disposal and re-use or recycling schemes. So 
in effect should reduce the volumes of waste in any case. 
 
Other financial implications, which will be subject to further reporting to Council, would 
be changes to the waste transfer stations to increase and re-use and recycling rates.  
This however aligns with Council’s own Waste Management Strategy. 
 
Community Consultation & Public Relations Implications - Should Council prepare 
a written submission to either LGAT or the Tasmanian Government then the details of 
which will be subject to a report to the August or September 2019 Council meeting.  
The public will have the opportunity to review Council’s draft position and submission 
prior to any decision being made. 
 
It is envisioned however that the premises of the submission will be based on Council’s 
existing strategies to reduce waste volumes generally.  
 
Communications - The Waste Action Plan has been widely publicised in the media 
and some engagement directly with stakeholders. 
 
Priority - Implementation Time Frame - A submission will need to be prepared by 
either 7th October 2019 to the Tasmanian Government or by the 30th September to the 
LGAT. 
 
A Council submission will need to be endorsed at the September meeting at the latest. 
 
Risk Assessment - The content of any submission lodged should be based on existing 
strategy and policy direction of Council. So there is minimal risk to Council or the 
community. 
 
RECOMMENDATION 
 
THAT: 
 
A. This report be received by Council; 
B. Council receive a copy of the ‘Draft Waste Action Plan – Consultation Draft June 

2019, Department of Primary Industries, Parks, Water and Environment’; 
C. Councillors provide any initial feedback and comment which can then be 

incorporated into a submission to be prepared by Council officers and referred to 
Council for endorsement before the end of September 2019; and 

D. Council to decide to lodge a submission with LGAT or directly with the Tasmanian 
Government on the Waste Action Plan or both. 
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DECISION 
Moved by Deputy Mayor E Batt, seconded by Clr R McDougall 
 
THAT: 
 
A. This report be received by Council; 
B. Council receive a copy of the ‘Draft Waste Action Plan – Consultation Draft 

June 2019, Department of Primary Industries, Parks, Water and 
Environment’; 

C. the initial comments and feedback provided by Councillors be noted and 
incorporated into the draft submission to be prepared by Council officers 
and referred to Council for endorsement before the end of September 2019; 

D. As part of the process of preparing a submission, Council conduct a 
workshop to consider the draft ‘Waste Action Plan’ in greater detail (date to 
be set); and 

D. Council confirm its intent to lodge a submission with LGAT and directly 
with the Tasmanian Government on the Waste Action Plan. 

 
CARRIED 
 
DECISION 

Councillor 
Vote 

FOR 

Vote  

AGAINST 

Mayor A O Green √  
Deputy Mayor E Batt √  
Clr A E Bisdee OAM √  
Clr D F Fish √  
Clr R McDougall √  
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ENCLOSURE 
Agenda Item 12.8.1 
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9. PUBLIC QUESTION TIME (10.30 A.M.) 
 
In accordance with the requirements of Part 2 Regulation 8 of the Local Government 
(Meeting Procedures) Regulations 2015, the agenda is to make provision for public 
question time. 
 
In particular, Regulation 31 of the Local Government (Meeting Procedures) 
Regulations 2015 states: 

 
(1) Members of the public may give written notice to the General Manager 7 days 

before an ordinary meeting of Council of a question to be asked at the meeting. 
 
(2) The chairperson may – 
(a) address questions on notice submitted by members of the public; and 
(b) invite any member of the public present at an ordinary meeting to ask 

questions relating to the activities of the Council. 
 
(3) The chairperson at an ordinary meeting of a council must ensure that, if 

required, at least 15 minutes of that meeting is made available for questions 
by members of the public. 

 
(4) A question by any member of the public under this regulation and an answer 

to that question are not to be debated. 
 
(5) The chairperson may – 
(a) refuse to accept a question; or 
(b) require a question to be put on notice and in writing to be answered at a later 

meeting. 
 
(6) If the chairperson refuses to accept a question, the chairperson is to give 
reasons for doing so. 

 
Councillors were advised that, at the time of issuing the Agenda, the following 
questions on notice had been received from a member of the public (see over). 
 
Mayor A O Green then invited questions from members of the public in attendance. 
 
There were three (3) members of the public in attendance. 
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TERRY LOFTUS - OATLANDS 
 
The following email was submitted on the 16th July 2019 addressed to the General 
Manager. 
 
From:  Terry Loftus  
Sent: Tuesday, 16 July 2019 10:40 AM 
To: Timothy Kirkwood  
Subject: Question for SMC July meeting 
 
Please find a list of questions I would like answered at the July 2019, Southern 
Midlands Council meeting: 
 
With the Council's recent release of the following reports (Midlands Aquatic & 
Recreation Centre Feasibility Analysis 2006 and Midlands Aquatic and Recreation 
Centre Business Plan 2009 -2011), can Council provide the following information? 

 Does council consider these two important reports need to be reviewed and 
updated since they are both over ten years old and much of the vital information 
is outdated?   

It is confirmed that the ‘Midlands Aquatic and Recreation Centre Business Plan 2009-
2011’, will be reviewed and updated as part of the decision making process. This will 
be undertaken following closure of tenders. This timeframe recognises the need to 
confirm the actual capital cost of construction, being a major input into the plan. 

 In the 2006 Feasibility Study, it states: "The facility will not easily, if ever, 
achieve a break-even financial position." Has the council updated their current 
financial position to reflect the financial commitment required by the council's 
current financial position?  If so, can a copy of the report be provided? 

It is well documented and recognised that Swimming Pools, and like infrastructure, do 
not achieve a break-even financial position. Investment in these type of facilities 
reflects the broader community benefits associated with leisure; health; recreation; 
learn to swim; water education and safety etc. 

In addition, this type of investment helps attract people to live in Oatlands (and 
surrounding communities), and the fact that better opportunities for youth activities held 
relive boredom and possible vandalism cannot be understated. 

It follows that within Council’s Long-term Financial Management Strategy allowance 
has been made for an increase in costs associated with this proposed operation. These 
estimates will be refined following completion of the Business Plan review. 

Reference is made to the most recent Financial Management Strategy 2018/19 to 
2026/27 endorsed by Council in April 2018 (copy attached). The following dot points 
are extracted from the Strategy as they relate to the Aquatic Centre: 

Financial Projections 
Comprehensive Income Statement 
 
1. …….. 
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2. Charges - average increase of up to 2.50% per annum over the life of the 
strategy allowing for the following adjustments:  

- ……….  

- ……….  

- User fees and charges increased by $130K in YE 2020 to recognise 
commencement of the new Aquatic Centre operation.  

3. ………. 
4. ………. 
5. ………. 
6. ………. 
7. ………. 
8. Salaries & Wages - YE 2020 - 5.00% real increase (equates to $180K) takes 

into account the commencement of the Aquatic Centre operation (i.e. 
current Pool salaries of $58 plus $180K – total of $238K.)  

9. Contractual Services (Materials & Contracts) – indexed at the rate of 1.50% 
per annum over the life of the strategy. YE 2020 – additional 2.50% increase 
(over and above 1.50% increase) to reflect additional costs associated with 
Pool Operation. 

10. Materials – incorporated in Contractual Services 
11. Depreciation - Depreciation increase in YE 2019 by $52K; $87K in YE 

2020; and $93K per year thereafter to reflect capital investment in Aquatic 
Centre. Amount is automatically calculated by the Financial Model based 
on capital expenditure – renewal and new assets. 

12. Finance Charges - Amount is automatically calculated by the Financial 
Model based on the level of loan debt. The Model assumes that if there is 
available cash, it will be used to pay off debt. 

13. Other Expenses - have been indexed by 1.50% per annum.   

 The original studies included an eight lane pool and separate hydro-therapy 
pool, has any assessment been made comparing the 'original complex design' 
with the current proposed much-scaled down design and the effects on usage 
and income generated? 

These changes will be taken into account and reflected in the revised Business Plan. 

 In the Midlands Aquatic and Recreation Centre Business Plan 2009-2011 report 
it states council subsided the pool up to $60,000. In the recent 2019-2020 
budget, council estimates the pool subside will be $103,000. Has council in its 
ten year financial planning estimated the pool subside it will require each year 
for the new pool? If not, will this be a consideration before before committing the 
council's financial stability to this long term debt? 

Yes – refer above response. 

 
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 When making big financial decisions, most councils determine the 'Whole of 
Life' cost and benefits of such expenditure - Has the Elected Council been 
provided a 'whole of life' cost and benefits report or analysis? If not, will such a 
report be provided to the community and council for consideration? 

Whole of life costs are reflected in Council’s Long-Term Financial Management 
Strategy. 

 In the Business Plan, the SWOT Analysis states the weakness/threats are: 'Not 
projected to break even', and 'Some inherent site limitations', and 'Lower 
demand than forecast due to broader economic issues', and 'Council capacity to 
fund ongoing maintenance' - Have these issues be recently considered and a 
process to address each issue resolved? 

These type of issues will all be re-considered as part of the Business Plan review 
process, and will include some sensitivity analysis from a financial perspective. 

 I believe this project will be the biggest Southern Midlands Council has 'taken-
on' for probably 20 years or ever, can full details of how the council is planning 
to pay off the capital debt and ensure the council can afford the daily running 
costs for it planned 7 days a week, 6:00am to 8:00pm fully heated pool, as 
detailed in the recently released reports?  

Refer above comments. Repayment of loan principal and interest is all included in the 
Long-Term Financial Management Strategy. 

 
 
Many thanks, I look forward to receiving your details answers. 
 
Regards 
Terry Loftus 
22 Wellington St 
Oatlands 
 
 
  

ATTACHMENT 
Agenda Item 4.1



Southern Midlands Council 
DRAFT Minutes – 24 July 2019 

Page 46 of 251 

Graham Furness – Oatlands 
Mr Furness, speaking as a member of the Oatlands High Street Traders Group, 
acknowledged and thanked Council (in particular, Deputy General Manager Andrew 
Benson) for their support and provision of information relevant to their activities. 
 
Terry Loftus – Oatlands 
Question regarding the Rates and Charges resolution and can council provide a 
percentage rate increase for each property classification that is being considered in 
today’s agenda? 
 
The General Manager advised that a 3.4% increase has been levied based on the 
2018/19 General Rate charged in 2018/19. Due to the application of adjustment factors 
applied to the Assessed Annual Values for particular classes of property (i.e. 
Residential and Primary Production), the percentage increase will vary depending on 
the classification of the property. Through the introduction of differential rating, the 
Council has aimed at limiting percentage increases for the majority of properties to 
between 4% and 6%. 
 
Question regarding how much extra revenue is expected to be raised by this rates 
increase? 
 
The General Manager advised that he will take the question on notice and provide the 
exact figures to Mr Loftus during the morning tea break. 
 
DECISION 
Moved by Deputy Mayor E Batt, seconded by Clr R McDougall 
 
THAT the meeting be adjourned for morning tea at 10.45 a.m. 
 
CARRIED 
 
DECISION 

Councillor 
Vote 

FOR 

Vote  

AGAINST 

Mayor A O Green √  
Deputy Mayor E Batt √  
Clr A E Bisdee OAM √  
Clr D F Fish √  
Clr R McDougall √  

 
 
DECISION 
Moved by Deputy Mayor E Batt, seconded by Clr D Fish 
 
THAT the meeting be reconvened at 11.10 a.m. 
 
CARRIED 
 
DECISION 

Councillor 
Vote 

FOR 

Vote  

AGAINST 

Mayor A O Green √  
Deputy Mayor E Batt √  
Clr A E Bisdee OAM √  
Clr D F Fish √  
Clr R McDougall √  
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12.9 Information, Communication Technology 
 
Strategic Plan Reference 1.9.1 

Improve access to modern communications infrastructure. 
 
Nil. 
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12.10 Officer Reports – Infrastructure & Works  
 
12.10.1 MANAGER – INFRASTRUCTURE & WORKS REPORT 
 
Author: MANAGER INFRASTRUCTURE & WORKS (JACK LYALL) 
Date: 18 JULY 2019 
 
Roads Program 
 
Maintenance grading in the Clifton vale and Tunnack areas. 
 
The Traffic Counter is currently installed on Buckland Road and will be removed on 
Tuesday 23rd July 2019. 
 
Town and General Maintenance 
 
Footpath repairs/trip hazards to be undertaken in the coming week in Oatlands. 
 
Town and general maintenance is continuing in all other areas. 
 
Waste Management Program 
 
Operating arrangements at the Waste Transfer Stations are working well. 
 
QUESTIONS WITHOUT NOTICE TO MANAGER, INFRASTRUCTURE & WORKS  
 
Advice that a footpath is to be constructed immediately outside the Midlands Multi-
Purpose Health Centre (vicinity of current angle parking) and extended through to the 
Ambulance Garage. This is designed to improve pedestrian safety in this area. 
Extremely positive feedback has been received. 
 
Cliftonvale Road Widening (Elderslie side of the river fords) – project completed which 
has resulted in major safety improvements. 
 
Estate Road, Campania – Mayor advised that he has received very positive feedback 
from the public following recent works undertaken on Estate Road. To be conveyed to 
the Works employees. 
 
RECOMMENDATION 
 
THAT the Infrastructure & Works Report be received and the information noted. 
 
DECISION 
Moved by Clr D Fish, seconded by Clr A Bisdee OAM 
 
THAT the Infrastructure & Works Report be received and the information noted. 
 
CARRIED 
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DECISION 

Councillor 
Vote 

FOR 

Vote  

AGAINST 

Mayor A O Green √  
Deputy Mayor E Batt √  
Clr A E Bisdee OAM √  
Clr D F Fish √  
Clr R McDougall √  
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13. OPERATIONAL MATTERS ARISING (STRATEGIC THEME – 
GROWTH) 

 
13.1 Residential 
 
Strategic Plan Reference 2.1.1 

Increase the resident, rate-paying population in the municipality. 
 
Nil. 
 
13.2 Tourism 
 
Strategic Plan Reference 2.2.1 

Increase the number of tourists visiting and spending money in the municipality. 
 

Nil. 
 
13.3 Business 
 
Strategic Plan Reference 2.3.1a, 2.3.1b & 2.3.1c 
Increase the number and diversity of businesses in the Southern Midlands / Increase employment within the 
municipality / Increase Council revenue to facilitate business and development activities (social enterprise). 
 
Nil. 
 
13.4 Industry 
 
Strategic Plan Reference 2.4.1 & 2.4.2 
Retain and enhance the development of the rural sector as a key economic driver in the Southern Midlands / 
Increase access to irrigation water within the municipality. 
 
Nil. 
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14. OPERATIONAL MATTERS ARISING (STRATEGIC THEME –
LANDSCAPES) 

 
14.1 Heritage 
 
Strategic Plan Reference 3.1.1, 3.1.2 & 3.1.3 
Maintenance and restoration of significant public heritage assets / Act as an advocate for heritage and provide 
support to heritage property owners / Investigate document, understand and promote the heritage values of the 
Southern Midlands. 
 
14.1.1 HERITAGE PROJECT PROGRAM REPORT 
 
Author: MANAGER HERITAGE PROJECTS (BRAD WILLIAMS) 
Date: 19 JULY 2019 
 
 
ISSUE 
 
Report from the Manager, Heritage Projects on various Southern Midlands Heritage 
Projects. 
 
DETAIL 
 
During the month, Southern Midlands Council Heritage Projects have included: 
 
 Michelle Webster has commenced with the Heritage Projects Program 2-days 

per week as a Heritage Projects Officer. Michelle’s role will be working in 

conjunction with the heritage and community development teams to progress the 
Heritage Hub as well as taking the lead with promotion, access and partnerships 
for the use of heritage buildings and resources.  

 A Heritage Collections, Exhibitions and Data Officer position (0.6fte) has been 
advertised to backfill Simon Blight’s position.  Applications close 31/7/19.  

 The expressions of interest document for the use of the Oatlands Commissariat 
oven has been advertised.  Submissions close on 31/7/19. 

 Liaison with the Hunter Island Press Group for an Artist in Residence residency 
to for early 2020.   

 Preparation for the Heritage and Bullock Festival. 
 Staging the first day of the 4-day (over one year) school holiday program.  16 

local children participated in workshops which included a mock archaeological 
dig, ‘convict’ brickmaking, lime mortar and limewash, and historical research.  

Very positive feedback has been gained and the next day will be held in the 
second week of October.  

 Working with the University of Tasmania and Tasmanian Historical Research 
Association on transcribing and researching the diary of a 40th Regiment soldier 
stationed at Oatlands during 1829.  

 The Oatlands Commissariat Interpretation Plan has been publicly exhibited for a 
month, as per the resolution of the May meeting. No submissions were received. 
The recommendation below seeks Council’s endorsement to finalise the draft 

plan.  
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 Hosted book launch of the ‘Railway Hotels of Tasmania’ at Heritage Hub in 

partnership with the Oatlands District Historical Society. 
 Preparation of another exhibition room on the ground floor of the Oatlands Gaol 

with the Heritage Projects office moving upstairs.  
 Alan Townsend has been on leave for part of this month.  
 
RECOMMENDATION 
 
THAT: 
 
1. the Heritage Projects Report be received and the information noted; and 
2. Council endorse the draft Oatlands Commissariat Interpretation Plan further to 

the May resolution.  
 
DECISION 
Moved by Clr D Fish, seconded by Clr R McDougall 
 
THAT: 
 
1. The Heritage Projects Report be received and the information noted; and 
2. Council endorse the draft Oatlands Commissariat Interpretation Plan 

further to the May resolution. 
 
CARRIED 
 
DECISION 

Councillor 
Vote 

FOR 

Vote  

AGAINST 

Mayor A O Green √  
Deputy Mayor E Batt √  
Clr A E Bisdee OAM √  
Clr D F Fish √  
Clr R McDougall √  

 
 
Mr Brad Williams (Manager, Heritage Projects) left the meeting at 11.20 a.m. 
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14.2 Natural 
 
Strategic Plan Reference 3.2.1 & 3.2.2 
Identify and protect areas that are of high conservation value / Encourage the adoption of best practice land care 
techniques. 
 
14.2.1 LANDCARE UNIT – GENERAL REPORT 
 
Author:  NRM PROGRAMS MANAGER (MARIA WEEDING) 
Date: 16 JULY 2019 
 
 
ISSUE: Southern Midlands Landcare Unit Monthly Report. 
 
DETAIL 

 
 Helen Geard and Maria Weeding together with Graham Green went to visit many 

of the properties that were part of the 2014, 2015 Bushlinks 500 project. Under 
that project 18 900 plants were planted over 29.7 Ha, 57 Ha of pasture was 
managed for native grasslands, and 430 Ha of Remnant bush was protected.  
The main purpose of the trip to some of the properties was to gauge the success 
or otherwise of the works that had been undertaken. Of all sites visited, the results 
have been quite spectacular, particularly in regard to the survival rates and 
growth of the planted trees.  It appears that the landholders that were involved 
continue to manage the sites.  The only issue is now the need to remove many 
of the tree guards that were used to assist in the establishment phase of the 18 
900 plants planted. Helen is going to see if there is any opportunity to get some 
landcare volunteers to partake in a removal of the tree guards.  It would be a big 
job for any one landholder on their own.   

 Helen Geard and Maria Weeding provided a number of trees for local 
landholders, as part of the Midlands Tree Committee commitment to continuing 
to promote and facilitate tree planting in the Oatlands, York Plains, Lemont, 
Jericho and Tunnack areas of the Southern Midlands.  

 Maria Weeding, together with Andrew Benson, met with the Oatlands High Street 
Traders Group on Tuesday evening (18th June 2019).  Maria was there to talk to 
the group on a range of Lake Dulverton matters.  The meeting went well and the 
group had many questions answered.  The group now plan to write to Council 
with a few ideas that they would like to see pursued.  

 Query to Council from Senator Abetz regarding willows in the Blackman River.  
Maria provided a response to Council’s Executive Office regarding past works in 
the area and some of the challenges regarding any forward works programs. 
Some of this information will be used by the Executive Office as part of a reply to 
Senator Abetz.  

 Helen Geard has been away on annual leave for two weeks.  
 The Weeds Officer Jen Milne, returned back to work from maternity leave on 

Tuesday 2 July 2019. A report from Jen is as follows: 
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WEEDS REPORT: 

Council roadside weed control and Spanish heath 

 Re-visited Spanish heath along roads in the Woodsdale/ Levendale area. Four 
plants removed from Levendale Primary School, but otherwise 2018 control 
successful. Plants now starting to flower, properties recorded to receive letters 
for control. 

Advice 

 Advice for one Development Application for boneseed management (Dysart), 
low risk of spread.  

Weed issues general 

 Chilean needle grass in Coal River Valley.  DPIPWE have had a contractor 
working with landowners developing individual management plans and winter 
control completed.  Funding has come from DPIPWE Weed Action fund.  
Landowners may be able to access further funding from this fund over the next 4 
years to assist with control.  Three council managed roadsides in the area have 
small infestations on them with annual summer and winter control recommended. 

Meeting 

 Attended meeting with Maria Weeding and landowners of the Woodbury area to 
discuss cotton and saffron thistle control.  Will be submitting a grant application 
for weed control under DPIPWE Weed Action Grants (up to $5000). 

Database management 

 Pampas report and seed heads removed from a new site in Campania by Helen 
Geard, added to database for annual monitoring. Spanish heath databases have 
been updated. Discussed control status of serrated tussock with landowner (only 
site in Sth Midlands). 

Newsletter article 

 Pampas awareness submitted for inclusion in next Council newsletter. Facebook 
post alerting of Weed Action grant round. 

 
RECOMMENDATION 

THAT the Landcare Unit Report be received and the information noted. 
 
DECISION 
Moved by Clr D Fish, seconded by Clr R McDougall 
 
THAT the Landcare Unit Report be received and the information noted. 
 
CARRIED 
 
DECISION 

Councillor 
Vote 

FOR 

Vote  

AGAINST 

Mayor A O Green √  
Deputy Mayor E Batt √  
Clr A E Bisdee OAM √  
Clr D F Fish √  
Clr R McDougall √  
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14.3 Cultural 
 
Strategic Plan Reference 3.3.1 

Ensure that the cultural diversity of the Southern Midlands is maximised. 
 
Nil. 
 
14.4 Regulatory (Other than Planning Authority Agenda Items) 
 
Strategic Plan Reference 3.4.1 

A regulatory environment that is supportive of and enables appropriate development. 
 
Nil. 
 
14.5 Climate Change 
 
Strategic Plan Reference 3.5.1 
Implement strategies to address issues of climate change in relation to its impact on Councils corporate functions 
and on the Community. 
 
Nil. 
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15. OPERATIONAL MATTERS ARISING (STRATEGIC THEME – 
LIFESTYLE) 

 
15.1 Community Health and Wellbeing 
 
Strategic Plan Reference 4.1.1 

Support and improve the independence, health and wellbeing of the Community. 
 
15.1.1 RURAL ALIVE & WELL – REQUEST FOR COMMUNITY BASED 

PROJECT SUPPORT 
 
Author: DEPUTY GENERAL MANAGER (ANDREW BENSON) 
Date: 17 JULY 2019 
Enclosure: 
Proposed Location Plan 
 
 
ISSUE 
 
Having approved the support of the ‘Looking Out For Each Other Project’ in financial 
terms, Council is required to consider the location for the ‘ Project’, ie the establishment 
of the Blue Farmer at the Southern entrance to Oatlands. 
 
EXTRACT – APRIL 2019 COUNCIL MINUTES 

ISSUE 
 
Council has received a copy of a Project Plan and a request from Rural Alive & Well to 
assist in the establishment of an installation through a contribution of $3,000. 
 
DETAIL 
 
The draft proposal provided by Grietje van Randen, provides background to the project 
concept, though for this project schools will not be involved. 
  
Apparently Peta-Maree Davidson from Rural Alive & Well (RAW) has spoken to Grietje 
and she has agreed to run the project for $6,000. RAW is happy to contribute $3,000 
and is seeking a co-sponsor to support this project. 
  
What RAW would like to do is start and launch the project at AGFEST this year and have 
Southern Midlands Community members assist in completing the project. Once 
completed have the community come together with a BBQ for the final installation of the 
Blue Man possibly at the entrance of Oatlands off the highway. The timing of the 
installation would be estimated to be either September or October, in light of the recent 
Suicide tragedy timing would need to be based on the readiness of the community as a 
whole. 
 
If Council agrees to support the project, a suitable location will need to be identified. 
 
Peta-Maree provided a presentation to Council on the project earlier. 
 
 
RECOMMENDATION 
 
For discussion and decision 
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DECISION 
Moved by Clr D Fish, seconded by Clr R McDougall 
 
THAT Council  
 
a) endorse the Rural Alive & Well Inc., Community Art Project, ‘Looking Out For 

Each Other’; and 
b) provide a funding contribution of $3,000 to the project.  

CARRIED 
 

Councillor Vote 
FOR 

Vote  
AGAINST 

Mayor A O Green √  
Deputy Mayor E Batt √  
Clr A Bantick √  
Clr A Bisdee OAM √  
Clr K Dudgeon √  
Clr D F Fish √  
Clr R McDougall √  

END OF EXTRACT – APRIL 2019 COUNCIL MINUTES 
 
In seeking to advise Council in respect of this matter the considered opinion of the 
Manager Development & Environmental Services was sought in respect of the 
requirements of the Planning Scheme and his response is detailed below 
 

Thanks Andrew,  
 
I have reviewed the attached proposed location [southern entrance to the 
Oatlands Village from the Midland Highway] and particulars. I confirm that the 
works are best described as a “public art” and that the Interim Planning Scheme 
exempts such works from requiring a permit where undertaken on or on behalf 
of a public authority.  I provide the exert below with “public art” highlighted: 
 
6.2 Provision and Upgrades of Linear and Minor Utilities and Infrastructure 

6.2.1 
A permit under this planning scheme is not required for a use 
r development described in subclause 6.2.2 unless there is: 

(a) a code in this planning scheme which lists a heritage place or precinct and requires a permit 
 for the use or development that is to be undertaken; 

(b) disturbance of more than 1m² of land that has been affected by a  
potentially contaminating activity; 

(c) excavation or fill of more than 0.5m depth in a salinity hazard area or landslip 
hazard area shown in the planning scheme; 

(d) the removal of any threatened vegetation; or 
(e) land located within 30m of a wetland or watercourse.  
 
6.2.2 
The provision by or on behalf of the State Government, a Council, a statutory 
authority, or a corporation all the shares of which are held by or on behalf of the State 
or by a statutory authority, of the following utilities and infrastructure: 

(a) electricity, gas, sewerage, stormwater and water reticulation to individual streets,  
lots or buildings; and 
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(b) footpaths and cycle paths, playground equipment, seating and shelters,  
telephone booths, post boxes, bike racks, fire hydrants, drinking fountains,  
rubbish bins, public art, traffic control devices and markings, and the like on public land. 

 
I advise that this part of the Planning Scheme overrides all other provisions 
(aside from those matters in 6.1.1). 
 
Regards 
 
David Cundall  
Manager Development & Environmental Services 

 
It is understood from Rural Alive & Well they would like this installation to be a 
permanent addition to the streetscape.  However the blue baling twine may become 
faded over time (maybe three years) and RAW have advised that they will be 
responsible for the changing of the ‘baling twine clothing’ as and when required. 
 
Human Resources & Financial Implications – Council Officers may be required to 
assist with the installation, given it is in the road reservation.  A small ‘interpretation 
sign’ will be required at the site and Council could consider contributing fifty percent of 
the cost of that sign, plus installation. 
 
Community Consultation & Public Relations Implications – Any support for a 
community based suicide prevention installation would have positive public relations 
implications. 
 
Policy Implications – N/A 
 
Priority - Implementation Time Frame – Immediate. 
 
RECOMMENDATION 
 
THAT the location of the Blue Farmer installation be approved at the Southern entrance 
to Oatlands on the grassed mound at the junction of Birmingham Arms Road and High 
Street. 
 
DECISION 
Moved by Clr A Bisdee OAM, seconded by Clr R McDougall 
 
THAT the location of the Blue Farmer installation be approved at the Southern 
entrance to Oatlands on the grassed mound at the junction of Birmingham Arms 
Road and High Street; and that Council contribute fifty percent of a small 
interpretation sign to be installed at the site. 
 
CARRIED 
 
DECISION 

Councillor 
Vote 

FOR 

Vote  

AGAINST 

Mayor A O Green √  
Deputy Mayor E Batt √  
Clr A E Bisdee OAM √  
Clr D F Fish √  
Clr R McDougall √  
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ENCLOSURE 
Agenda Item 15.1.1 
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15.2 Youth 
 
Strategic Plan Reference 4.2.1 

Increase the retention of young people in the municipality. 
 

Nil. 
 
15.3 Seniors 
 
Strategic Plan Reference 4.3.1 

Improve the ability of the seniors to stay in their communities. 
 
Nil. 
 
15.4 Children and Families 
 
Strategic Plan Reference 4.4.1 
Ensure that appropriate childcare services as well as other family related services are facilitated within the 
Community. 
 
Nil. 
 
15.5 Volunteers 
 
Strategic Plan Reference 4.5.1 

Encourage community members to volunteer. 
 
Nil. 
 
15.6 Access 
 
Strategic Plan Reference 4.6.1a & 4.6.1b 
Continue to explore transport options for the Southern Midlands Community / Continue to meet the requirements 
of the Disability Discrimination Act (DDA). 
 
Nil. 
 
15.7 Public Health 
 
Strategic Plan Reference 4.7.1 

Monitor and maintain a safe and healthy public environment. 
 
Nil. 
 
15.8 Recreation 
 
Strategic Plan Reference 4.8.1 

Provide a range of recreational activities and services that meet the reasonable needs of the Community. 
 
Nil. 
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15.9 Animals 
 
Strategic Plan Reference 4.9.1 

Create an environment where animals are treated with respect and do not create a nuisance for the Community. 
 
15.10 Education 
 
Strategic Plan Reference 4.10.1 

Increase the educational and employment opportunities available within the Southern Midlands. 
 
Nil. 
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16. OPERATIONAL MATTERS ARISING (STRATEGIC THEME – 
COMMUNITY) 

 
16.1 Capacity 
 
Strategic Plan Reference 5.1.1 & 5.1.2 
Build the capacity of the community to help itself and embrace the framework and strategies articulated through 
social inclusion to achieve sustainability / Maintain and strengthen communities in the Southern Midlands. 
 
16.1.1 BADEN HALL 
 

Author:  DEPUTY GENERAL MANAGER (ANDREW BENSON) 
Date: 17 JULY 2019 
 
 
ISSUE 
 
Council was asked by a local Community Member, John Summers at a Council 
meeting in Tunnack to assist with determining the future of the Baden Hall.  The Baden 
Hall is not a Council owned Hall and was built using funds raised by the local 
Community circa 1900.  The Hall is on private property.  There are differing views 
between the Community & the property owner (Peter Collins) as to the future of the 
Hall.  Council is not the Hall owner and therefore not a decision maker in this 
interaction.  Council officers have undertaken the research to arrive at a position where 
all of the known facts are available to the parties and by enlarge taken a facilitation 
style role in sharing this information in an effort for the parties to arrive at an agreed 
position.  An agreed position between the parties has not been arrived at. 
 
BACKGROUND 
 
Whilst the reporting in relation to this matter was subject to a voluminous report, at the 
last Council meeting, it is not intended to repeat that same in formation in this report, 
other than the recommendation from that June 2019 meeting. 
 
[EXTRACT FROM THE MINUTES OF THE JUNE 2019 COUNCIL MEETING] 
 
RECOMMENDATION  
 
For Discussion 
 
DECISION 
Moved by Deputy Mayor E Batt, seconded by Clr D Fish 
 
THAT Council research the possibility of negotiating with the Landowner and 
Crown Land Services to transfer the Title encompassing the Baden Hall property 
in exchange for the Police Reserve Title. 
 
CARRIED 
 

Councillor 
Vote 

FOR 

Vote  

AGAINST 

Mayor A O Green √  
Deputy Mayor E Batt √  
Clr A Bantick √  
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Clr A Bisdee OAM √  
Clr K Dudgeon √  
Clr D F Fish √  
Clr R McDougall √  

[END OF EXTRACT FROM THE MINUTES OF THE JUNE 2019 COUNCIL MEETING] 
 
Following the Council meeting, the author of the report arranged a face-to-face meeting 
with Mr Collins on the 27th June 2019 to explore the options of the Council’s decision.  
The following letter articulates the discussions during the meeting. 
 

[Letter from Council to Mr Collins] 

        28th June 2019 
 
Peter Collins 
1739 Tunnack Road 
BADEN  TAS  7120 
 
 
 
Dear Peter  

BADEN HALL 

Thank you for your time yesterday to discuss the outcomes of the Council meeting in 
respect of the Baden Hall. 
 
Council requested that I seek a view from you about an exchange of the ‘Police Block’ 
opposite the start of the Stonor Road, with the Baden Hall site.  This of course would 
be subject to the ability of Council to secure the ‘Police Block’ from the State 
Government  
 
During our meeting we covered a range of matters in relation to the Hall and I 
acknowledge your commitment in supporting the recognition of the history surrounding 
the Hall.  We talked at length about some of those events and the bond generated 
within the District by having the Baden Hall at the centre of those events. 
 
You talked about your interest in seeing the Hall used as a productive farm building, 
maybe a shearing shed with it remaining in the landscape. However, on reflection your 
desire to clad the building with steel wall cladding would I am sure not add value to the 
building fabric and would erode any sense of place that the building may have.  It is 
acknowledged that to repair and maintain the weatherboards would be a very costly 
exercise.   We talked through the cost of bringing the old Hall up to a workable building 
for your purposes and we both acknowledged that a purpose built structure in close 
proximity to your existing big shed near Woodbanks Road would probably be a more 
cost effective solution for the farm infrastructure expansion.  To that end I have attached 
a plan of the recent shed that we had constructed at the new Council Depot in Glenelg 
Street Oatlands at a cost of $49,000.  This shed at 216m² would probably be twice the 
size of the old Baden Hall and greater head room with a height of 5.16 to the ridge line.  
Also bearing in mind that this building has six high roller doors as part of its 
construction.  From my perspective that provides a very compelling argument for a new 
strategic infrastructure investment for your property. 
 
As we discussed, I am prepared to put a report to Council, on yours and the 
Community’s behalf, suggesting the following;  

 the Hall footprint and an adjacent area be subdivided from your land as Public 
Open Space (POS) (the Southern Midlands Interim Planning Scheme 2015 only 
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allows subdivision for POS in the Rural Resource Zone, as opposed to that of 
creating a new parcel of land for any other purposes) and vesting the POS Lot 
in Southern Midlands Council; 

 the area of that land would be less that the area currently taken up within the 
fenced area of the Hall, subject to a concept plan being developed; 

 the purchase price would be $1; 

 Council to cover the cost of subdivision and fencing the proposed Public Open 
Space Lot; 

 the Hall to be demolished, whilst retaining the sandstone on the site to create 
part of the interpretation of the site; 

 the footprint at ground level of the Hall to be established in the retained 
sandstone; 

 consultation be undertaken with the Community, including yourself to agree on 
some interpretation panels covering the district and a symbolic vertical 
structural element to identify the site.  It would also be acknowledged on the 
panel that the land was donated by you for the benefit of the Community; 

 some car parking (maybe three spaces) with gravel surface to be included in 
the POS Lot, plus a defined pace for the School Bus to load/unload its 
passengers; and 

 funding of the interpretation be subject to Council budget allocation and/or Grant 
funding. 

 
At the end of the day Peter, the future of this much-loved ‘space’ is in your hands.  
Council are keen to support the Community in their aspirations for a ‘commemorative 
site’ to be created as a space that appropriately articulates the treasured memories of 
the District.   It was interesting to note during our meeting in the Council Chambers at 
Oatlands, that the photo of the 1907 Oatlands Councillors, with Warden George 
Nettlefold in the centre of the photo, was hanging on the wall adjacent to us.  Maybe 
metaphorically speaking George was keeping an eye on proceedings, over a century 
on from his original philanthropic gesture.  
 
I look forward to your response and please give me a call if you require any further 
information at this point of time. 
 
Regards 

 
Andrew Benson 
Deputy General Manager 
Manager Community & Corporate Development 
 
 
Encl  Oatlands Depot Shed Plans 

[End of Letter from Council to Mr Collins] 

 
At this point in time no response has been received from Mr Collins. 
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RECOMMENDATION 
 
For Consideration and Discussion. 
 
DECISION 
Moved by Clr A Bisdee OAM, seconded by Deputy Mayor E Batt 
 
THAT: 
 
a) the report be received; 

b) Council acknowledge the extensive research work and consultation carried 

out by the Deputy General Manager in relation to this matter; and 

c) Council acknowledge the advice received from Mr Peter Collins (refer 

attached); and 

d) Council determine that it is not in a position to meet Mr Collins’ funding 

request (as detailed at the meeting and included as an attachment). 

CARRIED 
 
DECISION 

Councillor 
Vote 

FOR 

Vote  

AGAINST 

Mayor A O Green √  
Deputy Mayor E Batt √  
Clr A E Bisdee OAM √  
Clr D F Fish √  
Clr R McDougall √  
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Text message received from Peter Collins to Andrew Benson – 24/7/19 
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16.1.2 HERITAGE & BULLOCK FESTIVAL 2019 – PROGRESS REPORT 
 

Author:  DEPUTY GENERAL MANAGER (ANDREW BENSON) 
 PROJECT MANAGER – HERITAGE & BULLOCK FESTIVAL 
Date: 19 JULY 2019 
Enclosure:  

Rationale & Preparation for the Heritage & Bullock Festival 2019 
Buildings & Spaces for Exhibitors 
A Taste of What You can expect. 
 
 
ISSUE 
 
To provide Council with a progress report on the forthcoming Heritage & Bullock 
Festival. 
 
BACKGROUND 
 
The original motivation for the 2018 Heritage & Bullock Festival was to establish a 
major Community Development project that brings the Village of Oatlands together, 
where everyone contributes, plays a part, feels proud of what was done and has fun 
on the journey. 
 
The Committee structure was empowering and creative, with each Convener 
shouldering the responsibility of delivering their particular passion along with their 
colleagues to showcase to the Community/Visitors alike.  Brian Fish as the Chairman 
of the Committee, ably supported by his wife Lyn set an amazing example of 
leadership, energy and passion.  Dr Simpson AM and Jack Lyall completed the 
leadership team that was underpinned by Michelle Webster as the Exhibitors 
Coordinator, Wendy Young as the Health, Safety & Logistic Coordinator, with Andrew 
Benson as the Project Manager.  Everyone had a ‘can do attitude’ and it was an 
immense pleasure to see the smile on everyone’s faces as they went about their 
respective tasks with enthusiasm and commitment.  What a ‘Team’ in the true sense 
of the word.  Many Council staff members gave selflessly of their own time and 
energies in contributing to the event. 
 
The support of Sgt Rob Cooke and his team from Tasmania Police in the lead-up and 
during the Festival was greatly appreciated.  
 
T-shirts & aprons were printed, and badges were made, sharing them with the High 
Street Traders and the wider Community. 
 
The range of activities at the Festival was amazing, from the Bullocks in the High 
Street, plus Karen Fish with her pack horses, along with the Bagpipes and the Lion 
Dancers, to the leatherworks, the Wooden Boat Centre, Blacksmiths, Farriers, the 
Roberts Sheep Sale, the auction and of course the theatrical performance in the 
Supreme Court Building.  Joan Cantwell opened her amazing shop and the Oatlands 
District Historical Society provided fascinating displays in their Museum.  And of course 
who could forget the wonderful bread baked by Jay in the Commissariat oven.  There 
were many more activities at the Festival and all were captivating in their own right.   
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Some quick Stats 
 
 Estimated that 5,200 people attended over the two days; 
 ROI to the Community at approx. $50/person spend, $260,000; and 
 There were approximately 653 volunteer hours invested in the Festival. 
 
The many hours that everyone associated with the Festival, including the Oatlands 
Traders, contributed of their own time, plus their level of support in pulling activities 
together for the event was greatly appreciated by the organising committee.  Without 
such generous support by everyone, the festival would not have been as successful 
as it was. 
 
Amazingly, the 2018 Festival received wide recognition with awards, finalist positions 
and contributed significantly to Oatlands winning the Australian Sustainable 
Communities National Award for Heritage & Culture. 
 
Following the success of the 2018 Heritage & Bullock Festival, the Committee elected 
to go for it again this year. 
 
DETAIL 
 
The attached documentation provides the scale and energies that are apparent for the 
2019 Heritage and Bullock Festival.  The organising Committee has grown in size, the 
exhibitor numbers have grown in size and everyone is brimming over with excitement 
& enthusiasm looking forward to the 10th & 11th August 2019. 
 
Discussions are also being held with Handbuilt Creative to showcase their augmented 
reality project in Oatlands.  Although still in the introductory phase, the new app allows 
users to see views from the past suspended in ‘augmented reality’ with the help of 
some very clever technology. Working with ‘smart’ devices, this means – at its simplest 
– users will be able to look through the camera screens on their device, and see historic 
images hovering in space where they once would have been. 
 
There is information about the Festival on the Southern Midlands Council website, with 
more being loaded as the dates come closer.  Michelle Webster placed the first social 
media event listing a couple of months ago and that has recorded, as of the date of 
this report 14,600 hits.  The Heritage Highway Touring Region social media is about 
to roll into action with trickle feed ‘blogs’ over the coming weeks.  Heritage Tasmania 
is in the process of compiling a significant social media article on the Festival.   
 
A schedule of newspaper articles is being rolled out with the Mercury, Examiner and 
Tas Country, as well as coverage with ABC Mornings with Ryk Goddard, ABC 
Afternoons with Helen Shield as well as ABC Sunday Mornings with Joel Rheinberger.  
Packages are being considered with commercial radio as well.  
 
Human Resources & Financial Implications – $10,000 in the budget plus Council 
Officer time. 
 
Community Consultation & Public Relations Implications – Extensive consultation 
plus very positive PR. 
 
Policy Implications – N/A  
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Priority - Implementation Time Frame – Immediate. 
 
RECOMMENDATION 
 

THAT Council  
 
1. Receive and note the Report; and 
2. Acknowledge the amazing contribution of the whole community with this project. 
 
DECISION 
Moved by Clr R McDougall, seconded by Clr A Bisdee OAM 
 
THAT Council 
 
1. Receive and note the Report; and 
2. Acknowledge the amazing contribution of the whole community with this 

project. 
 
CARRIED 
 
DECISION 

Councillor 
Vote 

FOR 

Vote  

AGAINST 

Mayor A O Green √  
Deputy Mayor E Batt √  
Clr A E Bisdee OAM √  
Clr D F Fish √  
Clr R McDougall √  
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ENCLOSURE 
Agenda Item 16.1.2 
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16.2 Safety 
 
Strategic Plan Reference 5.2.1 

Increase the level of safety of the community and those visiting or passing through the municipality. 
 
Nil. 
 
16.3 Consultation & Communication 
 
Strategic Plan Reference 5.3.1 

Improve the effectiveness of consultation and communication with the community. 
 
Nil. 
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17. OPERATIONAL MATTERS ARISING (STRATEGIC THEME – 
ORGANISATION) 

 
17.1 Improvement 
 
Strategic Plan Reference(s) 6.1.1, 6.1.2, 6.1.3, 6.1.4 & 6.1.5 
Improve the level of responsiveness to Community needs / Improve communication within Council / Improve the 
accuracy, comprehensiveness and user friendliness of the Council asset management system / Increase the 
effectiveness, efficiency and use-ability of Council IT systems / Develop an overall Continuous Improvement 
Strategy and framework. 
 
Nil. 
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17.2 Sustainability 
 
Strategic Plan Reference(s) 6.2.1, 6.2.2, 6.2.3, 6.2.4, 6.2.5, 6.2.6, 6.2.7 & 6.2.8 
Retain corporate and operational knowledge within Council / Provide a safe and healthy working environment / 
Ensure that staff and elected members have the training and skills they need to undertake their roles / Increase 
the cost effectiveness of Council operations through resource sharing with other organisations / Continue to 
manage and improve the level of statutory compliance of Council operations / Ensure that suitably qualified and 
sufficient staff are available to meet the Communities need / Work co-operatively with State and Regional 
organisations / Minimise Councils exposure to risk. 
 
17.2.1 LOCAL GOVERNMENT SHARED SERVICES UPDATE (STANDING 

ITEM – INFORMATION ONLY) 
 

Author:  GENERAL MANAGER (TIM KIRKWOOD) 
Date: 19 JULY 2019 
Enclosure(s): 
Local Government Shared Services Update – May & June 2019 
Local Government Shared Services – Council Update –May & June 2019 
 
 
ISSUE 
 
To inform Council of the Common Services Joint Venture activities for the month of 
May & June 2019. 
 
BACKGROUND 
 
There are seven existing members of the Common Services Joint Venture Agreement, 
with two other Council’s participating as non-members. 
 
Members: Brighton, Central Highlands, Glenorchy, Huon Valley, Sorell, Southern 
Midlands and Tasman. 
 
DETAIL 
 
Refer to the enclosed ‘Local Government Shared Services – Council Update’. 
 
Human Resources & Financial Implications – Refer comment provided in the 
update. 
 
Councillors will note that the Southern Midlands Council provided 105 hours of service 
to other Councils and received 11 hours of services from other Councils during May 
2019. 
 
In June 2019 Southern Midlands Council provided 177 hours of service to other 
Councils and received 3 hours of services from other Councils. 
 
Details of services provided are included in the enclosures. 
 
Community Consultation & Public Relations Implications – Nil 
 
Policy Implications – N/A 
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Priority - Implementation Time Frame – Ongoing. 
 
RECOMMENDATION 
 
THAT the information be received. 
 
DECISION 
Moved by Clr D Fish, seconded by Clr R McDougall 
 
THAT the information be received. 
 
CARRIED 
 
DECISION 

Councillor 
Vote 

FOR 

Vote  

AGAINST 

Mayor A O Green √  
Deputy Mayor E Batt √  
Clr A E Bisdee OAM √  
Clr D F Fish √  
Clr R McDougall √  
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ENCLOSURE 
Agenda Item 17.2.1 
 

 
  

ATTACHMENT 
Agenda Item 4.1



Southern Midlands Council 
DRAFT Minutes – 24 July 2019 

Page 124 of 251 

 
 
  

ATTACHMENT 
Agenda Item 4.1



Southern Midlands Council 
DRAFT Minutes – 24 July 2019 

Page 125 of 251 

 
  

ATTACHMENT 
Agenda Item 4.1



Southern Midlands Council 
DRAFT Minutes – 24 July 2019 

Page 126 of 251 

 
  

ATTACHMENT 
Agenda Item 4.1



Southern Midlands Council 
DRAFT Minutes – 24 July 2019 

Page 127 of 251 

 
 
  

ATTACHMENT 
Agenda Item 4.1



Southern Midlands Council 
DRAFT Minutes – 24 July 2019 

Page 128 of 251 

 
 
  

ATTACHMENT 
Agenda Item 4.1



Southern Midlands Council 
DRAFT Minutes – 24 July 2019 

Page 129 of 251 

 
 
  

ATTACHMENT 
Agenda Item 4.1



Southern Midlands Council 
DRAFT Minutes – 24 July 2019 

Page 130 of 251 

 
  

ATTACHMENT 
Agenda Item 4.1



Southern Midlands Council 
DRAFT Minutes – 24 July 2019 

Page 131 of 251 

 
 
  

ATTACHMENT 
Agenda Item 4.1



Southern Midlands Council 
DRAFT Minutes – 24 July 2019 

Page 132 of 251 

17.2.2 REVIEW OF TASMANIA’S LOCAL GOVERNMENT LEGISLATION 
FRAMEWORK – REFORM DIRECTIONS PAPER  

 
Author: GENERAL MANAGER (TIM KIRKWOOD) 
Date: 18 JULY 2019 
Attachment: 
Reform Directions Paper – Review of Tasmania’s Local Government Legislation 
Framework 
 
 
ISSUE 
 
a) Provide Council with a copy of the Reform Directions Paper; and 
b) Council to set a workshop date to consider the proposals in detail. 
 
BACKGROUND 
 
The Minister for Local Government, the Hon. Mark Shelton MP, has launched the 
Government's Reform Directions Paper, officially marking the start of the second 
Phase of the Review of Tasmania's Local Government Legislation Framework. 
 
In terms of process: 
 
a) the Local Government Division will be undertaking regional forums; and 
b) the Local Government Association of Tasmania (LGAT) will be taking both written 

feedback (for its formal written submission) as well as ensuring opportunity for 
face to face discussion and input into our advocacy from both Elected Members 
and Officers.  

 
The LGAT will also be highly engaged in the establishment of the technical reference 
groups who will be primarily focussed on the draft legislation. 
 
Noting that the closing date for submissions is 30th September 2019, it is expected that 
the LGAT will be conducting the ‘face to face’ discussions from early to mid-September. 
 
DETAIL 
 
The LGAT has indicated that feedback, consistent with the major reform areas 
identified in the Paper, would assist with preparation of a sector based submission, but 
would welcome any form of feedback. 
 
The following major reform areas have been identified: 
 
1. Legislative Framework 
2. Elections 
3. Community Engagement 
4. Ethics and Standards 
5. Transparency and Flexibility 
6. Council Decision Making 
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7. Oversight and Intervention 
8. Council Performance Reporting 
9. Collaboration 
10. Model By Laws 
11. Local Government Board 
12. Out of Scope Issues 
 
The Paper records the key issues raised to date, and provides an indication of reform 
directions. 
 
It should be noted that the Paper does not deal with every potential reform detail, but 
provides the key policy directions being considered. Additionally, reforms of a technical 
nature are not considered in this Paper. These more detailed reforms will be publicly 
consulted on once they have been finalised through draft Bills in 2020. 
 
It is intended that Council convene a workshop to consider each of the key reform 
areas with the intent of preparing feedback for referral to the LGAT and/or direct 
submission to the Local Government Division Legislation Review Project Team. 
 
Human Resources & Financial Implications – To be considered. 
 
Community Consultation & Public Relations Implications – This is an open 
process whereby the community can consider the Review Paper and provide 
feedback. 
 
Council Web Site Implications: - N/A 
 
Policy Implications – Policy position (part). 
 
Priority - Implementation Time Frame – The LGAT are seeking written submissions 
from Councils by 16th September 2019. 
 
RECOMMENDATION 
 
THAT Council: 
 
a) Receive a copy of the ‘Reform Directions Paper – Review of Tasmania’s Local 

Government Legislation Framework’; and 

b) Agree to conduct a workshop on ……….. (date to be set) for the purpose of 
considering the Review Paper and preparing feedback and comment in response 
to the issues raised and the proposed reform directions. 
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DECISION 
Moved by Clr R McDougall, seconded by Clr A Bisdee OAM 
 
THAT Council: 
 
a) Receive a copy of the ‘Reform Directions Paper – Review of Tasmania’s 

Local Government Legislation Framework’; and 
b) Agree to conduct a workshop on the 14th August 2019 (10.00 a.m. Oatlands) 

for the purpose of considering the Review Paper and preparing feedback 
and comment in response to the issues raised and the proposed reform 
directions. 

 
CARRIED 
 
DECISION 

Councillor 
Vote 

FOR 

Vote  

AGAINST 

Mayor A O Green √  
Deputy Mayor E Batt √  
Clr A E Bisdee OAM √  
Clr D F Fish √  
Clr R McDougall √  
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ENCLOSURE 
Agenda Item 17.2.2 
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17.2.3 LOCAL GOVERNMENT ASSOCIATION OF TASMANIA (LGAT) – LGAT 
2019 COMMUNITY SATISFACTION SURVEY (INFORMATION ONLY) 

 

Author:  GENERAL MANAGER (TIM KIRKWOOD) 
Date: 16 JULY 2019 
Enclosure(s): 
LGAT 2019 Community Satisfaction Survey (Summary for Decision Makers) 
 
 
ISSUE 
 
To provide Council with a copy of the ‘LGAT 2019 Community Satisfaction Survey - 
Summary for Decision Makers’. 
 
BACKGROUND 
 
The Local Government Association of Tasmania has generally conducted this Survey 
(or similar) every two years, however the prior Survey was undertaken in 2015. 
 
DETAIL 
 
The following is an extract from the LGAT Website which details the highlights of the 
Survey:  
 

“The LGAT Community Satisfaction Survey 2019 (the Survey) was conducted via 
telephone interviews of 1200 randomly selected residents across Tasmania 
during the early months of 2019. The Survey aimed to measure community 
satisfaction with Tasmanian councils overall performance, as well as with a range 
of council provided services and facilities. 
Key findings: 

 Tasmanian communities are generally satisfied with the overall 
performance of their councils. Community satisfaction with councils’ 
overall performance has remained stable since 2009, with 
respondents rating Local Government’s performance as ‘good’; 

 The most common thing respondents nominated as the best thing 
about their local council related to their council being responsive, 
proactive, engaged, accessible, and consultative. Other valued 
aspects included cleanliness of the local area, parks, gardens and 
open spaces, communication and efficient, reliable or good services; 

 The performance of Local Government in Tasmania in relation to 
governance, accountability, and leadership has improved significantly 
between 2015 and 2019, with respondents rating these aspects of 
council performance as ‘good’; 

 Regular garbage collection was the service that respondents rated as 
the most important and was also the service with the highest level of 
satisfaction, rated as “excellent”. 
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 Other services and facilities that received "excellent” levels of 
satisfaction were museums, galleries, public art, community events 
and festivals, parks, gardens, and playgrounds and regular/green 
waste recycling; 

 Other services and facilities with the highest levels of importance to 
respondent were drains, stormwater maintenance, and repairs, the 
maintenance and cleaning of public areas, emergency and disaster 
management and the provision and maintenance of 
footpaths/pedestrian areas; and 

 Consistent with the increasing satisfaction with councils’ governance 
and leadership performance, more respondents considered that the 
image of Local Government had improved in the last four years, than 
considered that it had declined.” 

Human Resources & Financial Implications – The cost of the Survey is incorporated 
in the annual Subscription fee. 
 
Policy Implications – N/A 
 
Priority - Implementation Time Frame – Ongoing. 
 
RECOMMENDATION 
 
THAT the information be received. 
 
DECISION 
Moved by Clr A Bisdee OAM, seconded by Deputy Mayor E Batt 
 
THAT the information be received. 
 
CARRIED 
 
DECISION 

Councillor 
Vote 

FOR 

Vote  

AGAINST 

Mayor A O Green √  
Deputy Mayor E Batt √  
Clr A E Bisdee OAM √  
Clr D F Fish √  
Clr R McDougall √  
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17.2.4 NATIONAL REDRESS SCHEME FOR INSTUTIONAL CHILD SEXUAL 
ABUSE (NATIONAL REDRESS SCHEME) – MEMORANDUM OF 
UNDERSTANDING WITH THE TASMANIAN GOVERNMENT 

 

Author:  GENERAL MANAGER (TIM KIRKWOOD) 
Date: 15 JULY 2019 
Enclosure(s): 
Draft Memorandum of Understanding on the participation of local councils in the 
National Redress Scheme for Institutional Child Sexual Abuse. 
 
 
ISSUE 
 
To inform Council of the proposal to form a partnership with the Tasmanian 
Government underpinned by a Memorandum of Understanding to participate in the 
National Redress Scheme as a ‘State institution’. 
 
BACKGROUND 
 
The following is an extract from a joint letter written by the Minister for Local 
Government and the Minister for Justice: 
 

“Dear Mayor 
 
As you would be aware, since I November 2018 the Tasmanian Government 
has been participating in the National Redress Scheme for Institutional Child 
Sexual Abuse (National Redress Scheme). 
 
The National Redress Scheme is underpinned by an intergovemmental 
agreement and provides an opportunity for victims of child sexual abuse in an 
institutional setting to make an application to the National Redress Scheme for 
redress instead of pursuing onerous civil litigation. 
 
The National Redress Scheme involves three key components: 
 
I.  A monetary payment of up to $150 000; 
2.  Access to counselling and psychological care services; and 
3.  The opportunity for a direct personal response (such as an apology or 

meeting with a senior official of the responsible organisation). 
 
All state and territory governments have now commenced participation in the 
National Redress Scheme and progressively non-government institutions are 
coming on board. Participation in the National Redress Scheme is voluntary 
and all organisations have been urged to consider their potential liability for 
child sexual abuse. 
 
The Australian Government has called on states and territories to engage with 
local government and encourage their participation in the National Redress 
Scheme. All states and territories have undertaken, or are currently 
undertaking, engagement with their respective local government sector.  The 
Victorian local councils are now participating in the National Redress Scheme. 
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In Tasmania, local government has undertaken a variety of child-related 
activities such as delivery of child care services, youth programs, holiday 
programs and child recreational services (e.g. pools and sports centres). Many 
of these services have since been divested to the private and non-government 
sector but a number continue to be delivered directly by local government. 
Local government employs staff to run facilities and/or deliver services to 
children and young people, and their employees interact with children and 
young people in a variety of contexts. 
 
As with all institutions involved with child-related services, local government is 
exposed to potential liability (in particular for the actions of its employees) and 
may be the subject of some claims of institutional child sexual abuse through 
the National Redress Scheme. 
 
The Tasmanian Government is considering allowing local councils to 
participate under the auspice of the Tasmanian Government without the need 
to undertake individual steps to join the Scheme. This requires the Tasmanian 
Government declaring Tasmanian local councils ‘State Institutions’ specifically 
for the purposes of the National Redress Scheme for Institutional Child Sexual 
Abuse Act 2018 (Cth). 
 
In practice, local government claims will be received like claims against a 
Tasmanian Government Agency and processing will be coordinated by the 
Department of Justice. 
 
Under this proposal, local councils will have a clear mechanism to redress any 
sexual abuse that has occurred within their institutions in the past. 
 
A draft Memorandum of Understanding has been prepared for your 
consideration. Two of the key features of this arrangement would be that the 
Tasmanian Government will not seek contribution to the Department of 
Justice’s administrative costs arising from the coordination and management 
of local council’s claims, and the Tasmanian Government will underwrite the 
redress liability for local government as calculated by the Scheme Operator for 
individual claims and seek payment in arrears consistent with the Scheme’s 
arrangements.” 

 
DETAIL 
 
In terms of local government’s involvement in the National Redress Scheme, it should 
be acknowledged that local government has (and continues) to undertake a variety of 
child related activities. In the case of the Southern Midlands Council, this includes 
youth-related programs; holiday programs; and child recreational services (e.g. pool 
etc.). 
 
Given the timing of the Government’s letter, this issue was considered at the recent 
General Meeting of the Local Government Association of Tasmania held 3rd July 2019. 
 
At this meeting Councils decided to proceed collectively and the Local Government 
Association of Tasmanian will take the lead on behalf of all Councils to finalise the 
Memorandum of Understanding. 
 
Human Resources & Financial Implications – The National Redress Scheme 
involves three key components: 
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1. A monetary payment of up to $150,000 (per claim) 
2. Access to counselling and psychological care services; and 
3. The opportunity for a direct personal response (such as an apology or meeting 

with a senior official of the responsible organisation). 

The draft Memorandum of Understanding states that the Tasmanian Government will 
not seek contribution to the Department of Justice’s administrative costs arising from 
the coordination and management of local council’s claims, and the Tasmanian 
Government will underwrite the redress liability for local government as calculated by 
the Scheme Operator for individual claims and seek payment in arrears consistent with 
the Scheme’s arrangements. 
 
Community Consultation & Public Relations Implications – positive implications. 
 
Policy Implications – Policy position.  
 
Priority - Implementation Time Frame – Ongoing. 
 
RECOMMENDATION 
 
THAT; 
 
a) the information be received; and 
b) Council formally consent to participating in the National Redress Scheme as a 

‘state institution’ which will be underpinned by a Memorandum of Understanding 
between the State of Tasmanian and individual Tasmanian Councils. 

 
DECISION 
Moved by Deputy Mayor E Batt, seconded by Clr A Bisdee OAM 
 
THAT 
 
a) the information be received;  
b) Council endorse ‘in-principle’ participation in the National Redress 

Scheme; and 
c) Council further consider the draft Memorandum of Understanding (MOU) 

once finalised by the Local Government Association of Tasmania, noting 
that the MOU will be entered into at the Association level (as opposed to be 
signed by individual Councils). 

 
CARRIED 
 
DECISION 

Councillor 
Vote 

FOR 

Vote  

AGAINST 

Mayor A O Green √  
Deputy Mayor E Batt √  
Clr A E Bisdee OAM √  
Clr D F Fish √  
Clr R McDougall √  
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ENCLOSURE 
Agenda Item 17.2.4 
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17.2.5 REQUEST FOR FUNDING - ROYAL AUSTRALIAN ARTILLERY 
HISTORICAL COMPANY 

 
Author:  GENERAL MANAGER (TIM KIRKWOOD) 
Date: 19 JULY 2019 
Enclosure(s): 
Request from Royal Australian Artillery Historical Company dated 1st July 2019 
 
 
ISSUE 
 
Council to consider a request for funding received from the Royal Australian Artillery 
Historical Company (RAAHC).  
 
DETAIL 

 
The RAAHC wish to bring the ANZAC Centennial Gun Team to Tasmania in November 
2019. They have made an application to the TAS Community Fund to support the 
proposal which was not approved. The Spirit of Tasmania and the Arms Collectors 
Guild of Tasmania have offered sponsorship.  
 
The RAAHC is a public company and an all volunteer not- for- profit charitable 
organisation of members. The Company’s core purpose is to promote the significance 
of Australia’s Artillery, its history and heritage. In accord with this purpose the RAAHC 
Board in 2013 decided to initiate the ANZAC Centennial Gun Project. 
 
The request is for the Devonport City Council, Meander Valley Council, Northern 
Midlands Council, Southern Midlands Council, City of Launceston and City of Hobart 
Council to give consideration to combine to meet the $20,000 shortfall in funding to 
allow the ANZAC Centennial Gun to tour those communities. 
 
It should be noted that the itinerary suggested by the proponent has no scheduled 
display in the Southern Midlands and is only passing through the municipality. 
 
Human Resources & Financial Implications – The request is for the 6 Councils to 
fund $20,000. Whilst this equates to approximately $3,300 per Council, a pro-rata 
payment based on per head of population (or similar formula) would be substantially 
less.  
 
Policy Implications – This organisation is not recognised in Council’s ‘Donations and 
Community Support Policy’ and therefore the request is to be considered on merit. 
 
RECOMMENDATION 
 
THAT Council respectfully decline the request for funding from the Royal Australian 
Artillery Historical Company 
  

ATTACHMENT 
Agenda Item 4.1



Southern Midlands Council 
DRAFT Minutes – 24 July 2019 

Page 221 of 251 

DECISION 
Moved by Clr A Bisdee OAM, seconded by Deputy Mayor E Batt 
 
THAT Council respectfully decline the request for funding from the Royal 
Australian Artillery Historical Company. 
 
CARRIED 
 
DECISION 

Councillor 
Vote 

FOR 

Vote  

AGAINST 

Mayor A O Green √  
Deputy Mayor E Batt √  
Clr A E Bisdee OAM √  
Clr D F Fish √  
Clr R McDougall √  
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ENCLOSURE 
Agenda Item 17.2.5 
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17.2.6 TABLING OF DOCUMENTS 
 
CORRESPONDENCE FROM OATLANDS HIGH STREET TRADERS GROUP 
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RECOMMENDATION 
 
THAT the correspondence from the Oatlands High Street Traders Group be received. 
 
DECISION 
Moved by Clr R McDougall, seconded by Clr A Bisdee OAM 
 
THAT the: 
 
a) correspondence from the Oatlands High Street Traders Group be received; 

and  
b) correspondence be referred to the Manager, Development and Environment 

Services which will then form part of the consultation process for the 
development of the Oatlands Structure Plan. 

 
CARRIED 
 
DECISION 

Councillor 
Vote 

FOR 

Vote  

AGAINST 

Mayor A O Green √  
Deputy Mayor E Batt √  
Clr A E Bisdee OAM √  
Clr D F Fish √  
Clr R McDougall √  
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17.2.7 ELECTED MEMBER BRIEFINGS 
 
An opportunity is provided for elected members to brief fellow Councillors on issues 
not requiring a decision. 
 
Nil. 
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17.3 Finances 
 
Strategic Plan Reference(s) 6.3.1, 6.3.2 & 6.3.3 
Community’s finances will be managed responsibly to enhance the wellbeing of residents / Council will maintain 
community wealth to ensure that the wealth enjoyed by today’s generation may also be enjoyed by tomorrow’s 
generation / Council’s financial position will be robust enough to recover from unanticipated events, and absorb the 
volatility inherent in revenues and expenses. 
 
17.3.1 MONTHLY FINANCIAL STATEMENT (PERIOD ENDING 30 JUNE 2019) 
 
Author: FINANCE OFFICER (COURTNEY PENNICOTT) 
Date: 19 JULY 2019 
 
 
BACKGROUND 
 
The format of the Operating Expenditure Report has been amended to include a Year 
To Date (YTD) Budget Column, with variations (and percentage) based on YTD 
Budgets – as opposed to total annual Budget. 
 
Note: Depreciation is calculated on an annual basis at the end of the financial year and 
therefore the budget for depreciation is included in the June period. 
 
DETAIL 
 
The enclosed Report incorporates the following: - 
 
 Statement of Comprehensive Income – 1 July 2018 to 30 June 2019. 

 Operating Expenditure Budget Report – as at 30 June 2019. 

 Capital Expenditure Estimates – as at 30 June 2019. 

 Cash Flow Statement – 1 July 2018 to 30 June 2019. 
 
OPERATING EXPENDITURE ESTIMATES (OPERATING BUDGET) 
 
Overall, operating expenditure to end of June 2019 was $10,257,257, which represents 
100.5% of YTD Budget.  
 
Note: Please note that end-of-year accrual adjustments are still being processed which 
will result in further adjustments to these figures. Based on the current balances within 
internal clearing accounts, this will reduce the total expenditure to date by an amount 
yet to be determined.  
 
Whilst there are some variations within the individual Program Budgets (refer following 
comments), YTD expenditure is consistent with Budget. 
 
Strategic Theme - Infrastructure 
 
Sub-Program – Bridges – expenditure to date ($397,580 – 106.67% of YTD Budget) 
relates to engineering assessments required for NHVR (Special Purpose Vehicles 
network assessment) which is a one-off exercise at a cost of $20,802. This assessment 
also relates to the Road Program and the amount expended can be offset against the 
Road Program Budget. 
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Sub-Program – Walkways – expenditure to date ($218,949 – 112.34% of YTD 
Budget). Costs relate to annual township mowing, spraying and litter collection. 
 
Sub-Program – Waste – expenditure to date ($923,953 – 111.97% of YTD Budget). 
Costs relate to additional rubbish disposal costs and collections. 
 
Sub-Program – Public Toilets – expenditure to date ($75,543 – 117.72%). Additional 
unforeseen costs associated with internal sewerage blockages at Colebrook History 
Room Toilets. 
 
Strategic Theme – Growth 
 

Nil. 
 

Strategic Theme – Landscapes  
 
Sub-Program – Heritage – expenditure to date ($312,495 – 104.67%). Additional 
expenditure relates to the development of the Commissariat Hub, and Picton Convict 
Road Station archaeological project.  
 
Sub-Program – Natural – expenditure to date ($187,947 – 108.47%). Expenditure 
relates to works at the Chauncy Vale Reserve (i.e. safety upgrades), Callington Park 
BBQ facility improvements and land care facilitator costs.  
 
Strategic Theme – Lifestyle 
 
Sub-Program – Public Health – expenditure to date ($11,137 – 110.35%). Additional 
expenditure relates to a $3,000 co-contribution towards Oatlands Looking out for One 
Another Project with Rural Alive & Well. 
 
Strategic Theme –Community 
 
Sub-Program – Capacity – expenditure to date ($57,489 – 205.87%). Expenditure 
includes Council’s contribution of $5K to the Green Ponds Progress Association (being 
its contribution towards the purchase of a community bus) and costs associated with 
the Heritage Festival and the Kempton Memorial Avenue event. 
 
Strategic Theme –Organisation 
 

Nil. 
 
RECOMMENDATION 
 
THAT the Financial Report be received and the information noted. 
 
DECISION 
Moved by Clr A Bisdee OAM, seconded by Deputy Mayor E Batt 
 
THAT the Financial Report be received and the information noted. 
 
CARRIED 
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DECISION 

Councillor 
Vote 

FOR 

Vote  

AGAINST 

Mayor A O Green √  
Deputy Mayor E Batt √  
Clr A E Bisdee OAM √  
Clr D F Fish √  
Clr R McDougall √  
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17.3.2 ADOPTION OF THE 2019 / 2020 RATES AND CHARGES RESOLUTION 
 
Author: GENERAL MANAGER (TIM KIRKWOOD) 
Date: 18 JULY 2019 
 
 
ISSUE 
 
Formal adoption of the 2019 / 2020 Rates and Charges Resolution under the Local 
Government Act 1993 and the Fire Service Act 1979. 
 
DETAIL 
 
The following Rates & Charges Resolution (draft) has been based on the outcome of 
discussions through the budget workshops. 
 
2019 / 2020 RATES AND CHARGES RESOLUTION - SOUTHERN MIDLANDS 
COUNCIL 
 
THAT pursuant to the Local Government Act 1993 and the Fire Service Act 1979, the 
Southern Midlands Council (“Council”) makes the following rates and charges upon 
rateable land within the municipal area of Southern Midlands (“the municipal area”) for 
the period 1 July 2019 to 30 June 2020: 
 
1. General Rates 
 
(a) Pursuant to section 90 of the Local Government Act 1993 (“the Act”), Council 

makes a general rate of 8.6073 cents in each dollar of the Assessed Annual Value 
(“AAV”) for all rateable land within the municipal area shown on the valuation list, 
prepared under the Valuation of Land Act 2001 (“the Valuation List”), subject to 
a minimum amount payable of $320.00 pursuant to section 90(4) of the Act. 

 
(b) Pursuant to section 107(1)(a) of the Act, Council declares that the general rate of 

8.6073 cents in the dollar of the AAV (as previously made) varies within the 
municipal area according to the classification of that land in the Valuation List as 
follows: 

 
(i) For land  in the municipal area that is classified as primary production in the 

Valuation List (both land that is classified as vacant and land that is not 
vacant), the general rate is varied by reducing the amount of 8.6073 cents 
in the dollar of the AAV by 0.2037 cents, to 8.4036 cents in the dollar of the 
AAV; and 

 
(ii) For land in the municipal area that is classified as residential in the Valuation 

List (excluding vacant residential land), the general rate is varied by 
reducing the amount of 8.6073 cents in the dollar of the AAV by 1.2542 
cents, to 7.3531 cents in the dollar of the AAV; and 

 
(iii) For land in the municipal area that is classified as residential in the Valuation 

List and identified as vacant residential land, the general rate is varied by 
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reducing the amount of 8.6073 cents in the dollar of the AAV, by 0.9344 
cents, to 7.6729 cents in the dollar of the AAV.   

 
2. Waste Management Charge 
 
(a) Pursuant to section 94(3) of the Act, Council makes the following variable service 

charge in respect of the service of waste management, to be called the ‘Waste 
Management Charge’, upon all rateable land.  Council declares that the charge 
is to be calculated in accordance with the following formula: 

 
(i) for rateable land upon which a dwelling or dwellings are constructed, as 

recorded in the Valuation List: 
 

Waste Management Charge =  $165.00 x D, where D is the number of 
dwellings on the rateable land capable 
of being occupied as stated in the 
Valuation List. 

 
(ii) for rateable land upon which no dwelling is constructed, as recorded in the 

Valuation List: 
 

Waste Management Charge =  $55.00  
 
3. Garbage Removal Charge 
 
(a) Pursuant to section 94(1) of the Act, Council makes the following separate 

services charge upon all rateable land in respect of the service of waste 
management, to be called the ‘Garbage Removal Charge’, of $170.00. 

 
(b) Pursuant to section 94(3A) of the Act, Council declares that the Garbage 

Removal Charge is varied according to the level of service provided as follows: 
 

(i) for the land identified by Property Identification Number 3124789, the 
Garbage Removal Charge is $3,570.00; 

 
(ii) for land to which the Council does not provide a fortnightly garbage removal 

service and kerbside recycling service, the Garbage Removal Charge is 
$0.00. 

 
4. Fire Service Contributions 
 
(a) Pursuant to section 93A of the Act and the Fire Services Act 1979, Council makes 

the following fire protection service rate: 
 

(i) for all rateable land within the Oatlands & Kempton Volunteer Brigade 
Rating District, an amount of 0.3975 cents in the dollar on the AAV, subject 
to a minimum amount of $41.00; 

 
(ii) for all other rateable land in the municipal area, an amount of 0.3612 cents 

in the dollar on the AAV, subject to a minimum amount of $41.00. 
 

ATTACHMENT 
Agenda Item 4.1



Southern Midlands Council 
DRAFT Minutes – 24 July 2019 

Page 244 of 251 

5. Instalments 
 
(a) These rates and charges are for the year commencing 1st July 2019 and ending 

30th June 2020 and are payable by four (4) equal instalments, the first payable 
30 days after the issue of the rates notices, the second by 4.30 p.m. on 29th 
November 2019, the third by 4.30 p.m. on 31st January 2020 and the fourth by 
4.30 p.m. on 31st March 2020. 

 
(b) Where a ratepayer elects to enter into an arrangement to pay the current rates 

and charges by monthly, fortnightly, or weekly instalments via one of the 
electronic payment options (including direct debit), then the instalment amounts 
will be calculated to settle the debt by 30th June 2020. Penalty and interest will 
not be applied on any of the 2019-20 rates and charges at the relevant date, 
provided that the instalment arrangements are adhered to.  In the event of default, 
penalty and interest is to be calculated on the outstanding amounts. 

 
6. Late Payments 
 
(a) Pursuant to section 128(1)(c) of the Act, Council will apply a penalty and charge 

a daily amount of interest, if any rate or instalment is not paid on or before the 
date they fall due, in accordance with the following: 

 
(i) Penalty: A penalty of 5% of the unpaid rate or instalment applies to any 

amount that is not paid on or before the date it falls due; and 
 
(ii) Interest: In addition to the penalty, a daily interest will apply to any unpaid 

rate or instalment that are not paid on or before the date they fall due, at the 
rate of 7.5% per annum, and is to be calculated on a daily basis for the 
period during which it remains unpaid.   

 
7. Discount 
 
(a) Pursuant to section 130 of the Act, a discount of 1.7% will apply to all rates and 

charges paid in full within 30 days after the date of issue. This discount is not 
applicable to rates and charges which are paid by instalments. 

 
RECOMMENDATION 
 
THAT Council adopt the 2019-2020 Rates and Charges resolution as presented. 
 
DECISION 
Moved by Deputy Mayor E Batt, seconded by Clr A Bisdee OAM 
 
THAT Council adopt the 2019-2020 Rates and Charges resolution as presented. 
 
CARRIED 
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DECISION 

Councillor 
Vote 

FOR 

Vote  

AGAINST 

Mayor A O Green √  
Deputy Mayor E Batt √  
Clr A E Bisdee OAM √  
Clr D F Fish √  
Clr R McDougall √  
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18. MUNICIPAL SEAL 
 
Nil. 
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19. CONSIDERATION OF SUPPLEMENTARY ITEMS TO THE 
AGENDA  

 
Council to address urgent business items previously accepted onto the agenda. 
 
 
Nil. 
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DECISION 
Moved by Deputy Mayor E Batt, seconded by Clr R McDougall 
 
THAT in accordance with Regulation 15 of the Local Government (Meeting 
Procedures) Regulations 2015, the following items are to be dealt with in Closed 
Session. 
 

Matter Local Government (Meeting 
Procedures) Regulations 2015 

Reference 
Closed Council Minutes - Confirmation 15(2) 

Applications for Leave of Absence 15(2)(h) 

 
CARRIED 
 

Councillor 
Vote 

FOR 

Vote  

AGAINST 

Mayor A O Green √  
Deputy Mayor E Batt √  
Clr A E Bisdee OAM √  
Clr D F Fish √  
Clr R McDougall √  

 
 
DECISION 
Moved by Clr R McDougall, seconded by Clr A Bisdee OAM 
 
THAT in accordance with Regulation 15(2) of the Local Government (Meeting 
Procedures) Regulations 2015, Council move into Closed Session and the 
meeting be closed to members of the public. 
 
CARRIED 
 

Councillor 
Vote 

FOR 

Vote  

AGAINST 

Mayor A O Green √  
Deputy Mayor E Batt √  
Clr A E Bisdee OAM √  
Clr D F Fish √  
Clr R McDougall √  
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CLOSED COUNCIL MINUTES 
 
 

20. BUSINESS IN “CLOSED SESSION” 
 
In accordance with the Local Government (Meeting Procedures) Regulations 2015, the 
details of the decision in respect to this item are to be kept confidential and are not to 
be communicated, reproduced or published unless authorised by Council. 
 
20.1 CLOSED COUNCIL MINUTES - CONFIRMATION 
 
Item considered in Closed Session in accordance with Regulation 15 (2) of the Local 
Government (Meeting Procedures) Regulations 2015.  
 
20.2 APPLICATIONS FOR LEAVE OF ABSENCE 
 
Item considered in Closed Session in accordance with Regulation 15 (2)(h) of the Local 
Government (Meeting Procedures) Regulations 2015.  
 
20.3 PERSONNEL MATTER 
 
Item considered in Closed Session in accordance with Regulation 15 (2)(a) of the Local 
Government (Meeting Procedures) Regulations 2015.  
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DECISION 
Moved by Clr A Bisdee OAM, seconded by Clr D Fish 
 
THAT Council move out of “Closed Session”. 
 
CARRIED 
 

Councillor 
Vote 

FOR 

Vote  

AGAINST 

Mayor A O Green √  
Deputy Mayor E Batt √  
Clr A E Bisdee OAM √  
Clr D F Fish √  
Clr R McDougall √  
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OPEN COUNCIL MINUTES 
 

21. CLOSURE 
 
The meeting closed at 12.33 p.m. 
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WASTE STRATEGY SOUTH 

MINUTES 

Minutes of a meeting of Waste Strategy South (WSS) held on Tuesday 9 July 2019 

commencing at 11:00 am in the Elizabeth Street Conference Room, Hobart City Council, 

Macquarie Street, Hobart 

 
 

Present:  
Brighton Council – Councillor Leigh Gray and Heath Macpherson 
Clarence City Council - Alderman Beth Warren and Ross Graham 
Derwent Valley Council – Councillor Julie Triffett and David Bradford  
Glenorchy City Council – Ted Ross 
Hobart City Council - Alderman Tanya Denison and Glenn Doyle 
Huon Valley Council – Deputy Mayor Sally Doyle, Amanda Blakney and Martin Conlan 
Tasman Council – Councillor Jan Barwick  
Sorell Council – Mayor Kerry Vincent and Russell Fox 
Southern Midlands Council – Mayor Alex Green (Chair) and Graham Green 

 
Guests: 

Garage Sale Trail – Darryl Nichols 
 
Observers: 
Hobart City Council – David Beard 
  
Apologies:  
Central Highlands Council – Deputy Mayor Jim Allwright 
Glamorgan Spring Bay Council – Melanie Kelly and Tony Pollard 
Kingborough Council - Stuart Baldwin and David Reeve 
Southern Midlands Council – David Cundall 
 
 

1.  Opening and Welcome  

The Chair, Mayor Green, welcomed all attendees to the meeting and declared the meeting open 
at 11.05 am.   As this was the first meeting of Waste Strategy South (WSS) since the October 2018 
Local Government Elections, the Chair invited members to introduce themselves to the group. 
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2.  Apologies  

Apologies were noted (as listed above).  

3. Guest Speaker – Darryl Nichols, Co-founder of the Garage Sale Trail 

The Garage Sale Trail (GST) provides councils and waste groups with a platform to achieve their 
strategic policy objectives relating to waste education; waste minimisation; reuse; illegal dumping 
and community engagement. 

The GST debuted in 2013 via a strategic partnership with the Northern Tasmanian Waste 
Management, Waste Strategy South and the Local Government Association of Tasmania. 

Participation rates since 2013 have continued to grow with 212 garage sales held in 2013 compared 
with 888 garage sales held in 2018. 

In terms of data collected in 2018, there were 13,945 sellers and shoppers who participated in the 
Trail with 90 per cent of sellers saying they were more conscious about waste and understanding 
their role in reducing it.  72 per cent of sellers would not have otherwise held a garage sale in the 
last 12 months with 53 per cent of items sold being homewares.   Over 80 per cent of participants 
intended to donate their unsold items to charity with another 45 per cent intending to hold another 
garage sale. 

The 2019 GST will be held on 19 and 20 October with the theme being Secondhand First Choice.  
Councils are encouraged to promote the program locally through council channels using the ready-
made campaign materials provided and generate local media using the media templates and other 
GST resources. 

The Garage Sale Trail ‘Blazer’ can be booked this year via councilmanager@garagesaletrail.com.au  

Key timings for this year’s GST are: 

• May – Program commitment from councils 

• July – council on-boarding sessions 

• 10 August – campaign launch 

• August through to October – activation of media and council channels 

• 19 and 20 October – Garage Sale Trail weekend 

• November – delivery of local and regional impact report 

• February/March 2020 – group debrief 

 
Into the future, the GST would like to see Tasmanian communities continue to embrace the 
Program as we have the highest rates of participation and reuse per sale in the country.  The GST 
is also keen to establish a national community partnership and expand to the Mens Shed. 

Mr Nicholls advised WSS members that in order for their individual councils to engage with GST 
they should make direct contact with GST. 

Council secondhand reuse shops can be listed on the GST website as participants in the October 
weekend – Mr Nicholls indicated that there were over 400 ‘tip shops’ listed across the country. 

Mr Nicholls suggested that there are good Elected Member media opportunities which can sell the 
GST message.   
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It was agreed that Mr Nicholls would present again to the group in January 2020 with the outcomes 
of the 2019 GST. 

 

4. Container Refund Scheme and Draft Waste Action Plan 

WSS members discussed the State Government’s announcement to introduce a container deposit 
refund scheme and the recently announced draft Waste Action Plan.  The draft Waste Action Plan 
provides a framework for discussion with Local Government, business and the community on the 
best way to address the waste and resource recovery challenges that face Tasmania.   The Action 
Plan identifies the actions the Tasmanian Government will take to tackle waste and recycling 
problems, in particular the Government’s commitment to replace the current voluntary regional 
council waste levies with a legislated statewide waste levy and to introduce a Container Refund 
Scheme (CRS). 

Based on the discussion around this topic, it was agreed that a small group of members would be 
convened to identify high level principles that could form the basis of a submission to the State 
Government (noting that submissions are due by COB on 7 October).    

The working group is Mayor Green (Chair); Glenn Doyle (Hobart City Council); Ross Graham 
(Clarence City Council); Ted Ross (Glenorchy City Council) and Amanda Blakney (Huon Valley 
Council).  It was noted that any submission would need to be consistent with an LGAT submission 
and that it would be worthwhile to see what the other Waste Groups are including in their 
submissions. 

 

5. Feasibility Study into Statewide Waste Management Arrangement 

The group noted that Part A of the Feasibility Study has been completed and that Part B is now 
almost complete, however, there may need to be some changes given the release of the draft 
Waste Action Plan. 

 

6. Statewide MOU – Joint Communication May Activities and Updated Communications 
Plan 

WSS members noted that updated Communications Plan and May activities.  The group were 
reminded that the Southern Tasmanian Councils Authority (STCA) has committed $30,000 during 
2019/20 to support the Statewide MOU on Communications. 

 

7. Waste Synergies Draft Paper February 2019 

Mr Doyle provided an introduction to the Waste Synergies Draft Paper which has been completed 
by Resonance Consulting.   Mr Doyle advised that Resonance Consulting were engaged to undertake 
work in relation to Household Hazardous Waste and the development of a Strategic Plan for the 
Southern region.  As a result of WSS going into a short term hiatus (October Council elections; 
STCA membership discussions), Resonance Consulting were asked to review existing council waste 
strategies which could be developed into a strategic plan.   WSS noted the paper and agreed that 
it will be able to provide guidance to the group.  

The group discussed waste issues which require addressing – Household Hazardous Waste and Food 
Organics and Garden Organics (FOGO) and the opportunities there may be for councils to 
contribute to projects in line with their budget cycles. 
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It was noted that having a person driving activities, such as the consultant Resonance Consulting, 
meant that projects were progressed. 

It was agreed that the Resonance Consulting draft paper on Household Hazardous Waste be 
circulated to the group, noting that it is a work in progress. 

 

8. Next Steps 

It was acknowledged that the fate of WSS is somewhat tied to the future of the STCA and where 
the State Government is heading in terms of waste as an issue.  A number of options were raised 
including seed funding from the STCA or voluntary funds from council to support WSS and its 
projects.    

 

9. Other Business 

Mr Graham advised that the Clarence City Council has received a Notice of Motion from an Elected 
Member in relation to Illegal Dumping Squads (teams that specialise in combatting and preventing 
illegal dumping).   Mr Graham advised that Clarence will formally write to WSS in relation to this 
matter.   It was agreed that this would be added to the agenda for the next meeting. 

David Beard, the City of Hobart’s Manager Cleansing and Solid Waste, addressed the meeting to 
provide an update on SKM and upcoming court action in relation to unpaid accounts.   Mr Doyle 
advised that he would provide information to the group on where recycling materials go after they 
leave the Lutana facility. 

Mr Ross raised the matter of FOGO in order to explore if there is interest amongst other councils 
in a regional facility.   

 

10. Next Meeting 

It was agreed that the next meeting would be held on Tuesday 20 August 2019 at 11am in the 
Elizabeth Street Conference Room, Town Hall, Hobart. 

 

 

ATTACHMENT 
Agenda Item 4.3.1



ATTACHMENT 
Agenda Item 4.3.1



ATTACHMENT 
Agenda Item 4.3.1



ATTACHMENT 
Agenda Item 4.3.1



ATTACHMENT 
Agenda Item 4.3.1



ATTACHMENT 
Agenda Item 4.3.1



 

 

Southern Tasmanian Councils Authority 

Quarterly Report to Members 

June 2019 
 

 

 

 

Each Joint Authority is required under Section 36B of the Local Government Act, 1993 to provide to its members a quarterly 
report that includes a statement of general performance and a statement of its financial performance 

This report covers the three month period ending 30 June 2019. This report with all previous quarterly reports is published 
on the Authorities website: www.stca.tas.gov.au 

The Southern Tasmanian Councils Authority commenced on 1 July 2006  

Image Credit:  View of Hobart and Tasman Bridge from kunanyi / Mt Wellington – Luke Tscharke 
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Image Credit:  Tarraleah Falls – Stuart Gibson 
 

 

Quarterly Report to Member Councils  
June 2019 

 
The Authority held one Ordinary Board Meeting on 27 May 2019. 
 
Matters considered at this meeting included: 
 

• Future Directions Workshop and 2019/20 Work Plan 

• 2019/20 Draft Budget 

• Garage Sale Trail 

• Financial Report for period ending 30 April 2019 
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ORDINARY BOARD MEETING – 27 MAY 2019 

FUTURE DIRECTIONS WORKSHOP AND 2019/20 WORK PLAN 
The STCA Board members participated in a workshop relating to its future operating 
environment. 

As part of that workshop, the Board agreed to support the following projects: 

• Regional Climate Change Initiative which includes the following sub-projects: 
o Regional Coastal Hazards Strategy 
o Regional Climate Change Strategy 
o Regional and Municipal Climate Profiles 

• Waste Strategy South 
o Communications Memorandum of Understanding 
o Garage Sale Trail 

• Regional Planning 

As part of the discussion during the workshop, the STCA elected Mayor Bec Enders as the Chair 
of the Regional Climate Change Initiative and Mayor Alex Green as the Chair of Waste Strategy 
South. 

The recent decisions of the Clarence City, Glenorchy City and Kingborough Councils to 
withdraw from the Authority effective 30 June 2019 were discussed with the Board agreeing to 
extend an invitation to these councils to participate in the Regional Climate Change Initiative 
and Waste Strategy South in order to achieve a truly regional focus on these important issues. 

The STCA Board members discussed the importance of communication and agreed to provide 
communiques following each meeting which provides a summary update on the matters 
discussed which can then be shared with other elected members. 

There was agreement that the Mayors Roundtable continue as these sessions provided elected 
members with an opportunity to discuss matters, share ideas and network. 

The Board requested that an invitation be sent to the Department of State Growth requesting a 
briefing on key transport issues in the southern region. 

It was agreed to hold the next STCA Board meeting at Tasman Council on 12 August 2019. 

 
2019/20 DRAFT BUDGET 
The Board approved the 2019/20 budget which has a strong emphasis on regional projects 
including the Regional Climate Change Initiative and Waste Strategy South. 
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GARAGE SALE TRAIL 
The STCA Board agreed to support the Garage Sale Trail, Australia’s biggest reuse, waste 
education and community event which is supported by 150 councils Australia-wide and 
350,000 participating Australians. 
 
Tasmanian councils were early adopters of the Garage Sale Trail which debuted in Tasmania in 
2013 via a strategic partnership with the then Southern Waste Strategy Authority (SWSA), 
Northern Tasmanian Waste Management Group (NTWMG) and the Local Government 
Association of Tasmania (LGAT).  Since that time local community support has grown year-on-
year and today Tasmanian communities have achieved the highest levels of per capita 
participation and program impacts of anywhere in Australia. 

The STCA is proud to support the Garage Sale Trail for 2019/20 and 2020/21. 

 

 

 

 

 

 

 

 

 
 

 

 

 

 
FINANCIAL REPORT FOR PERIOD ENDING 30 APRIL 2019 
The Board considered the financial report for the period ending 30 April 2019 and noted that 
with 83 per cent of the financial year having elapsed, $115,671 has been spent and $650,538 in 
income has been received.  A copy of the April 2019 financial report is provided below. 
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STCA - FINANCIAL STATEMENT - APRIL 2019 YTD ACTUAL YTD BUDGET YTD VARIANCE YTD VARIANCE % FULL YEAR BUDGET

Administration
Expenses
Licences - ICT 671 4,000 3,329 83.2% 4,800
Website Development 3,564 3,330 (234) (7.0 %) 4,000
Postage -                    -                     -                         -                           -                                  
Catering 810 1,725 915 53.0% 2,000
Contractor Services - Administration 1,550 -                     (1,550) -                           -                                  
Contractor Services - Media Management (2,000) -                     2,000 -                           -                                  
Contractor Services - Land Mapping Project 2,382                0 (2,382) -                           -                                  
Consultancy - Business Management 0 9,786 9,786                     -                           28,050
Contractors - Auditors 5,500 5,500 -                         -                           5,500

Subtotal EXPENSES 12,477 24,341 11,864 48.7% 44,350
Revenue
Unspent Grants/Opening Funds B/F (284,848) (284,848) -                         -                           (284,848)
Other Fees and Charges (71,400) (71,400) -                         -                           (71,400)

Subtotal REVENUE (356,248) (356,248) -                         -                           (356,248)

Subtotal Administration (343,771) (331,907) 11,864 (3.6 %) (311,898)

Climate Change Adaptation Project
Expenses
Contractor Services - Regional Energy Use 1,527 -                     (1,527) -                           -                                  
Contractor Services - Regional Climate Change Strategy -                    30,000               30,000 -                           40,000                            
Contractor Services - Regional Climate Council Template -                    30,000               30,000 -                           40,000                            
Contractor Services - Regional Coastal Strategy -                    30,000               30,000 -                           40,000                            
Consultancy Environmental 19,440 -                     (19,440) -                           -                                  

Subtotal EXPENSES 20,967 90,000 69,033 76.7% 120,000
Revenue
Unspent Grants/Opening Funds B/F (46,272) (46,272) -                         -                           (46,272)
Other Contributions (105,000) (105,000) -                         -                           (105,000)

Subtotal REVENUE (151,272) (151,272) -                         -                           (151,272)

 Subtotal Climate Change Adaptation Project (130,305) (61,272) 69,033 (112.7 %) (31,272)

Climate Change Communication Project
Expenses -                    -                     -                         -                           -                                  

Subtotal EXPENSES -                    -                     -                         -                           -                                  
Revenue
Unspent Grants/Opening Funds B/F (23,090) (23,090) -                         -                           (23,090)

Subtotal REVENUE (23,090) (23,090) -                         -                           (23,090)

Subtotal Climate Change Communication Project (23,090) (23,090) -                         -                           (23,090)

Waste Strategy South
Expenses
External Labour Charges 453 6,660 6,207 93.2% 8,000
Consultancy - Business Management 1,751 24,000 22,249 92.7% 28,800
Consultancy - Business Management - Regional Waste Strategy 19,260 33,330 14,070 42.2% 40,000
Consultancy Environmental 4,980 83,330 78,350 94.0% 100,000
Communications 12,718 29,160 16,442 56.4% 35,000

Subtotal EXPENSES 39,161 176,480 137,319 77.8% 211,800
Revenue
Unspent Grants/Opening Funds B/F (52,428) (52,428) -                         -                           (52,428)

Subtotal REVENUE (52,428) (52,428) -                         -                           (52,428)

Subtotal Waste Strategy South (13,267) 124,052 137,319 110.7% 159,372

Regional Planning Initiative
Expenses
Contractor Services - Environmental 43,066 -                     (43,066) -                           -                                  

Subtotal EXPENSES 43,066 -                     (43,066) -                           -                                  
Revenue
Unspent Grants/Opening Funds B/F (67,500) (67,500) -                         -                           (67,500)

Subtotal REVENUE (67,500) (67,500) -                         -                           (67,500)

Subtotal Regional Planning Initiative (24,435) (67,500) (43,066) 63.8% (67,500)

Total Operating
Expenditure 115,671 290,821 175,150 60.2% 376,150
Income (650,538) (650,538) -                         -                           (650,538)

Net Operating (534,867) (359,717) 175,150 (48.7 %) (274,388)
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Development & Environmental Services 
Email: mail@southernmidlands.tas.gov.au 
Phone: (03) 62593011 
Postal Address: PO Box 21 Oatlands Tas 7120 
 
 
 
 
 

 
 

APPLICATION FOR PLANNING PERMIT – USE AND DEVELOPMENT     
Commercial, Industrial, Forestry and other Non- Residential development 
Use this form to apply for planning approval in accordance with section 57 and 58 of the Land Use Planning and Approvals Act 1993 
 

 

Applicant / Owner Details:  
 

Owner / s Name  
 

  
 

Postal Address  Phone No:  
 

    Fax No:  
 

Email address  
 

Applicant Name  
(if not owner) 

Postal Address  Phone No:  
 

    Fax No:  
 

Email address:  
 

Description of proposed use and/or development:  
 

 

Address of new use 
and development:  

 

Certificate of Title           Volume No  

No 
 Lot No:                              

 

Description of Use   

Development on site   

 
  

 
 

current use of land 
and building 

 

 

 
 
 
 
 
 

                                           Please tick �answer   

Is the property 
Heritage Listed 

Yes     No    

                                                                                                                                                                                                                                                          
 

                                                                                                                                                                                                                                                                  Please tick �answer   

Signage Is any signage proposed? 
 

   Yes       No  

 
 

 

Refer Definitions in Clause 8.2 of 
the Southern Midlands Planning 
Scheme 2015  

Attach additional information if 
required. 

 

E.g.  Are there any existing 
buildings on this title?   
If yes, what is the main building 
used as? 

SAINT REGINA LIMITED

515 Rhyndaston Road

Rhyndaston 7120

6ty° Pty Ltd

PO Box 63

Riverside 7250

03 6332 3300

gwalker@6ty.com.au

2495 Colebrook Road, Colebrook

123549

Change of use of part of site to a monastery and communal residence

Construction of various buildings

Dwelling and agriculture

Yes

No
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Address all correspondence to:  

The General Manager, PO Box 21, Oatlands, Tasmania 7120 
Or by Email Address: mail@southernmidlands.tas.gov.au ‘in single PDF file format’ 

Phone (03) 62593011 
 

                                               Existing hours of operation                                                                         Proposed hours of new operation  
Business Details 
  

Hours                         am          to              pm 

   

Hours am to pm 

 Weekdays    Weekdays    

 Sat    Sat    

 Sun    Sun    
 

Number of existing 
employees                                  Number of proposed  new employees :  

 

Traffic Movements  
Number of commercial 
vehicles servings the site at 
present 

 

Approximate number of 
commercial vehicles 
servicing the site in the 
future 

 

Number of Car Parking 
Spaces  

How many car spaces are 
currently provided  

 
How many new car spaces 
are proposed  

 

                                                                                                                                       
 
                                           Please tick �answer   

Is the development to 
be staged: 

Yes     No    

 

        

Is the development to 
be stages, If yes 

Described  proposed stages  
Described period of 
proposed  stages 

 

 

Proposed Material 
Types  

What are the proposed 
external wall colours 

 What is the proposed roof colour  

 
What is the proposed 
external wall materials 

 
What is the proposed roof 
materials  

 
What is the proposed 
new floor area m

2
 

 
What is the estimated value of 
all the new work proposed $ 

                                                                                                                                                                                                                                                                  

                                                                                                              If yes attach details: size, colours, fonts, location   

 

Please attach any additional information that may be required by Part 8.1 Application Requirements of the Planning Scheme. 

Signed Declaration  
 

 
I/we hereby apply for a planning approval to carry out the use or development described in this 
application and in the accompanying plans and documents, accordingly I declare that: 

 

1. The information given is a true and accurate representation of the proposed development. I understand 
that the information and materials provided with this development application may be made available to the 
public.  I understand that the Council may make such copies of the information and materials as, in its 
opinion, are necessary to facilitate a thorough consideration of the Development Application. I have 
obtained the relevant permission of the copyright owner for the communication and reproduction of the 
plans accompanying the development application, for the purposes of assessment of that application.  I 
indemnify the Southern Midlands Council for any claim or action taken against it in respect of breach of 
copyright in respect of any of the information or material provided. 

 

2. I am the applicant for the planning permit and I have notified the owner/s of the land in writing of the 
intention to make this application in accordance with Section 52(1) of the Land Use Planning Approvals Act 
1993 (or the land owner has signed this form in the box below in ”Land Owner(s) signature); 
 

     Applicant Signature                                                       Applicant Name (print)                                                      Date                                                           
 

     

 
Land Owner(s) Signature               Land Owners Name (please print)                                      Date                                                          

 

     
 
Land Owner(s) Signature               Land Owners Name (please print)                                      Date                                                          

 

     

No

George Walker of 6ty° 2 May 2019
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Our Ref:  18.289 

2 May 2019 
 
 
Mr Tim Kirkwood 
General Manager 
Southern Midlands Council 
By Email: mail@southernmidlands.tas.gov.au  
 
 
Dear Tim, 
 
DEVELOPMENT APPLICATION - PARTIAL CHANGE OF USE OF SITE TO 
BENEDICTINE MONASTERY - 2495 COLEBROOK ROAD, COLEBROOK 
 
Please find enclosed a development application for the change of use of part of a 
site to a Benedictine Monastery on land located at 2495 Colebrook Road, 
Colebrook (the site - refer to Figure 1).  The development application includes the 
following documents: 
 

1. completed permit application form; 
 

2. cover letter detailing the proposed development; 
 

3. certificate of title for the site;  
 

4. development plans; and 
 

5. conservation management plan and heritage impact assessment. 
 
Figure 1 - image showing the full extent of the site which is located just south of 
Colebrook. 

 
Source: base image and data from the LIST (www.thelist.tas.gov.au) © State of Tasmania 

ATTACHMENT  
Agenda Item 11.1.1



  
Our Ref:  18.289  

Page 2 of 12 
 

1. Planning Overview 
 

Location 2495 Colebrook Road, Colebrook

Title Information 123549/1

Planning Instrument Southern Midlands Inter im Planning Scheme 2015 (the 
Scheme) 

Zoning 27.0 - Significant Agriculture

Use  Community meeting and entertainment (monastery) 
 Residential (communal residence) 

Development Construction of buildings and corresponding site works 

Special Provisions 9.5 - Change of Use of a Heritage Place

Status Discretionary (subject to Clause 9.5 of the Scheme)  

 

2. Subject Site and Locality 
 
The site is a large irregular shaped lot approximately 325ha in area.  It is located 
to the south of Colebrook and has approximately 1.67km of frontage to Colebrook 
Road along its eastern boundary before the road dissects the eastern corner of the 
site.  The South Line railway meanders through the middle of the site in a general 
north-south alignment. 
 
Topography within the site includes three distinct hills which are located in the 
north-western, south-western and south-eastern quadrants of the site and reach 
an elevation of 245m or above.  The land slopes moderately away from the hills 
toward a valley formed by Jerusalem Creek which crosses through the middle of 
the site on a general east-west alignment.  Flatter areas of the site include the 
valley following Jerusalem Creek and land along the eastern side between 
Colebrook Road and the railway.  The flatter plains sit at an elevation of between 
175m and 180m. 
 
The specific area of the site that will contain the proposed use and development is 
situated approximately 1.5km to the south of Colebrook.  It is defined by a curtilage 
that is bordered by Colebrook Road to the east, Jerusalem Creek to the north and 
a row of vegetation to the west and south.  It has an area of approximately 1.8ha 
and contains an existing two storey sandstone dwelling located adjacent to 
Colebrook Road, shearing shed and associated sheep handling yard, perimeter 
vegetation plantings and several other farm outbuildings (refer to Figure 2).  Land 
outside this area will continue to be used for a variety of agricultural activities which 
include mixed cropping and grazing. 
 
The adjoining lot to the west is located approximately 717m from the curtilage of 
the proposal and the adjoining land to the south is located approximately 1.5km 
from the curtilage of the proposal.  Surrounding land to the south and west 
generally comprise large lots that are characterised by a rural and natural 
landscape aesthetic.  They include open areas that support pasture for grazing 
and remnant vegetation on steeper slopes and elevated locations.     
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Figure 2 - aerial image illustrating the curtilage of the area of the site that is relevant 
to the proposal. 

 
Source: base image and data from the LIST (www.thelist.tas.gov.au) © State of Tasmania 

 

3. Zoning and Overlays 
 
The site is dual zoned.  The northern half is assigned the Significant Agricultural 
zone and the southern half is assigned the Rural Resource zone (refer to Figure 
3). 
 
Figure 3 - image illustrating the land use zones that apply to the site and surrounding 
locality.	

 
Source: base image and data from the LIST (www.thelist.tas.gov.au) © State of Tasmania 

 SIGNIFICANT AGRICULTURAL 
 

 UTILITIES 
 

 RURAL RESOURCE 
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The railway and road corridors are zoned Utilities.  The proposed use and 
development will be located entirely within the Significant Agricultural zone. 
 
The only overlay that applies to the part of the site that is subject to the proposed 
use and development is the Waterway and Coastal Protection Areas overlay which 
is located 30m either side of the centre of Jerusalem Creek (refer to Figure 4). 
 
Figure 4 - aerial image of the development area of the site showing the 30m overlay 
buffer either side of Jerusalem Creek. 

 
Source: base image and data from the LIST (www.thelist.tas.gov.au) © State of Tasmania 

 
The proposed use and development will be located within 30m of Jerusalem Creek.  
The creek is located approximately 2m below the existing ground level of the area 
to be developed.  The proposed development will not alter the existing streambank 
or streambed condition.  The creek will not be filled, and no new stormwater 
discharge points are proposed.  New development will be no closer to the creek 
than the immediately adjacent sandstone building to the east. 
 

4. Natural Values and Hazards 
 
4.1 Bushfire Hazard 
 
The site is located within a bushfire prone area.  However the Bushfire Prone Areas 
Code does not apply to use or development associated with a communal residence 
or for the community meeting and entertainment use class. 
 

4.2 Landslide Hazard 
 
The area of the site that will contain the proposed use and development is not 
shown as being subject to a landslide hazard on the Scheme overlay maps. 
 

4.3 Flood Hazard 
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The area of the site that will contain the proposed use and development is not 
shown as being subject to a flood hazard on the Scheme overlay maps.   
 

4.4 Scenic Values 
 
The site is not shown as being within a scenic management area on the Scheme 
overlay maps. 
 

4.5 Biodiversity Values 
 
The site is located within a rural environment just south of Colebrook.  It has been 
historically used for agricultural and resource processing uses.  The land is 
predominately cleared of remnant vegetation and contains pasture which supports 
a range of grazing activities.  The flatter areas of the site are used for mixed 
cropping activities.  The majority of the site is identified as agricultural land (FAG) 
on the TASVEG 3.0 mapping available on the LIST database.  The proposed use 
and development will occur within existing buildings and within an established 
curtilage which is clear of significant vegetation (refer to Figure 5). 
 
Figure 5 - photograph showing the location of the proposed development to the rear 
of the existing sandstone building. 

    
 

5. Heritage Value 
 
The existing sandstone building, known as Hardwicke House, is listed on the 
Tasmanian Heritage Register.  A Conservation Management Plan and Heritage 
Impact Statement have been prepared to assist with addressing the applicable 
standards of the Scheme that are enlivened by the proposed use and 
development. 
 

6. Infrastructure 
 

6.1 Water 
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The site is located within an area that is not serviced by reticulated water 
infrastructure.  The proposed use and development will therefore rely upon existing 
and proposed on-site water storage. 
 

6.2 Sewerage 
 
The site is located within an area that is not served by reticulated sewer 
infrastructure.  The proposed use and development will therefore rely upon an 
existing on-site wastewater treatment system that has recently been upgraded. 
 

6.3 Stormwater 
 
Stormwater runoff from roofs will be captured in water storage tanks for reuse 
within the site.  Surplus water from tanks will be directed into soakage trenches. 
 

6.4 Access and Parking 
 
An existing crossover and access point will be retained for the use and 
development.  It is located to the south of Hardwicke House.  Existing internal 
gravel access roads and car parking spaces will be used.  There are a total of 17 
designated car parking spaces located adjacent to existing and proposed 
outbuildings.  There is sufficient space within the site to accommodate any 
additional car parking demand.   
 

7. Proposed Use and Development 
 
The application seeks approval to change the use of part of the site to a 
Benedictine Monastery which will involve the construction of new dormitory units, 
relocation of a church, construction of four new outbuildings and a small addition 
to the existing dwelling.   
 
The use and development will be primarily concentrated within the curtilage 
identified in Figure 2.  It is proposed to repair and refurbish Hardwicke House which 
will be adapted and reused as the primary building for the monastery.  It will contain 
a communal kitchen, library, office and study rooms.  It will also serve as the public 
interface for the monastery.  
 
A total of 18 separate dormitory units are proposed.  Each unit will be 
approximately 13m2 in area and will contain a single combined bedroom and living 
area and bathroom which will include a toilet, sink and shower.  The units will be 
prefabricated and will have an average building height of approximately 4.2m.  
Units 1 - 12 will be configured in two rows of 6 units that will be positioned opposite 
each other.  The row of units will be parallel to Jerusalem Creek on the southern 
side.  A covered walkway will be located between each row.  A single row of 6 units 
will extend perpendicularly away from Jerusalem Creek at the western end of the 
double row. 
 
A relocated church will be erected at the southern end of a large machinery shed 
which is located diagonally to the south-west of Hardwicke House.  The church will 
be used in conjunction with the activities of the monastery.  A shed will be located 
between the relocated church and existing machinery shed.  It will have an area of 
30m2 and an overall height of approximately 2.7m.  A smaller shed will be located 
to the east of the single row of units.  It will have an area of 18m2 and a height of 
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approximately 2.7m.  Two sheds will be located to the rear of an existing storage 
shed.  They will have a combined area of 133m2 and an overall height of 
approximately 2.9m. 
 
A minor addition will be constructed at the rear of Hardwicke House at the south-
western end.  It will have an area of approximately 8.25m2 and will contain a 
bathroom and toilet which will be accessed separately. 
 
A new picket fence and access gate is proposed to be constructed along the 
frontage for the length of the curtilage of Hardwicke House.  Several gravel 
pathways will be constructed to provide connectivity between the buildings. 
    

8. Planning Assessment 
 
8.1 Use Categorisation 
 
A monastery is not defined in the Scheme.  However, for the purposes of clause 
8.2.4, a monastery is categorised into the ‘Community meeting and entertainment’ 
use class under Table 8.2 of the Scheme and means: 
 

use of land  for social, religious and cultural a ctivities, entertainment and 
meetings. Examples include an art  and craft centre, church, cinema, civic 
centre, function centre, library, museum, public art gallery, public hall and 
theatre. 

 
The dormitory units and part of Hardwicke House will be used as a communal 
residence in association with the monastery.  A communal residence is defined as 
follows: 
 

means use of land for a building to accommodate persons who are unrelated 
to one another and who share some parts of the building. Examples include 
a boarding house, residential college and residential care home.   

 
A communal residence is categorised into the Residential use class under Table 
8.2 of the Scheme. 
 
The use of land for ‘Community meeting and entertainment’ and ‘Residential - 
communal residence’ purposes is prohibited within the Significant Agricultural 
zone. 
 

8.2 Clause 9.5 - Change of Use of a Heritage Place 
 
Clause 9.5 of the Scheme gives the planning authority discretion to consider an 
application for a use of a listed heritage place that would otherwise be prohibited 
in the applicable zone.  In determining such an application, the planning authority 
must have regard to, amongst other matters, a Heritage Impact Statement and 
Conservation Management Plan.  These documents have been prepared to assist 
with addressing the applicable standards under clause 9.5 that are enlivened by 
the proposed use and development.  The HIA concludes that the proposed use 
and development accords with the requirements of clause 9.5. 
 

8.3 Significant Agricultural Zone 
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The following table provides an assessment of the proposed development against 
the relevant provisions of the Significant Agricultural zone.  In accordance with 
clause 7.1.2 of the Scheme, the ‘Community meeting and entertainment’ and 
‘Residential - communal residence’ use classes are treated as if they were 
discretionary uses under Table 27.2. 
 
27.3 Use Standards 

Standard/Requirement Assessment 

27.3.1 Sensitive Use (including residential use)   

P1 A sensitive use must not 
conflict with or fetter non-
sensitive use on adjoining 
land having regard to all of 
the following: 

(a) the characteristics of 
the proposed sensitive 
use; 
 

(b) the characteristics of 
the existing or likely 
non-sensitive use in 
the surrounding area; 

 
(c) setback to site 

boundaries and 
separation distance 
between the proposed 
sensitive use and 
existing or likely non-
sensitive use on 
adjoining land; 

 
(d) any characteristics of 

the site and adjoining 
land that would buffer 
the proposed sensitive 
use from the adverse 
impacts on residential 
amenity from existing 
or likely non-sensitive 
use. 

The proposed communal residence will not 
conflict or fetter non-sensitive use on 
adjoining land.  The curtilage containing the 
communal residence will be setback 
approximately 717m from the adjoining land 
to the west, 1.5km from the adjoining land to 
the south and 1km from the adjoining land to 
the north-west which is zoned Village.  The 
substantial setbacks will assist to minimise 
any foreseeable conflict between the 
proposed sensitive use and existing or likely 
non-sensitive uses on adjoining land. 

Other characteristics embedded within the 
site and of the adjoining land to the west and 
south that will buffer the proposed 
communal from adverse impacts of existing 
and likely non-sensitive uses include: 

 the acute topographical change 
between the proposed sensitive use 
and adjoining land to the west and south 
and within the site itself; 
 

 the location of the railway which restricts 
the area of land within the site that can 
be farmed contiguously and therefore 
limiting the degree of adverse impacts 
from farming activities; 

 
 the presence of small farm dams and 

Jerusalem Creek which fragments land 
within the site; 

 
 the established curtilage around 

Hardwicke House which includes 
Jerusalem Creek, a larger row of trees 
parallel to Jerusalem Creek on the 
northern side, a large windrow of trees 
on the southern side of the existing 
curtilage, and the myriad of farm sheds, 
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27.3 Use Standards 

Standard/Requirement Assessment 

laneways, sheep yards and perimeter 
fencing.  The established curtilage is 
therefore relatively removed and 
isolated from land within the site that is 
actively used for agricultural purposes 
dues to these features.  

27.3.3 Discretionary Use  

P1 A discretionary non-
agricultural use must not 
conflict with or fetter 
agricultural use on the site 
or adjoining land having 
regard to all of the 
following: 

(a) the characteristics of 
the proposed non-
agricultural use; 
 

(b) the characteristics of 
the existing or likely 
agricultural use; 

 
(c) setback to site 

boundaries and 
separation distance 
between the proposed 
non-agricultural use 
and existing or likely 
agricultural use; 

 
(d) any characteristics of 

the site and adjoining 
land that would buffer 
the proposed non-
agricultural use from 
the adverse impacts 
on amenity from 
existing or likely 
agricultural use. 

Please refer to the assessment against 
clause 27.3.1 P1 which addresses the same 
issues. 

 
27.4 Development Standards for Buildings and Works 

Standard/Requirement Assessment 

27.4.1 Building Height   

ATTACHMENT  
Agenda Item 11.1.1



  
Our Ref:  18.289  

Page 10 of 12 
 

27.4 Development Standards for Buildings and Works 

Standard/Requirement Assessment 

A1 Building height must be no 
more than: 

(a) 9m if for a residential 
use; or 
 

(b) 10m otherwise. 

Each unit associated with the communal 
residence will have a building height of 
approximately 4.2m.  The church will have a 
building height of 7.2m and all outbuildings 
will have a building height of less than 3m. 

27.4.2 Setback 

A1 Buildings setback from a 
frontage must be no less 
than 20m. 

The building closest to the frontage will be 
setback approximately 38m from the 
boundary.  All other buildings will be setback 
greater than 38m from the frontage 
boundary. 

A2 Building setback from a 
side or rear boundary 
must be no less than 
100m. 

All proposed buildings will be setback at 
least 850m from the rear boundary, 1.6km 
from the southern (side) boundary and 1km 
from the northern (side) boundary. 

A3 Building setback for 
buildings for sensitive use 
must comply with all of the 
following: 

(a) be sufficient to provide 
a separation distance 
from horticultural use 
or crop production on 
adjoining land of 
200m; 
 

(b) be sufficient to provide 
a separation distance 
from land zoned Rural 
Resource of 100 m. 

All proposed buildings associated with the 
communal residence will be setback at least 
850m from the adjoining land to the west, 
1.6km from the adjoining land to the south, 
and 1km from the adjoining land to the north. 

They will also be setback at least 750m from 
the nearest land zoned Rural Resource 
which is located to the south on the same 
site.  

27.4.3 Design 

P1 The location of buildings 
and works must satisfy all 
of the following: 

(a) be located in and area 
requiring the clearing 
of native vegetation 
only if: 
 

(i) there are no sites 
clear of native 

The buildings will be located on an area that 
does not require the clearing of native 
vegetation. 

The buildings will not be located on a skyline 
or ridgeline. 
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27.4 Development Standards for Buildings and Works 

Standard/Requirement Assessment 

vegetation and 
clear of other 
significant site 
constraints such 
as access 
difficulties or 
excessive slope, 
or the location is 
necessary for the 
functional 
requirements of 
infrastructure; 
 

(ii) the extent of 
clearing is the 
minimum 
necessary to 
provide for 
buildings, 
associated works 
and associated 
bushfire 
protection 
measures; 

 
(b) be located on a skyline 

or ridgeline only if: 
 
(i) there are no sites 

clear of native 
vegetation and 
clear of other 
significant site 
constraints such 
as access 
difficulties or 
excessive slope, 
or the location is 
necessary for the 
functional 
requirements of 
infrastructure; 
 

(ii) significant impact 
on the rural 
landscape is 
minimised through 
the height of the 

ATTACHMENT  
Agenda Item 11.1.1



  
Our Ref:  18.289  

Page 12 of 12 
 

27.4 Development Standards for Buildings and Works 

Standard/Requirement Assessment 

structure, 
landscaping and 
use of colours with 
a light reflectance 
value not greater 
than 40 percent 
for all exterior 
building surfaces; 

 
(iii) be consistent with 

any Desired 
Future Character 
Statements 
provided for the 
area. 

P2 The appearance of 
external finishes of 
buildings must not be in 
compatible with the rural 
landscape. 

The church is clad with painted 
weatherboards that have a white finish.  The 
finish will not be incompatible with the 
reflectance level of other buildings within the 
landscape which include galvanised and 
corrugated metal sheds located on the site.  
Furthermore, the church and other new 
buildings will be located behind Hardwicke 
House, a large machinery shed, and 
vegetation located along the frontage 
boundary of the site.  Accordingly, they will 
not be overtly apparent within the landscape 
when viewed from Colebrook Road. 

A3 The depth of any fill or 
excavation must be no 
more than 2 m from 
natural ground level, 
except where required for 
building foundations. 

No cut or fill other than for building 
foundations is proposed. 

 
 
Please do not hesitate to contact me should you have any queries on this 
application. 
 
Yours faithfully 
6ty Pty Ltd 
 

 
George Walker 
Planning Consultant 

ATTACHMENT  
Agenda Item 11.1.1



Measured form and function

Postal Address
PO Box 63
Riverside
Tasmania 7250
W 6ty.com.au
E admin@6ty.com.au

Tamar Suite 103
The Charles
287 Charles Street
Launceston Tasmania
P (03) 6332 3300

57 Best Street
Devonport Tasmania
P (03) 6424 7161

6ty Pty Ltd
ABN 27 014 609 900

Architectural
ABP No. CC4874f
Structural / Civil
ABP No. CC1633i

Drawings:

Ap01
Ap02
Ap03
Ap04

Cover Sheet
LOCATION & SITE PLAN
RE-LOCATED CHURCH PLAN & ELEVATIONS
PROPOSED UNIT PLANS & ELEVATIONS
RE-LOCATED SHEDS PLAN & ELEVATIONS, BATHROOM ADDITION PLAN

DEVELOPMENT APPLICATION
Issue date: 02-05-2019

Project:

CHURCH RELOCATION & NEW
ACCOMMODATION
2495 COLEBROOK ROAD, COLEBROOK

NOTRE DAME PRIORY
18.289

Project:

At:

For:

ATTACHMENT  
Agenda Item 11.1.1



Measured form and function

Postal Address
PO Box 63
Riverside
Tasmania 7250
W 6ty.com.au
E admin@6ty.com.au

Tamar Suite 103
The Charles
287 Charles Street
Launceston Tasmania
P (03) 6332 3300

57 Best Street
Devonport Tasmania
P (03) 6424 7161

6ty Pty Ltd
ABN 27 014 609 900

Architectural
ABP No. CC4874f
Structural / Civil
ABP No. CC1633i

PLANNING DOCUMENT

PROJECT NORTHTRUE NORTH

ISSUE DATE ISSUED FOR REV.

DIMENSIONS ARE IN MILLIMETRES. DO NOT SCALE. CHECK AND VERIFY ALL
DIMENSIONS ON SITE. REFER  DISCREPANCIES  TO THE SUPERINTENDENT.
ALL WORK SHALL BE CARRIED OUT IN ACCORDANCE WITH:
BUILDING CODE OF AUSTRALIA, APPLICABLE AUSTRALIAN STANDARDS &
LOCAL AUTHORITY REQUIREMENTS.

PROJECT No.

CHECKED:DESIGNED: DRAWN:

SCALES:

DRAWING No. REV.

DRAWING:

PROJECT: CHURCH RELOCATION & NEW
ACCOMMODATION

AT: 2495 COLEBROOK ROAD,
COLEBROOK

FOR: NOTRE DAME PRIORY

18.289

AT A1 SIZE DRAWING SHEET

LOCATION & SITE PLAN

1:250, 1:1000

Ap01

DVG DSD

01 02.05.19 DEVELOPMENT APPLICATION -

-

71103154

5989

3930

7000

12000

7000

17
4.3

4

17
4.3

8

17
2.9

4

17
2.4

8

17
2.4

9

17
2.4

3

17
2.5

7

17
2.5

0

17
2.7

3

17
2.8

1

17
2.6

5

17
2.7

2

17
2.9

4

17
2.9

9

17
2.9

5

17
2.6

9

17
2.5

6

17
2.5

0

17
2.9

3

17
3.5

3

17
4.3

3

17
4.5

7

17
3.1

9

17
3.5

5

17
3.0

2

17
3.0

0

17
3.1

8

17
3.5

3

17
3.7

3

17
5.3

0

17
5.1

8

17
5.0

7

17
5.6

2

17
5.7

6

17
6.2

6

17
6.7

1
17

7.1
3

17
6.6

9

17
5.9

1

17
5.2

9

17
3.8

6

17
3.6

3

17
3.3

4

17
3.1

2

17
3.1

2

17
3.2

1

17
3.2

3

17
3.3

4

17
3.6

5

17
4.0

8

17
5.5

4

17
6.1

5

17
6.6

4

17
5.5

0

17
5.0

7

17
3.9

8

17
3.8

0

17
3.8

5

17
3.4

8

17
3.3

4

17
3.1

8

17
3.9

3

17
2.9

8

17
2.8

6

17
2.8

9

17
2.9

8

17
2.8

2

17
2.7

0

17
2.8

0

17
2.9

4

17
3.0

0

17
2.9

4

17
2.9

2

17
3.0

4

17
2.6

5

17
2.5

7

17
2.9

6

17
2.7

8

17
2.8

2

17
3.0

2

17
2.8

0

17
2.8

5

17
2.4

6

17
2.4

0

17
2.4

3

17
2.4

8

177

177

176

176

17
5

175

175

175

174

174

174

17
4

174

174

174
174

173

173

17
3

17
3

173

173
173

173

173

173

172

EXISTING HOUSE

EXISTING SHED
(RE-ROOF)

EXISTING SHED

EXISTING SHED

EXISTING BUILDING

RELOCATED CHURCH
FL: 173.750

NEW GRAVEL PATH

CENTRE LINE OF NAVE TO BE
LOCATED ON AN EAST/WEST AXIS

EXISTING CHURCH RELOCATED FROM
244 ST LEONARDS ROAD, ST LEONARDS

NEW GRAVEL PATH

NEW GRAVEL PATH

NEW
 GRAV

EL
 PA

TH

2M HIGH GALVANISED STEEL
FENCE. GALVANISED STEEL
RE-USED FROM SHED RE-ROOF

2M HIGH COLORBOND
STEEL FENCE.

2M HIGH STEEL
PICKET FENCE.

2x 6M WIDE AUTOMATIC
SLIDING GATES.

RELOCATED SHED
7x7m

RELOCATED SHED
12x7m

2M HIGH STEEL
PICKET FENCE.

MODIFICATION TO EXISTING
VEHICLE ACCESS TO ALLOW
TURNING SPACE & ACCESS.

UNIT 1

UNIT 2

UNIT 3

UNIT 4

UNIT 5

UNIT 6

UNIT 7

UNIT 8

UNIT 9

UNIT 10

UNIT 11

UNIT 12

2M HIGH COLORBOND
STEEL FENCE.

RELOCATED
SHED
6x5m

RELOCATED
SHED
5x3.6m

UNIT 13

UNIT 14

UNIT 15

UNIT 16

UNIT 17

UNIT 18

BATHROOM
ADDITION

CARPARKING
(7 SPACES)

CARPARKING
(5 SPACES)

CARPARKING
(5 SPACES)

SITE PLAN
SCALE 1:250

SITE LOCATION PLAN
SCALE 1:1000

ATTACHMENT  
Agenda Item 11.1.1



Measured form and function

Postal Address
PO Box 63
Riverside
Tasmania 7250
W 6ty.com.au
E admin@6ty.com.au

Tamar Suite 103
The Charles
287 Charles Street
Launceston Tasmania
P (03) 6332 3300

57 Best Street
Devonport Tasmania
P (03) 6424 7161

6ty Pty Ltd
ABN 27 014 609 900

Architectural
ABP No. CC4874f
Structural / Civil
ABP No. CC1633i

PLANNING DOCUMENT

ISSUE DATE ISSUED FOR REV.

DIMENSIONS ARE IN MILLIMETRES. DO NOT SCALE. CHECK AND VERIFY ALL
DIMENSIONS ON SITE. REFER  DISCREPANCIES  TO THE SUPERINTENDENT.
ALL WORK SHALL BE CARRIED OUT IN ACCORDANCE WITH:
BUILDING CODE OF AUSTRALIA, APPLICABLE AUSTRALIAN STANDARDS &
LOCAL AUTHORITY REQUIREMENTS.

PROJECT No.

CHECKED:DESIGNED: DRAWN:

SCALES:

DRAWING No. REV.

DRAWING:

PROJECT: CHURCH RELOCATION & NEW
ACCOMMODATION

AT: 2495 COLEBROOK ROAD,
COLEBROOK

FOR: NOTRE DAME PRIORY

18.289

AT A1 SIZE DRAWING SHEET

RE-LOCATED CHURCH PLAN &
ELEVATIONS

1:100

Ap02 -

DVG DSD

01 02.05.19 DEVELOPMENT APPLICATION -

EXISTING CHURCH

HR

HR

HR HR

NEW TIMBER FRAMED
STAIR & LANDING WITH
SELECTED HANDRAIL.

NEW TIMBER FRAMED
STAIR & LANDING WITH
SELECTED HANDRAIL.

eS eS

eS

eS

e

e e
e e
e e e e

e e
e e

e e
e e
e e

FL: 173.750

HR

eS

eS

e e e e e e
e e e e
e e e e

e e
e e

FL: 173.750
HR

eS

eS

eS
e e
e e
e e

e e
e e
e e

e

FL: 173.750

HR HR

e e
e e
e e

eS

eS

eS

FL: 173.750

HRHR
HR

FLOOR PLAN
SCALE 1:100

NORTH ELEVATION
SCALE 1:100

EAST ELEVATION
SCALE 1:100

SOUTH ELEVATION
SCALE 1:100

WEST ELEVATION
SCALE 1:100

ATTACHMENT  
Agenda Item 11.1.1



Measured form and function

Postal Address
PO Box 63
Riverside
Tasmania 7250
W 6ty.com.au
E admin@6ty.com.au

Tamar Suite 103
The Charles
287 Charles Street
Launceston Tasmania
P (03) 6332 3300

57 Best Street
Devonport Tasmania
P (03) 6424 7161

6ty Pty Ltd
ABN 27 014 609 900

Architectural
ABP No. CC4874f
Structural / Civil
ABP No. CC1633i

PLANNING DOCUMENT

ISSUE DATE ISSUED FOR REV.

DIMENSIONS ARE IN MILLIMETRES. DO NOT SCALE. CHECK AND VERIFY ALL
DIMENSIONS ON SITE. REFER  DISCREPANCIES  TO THE SUPERINTENDENT.
ALL WORK SHALL BE CARRIED OUT IN ACCORDANCE WITH:
BUILDING CODE OF AUSTRALIA, APPLICABLE AUSTRALIAN STANDARDS &
LOCAL AUTHORITY REQUIREMENTS.

PROJECT No.

CHECKED:DESIGNED: DRAWN:

SCALES:

DRAWING No. REV.

DRAWING:

PROJECT: CHURCH RELOCATION & NEW
ACCOMMODATION

AT: 2495 COLEBROOK ROAD,
COLEBROOK

FOR: NOTRE DAME PRIORY

18.289

AT A1 SIZE DRAWING SHEET

PROPOSED UNIT PLANS &
ELEVATIONS

1:100

Ap03 -

DVG DSD

01 02.05.19 DEVELOPMENT APPLICATION -

27
00

21
00

27
00

4800 2100 4800 2100 4800 2100 4800 2100 4800 2100 4800

39300

75
00

B
As03

B
As03

A
As03

A
As03

SHR
FW

BWC

BATHBEDROOM

SHR
FW

B WC

BATH BEDROOM

SHR
FW

B WC

BATH BEDROOM

SHR
FW

BWC

BATHBEDROOM

SHR
FW

B WC

BATH BEDROOM

SHR
FW

BWC

BATHBEDROOM

SHR
FW

B WC

BATH BEDROOM

SHR
FW

BWC

BATHBEDROOM

SHR
FW

B WC

BATH BEDROOM

SHR
FW

B WC

BATH BEDROOM

SHR
FW

BWC

BATHBEDROOM

SHR
FW

BWC

BATHBEDROOM

BEDROOM BEDROOM

BEDROOM BATH BEDROOM BATH
BEDROOM BATH BEDROOMBATH

BEDROOMBATH BEDROOMBATH

5 DEGREE
ROOF PITCH

5 DEGREE
ROOF PITCH

5 DEGREE
ROOF PITCH

5 DEGREE
ROOF PITCH

5 DEGREE
ROOF PITCH

5 DEGREE
ROOF PITCH

5 DEGREE
ROOF PITCH

5 DEGREE
ROOF PITCH

5 DEGREE
ROOF PITCH

5 DEGREE
ROOF PITCH

5 DEGREE
ROOF PITCH

5 DEGREE
ROOF PITCH

5 DEGREE
ROOF PITCH

FLOOR PLAN NOTATION
SCALE 1:100

NORTH ELEVATION
SCALE 1:100

SOUTH ELEVATION
SCALE 1:100

SECTION
SCALE 1:100

B

EAST ELEVATION
SCALE 1:100

WEST ELEVATION
SCALE 1:100

SECTION
SCALE 1:100

A

ROOF PLAN
SCALE 1:100

ATTACHMENT  
Agenda Item 11.1.1



Measured form and function

Postal Address
PO Box 63
Riverside
Tasmania 7250
W 6ty.com.au
E admin@6ty.com.au

Tamar Suite 103
The Charles
287 Charles Street
Launceston Tasmania
P (03) 6332 3300

57 Best Street
Devonport Tasmania
P (03) 6424 7161

6ty Pty Ltd
ABN 27 014 609 900

Architectural
ABP No. CC4874f
Structural / Civil
ABP No. CC1633i

PLANNING DOCUMENT

ISSUE DATE ISSUED FOR REV.

DIMENSIONS ARE IN MILLIMETRES. DO NOT SCALE. CHECK AND VERIFY ALL
DIMENSIONS ON SITE. REFER  DISCREPANCIES  TO THE SUPERINTENDENT.
ALL WORK SHALL BE CARRIED OUT IN ACCORDANCE WITH:
BUILDING CODE OF AUSTRALIA, APPLICABLE AUSTRALIAN STANDARDS &
LOCAL AUTHORITY REQUIREMENTS.

PROJECT No.

CHECKED:DESIGNED: DRAWN:

SCALES:

DRAWING No. REV.

DRAWING:

PROJECT: CHURCH RELOCATION & NEW
ACCOMMODATION

AT: 2495 COLEBROOK ROAD,
COLEBROOK

FOR: NOTRE DAME PRIORY

18.289

AT A1 SIZE DRAWING SHEET

RE-LOCATED SHEDS PLAN &
ELEVATIONS, BATHROOM
ADDITION PLAN

1:100

Ap04 -

DVG DSD

01 02.05.19 DEVELOPMENT APPLICATION -

12
00

0

7000

70
00

EXISTING SHED

RELOCATED SHED
(7x7m)

RELOCATED SHED
(12x7m)

SOUND INSULATED
DIVIDING WALL

SK

SK
2No. NEW PASS DOORS

EXISTING SHED

EX
IS

TI
N

G
R

O
O

F 
PI

TC
H

EX
IS

TI
N

G
R

O
O

F 
PI

TC
H

EX
IS

TI
N

G
R

O
O

F 
PI

TC
H

EX
IS

TI
N

G
R

O
O

F 
PI

TC
H

EXISTING
SHED

EXISTING
SHED

25
00

3300

EXISTING RESIDENCE

B

WC

BATH WC

WC
SHR

FW

VTY

FLOOR PLAN NOTATION
SCALE 1:100

ROOF PLAN
SCALE 1:100

EAST ELEVATION
SCALE 1:100

SOUTH ELEVATION
SCALE 1:100

WEST ELEVATION
SCALE 1:100

FLOOR PLAN NOTATION
SCALE 1:100

ATTACHMENT  
Agenda Item 11.1.1



Hardwick House, 2495 Colebrook Road, Colebrook. CONSERVATION MANAGEMENT PLAN   by Graeme Corney  1 

HARDWICK HOUSE part of the 1830s JERUSALEM estate 
2495 Colebrook Road, Colebrook 

CONSERVATION MANAGEMENT PLAN 
         2 May 2019 
Prepared by  
 

graeme corney   architect & heritage consultant 
3/78a Esplanade, Rose Bay 7015         tel (03) 6243 1994 or 0448 014 005 

 
Figure 1 Colebrook Road view of Hardwick House 
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1   Introduction 
This is a Conservation Management Plan (CMP) of Hardwick House at 2495 Colebrook Road, 

Colebrook.  
 
The sandstone structure is most commonly known as Hardwick House but has also been called 
Jerusalem and Brooklyn at various times. Hardwick House is the correct name and is used in 
this report. 
 
This two storey sandstone house was built as a steam mill with miller’s quarters attached in 
c.1857. It was then known as Hardwick Mill. It operated as a mill until c.1885. 
 
In c.1946 the then owner Leslie Charles Reynolds converted the former mill and miller’s 
quarters into a residence for his married son Claude Austin Reynolds and constructed a rear 
single storey extension of the house together with a garage and workshop. At that time he also 
‘modernised’ the house by replacing a great deal of original fabric including fireplace surrounds, 
floorboards, most skirtings, doors and architraves. Unfortunately almost no original joinery 
survived that upgrade. 
 
It is not known what the 1947 house extension replaced but almost certainly there would have 
been timber service rooms under a rear skillion. There is a record of an enclosed verandah. 
 
Charles Barry Headlam purchased Hardwick House in 1974 and carried out a few minor 
changes including construction of a stone and concrete porch over the front door. 
 
The combination of changes has eroded the overall heritage significance of Hardwick House, 
notwithstanding that the surviving original fabric still demonstrates much of its history. For 
example the original cart entrance and the original miller’s front door can still be seen in the 
façade fabric. The original planning can still be interpreted in the cupboard alcove of D4 and in 
the closed up doorway of D7. 
 
The new owners Saint Regina Limited will use Hardwick House as a monastery contact facility 
in the short term and later as the public interface of sales from monastery activities. Saint 
Regina Limited has commissioned this CMP.  
 
1.01 The Need for a Conservation Management Plan 
The purpose of this Conservation Management Plan (CMP) is to guide future heritage 
management of Hardwick House and environs and to guide future changes to the fabric in a 
manner which conserves its heritage values. 
 
1.02 Author identification 
This CMP was prepared by Graeme Corney, architect & heritage consultant. The historical 
information is by historian David Young. 
 
1.03 The site 
The location is 2495 Colebrook Road, Colebrook, Tasmania, Australia.  
Hardwick House is situated near the southern banks of Jerusalem Creek in a rural setting south 
of Colebrook. 
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Figure 2 Google aerial of Tasmania showing Jerusalem near Colebrook, north of Hobart  

 

 
Figure 3 Google aerial of Hardwick House and immediate environs.  

The house is the last building heading north on the left side of the road. 
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1.04 Methodology 
The methodology of this report follows the principles of JS Kerr’s The Conservation Plan fifth 
edition 2000 and the Burra Charter: The Australian ICOMOS Charter for the Places of Cultural 
Significance, 2013. 
 
1.05 Exclusion of Aboriginal heritage values 
This CMP does not consider Aboriginal heritage values. 
 
1.06 Acknowledgements 

The author acknowledges the assistance of the following people in the development of this 
CMP: 

 Robert Smith for providing site access and for articulating the specific needs of 
the new owners 

 David Young for researching the history of the site 
 
 

2    Historical Evidence 
 
2.01 Aboriginal occupation  
Prior to the British invasion and settlement of in 1803, Aboriginal Tasmanians were divided into 
9 tribes of about 250-700 people.1 Each tribe was made of a number of small member bands. 
Each of the nine tribes controlled specific territory. Some bands from other tribes were allowed 
to enter other tribal territory for seasonal hunting. To enter a territory without permission of the 
occupying tribe could start inter-tribal warfare.  
 
The tribe that occupied the Colebrook area was the Paredarerme people2. Europeans have 
called them the Oyster Bay tribe. 
 
They occupied the east coast and lived in balance with the resources of seafood, animals and 
wild berries available to them. The largest of the Tasmanian nations with ten clans totaling over 
700 people, the Paredarerme clans occupied the east coast in autumn and winter and mostly 
travelled inland for spring and summer.   
 
After years of steady expansion of settlers into rural areas, and the resultant conflict, the 
Aboriginal people were under siege and their numbers reduced. By November 1828 Colonel 
George Arthur –Lieutenant Governor of Tasmania (then Van Diemen’s Land) had declared 
martial law.3 The conflict between the settlers and the Aboriginal people culminated in the Black 
Line Offensive of November 1830.  The moving line of troops and European settlers was set up 
to drive Aboriginal people out of settled areas.4 
 
In recent decades some moves towards reconciliation have finally taken place. Some land has 
been returned to the Aboriginal people and there is now broader community acknowledgement 
and understanding of their culture. 
 
 
 

                                                 
1
 Julia Clark, The Aboriginal People of Tasmania, The Tasmanian Museum & Art Gallery, 1983. p.24 

2
 Wikepedia.org. Aboriginal Tasmanians. 

3
 ibid, 99. 

4
 ibib, p110. 
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2.02 History of the site  
This CMP draws principally on Hardwick House, 2495 Colebrook Road, Colebrook a history by 
David Young 2019. 
 
The Hardwick House site was originally part of 1,356 acres granted to Lieutenant-Governor 
George Arthur’s friend and Private Secretary William Thomas Parramore in 1834. Two years 
later, just before Arthur’s departure from Van Diemen’s Land, Parramore transferred the land to 
Arthur, increasing his land holdings in his Jerusalem estate to 8,436 acres. 
 
Parramore then became Arthur’s ‘special executor’.  In 1837 766 acres of the land holding was 
sold to successful businessman George Stokell for 3,862 pounds. Geoge Stokell quickly 
conveyed the land to his son John. 
 
By the 1840s George Stokell was one of the colony’s largest land owners with holdings of over 
36,000 acres. By the mid 1840s George Stokell had passed over management of his farm 
properties to son John.  
 
It was John Stokell who built Hardwick steam mill in c.1857 in response to a few years of high 
prices for flour in Victoria. The mill had a 5 room miller’s quarters attached. 
 
The mill had a large firebox for burning local wood to power the mill –suggesting the land 
holding was well covered by trees.  
 
John Stokell lived at Stockdale, further to the south. 
 
In 1859 John Stokell unsuccessfully advertised the mill and nearby lots for sale.   
 

Lot 4. Comprises a newly-built stone dwelling house, steam flour mill, and other buildings, with 
corrugated iron roofing, all in first-rate working order, and doing a fine trade. There is a large 
orchard and garden stocked with choice fruit trees in full bearing, and to a person of industrious 
habits this lot is a certain fortune.

5
 

 
In early 1863 Stokell unsuccessfully advertised the mill equipment for sale. He died on 27 
February 1863. He left his estate to his half-sister Henrietta Stokell who lived at Rokeby House, 
the grand home that George Stokell built.  
 
By 1863 the mill was leased to William and John Brain who held the lease and likely ran the mill 
until 1870. At this time Henrietta Stokell unsuccessfully attempted to sell the Hardwick Steam 
Mills. 
 

FOR SALE BY PRIVATE CONTRACT 
The substantially stone built and well established STEAM FLOUR MILLS, with every 
convenience, including circular saw for cutting wood, store-room, stable, wood-shed, and a good 
yard enclosed with stone walls; attached is a very convenient and well finished stone dwelling, 
containing five rooms and enclosed verandah; also a fruitful garden, stocked with choice trees, 
and an enclosure connecting the garden with the premises. There is an abundance of fuel in the 
neighbourhood, and the surveyed main railway line passes through the property, which is situated 
on the main road between Richmond and Jerusalem, and within a mile of the village of Colebrook 
Dale.

6
 

                                                 
5
 Hobart Town Daily Mercury, 9 April 1859 p4c2. 

6
 Mercury, 27 August 1870 p1c7. 
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In 1871 Benjamin Bone took on the lease to the mill and surrounding two acres. 
 
In 1872 George Stokell died at the age of eighty-six.  
 
In 1878 George Stokell’s son George junior was shown as the lessee and hired a Mr MacLaren 
to run the mill.  
 
John Clarence Stokell, son of George junior, jointly ran the mill with McLaren until 1880. The 
following years until 1885 saw several attempts by different lessees to run the mill. Charles 
Bonney was likely its final miller. 
 
In c.1900 the machinery was removed from the mill and taken to Rokeby House. 
 
Between 1904 and 1913 James Hughes lived in the mill as a tenant. Between 1902 and 1911 
the value of the farm increases significantly suggesting improvements were made. 
 
Between 1915 and 1921 Hardwick property was leased to George Turvey. Henrietta Stokell sold 
Hardwick to Leslie Charles Reynolds for 5,000 pounds in 1921. 
 
In 1933 Reynolds cleared 129 acres of timber at Hardwick. Soon after he filled in the old well 
behind the mill. Reynolds used the former mill as storage until 1946. 
 
In c.1946 Leslie Reynolds converted the former mill and miller’s quarters into a residence for his 
married son Claude Austin Reynolds. 
 
In 1974 Claude Reynolds sold the property to Charles Barry Headlam. 
 
Two years after Headlam’s death in 2015 his son Philip sold the property to its current owner. 
 
 A summary of the more prominent events that assist in developing an understanding of the 
place is as follows: 

date event source 
1834 1,356 acres of land on which Hardwick House now stands was granted 

to William Thomas Parramore 
Young p1 

1836 Parramore transferred the land to Lieutenant-Governor George Arthur. ibid 

1837 George Stokell purchased 766 acres –on which now stands Hardwick 
House. The land was immediately conveyed to his son John Stokell. 

ibid 

c.1857 John Stokell constructed the Hardwick flour mill. Young p5 

by 1863 The mill was leased to William and John Brain Young p9 

1870 An advertisement described a timber mill on the site as well as the flour 
mill. 

ibid 

1871 Benjamin Bone took on the lease to the mill and surrounding two acres Young p10 

1878 George Stokell’s son George junior was shown as the lessee and hired a 
Mr MacLaren to run the mill 

ibid 

c.1900 The machinery was removed from the mill and taken to Rokeby House. Young p12 

1902-11 The value of the farm increases significantly suggesting improvements 
were made. 

ibid 

1921 Henrietta Stokell sold Hardwick to Leslie Charles Reynolds ibid 

1933 Reynolds cleared 129 acres of timber at Hardwick. Soon after he filled in 
the old well behind the mill. 

Young p13 

c.1946 Leslie Reynolds converted the former mill and miller’s quarters into a 
residence for his married son Claude Austin Reynolds 

ibid 

1974 Claude Reynolds sold the property to Charles Barry Headlam. Young p15 

 2017 Saint Regina Limited purchased Hardwick House from Philip Headlam. ibid 
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2.03 The names Hardwick House and Jerusalem 

The name Jerusalem was first used in Tasmania for the nearby township of Colebrook. In 

Aussie Towns on line, two explanations are given for its derivation. The first is that ‘...because of 

an expedition into the area in 1806 a certain Private Hugh Germain started giving places exotic 

names. It is claimed that Germain travelled through the area with a copy of The Bible and the 

Arabian Nights -thus Jerusalem is near Jericho and Bagdad.’ 

The second explanation claims ‘...Colebrook was named Jerusalem sometime before 1824 by 

Jorgen Jorgenson, a district constable, who claimed that the seven hills in the district reminded 

him of Jerusalem. During the administration of Van Diemen’s Land by Governor John Franklin 

(1837-1843) the town’s name was changed to Colebrook Dale which was officially reduced to 

Colebrook in 1894.’ 

 Although those two alternatives explain possible derivations of the nearby town’s name, it is not 

known how the name Jerusalem became attached to the building Hardwick House. It is likely 

that this mill (and later converted to a house) was never called Jerusalem. That it is a 

misinterpretation of history. That the description ‘steam flour mill at Jerusalem’ became 

‘Jerusalem steam flour mill’ or that another nearby mill with that name has been misinterpreted 

as the Hardwick Mill. This opinion is supported by the fact that a nearby mill just north of this 

property had a mill constructed by Andrew Tolmey in c.1838 and was called the “Jerusalem 

Steam Flour Mills’. (See Young page 5). 

The 8,436 acre estate that lieutenant-governor George Arthur built up was called Jerusalem. 

The land that Hardwick House was later built on was added to that large estate and it is 

understandable that the house may have been called Jerusalem, notwithstanding that there is 

no archival record of the mill ever being called anything other than Hardwick which seems to 

have been given by its builder John Stokell. The Stokell family came from County Durham which 

is also the location of Hardwick Hall, from which the name would have been derived. 

Hardwick House was renamed Brooklyn by Claude Reynolds who lived there from 1947-1974. 
The lettering style of the name plaque Brooklyn was of 1940s style. 
 
The correct name for the building is Hardwick House. 
 
 

2.04 John Stokell –builder of Hardwick House 

The 766 acre block on which Hardwick House was eventually built had been conveyed by 
George Stokell to son John immediately after its full purchase from lieutenant-governor Arthur in 
1854. The transfer of ownership of the land from Arthur to George Stokell had begun in 1837 
and completed after the final payment in 1854. 
 
Son John Stokell arrived in Van Diemen’s Land with his brother William in 1837. 
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William Stokell soon turned to medicine as a career, leaving John to take over the management 
of their father’s extensive farming properties. 
 
John Stokell built the Hardwick steam flour mill in c.1857 as a response to the heavy demand 
for flour in Victoria. He was living at and running nearby Stockdale where he was a breeder of 
various animals and producer of several different crops. 
 
John suffered from a hereditary illness called purpura which was the likely reason he never 
married. He worked hard on his father’s farming properties and contributed much time to the 
local community. He died from his illness in 1863 at the age of forty-one. His father George died 
in 1874 at the age of eighty-six. 
 

2.05 George Stokell 
George Stokell –father of John –arrived in Hobart on 20 December 1822. His enterprise as a 
builder, manufacturer, merchant, and later as a farmer led him to become one of the largest 
land holders in the colony by the 1840s. 
 
Following the disintegration of his marriage in England, George migrated with his mistress 
Hannah Wastell to Van Diemen’s Land. He set up a joinery and building construction business 
in Barrack Street. After some success he moved his business to Macquarie Street, closer to 
Hobart’s business centre.  
 
Within two years he established a timber yard on the corner of Macquarie and Campbell streets. 
He delved into real estate and boat sales. Further expansion and business success led him to 
attract land grants on the eastern shore of the Derwent River. He then purchased the 766 acre 
land holding on which Hardwick mill was later built. 
 
Soon after George Stokell built his finest construction achievement the stately country house 
Rokeby where he lived until his death over three decades later. 
 

2.06 George Stokell Jr 

George Stokell Junior was the son of George by his second marriage. Following the death of his 
father, George Junior took over running of the family farms. He soon moved into Stockdale with 
his second wife. 
 
George Stokell junior was appointed to the Richmond Council in 1865 and to the Tasmanian 
Parliament in 1885. He managed the leases of Hardwick mill until the mid 1890s on behalf of 
the owner Henrietta Stokell –George Stokell’s sister. 
 

2.07 John Clarence Stokell 
John Clarence Stokell, son of George junior, ran the Hardwick mill for a short period from 
c.1878. He then focused on running the farm land between Stockdale and Hardwick. In 1904 
John Clarence Stokell moved into the Hardwick farmhouse and managed the farm. The location 
of the farmhouse is unknown. It was likely constructed of timber and has not survived. 
 
JC Stokell made several improvements to the farm, as demonstrated in the strong increases in 
rate values between 1902 and 1907. The shearing shed to the south of Hardwick House would 
have been one of those improvements. 
 
JC Stockwell was a justice of the peace, Richmond Councillor and member of the Town Hall 
committee. He ran Hardwick farm until his death in 1915 at the age of sixty-one. 
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2.08 Lesley Charles Reynolds 

Lesley Reynolds purchased Hardwick from Henrietta Stokell in 1921. Reynolds was an 
innovative farmer. He used super-phosphate to increase his grazing and wool-producing 
capability. Reynolds cleared 133 acres of land in 1933, presumably to increase his grazing land. 
Reynolds also farmed Ashfield and Lynwood. Reynolds used the former mill for storage. 
 
In c.1946 Reynolds converted the former mill into a house for his recently married son Claude 
Austin Reynolds who lived there until its sale in 1974 to Charles Barry Headlam. 
 

2.09 Chronology of building fabric 
 
There were four periods of significant development of the site (two of those phases developed 
the house itself): the original 1840s phase when Hardwick farmhouse and outbuildings were 
built to cater for onsite farm operations (none of the buildings from this phase have survived); 
the c.1857 phase when the steam flour mill was built, together with miller’s quarters; the c.1902-
07 expansion phase when John Clarence Stokell added shearing shed and other outbuildings; 
and the c.1946 final residential phase  when the mill was converted to a residence and 
extended for that purpose.  
 
My analysis of the chronological development of the site is as follows: 
 
1840s Construction of the farm house and outbuildings. 
GC comment: The 1859 sale notice mentioned “…a good dwelling-house, barn, stable, and all 

necessary outbuildings…”. 
 

No buildings from this phase have survived. It is likely that the farmhouse was near 
Jerusalem Creek and likely north of Hardwick House. 

 
c.1857 Construction of the steam flour mill together with attached miller’s quarters. 
GC comment: The 1870 sale notice mentions “The substantially built and well established STEAM 

FLOUR MILLS, with every convenience, including saw for cutting wood, store-room, 
stable, wood-shed, and a good yard enclosed with stone walls; attached is a very 
convenient and well finished stone dwelling, containing five rooms and enclosed 
verandah, also a fruitful garden, stocked with choice trees, and an enclosure connecting 
the garden with the premises…”. 

  
The five rooms would have been G3, G4, F1, F2 and F3 on the 2019 floor plans.  

  

c.1902-07 The increase in property value at this time indicates that the shearing shed and 
possibly other outbuildings were built during this phase. 

GC comment: The weatherboard profiles and the window joinery of the shearing shed indicates c.1905 
construction. 

 
c.1946 Conversion of the mill to a substantial residence including construction of a single 

storey rear house extension with garage and store. 
GC comment: The 1946 aerial in Young p.13 shows the rear house extension and garage already 

constructed. 
 
 The enclosed verandah would have been demolished at this time. 
 

The fireplaces FP3, FP5 and FP6 were added into the existing stone building; timber 
paneling added to the staircase; the original cart entrance doorway to G2 converted to a 
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window; the original miller’s quarters’ entrance door converted to a window; and the tank 
stand added. 

 
Small areas of walling in the garage/store structure are of earlier structures –likely 
stabling which was no longer required. 

 
In c.1974 the reproduction 6-panelled front door was inserted into D1, also the stone and 
concrete porch covering it. 
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Figure 4 Hardwick House floor plans in c.1857 

 
The upstairs rooms 
would have been 
bedrooms. It is 
unlikely that the 
existing angled 
fireplaces were 
there originally as 
in Georgian style 
buildings the 
fireplaces were 
square to the walls. 
Also there is no 
evidence of a 
fireplace to room 
F1 which would 
have been the first 
upstairs room to 
receive one (above 
the fireplace 
below). 
 
The ground floor 
plan was almost 
certainly as shown. 
The cupboard D4 
was clearly a 
doorway, 
demonstrating that 
fireplace FP3 did 
not exist at that 
time. As G1 would 
have held the 
steam mill 
equipment there 
would be no need 
for a fireplace. 
 
The beam across 
G1 was likely a 
support for the mill 
function. 
 
The space G2 was 
likely a cart way 
perhaps for 
handling of flour. 
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Figure 5 Hardwick House floor plans in c.1946-2019 

 
 
 
The upstairs plan 
has changed little 
from c.1857 other 
than two fireplaces 
added in c.1946. 
 
Fabric changes 
include adding of 
staircase 
balustrade panels 
and replacement of 
panelled doors in 
c.1946. 
 
 
 
 
 
The tank stand 
was added in 
c.1946. 
 
 
The single floor 
extension G6-G10 
was also added at 
that time, requiring 
the demolition of 
the enclosed rear 
verandah. 
 
 
 
 
Fireplace FP3 and 
arched doorway 
D2 were added 
likely c.1946 or 
later. 
 
Window W1 and 
W3 replaced 
doorways in 
c.1946. 
 
The stone and 
concrete porch to 
D1 were built in 
c.1974. 
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2.10 History of other structures on the site 
In various sale notices some other structures no longer extant have been mentioned. 
1859 notice farm house, barn, stable, necessary outbuildings, fences 
1870 notice stable; circular saw for cutting wood; enclosed verandah to the miller’s quarters 
1874 notice adjoin timber mill. 

 
The exact location of these items is uncertain. No on ground evidence suggests any locations -
suggesting that all of these structures were timber. 

 
 

3    Physical Evidence and Condition 
The condition of the house is particularly sound. There is little evidence of foundation settlement 
or current wall movement. Steel tie rods with plates were inserted in the northern side wall likely 
in the nineteenth century to control some earlier wall movement. Those rods do not show in the 
opposite side wall so their extent is unknown. This minor issue aside, the house is in very sound 
condition, likely a reflection of wide wall thickness and stable structure designed and intended 
for use as a steam mill.  
 
There is no evidence of rising damp. Some catch-up maintenance is needed to painted 
surfaces. 
 

3.01 The place and its setting 
The 1946 aerial of Hardwick House and environs shows a site with few outbuildings and very 
little planting. The aerial was taken shortly after the conversion of the mill to a large house. 
 
The only significant surviving planting that shows itself on that aerial is on the road edge 
between the house and shearing shed. 
 
The rear wing extension to the shearing shed, the loading hopper and silo, sheds 1-3, the timber 
shed and shearing quarters were all constructed post 1946. Most of the other tree-rows and 
plantings happened in the following few years after 1946. The mature landscape setting of the 
house and outbuildings is for the most part a mid 19th century landscape. 

 
Figure 6 1946 aerial showing immediate environs of Hardwick House

7 

                                                 
7
 Young p14 
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Figure 7 Site Plan showing immediate environs of Hardwick House in 2019 
 
 

3.02 House exteriors 
Some of the recommendations shown for exterior works flow from the detailed analysis shown 
in 3.03 Internal fabric and spaces. 
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item discussion sign photo recommendations 
Colebrook 
Rd (front) 
east  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

The two storey sandstone house 
was built in c.1857and the singe 
storey extension to its southern 
side was built in c.1946. 
The east (Colebrook Road) 
elevation  is of a coursed 
smooth-faced sandstone building 
of 4 bays.  
On the first floor the bays are 
identical and show round-arched 
2-paned double hung sash 
windows with rusticated stones 
around each window.  
A string course separates the two 
floors. 
The ground floor shows a wide 
segmental arch in the first 
(southern) bay. This bay was 
originally a wide doorway 
probably with two swing doors, 
and had windows added in 
c.1946. The panel below the 
window and the sash horns 
reveal its chronology. 
The second bay is a c.1857 
round arched window of 2-paned 
double hung sashes. 
The third bay is a c.1857 
doorway with round arch and 
fanlight over. The fanlight is filled 
with c.1946 glass.  
The 6 panelled door is a c.1974 
reproduction. 
There is a c.1974 fly wire screen 
door covering the timber front 
door. 
Above the entrance door is a 
c.1974 porch constructed with 
sandstone piers and concrete 
roof. 
The fourth bay is a c.1857 
doorway converted to a window 
in c.1946. 
The panel below the window and 
the sash horns reveal its 
chronology. 
 
To the left of the house is a 
single storey c.1946 concrete 
block extension set well back 
from the road. 
This extension likely had a 
garage and workshop. A c.1946 
single storey house extension 
was made directly behind the two 
storey sandstone structure. 
 
The roof of the two storey section 
has c.1946 intrusive concrete 
tiles which replaced the original 
corrugated iron (evidenced by 
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Colebrook Road façade  

 
Window W1 –originally a cart-way 

 
Door D1 to the left and window W3 
(originally a door) to the right. 
 
 
 
 
 

 
c.1946 rear extension facing 
Colebrook Road. 

Generally retain and 
conserve this elevation of 
the two storey sandstone 
structure.  
 
The rear c.1946 house and 
garage extension may be 
freely modified. 
 
 
 
 
 
 
 
 
 
The first bay may be opened 
to reconstruct the original 
cart entrance if evidence 
emerges. 
 
 
 
 
 
 
 
 
 
 
 
 
The fly-wire door should be 
removed. 
 
The modern porch around 
the entry door should be 
removed. 
 
The fourth bay may be 
reconstructed as a doorway. 
 
 
 
 
 
The c.1946 
garage/workshop may be 
freely modified. 
 
 
 
 
 
The concrete tiles on the 
house should be replaced 
with corrugated galvanized 
iron in short sheets. 
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the 1859 sale notice). 
 
The roof is above a c.1857 large 
sandstone cornice. 
 
Overall the sandstone portion of 
Colebrook Road façade is 
predominantly intact and is 
generally of high significance. 
 
The rear c.1946 house extension 
is of low heritage significance. 
 

 
 
 
H 
 
 
 
H 
 
 
 
L 

 
Retain and conserve the 
cornice. 
. 

north 

 
This elevation shows the c.1857 
coursed sandstone two storey 
front pile of rooms; the c.1857 
single storey rendered second 
pile of rooms (likely the kitchen); 
and a c.1857 single storey 
rendered store (likely a dairy).  
All windows to this elevation are 
c.1857 double hung sashes 
without the rusticated sandstone 
blocks that encircle the front 
windows.  
The rusticated quoins to the 
façade continue to the corners of 
this side elevation.  The string 
course visible on the façade 
continues to the side elevation. 
This semi-dressing of the side 
elevation demonstrates that the 
elevation was intended to be 
publicly visible but not be as 
important as the façade. 
Fronting the rear store is a 
c.1946 tank stand holding two 
galvanized iron tanks.  
 
The roof of the two storey section 
has c.1946 intrusive concrete 
tiles which replaced the original 
corrugated iron (evidenced by 
the 1859 sale notice). 
  
The roof is above a c.1857 large 
sandstone cornice. 
 
Overall this elevation is intact in 
its original form and detailing  
and is generally of high 
significance. 
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Elevation from the east 

 
Elevation from the north 
 
 
 

Generally retain and 
conserve this elevation. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The concrete tiles on the 
house should be replaced 
with corrugated galvanized 
iron in short sheets. 
 
 
Retain and conserve the 
cornice. 
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west 

 
The western (rear) elevation 
shows the c.1857 single storey 
rendered store (likely a dairy) to 
the left (north) then the c.1946 
single storey house extension 
clad in concrete rusticated 
blocks; then the single storey 
c.1946 garage/workshop , also 
clad in concrete blocks. Evidence 
shows that a previous structure 
or garden wall was built into the 
garage/workshop extension.  
Behind and above these single 
storey structures the two storey 
front pile of c.1857 rooms can be 
seen.  
This rear elevation of the two 
storey house is rendered and 
devoid of stone dressing, and the 
elaborate cornice that supports 
the roof at the front and sides of 
the house.  
 
The four chimneys are visible 
from this elevation. The chimney 
serving room G3 in the two 
storey pile is c.1857. 
The remaining three brick 
chimneys are all c.1946. This 
adds evidence that FP4, FP5 and 
FP6 are all modern fireplaces. 
Further investigation in the roof 
space may confirm that. 
 
This elevation is compromised by 
oil tanks, various aerials, the 
concrete tiles to the roofs, and 
lack of recent paint maintenance. 
 
The roofs of the two storey 
section and the single storey 
former dining room and dairy are 
covered with c.1946 intrusive 
concrete tiles which replaced the 
original corrugated iron 
(evidenced by the 1859 sale 
notice). 
 
Overall this rear elevation is not 
intact and is generally of low 
heritage significance. 
 
The rear c.1946 house extension 
is of low heritage significance. 
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West (rear) elevation 
 

Generally the c.1857 
sections of this elevation 
should be retained and 
conserved. 
 
The c.1946 sections may be 
freely adapted.  
 
Retain any evidence of the 
earlier structure preceding 
the c.1946 garage/workshop. 
 
 
 
 
 
 
 
 
 
 
 
 
Retain and conserve the 
original c.1857 chimney. 
 
Retain the other three 
chimneys unless there is 
strong justification for their 
removal. 
 
 
 
 
When the opportunity arises 
remove the oil tanks and 
aerials. 
 
Replace the concrete tiles to 
the original house with 
corrugated galvanized iron in 
short sheets. 
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south This elevation shows the c.1857 
coursed lightly rendered two 
storey front pile of rooms; the 
c.1946 single storey rear house 
extension; and the c.1946 single 
storey garage/workshop.  
Windows to the two storey house 
are c.1857 double hung sashes 
without the rusticated sandstone 
blocks that encircle the front 
windows.  
The rusticated quoins to the 
façade continue to the corners of 
the two storey side elevation.  
The string course visible on the 
façade continues to the side 
elevation. This semi-dressing of 
the side elevation demonstrates 
that the elevation was intended 
to be publicly visible but not be 
as important as the façade. 
Behind (to the west) the two 
storey house is the c.1946 single 
storey extension which is clad 
with rusticated concrete blocks.  
The c.1946 garage/workshop is 
similarly clad with rusticated 
concrete blocks. 
There is a lightly rendered 
courtyard wall with coping 
stones. 
 
The roof of the two storey section 
has c.1946 intrusive concrete 
tiles which replaced the original 
corrugated iron. 
. 
The roof is above a c.1857 large 
sandstone cornice. 
 
Overall this elevation of the two 
storey house is predominantly 
intact except for the c.1946 rear 
addition and is generally of high 
significance. 
 

H 
 
 
L 
L 
 
H 
 
 
 
 
H 
 
 
 
 
 
 
 
 
 
L 
 
 
 
L 
 
 
H 
 
 
 
I 
 
 
 
 
H 
 
 
H 

 
South elevation  
 
 

 
Eastern view of the c.1940 
garage/workshop and rear house 
extension 

Generally retain and 
conserve the two storey 
section of this elevation. 
 
The single storey rear 
extensions may be freely 
modified. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Retain and conserve the 
courtyard side wall. 
 
 
The concrete tiles on the 
house should be replaced 
with corrugated galvanized 
iron in short sheets. 
 
 
 
 
Retain and conserve the 
cornice. 
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3.03  Internal fabric and spaces 
The following tables describe the age of fabric to each room, then the level of significance 
assigned to that fabric. The heritage significance of each item and the conservation 
recommendations have been developed later in this conservation planning process, but are 
shown here to assist the reader. Figure 8 Floor Plans show the levels of heritage significance 
assigned to them. 
 
Categories of heritage significance are as follows: 
 
Level H is adopted where the space or item is highly valued by the community or is important in 

interpreting history of the site. 
 
Level M contains aspects which either have been degraded to a degree by adaptation or where 
the cultural significance of the item was always of lesser importance.  
 
Level L covers a range of fabric or spaces which either have been considerably degraded by 
adaptation or where the cultural significance of the item was always of modest heritage 
significance. 
 
Level N covers a range of fabric or spaces which either have been degraded beyond recognition 
or where there has never been any cultural significance. 
 
Level I (Intrusive) is assigned to items which have an adverse impact on the heritage 
significance of the place. 
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Figure 8 Floor plans showing levels of heritage significance of fabric and spaces 
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Figure 9  Skirting profiles   

 
3.03.1  Ground floor (refer to figure 8 page 21 for room numbers) 

 
item date discussion sign photo recommendations 
Space  

G1 
c.1857 The former opening of D4 

suggests that this space 
originally may have had a 
dividing wall separating 
G1 from a rear passage. 
The current space may 
not demonstrate its 
original form. 

L 

 
Room G1 showing stair S1 

Retain space or modify by 
removing the fireplace FP3.  
If more evidence emerges f a 
dividing wall below the ceiling 
beam then that wall may be 
reconstructed. 

walls c.1857 Plaster.  L 
 

 Retain lime plaster material to 
walls. 

skirting c.1857 230mm colonial beaded 
skirtings to profile A 

M  Retain and conserve skirtings. 

floor c.1946 c.1946 110mm t&g 
floorboards 

L  Retain or replace floorboards 

ceiling c.1857 Original lath and plaster 
ceiling 

L 
 

 Retain and conserve plaster 
ceiling. 

cornice c.1946 c.1946 stepped cornice to 
profile 1 

L  Retain or remove. 

doors c.1974 
 

D1:  Reproduction 6 
panelled blackwood door; 
with fanlight and glass . 
 
 
 
 
 
 
 
 
 
 
D2: c.1974 sandstone 

arched opening intrusive 
in style and form 

N 
N 
L 
 
 
 
 
 
 
 
 
 
 
I 

 
Door D1 

 
Doorway  D2 

Retain or replace with 
reconstructed original door if 
evidence emerges. 
 
 
 
 
 
 
 
 
 
 
Either close up doorway or 
alter to a rectangular head to 
match other door openings. 

door 
furniture 

c.1974 Modern knobs and lock N  Retain or replace with 
reconstructed original knobs 
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and lock if evidence emerges. 

door 
architraves 

 None     

windows c.1857 
 
 
c.1857 

W2: arched c.1857 2-

paned double hung 
sashes  
Original sill boards 

H 
 
 
H 

 Retain and conserve 
 
 
Retain and conserve 

window 
furniture 

c.1910 c.1910 finger pulls and 
cam sash 

M  Retain and conserve 

architraves 
& reveals 

 
c.1857 

No architraves 
Splayed plaster reveals 

 
M 

  
Retain and conserve 

pelmet c.1974 Modern pelmet and 
curtain rods 

N  Retain or remove 

fireplace 
FP3 

c.1974 Modern stone fireplace 
with oil heater 

I 

 
FP3 

Remove when the opportunity 
arises 

hearth c.1974 Sandstone bricks I  remove 

staircase 
S1 

c.1857 c.1857 treads and risers. 
c.1946 side paneling and 
c.1910 handrail 

H 
L 
L 

 Retain and conserve treads 
and risers. Retain or remove 
side paneling. Retain handrail. 

 
item date discussion sign photo recommendations 
Space  

G2 
c.1857 The space remains in its 

original form and 
continues to demonstrate 
its original purpose-likely 
a cart way for 
transporting flour. 

H 

 
Room G2 

Retain space in its current 
form.  

walls c.1857 Plaster.  L 
 

 Retain lime plaster material to 
walls. 

skirting c.1857 170mm colonial beaded 
skirtings to profile B 

M  Retain and conserve 
skirtings. 

floor c.1946 c.1946 110mm t&g 
floorboards 

N  Retain or replace floorboards 

ceiling c.1857 Original lath and plaster 
ceiling 

L 
 

 Retain and conserve plaster 
ceiling. 

cornice  none    

doors c.1946 
 
 
 
 
 
 
 
 
 
 
 
 

D3:  c.1946 flush panel 

door in c.1946 opening 
 
 
 
 
 
 
 
 
 
 
 

N 
N 
 
 
 
 
 
 
 
 
 
 
 

 
Door D3 

Retain or remove door D3. 
 
 
 
 
 
 
 
 
 
 
 
Retain or remove cupboard, 
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c.1974 
c.1857 

D4: c.1974 cupboard in 

c.1857 doorway. 
N 
L 

 
Doorway  D4 

retain doorway as evidence of 
original floor plan. 

door 
furniture 

c.1946 D3: Modern knobs and 

lock 
N  Retain or remove door 

furniture. 

door 
architraves 

 None     

windows c.1857 
 
c.1946 
 
 
 
 
 
 
 
 
 
c.1857 
 
 
 
c.1857 
 

W1: c.1857 segmental 
arched opening with 
c.1946 three bay 2-paned 
double hung sashes with 
highlights above. 
The original opening was 
a wide doorway, possibly 
for a cart to transport 
flour. The original 
opening is demonstrated 
in the external fabric. 
 
W8, W9: original 2-paned 

double hung sashes. 
 
 
Original sill boards to 
windows. 

H 
 
L 
 
 
 
 
 
 
 
 
 

 
W1 

 
W8, W9 

Retain and conserve W1 
opening, window may be 
replaced with reconstructed 
doors if evidence arises 
 
 
 
 
 
 
 
 
Retain and conserve 
 
 
 
Retain and conserve 

window 
furniture 

c.1974 c.1974  finger pulls and 
cam sash 

N  Retain or remove 

architraves 
& reveals 

 
c.1857 

No architraves 
Splayed plaster reveals 

 
M 

  
Retain and conserve 

pelmet c.1974 Modern pelmet and 
curtain rods 

N  Retain or remove 

 
item date discussion sign photo recommendations 
Space  

G3 
c.1857 The space remains in its 

original form and 
continues to demonstrate 
its original purpose. It was 
likely a sitting room. 

H 

 
Room G3 

Retain space in its current 
form. 

walls c.1857 
c.1946 

Plaster with later  
pebble-dash finish. 

L 
N 

 Retain or refinish to smooth 
plaster surface. 

skirting c.1946 180mm splayed skirtings 
with shellac finish to 
profile C 

N  Retain or replace skirting to 
profile A. 
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floor c.1946 c.1946 110mm t&g 
floorboards 

N  Retain or replace floorboards 

ceiling c.1857 Original lath and plaster 
ceiling 

L 
 

 Retain and conserve plaster 
ceiling. 

cornice c.1946 c.1946 stepped cornice to 
profile 2 

L  Retain or remove. 

doors c.1946 
c.1857 

D6:  c.1946 flush panel 

door in c.1857 opening. 
 
 
 
 
 
 
D7: c.1857 opening now 
blocked in. 

N 
L 
 
 
 
 
 
 
L 

 
Door D6 

Retain or replace door D6 
with 4-panelled door, retain 
opening. 
 
 
 
 
 
Doorway may be opened up 
and have a new 4-panelled 
door. 

door 
furniture 

c.1946 Modern knobs and lock N  Retain or replace with replica 
furniture. 

door 
architraves 

 None     

windows c.1857 
c.1946 
 
 
 
 
 
c.1857 
 
c.1857 

W3: c.1857 opening with 

c.1946 arched 2-paned 
double hung sashes. 
The original opening was 
a doorway, which is 
demonstrated in the 
external fabric. 
W4, W5: original 2-paned 

double hung sashes. 
Original sill boards 

H 
L 
 
 
 
 
 
H 
 
H 

 Retain and conserve opening, 
window may be reconverted 
to doorway. 
 
 
 
 
Retain and conserve 
 
Retain and conserve 

window 
furniture 

c.1857 
c.1857 

original finger pulls and 
cam sashes 

M 
M 

 Retain and conserve 
Retain and conserve 

architraves 
& reveals 

 
c.1857 

No architraves 
Splayed plaster reveals 

 
M 

  
Retain and conserve 

pelmet c.1974 Modern pelmet and 
curtain rods 

N  Retain or remove 

fireplace 
FP1 

c.1946 
c.1857 
 

c.1946 firebox and mantel 
in c.1857 fireplace 

L 
M 

 
FP1 

Retain or reconstruct firebox 
and surround if evidence 
emerges. 

hearth c.1946 Bricks, likely over original 
sandstone hearth 

N  Remove bricks to expose 
original sandstone hearth. 

 
item date discussion sign photo recommendations 
Space  

G4 
c.1857 The space remains in its 

original form and 
continues to demonstrate 
its original purpose. It was 
likely a kitchen –given its 
location in plan. 

H 

 
Room G4 

Retain space in its current 
form. 
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walls c.1857 Plaster. L 
 

 Retain smooth plaster 
surface. 

skirting c.1946 170mm splayed skirtings 
with shellac finish to 
profile C 

L  Retain or replace skirting to 
profile A. 

floor c.1946 c.1946 110mm t&g 
floorboards 

N  Retain or replace floorboards 

ceiling c.1857 Original lath and plaster 
ceiling 

L 
 

 Retain and conserve plaster 
ceiling. 

cornice c.1946 c.1946 stepped cornice N  Retain or remove. 

doors c.1946 
c.1857 

D8:  c.1946 flush panel 

door in c.1857 opening. 
 
 
 
 
 

 

N 
L 
 
 
 
 
 
 

 
Door D8 

Retain or replace door D8 
with 4-panelled door, retain 
opening. 
 
 
 
 
 
 

door 
furniture 

c.1946 Modern knobs and lock N  Retain or replace with replica 
furniture. 

architraves  None     

windows c.1857 
 
c.1857 

W6, W7: original 2-paned 

double hung sashes. 
Original sill boards 

H 
 
H 

 Retain and conserve 
 
Retain and conserve 

window 
furniture 

c.1857 original finger pulls and 
cam sashes 

M  Retain and conserve 

architraves 
& reveals 

 
c.1857 

No architraves 
Splayed plaster reveals 

 
M 

  
Retain and conserve 

pelmet c.1974 Modern pelmet and 
curtain rods 

N  Retain or remove 

fireplace 
FP2 

c.1857 
 

 c.1857 fireplace has 
been blocked up. 

L 

 
FP2 

Reconstruct firebox. 
Reconstruct surround and 
mantel if evidence emerges. 

hearth c.1857 original sandstone hearth H  Retain and conserve original 
sandstone hearth. 

 
item date discussion sign photo recommendations 
Space  

G5 
c.1857 The space remains in its 

original form and 
continues to demonstrate 
its original purpose. It was 
likely a dairy. 

H 

 
Room G5 is to right of tanks 

Retain space in its current 
form. 

walls c.1857 Plaster. L 
 

 Retain smooth plaster 
surface. 

skirtings  none     

floor c.1857 
c.1974 

Likely original flagstones 
under c.1974 vinyl  

H 
N 

 Lift vinyl to assess original 
surface. If sandstone flags, 
then retain and conserve. 
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ceiling c.1857 Original lath and plaster 
ceiling 

L 
 

 Retain and conserve plaster 
ceiling. 

cornice  none    

doors c.1920 
 

D9:  c.1920 vertical v-

jointed boards in c.1857 
opening. 

L 
M 

 Retain and conserve D9 

door 
furniture 

c.1920 c.1920 latch L  Retain and conserve. 

door 
architraves 

 None     

windows c.1857 
 
c.1857 

W10: original 2-paned 

double hung sashes. 
Original sill boards 

H 
 
H 

 Retain and conserve 
 
Retain and conserve 

window 
furniture 

c.1857     

architraves 
& reveals 

 
c.1857 

No architraves. 
plaster reveals 

 
M 

  
Retain and conserve 

shelves c.1946 Ladder framing N  Retain or modify or remove 

 
item date discussion sign photo recommendations 
Space  

G6 

c.1946 The space remains in its 
c.1946 form as a modern 
bathroom. 

L 

 
Room G6 

Retain or modify space. 
 

walls c.1946 Tiles over plasterboard N  Retain or modify freely 

skirtings  none    

floor c.1946 c.1946 110mm t&g 
floorboards 

N  Retain or modify freely 

ceiling c.1946 Lath and plaster N  Retain or modify freely 

cornice c.1946 Stepped cornice N  Retain or modify freely 

doors c.1946 D10:  c.1946 flush panel 
door 

N  
 

Retain or modify freely 

door 
architraves 

c.1946 120mm splayed 
architrave profile D 

N 
 

 Retain or modify freely 

windows c.1857 
 
 
 
 

W15: c.1857 2-paned 

double hung sashes 
relocated to here when 
extensions made in 
c.1946. (note horns on 
top sash) 

M 
 
 

 c.1946 opening may be 
modified, frame and sashes 
should remain on site for any 
future reconstruction of the 
original rear elevation. 

plumbing 
fittings 

c.1946 Toilet, handbasin and 
bath are c.1946 

N  Retain or modify freely 

 
item date discussion sign photo recommendations 
Space  

G7 

c.1946 The space remains in its 
c.1946 form. 

L 

 
Room G7 

Retain or modify space. 
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walls c.1946 plasterboard N  Retain or modify freely 

skirtings c.1946 140mm splayed skirtings 
to profile D 

N  Retain or modify freely 

floor c.1946 110mm t&g floorboards N  Retain or modify freely 

ceiling c.1946 Lath and plaster N  Retain or modify freely 

cornice c.1946 Stepped cornice N  Retain or modify freely 

doors c.1946 D11:  c.1946 flush panel 

door 
N  

 
Retain or modify freely 

door 
architraves 

c.1946 120mm splayed 
architrave profile D 

N 
 

 Retain or modify freely 

cupboards c.1946 Modern cupboards with 
louvred doors 

N  Retain or modify freely 

 
item date discussion sign photo recommendations 
Space  

G8 

c.1946 The space remains in its 
c.1946 form as a modern 
kitchen/dining area. 

L 

 
Room G8 

Retain or modify space. 
 

walls c.1946 plaster N  Retain or modify freely 

skirtings c.1946 160mm splayed skirting 
to profile D 

N  Retain or modify freely 

floor c.1946 c.1946 110mm t&g 
floorboards 

N  Retain or modify freely 

ceiling c.1946 Lath and plaster N  Retain or modify freely 

cornice c.1946 Stepped cornice N  Retain or modify freely 

doors c.1946 D15:  c.1946 flush panel 

door 
N  

 
Retain or modify freely 

door 
architraves 

c.1946 130mm splayed 
architrave profile D 

N 
 

 Retain or modify freely 

windows c.1857 
 
 
 
 
 
 
 
c.1946 

W12: c.1857 2-paned 

double hung sashes 
relocated to here when 
extensions made in 
c.1946. (note horns on 
top sashes) 
Bottom sash has modern 
leadlight glazing. 
W11 and  W11A: c.1946 
2-paned double sashes  

M 
 
L 
 
 
 
N 
 
L 

 
W12 

c.1946 opening may be 
modified, frame and sashes 
should remain on site for any 
future reconstruction of the 
original rear elevation. 
 
Leadlight glazing may be 
retained or removed. 

window 
architraves 

c.1946 130mm splayed 
architrave profile D 

N  Retain or modify freely 

fireplace 
FP4 

c.1946 
c.1946 
 
 
 

c.1946 fireplace has 
been covered in c.1974 
sandstone bricks and 
heater. 
Mantel is c.1946 

N 
N 
 
 
N 

 
FP4 

Retain or modify freely 
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item date discussion sign photo recommendations 
Space  

G9 

c.1946 The space remains in its 
c.1946 form as a modern 
rear porch. 

L 

 
Room G9 

Retain or modify space. 
 

walls c.1946 plaster N  Retain or modify freely 

skirtings c.1946 160mm splayed skirting 
to profile D 

N  Retain or modify freely 

floor c.1946 
c.1946 

Vinyl over 110mm t&g 
floorboards 

N 
N 

 Retain or modify freely 
Retain or modify freely 

ceiling c.1946 Lath and plaster N  Retain or modify freely 

cornice c.1946 Stepped cornice N  Retain or modify freely 

doors c.1946 
 
 
 
 
c.1974 
 
c.1946 
 

D12, D13:  c.1946 2- 
panel door with top panel 
of glazing in a segmental 
arch. Bottom panel is v-
jointed vertical boards. 
c.1974 fly-screen door 
attached to outside. 
D14:  c.1946 flush panel 
door 

L 
 
 
 
 
N 
 
N 

 
D12 

Retain or modify freely 
 
 
 
 
Retain or modify freely 
 
Retain or modify freely 

door 
architraves 

c.1946 
 

90mm splayed 
 

N 
 

 Retain or modify freely 

windows c.1946 
 
 

W13: pair of 2-paned 

double hung sashes with 
mullion between. 

N 
 
N 

 Retain or modify freely 
 
 

window 
architraves 

 120mm splayed 
architrave profile D 

N  Retain or modify freely 

 
item date discussion sign photo recommendations 
Space  

G10 

c.1946 The space remains in its 
c.1946 form as a 
modern 
laundry/bathroom area. 

L 

 
Room G10 

Retain or modify space. 
 

walls c.1946 plaster N  Retain or modify freely 

skirtings c.1946 160mm splayed skirting 
to profile D 

N  Retain or modify freely 

floor c.1974 
c.1946 

Vinyl over 110mm t&g 
floorboards 

N 
N 

 Retain or modify freely 
Retain or modify freely 

ceiling c.1946 Lath and plaster N  Retain or modify freely 

cornice c.1946 Stepped cornice N  Retain or modify freely 

windows c.1857 W14: pair of c.1857 2- M  c.1946 opening, frame and 
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c.1946 
 
 
 
c.1946 
 

paned double hung 
sashes relocated to here 
when extensions made 
in c.1946. (note horns 
on top sashes) 
Timber mullion between 
pair of windows. 

 
N 
 
 
 
N 

sashes should remain on site 
for any future reconstruction 
of the original rear elevation. 
 
 
Retain or modify freely 

window 
architraves 

c.1946 120mm splayed 
architrave profile D 

N  Retain or modify freely 

plumbing 
fittings 

c.1946-
c.1974 

Modern troughs, basin 
and shower 
 

N 
 

 Retain or modify freely 

shelves 
and 
cupboard 

c.1974 
 
c.1946 

Modern shelves 
Cupboard conceals hot 
water cylinder 

N 
 
N 

 Retain or modify freely 
 
Retain or modify freely 

 
3.03.2  First Floor (refer to figure 8 page 21 for room numbers) 
 
item date discussion sign photo recommendations 
Space  

F1 

c.1857 The space remains in its 
original form and 
continues to demonstrate 
its original purpose. 

H 

 
Room F1 looking to north 

Retain space in its current 
form. 

walls c.1857 Plaster L  Retain and conserve. 

skirtings c.1946 160mm splayed skirtings 
to profile D 

N 
 

 Retain or freely modify. 

floor 2019 
c.1857 

Modern ‘floating’ timber 
floor over original 
floorboards. 

N 
 
M 

 If opportunity arises, expose 
original floor and conserve. 

ceiling c.1857 Lath and plaster L  Retain and conserve.  

cornice c.1946 c.1946 stepped cornice N  Retain or freely modify. 

doors c.1946 D16:  c.1946 flush panel 
door 

N  Retain or replace with 4-
panelled door. 

door 
architraves 

c.1946 painted 120mm splayed 
architrave 

N  Retain or freely modify. 

windows c.1857 
 
 
c.1857 
 
 
c.1857 

W18: arched original 2-

paned double hung 
sashes. 
W16, W17: original 2-
paned double hung 
sashes. 
Original sill boards 

H 
 
 
H 
 
 
H 

 
 

Retain and conserve W18 
 
 
Retain and conserve W16 and 
W17 
 
Retain and conserve 

window 
architraves 

 
 

none H 
 

  

reveals c.1857 Splayed plaster M  Retain and conserve 

window 
furniture 

c.1857 Original finger pulls and 
cam sashes 

M  Retain and conserve 

pelmet c.1946 Modern pelmet and 
curtain rods 

N  Retain or remove 
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item date discussion sign photo recommendations 
Space  

F2 

c.1857 The space remains in its 
original form and 
continues to demonstrate 
its original purpose. 

H 

 
Room F2 

Retain space in its current 
form. 

walls c.1857 
c.1946 

Plaster with later pebble-
dash finish. 

L 
N 

 Retain or refinish to smooth 
plaster surface. 

skirtings c.1946 Splayed 160mm skirting 
to profile D 

N 
 

 Retain or freely modify. 

floor 2019 
c.1857 

Modern ‘floating’ timber 
floor over original 
floorboards. 

N 
 
M 

 If opportunity arises, expose 
original floor and conserve. 

ceiling c.1857 Lath and plaster L  Retain and conserve.  

cornice c.1946 c.1946 stepped cornice N  Retain or freely modify. 

doors c.1946 D17:  c.1946 flush panel 
door 

N  Retain or replace with 4-
panelled door. 

door 
architraves 

c.1946 painted 120mm splayed 
architrave 

N  Retain or freely modify. 

windows c.1857 
 
 

W19, W20: arched 

original 2-paned double 
hung sashes. 

H 
 

 Retain and conserve 
 

window 
furniture 

c.1857 Original finger pulls and 
no cam sashes 

M  Retain and conserve 

window 
architraves 

 
 

none  
 

  

pelmet c.1974 Modern pelmet and 
curtain rods 

N  Retain or remove 

reveals c.1857 Splayed plaster M  Retain and conserve 

fireplace 
FP5 

c.1946 
c.1974 
c.1946 

c.1946 fireplace with 
modern heater.  
c.1946 mantel. 

N 
N 
N 

 
FP5 

Retain or remove heater and 
fireplace 

hearth c.1946 Painted concrete N   

staircase 
S1 

c.1857 c.1857 treads and risers. 
c.1946 side paneling and 
c.1910 handrail 

H 
N 
L 

 Retain and conserve treads 
and risers. Retain or remove 
side paneling. Retain handrail. 
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item date discussion sign photo recommendations 
Space  

F3 

c.1857 The space remains in its 
original form and 
continues to demonstrate 
its original purpose. 

H 

 
Room F3 looking north 

Retain space in its current 
form. 

walls c.1857 Plaster L  Retain and conserve. 

skirtings c.1946 160mm splayed skirtings 
to profile D 

N 
 

 Retain or freely modify. 

floor 2019 
c.1857 

Modern ‘floating’ timber 
floor over original 
floorboards. 

N 
 
M 

 If opportunity arises, expose 
original floor and conserve. 

ceiling c.1857 Lath and plaster L  Retain and conserve.  

cornice c.1946 c.1946 stepped cornice N  Retain or freely modify. 

doors c.1946 D17:  c.1946 flush panel 

door 
N  Retain or replace with 4-

panelled door. 

door 
architraves 

c.1946 painted 120mm splayed 
architrave 

N  Retain or freely modify. 

windows c.1857 
 
 
c.1857 
 
 
c.1857 

W21: arched original 2-
paned double hung 
sashes. 
W22, W23: original 2-

paned double hung 
sashes. 
Original sill boards 

H 
 
 
H 
 
 
H 

 
 

Retain and conserve W18 
 
 
Retain and conserve W16 and 
W17 
 
Retain and conserve 

window 
architraves 

 
 

none H 
 

  

reveals c.1857 Splayed plaster M  Retain and conserve 

window 
furniture 

c.1857 Original finger pulls and 
cam sashes 

M  Retain and conserve 

pelmet c.1974 Modern pelmet and 
curtain rods 

N  Retain or remove 

fireplace 
FP6 

c.1946 
c.1974 

c.1946 fireplace with 
modern cover panel.  
Modern mantel. 

N 
N 
N 

 
FP6 

Retain or remove firebox and 
panel and reconstruct original 
firebox and surround if 
evidence emerges. 

 
 
3.04 The grounds 
There are a number of stock enclosure fences of post and wire or post and rail. There are 
various cgi or fiberglass water tanks, silos, and gates. The various plantings are generally in 
healthy condition and contribute to the local cultural landscape. The following images show 
some of that landscape.  
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Figure 10 plantings to west of house 

 
Figure 11 looking south towards the shearers quarters 

 
Figure 12 tree row behind shed 1 
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3.05 Outbuildings and structures 
The following table describes the various extant outbuildings.  
 
item date description sign photo recommendations 

2 
Shearing 
Shed 

c.1905 
 
 
c.1950 

Timber shearing 
shed with cgi roof 
and timber windows. 
Rear wing 
extension. 

M 
 
 
L 

 
Shearing shed 

Retain shearing shed, 
minimize changes to 
external fabric of 
original shearing shed; 
internal fabric can be 
modified if necessary.  

3 
Yard 
Wall  

c.1857 Stone wall with 
capping stones.  

M 

 
Stone wall to southern edge of yard 

Retain and conserve. 

4 
Loading 
Hopper 
& Silo 

c.1950 Timber loading 
hopper in rude 
timber support 
frame, all with cgi 
loading shed above 

L 
 

 
North view of Loading Hopper and Silo 

Retain as a cultural 
landscape element. 

5 
Shed 1 

c.1980 Modern shed for 
handling farm 
animals 

N 
 

 
East view of modern shed 1  

Retain, modify or 
remove 

6 
Shed 2 

c.1960 Modern cgi shed 
with gabled roof and 
skillion 

N 

 
East view of modern shed 2 

Retain, modify or 
remove.  

7 
Shed 3 

c.2000 Modern zincalume 
shed 

N 

 
East view of modern shed 3 

Retain, modify or 
remove. 
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8 
Timber 
Shed 

c.1905 Weatherboard clad 
shed with cgi roof 
relocated to here 
c.1950. Shed is on 
timber piles and 
concrete walls and  
has single paned 
double hung sash 
windows. 

L 

 
Northern view of timber shed 

Retain as element of 
local cultural 
landscape 

9 
Shearers 
Quarters 

c.1960 Weatherboard clad 
quarters with cgi 
low-pitched roof 

N 
 

 
Northern view of shearers quarters 

Retain as element of 
local cultural 
landscape 

 
 
 

4    Assessment of Significance 

 
4.01  George Stokell 
It was George Stokell who acquired the land holding for his son John Stokell who built Hardwick 
mill. George Stokell’s enterprise as a builder, manufacturer, merchant, and later as a farmer led 
him to become one of the largest land holders in the colony by the 1840s. 
 
He set up a joinery and building construction business in Barrack Street. After some success he 
moved his business to Macquarie Street, closer to Hobart’s business centre.  
 
Within two years he established a timber yard on the corner of Macquarie and Campbell streets. 
He delved into real estate and boat sales. Further expansion and business success led him to 
attract land grants on the eastern shore of the Derwent River. He then purchased the 766 acre 
land holding on which Hardwick mill was later built. 
 
Soon after George Stokell built his finest construction achievement the stately country house 
Rokeby where he lived until his death over three decades later. 
 
George Stokell was certainly an important and highly successful businessman in colonial Van 
Diemen’s Land during the period of his arrival in 1822 until his death in 1874. 
 

4.02 John Stokell –builder of Hardwick mill 
John Stokell arrived in Van Diemen’s Land with his brother William in 1837. 
 
In the 1840s John gradually took over the management of his father’s extensive farming 
properties. 
 
John Stokell built the Hardwick steam flour mill in c.1857 as a response to the heavy demand 
for flour in Victoria. He was living at and running nearby Stockdale where he was a breeder of 
various animals and producer of several different crops. 
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John suffered from a hereditary illness called purpura which was the likely reason he never 
married. He worked hard on his father’s farming properties and contributed much time to the 
local community. He died from his illness in 1863 at the age of forty-one. 
 
John Stokell’s importance to history is at a local level. 
 

4.03 George Stokell Jr 

George Stokell Junior was the son of George by his second marriage. Following the death of his 
father, George Junior took over running of the family farms. He soon moved into Stockdale with 

his second wife. 
 
George Stokell junior was appointed to the Richmond Council in 1865 and to the Tasmanian 
Parliament in 1885. He managed the leases of Hardwick mill until the mid 1890s on behalf of 
the owner Henrietta Stokell –George Stokell’s sister. 
 
George Stokell Junior’s  importance to history is at a local level. 
 
 

4.04 John Clarence Stokell 
John Clarence Stokell, son of George junior, ran the Hardwick mill for a short period from 
c.1878. He then focused on running the farm land between Stockdale and Hardwick. In 1904 
John Clarence Stokell moved into the Hardwick farmhouse and managed the farm. The location 
of the farmhouse is unknown. It was likely constructed of timber and has not survived. 
 
JC Stokell made several improvements to the farm, as demonstrated in the strong increases in 
rate values between 1902 and 1907. The shearing shed to the south of Hardwick House would 
have been one of those improvements. 
JC Stockwell was a justice of the peace, Richmond Councillor and member of the Town Hall 
committee. He ran Hardwick farm until his death in 1915 at the age of sixty-one. 
 
John Clarence Stokell’s importance to history is at a local level. 
 

4.05 Lesley Charles Reynolds 

Lesley Reynolds purchased Hardwick from Henrietta Stokell in 1921. Reynolds was an 
innovative farmer. He used super-phosphate to increase his grazing and wool-producing 
capability. Reynolds cleared 133 acres of land in 1933, presumably to increase his grazing land. 
Reynolds also farmed Ashfield and Lynwood. Reynolds used the former mill for storage. 
 
In 1947 Reynolds converted the former mill into a house for his recently married son Claude 
Austin Reynolds. 
 
Lesley Charles Reynolds’ importance to history is at a local level. 

 
4.06 The design of Hardwick House 
The derivation of the design is not known, but certainly it is not an imitation of Hardwick Hall in 
County Durham which is a symmetrical Georgian house designed with some Palladian 
influences. 
 
The style of the former mill is Victorian Romanesque with some Georgian characteristics. 
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In Britain there were a few minor forays into the Romanesque style for churches in the 1840s, 
even as the Gothic Revival grew from a trickle to a torrent… In the absence of any strong and 
continuing commitment to a specifically Romanesque style by leading architects overseas, James 
Blackburn’s St Mark’s Church (1839-41) at Pontville, Tasmania is a surprisingly original work.

8
 

 
It is possible that the design of the mill was influenced by Blackburn’s St Mark’s Church, 
Pontville.  
 
The Victorian Romanesque characteristics that are demonstrated in Hardwick House are as 
follows: 

1 simple massing; and 3 strongly modeled semicircular arches.
9
 

 
The stone cornice supporting the roof is Italianate in style. 
 
The Victorian Georgian characteristics of the building are as follows: 

 2 exposed stone walling; 3 medium pitched roof; 5 close eaves; 8 verandah under separate roof; 
13 sash windows with large panes; 16 fanlight light; 17 panelled door; stone lintels; and 21 simple 
chimneys.

10
 

 
The design is a mix of unusually early features such as the arched windows, large panes in the 
sashes, stone external cornice, and segmental arch; and more typical features of that time in 
rusticated quoin-stones and string course. 
 

4.07  Grounds and outbuildings 
The landscape surrounding the mill was heavily wooded (supplying fuel for the mill boiler) until 
1933 when it was cleared by Lesley Reynolds. 
 
The immediate environs of Hardwick House now reflect post c.1946 development for the most 
part. The service yard formed by the c.1957 wall is contemporaneous with the house. The 
shearing shed is c.1905. All other outbuildings were constructed after 1946, some in the 1970s. 
Most of the mature trees and tree rows were planted in the late 1940s and after. The stock 
fences, silos, and sheep yards are all post c.1950 and later. 
 
The c.1950 layer of landscape and structures is a significant component of the cultural 
landscape11 of Hardwick House. Although none of those c.1950 items are of medium or high 
significance in their own right, they add up to an important layer of that cultural landscape. 
 

4.08  Archaeological values 
The former buildings and structures on the site include the farm house and outbuildings and the 
filled in well. The farm house and its associated outbuildings were likely timber and have not 
survived. There is no archival or site evidence to suggest their location, albeit likely close to the 
water source of Jerusalem Creek. The archaeological potential of the site is considered to be 
low. 
 

4.09  Heritage listings 
Hardwick House is entered in the following heritage schedules: 
 

                                                 
8
 Apperley et al, p75 

9
 Ibid, p76 

10
 Ibid, p45 

11
 A ‘Cultural Landscape’ is a way of seeing the interaction of humans with that landscape over time. 
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4.05.1 Tasmanian Heritage Register 
The Tasmanian Heritage Register (THR) has Hardwick House entered as R4937  
The site was permanently entered on 22 September 1998. 
The THR is administered by the Tasmanian Heritage Council. 
4.05.2 Southern Midlands Interim Planning Scheme 2015 
Hardwick House is entered as item 98 on the SMIPS Table E13.1 title 123549/1 of Heritage 
Places. This scheme is administered by the Southern Midlands Council. The listing is described 
as “Hardwick House, former Brooklyn Mill 2495 Colebrook Rd, Colebrook. Two storey ashlar 
sandstone building with tiled roof. Listing includes associated works and outbuildings.” 
4.05.3 National Trust of Australia (Tas) 
Hardwick House is entered in the register of the National Trust of Australia (Tasmania). 
 

4.10 Determining cultural significance 
 
The ICOMOS Burra Charter describes five categories of cultural significance –aesthetic, 
historic, scientific, social or spiritual value. 
 
Until recently the Tasmanian Heritage Council has used seven categories of cultural 
significance set down in the Historic Cultural Heritage Act 1995. The Historic Cultural Heritage 
Amendment Bill 2012 reworded the criteria and added an eighth category based on aesthetic 
values. 
 
The eight criteria for entry to the Register are: 

(a) the place is important to the course or pattern of Tasmania’s history; 
(b) the place possess uncommon or rare aspects of Tasmania’s history; 
(c) the place has the potential to yield information that will contribute to an 

understanding of Tasmania’s history; 
(d) the place is important in demonstrating the principal characteristics of a broader 

class of place in Tasmania’s history; 
(e) the place is important in demonstrating a high degree of creative or technical 

achievement; 
(f) the place has strong or special association with a particular community or cultural 

group for social or spiritual reasons; 
(g) the place has a special association with the life or work of a person, or group of 

persons, of importance in Tasmania’s history. 
(h) the place is important in exhibiting particular aesthetic characteristics. 

 

4.11  Statements of significance 
 
The Statements of heritage significance held in the Tasmanian Heritage Register for Hardwick 
House are as follows: 

Criterion (a)  none 
Criterion (b)  none 
Criterion (c)  none 
Criterion (d)  The former ‘Brooklyn Mil’ is of historic heritage significance because of its 

ability to demonstrate the principal characteristics of a two storey, 
sandstone Victorian commercial building. 

Criterion (e)  none 
Criterion (f)  This building is of historic heritage significance because its townscape 

associations are regarded as important to the community’s sense of 
place. 
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Criterion (g)  none 
Criterion (h) none 

 
More appropriate statements of significance - using the revised criteria of the Historic Cultural 
Heritage Act -are as follows: 
 

Criterion (a)  Hardwick House is of historic cultural heritage significance  
because it demonstrates the development of mills in rural Tasmania 
in Victorian times. 

 The importance to Tasmania of this cultural value is medium 
. 
Criterion (b)  Hardwick House is of historic cultural heritage significance because 

its style of Victorian Romanesque is early for its time. 
 The importance to Tasmania of this cultural value is medium. 
 

Hardwick House is also of historic cultural heritage significance 
because it is a relatively rare surviving flour mill. 

 The importance to Tasmania of this cultural value is medium. 
 
Criterion (c)  none 
 
Criterion (d)  Hardwick House is of historic cultural heritage significance  

because it demonstrates the principal characteristics of a two storey 
sandstone building in the Victorian Romanesque style. These 
characteristics are embodied in its round-arched windows. The 
immediate environs of Hardwick House contribute to its significance 
as a mid 19th century cultural landscape.  

 The importance to Tasmania of this cultural value is medium. 
Criterion (e)  none 
Criterion (f)  none 
Criterion (g)  Hardwick House is of historic cultural heritage significance for its 

association with important Colonial businessman George Stokell 
who purchased the land in 1836.  

 The importance to Tasmania of this cultural value is medium. 
 

Hardwick House is also of historic cultural heritage significance for 
its association with other Stokell family members (John who built 
the mill; George Stokell Junior who farmed there; and John Clarence 
Stokell who further developed the farm property –all of whom were 
active members of the local community.  

 The importance of this cultural value is at a local level. 
 Criterion (h) none 
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4.12  Basis of assessment 
A system of ranking cultural significance is used throughout this report.  
 

SIGNIFICANCE OF SPACE 
H High significance  
M Medium 
L Low 
N No heritage significance 
I Intrusive 
 
In determining the level of heritage significance of a space, the following values have been 
taken into account: 

 The historical use of the space –e.g. where a space has been used for a 
particular purpose associated with the cultural significance of the place and over 
a reasonable period of time, it may be rated as of high heritage significance. This 
value is defined in the Heritage Act as criterion (a) its importance in 
demonstrating the evolution or pattern of Tasmania’s history; or criterion (f) it has 
strong or special meaning for any group or community because of social, cultural 
or spiritual associations. 

 The architectural or aesthetic qualities of the space –e.g. if a space has 
elaborate architectural detailing or its geometry itself is impressive, then it will be 
rated as of high heritage significance. This value is defined in the Heritage Act as 
criterion (e) it is important in demonstrating a high degree of creative or technical 
achievement, or (h) it is important in exhibiting aesthetic characteristics. 

 The age of the space –a space that was created 1857 is likely to be ascribed a 
lower value than space that was created in 1946. Where spaces clearly 
demonstrate the original layout of the mill (and are therefore the oldest spaces), 
they are generally considered to be of high value. 

 Capacity to demonstrate the particular cultural value –even if a space was 
created in a phase of high cultural value, if that space has been modified to the 
degree that its capacity to demonstrate that particular value has been diminished, 
then its assigned level of significance may be lower than otherwise would have 
been. 

SIGNIFICANCE OF FABRIC 
H High significance  
M Medium 
L Low 
N No heritage significance 
I Intrusive 
 
In determining the level of heritage significance of an item, the following values have been taken 
into account: 

 The historical use of the item –where an item is important in demonstrating an 
historical pattern of use, (e.g. a fireplace) it may be rated as of high heritage 
significance. This value is defined in the Heritage Act as criterion (a) it is 
important in demonstrating the evolution or pattern of Tasmania’s history. 

 The rarity of the item –where a detail or item is rare, then it will be rated as of 
high heritage significance. This value is defined in the Heritage Act as criterion 
(b) it demonstrates rare, uncommon or endangered aspects of Tasmania’s 
heritage. 
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 The research potential of the item –where the item may yield information that 
is important to the history of the place. This value is defined in the Heritage Act 
as criterion (c) it has the potential to yield information that will contribute to an 
understanding of Tasmania’s history. 

 The architectural style of the item –if the item is styled to represent a particular 
architectural fashion, then it may be rated as of high heritage significance. This 
value is defined in the Heritage Act as criterion (d) it is important in 
demonstrating the characteristics of a broader class of cultural places, or (h) it is 
important in exhibiting aesthetic characteristics. 

 The age of the item –where fabric is of the original construction of the mill (and 
is therefore the oldest fabric), it is generally considered to be of high value –
unless it is a very common item like normal wall plaster.  

 
For a space or an item to be allocated a high significance ranking, it needs to meet only one of 
the three values described above. 
 
Level H is adopted where the space or item is highly valued by the community or is important in 
interpreting history. 
 
Level M contains aspects which either have been degraded to a degree by adaptation or where 
the cultural significance of the item was always of lesser importance.  
 
Level L covers a range of fabric or spaces which either have been considerably degraded by 
adaptation or where the cultural significance of the item was always of modest heritage 
significance. 
 
Level N covers a range of fabric or spaces which either have been degraded beyond recognition 

or where there has never been any cultural significance. 
 
Level I covers fabric or spaces which have an adverse impact on the significance of the place. 
 

4.13  Heritage significance of spaces and items 
The plans shown in figure 8 (page 21) assign levels of cultural significance to individual spaces 
and items. 
 

4.14  Implications of significance levels 
The general implications arising from these categories of cultural significance are as follows: 

 that level H spaces and items be retained in situ and conserved in a manner which 
retains their cultural significance. 

 that level M spaces and items be retained in situ if reasonably possible, but where there 
is an overall benefit to the heritage values of the place and where there is no prudent 
and feasible alternative, may be adapted or removed. 

 that level L spaces and items should be retained, but may be adapted or removed. 

 that level N spaces and items may be retained, adapted or removed. 

 That level I spaces and items should be removed at the first available opportunity. 
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5    Conservation Policy Background 
 

5.01  Statutory obligations 
Of the three agencies that have Hardwick House in their heritage schedules only two have a 
statutory role –the Tasmanian Heritage Council and the Southern Midlands Council. 
 

5.01.1  Tasmanian Heritage Register 
The Tasmanian Heritage Register has Hardwick House entered as reference ID R4937.  
Accordingly the place is bound by the Historic Cultural Heritage Act 1995.  
 
Section 35.(1) of the Heritage Act requires that “A person must not carry out any heritage works 
unless those heritage works have heritage approval.” 
 
Further…  
 
Section 46.(1) of the Heritage Act requires that “Under this Part, the Heritage Council may only 
agree to heritage works which are likely to destroy or reduce the historic cultural significance of 
a registered place, heritage area or place within a heritage area if satisfied that there is no 
prudent and feasible alternative to those works.” 
 

5.01.2  Southern Midlands Council   
The Southern Midlands Interim Planning Scheme 2015 has ‘Hardwick House entered in its table 
E13.1. The Planning Scheme provides heritage protection. Parts of the Scheme relevant to this 
site include… 

9.5 Change of Use of a Heritage Place 

9.5.1 An application for a use of a Heritage Place listed in the Historic Heritage Code or a place 
on the Tasmanian Heritage Register that would otherwise be prohibited is discretionary. 

9.5.2 The planning authority may approve such an application if it would facilitate the 
restoration, conservation and future maintenance of the historic cultural heritage 
significance of the place. 

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

 (a) a statement of significance, as defined in the Historic Heritage Code; 
 (b) a heritage impact statement and a conservation plan, as defined in the Historic 

Heritage Code, written with regard to the proposed use; 
 (c) the degree to which the restoration, conservation and future maintenance of the 

historic cultural heritage significance of the place is dependent upon the commencement 
of the proposed use; 

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

  
E13.7.1 Objective  To ensure that demolition in whole or part of a heritage place does not 

result in the loss of historic cultural heritage values unless there are exceptional 
circumstances. 

E13.7.2 Objective  To ensure that development at a heritage place is: (a) undertaken in a 
sympathetic manner which does not cause loss of historic cultural heritage significance; 
and (b) designed to be subservient to the historic cultural heritage values of the place and 
responsive to its dominant characteristics. 

E13.7.3 Objective  To ensure that subdivision of part of a heritage place maintains cohesion 
between the elements that collectively contribute to an understanding of historic cultural 
heritage values, and protects those elements from future incompatible development. 

 

All these aspects of development require the approval of the Southern Midlands Council. 
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5.01.3  National Trust of Australia (Tas) 
The National Trust of Australia (Tas) plays no statutory role in the planning or heritage process 
and seldom makes public submissions for or against development on heritage listed sites. 
 

5.02  Physical condition and intactness 
The intactness of items has an impact on the level of heritage significance of that item. The 
physical condition does not impact on its significance but can impact on its capacity to ‘hold’ its 
heritage value into the future. 
 
The physical condition of the house is very good. The house, being built to withstand the 
physical rigors of a steam mill, is very stable and clearly has been maintained throughout its 
history. 
 
The condition and intactness of items is described in detail in the room by room descriptions 
under 3.03. 
 

5.03  Archaeology 
There is no statutory requirement to protect archaeological values on this site. The exact 
location of earlier buildings and structures is unknown. As there are no signs of those previous 
structures on the ground, it is likely that they were constructed of timber and left little or any 
evidence. Accordingly the archaeological potential of the site is likely to be low. 
 

5.04  Current and future use 
The current use of Hardwick House is as a house.  

 
The new owners Saint Regina Limited will use Hardwick House as a monastery contact facility 
in the short term and later as the public interface of sales related to their monastery activities. 
Saint Regina Limited has had a master plan developed which describes the following:  
 
 

The Monastery of Notre Dame  

Jerusalem Estate Master Plan 
About the Monastery 
Notre Dame Priory is a Benedictine monastic community founded in 2017 based in Colebrook, 
Tasmania.  
The Benedictine order was founded in Italy in AD 547 by St Benedict. His inspiration was of a 
groups of men and women (separate groups) who live a community life together for the specific 
purpose of praying and working to give glory to God and save their souls.  
Today that tradition continues, with Benedictine monks praying several times a day, work in fields 
and workshops, studying and eating. The monks, who are vowed to a life of chastity and poverty, 
live a simple life of hard work and dedication and welcome guests to share in and learn from their 
life, staying for short periods of time or visiting for the day. Their use of the land as a farming 
landscape is an important part of the Benedictine monks’ heritage.  
Jerusalem Estate was chosen by the Priory because of its agricultural and heritage values as well 
as the opportunity to be near an existing community (Colebrook) while providing the degree of 
separation necessary for prayer and reflection. The monks are already working with local farmers 
and landowners. They have started restoration and conservation work on Hardwick House and 
are making repairs to outbuilding and other agricultural structures on the site.  

Precinct Descriptions 
Monastery Precinct  
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Monastery to include church with chapel and sacristy as well as residential accommodation for 
the Prior, monks and novices with approximately 30 separate sleeping quarters. Communal living 
spaces to include traditional monastery spaces: library, scriptorium, refectory and calefactory. Will 
include guest quarters with separate dining and kitchen accommodating up to 25 guests.   
DEFINED USE CLASSES: Community Meeting and Entertainment, Residential (Communal 
Dwelling) and Visitor Accommodation 
Visitor Precinct 

Once the new Monastery complex is completed the Hardwick House precinct will be converted to 
focus on the visitor experience. Hardwick House will be utilised as a key public interface point 
with a library and interpretive material about the monastic way of life as well as heritage values of 
the site as well as small scale food and retail sales. Within this precinct there will be a distillery, 
winery and/or olive press (potential reuse of existing shearing shed) with some existing 
outbuildings retain as workshops. Temporary accommodation at the rear of Hardwick House will 
be removed.  
DEFINED USE CLASSES: Resource Processing, Food Services and General Retail and Hire 
Retreat Precinct 

The retreat precinct will contain guest accommodation with communal spaces for families as well 
as groups seeking spiritual retreat. With an approximate capacity of 25 rooms the facility may be 
used by the monks or available for hire as retreat facility. It is located away from the monastery 
complex and key visitor node to create a sense of separation and ‘retreat’ from day to day life.  
DEFINED USE CLASSES: Community Meeting and Entertainment, Visitor Accommodation 

 
 

The heritage values (Hardwick House, shearing shed and mature plantings) of the site are 
contained within the ‘Visitor Precinct’ of the Master Plan. Hardwick House will contain a library, 

interpretive material about the monastery way of life, interpretive material about the history of 
the site, rooms for small scale food and retail sales. All surviving original c.1857 fabric will be 
retained and conserved. Some reconstruction of missing c.1857 fabric is proposed. Minor 
changes are contained to the c.1946 spaces and fabric. 
 
The proposed changes and reconstruction are shown on the following plan. 
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Figure 13 Hardwick House proposed alterations and reconstruction 

 
The upstairs rooms 
will remain as 
bedrooms with no 
fabric changes. 
 
 
 
 
 
The laundry in the 
c.1946 section will 
be converted to a 
male toilet. 
 
The original 
connecting door to 
the new ‘library’ will 
be reconstructed. 
 
The intrusive 
c.1946 fireplace in 
the entry room 
(sales) will be 
removed and the 
intrusive modern 
arched opening 
closed up. 
 
The original miller’s 
quarter’s entry 
door will be 
reconstructed. 
 
The c.1974 
sandstone and 
concrete porch will 
be demolished. 
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6    Conservation Policy Recommendations 

 

6.01  Discussion 
Hardwick House is a place of heritage importance to the Midlands and Tasmanian community 
and should be properly conserved. Its original use –as a flour mill with attached miller’s quarters 
–will never re-occur. In fact 73 years has now passed since it was last used in that way. Its last 
use –as a residence- is possible to continue. However given the degree of change and fabric 
removal that has taken place and given the c.1946 residential use compromised its most 
important significance as a mill, the proposed conversion to a public interface for the 
Benedictine monks will bring with it reconstruction of missing mill elements that will enhance its 
heritage values better than a residential or any other use. 
 
The higher heritage values are embodied in the fabric and spaces of the former mill. The c.1946 
house extension and those changes made to the c.1857 fabric to facilitate conversion to a 
house are generally of low or no heritage significance. It is therefore logical that the c.1946 
extensions and alterations are able to be adapted and modified more freely without impacting 
adversely on the heritage values of the site. 
 
As a guiding principle changes to or removal of higher value heritage fabric should be kept to a 
minimum. Do only as much work as is necessary, do as little as possible. 
 
The following conservation policy recommendations should be followed to maintain the heritage 
values of the site and at the same time to allow future conservation and reconstruction of 
Hardwick House. 
 

6.01.1  How to use this CMP  
Policy 1: This CMP and the Australia ICOMOS publication The Illustrated Burra Charter, 
2013 should be the guiding documents for all management of heritage values on the site. 
        Priority: High/ongoing 

6.01.2  Review process  
Policy 2: This CMP should be regularly reviewed for efficiency and effectiveness in 
managing the heritage values of the site. The first review should be no later than April 2024. 
        Priority: Medium 

6.01.3  Priorities 
Policy 3: Priorities for management actions should be as follows: 
‘High’ priority items should be carried out in the short term –say within the next 5 years. 
‘Medium’ priority items should be carried out in the medium term -say within the next 10 years. 
‘Low’ priority items should be carried out in the longer term –say within the next 20 years but 
may be longer. 
‘Ongoing’ priority items should be continued indefinitely.   
        Priority: High/ongoing 

6.01.4  Use only skilled people 
Policy 4: All conservation actions should be carried out by skilled trades-people and led by 
skilled conservation practitioners.    Priority: High/ongoing 
 

6.01.5  Record of change to the place 
Policy 5: The owners are encouraged to establish an ongoing record of changes to the 
fabric of the place as they occur.    Priority: High/ongoing 
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6.01.6  Let levels of heritage significance guide actions 
Policy 6: Generally the original c.1857 fabric and spaces are considered to be of high 
heritage significance and should be conserved with minimal change other than reconstruction 
where items have been lost. Changes that occurred between c.1857 and 1947 (just after 
conversion of the mill to a residence) are considered to be of low heritage significance. Changes 
after 1947 are generally considered to be of no heritage significance or in some cases to be 
intrusive. 
Policy 7: The treatment of various heritage values of the site must be based on the levels 
of significance ascribed to them in this document and should be in accordance with the 
following: 

level H items should be retained in  situ and conserved in a manner which retains their 
cultural significance. 
level M items should be retained in situ if reasonably possible, but where there is an overall 
benefit to the heritage values of the place, or where there is no prudent and feasible 
alternative, may be adapted or removed. 
Level L items should be retained, but may be adapted or removed. 
Level N items may be retained, adapted or removed.  
Level I items should be removed at the first opportunity. 
        Priority: High/ongoing 

6.01.7  Further research 
Policy 8: The earlier buildings and structures, the rear enclosed verandah, the details of 
the front façade in the mill period, the details of fireplace surrounds and other internal joinery, 
the location of the well, and the history of planting should be researched further to assist with 
future conservation of the place.    Priority: Low 
Policy 9: Conservation policy specific to those items should be developed following any 
useful outcomes of that research.    Priority: Low 
 

6.02  Sub surface excavations 
Policy 10: Any excavations in the vicinity of the Hardwick House and adjacent the 
Jerusalem Creek should be carefully monitored for evidence of the history of earlier structures. 
        Priority: Medium/ongoing       

6.03  Future use and changes to fabric 
Policy 11: The significance of spaces and fabric should be the determinant of their potential 
for future adaptation.      Priority: High 
Policy 12: An ongoing residential component of Hardwick House is recommended, 

specifically in the former miller’s quarters. Where possible adaptations should be in the c.1946 
rear extensions rather than the former mill.   Priority: High/ongoing 
 

6.04  Interpretation 
Interpretation of the history of the site is important to the understanding and protection of its 
heritage values. 
Policy 13: The owner is encouraged to present key aspects of the site history within the site 
itself. Interpretation should include the chronological development of the site and important 
owners -particularly the Stokell family.    Priority: Medium 
 

6.05  External fabric  
Refer to House Exteriors tables in 3.02 pages 16-19 for detailed analysis of elevations.  
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6.05.1  East elevation (Colebrook Road) 
Policy 14: Generally retain and conserve this elevation, particularly the fabric which 
demonstrates the former mill use.    Priority: High 
Policy 15: The c.1946 rear extension including garage/workshop may be freely modified. 
        Priority: Low 
Policy 16: The first bay from the southern corner may have its c.1946 window removed and 
may be opened to reconstruct the original cart entrance if evidence emerges.   
        Priority: Low/ongoing 
Policy 17: The c.1974 modern porch around the entry door is intrusive and should be 
removed.       Priority: Medium 
Policy 18: The fly-wire screen to the entry door is intrusive and should be removed.  
        Priority: Low 
Policy 19: The fourth bay may have its c.1946 window removed and may be opened to 
reconstruct the original Miller’s Quarter’s doorway.  Priority: Low/ongoing 
 

6.05.2  North elevation 
Policy 20: Generally retain and conserve this elevation. 
         Priority: High 
Policy 21: The tanks and tank stand are of low significance and may be retained, modified 
or removed.       Priority: Low 
 

6.05.3  West elevation (rear) 
Policy 22: Generally the c.1857 sections of this elevation should be retained and 
conserved.       Priority: High 
Policy 23: Generally the c.1946 sections may be freely adapted. 
        Priority: Low/ongoing 
Policy 24: Retain and conserve any evidence of the earlier structure which preceded the 
c.1946 garage/workshop.     Priority: High/ongoing 
Policy 25: When the opportunity arises remove aerials and oil tanks from this elevation. 
        Priority:         Medium  

6.05.4  South elevation 
Policy 26: Generally retain and conserve the two storey section of this elevation.  
        Priority: High/ongoing 
Policy 27: The single storey section of this elevation may be freely modified.    

Priority: Low/ongoing 

6.05.5  Garden walls and front fences 
Policy 28: The c.1857 garden wall to the south of the house should be retained and 
conserved.       Priority: High/ongoing 
Policy 29: The c.1946 low fence and gate fronting the house is of low significance and can 
be retained, modified or removed.    Priority: Low/ongoing 
 

6.05.6  Roof  
Policy 30: The concrete roof tiles are intrusive and should be replaced with corrugated 
galvanized iron in short sheets.     Priority: Medium 
Policy 31: Retain and conserve the c.1857 chimney. The c.1946 chimneys should be 
retained unless there is strong justification for their removal.      
        Priority: Medium 

6.05.7  External maintenance 
Policy 32: Establish and implement a program for maintaining external fabric with an 
emphasis on the fabric of the former mill. This program should include the following: 
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 inspect gutters and downpipes on an annual basis 

 inspect all other external fabric every two years. 

 repaint timber surfaces every 4-8 years.   Priority: High/ongoing 
 

6.06.8 Paint finishes 
Policy 33: Paint scrapings should be carried out in the former mill and miller’s quarters’ to 
determine the original colour schemes which should be the basis for repainting when required. 
        Priority: Low/ongoing 

 
Figure 14 Hardwick House existing floor plans 
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6.06  Internal spaces (refer to Figure 14 on the previous page for room numbers) 

Policy 34:  
The spaces of high heritage significance should remain in their current general form without 
substantial removal of walls and without the introduction of new dividing partition walls.  
The spaces of medium heritage significance should remain in their current general form unless 

there is compelling justification to alter them. 
The spaces of low or no heritage significance may be retained, adapted  
or removed. 
The spaces marked intrusive should be altered/demolished to overcome that particular 
intrusion.       Priority: High/ongoing 
 

6.06.1  Ground floor  
Policy 35: Retain spaces G1-G5 inclusive in their current form without introduction of new 
partition walls and without any wholesale wall removal. Priority: High/ongoing 
Policy 36: Modern splayed skirtings in rooms G2-G4 may be replaced with colonial-beaded 
skirtings to match those in G1.    Priority: Low 
Policy 37: Fireplaces FP1 and FP2 may be reconstructed to their original detailing if 
evidence emerges.      Priority: Low/ongoing 
Policy 38: Modern flush panel doors in rooms G1-G4 may be replaced with reconstructed 4-
panelled doors.      Priority: Low/ongoing 
 

6.06.2  First floor 
Policy 39: Retain spaces F1-F3 inclusive in their current form without introduction of new 
partition walls and without any wholesale wall removal. Priority: High/ongoing 
Policy 40: Modern splayed skirtings in rooms F1-F3 may be replaced with colonial-beaded 
skirtings to match those in G2.    Priority: Low 
Policy 41: Modern fireplaces FP5 and FP6 may be retained or removed.   
        Priority: Low/ongoing 
Policy 42: Modern flush panel doors in rooms F1-F3 may be replaced with reconstructed 4-
panelled doors. 

 

6.07  Internal fabric (refer to Figures 14 on the previous page for room numbers) 

Policy 43:  
The fabric of high heritage significance should remain and be conserved in their current 
location. 
The fabric of medium heritage significance should be conserved in their current location unless 
there is compelling justification to alter or remove them. 
 The fabric of low or no heritage significance may be retained, adapted or removed. 
The fabric marked intrusive should be demolished/removed to overcome that particular 
intrusion.       Priority: High/ongoing 
 
Policy 44: Carry out the detailed conservation works recommended in table 3.03. Where 
recommendations are not specifically made, conserve the item in accordance with its level of 
significance.       Priority: High/ongoing 
 

GROUND FLOOR 
 

6.07.1  Room G1  
Policy 45: Remove modern intrusive fireplace FP3 and re-open doorway D4.   
        Priority: Medium 
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Policy 46: Close up intrusive archway D2 and make good.    
Priority: Low 

6.07.2  Room G2  
Refer to 3.03 room recommendations.  

 

6.07.3  Room G3  
Policy 47: Replace modern pebble-dash wall finish with smooth plaster.   
        Priority: Low 

6.07.4  Room G4  
Policy 48: Re-open fireplace FP2 and reconstruct surround.    

Priority: Medium 

6.07.5  Room G5  
Policy 49: Lift floor vinyl to assess original floor surface. If flagstones, retain exposed. 
        Priority: Low 
Policy 50: Modern shelves may be retained or removed.     
        Priority: Low 

6.07.6  Room G6-G10 inclusive  
Policy 51: The spaces should be retained but may be altered or opened up if required for 
modern needs.      Priority: Low 
Policy 52: The fabric in rooms G6-G10 is of no heritage significance and may be retained, 
modified or removed.      Priority: Low/ongoing 
 

FIRST FLOOR 
 

6.07.7  Room F1  
Policy 53: If opportunity arises expose original floorboards and repair.    
        Priority: Medium 

6.07.8  Room F2  
Policy 54: If opportunity arises expose original floorboards and repair.    
        Priority: Medium 
Policy 55: The c.1946 baluster paneling to staircase may be retained or removed and the 
original balusters reconstructed.    Priority: Low 
 

6.07.9  Room F3  
Policy 56: If opportunity arises expose original floorboards and repair.    
        Priority: Medium 

6.08  Outbuildings  
Policy 57: Conserve the rectangle of the original c.1905 timber shearing shed. The c.1950 
wing extension may be modified or removed.  Priority:         Medium 
Policy 58: Retain and conserve the c.1950 timber hopper; the c.1950 timber shed; and 
sheep yards and stock fences as cultural landscape elements.     
        Priority:         Medium/ongoing 
Policy 59: Retain, freely adapt or remove post 1970 modern sheds and silos.   
        Priority:         Medium/ongoing 

6.09  The grounds  
Policy 60: Retain planting to the Colebrook Road boundary edge of the site.   
                  Priority:         Medium/ongoing  
Policy 61: Where possible if it does not interfere with further development of the site, retain 
the remaining planting as a cultural landscape element.      
        Priority: Low/ongoing 
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Policy 62: Where possible if it does not interfere with further development of the site retain 
the sheep yards and fences as part of the rural cultural landscape.     
        Priority: Low/ongoing 
Policy 63: Retain and conserve the c.1857 yard wall.        
        Priority:         Medium/ongoing 
Policy 64: The c.1946 front fence and posts may be retained, adapted or removed without 
impacting on heritage values.     Priority: Low/ongoing 
 
 

7    APPENDIX 

 
7.01  Hardwick House, 2495 Colebrook Rd, Colebrook a history by David Young 2019. 
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HARDWICK HOUSE part of the 1830s JERUSALEM estate 
2495 Colebrook Road, Colebrook 

HERITAGE IMPACT ASSESSMENT OF PROPOSAL TO 
DEVELOP BENEDICTINE MONASTERY 

         3 May 2019 
Prepared by  

graeme corney   architect & heritage consultant 
3/78a Esplanade, Rose Bay 7015         tel (03) 6243 1994 or 0448 014 005 
 

 
Figure 1 Colebrook Road view of Hardwick House 
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1   Introduction 
Saint Regina Limited, the new owners of Hardwick House, have appointed consultants to 

prepare a Development Application to Southern Midlands Council to develop the site as a 
Benedictine Monastery. 
 
The owners have also commissioned me to prepare a Conservation Management Plan and 
following that a Heritage Impact Assessment (HIA) of the redevelopment proposal. This is that 
HIA, which draws on those aspects of the CMP document that describe heritage significance  to 
enable an understanding of potential heritage impacts. 
 
There are two stages of development proposed for the site.  
 
In stage 1 Hardwick House will be used as a monastery contact facility and later –in stage 2 -as 
the public interface of sales from monastery activities. Stage one is shown on As01-As04 
inclusive. Stage 2 is shown on the ERA Planning Draft Master Plan. Stage 2 will be the subject 
of a future development application. It is referred to here to allow a broad understanding of its 
content. This HIA specifically measures the impacts of stage 1 and generally for stage 2. 
 
1.01 The Author 
This HIA was prepared by Graeme Corney, architect & heritage consultant. The historical 
information is by historian David Young. 
 
1.02 The Site 
The location is 2495 Colebrook Road, Colebrook, Tasmania, Australia.  
Hardwick House is situated near the southern banks of Jerusalem Creek and includes rural land 
of approximately 800 hectares just south of Colebrook.  
 
The two storey sandstone house was built as a steam flour mill with attached Miller’s Quarters 
in c.1857 and was converted to a large house in c.1946. It operated as a mill between c1857 
and c.1885. 
 
As all of the substantive heritage values of the extant buildings and grounds are contained 
within the immediate environs of the former mill, this HIA measures the impacts on that part of 
the site. 
 
1.03 The Proposal in Brief 
In stage 1 the owners intend to: 

1. construct 18 sleeping pods for monks 
2. relocate a disused timber church from St Leonards, Launceston 
3. relocate 4 sheds to the land behind Hardwick House 
4. construct a small bathroom addition behind the 1946 garage wing to the rear of the 

Hardwick House 
5. upgrade drains  
6. repair modern (post 1974) outbuildings; 
7. upgrade wet areas in Hardwick House to enable that building to be used as a monastery 

contact facility with the wider public. 
8. Make conservation repairs to Hardwick House 

 
In stage 2 the owners intend to: 
 

1. provide interpretation of the history of Hardwick House  
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2. construct a separate monastery south of the heritage environs of Hardwick House 
3. construct a retreat centre for guests south of the heritage environs of Hardwick House. 
4. make minor adaptations of Hardwick House to use it as the public interface of sales from 

monastery activities. 
 
1.04 Conclusions in Brief 
The conclusions made in this HIA support the proposed change of use as being the best use to 
“facilitate the restoration, conservation and future maintenance of the historic cultural 
significance of the place”. The HIA also concludes that the proposal will not adversely impact on 
the heritage values of the place, neither under the requirements of the Planning Scheme nor 
those under the Historic Cultural Heritage Act. 
 
1.05 Exclusion of Aboriginal Values 
This HIA does not consider Aboriginal heritage values. 
 

 

2    Historical Evidence 
 
2.01 History of the site  
This HIA draws principally on Hardwick House, 2495 Colebrook Road, Colebrook a history by 
David Young 2019. This section 2.02 describes pertinent parts of the history of the site. 
 
Lieutenant-Governor George Arthur held the first European land grant in the area called 
Jerusalem at that time. In 1837 766 acres of the land holding was sold to successful 
businessman George Stokell for 3,862 pounds. Geoge Stokell quickly conveyed the land to his 
son John. 
 
By the mid 1840s George Stokell had passed over management of his farm properties to son 
John. It was John Stokell who built Hardwick steam mill in c.1857 in response to a few years of 
high prices for flour in Victoria. The mill had a 5 room miller’s quarters attached. 
 
John Clarence Stokell, son of George junior, jointly ran the mill with a Mr McLaren until 1880. 
The following years until 1885 saw several attempts by different lessees to run the mill. Charles 
Bonney was likely its final miller. 
 
In c.1900 the machinery was removed from the mill and taken to Rokeby House. 
 
Between 1904 and 1913 James Hughes lived in the mill as a tenant. Between 1902 and 1911 
the value of the farm increases significantly suggesting improvements were made. 
 
Henrietta Stokell sold Hardwick to Leslie Charles Reynolds for 5,000 pounds in 1921. In 1933 
Reynolds cleared 129 acres of timber at Hardwick. Soon after he filled in the old well behind the 
mill. Reynolds used the former mill as storage until 1946. In c.1946 Leslie Reynolds converted 
the former mill and miller’s quarters into a residence for his married son Claude Austin 
Reynolds. 
 
In 1974 Claude Reynolds sold the property to Charles Barry Headlam. 
 
Two years after Headlam’s death in 2015 his son Philip sold the property to its current owner. 
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2.02 Chronology of building fabric 

There were four periods of significant development of the site (two of those phases developed 
the house itself): the original 1840s phase when Hardwick farmhouse and outbuildings were 
built to cater for onsite farm operations (none of the buildings from this phase have survived); 
the c.1857 phase when the steam flour mill was built, together with miller’s quarters; the c.1902-
07 expansion phase when John Clarence Stokell added shearing shed and other outbuildings; 
and the c.1946 final residential phase  when the mill was converted to a residence and 
extended for that purpose.  
 

 
Figure 3 Hardwick House floor plans in c.1857 

 
The upstairs rooms 
would have been 
bedrooms. It is unlikely 
that the existing angled 
fireplaces were there 
originally as in Georgian 
style buildings the 
fireplaces were square 
to the walls. Also there 
is no evidence of a 
fireplace to room F1 
which would have been 
the first upstairs room to 
receive one (above the 
fireplace below). 
 
The ground floor plan 
was almost certainly as 
shown. The cupboard 
D4 was clearly a 
doorway, demonstrating 
that fireplace FP3 did 
not exist at that time. As 
G1 would have held the 
steam mill equipment 
there would be no need 
for a fireplace. 
 
The beam across G1 
was likely a support for 
the mill function. 
 
The space G2 was 
likely a cart way 
perhaps for handling of 
flour. 
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Figure 4 Hardwick House floor plans in c.1946-2019 

 
 
The upstairs plan 
has changed little 
from c.1857 other 
than two 
fireplaces added 
in c.1946. 
 
Fabric changes 
include adding of 
staircase 
balustrade panels 
and replacement 
of panelled doors 
in c.1946. 
 
 
 
 
 
The tank stand 
was added in 
c.1946. 
 
 
The single floor 
extension G6-
G10 was also 
added at that 
time, requiring 
the demolition of 
the enclosed rear 
verandah. 
 
 
 
Fireplace FP3 
and arched 
doorway D2 were 
added likely 
c.1946 or later. 
 
Window W1 and 
W3 replaced 
doorways in 
c.1946. 
 
The stone and 
concrete porch to 
D1 were built in 
c.1974. 

 

ATTACHMENT  
Agenda Item 11.1.1



Hardwick House, 2495 Colebrook Road, Colebrook. HERITAGE IMPACT ASSESSMENT   by Graeme Corney   6 

 
 

2.03 History of other structures on the site 
In various sale notices some other structures no longer extant have been mentioned. 
1859 notice farm house, barn, stable, necessary outbuildings, fences 
1870 notice stable; circular saw for cutting wood; enclosed verandah to the miller’s quarters 
1874 notice adjoin timber mill. 

 
The exact location of these items is uncertain. No on ground evidence suggests any locations -
suggesting that all of these structures were timber. 

 
 

3    Physical Evidence and Condition 
The condition of the house is particularly sound. There is little evidence of foundation settlement 
or current wall movement. Steel tie rods with plates were inserted in the northern side wall likely 
in the nineteenth century to control some earlier wall movement. Those rods do not show in the 
opposite side wall so their extent is unknown. This minor issue aside, the house is in very sound 
condition, likely a reflection of wide wall thickness and stable structure designed and intended 
for use as a steam mill.  
 
There is no evidence of rising damp. Some catch-up maintenance is needed to painted 
surfaces. 
 

3.01 The place and its setting 
The 1946 aerial of Hardwick House shown in the CMP shows a site with few outbuildings and 

very little planting. The aerial was taken shortly after the conversion of the mill to a large house. 
 
The only significant surviving planting that shows itself on that aerial is on the road edge 
between the house and shearing shed. There are a number of stock enclosure fences of post 
and wire or post and rail. There are various cgi or fiberglass water tanks, silos, and gates. The 
various plantings are generally in healthy condition and contribute to the local cultural 
landscape. 
 
The rear wing extension to the shearing shed, the loading hopper and silo, sheds 1-3, the timber 
shed and shearing quarters were all constructed post 1946. Most of the other tree-rows and 
plantings happened in the following few years after 1946. The mature landscape setting of the 
house and outbuildings is for the most part a mid 19th century landscape. 
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Figure 5 Site Plan showing immediate environs of Hardwick House in 2019 
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4    Heritage Significance 

 
Statements of heritage significance - using the revised criteria of the Historic Cultural Heritage 
Act –were developed in the G Corney CMP and are reproduced here: 
 

Criterion (a)  Hardwick House is of historic cultural heritage significance  
because it demonstrates the development of mills in rural Tasmania 
in Victorian times. 

 The importance to Tasmania of this cultural value is medium. 
Criterion (b)  Hardwick House is of historic cultural heritage significance because 

its style of Victorian Romanesque is early for its time. 
 The importance to Tasmania of this cultural value is medium. 

Hardwick House is also of historic cultural heritage significance 
because it is a relatively rare surviving flour mill. 

 The importance to Tasmania of this cultural value is medium. 
Criterion (c)  none 
Criterion (d)  Hardwick House is of historic cultural heritage significance  

because it demonstrates the principal characteristics of a two storey 
sandstone building in the Victorian Romanesque style. These 
characteristics are embodied in its round-arched windows. The 
immediate environs of Hardwick House contribute to its significance 
as a mid 19th century cultural landscape. 

 The importance to Tasmania of this cultural value is medium. 
Criterion (e)  none 
Criterion (f)  none 
Criterion (g)  Hardwick House is of historic cultural heritage significance for its 

association with important Colonial businessman George Stokell 
who purchased the land in 1836.  

 The importance to Tasmania of this cultural value is medium. 
Hardwick House is also of historic cultural heritage significance for 
its association with other Stokell family members (John who built 
the mill; George Stokell Junior who farmed there; and John Clarence 
Stokell who further developed the farm property –all of whom were 
active members of the local community.  

 The importance of this cultural value is at a local level. 
 Criterion (h) none 
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Figure 6 Floor plans showing levels of heritage significance of fabric and spaces 
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5    The Proposal 
 

5.01  The project 
Two stages of development are proposed for the site. 
 
In stage 1 the owners intend to: 

1 construct 18 sleeping pods for monks 
2 relocate a disused timber church from St Leonards, Launceston 
3 relocate 4 sheds to the land behind Hardwick House 
4 construct a small bathroom addition behind the 1946 garage wing to the rear of the 

Hardwick House 
5 upgrade drains  
6 repair modern (post 1974) outbuildings; 
7 upgrade wet areas in Hardwick House to enable that building to be used as a monastery 

contact facility with the wider public. 
8 Make conservation repairs to Hardwick House 

 
Those works are shown on drawings As01-As04 inclusive. 
 
In stage 2 the owners intend to: 
 

1 provide interpretation of the history of Hardwick House  
2 construct a separate monastery south of the heritage environs of Hardwick House 
3 construct a retreat centre for guests south of the heritage environs of Hardwick House. 
4 make minor adaptations of Hardwick House to use it as the public interface of sales from 

monastery activities. These minor adaptations are alterations to the c.1946 bathrooms 
and kitchen; removal of the intrusive fireplace in G1; and removal of the intrusive modern 
arch between G1 and G2. 

 
Stage 2 works are shown on the ERA Master Plan and are described as follows: 
 

The Monastery of Notre Dame  

Jerusalem Estate Master Plan 
About the Monastery 
Notre Dame Priory is a Benedictine monastic community founded in 2017 based in Colebrook, 
Tasmania.  
The Benedictine order was founded in Italy in AD 547 by St Benedict. His inspiration was of 
groups of men and women (separate groups) who live a community life together for the specific 
purpose of praying and working to give glory to God and save their souls.  
Today that tradition continues, with Benedictine monks praying several times a day, work in fields 
and workshops, studying and eating. The monks, who are vowed to a life of chastity and poverty, 
live a simple life of hard work and dedication and welcome guests to share in and learn from their 
life, staying for short periods of time or visiting for the day. Their use of the land as a farming 
landscape is an important part of the Benedictine monks’ heritage.  
Jerusalem Estate was chosen by the Priory because of its agricultural and heritage values as well 
as the opportunity to be near an existing community (Colebrook) while providing the degree of 
separation necessary for prayer and reflection. The monks are already working with local farmers 
and landowners. They have started restoration and conservation work on Hardwick House and 
are making repairs to outbuilding and other agricultural structures on the site.  

Precinct Descriptions 
Monastery Precinct  
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Monastery to include church with chapel and sacristy as well as residential accommodation for 
the Prior, monks and novices with approximately 30 separate sleeping quarters. Communal living 
spaces to include traditional monastery spaces: library, scriptorium, refectory and calefactory. Will 
include guest quarters with separate dining and kitchen accommodating up to 25 guests.   
DEFINED USE CLASSES: Community Meeting and Entertainment, Residential (Communal 
Dwelling) and Visitor Accommodation 
Visitor Precinct 

Once the new Monastery complex is completed the Hardwick House precinct will be converted to 
focus on the visitor experience. Hardwick House will be utilised as a key public interface point 
with a library and interpretive material about the monastic way of life as well as heritage values of 
the site as well as small scale food and retail sales. Within this precinct there will be a distillery, 
winery and/or olive press (potential reuse of existing shearing shed) with some existing 
outbuildings retain as workshops. Temporary accommodation at the rear of Hardwick House will 
be removed.  
DEFINED USE CLASSES: Resource Processing, Food Services and General Retail and Hire 
Retreat Precinct 

The retreat precinct will contain guest accommodation with communal spaces for families as well 
as groups seeking spiritual retreat. With an approximate capacity of 25 rooms the facility may be 
used by the monks or available for hire as retreat facility. It will most likely be located away from 
the monastery complex and key visitor node to create a sense of separation and ‘retreat’ from 
day to day life.  
DEFINED USE CLASSES: Community Meeting and Entertainment, Visitor Accommodation 

 
The proposed changes and reconstruction are shown on the following plan. Some of these 
works will be in stage 1 (reconstruction of the former miller’s quarter’s entry door; reconstruction 
of the original doorway between manager and library spaces; replacement of the c1946 roof 
tiles with cgi). Other works will be in stage 2 (interpretation works; removal of the intrusive 
fireplace in the sales area; removal of the intrusive arched doorway between sales and 
interpretation). 
 

 
Figure 7 Hardwick House proposed alterations and reconstruction  

The upstairs rooms will remain 
as bedrooms with no fabric 
changes. 
 
The laundry in the c.1946 
section will be converted to a 
male toilet. 
 
The original connecting door 
to the new ‘library’ will be 
reconstructed. 
 
The intrusive c.1946 fireplace 
in the entry room (sales) will 
be removed and the intrusive 
modern arched opening 
closed up. 
 
The original miller’s quarter’s 
entry door will be 
reconstructed. 
 
The c.1974 sandstone and 
concrete porch will be 
demolished. 
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5.02  Statutory obligations 
Of the three agencies that have Hardwick House in their heritage schedules only two have a 
statutory role –the Tasmanian Heritage Council and the Southern Midlands Council. 
 

5.02.1  Tasmanian Heritage Register 
The Tasmanian Heritage Register has Hardwick House entered as reference ID R4937.  
Accordingly the place is bound by the Historic Cultural Heritage Act 1995.  
 
Section 35.(1) of the Heritage Act requires that “A person must not carry out any heritage works 
unless those heritage works have heritage approval.” 
 
Further…  
 
Section 46.(1) of the Heritage Act requires that “Under this Part, the Heritage Council may only 
agree to heritage works which are likely to destroy or reduce the historic cultural significance of 
a registered place, heritage area or place within a heritage area if satisfied that there is no 
prudent and feasible alternative to those works.” 
 

5.02.2  Southern Midlands Council   
The Southern Midlands Interim Planning Scheme 2015 has ‘Hardwick House entered in its table 
E13.1. The Planning Scheme provides heritage protection. Parts of the Scheme relevant to this 
site include… 

9.5 Change of Use of a Heritage Place 

9.5.1 An application for a use of a Heritage Place listed in the Historic Heritage Code or a place 
on the Tasmanian Heritage Register that would otherwise be prohibited is discretionary. 

9.5.2 The planning authority may approve such an application if it would facilitate the 
restoration, conservation and future maintenance of the historic cultural heritage 
significance of the place. 

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

 (a) a statement of significance, as defined in the Historic Heritage Code; 
 (b) a heritage impact statement and a conservation plan, as defined in the Historic 

Heritage Code, written with regard to the proposed use; 
 (c) the degree to which the restoration, conservation and future maintenance of the 

historic cultural heritage significance of the place is dependent upon the commencement 
of the proposed use; 

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

  
E13.7.1 Objective  To ensure that demolition in whole or part of a heritage place does not 

result in the loss of historic cultural heritage values unless there are exceptional 
circumstances. 

E13.7.2 Objective  To ensure that development at a heritage place is: (a) undertaken in a 
sympathetic manner which does not cause loss of historic cultural heritage significance; 
and (b) designed to be subservient to the historic cultural heritage values of the place and 
responsive to its dominant characteristics. 

 

All these aspects of development require the approval of the Southern Midlands Council. 
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5.03  Change of Use 
The proposed change of use is to a monastery. To approve this change of use 
The planning authority –under clause 9.5.2 “may approve such an application if it would 
facilitate the restoration, conservation and future maintenance of the historic cultural heritage 
significance of the place”. 
 
Generally the heritage values (Hardwick House, shearing shed and mature plantings) of the site 
are contained within the ‘Visitor Precinct’ of the Master Plan. Hardwick House itself will contain a 
library, interpretive material about the monastery way of life, interpretive material about the 
history of the site, rooms for small scale food and retail sales. All surviving original c.1857 fabric 
will be retained and conserved. Some reconstruction of missing c.1857 fabric and planning is 
proposed. Changes to the planning of the former mill will: (a) reconstruct the original Miller’s 
Quarter’s entrance; (b) reconstruct the original doorway between rooms G3 and G4; (c) removal 
the modern intrusive fireplace in G1; (d) reconstruct the original doorway between G1 and G2; 
(e) close up the intrusive modern arched doorway between G1 and G2; and (f) replace the 
c.1946 roof tiles with reconstructed cgi roofing. 
 
It is concluded later on in this HIA that the reconstruction of the original mill planning and the 
original Miller’s Quarter’s entrance will conserve and enhance the cultural significance of the 
place. This outcome needs to be measured against no change of use. Hardwick House might 
have a future as a house, albeit most of its ‘house’ fabric is from c.1946 and after. This 1946 
and later fabric is of low or no heritage significance. It is the c.1857 former mill fabric that 
embodies the principal heritage significance of the place.  
 
An ongoing house use will not reconstruct the former mill plan and will not interpret the history of 
the site to the wider community. This proposed change of use will. 
 
Further this proposed change of use will provide the energy and resources to restore, conserve 
and maintain the historic cultural significance of the place, using the Conservation Management 
Plan as a guiding document. 
 
 

6    Assessment of Heritage Impacts 

 

6.01  Assessment under the planning scheme 
E13.7.1 Objective  To ensure that demolition in whole or part of a heritage place does not   

   result in the loss of historic cultural heritage values unless there are  
  exceptional circumstances. 

 
Proposed demolition is confined to: (a) the removal of intrusive fireplace in room G1; (b) the 
removal of the intrusive modern arched sandstone doorway between rooms G1 and G2; (c) the 
removal of the c.1946 window to the front façade to facilitate the reconstruction of the c.1857 
Miller’s Quarter’s entry door; (d) removal of the c.1946 doorway infill between rooms G3 and 
G4; and (d) the removal of c.1946 concrete roof tiles over the former mill to allow reconstruction 
of the original corrugated galvanized iron roof. 
 
All of these proposed demolitions remove intrusive fabric and allow reconstruction of the former 
mill. Accordingly all of the proposed demolition will enhance the heritage significance of the 
former mill. There will be no loss of historic cultural heritage values. 
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E13.7.2 Objective  To ensure that development at a heritage place is: (a) undertaken in a  

   sympathetic manner which does not cause loss of historic cultural heritage  
   significance; and (b) designed to be subservient to the historic cultural heritage  
   values of the place and responsive to its dominant characteristics. 
 
The historic cultural heritage values of the place are captured in the fabric and history of the 
former mill; the Stokell family; and the cultural landscape setting of the mill. See statements of 
heritage significance in the CMP. 
 
The new accommodation pods, relocated timber church, new sheds, and the bathroom rear 
extension are all located behind Hardwick House. Because of their location and height they will 
be subservient to Hardwick House. Their forms are traditional (the church) or simple and small 
(the accommodation pods) and accordingly will be sympathetic with the House and responsive 
to its dominant characteristics in the manner that they are screened behind the dominant bulk 
and height of the house. There will be no loss of historic cultural heritage significance. 
 

6.02  Assessment under the Historic Cultural Heritage Act 
 

Statement of Significance Criterion (a) 
The statement: 

Hardwick House is of historic cultural heritage significance because it 
demonstrates the development of mills in rural Tasmania in Victorian times. 
The importance to Tasmania of this cultural value is medium 

 
Discussion of proposal: 
All of the proposed works will be towards reconstruction of the original mill plan and accordingly 
the former mill will be more easily interpreted in the floor plan and the fabric itself. 
 
Proposed changes to the c.1946 rear addition are to convert the laundry to a male toilet. The 
proposed relocation of the timber church to behind the house; the proposed relocation of small 
sheds to behind the house; and the introduction of accommodation pods will have no impact on 
this criterion. 
Proposed construction of the Monastery and Retreat are well out of the heritage-sensitive 
immediate environs of Hardwick House. 
 
Impact on this criterion of heritage significance: 
The proposed changes to the former mill itself will greatly enhance the ability of the floor plan 
and the fabric itself to demonstrate the former mill use. The impact on this criterion of heritage 
significance will be very positive. 
 

Statement of Significance Criterion (b) 
The statement: 

Hardwick House is of historic cultural heritage significance because its style of  
Victorian Romanesque is early for its time. 
The importance to Tasmania of this cultural value is medium. 
Hardwick House is also of historic cultural heritage significance because it is a 
relatively rare surviving flour mill. 
The importance to Tasmania of this cultural value is medium. 

 
Discussion of proposal: 
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The Victorian Romanesque characteristics demonstrated in the former mill are its round-arched 
windows. The proposal will not impact on the round-arched openings other than to reconstruct 
the original Miller’s Quarter’s entry door below the round-arched opening that was converted to 
a window in c.1946. 
 
In relation to the rarity of surviving flour mills, the proposed internal changes to the former mill 
will: (a) reconstruct the original Miller’s Quarter’s entrance; (b) reconstruct the original doorway 
between rooms G3 and G4; (c) remove the modern intrusive fireplace in G1; (d) reconstruct the 
original doorway between G1 and G2; and (e) close up the intrusive modern arched doorway 
between G1 and G2. 
 
All of these proposed internal works will be towards reconstruction of the original mill plan and 
accordingly the former mill will be more easily interpreted in the floor plan and the fabric itself. 
 
The proposed relocation of the timber church to behind the house; the proposed relocation of 
small sheds to behind the house; and the introduction of accommodation pods will have no 
impact on this criterion. 
 
The other proposed changes –to the c.1946 rear addition will have no heritage impact. 
 
The proposed construction of the Monastery and Retreat are well out of the heritage-sensitive 
immediate environs of Hardwick House. 
 
Impact on this criterion of heritage significance: 
There will be no impact of the proposed works on the Romanesque characteristics of the former 
mill nor on the rarity of the former mill. 
 

Statement of Significance Criterion (d) 
The statement: 

Hardwick House is of historic cultural heritage significance  
because it demonstrates the principal characteristics of a two storey sandstone 
building in the Victorian Romanesque style. These characteristics are embodied in 
its round-arched windows. The immediate environs of Hardwick House contribute 
to its significance as a mid 19th century cultural landscape. 
The importance to Tasmania of this cultural value is medium. 

 
Discussion of proposal: 
The Victorian Romanesque characteristics demonstrated in the former mill are its round-arched 
windows. The proposal will not impact on the round-arched openings other than to reconstruct 
the original Miller’s Quarter’s entry door below the round-arched opening that was converted to 
a window in c.1946. 
 
The proposal will not remove or modify any original c.1857 fabric.  
 
The proposed relocation of the timber church to behind the house; the proposed relocation of 
small sheds to behind the house; and the introduction of accommodation pods will have no 
impact on this criterion. 
 
The proposal will not remove any of the planting or outbuildings, pens, gates and hopper 
loading structure that effectively contribute to the mid 19th century cultural landscape. 
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The other proposed changes –to the c.1946 rear addition will have no heritage impact. 
 
The proposed construction of the Monastery and Retreat are well out of the heritage-sensitive 
immediate environs of Hardwick House. 
 
Impact on this criterion of heritage significance: 
There will be no impact of the proposed works on the Romanesque characteristics of the former 
mill. 
 

Statement of Significance Criterion (g) 
The statement: 

Hardwick House is of historic cultural heritage significance for its association with  
important Colonial businessman George Stokell who purchased the land in 1836.  
The importance to Tasmania of this cultural value is medium. 
 
Hardwick House is also of historic cultural heritage significance for its association 
with other Stokell family members (John who built the mill; George Stokell Junior 
who farmed there; and John Clarence Stokell who further developed the farm 
property –all of whom were active members of the local community.  
The importance of this cultural value is at a local level. 

 
Discussion of proposal: 
The proposal includes the provision of interpretation of the history of the site including the 
former mill and the Stokell family. This interpretation will provide a wider understanding of the 
importance of the Stokell family and its links with this site. 
 
Impact on this criterion of heritage significance: 
The proposed on-site interpretation will enhance the broader community understanding of this 
criterion of its cultural significance. 
 
 

7    Conclusions 
There are three questions to be answered in this HIA.  
 
The first is whether or not the proposed change of use to a monastery will “facilitate the 
restoration, conservation and future maintenance of the historic cultural significance of the 
place”. 
 
I have discussed this in 5.03 where I concluded that the principal heritage significance of the 
place is embodied in the c.1857 fabric and planning. This proposed change of use and its  
reconstruction of the original mill planning and the original Miller’s Quarter’s entrance will 
conserve and enhance the cultural significance of the place.  
 
An ongoing house use will not reconstruct the former mill plan and will not interpret the history of 
the site to the wider community. This proposed change of use will. 
 
Further this proposed change of use will provide the energy and resources to restore, conserve 
and maintain the historic cultural significance of the place, using the Conservation Management 
Plan as a guiding document. 
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It is my advice that the proposed change of use will satisfy 9.5 of the Southern Midlands 
Planning Scheme and should be approved. 
 
The second question is whether or not the proposed changes to fabric, including proposed 
demolition, results in loss of historic cultural heritage values. 
 
It is explained in 6.01 above that all of the proposed demolition will remove intrusive elements 
and will enhance the heritage significance of the former mill. 
 
It is my conclusion that the proposal will enhance the cultural heritage significance of the place 
and will satisfy clauses 9.5; E13.7.1 and E13.7.2 of the Planning Scheme. 
 
The third question is to consider the Historic Cultural Heritage Act and whether or not the 
proposed works may destroy or reduce the historic cultural significance of this registered place.  
 
The analysis in 6.02 discusses potential impacts under the Historic Cultural Heritage Act. 
 
Again it is my conclusion that under the Historic Cultural Heritage Act the proposal will not 
destroy or reduce the historic cultural significance of this registered place.  
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13 June 2019 
 
Jacqui Tyson 
Senior Planning Officer 
Southern Midlands Council 
 
By Email: jtyson@southernmidlands.tas.gov.au  
 
Dear Jacqui 
 
RESPONSE TO REQUEST FOR ADDITIONAL INFORMATION - DA2019/42 - 
2495 COLEBROOK ROAD, COLEBROOK 
 
Thank you for your letter dated 31 May 2019 requesting additional information in 
relation to development application DA2019/042. 
 
The following table provides a response to the items contained within your letter. 
 
Item Description Response

1  Staging and Master Plan The master plan referred to in the Heritage Impact 
Assessment (HIA) is presently in draft form and will 
inevitably be subject to change.  It is being developed 
by the monastic community and provides a holistic 
plan for future use and development of the site and 
other land owned by the monastery.  The master plan 
is intended to inform and guide a draft planning 
scheme amendment.  This is required because the 
way in which the land is intended to be used (as a 
monastery) is currently prohibited under the planning 
scheme.  It is not yet known when the application for 
the draft planning scheme amendment will be 
lodged. 
 
In the interim, the community wish to utilise 
Hardwicke House and its immediate curtilage as a 
monastery.  Hardwicke House is listed on the 
Tasmanian Heritage Register.  Clause 9.5 of the 
Southern Midlands Interim Planning Scheme 2015 
(‘Scheme’) provides a pathway for an application for 
use of a listed heritage place that would otherwise be 
prohibited by the Scheme to be considered.  This is 
the pathway that is being pursued by DA2019/042. 
 
Accordingly, it is intended that DA2019/042 be 
treated as a standalone application on its own merits 
and separately from the master plan that is 
envisioned for the site which would be subject to a 
draft planning scheme amendment. 
 
DA2019/042 can be summarised as: 
 

 Change of use of Hardwicke House and its 
curtilage from a single dwelling to a 
monastery; 
 

 Internal renovation of Hardwicke House to 
accommodate a communal kitchen, library, 
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Item Description Response

study rooms and offices to facilitate the 
monastery activity; 

 
 Construction of 18 dormitory units that will 

be used to accommodate monks; 
 

 Relocation of a church to be used in 
association with the monastery activity; 

 
 Construction of four (4) new outbuildings to 

be used in association with the monastery 
activity. 

 
The use and development that has been proposed 
will be confined to the area illustrated within the 
submitted site plan. 

 
It is intended to use the area of the site as a 
monastery until such time that a new development 
application is lodged.  Any changes that would occur 
to Hardwicke House and its curtilage from that which 
is being proposed in DA2019/042 would be captured 
in a future application. 
 
Notwithstanding, the master plan provides the HIA 
with some useful background information about the 
proposed monastery activity.  As such, all 
information that is contained within the HIA remains 
relevant to DA2019/042.

2  Change of Use of Heritage 
Place 

9.5.3 (c) the degree to which the restoration, 
conversion and future maintenance of the 
historic cultural heritage significance of the 
place is dependant upon the commencement of 
the proposed use: 
 
The site was acquired with the vision of establishing 
a Benedictine Monastery which included the 
restoration of Hardwick House to its original form (or 
as close as possible).   
 
The HIA recognises Hardwicke House as a place of 
heritage importance to the Southern Midlands 
municipal area and Tasmania in general and should 
be properly conserved.  The original use of the 
building was for a flour mill.  Its last use was for a 
residence. 
 
The HIA recognises that the building could continue 
to be used as a residence.  However, the HIA states 
that the conversion of the building to a residential use 
and subsequent change of its fabric and form has 
compromised its most significant attributes as a flour 
mill.  The adaptations that have occurred to the 
building to facilitate the residence are considered to 
hold low or no heritage significance.  
 
According to the HIA, the higher heritage values of 
the building are embodied in its fabric and spaces of 
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the former mill.  The HIA submits that the proposed 
conversion of the building to a monastery will enable 
elements of its original fabric to be reconstructed and 
will enhance its heritage value greater than a 
residential use, or any other use.   
 
The HIA recommends a conservation policy be 
adhered to which will ensure that the conversion and 
use of the building as a monastery will make a 
positive contribution to its value as a place of 
heritage importance. 
 
The restoration and conservation work proposed for 
Hardwicke House is contingent upon receiving 
planning approval for its use as a monastery. 
 
Once restored and refurbished, Hardwick House will 
become the central node of the monastery.  It will 
contain office spaces, a library, communal kitchen 
and study areas.  The proposed dormitory units will 
be used to accommodate monks and, along with the 
other buildings that are proposed, will be a 
subservient and integral part of the monastery. 
 
Use of Hardwick House and its curtilage as a 
monastery will enable the heritage values of the 
building and its surrounds to be maintained and 
conserved better than its use as a residence and 
significantly better than if it was not occupied at all.  
 
9.5.3 (d) the extent to which the proposal 
provides for the active use or re-use of any 
heritage fabric: 
 
As stated within the HIA, the conversion of the 
existing building to be used in conjunction with the 
monastery, will enable many of the original features 
and fabric of the flour mill to be restored.  The 
proposal therefore provides for the adaptive re-use 
of the heritage values of the original building. 

3  Use Classes A monastery is typically characterised by a complex 
of buildings that are arranged within a cloister.  They 
are primarily used to bring people together to engage 
in prayer or worship.    For these reasons, the 
‘Community meeting and entertainment’ use class is 
considered to be the most appropriate fit for a 
monastery.  Whilst there is an element of learning 
associated with the monastery, it only constitutes a 
small component of the overall activity.  Further, 
learning is primarily concentrated to religious 
doctrine.  

4  Nature of Use The use of the proposed monastery can be further 
described as follows: 
 

 The maximum occupancy of the monastery 
is estimated to be 18 which correlates with 
the number of dormitory units.  Occupants 
will be young men living their vocation and 
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forming for monastic life.  There will be 
occasional visits from family members and 
other monks; 
 

 There will be no employees.  The basic 
functions and activities associated with the 
monastery will be undertaken endogenously 
by the community; 
 

 Members of the community will be involved 
in a number of activities which includes 
leather work (for their clothing and shoes), 
metal work and woodwork (for items and 
instruments associated with the restoration 
of Hardwick House and maintenance of, and 
use by, the monastery) and other activities 
and purposes required for the monastery. 
These activities often require separate areas 
and confined spaces to avoid contamination 
between areas (such as sawdust and metal 
dust transferring into other spaces).  Sinks 
are located in sheds to allow for personal 
hygiene without the need for walk back to the 
dormitories or Hardwick House to wash their 
hands or clean an item; 
 

 One shed will be set aside for ‘parlour’.  A 
parlour is a private space where families or 
friends can visit monks.  They are fitted out 
so that they are comfortable and inviting. 
Parlour visits are typically rare and only last 
for a short period (usually 2 hours).  The 
parlour facilitates the comfort and privacy of 
all during the visitation period; 
 

 The church building will be used primarily by 
the monastic community within the confines 
of their cloister for mass and prayers.  From 
time to time visiting families and friends may 
participate in these services.  It is not a 
communal parish or church and is not 
destined to play that role; 
 

 At this stage, there is no intention to 
establish any business, visitation or 
community services to support the 
monastery.  The monastery will be confined 
to monks only, with occasional visits from 
family and friends.  Public visitation will 
therefore be infrequent.

5  Access and Parking A cloistered monastic community by its nature, 
remains for the most part, within the cloister.  Once 
operational, monks will arrive at the monastery in a 
communal vehicle.  They will primarily stay within the 
confines of the monastery for long periods of time 
(several months and up to a year or years) where 
they will seldom leave.  Known vehicle movements 
include 1 trip every three months by Father to attend 
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a meeting in Hobart and a quarterly group outing. 
Group outings involve will involve vehicle sharing. 
Other vehicle movements include general visitors 
and the departure and/or arrival of monks to attend 
retreats.   
 
Overall, it is anticipated that traffic movement at the 
existing access will remain unchanged from its 
previous usage, or lessened from its previous usage 
as a single dwelling.   
 
Clause E5.5.1 A2 allows for 3,650 vehicle 
movements, to and from the site, per year based on 
a maximum of 10 vehicle movements per day.  This 
figure equates to each monk leaving the site 8 times 
per month.  This assumption is based on the 
dormitory units being fully occupied and each 
movement only involving one monk at a time.  This 
scenario far exceeds the anticipated number of 
average daily vehicle movements.  
 
The monastery will use the existing site access. 
Clause E6.5.4 A1 is a development standard.  No 
development is proposed to the existing access. 
Further, the proposed use will not intensify the use of 
the existing access.  It is therefore submitted that the 
standard is not applicable to the development 
application in accordance with clause 7.5.2 (b) of the 
scheme.  Modifications of the internal driveway will 
occur within the site to enable vehicles to manoeuvre 
adjacent to the frontage. 
 
Once operational, the demand for car parking will be 
low.  All vehicles associated with the monastery (up 
to two cars) are able to be contained within the car 
parking spaces that will be supplied on site which are 
illustrated within the site plan that has been 
submitted.    

6  Farm Operation The entire farm, with the exception of the area 
defined by the submitted drawings, is leased to a 
third party operator and used for agricultural 
activities.  The operator lives off-site.  Some of the 
buildings, including the shearing shed and stock 
yards, will be used from time to time on an as needed 
basis.  

  
Please do not hesitate to contact me should you require any further information in 
relation to the development application. 
 
Sincerely, 
 
6ty Pty Ltd 

 
George Walker 
Planning Consultant 
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13 June 2019 
 
 
Ian Boersma 
Works Manager 
Heritage Tasmania 
 
Via Southern Midlands Council  
 
By Email: jtyson@southernmidlands.tas.gov.au  
 
Dear Ian 
 
RESPONSE TO REQUEST FOR ADDITIONAL INFORMATION - DA2019/42 - 
2495 COLEBROOK ROAD, COLEBROOK 
 
Thank you for Tasmanian Heritage Council’s Notice of Interest dated 30 May 2019 
requesting additional information in relation to development application 
DA2019/042 that has been submitted to the Southern Midlands Council. 
 
The following table provides a response to the items contained within the Notice of 
Interest. 
 
Item Description Response

1  Location of Water Tanks All existing water storage tanks that currently exist 
will be retained.  At this stage it is proposed to 
connect new roofed areas into existing tanks and/or 
to natural drainage lines. 
 
There are two moulded polyethylene water tanks 
located approximately 250m to the south-west of 
Hardwicke House which gravity feed the building and 
surrounding yards.  There are two other tanks 
attached to surrounding sheds that collect potable 
water.  All tanks are currently ‘mist green’ in colour. 

2  Stormwater and Sewerage 
Infrastructure 

There is an underground ag line from the rear corner 
of shed 6 connected to the existing infrastructure to 
relieve flooding to the rear of that shed. A council 
approved waste management system has been 
installed to the rear of Hardwick House, consisting of 
four tanks, on the northern side of the yard running 
parallel to Jerusalem Creek. The system has 
capacity to accommodate the additional loads 
generated by the dormitory units.  No additional 
sewage infrastructure is required.

3  Cladding and External 
Finishes 

The cladding material of relocated sheds is Trimdek, 
and the current colour is cream with a mist green 
trim. We are happy to take advice from THC should 
a different colour be preferred. 
 
We envisage the proposed bathroom addition would 
be clad in the bullnose shiplap material already 
prevalent on the property, and to remain in keeping 
with the small existing structure, which is itself in 
disrepair. 
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Item Description Response

The transportable buildings will likely be clad with 
Mordek by Steeline, which comes in 21 various 
Colourbond options. A colour has not as yet been 
selected. Again it was our intention in this regard to 
be guided by THC colour preferences 

4  Finish of Footpaths The various pathways will either be excavated 
100mm deep, or have hardwood planks above 
ground spaced approximately 1.5 metres apart. The 
fill will be 50mm crushed rock compacted and 
overlaid with finer material either of the same colour, 
a light brown to tan, or fine gravel, grey, to allow 
better drainage.

5  Design of Fence and Gate The gate and fence is annotated as a 2m high steel 
picket structure.  However, a decision has not yet 
been made as to the installation of a front fence. 
Given the visual impact to the sensitivities of 
Hardwick House with regard any possible front 
fence, it has always been our position that no plan 
would consider without the direct collaboration of 
Heritage Tasmania. We are happy to work 
cooperatively with THC to select a style, height and 
colour that is suitable.   

6  Clarifications of 
Reconstructive Works 

It is not clear from pages 11 to 13 and Figure 7 of 
what is meant by the question.  It is the intention that 
the works recommended in the HIA will be adhered 
to.  

  
Please do not hesitate to contact me should you require any further information in 
relation to the development application. 
 
Sincerely, 
 
6ty Pty Ltd 

 
George Walker 
Planning Consultant 
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8 July 2019 
 
 
Jacqui Tyson 
Senior Planning Officer 
Southern Midlands Council 
 
By Email: jtyson@southernmidlands.tas.gov.au  
 
 
Dear Jacqui 
 
RESPONSE TO REQUEST FOR ADDITIONAL INFORMATION - DA2019/42 - 
2495 COLEBROOK ROAD, COLEBROOK 
 
Thank you for your letter dated 4 July 2019 requesting additional information in 
relation to development application DA2019/042. 
 
The following information has been prepared in response to the outstanding 
matters raised within your letter and should be read in conjunction with the other 
documents submitted in the application. 
 
The works to the former mill building known as ‘Hardwicke House’ applied for under 
this application are shown on the following plan and schedule which are derived 
from pages 11 to 13 of the submitted Heritage Impact Assessment. 
 

 
 
Schedule of Works 
 

1. Reconstruction of the former miller’s quarter’s entry door (ie: removal of 
the c.1946 window to the front façade and reconstruction of the c.1857 
Miller’s Quarter’s entry door;  
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2. Reconstruction of the original doorway between manager (G3) and library 
(G4) spaces;  

3. Removal the modern intrusive fireplace (c.1946) in room G1; 

 

4. Removal of the intrusive fireplace in the entry room (G1); removal of the 
intrusive arched doorway between entry room and interpretation); 

 
5. Reconstruct the original doorway between rooms G1 and G2; and close 

up the intrusive modern arched doorway between G1 and G2;  

 
6. Demolish sandstone and concrete porch attached to facade (c.1974); 

 
7. Replacement of the concrete tile cladding (c.1946) on roof and 

replacement with corrugated galvanized iron (cgi) sheeting. 

All of demolition work identified in the above schedule will remove intrusive fabric 
and allow reconstruction of the former mill to an earlier form.  Accordingly all of the 
proposed demolition will enhance the heritage significance of the place. There will 
be no loss of historic cultural heritage values. 
 
The scope of interpretation works has not yet been defined, and is therefore NOT 
part of this application.  It is anticipated that an approval under s.42 of the Historic 
Cultural Heritage Act 19 95 (i.e. certificate of exemption) will be applied for once 
the scope of interpretive work has been prepared. 
 
For the purposes of Clause 9.5 (c) of the Scheme, the use of the site as a  
monastery depends upon the completion of the restoration works described above, 
these being deemed integral for the life of a complete and fully established 
monastery within the building. 
 
Please do not hesitate to contact me should you require any further information in 
relation to the development application. 
 
Sincerely, 
 
6ty Pty Ltd 

 
George Walker 
Director/Planning Consultant 
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Jacqueline Tyson

From: Fraser Miller <fraser@mtbaines.com>

Sent: Tuesday, 30 July 2019 7:18 PM

To: Jacqueline Tyson

Cc: SMC Mail

Subject: RE: Collated plans - 2495 Colebrook Road - DA2019/42 [DA 2019 / 00042 (2495 

Colebrook Road, Colebrook)]

Dear Jacqui, 

 

Thank you for agreeing to allow us to make a submission overnight as I was interstate and unaware of the 

deadline until I checked my post this afternoon. My wife and I live on “Mt Baines”, 2290 Colebrook Road a 

neighboring property and one in which will be impacted by future development plans, which are not limited 

to those contained within the current DA. We are disappointed that we have not been consulted as part of 

this process prior to the DA being submitted, particularly as we have been in contact numerous times with 

the applicants. We feel that it is an attempt to have approvals granted without proper community 

consultation. 

 

As you can appreciate there is a lot information to consider in a short time so I am unable to into a lot detail, 

but that said, we wish to lodge an objection to the proposed development and raise concerns on the 

following issues: 

 

- The current DA suggests there are going to be at least 18 people living on site in a small area that 

has historically been occupied by a single family. 

o This is a lot of people, which is going to generate significant traffic to a section of road that 

is not well maintained? 

o What waste systems are going to be in place both for rubbish and sewage? 

o How many people are expected to visit this site? And how often? 

o How much extra traffic is going to be generated through having 18 people coming and going, 

deliveries and a presumed congregation on mass days? 

o This level of people is going to impact significantly on property and its heritage values. 

o How is this going to effect the waterways and what contingencies are in place should issues 

occur? 

o This is not a small proposal in terms of people and their impact needs to be properly 

considered. 

o How many more of these dwellings are going to be constructed in the future? 

o How many people are going to be living on site at any one time? 

 

- The area is currently a rural area and creating a religious compound of significant size is going to 

impact on the local residents and impacts their choice of living arrangement (i.e. not wishing to live 

next a church/monastery) 

o This has not been done in a consultative manner and is likely to impact negatively on 

property prices. 

o There is significant public concern about the behaviour of members of the clergy (of all 

denominations), rightly or wrongly, which again will potentially impact property prices. 

o We do not feel that having a monastery in this area is in keeping with the current designated 

use and object rezoning to accommodate this. 

o 38% of people in Tasmania identify as having no religion and are likely to find this sort of 

development objectionable particularly given the size of it compared to that of the local 

community. 

o We would not have purchased our property for the price we did had we known of this 

development. 
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o Having a religious compound is not a good fit to the current zoning or community. 

 

- The current DA goes into detail about distances from boundaries but does not mention the fact that it 

will be very close to the Colebrook road. 

o The existing manner is only a few metres from the road 

o There will be significant traffic going to and from this property at all hours of the day and a 

poorly maintained road which will quickly degrade further with additional usage which is a 

cost bourn by the local community and not one considered in the DA. 

 

 

What concerns us the most however, is the future plans for this site which have not been detailed in this DA. 

These plans include the building of a significantly larger monastery and a distillery which will have a big 

impact on the local area and aesthetic as well as potentially more dwellings added over time. These 

developments are unlikely to provide any community benefit given there will be 18+ monks on site, 

however will have a significant impact and cost to the community given the increase of traffic etc. 

 

This is something that needs to be given proper community consideration given the significant impact this 

and future developments are likely to have on the local community. 

 

Kind Regards, Fraser 

 

 

From: Jacqueline Tyson  

Sent: 30 July 2019 16:34 

To: Fraser Miller  

Subject: Collated plans - 2495 Colebrook Road - DA2019/42 [DA 2019 / 00042 (2495 Colebrook Road, 

Colebrook)] 

 

 

 

Jacqui Tyson 

Senior Planning Officer 

Southern Midlands Council 

85 Main Street 

KEMPTON Tas 7030 

Ph: 03 6254 5050  

Mobile: 0447527171 

Email: jtyson@southernmidlands.tas.gov.au 

Web: www.southernmidlands.tas.gov.au 

 

 

 

 

This email has been checked for viruses by AVG antivirus software. 

www.avg.com  

 

Web: www.southernmidlands.tas.gov.au 

Like us on Facebook: https://www.facebook.com/southernmidlands 

 

Please consider the environment before printing this e-mail. This email and any files transmitted with it are 

confidential and intended solely for the use of the individual or entity to whom they are addressed. If you 

have or believe you may have received this email in error please notify the sender immediately and delete 
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PLANNING REF: DA2019-00042 

THC WORKS REF: 5931 

REGISTERED PLACE NO: 5416  

FILE NO: 15-20-21 THC 

APPLICANT: 6ty° Pty Ltd 

DATE: 1 August 2019 

 

 

NOTICE OF HERITAGE DECISION 
(Historic Cultural Heritage Act 1995) 

 

 
The Place: Hardwick House (formerly Brooklyn Mill), 

 2495 Colebrook Road, Colebrook. 

Proposed Works: Change of use of part of site to monastery and communal 

residence, with works comprising the construction of new 
dormitory units, construction of a chapel (relocated church 

building), construction of four new outbuildings (relocated 

sheds); minor internal alterations and small addition to the 

existing dwelling; and erection of a new fences and access gate at 

property frontage. 

 

 
Under section 39(6)(b) of the Historic Cultural Heritage Act 1995, the Heritage Council 

gives notice that it consents to the discretionary permit being granted in accordance with 

the documentation submitted with Development Application DA2019-00042, advertised 

on 17/07/2019, subject to the following conditions: 

 

1. (i) The proposed new picket fence and access gate at the property 

frontage, and the eastern most 10m section of the north fence are to 

be of traditional timber construction only (i.e., not steel as proposed) 

and no more than 1.5 metres in height.  

(ii) Construction details for the new picket fence and access gate are 

to be submitted to Heritage Tasmania and be to the satisfaction of 

the Works Manager prior to the commencement of this component 

of the works. 
Reason for condition 

To ensure that the fence is of a material character and form that is sympathetic to 

the heritage character of the place.  

 

2. Any concrete floor laid in the proposed bathroom and toilet 

proposed a the south-west rear corner of the single storey section of 

Hardwick House must be separated a minimum of 300mm from the 
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stonework of the heritage building and this 300mm separation must 

be ventilated to enable release of moisture from the ground. 

Reason for condition 

To avoid the creation of conditions that will cause or exacerbate rising damp in the 

stonework of the heritage building.  

 
Advice  

It is recommended that: 

(i) The corrugated galvanised iron roof sheeting proposed to be used for the re-

cladding of Hardwick House be laid in short sheets as recommended on page 17 of 

the Conservation Management Plan.  Z600 sheeting in ‘deep’ or ‘barrel rolled’ 

heritage corrugation profile is also recommended. 

 

(ii) The 2 metre high Colorbond fences proposed for privacy screening within the 

property be constructed of natural timber vertical boards or recycled corrugated 

galvanised iron sheeting, to better blend in with the established aesthetic of the 

farmyard. If Colorbond must be used, the colour ‘Wallaby’ is recommended as a 

close equivalent to the grey of natural weathered timber. 

 
 

Please ensure the details of this notice, including conditions, are included in any permit 

issued, and forward a copy of the permit or decision of refusal to the Heritage Council 

for our records. 

 

Should you require clarification of any matters contained in this notice, please contact 

Heritage Tasmania’s Works Manager, Ian Boersma, on 6777 2073 or 1300 850 332. 

 

 
Pete Smith 

Director – Heritage Tasmania 

Under delegation of the Tasmanian Heritage Council 
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10 July 2019 

Jacqui Tyson 
Southern Midlands Council 
85 Main St 
KEMPTON   TAS  7030 

Our ref: 3219027-10565 
Your ref:  
 

Dear Sir/Madam   

12 Climie St, Campania - Subdivision 

I refer to your email dated 24 May and to our meeting on 7 June where we discussed the additional 

information requested by Council. In order of the matters raised in your email, the following responses 
are provided: 

1. TasWater RAI attached – the subdivision plan has been updated as required. 

2. Infrastructure Assessment/TIA – I attach the original TIA prepared for this project. While there have 
been small changes in relation to the number of lots and the like, the overall fundamentals remain 

unchanged.  

As noted below, the subdivision now includes provision to widen Climie Street, and the Lifestyle 

Village will be a subject of a future Development Application. In relation to the calculations provided 
in the original Dellas Infrastructure Assessment Report V2.0, GHD engineers have reviewed the 
calculation used in relation to sewer and stormwater flows and consider that they are still relevant for 

assessment of the revised layout. 

3. Bushfire Management Plan – A bushfire assessment has been undertaken and is attached.  

Key findings are: 

– The infrastructure Plan was amended to reflect the required fire hydrant locations required by the 
Bushfire consultant; 

– A number of recommendation are made in relation to Hazard Management Areas which the 

applicant commits to undertaking, particularly in relation to maintaining low threat vegetation for 
the minimum separation distances prescribed; 

– Vegetation management recommendations are made which can be communicated to future 

owners of the proposed lots, together with other useful advisory guidelines produced by the 
Tasmanian fire Service; 

– All lots are capable of accommodating 10m x 15m building areas with separation distances equal 

to, or greater than the required BAL-19 classification; and 

– There are no Part V Agreements pertaining to bushfire existing or proposed for this property. 

4. Subdivision plan – the Lifestyle Village footprint has been deleted from the plan to save confusion. 

5. Lot layout – A number of the helpful suggestions and other requirements of Council have been 

incorporated into the updated design: 
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– The development application is now a 52 lot subdivision, one less than the resubmitted plans, as

a result of making other changes as outlined below

– Provision has been made for future widening of Climie Street. This was determined from an offset
from the southern side of Climie Street properties using an 18 m road width

– Retention of a minimum 600 m2 has been achieved across all lots

– Lots 44-49 of the resubmitted plan (Rev 7) has been reworked in the accompanying plan (Rev 9)
in order to minimise the number of ‘rear lots’

– Lots 26-28 of the resubmitted plan (Rev 7) has been reworked in the accompanying plan (Rev 9)
in order to remove potentially ‘unusable’ space associated with Lot 27 (Rev 7), now Lot 26 (Rev
9)

– The P.O.S. Lot 101 includes a better approximation of the area occupied by the water body

– A new footway is shown linking through to Reeve Street.

6. Road widening in Climie St – See notes above in relation to the provision for road widening;

7. Dam – Several design concepts have been prepared for the P.O.S. and Dam incorporating Water
Sensitive Design features. It is anticipated that a permit condition will require a detailed design for

this feature, including other design features that Council itself would like to see incorporated into the

park. Design features include:

– Low flow bypass into the wetland through rock lined swale to limit scouring, with high SW flows
diverted to the SW system

– Wetland plants and local rocks installed on gradual slope to ensure safe edge to water

– Native grasses and ground cover along dam berm

– Recreational pathways around the water feature, and linking with path to Alexandra Close and
the proposed new footway to Reeve Street

– Grass and scattered over storey trees for informal play and passive recreation.

8. Stormwater – the additional information provided by Council has been taken into account in the new

design.

9. Street Trees – An indicative tree planting plan is also included, however, we would anticipate a
permit condition requiring further detail in relation to species preferred by Council and timing for their

installation.

I trust the additional information provided, when combined with previous responses, is sufficient for 

Council to formally accept the application and organise for it to be publically notified. 

Regards, 

GHD 

Alex Brownlie 
Principal Planner 
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+61 3 6210 0701 

 

Attachments 

 

1. Updated Infrastructure Plan 

2. Bushfire Assessment and Related Documents 

3. P.O.S. Water Sensitive Urban Design Concept Plans 

4. Street Trees Concept Plan 
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Executive Summary  
Gifford Bushfire Risk Assessment (GBRA) has been engaged by GHD Pty Ltd on behalf of Mayfair 
Group Holdings Pty Ltd to assess the bushfire risk to the proposed Campania School Farm 
residential subdivision. 

Bushfire prone area mapping has not yet been released for this region. Overlay maps and aerial 
imagery available on the Land Information Tasmania (LIST) website suggests that the 
development may be located within a Bushfire Prone Area. 

In order to determine if the site is located within a Bushfire Prone Area as defined by the Interim 
Planning Scheme 2015 and to assess the level of bushfire risk, an investigation of the site was 
undertaken by GBRA’s bushfire hazard practitioner. The type of vegetation and the slope under 
the vegetation was assessed for a distance greater than 100m in all directions from the site.  

Using Method 1 (Simplified Procedure) of AS3959-2018 Construction of Buildings in Bushfire-
Prone Areas, the likely bushfire risk to the site was calculated and a Bushfire Hazard Management 
Plan was prepared. The BHMP establishes that each proposed lot is capable of accommodating a 
building area with a Bushfire Attack Level meeting acceptable solution E1.6.1 A1 (b) of PD-5.1 
Bushfire-prone Areas Code and that proposed access and firefighting water supply meets the 
acceptable solutions of E1.6.2 A1 (b) and E1.6.3 A1 (b) of PD-5.1 Bushfire-prone Areas Code. 
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1 Introduction 

1.1 Proposal 
Mayfair Group Holdings Pty Ltd proposes to develop land at 12 Climie Street, Campania (Site). The 
development consists of the subdivision of an 8.4 hectare land parcel into approximately 50 
residential lots; a 4,588m² area of public open space; a 3,879m² area for a local business and a 3.44 
balance earmarked for future development. 

 

Figure 1. Campania School Farm Proposal Plan rev. 8 – June 2019 

 

1.2 Purpose 
Planning Directive 5.1 - Bushfire-prone Areas Code (PD-5.1) applies to the subdivision of land that is 
located within, or partially within, a bushfire-prone area. The purpose of PD-5.1 is to ensure that 
use and development is appropriately designed, located, serviced, and constructed, to reduce the 
risk to human life and property, and the cost to the community, caused by bushfires. 

Gifford Bushfire Risk Assessment (GBRA) has been engaged to prepare a bushfire hazard 
assessment in support of the resubmission of the Campania School Farm subdivision proposal. 

1.3 Objective 
The objective is to: 

a) facilitate an integrated approach between subdivision and subsequent building on a lot;  

b) provide for sufficient separation of building areas from bushfire-prone vegetation to reduce 
the radiant heat levels, direct flame attack and ember attack at the building area; and 

c) provide protection for lots at any stage of a staged subdivision. 

ATTACHMENT 
Agenda Item 11.2.1

mailto:suzie@giffordbuildingdesign.com.au


P r o p o s e d  S u b d i v i s i o n ,  1 2  C l i m i e  S t r e e t ,  C a m p a n i a  -  B u s h f i r e  H a z a r d  A s s e s s m e n t  -  v . 0 1  -  J u l y  2 0 1 9  

 

Gifford Bushfire Risk Assessments3/69 Letitia St, North Hobart 7000Ph 0407664617Email suzie@giffordbuildingdesign.com.au 
6 

1.4 Scope 
This assessment relates solely to bushfire risk to the proposed residential subdivision located at 12 
Climie Street, Campania as defined by the Campania School Farm Proposal Plan rev. 8 prepared by 
Veris and dated June 2019. It does not include assessment of the bushfire risk to future 
development on the 3.44 balance lot. 

It determines whether the site meets the definition of bushfire-prone, calculates the likely Bushfire 
Attack Level (BAL) using Method 1 of Australian Standard AS3959-2018 Construction of Buildings in 
Bushfire Prone Areas and prescribes appropriate measures to reduce that risk, having regard to the 
objectives of PD-5.1 Clause E1.6 Development Standards. 

It also takes into consideration the capability of future development to comply with the National 
Construction Code, Australian Standard AS3959-2018 Construction of Buildings in Bushfire Prone 
Areas, the Tasmanian Building Act 2000 - Building Amendment (Bushfire-Prone Areas) Regulations 
2014 and the Director’s Determination – Requirements for Building in Bushfire-Prone Areas 2017. 

As such it includes as attachments: 

• Bushfire Hazard Management Plan (Attachment 1) 

• Planning Certificate - Bushfire Prone Areas (Attachment 2) 

• Certificate of a Specialist or other Person - Form 55 (Attachment 3) 
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2 Site description 
Formerly the Campania District High School, school farm, the site is an undeveloped 8.4 hectare 
parcel of land located in an area of established residential development surrounding the township 
of Campania. 

2.1 Desk study 
The following figures obtained from Land Information Tasmania (theList) show the location of the 
site bordered in dark blue.  

2.1.1 Topography 
Based on topographic information from theLIST (Fig. 2) the site, which ranges from 60m to 70m 
above sea level is flat with a slight north-easterly slope. The site is bounded by residential 
development to the north, south and west and by expansive agricultural land to the east. 

Figure 1. Topographic Map - 12 Climie Street, Campania & Surrounds 

 

The topography of the surrounding area falls slightly towards Native Hut Rivulet approximately 
380m to the north at the closest point before rising towards Coal River Sugarloaf (536m above sea 
level) approximately 3km to the north; falls slightly towards Native Hut Rivulet approximately 660m 
to the east at the closest point where it remains generally flat then falls slightly towards Coal River 
approximately 2.2km to the east at the closest point; remains generally flat as it follows Colebrook 
Road and the Coal River to the south; remains generally flat before rising towards the Coal River 
Tiers (421m above sea level) 4km to the south-west; and rises towards a ridge of hills on the far 
side of Colebrook Road to the west. 

Surrounding land at all aspects is predominantly private freehold land except for the Campania 
District High School located on the far side of Climie Street within 40m to the south; the local 
government sport and recreation grounds within 280m to the south; the Campania Cemetery on 
the far side of Colebrook Road within 280m to the south-west; and the TasWater Sewage 
Treatment Lagoons within 320m to the north. 
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Figure 2. Aerial Photograph (LiST) - 12 Climie Street, Campania & Surrounds 

 

TasVEG and Aerial images obtained from the LiST (Fig. 2 & 3) indicate the site is a large 
undeveloped lot, the vegetation consisting entirely of pasture with intermittent rows of trees along 
the boundaries. Aside from agricultural land (FAG) to the east, which is contiguous with expansive 
agricultural land further to the east, adjacent land at all other aspects comprises of urban area 
(FUR) consisting of small to medium sized allotments containing a mixture of established residential 
development, local business and public infrastructure. 

Figure 3. TasVEG Map - 12 Climie Street, Campania & Surrounds 
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Figure 4. Zoning - 12 Climie Street, Campania & Surrounds 

 

Under the Southern Midlands Interim Planning Scheme 2015 (Fig 4) the site and adjacent land to 
the north, south and west is zoned Village. Land to the east is zoned Significant Agriculture. Land on 
the far side of Colebrook Road greater than 100m to the west is zoned Rural Resource. Tasmanian 
Interim Planning Scheme 2015 overlay map (Fig. 5) identifies a Heritage Precinct overlay over the 
town centre to the south-west and Attenuation Area over the TasWater Sewage Treatment 
Lagoons to the north. 

Figure 5. Overlays - 12 Climie Street, Campania & Surrounds 
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Figure 6. Fire History – 12 Climie Street, Campania & Surrounds 

 

Fire History obtained from the LiST (Fig. 6) indicates there has been no bushfire activity on the site 
since recorded bushfire history. However, several incidence of significant bushfire activity have 
occurred within the region. 

Several isolated fires, associated with the extensive fires in late February 1967, occurred within 
800m to the north, 1km to the east and 700m to the west. The 1234 hectare Tea Tree Road fire 
reached within 2.7km south-west of the site in late April 2013. Planned fuel reduction burns have 
been undertaken recently at Howards Hill within 1.3km to the west and Cole River Sugarloaf 1.7km 
to the north. 

Primary brigade for the Campania area is the Campania volunteer brigade located at 8 Union 
Street, Campania approximately 140m (less than 1 minute under normal driving conditions) to the 
south-west via Climie Street. Support brigades are Richmond volunteer brigade located at 12 
Victoria Street, Richmond 8.2km (8 minutes) to the south and Tea Tree volunteer brigade located at 
742 Tea Tree Road, Tea Tree 11.6km (10 minutes) to the west. 

A Community Protection Plan identifying Nearby Safer Places (NSP) has been prepared by the 
Tasmanian Fire Service for the Campania area and identifies NSP at the Campania Football Oval, 30 
Reeve Street, Campania; Map Grid: A4 approximately 700m (less than 1 minute under normal 
driving conditions) to the south and at the “paddock” at 345 Estate Road, Campania; Map Grid: G3 
approximately 3.5km (5 minute drive) to the west. Both these NSP have a Catastrophic FDI 100+ 
classification. Local emergency radio broadcasters are ABC Hobart 936AM. 
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2.2 Site Investigation 
To confirm the findings of the desk study, the site was investigated on the 30th June 2019. 
Information within this section should be read in conjunction with the photographs taken during the 
site investigations (Appendix A) and the Site Analysis Plan summarising the main elements from the 
site investigations (Appendix B). 

2.2.1 Site key data 
Zoning: Village 

Slope & aspect: 0-1o fall to the north-east 

Existing structures: 3 large agricultural sheds and a small pump shed. 

Local Services: Electricity and reticulated water supply is available. 

2.2.2 Access and Water Supply 
The site is accessed from Climie Street, a two-way public road starting at Colebrook Road/B31 (Reeve 
Street) 250m to the west and terminating at White Kangaroo Road 4km to the east. 

At the time of the site investigation a narrow, gravel paved driveway (Image 1) was observed leading 
from Climie Street and provided access to the cluster of agricultural sheds located centrally on the 
lot. 

A large dam was observed in the north-eastern corner of the site (Image 2). 

The site is identified as land serviced with reticulated water by the water corporation and hydrants 
were observed nearby along Climie Street and Reeve Street. 

2.2.3 Site Description 
Site: The site was observed as an 8.4 hectare parcel of fenced and grazed agricultural land.  

Vegetation on site consisted entirely of flat pasture (Image 3) with intermittent rows of trees along 
the southern and western boundaries (Image 4, 5 & 6). 

2.2.4 Vegetation and Slope 
Effective slope and predominant vegetation were assessed for a distance greater than 100m in all 
directions in accordance with AS3959-2009 Construction of Buildings in Bushfire-Prone Areas. 

The type of vegetation and the slope under the vegetation were recorded at each aspect as follows; 

North: Established residential development, local business and public infrastructure on small 
allotments zoned Village were observed for greater than 100m to the north. Vegetation comprised of 
cultivated gardens and lawns (Image 7). 

Due to the small lot size and residential nature, it can be presumed with a high degree of confidence 
that allotments within 100m shall be maintained as ‘low threat vegetation’ and as such, they have 
been excluded from this assessment in accordance with Clause 2.2.3.2 (f) of AS3959-2018. 

East: A 4m wide gravel paved access road (which provides access to the Taswater Sewage Treatment 
Lagoons to the north) was observed running parallel with the eastern boundary of the site (Image 8). 

A homestead, including a dwelling and several agricultural outbuildings, bounded by cultivated 
gardens was observed adjacent to the south-eastern corner of the site (Image 9). 

A large parcel of agricultural land zoned Significant Agriculture is located adjacent to the east of the 
site (Image 10 & 11) and across Climie Street to the south-east (Image 12). This land is contiguous 
with expansive agricultural land further to the north, east and south. The vegetation on this land was 
observed as fenced pasture and there was indication that it was regularly grazed. However, there is 
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potential for the pasture grasses to become a fire hazard if they are left unmown or ungrazed. 
Therefore, this area has been classified as bushfire-prone vegetation. 

The bushfire-prone vegetation to the east is consistent with the definition of Grassland (G-26) as 
defined in Table 2.3 and has an effective slope of 0o. 

South: A vacant 4,000m2 parcel of land (74 Reeve Street) vegetated with short, grazed pasture was 
observed adjacent to the south-west of the site (Image 13). Once the site is developed, this isolated 
parcel of land could be excluded from this assessment in accordance with Clause 2.2.3.2 (b) of 
AS3959-2018 as it will be greater than 100m from other areas of vegetation being classified. 

Established residential development, local business and public infrastructure on small allotments 
zoned Village were observed for greater than 100m to the south-west (Image 16) and along the far 
side of Climie Street to the south (Image 14). Vegetation comprised of cultivated gardens and lawn 
(Image 14). 

Due to the small lot size and residential nature, it can be presumed with a high degree of confidence 
that allotments within 100m shall be maintained as ‘low threat vegetation’ and as such, they have 
been excluded from this assessment in accordance with Clause 2.2.3.2 (f) of AS3959-2018. 

Behind the residential allotments to the south is Campania District High School, bounded by 
cultivated gardens and sports grounds (Image 15). 

West: Established residential developments on small allotments zoned Village were observed along 
the far side of Reeve Street to the west. Vegetation comprised of cultivated gardens and lawn (Image 
17).  

Due to the small lot size and residential nature, it can be presumed with a high degree of confidence 
that allotments within 100m shall be maintained as ‘low threat vegetation’ and as such, they have 
been excluded from this assessment in accordance with Clause 2.2.3.2 (f) of AS3959-2018. 

A 2.2 hectare parcel of land zoned Village and vegetated with mown grasses (Image 18) was 
observed 50m to the north-west of the site. AS3959-2009 Table 2.4.4 only provides a Bushfire Attack 
Level (BAL) rating for separation distance up to and including 50m from grassland. Therefore, this 
area has been excluded from assessment. 

2.2.5 Likely Fire Behaviour 
During a bushfire event, a number of bushfire attack mechanisms may threaten buildings and 
occupants, including: 

• Radiant heat 
• Direct flame contact 
• Ember attack 
• Wind 

Greatest potential threat to the site in a bushfire attack situation was found to be the agricultural 
land (pasture) located on flat land to the east. Agricultural land (FAG) has been identified as having 
moderate flammability. “Extended periods without rain (i.e. two weeks at least) and/or moderate or 
stronger winds are required for these communities to burn.” (Pyrke & Marsden-Smedley, 2008) 

Historically, peak bushfire conditions are associated with north-westerly winds. Land surrounding the 
area is generally flat and is likely to have an influence on fire behaviour.  Fire would tend to travel 
along the flat land and flank the site under the influence of strong, prevailing north to north-westerly 
winds. 

Given the grazed condition of the pasture to the east and the site’s urban context, the likelihood of a 
bushfire front impacting the site is considered marginal. The key bushfire attack mechanism is likely 
to be wind-borne embers and debris. 
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2.2.6 Environmental Considerations 
There are no Tasmanian Interim Planning Scheme 2015 overlays for this site which require 
consideration regarding clearing of vegetation from this site. Other identified areas outside of the 
property boundary are unlikely to be affected as it is not proposed that vegetation be removed 
from outside the property boundaries. 

No significant, threatened or endangered fauna or flora species listed under the Threatened 
Species Protection Act 1995 or the Environment Protection and Biodiversity Conservation Act 
1999 are recorded as having been observed on or in close proximity to the site. No weed species 
are listed as having been identified on the site. 
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3 Site Assessment 

3.1 Assessment 
Bushfire Attack Level (BAL) refers to the potential level of hazard exposure a building may face in an 
uncontrolled bushfire and takes into consideration a number of factors including the Fire Danger 
Index (FDI), the slope of land, types of surrounding vegetation and its proximity to any building. 
AS3959-2018 sets out the process for determining BAL ratings which range from BAL-LOW to BAL-
FZ and the construction standards based on these ratings. 

3.2 Application of Bushfire-prone Areas Advisory Note #1 
Bushfire-prone Areas Advisory Note No 1 v.03 has been applied to the adjacent General Residential 
and Village zoned land except for the 10.78 hectare parcel of agricultural land to the north-east. 
Based on the determination of BPAAN No 1 vegetation on allotments zoned Inner Residential, 
General Residential or Village which are less than 1,500m2 may be regarded as ‘low threat’. The 
basis of this advice being that “The management of bushfire hazards originating within urban areas 
is based on landowner responsibilities, the intended use of the land and emergency management 
policies” and as such, vegetation on land zoned Inner Residential, General Residential or Village 
should be classified as ‘low threat’ in terms of Clause 2.2.3.2 of AS3959-2018. 

According to BPAAN No 1 “achieving an acceptable level of residual risk within suburban areas 
requires individual landowners to ensure that the condition of their land does not present a hazard 
to neighbouring property. Essentially, residential land is intended for residential use and must be 
capable of being developed without unreasonable burden.  Urban residential areas are 
characterised by relatively small lot sizes, fragmented land ownership and heavily modified 
landscapes. In a developed suburban area, private open spaces are typically subject to ongoing 
management for amenity purposes”. 

Based on this intent and due to the small lot size and residential nature of the adjacent allotments 
it can be presumed with a high degree of confidence, that surrounding land to the north, south and 
west will be maintained in a minimal fuel condition or be subject to abatement.  

3.3 Assessment of Bushfire Attack Level 
A site investigation was performed, and elements of the site and the surrounding area were 
documented, providing details and images which allowed assessment of the Bushfire Attack Level 
in accordance with Method 1 (Simplified Procedure) of AS3959-2018. Published geographical and 
topographical information and the Tasmania Fire Service (TFS) were also consulted. 

This report assesses the BAL rating for each lot within the proposed subdivision. Future developers 
may therefore rely on this report to support building permit applications for up to 6 years from the 
date of the Bushfire Hazard Management Plan in accordance with Clause 11F (2) (b) of the Building 
Amendment (Bushfire-prone Areas) Regulations 2014. 

All lots are capable of accommodating 10m x 15m building areas with separation distances equal 
to, or greater than required for BAL-19 classification.  

For the purposes of this assessment it is assumed that separation distances as prescribed on the 
Bushfire Hazard Management Plan (Attachment 1), shall be managed as ‘low threat vegetation’ as 
defined in AS3959-2018 Clause 2.2.3.2. 

Refer to Bushfire Attack Level Assessment (Table 1) below for required separation distances. 
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Table 1. BAL Assessment – Method 1 (Simplified Procedure) 

 
1. Relevant fire danger index: FDI 50 

 
2. Classification of vegetation for a distance greater than 100m in all directions from the site 
 

Vegetation North    X East     X                                 South    X                                 West    X                                

classification North-East    South-East    South-West    North-West    
Group A 
Forest 

    

Group B 
Woodland 

    

Group C 
Shrub-land 

    

Group D 
Scrub 

    

Group E 
Mallee/Mulga     

Group F 
Rainforest 

    

Group G (FDI 50) 
Grassland  

 X   

 

Exclusions (where 
applicable) 

X  X X 

(b)  (c)  (d)  (e)  (f) X (b)  (c)  (d)  (e)  (f) (b)  (c)  (d)  (e)  (f) X (b)  (c)  (d)  (e)  (f) X 

 
 
3: Required separation distance from the classified vegetation 
 

BAL Rating Show distances in metres 

BAL LOW 50m  50m 50m 50m 

BAL-12.5 14m minimum 14m minimum 14m minimum 14m minimum 

BAL-19 10m minimum 10m minimum 10m minimum 10m minimum 

 
 
4: Effective slope under the classified vegetation 
 

Effective slope Upslope 

Slope under the 
classified vegetation 
 

Upslope/0o   X Upslope/0o     X     Upslope/0o     X Upslope/0o    X 

Downslope 

>0 to 5     >0 to 5      >0 to 5     >0 to 5     

>5 to 10    >5 to 10     >5 to 10     >5 to 10 

>10 to 15      >10 to 15    >10 to 15     >10 to 15      

>15 to 20 >15 to 20 >15 to 20      >15 to 20 
 

 
5: BAL rating for each lot based on the separation distances prescribed on the BHMP 
 

BAL Rating Lot number 

BAL LOW - 50m separation 1, 2, 3, 4, 5, 6, 7, 8, 9, 10, 11, 12, 14, 15, 16, 17, 18, 19, 20, 21, 22, 23, 24, 25, 26, 27, 28, 
29, 30, 31, 32, 33, 34  

BAL-12.5 - 14m separation 13, 37, 38, 39, 40, 41, 42, 43, 44, 47, 48 

BAL-19 - 10m separation 35, 36, 45, 46 
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4 Bushfire Protection Requirements 
This section contains measures to protect buildings from the effects of bushfire and reduce the 
likelihood of fatalities arising from occupants of a dwelling who do not evacuate a property prior to 
exposure from a bushfire event. 

All design requirements for building compliance contained herein are shown on the BHMP. 

4.1 Hazard Management Area 
The Hazard Management Area requirements have been developed in accordance with PD-5.1 Clause 
E1.6.1-Subdivision: Provision of hazard management areas. 

E1.6.1 Hazard Management Areas objectives 
Subdivision provides for hazard management areas that: 

• facilitate an integrated approach between subdivision and subsequent building on a lot; 

• provide for sufficient separation of building areas from bushfire-prone vegetation to reduce 
the radiant heat levels, direct flame attack and ember attack at the building area; and 

• provide protection for lots at any stage of a staged subdivision. 

E1.6.1 Hazard Management Area acceptable solution 
A1. (b) The proposed plan of subdivision: 

i) shows all lots that are within or partly within a bushfire-prone area, including 
those developed at each stage of a staged subdivisions; 

ii) shows the building area for each lot; 

iii) shows hazard management areas between bushfire-prone vegetation and each 
building area that have dimensions equal to, or greater than, the separation 
distances required for BAL 19 in Table 2.4.4 of AS3959-2009 Construction of 
Buildings in Bushfire Prone Areas; and 

iv) is accompanied by a bushfire hazard management plan that addresses all the 
individual lots and that is certified by the TFS or accredited person, showing hazard 
management areas equal to, or greater than, the separation distances required for 
BAL 19 in Table 2.4.4 of AS3959-2009 Construction of Buildings in Bushfire Prone 
Areas; 

Hazard Management Area recommendations 
Each lot within the subdivision is to be managed as Hazard Management Area upon development on 
each title. Should some lots and/or stages be developed prior to others, the developer (or individual 
property owner if the title has been sold) will be required to maintain an interim hazard 
management area on the undeveloped lot and/or stage until such time as that lot is developed. 

At any stage of the staged subdivision, interim hazard management area between building areas and 
unmanaged vegetation must be provided in accordance with the minimum separation distances 
prescribed on the BAL Assessment Table (Table 1). This would be best achieved by maintaining the 
englobo as low threat vegetation until such time as the entire site is developed. 

The 4m wide gravel access road which runs parallel to the eastern boundary of the property and 
provides access to the TasWater sewerage treatment lagoons, has been included in the calculation 
of the separation distances.  

The large pine trees along the southern and western boundaries with the neighbouring 74 Reeve 
Street, and the conifers along the southern boundary with Climie Street are to be removed. 
Eucalypts along the western boundary with Reeve Street could be retained. 

The 4,588m2 public open space around the dam in the north-eastern corner of the site will be 
handed to council to be maintained as public reserve/parkland. 
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Vegetation management recommendations 
When landscaping the Hazard Management Area, incorporate measures to reduce bushfire hazard.  
These measures include maintained lawn, paths, paving, swimming pools, low flammability 
ornamental gardens, vegetable gardens, orchards, on-site waste dispersion areas and the like.  

Limited amounts of low flammability plants are acceptable in this area. Preference should be given 
to low growing plants and ground covers. Mulch with gravel or pebbles (not cut grass and wood 
chips).  Accumulation of fine fuels at ground level should be minimised and grass should be 
considered as lawn (not pasture) and must be short cropped and kept to a nominal height of 
100mm. Regularly remove surface fuels (grass clippings, leaves, twigs, bark and fallen branches). 

Managing the Hazard Management Area in a minimum fuel condition does not require the removal 
of all standing vegetation. It is recommended that a selective vegetation management approach is 
applied as opposed to indiscriminate, wholesale clearance. Limited amounts of trees and shrubs 
(preferably with low flammability) could be planted or retained in discontinuous rows and clumps to 
trap embers and reduce wind speeds without significantly contributing to the bushfire risk to the site 
or increasing the BAL rating of the site. 

When planting or retaining trees and shrubs within the Hazard Management Area, allow a minimum 
of 20m separation between significant clumps of vegetation. Maintain a tree canopy separation of 
2m minimum. Create horizontal separation between tree crowns and vertical separation between 
ground level vegetation and the canopy by pruning lower branches less than 4m above ground level.  
Maintain shrubs and understorey plantings at a height less than 3m. Avoid planting shrubs directly 
under trees.  

No trees or shrubs should be planted or retained within 6m of buildings. Where possible, trees 
should not overhang buildings and should preferably be located at a distance greater than 1.5 times 
their mature height from buildings. Trees and shrubs which are retained within the Hazard 
Management Area will be subject to continual maintenance and pruning of mid-level growth.  

To reduce the build-up of fine fuels in direct contact with habitable buildings it is preferable that a 
non-flammable perimeter path be provided around buildings.  Do not plant vegetation adjacent to 
walls and decks or directly under glazed elements.  Locate flammable materials such as wood piles, 
fuel storage, building materials etc. away from buildings. 

Further information about preparing for bushfire and creating a defendable space is available from 
the Tasmania Fire Service website http://www.fire.tas.gov.au/Show?pageId=colPrepare 

Hazard Management Area compliance 
All lots are capable of accommodating 10m x 15m building areas with separation distances equal to, 
or greater than required for BAL-19 classification.  

Agreement (Part V) Land Use Planning and Approvals Act, 1993 
There are no Part V Agreements pertaining to bushfire existing or proposed for this property. 

There is no requirement to enter into a Part V agreement for the purpose of including the 
neighbouring 4m wide gravel access road in the calculation of the separation distances, as it can be 
assumed with a reasonable level of confidence that this access will continue to be maintained and 
can therefore be relied upon without the need for formal agreement. 
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4.2 Construction Requirements 
Building work in a bushfire-prone area must be carried out in accordance with the requirements of 
the Building Amendment (Bushfire-prone Areas) Regulations 2014. Clause 11D of the Regulations 
states that if a building in a bushfire-prone area is constructed or altered in accordance with the 
Director’s Determination – Requirements for Building in Bushfire-Prone Areas 2017 (Director’s 
Determination) then “the Performance Requirements P2.3.4 of the Tasmanian Variation of BCA 
Volume Two, and Tas Part GP 5.1 of the Tasmanian Appendix to BCA Volume One, are taken to be 
complied with.” 

Construction objectives 
• improve the ability of buildings to withstand attack from bushfires 
• provides greater protection for the occupants of a building from a bushfire as well as 

protection to the building itself 

Construction Deemed-to-Satisfy Requirements 
1) Building work (including additions or alterations to an existing building) in a bushfire-prone area 

must be designed and constructed in accordance with an Acceptable Construction Manual 
determined by the BCA, being either: - 

a) AS3959-2009; or 

b) Standard for Steel Framed Construction in Bushfire Areas published by the National 
Association of Steel Framed Housing Inc. (NASH) 

as appropriate for a BAL determined for that site. 

2) Despite subsection (1) above, variations from requirements specified in 1(a) and 1(b) are as 
specified in Table 4.1 of the Director’s Determination. 

Construction recommendations 
Habitable buildings (and associated outbuildings) must be located within the building areas 
identified on the Bushfire Hazard Management Plan and be designed, constructed and maintained 
in accordance with the relevant Construction Sections of AS3959-2009 for the Design Bushfire 
Attack Level (BAL). Specifically; Section 3 for General Construction requirements, Section 5 for BAL-
12.5 and Section 6 for BAL-19. Higher levels of construction shall be acceptable. 

In accordance with AS3959-2009 Clause 3.2.3 (b) outbuildings located within less than 6m 
separation of the dwelling are to be constructed to the same construction level as the dwelling or 
be separated from the dwelling by a compliant firewall that extends to the underside of a non-
combustible roof.  

Construction Compliance 
Construction in accordance with the relevant construction sections of AS3959-2009 for the Design 
Bushfire Attack Level meets the Deemed-to Satisfy Requirements of Clause 4.1 of the Director’s 
Determination. Specification of building materials and construction methods (prepared by a 
suitably qualified person) are to be provided as part of the construction documentation. 
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4.3 Public and fire fighting access 
Access requirements have been developed in accordance with PD-5.1 Clause E1.6.2 - Subdivision: 
Public and fire fighting access. 

E1.6.2 Public and fire fighting access objectives 
Property access- 

• allow safe access and egress for residents, firefighters and emergency service personnel; 

• provide access to the bushfire-prone vegetation that enables both property to be defended 
when under bushfire attack and for hazard management works to be undertaken; 

• are designed and constructed to allow for fire appliances to be manoeuvred; 

• provide access to water supplies for fire appliances; and 

• are designed to allow connectivity, and where needed, offering multiple evacuation points. 

E1.6.2 Public and fire fighting access acceptable solution 
A1. (b) A proposed plan of subdivision showing the layout of roads, fire trails and the 

location of property access to building areas is included in a bushfire hazard 
management plan that: 

i) demonstrates proposed roads will comply with Table E1, proposed private 
accesses will comply with Table E2 and proposed fire trails will comply with Table 
E3; and 

ii) is certified by the TFS or an accredited person. 

Public and fire fighting access recommendations 
Design and construction of public and firefighting access is to comply with PD-5.1 Table E1, E2, E3 
and council requirements. 

Table E1 Standards for Roads 
· two-wheel drive, all-weather construction;  
· load capacity of at least 20 tonne, including for bridges and culverts;  
· minimum carriageway width is 7m for a through road, or 5.5m for a dead-end or cul-de-

sac road;  
· minimum vertical clearance of 4m;  
· minimum horizontal clearance of 2m from the edge of the carriageway;  
· cross falls of less than 3 degrees (1:20 or 5%);  
· maximum gradient of 15 degrees (1:3.5 or 28%) for sealed roads, and 10 degrees (1:5.5 

or 18%) for unsealed roads;  
· curves have a minimum inner radius of 10m;  
· dead-end or cul-de-sac roads are not more than 200m in length unless the carriageway is 

7 metres in width;  
· dead-end or cul-de-sac roads have a turning circle with a minimum 12m outer radius;  
· carriageways less than 7m wide have 'no parking' zones on one side, indicated by a road 

sign that complies with Australian Standard AS1743-2001 road signs-specifications. 

Public and fire fighting access compliance 
The Proposal Plan #301015 - rev. 8 prepared by Veris and dated June 2019 (Attachment 4), 
demonstrates compliant public access. 
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4.4 Fire fighting water supply 
Fire fighting water supply requirements have been developed in accordance with PD-5.1 Clause 
E1.6.3 - Subdivision: Provision of water supply for fire fighting purposes.  

E1.6.3 Fire fighting water supply objectives 
• Adequate, accessible and reliable water supply for the purposes of fire fighting can be 

demonstrated at the subdivision stage and allow for the protection of life and property 
associated with the subsequent use and development of bushfire-prone areas. 

E1.6.3 Fire fighting water supply acceptable solution 
In areas serviced with reticulated water by the water corporation:  

A1. (b) A proposed plan of subdivision showing the layout of fire hydrants, and building 
areas, is included in a bushfire hazard management plan approved by the TFS or 
accredited person as being compliant with Table E4; 

E1.6.3 Fire fighting water supply recommendations 
Design and installation of fire fighting water supply is to comply with PD-5.1 Table E4 and TasWater 
requirements. 

At any stage of the staged subdivision all parts of a building area must be within reach of a 120m 
long hose (measured as a hose lay) connected to a compliant hydrant. 

Public roads shall serve as hardstand located within 3m of the proposed fire hydrants. 

Table E4 Reticulated water supply for fire fighting 
· the building area to be protected must be located within 120m of a fire hydrant  
· the distance must be measured as a hose lay, between the fire fighting water point & the 

furthest part of the building area.  
· Fire hydrant system must be designed and constructed in accordance with the TasWater 

Supplement to Water Supply Code of Australia WSA 03 – 2011-3.1 MRWA 2nd Edition 
· fire hydrants are not installed in parking areas.  

A hardstand area for fire appliances must be: 
· no more than 3m from the hydrant, measured as a hose lay; 
· 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. 

E1.6.3 Fire fighting water supply compliance 
The Infrastructure Plan #32-19027 – rev D prepared by GHD and dated July 19 (Attachment 5), 
demonstrates compliant firefighting water supply. 
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4.5 Evacuation considerations 
There are no specific evacuation considerations for this site.  Occupants should make a survival plan 
and know their Community Protection Plan and Nearby Safer Place. Evacuation in an emergency 
situation is likely to be hampered by large quantities of smoke and ash effecting visibility which may 
limit the opportunity to leave in a bushfire situation.  Occupants should consider the risk when 
deciding to leave or stay and defend.  The safest option is always to leave early. Community 
Bushfire Protection Plans which contain information on preparing, acting and surviving a bushfire 
event including a relevant map of your area can be found on the TFS website 
http://www.fire.tas.gov.au/Show?pageId=communityProtectionPlanningProjectPublic 

Conclusions 
The developer proposes a residential subdivision at 12 Climie Street, Campania. Overlay maps 
indicate that the development may be located within a Bushfire Prone Area. Investigation 
confirmed that there is greater than a hectare of bushfire prone vegetation located within 100m of 
the Site.  The development is therefore considered to be in a bushfire prone area.  

The Design Bushfire Attack Level is shown on the attached Bushfire Hazard Management Plan.  
Bushfire protection measures including Construction Requirements, Hazard Management Areas, 
Property Access and Fire Fighting Water Supply are contained in this report.  

Well prepared homes have a better chance of surviving a bushfire attack. Information about 
preparing your property against bushfire attack is available from Tasmania Fire Service by calling 
1800 000 699 or online at http://www.fire.tas.gov.au/ 

All distances and slopes should be confirmed on-site by a land surveyor prior to commencement of 
works.  It is the developer’s responsibility to ensure that all requirements contained in this report 
are adhered to and maintained.  I recommend that I be notified of any major variations to 
distances, set-out, building areas and access as prescribed in this report.  Additionally, I recommend 
that I be notified of any changes to the design or construction method of the proposed buildings.  
Alterations to the proposal may necessitate a reassessment and render this report invalid. 
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Definitions 

BAL:  Means the bushfire attack level as defined in AS3959-2009 
Construction of Buildings in Bushfire Prone Areas as ‘a means of 
measuring the severity of a building’s potential exposure to ember 
attack, radiant heat and direct flame contact, using increments of 
radiant heat expressed in kilowatts per metre squared, and the 
basis for establishing the requirements for construction to improve 
protection of building elements from attack by bushfire’. 

BHMP:  Bushfire Hazard Management Plan as defined in the Act. 

Bushfire-Prone Area:  Means land that is within the boundary of a bushfire-prone area 
shown on an overlay on a planning scheme map; and 

Where there is no overlay on a planning scheme map, or where the 
land is outside the boundary of a bushfire prone area shown on an 
overlay on such a map; 

Land that is within 100 m of an area of bushfire-prone vegetation 
equal to or greater than 1 hectare. 

Bushfire-Prone Vegetation: Means contiguous vegetation including grasses and shrubs but not 
including maintained lawns, parks and gardens, nature strips, plant 
nurseries, golf courses, vineyards, orchards or vegetation on land 
that is used for horticultural purposes. 

Contiguous: Means separated by less than 20 m. 

Hazard Management Area: Means the area, between a habitable building or building area and 
the bushfire-prone vegetation, which provides access to a fire front 
for fire fighting, which is maintained in a minimal fuel condition and 
in which there are no other hazards present which will significantly 
contribute to the spread of bushfire. 

 

List of Appendices 
Appendix A: Photographs  

Appendix B: Site Analysis Plan – v.01_GBRA_02/07/2019 

 

List of Attachments  
Attachment 1:  Bushfire Hazard Management Plan – v.01_GBRA 09/07/2019 

Attachment 2: Planning Certificate - Bushfire Prone Areas – v.01_GBRA 09/07/2019 

Attachment 3: Certificate of a Specialist or other Person - Form 55- v.01_GBRA 09/07/2019 

Attachment:4 Proposal Plan #301015 - rev. 8_ Veris_ June 2019 

Attachment 5: Infrastructure Plan #32-19027 – rev. D_GHD_ July 19 

 

ATTACHMENT 
Agenda Item 11.2.1

mailto:suzie@giffordbuildingdesign.com.au


P r o p o s e d  S u b d i v i s i o n ,  1 2  C l i m i e  S t r e e t ,  C a m p a n i a  -  B u s h f i r e  H a z a r d  A s s e s s m e n t  -  v . 0 1  -  J u l y  2 0 1 9  

 

Gifford Bushfire Risk Assessments3/69 Letitia St, North Hobart 7000Ph 0407664617Email suzie@giffordbuildingdesign.com.au 
23 

References 
Australian Building Codes Board. (2015). National Construction Code - Volume 2. ABCB. 

Bushfire CRC. (2010, November). http://www.bushfirecrc.com/firenotes. Retrieved April 13, 2014, 
from http://www.bushfirecrc.com/: 
http://www.bushfirecrc.com/managed/resource/tanks_on_trial.pdf 

Bushfire Planning Group. (2005). Guidelines for Development in Bushfire Prone Areas of Tasmania. 
Hobart: Tasmania Fire Service. 

Department of Justice (Tasmania). (2017). Determination - Requirements for building in bushfire 
prone areas dated 23 February 2017. Hobart, TAS, Australia. Retrieved 2017, from Tasmania 
Online: www.justice.tas.gov.au 

Department of Premier and Cabinet (Tasmania). (2017). Building Act 2016. Hobart, Tasmania, 
Australia: Department of Premier and Cabinet. Retrieved from 
http://www.thelaw.tas.gov.au 

Department of Premier and Cabinet (Tasmania). (2017). Building Regulations 2016. Hobart, 
Tasmania, Australia. Retrieved from Tasmanian Legislation Online: 
http://www.thelaw.tas.gov.au 

Harris, S & Kitchener, A. (2005). From Forest to Fjaeldmark: Descriptions Of Tasmania's Vegetation - 
DPIPWE. Printing Authority Of Tasmania, Hobart. 

Pyrke, J., & Marsden-Smedley, A. (2008). Tasforests - Vol 16. Hobart: Department of Primary 
Industries, Water and Environment. 

Standards Australia Limited. (2018). AS 3959-2018 Construction of buildings in bushfire prone areas 
(incorporating Amendments Nos 1, 2 and 3). Sydney: SAI Global Limited. 

Tasmania Fire Service. (2016, March). Building For Bushfire. Retrieved from Tasmania Fire Service: 
http://www.fire.tas.gov.au/Show?pageId=colBuildingForBushfire 

Tasmania Fire Service. (2016, September). www.tfseducation.com.au/resources/publications. 
Retrieved from www.fire.tas.gov.au: 
file:///D:/GBRA/Documents/TFS/160570_tfs_bushfire_survival_plan_2015_17_web.pdf 

Tasmanian Planning Commision. (2016, March). Planning Schemes. Retrieved from iplan: 
http://www.iplan.tas.gov.au/Pages/XC.Home/Default.aspx?hid=95613 

Tasmanian Planning Commission. (2017). Planning Directive No. 5.1 - Bushfire-Prone Areas Code. 
Hobart, Tasmania, Australia: Tasmanian Planning Commission. 

 

 

  

ATTACHMENT 
Agenda Item 11.2.1

mailto:suzie@giffordbuildingdesign.com.au


P r o p o s e d  S u b d i v i s i o n ,  1 2  C l i m i e  S t r e e t ,  C a m p a n i a  -  B u s h f i r e  H a z a r d  A s s e s s m e n t  -  v . 0 1  -  J u l y  2 0 1 9  

 

Gifford Bushfire Risk Assessments3/69 Letitia St, North Hobart 7000Ph 0407664617Email suzie@giffordbuildingdesign.com.au 
24 

Appendix A: Photographs (taken 30th June 2019)  

 

(Image 1) Existing site access viewed from Climie Street looking north. 

 

 

(Image 2) Large dam viewed from north-eastern corner of the site looking south-west. 
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(Image 3) Typical site vegetation viewed from the north-western corner of the site looking south-east. 

 

 

(Image 4) Pine trees (to be removed) along the western boundary with 74 Reeve Street. 
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(Image 5) Row of conifers (to be removed) along the southern boundary with Climie Street. 

 

 

(Image 6) Row of eucalypts (to be retained) along the western boundary with Reeve Road. 
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(Image 7) Typical residential development and cultivated gardens to the north of the site. 

 

 

(Image 8) 4m wide access road running parallel with the eastern boundary of the site 
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(Image 9) Homestead adjacent to the south-eastern corner of the site. 

 

 

(Image 10) Typical agricultural land (pasture) to the east of the site. 

 

ATTACHMENT 
Agenda Item 11.2.1

mailto:suzie@giffordbuildingdesign.com.au


P r o p o s e d  S u b d i v i s i o n ,  1 2  C l i m i e  S t r e e t ,  C a m p a n i a  -  B u s h f i r e  H a z a r d  A s s e s s m e n t  -  v . 0 1  -  J u l y  2 0 1 9  

 

Gifford Bushfire Risk Assessments3/69 Letitia St, North Hobart 7000Ph 0407664617Email suzie@giffordbuildingdesign.com.au 
29 

 

(Image 11) Typical agricultural land (pasture) to the east of the site. 

 

 

(Image 12) Typical agricultural land (pasture) across Climie Street to the south-east of the site. 

 

ATTACHMENT 
Agenda Item 11.2.1

mailto:suzie@giffordbuildingdesign.com.au


P r o p o s e d  S u b d i v i s i o n ,  1 2  C l i m i e  S t r e e t ,  C a m p a n i a  -  B u s h f i r e  H a z a r d  A s s e s s m e n t  -  v . 0 1  -  J u l y  2 0 1 9  

 

Gifford Bushfire Risk Assessments3/69 Letitia St, North Hobart 7000Ph 0407664617Email suzie@giffordbuildingdesign.com.au 
30 

 

(Image 13) Vacant 4,000m2 parcel of land (74 Reeve Street) adjacent to the south-west of the site. 

 

 

(Image 14) Typical residential development and cultivated gardens to the south of the site. 
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(Image 15) Typical cultivated gardens and sports grounds around Campania District High School  

 

 

(Image 16) Typical local business and cultivated gardens to the south-west of the site. 
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(Image 17) Typical residential development and cultivated gardens to the west of the site. 

 

 

(Image 18) Mown grasses on the property 50m to the north-west of the site. 
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SHRUBS TO BE RETAINED / PLANTED WITHIN 6m OF HABITABLE BUILDINGS.

HAZARD MANAGEMENT DOES NOT REQUIRE THE REMOVAL OF ALL STANDING VEGETATION.  LIMITED AMOUNTS OF TREES & SHRUBS (PREFERABLY

FIRE RESISTANT) MAY BE RETAINED / PLANTED. SELECTIVELY REMOVE / PLANT TREES & SHRUBS TO CREATE DISCONTINUOUS ROWS & CLUMPS OF

VEGETATION. PROVIDE A 2m MINIMUM SEPARATION BETWEEN TREE CANOPIES TO REDUCE CONNECTIVITY.

TREES & SHRUBS WHICH ARE RETAINED / PLANTED WILL BE SUBJECT TO CONTINUAL MAINTENANCE & PRUNING OF MID LEVEL GROWTH. ENSURE THAT
NO VEGETATION LINKAGE IS PRESENT BETWEEN GROUND COVER & TREE CANOPIES. CREATE HORIZONTAL SEPARATION BETWEEN TREE CROWNS &

VERTICAL SEPARATION BETWEEN MID LEVEL VEGETATION & THE CANOPY BY LOPPING LOWER BRANCHES 4m FROM GROUND LEVEL & PRUNING

SHRUBS TO A MAXIMUM HEIGHT OF 3m. PERIODICALLY REMOVE FINE FUELS (LEAVES, BARK, FALLEN BRANCHES) FROM BELOW TREES.

CONSTRUCTION STANDARD
HABITABLE BUILDINGS (& ASSOCIATED OUTBUILDINGS) MUST BE LOCATED WITHIN THE BUILDING AREAS IDENTIFIED ON THIS PLAN & BE DESIGNED,
CONSTRUCTED & MAINTAINED IN ACCORDANCE WITH THE RELEVANT CONSTRUCTION SECTIONS OF AS 3959-2019 FOR THE DETERMINED BAL. HIGHER
LEVELS OF CONSTRUCTION ARE ACCEPTABLE.

PUBLIC & FIRE FIGHTING ACCESS
DESIGN & CONSTRUCTION OF PUBLIC & FIRE FIGHTING ACCESS IS TO COMPLY WITH TABLE E1 , E2 & E3 OF THE BUSHFIRE PRONE AREAS CODE &
COUNCIL REQUIREMENTS. AT ANY STAGE OF THE SUBDIVISION PROVIDE ACCESS TO EACH LOT & ACCESS TO WITHIN 3m OF FIRE HYDRANTS.

· TWO-WHEEL DRIVE, ALL-WEATHER CONSTRUCTION;

· LOAD CAPACITY OF AT LEAST 20 TONNE, INCLUDING FOR BRIDGES & CULVERTS;

· MINIMUM CARRIAGEWAY WIDTH IS 7m FOR A THROUGH ROAD, OR 5.5m FOR A DEAD-END OR CUL-DE-SAC ROAD;

· MINIMUM VERTICAL CLEARANCE OF 4m;

· MINIMUM HORIZONTAL CLEARANCE OF 2m FROM THE EDGE OF THE CARRIAGEWAY;

· CROSS FALLS OF LESS THAN 3 DEGREES (1:20 OR 5%);

· MAXIMUM GRADIENT OF 15 DEGREES (1:3.5 OR 28%) FOR SEALED ROADS, & 10 DEGREES (1:5.5 OR 18%) FOR UNSEALED ROADS;

· CURVES HAVE A MINIMUM INNER RADIUS OF 10m;

· DEAD-END OR CUL-DE-SAC ROADS ARE NOT MORE THAN 200m IN LENGTH UNLESS THE CARRIAGEWAY IS 7 METRES IN WIDTH;

· DEAD-END OR CUL-DE-SAC ROADS HAVE A TURNING CIRCLE WITH A MINIMUM 12m OUTER RADIUS;

· CARRIAGEWAYS LESS THAN 7m WIDE HAVE 'NO PARKING' ZONES ON ONE SIDE, INDICATED BY A ROAD SIGN THAT COMPLIES WITH AUSTRALIAN
STANDARD AS1743-2001 ROAD SIGNS-SPECIFICATIONS.

WATER SUPPLY FOR FIRE FIGHTING
LOCATION & INSTALLATION OF HYDRANTS IS TO COMPLY WITH TABLE E4. OF THE BUSHFIRE-PRONE AREAS CODE & TASWATER REQUIREMENTS. AT ANY
STAGE OF THE SUBDIVISION THE FURTHEST PART OF ALL LOTS WITHIN THAT STAGE ARE TO BE WITHIN 120m OF A FIRE HYDRANT.

· THE BUILDING AREA TO BE PROTECTED MUST BE LOCATED WITHIN 120m OF A FIRE HYDRANT

· THE DISTANCE MUST BE MEASURED AS A HOSE LAY, BETWEEN THE FIRE FIGHTING WATER POINT & THE FURTHEST PART OF THE BUILDING
AREA.

· FIRE HYDRANT SYSTEM MUST BE DESIGNED & CONSTRUCTED IN ACCORDANCE WITH TASWATER SUPPLEMENT TO WATER SUPPLY CODE OF
AUSTRALIA WSA 03 - 2011-3.1 MRWA 2ND EDITION

· FIRE HYDRANTS ARE NOT INSTALLED IN PARKING AREAS.
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CODE E1 – BUSHFIRE-PRONE AREAS CODE 
 
CERTIFICATE1 UNDER S51(2)(d) LAND USE PLANNING AND 
APPROVALS ACT 1993 

 

 
1. Land to which certificate applies2 

 
Land that is the Use or Development Site that is relied upon for bushfire hazard 
management or protection. 
 
Name of planning scheme or instrument: Southern Midlands Interim Planning Scheme 2015 

 

Street address: 12 Climie Street, Campania 7026 
 

Certificate of Title / PID: C.T. 168424/2 & 168424/1 (PID 5891877) 

 
Land that is not the Use or Development Site that is relied upon for bushfire hazard 
management or protection. 
 

Street address:  N/A 

  

Certificate of Title / PID:  

 

2. Proposed Use or Development 
 
Description of Use or Development: 
 
 
Subdivision of an 8.4 hectare land parcel into approximately 50 residential lots; a 4,588m² area of public 
open space; a 3,879m² area for a local business and a 3.44 balance earmarked for future development. 
 
 
 
 
Code Clauses3: 
 

 
 
 

 E1.4 Exempt Development    E1.5.1 Vulnerable Use  

 E1.5.2 Hazardous Use   
 
E1.6.1 Subdivision 
 

                                              
1 This document is the approved form of certification for this purpose and must not be altered from its original form.  
 
2 If the certificate relates to bushfire management or protection measures that rely on land that is not in the same lot as the site 
for the use or development described, the details of all of the applicable land must be provided. 
 
3 Indicate by placing X in the corresponding  for the relevant clauses of E1.0 Bushfire-prone Areas Code. 
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3. Documents relied upon4 

Documents, Plans and/or Specifications 
 

Title:  Proposal Plan #301015 
 

Author: Veris 
 

Date: June 2019  Version: rev. 8 
 
 
 
 

Bushfire Hazard Report 
 

Title:   12 Climie Street Campania - Bushfire Hazard Assessment Report 
 

Author: Gifford Bushfire Risk Assessment 
 

Date: 9 July 2019  Version: v.01 
 
 
 
 

Bushfire Hazard Management Plan 
 

Title:   12 Climie Street Campania - Bushfire Hazard Management Plan 
 

Author: Gifford Bushfire Risk Assessment 
 

Date: 5 July 2019  Version: v.01 
 
 
 
 

Other Documents 
 

Title:   Infrastructure Plan #32-19027 
 

Author: GHD 
 

Date: July 2019  Version: rev. D 

 

  

                                              
4 List each document that is provided or relied upon to describe the use or development, or to assess and manage risk from 
bushfire. Each document must be identified by reference to title, author, date and version. 
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4. Nature of Certificate5 
 

 E1.4 – Use or development exempt from this code 

 Assessment 
Criteria 

Compliance Requirement 
Reference to Applicable 
Document(s) 

 E1.4 (a)  Insufficient increase in risk  

 

 E1.5.1 – Vulnerable Uses 

 Assessment 
Criteria 

Compliance Requirement 
Reference to Applicable 
Document(s) 

 E1.5.1 P1 Risk is mitigated  

 E1.5.1 A2 BHMP  

 E1.5.1 A3  Emergency Plan  

 

 E1.5.2 – Hazardous Uses 

 Assessment 
Criteria 

Compliance Requirement 
Reference to Applicable 
Document(s) 

 E1.5.2 P1 Risk is mitigated  

 E1.5.2 A2 BHMP  

 E1.5.2 A3 Emergency Plan  

 

 E1.6 – Development standards for subdivision 

 
E1.6.1 Subdivision: Provision of hazard management areas 

Assessment 
Criteria 

Compliance Requirement 
Reference to Applicable 
Document(s) 

 E1.6.1 P1 
Hazard Management Areas are 
sufficient to mitigate risk  

 E1.6.1 A1 (a) Insufficient increase in risk  

 E1.6.1 A1 (b) Provides max. BAL19 for all lots Bushfire Hazard Management Plan 
by GBRA 

                                              
5 The certificate must indicate by placing X in the corresponding  for each applicable standard and the corresponding 
compliance test within each standard that is relied upon to demonstrate compliance to Code E1  
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 E1.6.1 A1 (c) Consent for Part 5 Agreement   

 

 
E1.6.2 Subdivision: Public and fire fighting access 
Assessment 
Criteria 

Compliance Requirement 
Reference to Applicable 
Document(s) 

 E1.6.2 P1 
Access is sufficient to mitigate 
risk  

 E1.6.2 A1 (a) Insufficient increase in risk  

 E1.6.2 A1 (b) Access complies with Tables E1, 
E2 & E3 

Bushfire Hazard Management Plan 
by GBRA 

 

 
E1.6.3 Subdivision: Provision of water supply for fire fighting purposes 

Assessment 
Criteria 

Compliance Requirement 
Reference to Applicable 
Document(s) 

 E1.6.3 A1 (a) Insufficient increase in risk  

 E1.6.3 A1 (b) 

 
Reticulated water supply complies 
with Table E4 
 

Bushfire Hazard Management Plan 
by GBRA 

 E1.6.3 A1 (c) Water supply consistent with the 
objective  

 E1.6.3 A2 (a) Insufficient increase in risk  

 E1.6.3 A2 (b) 

 
Static water supply complies with 
Table E5 
 

 

 E1.6.3 A2 (c) Static water supply is consistent 
with the objective 
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5. Bushfire Hazard Practitioner6 
 

Name: Suzie Gifford Phone No: 0407 664 617 
 

Address: Gifford & Associates Pty Ltd Fax No:  

 

 Unit 3 / 69 Letitia Street Email   suzie@giffordbuildingdesign.com.au 
 Address: 

 North Hobart  7000   

 

Accreditation No: BFP –  103 Scope:  1, 2, 3A, 3B, 3C Accredited 
 
 

6. Certification7 
 
I, certify that in accordance with the authority given under Part 4A of the Fire Service Act 1979 – 
 

 
The use or development described in this certificate is exempt from application of Code E1 – 
Bushfire-Prone Areas in accordance with Clause E1.4 (a) because there is an insufficient 
increase in risk to the use or development from bushfire to warrant any specific bushfire 
protection measure in order to be consistent with the objectives for all the applicable 
standards identified in Section 4 of this Certificate. 

 

 

 
or 
 

 

 
There is an insufficient increase in risk from bushfire to warrant the provision of specific 
measures for bushfire hazard management and/or bushfire protection in order for the use or 
development described to be consistent with the objective for each of the applicable 
standards identified in Section 4 of this Certificate. 

 

 

 
and/or 
 

 

 
The Bushfire Hazard Management Plan/s identified in Section 4 of this certificate is/are in 
accordance with the Chief Officer’s requirements and can deliver an outcome for the use or 
development described that is consistent with the objective and the relevant compliance test 
for each of the applicable standards identified in Section 4 of this Certificate.  

 

 

 
 
 

Signed: 
certifier 

 
 
 
 

 

 

Date: 09 July 2019 Certificate No: 190709_MAYF01  

 

                                              
6 A Bushfire Hazard Practitioner is a person accredited by the Chief Officer of the Tasmania Fire Service under Part IVA of Fire 
Service Act 1979. The list of practitioners and scope of work is found at www.fire.tas.gov.au. 
 
7 The relevant certification must be indicated by placing X in the corresponding .  
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REFERENCES: 

• Australian Standard AS 1742.2-2009 – Manual of uniform traffic control 
devices Part 2: Traffic control devices for general use 

• AUSTROADS – Guide to Road Safety Part 6: Road Safety Audit (2009) 

• Road Traffic Authority NSW – Guide to Traffic Generating 
Developments, 2002 

• Road and Maritime Services (Transport) - Guide to Traffic Generating 
Developments; Updated traffic surveys (August 2013) 

• AUSTROADS – Guide to Road Design Part 4: Intersections and 
Crossings General (2017) 

• AUSTROADS – Guide to Road Design Part 4A: Unsignalised and 
Signalised Intersections (2017) 

• AUSTROADS – Guide to Road Design Part 3: Geometric Design (2009) 

• Southern Midlands Interim Planning Scheme 2015 
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TIA – PROPOSED RESIDENTIAL SUBDIVISION AND RETIREMENT 
VILLAGE DEVELOPMENT, 12 CLIMIE STREET, CAMPANIA 

1. INTRODUCTION 

The largely vacant parcel of land at 12 Climie Street in Campania is to be 
subdivided and developed for residential occupancy.  The western part of the 
land will be developed as a retirement village with 86 units and will be known 
as the ‘Campania Lifestyle Retirement Village’ with access off Reeve Street.  
The eastern and southern parts of the site will be developed into a residential 
subdivision which will have 44 residential lots with access off Climie Street.  
There will also be one commercial lot with frontage access to Reeve Street.  

This Traffic Impact Assessment (TIA) has been undertaken in support of the 
proposed residential subdivision and retirement village development. 

The TIA report addresses the traffic related issues that would be of interest to 
the Southern Midlands Council.  It considers the existing road and traffic 
characteristics along Reeve Street and Climie Street in the area of the 
development site.  An assessment is made of the traffic activity that the 
proposed development will generate and the effect that this traffic will have on 
both Reeve Street and Climie Street and their intersection.   

Consideration is given to the appropriate layout for the subdivisional road 
junction with Climie Street and the junction of the retirement village access 
road with Reeve Street.  A review is undertaken of the proposed subdivisional 
road layout as well as the internal traffic access circulation and parking 
arrangements for the retirement village.    

The report is based on the Department of State Growth (DSG) Traffic Impact 
Assessment Guidelines.  The techniques used in the investigation and 
assessment incorporate best practice road safety, and traffic management 
principles. 
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TIA – PROPOSED RESIDENTIAL SUBDIVISION AND RETIREMENT 
VILLAGE DEVELOPMENT, 12 CLIMIE STREET, CAMPANIA 

2. SITE DESCRIPTION 

The development site at 12 Climie Street was the former site of the Campania 
Farm School which was part of the Campania District High School. 

The site has a road frontage to both Reeves Street and Climie Street and is 
mostly vacant land. 

Existing land use around the development site is primarily residential. There is 
a service station on Reeve Street immediately to the north of the site and a 
local shop plus hotel/tavern located on diagonally opposite corners of the 
Reeve Street/Climie Street/Native Corners Road intersection. 

The location of the development site has been highlighted on the extract from 
the street atlas for this area, seen in Figure 2.1. 

  

Figure 2.1: Extract of street atlas showing location of proposed 
residential subdivision and retirement village development site 

DEVELOPMENT 
SITE 
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TIA – PROPOSED RESIDENTIAL SUBDIVISION AND RETIREMENT 
VILLAGE DEVELOPMENT, 12 CLIMIE STREET, CAMPANIA 

3. DEVELOPMENT PROPOSAL 

Three types of development are proposed on the parcel of land at 12 Climie 
Street. 

The larger part of the site will be subdivided into 44 residential lots.  The lots 
will have an area of between 686m2 and 988m2.  Seven of the lots will have 
frontage access to Climie Street. All the other lots will have access to the 
internal subdivisional road off Climie Street or a short internal cul-de-sac. 

The proposed access road to the subdivision development will junction with 
the northern side of Climie Street around 190m to the east of the Reeve Street 
intersection.     

The proposed retirement village will have 86 residential units and will be 
supplemented with a club house and facilities such as a bowling green, pool 
and gym and community garden as well as a car parking area for 40 cars. 

The access road to the retirement village development will junction with the 
eastern side of Reeve Street around 250m to the north of the Climie Street 
intersection. 

There will be one other lot located at the northwest corner of the site which 
has an area of 4,100m2.  This lot will be developed as a commercial site, it is 
expected to include a number of small shops that will service the local 
community. 
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TIA – PROPOSED RESIDENTIAL SUBDIVISION AND RETIREMENT 
VILLAGE DEVELOPMENT, 12 CLIMIE STREET, CAMPANIA 

4. EXISTING ROAD AND TRAFFIC ENVIRONMENT 

  

4.1 Road Characteristics 

The two roads of relevance to the proposed residential subdivision and 
retirement village development are Reeve Street and Climie Street. 

Reeve Street is part of Mudwalls Secondary Road for which the state 
government has responsibility.  Mudwalls Secondary Road is a Category 5 – 
Other Roads.  

The road has a slight horizontal curve just to the north of the Climie Street 
intersection and then a straight alignment on a very slight downgrade to the 
north past the development site.   

In the area of the access road to the retirement village, the road reservation 
width is around 16m.  Reeve Street has a sealed width of around 5.9m with 
verges both sides that are 4.9m to 5.2m wide.  The road has a centreline 
marking along its length. 

There is a 1.0m wide concrete footpath along the eastern or development side 
of the road, offset from the property boundary by around 0.5m.   

Views of the character of Reeve Street are seen in Photographs 4.1 and 4.2. 

 

Photograph 4.1: View to south along Reeve Street with location of 
proposed retirement village on left with tree line along boundary 
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TIA – PROPOSED RESIDENTIAL SUBDIVISION AND RETIREMENT 
VILLAGE DEVELOPMENT, 12 CLIMIE STREET, CAMPANIA 

 

 

Photograph 4.2: View to north along Reeve Street with location of 
proposed retirement village on right with tree line along boundary 

Climie Street would have the function of a local access road for the few higher 
density dwellings along its initial 300m to the east of Reeve Street and the 
location of the proposed subdivisional road junction with farming properties 
further to the east. 

This road has a straight horizontal alignment to the east from Reeve Street on 
a slight downgrade past the development site.   

Climie Street has width between kerb faces both sides of the road of around 
8.4m at the Reeve Street intersection.  The road progressively widens 
eastwards to be around 10.4m between kerb faces where the kerb and gutter 
along the northern side of the road ends, some 35m before the western 
boundary of the development site. 

The road width narrows between the end of the kerb and gutter along the 
northern side of the road and the start of the development site.  

Along the frontage of the development site the sealed width of Climie Street is 
around 6.0m to the kerb face along the southern side of the road.  The 
development site property fence line is offset from the edge of seal by around 
0.9m.  

There is a footpath along the southern side of Climie Street from Reeve Street 
to the Union Street junction which is opposite and just to the west of the 
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VILLAGE DEVELOPMENT, 12 CLIMIE STREET, CAMPANIA 

western boundary of the development site.  There is no footpath along the 
northern side of Climie Street.  

The 60km/h urban speed limit applies to Reeve Street and a 50km/h speed 
limit applies to Climie Street in the area of the proposed access roads to the 
development site. 

Views of the character of Climie Street are seen in Photographs 4.3 and 4.4. 

 

Photograph 4.3: View to west along Climie Street with location 
of proposed subdivision on right 
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TIA – PROPOSED RESIDENTIAL SUBDIVISION AND RETIREMENT 
VILLAGE DEVELOPMENT, 12 CLIMIE STREET, CAMPANIA 

 

Photograph 4.4: View to west along Climie Street at approach 
to intersection with Reeve Street 

 

4.2 Traffic Activity 

Enquiries with DSG into the availability of traffic data for Mudwalls 
Secondary Road (Reeve Street) resulted in traffic volume data being obtained 
for two locations along Mudwalls Secondary Road. 

One survey site was around 800m to the north of Climie Street; the other was 
100m to the north of Tea Tree Secondary Road with each covering adjacent 
uniform traffic sections of the road.  Both surveys were undertaken in July 
2011. 

Mudwalls Secondary Road - north of Climie Street 

The traffic data at this survey site show the following: 

Average Weekday Traffic    - 1,390 vehicles/day 

Morning Peak Hour Traffic (7-8am)  - 52 vehicles to north 
- 66 vehicles to south 

Afternoon Peak Hour Traffic (4-5 pm)  - 77 vehicles to north 
- 66 vehicles to south 
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TIA – PROPOSED RESIDENTIAL SUBDIVISION AND RETIREMENT 
VILLAGE DEVELOPMENT, 12 CLIMIE STREET, CAMPANIA 

The hourly traffic distribution for the Average Week Day Traffic for each 
direction of travel and the total hourly two-way traffic volume at this site is 
shown graphically in Figure 4.1.   

The Saturday and Sunday traffic volume on Mudwalls Road is around the 
same as the average weekday traffic volume.  

The seasonal traffic variation over the year at the survey site is consistent with 
seasonal group P15.  There has been a 4.1% p.a. growth in the traffic at this 
point over the last 20 years.  Trucks make up around 6.8% of traffic volume. 
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Figure 4.1: Average hourly weekday traffic flow distribution along 
Mudwalls Road 800m north of Climie Street 

Mudwalls Secondary Road - north of Tea Tree Secondary Road 

The traffic data at this survey site show the following: 

Average Weekday Traffic    - 2,310 vehicles/day 

Morning Peak Hour Traffic (8-9am)  - 75 vehicles to north 
- 114 vehicles to south 

Afternoon Peak Hour Traffic (4-5 pm)  - 141 vehicles to north 
- 97 vehicles to south 

The hourly traffic distribution for the Average Week Day Traffic for each 
direction of travel and the total hourly two-way traffic volume at this site is 
shown graphically in Figure 4.2.   

The Saturday traffic volume on Mudwalls Road is around the same as the 
average weekday while the Sunday is a little lower than this.  
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The seasonal traffic variation over the year at the survey site is consistent with 
seasonal group P15.  There has been a 2.0% p.a. growth in the traffic at this 
point over the last 20 years.  Trucks make up around 6.0% of traffic volume. 
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0

50

100

150

200

250
1.

00

2.
00

3.
00

4.
00

5.
00

6.
00

7.
00

8.
00

9.
00

10
.0

0

11
.0

0

12
.0

0

13
.0

0

14
.0

0

15
.0

0

16
.0

0

17
.0

0

18
.0

0

19
.0

0

20
.0

0

21
.0

0

22
.0

0

23
.0

0

24
.0

0

HOUR OF DAY (hour ending)

V
E

H
IC

L
E

 V
O

L
U

M
E

NORTHBOUND

SOUTHBOUND

TWO WAY

 

Figure 4.2: Average hourly weekday traffic flow distribution along 
Mudwalls Road 100m north of Tea Tree Secondary Road 

In order to have some knowledge of the traffic activity along Climie Street and 
the directional traffic movements at the Climie Street intersection with Reeve 
Street and Native Corners Road, turning movement surveys were undertaken 
at this intersection during the morning and afternoon peak hours of 4:00pm - 
5:00pm on 19 September 2016 and 7:50am - 8:50am on 20 September 2016, 
when the TIA report for this development was first prepared. 

The results from these surveys have been summarised in Figures 4.3 and 4.4. 

The recorded traffic volumes on Reeve Street (Mudwalls Secondary Road) to 
the north and south of Climie Street are in some cases a little higher and others 
a little lower but generally in the same order as the DSG data allowing for 
seasonal and annual growth factors. 

The turning movement surveys also indicate the traffic volume on Climie 
Street just to the east of Reeve Street is around 500 vehicles/ day but over half 
of this traffic would be generated by the corner shop.  

The above turning traffic volumes would still be applicable in 2018 for this 
TIA report.  
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Figure 4.3: Turning traffic volumes at intersection of Reeve Street/ 
Climie Street/Native Corners Road – 7:50am to 8:50am 

 

Figure 4.4: Turning traffic volumes at intersection of Reeve Street/ 
Climie Street/Native Corners Road – 4:00pm to 5:00pm 
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4.3 Crash Record 

All crashes that result in personal injury are required to be reported to 
Tasmania Police.  Tasmania Police record all crashes that they attend.  Any 
crashes that result in property damage only, which are reported to Tasmania 
Police, are also recorded even though they may not visit the site. 

Details of reported crashes are collated and recorded on a computerised 
database that is maintained by DSG.  

Information was requested from DSG about any reported crashes along Reeve 
Street and Climie Street over the last five and a quarter years since January 
2013.   

Reeve Street 

Advice has been received that the database has record of five crashes along 
Reeve Street between Hall Street and Alexander Circle.   

One crash involved a runaway parked car just to the north of the Climie Street 
intersection, another was a collision with a vehicle emerging from a driveway 
just to the south of this intersection and the third was a collision with an object 
to the north of Climie Street.  The incidents occurred in 2014, 2016 and 2017 
and resulted in property damage only. 

The other two crashes occurred in 2015 and 2016 at the Reeve Street/Climie 
Street/Native Corners Road intersection.  One collision involved vehicles 
proceeding straight ahead on adjacent legs of the intersection, the other was a 
hit object incident. 

In both collisions which resulted in property damage only, the side road 
vehicle was approaching the intersection along Native Corners Road. 

Climie Street 

The database has no record of any reported crashes along the length of Climie 
Street over a distance of 500m to the east of the Reeve Street intersection.   

Recommended Action  

During the investigations carried out at Campania, it was noted the ‘give way’ 
sign facing the Native Corners Road approach to Reeve Street is located some 
35m back from the near edge of Reeve Street.  The sign is positioned on the 
property line and just in front of a ‘no stopping’ sign, as can be seen in 
Photograph 4.6. 

As outlined above, there have been two reported crashes at the Reeve 
Street/Climie Street/Native Corners Road intersection, one during hours of 
darkness, and in both cases the side road vehicle was approaching the 
intersection along the Native Corners Road.  
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There is one street light on the far corner of the intersection offset to the right 
for a vehicle approaching along Native Corners Road.  The visual cues of the 
intersection ahead to motorists approaching along Native Corners Road are 
very poor due to the position of the hotel.  

Added to all the above, the ‘give way’ sign is positioned too far in advance of 
the intersection.   

It is recommended the ‘give way’ sign be repositioned as soon as possible 
to a point 7m back from the holding line.  

 

Photograph 4.6: View to east along Native Corners Road 
showing give way sign well in advance of intersection 
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5. TRAFFIC GENERATION BY THE DEVELOPMENT 

As outlined in Section 3 of this report the development being proposed on one 
part of land is 86 residential units in a retirement village with access off Reeve 
Street, the subdivision of most of the remaining land to create 44 residential 
lots with access off Climie Street and one commercial lot off Reeve Street. 

Traffic generation by proposed retirement village development  

In considering the traffic activity that each retirement unit will generate when 
occupied, guidance is normally sought from the New South Wales, Road 
Traffic Authority document – Guide to Traffic Generating Developments.  
The RTA guide is a nationally well accepted document that provides advice on 
trip generation rates and vehicle parking requirements for new developments. 

The updated ‘Technical Direction’ to the Guide dated August 2013 advises 
that the trip generation for ‘housing for seniors’ on weekdays is 2.1 
trips/dwelling/day with 0.4 trips/dwelling during the weekday peak hour.  For 
these types of developments, the morning peak hour for the development does 
not generally coincide with the road network peak hour. 

This trip generation rate is the same as found through surveys undertaken by 
this consultant at a number of such developments in Tasmania. 

Applying this trip generation rate to the proposed development, the retirement 
village with the proposed 86 units, can be expected to generate some 181 
vehicles/day and around 35 vehicles/hour during peak traffic periods for the 
development. 

Traffic generation by proposed subdivision development  

The updated ‘Technical Direction’ to the Guide dated August 2013 advises 
that the trip generation for residential dwellings in regional areas of New 
South Wales is 7.4 trips/dwelling/day.  This generation rate of 7.4 
vehicles/dwelling/day would normally be also applicable to Tasmania because 
it is regarded as a regional area.   

The rate is also fairly consistent with findings by this consultant for residential 
dwellings in Tasmania.  Surveys in the built-up areas of Tasmania over a 
number of years have found that typically the generation rate is 8.0 
trips/dwelling/day with smaller units generating around 4 trips/unit/day and 
larger town houses generating around 6 trip/unit/day. 

However, this consultant has found that in non-metropolitan areas of 
Tasmania the number of vehicle trips for each household is much lower, in the 
order of 5 – 6 trips per dwelling in country towns and even as low as 4 trips 
per dwelling in smaller communities and more remote areas.  Surveys have 
determined the traffic generation rates to be around 6.8 vehicles/dwelling/day 
in Snug, 6 vehicles/dwelling/day in Huonville, 5 vehicles/dwelling/day in 
Opossum Bay and around 4.5 vehicles/dwelling/day in Koonya. 
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Having regard to the above, it will be assumed that a trip generation rate of 6 
trips/lot/day for single dwelling lots will apply to the proposed development.   

Normally up to 25% of the lots could be developed with multiple residential 
units, 90 % of these lots with two units per lot and 10% with three units per 
lot.  This is based on advice from developers as well as brief checks of 
existing more recent residential development areas.   

Allowing for this and applying an average trip generation rate of 6.6 
trips/lot/day, the proposed 44 lot residential subdivision development, when 
fully developed and occupied, can be expected to generate some 290 
vehicles/day and around 29 vehicles/hour during peak traffic periods based on 
the normal 10% of the daily traffic movement occurring during the morning 
and afternoon peak hour.  

Traffic generation by proposed commercial development  

At this stage it is not known what the size or nature of the commercial 
development will be.  Based on other local smaller shopping centre sites, it 
will be assumed this site, with an area of 4,100m2, could have a number of 
shops with a total floor area of up to 1,000m2.  

For the size of the shop area of the development assumed above, the Guide 
suggests the peak hour traffic generation rate for a mix of shops including 
food shops, would be 12.3 vehicles/100m2 for a weekday up to 16.3 
vehicles/100m2 for a Saturday morning.  However, the Guide also indicates 
that for specialty retail developments (which this is expected to be) the traffic 
generation rate would be around 5.5 vehicles/100m2 for a weekday up to 
around 10.5 vehicles/100m2 for a Saturday morning.   

As the future proposed retail development is not expected to include 
supermarket type food shops, it is considered reasonable for this TIA report to 
accept a traffic generation rate around the lower end of the above range for the 
two types of retail shops, noting that the above higher rates include higher 
traffic generating food shops.  In addition, there will be a reasonably high 
population of local residents, including those within this subdivision 
development, that will be within walking distance of the shops. 

Therefore, a figure of 6.0 vehicles/100m2/hour will be taken as the trip 
generation rate for the proposed retail development during the weekday period 
and 11 vehicles/hour during the Saturday period.  On this basis, the peak hour 
traffic generation by the commercial site is expected to be around 60 
vehicles/hour during weekday peak hours and 110 vehicles/hour during the 
Saturday morning peak hour. 

The total number of peak hour vehicle trips expected to be generated by the 
proposed development during afternoon weekday peak hour periods will be 
around 124 vehicles/hour via three access junctions onto either Reeve Street or 
Climie Street.  
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6. TRAFFIC ASSESSMENT AND IMPACT 

This section of the report considers the impact that the traffic expected to be 
generated by the proposed residential retirement village and subdivision 
development will have on Reeve Street and Climie Street and the intersection 
of these two streets.  An assessment is also undertaken of the design of the 
access road junctions with Reeve Street and Climie Street as well as the 
proposed internal layout for the retirement village and residential subdivision. 

 

6.1 Operational Impact of Increased Traffic Activity  

The proposed retirement village development is expected to generate around 
181 vehicles/day and around 35 vehicles/hour during peak traffic periods for 
the development at the junction of the access road with Reeve Street.   

The proposed residential subdivision development is expected to generate 
some 290 vehicles/day and around 29 vehicles/hour during peak traffic periods 
to and from Climie Street.  

Shop development on the proposed commercial site is expected to generate 
around 60 vehicles/hour during weekday peak hours and 110 vehicles/hour 
during the Saturday morning peak hour to and from Reeve Street.  

The traffic volume data in Section 4.2 of this report shows the traffic volumes 
along Reeve Street are higher during the afternoon peak hour.  The traffic 
generation by the proposed retirement village will also be at a peak at this time 
of day whereas it will not coincide during the morning peak hour for Reeve 
Street.  

The expected traffic activity in ten years time (January in Year 2028) at the 
junction of the access roads to the retirement village and the residential 
subdivision and through the Reeve Street/ Climie Street/Native Corners Road 
intersection as well as the commercial access onto Reeve Street has been 
detailed in Figure 6.1. 

The traffic volumes in Figure 6.1 are the surveyed traffic volumes in Figure 
4.4, with the Reeve Street traffic volumes increased by 72% to allow for a 3% 
p.a. growth in traffic over the next 10 years and a further increase of 25% to 
represent the seasonal high month of January with the side road traffic 
increased to allow for a 2% p.a. growth over the next 10 years. 

The traffic volumes to and from the development site access roads allow for a 
60:40 directional split in the generated traffic during the afternoon peak hour 
for the residential development and 90% of traffic having an origin and 
destination towards the Reeve Street/ Climie Street/Native Corners Road 
intersection. 
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Figure 6.1: Expected turning traffic at access roads to development site 
and intersection of Reeve Street/ Climie Street/Native Corners Road 

4:00pm to 5:00pm in Year 2028 
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It is clear there will not be any operational issues at any of the above new and 
existing intersections.  Traffic volumes of up to 1,500 vehicles/hour can 
generally be accommodated at intersections between conflicting traffic 
streams.   

The expected traffic volumes through the Reeve Street/ Climie Street/Native 
Corners Road intersection and the junction of the access roads to the 
retirement village and the residential subdivision during the afternoon peak 
hour in 10 years’ time will be no more than 30% of this maximum traffic 
volume. 

Therefore, the turning traffic movements will operate at level of service A 
with minimal delay and queueing at all three intersections.    

 

6.2 Design of Development Site Access Road Junctions with Existing 
Roads  

In considering the required layout of the subdivisional road onto Climie Street 
and the access road from the retirement village development onto Reeve 
Street, Section 6.1 of this report determined there were no special 
requirements from an operational view point.    

Therefore, the design of these access junctions needs to be considered only in 
terms of the safe movement of vehicles through the junction. 

The access roads to the retirement village and the residential subdivisional 
road will be designed to meet Reeve Street and Climie Street at right angles.  
This is consistent with required current design practices. 

A kerb and gutter plus a footpath will be constructed along the Climie Street 
frontage to the development site.  Currently the width of Climie Street at the 
location of the proposed subdivisional road junction is 6.0m (to face of kerb 
on southern side) and 10.4 m between kerb faces where the northern side kerb 
and gutter ends near the south-western corner of the development site. 

There is no reason to extend the width of Climie Street eastward at the 10.4m 
width.  The new kerb and gutter along the development site frontage should be 
located so that the width between kerb lines is no more than 8.9m, with 
suitable transitions, but a width of around 7.5m between kerb lines would be 
more than adequate in this situation.   

It is expected the current character of Reeve Street will be retained with no 
kerb and gutter along the frontage of the development site.  The road does not 
have any kerb and gutter along its length through Campania other than a 
necessary section just to the north of Climie Street, where the road reservation 
width is very narrow.  

The development site road junctions onto Reeve Street and Climie Street will 
be constructed to standard designs and not require any other special junction 
design treatments.  This includes no requirement for a BAR type treatment as 
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the 85th percentile speed of traffic through the town is less than 60km/h and 
such treatment does not exist or has been considered not necessary at any 
other intersection or access through the town. 

 

6.3 Available Sight Distances along Reeve Street and Climie Street at 
Development Site Access Road Junctions  

Retirement village access road junction with Reeve Street  

A check has been made of the available sight distances along Reeve Street 
from the proposed location of the retirement village access road junction. 

Views along Reeve Street for motorists exiting the access road are seen in 
Photographs 6.1 and 6.2 while the views to the north from a vehicle turning 
right in the access road and also towards any vehicle approaching the turning 
vehicle from the south are seen in Photographs 6.3 and 6.4. 

The available sight distances for a vehicle exiting the access road were 
measured to be at least 200m to the north and south from a point at least 3m 
back from the edge of the road.  For a vehicle turning right into the access 
road the available sight distances to the north and south are also over 200m. 

This section of Reeve Street has a 60km/h speed limit and the 85th percentile 
speed would be a little less than the speed limit.  

The required minimum safe intersection sight distances for an 85th percentile 
speed of 60km/h based on Austroads Guidelines is 123m.   

Clearly the available sight distances are more than required. 

ATTACHMENT 
Agenda Item 11.2.1



 

 

22

TIA – PROPOSED RESIDENTIAL SUBDIVISION AND RETIREMENT 
VILLAGE DEVELOPMENT, 12 CLIMIE STREET, CAMPANIA 

 

Photograph 6.1: View to south along Reeve Street from 
location of retirement village access road junction  

 

Photograph 6.2: View to north along Reeve Street from 
location of retirement village access road junction  
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Photograph 6.3: View to north along Reeve Street from vehicle 
turning right into subdivisional road  

 

Photograph 6.4: View to south along Reeve Street from rear of 
vehicle turning right into subdivisional road 
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Residential subdivisional road junction with Climie Street  

The available sight distances along Climie Street from the location of the 
proposed access road to the residential subdivision development have also 
been checked. 

Views along Climie Street for motorists turning at this location are seen in 
Photographs 6.5 to 6.8. 

As seen in the photographs, there is a line of trees just inside the frontage 
property boundary.  These trees will need to be removed as part of the 
subdivision development and widening of Climie Street.  

With the removal of the trees, the available sight distances along Climie Street 
to and from turning vehicles at the proposed subdivisional road junction will 
be more than required, including the sight lines from a point 3m back from the 
edge of the road seal for a motorist entering Climie Street.  

The available sight distances along Climie Street for a vehicle turning to and 
from the subdivisional road will be over 200m to the east and west. 

The speed limit environment along this section of Climie Street would be no 
more than 50km/h so that the required sight distance is around 97m based on 
Austroads Guidelines. 

The available sight distances will therefore be more than required. 
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Photograph 6.5: View to east along Climie Street from 
location of proposed subdivisional road junction 

 

Photograph 6.6: View to west along Climie Street from 
location of proposed subdivisional road junction 
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Photograph 6.7: View to west along Climie Street from 
vehicle turning right into proposed subdivisional road 

 

Photograph 6.8: View to east along Climie Street from rear of 
vehicle turning right into proposed subdivisional road 
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Commercial Lot access road junction with Reeve Street  

A check has been made of the available sight distances along Reeve Street 
from the expected junction of the access driveway to the commercial lot with 
Reeve Street. 

Views along Reeve Street for motorists exiting the driveway are seen in 
Photographs 6.9 and 6.10. 

The available sight distances and speed environment is much the same as for 
the retirement village access and hence the sight distances are more than 
required. 

 

Photograph 6.9: View to south along Reeve Street from 
location of commercial lot access driveway junction  
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Photograph 6.10: View to north along Reeve Street from 
location of commercial lot access driveway junction 

 

Reeve Street/Climie Street intersection 

Consideration has also been given to the available sight distances along Reeve 
Street for vehicles turning to and from Climie Street.  

Views along Reeve Street for vehicles entering from Climie Street are seen in 
Photographs 6.11 and 6.12. 

Measurement of the speed of vehicles approaching the intersection along 
Reeve Street, using a radar speed gun, found the 85th percentile speed is 
52km/h for which the required sight distance is around 100m. 

The available sight distances are more than 100m. 

The crash record at this intersection does not indicate there is any existing 
safety issue for traffic entering the intersection from Climie Street. 
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Photograph 6.11: View to north along Reeve Street from Climie Street 

 

 

Photograph 6.12: View to south along Reeve Street from Climie Street 
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6.4 Internal Residential Subdivisional Road Design and Retirement 
Village Layout  

Consideration has been given to the proposed layout of the subdivisional road 
as shown on the drawing in Attachment A.  The proposed layout and design of 
the roads is supported as no concerns have been identified with the alignment 
of road and junction formations. 

The proposed 18m road reservation width for the subdivisional cul-de-sac 
roads is more than adequate having regard for current IPWEA requirements.   

It is noted the IPWEA requirement for a cul-de-sac road width is a 6.9m but 
8.9m width if the road is longer than 150m or it services more than 15 lots.  
The design provides for 8.9m wide roads.   

The layout of the retirement village has been modelled on the layout of the 
Clarence Lifestyle Village in Geilston Bay.   

The design of the roads servicing the village will be around 5.8m between 
kerb inverts with continuous rollover type kerbing along these roads.  This is 
sufficient to accommodate car turn paths to and from car ports/parking spaces 
at each unit. 

There are no concerns with the proposed layout. 

Parking for Retirement Village 

The planning scheme requires one parking space per unit and one visitor 
parking space for each four units.  Each unit will be provided with a parking 
space.  With the proposed 86 retirement units, the 40 car parking spaces near 
the facilities area of the development site will provide more visitor parking 
than is required by the scheme and the location of the car parking area will 
minimise traffic activity within the area of the units.   

Pedestrian Access 

Footpaths will be provided along both sides of the subdivisional roads and 
along the Climie Street frontage.  Council will need to extend the footpath 
eastwards to a point opposite Union Street to provide connectivity to the 
footpath along the southern side of Climie Street to the west of Union Street. 

There will also be an internal footway connection northward to link the 
proposed subdivision with the existing subdivision adjacent to the northern 
boundary of the development site.  

Provision will also be made for internal footway connections between the unit 
development and the facilities and car parking area with access also to the 
footpath along Reeve Street. 
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7. SUMMARY AND RECOMMENDATIONS  

This Traffic Impact Assessment has been prepared to support the development 
application for the construction of a proposed 44 lot residential subdivision as 
well as the 86 unit retirement village at 12 Climie Street and a commercial lot. 

The assessment has reviewed the existing road and traffic environment along 
Reeve Street and Climie Street in the area of the development site. 

Based on DSG data the traffic volume on Mudwalls Secondary Road (Reeve 
Street) north of Climie Street was 1,390 vehicles/day in July 2011.  Peak hour 
surveys at the intersection of Reeve Street/Climie Street/Native Corners Road 
indicate the traffic volume along Climie Street just to the east of Reeve Street 
is around 500 vehicles/ day but over half of this traffic would be generated by 
the corner shop.   

Over the last five and a quarter years since January 2013 there have been five 
reported crashes along Reeve Street between Hall Street and Alexander Circle.  
Two crashes occurred north of the Climie Street intersection, the other just to 
the south of this intersection.  The other two crashes were angle collision 
which occurred in 2015 and 2016 at the Reeve Street/Climie Street/Native 
Corners Road intersection.   

The database has no record of any reported crashes along the length of Climie 
Street over a distance of 500m to the east of the Reeve Street intersection.   

As a result of the crash record and site investigations, it is recommended the 
‘give way’ sign in Native Corners Road be repositioned to a point 7m back 
from the holding line at Reeve Street.  

The proposed retirement village development is expected to generate around 
181 vehicles/day and around 35 vehicles/hour during peak traffic periods for 
the development at the junction of the access road with Reeve Street, while the 
proposed residential subdivision development is expected to generate some 
290 vehicles/day and around 29 vehicles/hour during peak traffic periods to 
and from Climie Street.  it is estimated the commercial lot will be developed 
with local specialty shops to service the local community and will generate 
around 60 vehicles/hour during weekday peak hours and 110 vehicles/hour 
during the Saturday morning peak hour to and from Reeve Street.  

It is clear there will not be any operational issues at any of the new and 
existing intersections.  Traffic volumes of up to 1,500 vehicles/hour can 
generally be accommodated at intersections between conflicting traffic 
streams.  The expected traffic volumes through the Reeve Street/ Climie 
Street/Native Corners Road intersection and the junction of the access roads to 
the retirement village and the residential subdivision, plus driveway to the 
commercial lot during the afternoon peak hour in 10 years time will be no 
more than 30% of this maximum traffic volume. 
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VILLAGE DEVELOPMENT, 12 CLIMIE STREET, CAMPANIA 

The access roads to the retirement village and the residential subdivisional 
road will be designed to meet Reeve Street and Climie Street at right angles.  
This is consistent with required current design practices. 

A kerb and gutter plus a footpath will be constructed along the Climie Street 
frontage to the development site.  The new kerb and gutter along the 
development site frontage should be located so that the width between kerb 
lines is no more than 8.9m, with suitable transitions, but a width of around 
7.5m between kerb lines would be more than adequate in this situation.   

It is expected the current character of Reeve Street will be retained with no 
kerb and gutter along the frontage of the development site.   

The development site road junctions onto Reeve Street and Climie Street will 
be constructed to standard designs and not require any other special junction 
design treatments.  This includes no requirement for a BAR type treatment as 
the speed of traffic through the town is less than 60km/h and the treatment 
does not exist at any other intersection or access through the town. 

An assessment of the adequacy of available sight distances along Reeve Street 
from the retirement village access road junction and commercial lot driveway 
as well as along Climie Street for the subdivisional access road junction has 
found the sight distances are more than sufficient to meet safe intersection 
sight distances for the speed environment.   

Consideration has been given to the proposed layout of the subdivision and the 
retirement village as shown on the drawing in Attachment A.  Generally, the 
proposed layout is supported as no concerns have been identified. 

The design provides for 8.9m wide subdivisional roads.   

The layout of the retirement village has been modelled on the layout of the 
Clarence Lifestyle Village in Geilston Bay.   

The design of the roads servicing the retirement village will be around 5.8m 
between kerb inverts with continuous rollover type kerbing along these roads.  
This is sufficient to accommodate car turn paths to and from car ports/parking 
spaces at each unit.   

The 40 car parking spaces near the facilities area of the development site will 
provide more visitor parking than is required by the scheme and the location 
of the car parking area will minimise traffic activity within the area of the 
units.  Each unit will also be provided with a parking space.  

Footpaths will be provided along both sides of the subdivisional roads and 
along the Climie Street frontage.  Council will need to extend the footpath 
eastwards to a point opposite Union Street to provide connectivity to the 
footpath along the southern side of Climie Street to the west of Union Street. 

There will also be an internal footway connection northward to link the 
proposed subdivision with the existing subdivision adjacent to the northern 
boundary of the development site.  
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TIA – PROPOSED RESIDENTIAL SUBDIVISION AND RETIREMENT 
VILLAGE DEVELOPMENT, 12 CLIMIE STREET, CAMPANIA 

Provision will also be made for internal footway connections between the unit 
development and the facilities plus car parking area with access also to the 
footpath along Reeve Street. 

Overall it is concluded that the proposed development can be supported on 
traffic grounds.   
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  ATTACHMENT A  
   Drawing of proposed development site layout 
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 1. Introduction 

 1.1 Background 
There is a development proposed at School Farm, 12 Climie Street, Campania. The development 
comprises: 

•  4 4  r e s i d e n t i a l  l o t s  

•  8 6  s t r a t u m  t i t l e  u n i t s  a n d  c o m m u n i t y  c e n t r e  

•  1  c o m m e r c i a l  l o t  

Emmanuel Dellas Pty Ltd Consult ing has been engaged to report on the infrastructure requirements – 
roads, water, sewerage and s to rmwater  for  the  deve lopment .  

 1.2 The site 
The s i te  has two t i t les to ta l l ing  8 .3ha.  I t  was a schoo l  farm with a dwe l l ing ,  ou tbui ld ings ,  fenced 
paddocks and a dam. The s i te has a s l ight  grade of  2% towards the nor th.  There are no watercourses 
or  f low paths evident . 

The site has frontage on Reeve Street and Climie Street. I t  has residential development on 3 sides and 
rura l  land to the east.  I t  is  centra l ly located in Campania and has been ident if ied as ideal  for in f i l l  
development.  Campan ia has approximate ly 175 exist ing lots w i th in the v i l lage.  

Soils comprise al luvial materials comprising sands and clay. (MRT Geology of SE Tasmania) 

1.3 Site Details 
Land owner  Mayfai r  Group 

Location 12 Climie Street 

Mun ic ipa l i t y  Southern  Mid lands 

Proper ty ID 5891877 

Ti t le  reference 168424 lot  1 and lot 2 

Planning contro ls Southern Midlands Inter im Planning Scheme 2015  

Zoning Village 

Planning overlays None 

Property size 8.3ha  

1.4 The proposal 
The 49 lot resident ia l  subdiv is ion is  accessed of f Cl imie Street and compr ises lots on Climie Street and 
an internal road system terminating in two cul de sacs. Lots are typically 670m2 in size and al l  less than 
1000m2. The residential area is 4.28Ha which is a lot density of 10.3 lots per Ha. 

 
One commercial is proposed on Reeve Street adjacent to other commercial propert ies. The single Lot 
is 4100m2 in s ize.  
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The 86 l i festy le v i l lage  uni ts are accessed of f  Reeve Street .  A community centre and parking are on  
Reeve Street while the vi l lage is an internal loop road with access to Reeve Street. The l i festyle vi l lage 
area is 3.46Ha which is a density of 24.8 units per Ha. 

Campania has approximately 175 exist ing propert ies with in the v i l lage so th is development represents a 
80% increase in s ize.  The overal l  density of  the development is 16.6 lots/Ha. 

1.5 Structure plan recommendations 
The Campania Structure plan identif ied the School farm site as inf i l l  and considers i t  an opportunity to 
conso l ida te  the  townsh ip .  I t  has  adopted the  fo l lowing  recommendat ions :  

•  Stag ing  the  subd iv is ion  wi l l  commence f rom Cl im ie  s tree t  and f in ish  a t  Reeve Stree t  

•  Future commercia l  development a long Reeve Street  f rontage should not  a l low parking to 
dominate the street  f rontage,  a l though a l imi ted provis ion of  on-street  park ing is  supported.  

•  A subd iv i s ion  road  w i l l  p rov ide  a  l ink  be tween Reeve  s t r ee t  and Cl im ie  s t ree t  

•  Make provision for a centrally located public open space. This space should be visible from the 
surrounding road network and should include a pedestr ian connection to Alexander Circle. The 
detai led design of the public open space should acknowledge the sites histor ical use as a school farm. 

•  Resident ia l  development should predominate compr ise s ingle dwel l ings wi th an approximate 
lot density of  no less than 15 dwell ing per Ha.  

•  Provis ion for  some medium densi ty dwe l l ing development prov id ing accommodat ion  for  aged 
is to be encouraged 

•  The poten t ia l  fo r  conf l i c t  w i th  agr icu l tu ra l  land shou ld be  addressed a t  subd iv is ion  s tage.  

•  Ensure  deve lopment  is  cons i s ten t  w i th  spat ia l  parameter s  in  F ig  12 .  
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 2. Roads 

 2.1.1 Access 

The si te has f rontages on  Reeve Street  (Co lebrook Road) which is  a State road and Cl im ie street ,  a  
Counci l  Road. Reeve Street is  used by heavy vehic les and commuter  t raf f ic  and has a speed l imi t of 
60km/hr. Climie Street is the main approach to the township from the east but is low use as it  serves a 
relat ively small sparkly populated rural area. The Climie Street/Reeve street junction has known safety 
issues. 

The 49 lot  subdivision wil l  be accessed by a street  off  Climie Street in the middle of  the frontage.  There 
are also 9 residential lots proposed on Climie street.  

Cl imie Street is  st ra ight  wi th adequate s ight  d istance in e i ther  di rect ion.  

The 86 un i t  ret i rement v i l lage  and communi ty  bu i ld ing wi l l  be accessed by s treet  o f f  Reeve Street .  The 
3 commercia l  lo ts wi l l  have f rontages on Reeve Street .  Reeve Street  is  st ra ight  w i th adequate s ight  
d istance in e i ther d irection. 

 2.1.2 Upgrades to the External Road network 

I t  is  standard pract ice to upgrade the road f rontage to  urban standard for  a new subdiv is ion.  

At  Cl imie Street at  the western end of the s i te the road reserve has a ‘dogleg’  of approximately 3m and 
the road reserve narrows to  13.5m then tapers fur ther  to 12m wide.  I t  wi l l  be necessary  to s t ra igh ten 
and widen the  road reserve  to  provide  an adequate se tback f rom the  road.  Current ly  the  edge o f  the 
road is only 2m from the boundary.  The road widening provided var ies f rom 4.5m to 6m to provide a 
constant  road reserve width of  18m as per  the Tasmanian Standard Drawings  

Cl imie Street  carr iageway is 6.5m wide past  the s i te.  The sect ion o f  Cl imie Stree t  to the west  is  9 .5m 
wide and to the east  Climie Street  becomes estate Road which is a 5.5m wide rural  road. The road 
carr iageway wi l l  be widened to provide a width of  4.45m from the centre l ine (8.9m tota l)  and prov ided 
wi th  kerb ,  d ra inage,  foo tpath  and dr iveways.  

Reeve Street  at  th is point  is  a 7m wide rura l road wi th gravel  shoulders. There is a concrete footpath on 
the  east  s ide  and a  sha l low open dra in .  There  is  a  more  substan t ia l  open dra in  on  the  western  s ide .  
There  is  a t ree  l ine  o f  eucalypts  w i th in  the  s i te .  The Reeve St reet  Road reservat ion  width var ies  f rom 
13m wide a t  the  nor thern  end to 17m wide at  the  southern end.  

I t  is  proposed to reta in the road as i t  current ly  is  so that  i t  is  consistent  w i th adjacent  sect ions.  There 
wil l  be no parking on Reeve Street generated by the development as the three commercial lots and the 
ret i rement v i l lage wi l l  provide their  own o f f  s t reet  park ing.  The three commercia l  lo ts wi l l  be prov ided 
wi th  a  5 .5m wide aspha l t  sea led  dr iveway each.  No road car r iageway or  reserve  widen ing  wi l l  be  
provided. 

 2.1.3 Internal Road network 

The subdivision internal roads wil l  comply wi th Tasmanian Standard Drawing TSD-R06-v1 for cul de 
sacs longer than 150m: 

•  R o a d  r e s e r v e  w i d t h  18m 

 
•  R o a d  c a r r i a g e w a y  w i d t h  8.9m kerb face to face, asphalt sealed 
•  F o o t p a t h  one side, concrete 
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The strata l i festyle vi l lage roads are private roads. The speed environment wil l  be very low with speed 
reducing cues such as narrow roads, c lose build ings and raised textured thresholds at intersections.  

There is adequate off street parking for residents and the only on street parking wil l  be temporary -  
visitors, deliveries and such l ike. 

The access roads wil l  l ike ly be shared carr iageways with one way crossfa l l  and kerbs on one s ide only.  

The detail  of the l ifestyle vi llage will  be provided in a subsequent development application and are only 
indicat ive for  th is subdiv is ion appl icat ion. 
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 3. Drainage 

 3.1 Existing drainage regime 
The si te  has no obv ious dra inage paths but  g rades gent ly  towards  the  nor th  east  corner  where  there  is  
a  dam.  I t  does no t  appear  tha t  any  o ther  proper t ies  d ischarge on to  the  proper ty .  C l im ie  St ree t  d ra ins 
to the east whi le Reeve Street  dra ins nor thwards. 

 3.1.1 Discharge point 

The si te dra ins to the nor th  east  corner .  There is  a dam but  no obvious stormwater  connect ion  point .  

The new subd iv is ion to the  nor th has a 300mm p ipe fo l lowing the mutual  boundary  and a 450mm pipe 
down i ts  eastern boundary to Nat ive  Hut Rivu let .  

 3.2 Pre and Post development flows 
Exist ing runof f  has been calculated using the Rat ional Formula based on the fo l lowing cr i ter ia:  

•  A r e a  =  8 3 H a  

•  C 1 0 = 0 . 3 5  

•  T c  1 6  m i n u t e s  

The exist ing peak f low for  var ious f requency storms for  the catchment  is  summar ised:  

Q2  (m3 /s)  0.21 

Q2 0 (m3/s)  0.48 

Q1 00  (m3 /s)  0.78 
 

The exist ing 450mm pipe downstream has a capacity of  0.5m3/s so is at capaci ty for  exist ing f lows.  

Development resul ts in  greater  impervious areas and hence increase in coeff ic ient  of  runof f and a 
shor ter  concentrat ion t ime therefore a shor ter  more in tense storm is used to calculate peak f low.  

Post  development  runof f  w i thout  detent ion has been calculated using the Rat iona l  Formula based on 
the fo l lowing  cr i ter ia:  

•  C 1 0 = 0 . 6 5  

•  T c  1 0  m i n u t e s  

The post  development  peak f low for  var ious f requency storms for  the  catchment is  summar ised:  

Q2  (m3 /s)  0.45 

Q2 0 (m3/s)  1.13 

Q1 00  (m3 /s)  1.94 
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 3.3 Detention 
To  ma in ta in  t he  post  deve lopment  peak  f l ow a t  p redeve lopmen t  leve l s  f o r  t he  20  year  ARI  s to rm 
event the detention volume required is 381m3. This would require a pond 1m deep x 20m x20m. The 
approximate cost  of  the  pond would be  $30,000 and the land va lue $100,000.  

The al ternat ive to a communal detent ion is  to  require each lot  to insta l l  a  ra inwater  tank.  This would 
be done wi th a par t  5 agreement.  Each lot  would need to provide 4m3 storage and each uni t  2m3 
storage. 

The al ternat ive is  to insta l l  a  separate p ipe down the Wastewater  Treatment p lant  access 430m to the 
r iver .  A 600mm pipe is required for  a 20 year ARI storm event.  The approximate cost  of  th is p ipe is  
$100,000. 

As the pond would require ongoing maintenance and may pose a nuisance to adjacent residents the 
p ipe  opt ion is  recommended.  

 3.4 Water Sensitive Urban Design 
Runoff from fu l ly developed resident ia l areas have the potent ial to contain contaminants. While 
nutr ients are reduced compared to farmland there may be sediment, hydrocarbon residues and 
contaminants f rom sp i l l s / inappropr ia te  d ischarge to  s to rmwater  etc.  

The discharge is to Native Hut Rivulet which then joins Coal River which discharges to Pitt  Water. The 
catchment is  h igh ly modi f ied wi th in tense agr icul ture and i r r igat ion includ ing of  t reated ef f luent .  

The amount of  l i t ter  generated f rom a residentia l  area is  general ly  low. 

The Derwent Estuary Program considers Gross Pollutant Traps are not warranted for normal resident ial  
areas and become a maintenance burden to Counc i l  and i f  not  c leaned out  worsen the water  qua l i ty .  

Passive stormwater treatment systems such as swales, biofilters, filter strips and raingardens are 
preferred. 

There is no publ ic open space or natural drainage paths for a stormwater  treatment system. The most 
feas ib le arrangement  i f  WSUD is requi red i s  for  b iof i l te rs  to be  insta l led  a t  in te rva ls down the road.  
Road runof f  wou ld  pass  th rough  the  f i l te r  p r io r  to  d i scharge to  the  s to rmwa ter  sys tem.  Proper ty  
dra inage which is  largely  roof  runof f  does not  need t reatment.  
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4 .  S e w e r a g e  

 4.1 Headworks capacities 
The site is serviced by a sewer which passes along the eastern side of the property. This main is 150mm 
wi th a capac i ty of  approximate ly  170 lots.  

The Campan ia  Wastewater  Trea tment  P lant  (WWTP) is  a facu l ta t ive  lagoon system.  The Campan ia  
Structure Plan reports the WWTP is at vir tual capacity for the exist ing serviced area, which includes the 
Schoo l  fa rm. I t  w i l l  requi re  s ign i f i cant  upgrades in order  to  support  fur ther  resident ia l  land re leases.   

 
The current situation as provided by TASWATER is as follows: 
 
  
 
-          There are currently 140 connections in the Campania network 
 
-          Campania is growing (slowly) at around 5 – 7 dwellings per year 
 
-          At the strategy horizon (30 years) we would expect around an additional 200 connections 
 
-          The current capacity of the Campania STP is around 100 – 120 kL/d 
 
-          Flows to the Campania STP at the moment are around 90 kL/d 
 
-          Existing approved developments have been allocated the current spare capacity 
 
-          The plant will require an upgrade in four to eight years based on the current growth rate (averaged to 6 years) 
 
-          The plant will cost $800k+ to upgrade to the design horizon 
 
  
Taswater may request the Developer to pay for the proportional upgrade of 6-year bring forward costs associated with 
the plant upgrade ($160,000 - TBC) 
 
TasWater would schedule interim, or complete works to ensure the staging of upgrades at the plant meets the influent 
growth requirements, and thus ensure Taswaters compliance obligation 
 
 Tawater have confirmed that to provide some certainty, and having discussed further internally, that the $160,000 bring 
forward cost will be an absolute maximum, payable prior to sealing of titles for stage 1 of this development and that 
dependent upon timing, the amount may be much lower. Taswater would also need to do more work on tightening the 
exact costs of the future works. 
 
 The alternative, would be to wait for TasWater to complete upgrades themselves in the approximate time period above 
(4-8 years), after which there would be no contribution required. 
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 4.2 Internal sewerage 
The lot arrangement is able to be eff iciency served by conventional gravity sewerage. Each t i t le is only 
a l lowed one connect ion .  

The Li festy le Vi l lage wi l l  be served by a private sewerage system. 

There is an exist ing public sewer through the property which serves a property to the south. The three 
commerc ia l  lo ts  w i l l  connect  to  th is  sewer .  A l though there  is  an  ex is t ing  sewer  a long the  eastern  
boundary i t  i s  no t  proposed to  connect  any proper ty connect ions  to i t  as  i t  i s  more  cost  e f fec t ive to  
provide a new sewer. 

 4.3 Sewage Flows 
The sewage f lows for  the ful l  development based on 0.0063L/s per  Equivalent  Tenement (ET) are:  

 Deta i ls ETs ADWF( L / s)  PDWF(L/s) 

Resident ia l  44  lo ts 44 0.278 0.97 

V i l lage 86 units 
1 & 2 b e d r o o m  

53.8 0.339 1.19 

Community FA=1400m2 4.2 0 .026  0.09 

C o mmer c ia l  
fa c i l i t y  

1 Lot 

FA= 4100m2 

4 0.025 0.089 

TOTAL  106.0 0.668 2.34 
 
Taswater will  need to assess the impact of this development on the WWTP and advise what i f any 
upgrades are required and at  what stage they are required.  
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5 .  W a t e r  

 5.1 Headworks and trunk main capacities 
The Structure p lan out l ines: 

The current water system consists of two Reservoirs of 0. 1ML and 0.2ML, which provide a gravity 
feed to the township. The reservoirs has sufficient volume capacity to supply the existing 
township as well as potential greenfield development sites (approximately 94 addition Equivalent 
tenements). Upgrades of existing pipeworks may be required to provide adequate hydrant 
pressure to new subdivisions. 

Subdivision of the School farm land would require water infrastructure upgrade. 

There is a 100mm main down Climie Street as far as Union Street.  Based on table 3.2 of  the Code this 
size main has capaci ty for 40 lots. There are 25 exist ing lots and 49 proposed lots.  

Taswater  ‘s GIS indicates that  the two mains in Reeve Street  are both 50mm. I t  is  unusual  that  i t  was 
not  upgraded for  the new Alexander Circ le subdiv is ion. 

I t  is l ikely a 150mm main wil l  need to be provided to serve the l i festy le Vi l lage and commercia l lo ts.  

 5.2 Internal water 
The water demands for the ful l  development based on an average day of 740L/d per Equivalent 
Tenement (ET) are: 
 Deta i ls ETs AD(L/s) PD(L/s) PH(L/s) 

Resident ia l  44  lo ts 44 0.38 0.85 1.70 

V i l lage 86 units 
1 & 2 b e d r o o m  

43 0.37 0.83 1.655 

Community FA=1400m2 2.8 0 .024  0 .054  0.108 

C o mmer c ia l  
fa c i l i t y  

1 Lot 

FA= 4100m2 

4 0 .035  0 .077  0 .155  

TOTAL  93.8 0.81 1.81 3.62 
 
The required f i re f low at  the point  of  connect ion is  10L/s wi th 100kPa residual  pressure.  

Taswater will  need to assess the impact of this development on the WWTP and advise what i f any 
upgrades are required and at  what stage they are required.  

There wi l l  be a 100mm main down the new in ternal  subdiv is ion road of f  Cl imie st reet  serv ing the 40 
lots on that road. There wil l  be a 100mm main down the new Lifestyle Vil lage access off Reeve Street 
serv ing the 89  un i t  development.  
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Fire hydrants wi l l  be provided so that every part  of every build ing is  able to be reached by a 120m long 
hose. 
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6. Power 

 6.1 Headworks 
There is high voltage overhead power in Reeve Street and Climie Street. It is recommended an early 
engagement meet ing be arranged wi th Tasnetworks to ident i fy  any constra ints.  

 6.2 Internal power 
The arrangement is able to be ef f ic iency served by a convent ional network of low voltage underground 
power  cab les .  S t ree t  l igh t i ng  wi l l  a l so  be  prov ided .  A  substa t ion  i s  l i ke l y  to  be  requ i red  fo r  the  
resident ial  subdivis ion and a separate private substation for the l i festyle v i l lage.  The 3 commercia l lots 
can be connected stra ight  of f  the exist ing overhead network.  

There is  an exist ing Tasnetworks wayleave easement to the farm house.  This would become redundant 
wi th the development and would be ext ingu ished by the f i rs t  s tage.  
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7 .  C o m s  

 7.1 NBN 
There is NBN service available to the site. 

 7.2 Internal coms 
The vil lage wil l be provided with pits and conduits to NBN standard. The f ibre is then instal led once 
residents apply. 
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8. Public Open Space 

Public open space of 4588m2 is proposed which is 5% of the total Lot size and this wil l be able to be 
accessed from adjoining residential developments. The Public open space wil l  require part ial backfi l l ing of  
the exist ing on-site dam as determined by the Southern Midlands Council for their Public Open Space 
requirements. The l i festy le v i l lage  wi l l  be provided wi th  i ts  own pr iva te open space around the community  
bui ld ings.  
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 9. Staging 

 9.1 Subdivision 
The subdivision wil l  be developed in 5 stages. The rate of development wil l  depend on the market  
condi t ions.  The f i rs t  s tage wi l l  inc lude the commerc ia l  Lot  45,  the Ret i rement Vi l lage and the e ight  
Lots on Cl imie Street .  

The immediate development of the commercia l  lo t  is  seen as an opportuni ty for  a commercia l  
development to complement Campania ’s services and should not be missed. 

The development of the lifestyle village will take some planning and will be the subject of a separate 
development appl icat ion so  is  l i ke ly to proceed la ter  than and independent of  the  subdiv is ion.  
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10 .  Cons t ruc t ion  impac ts  

10.1 Construction issues 
Constraints include : 

•  The exist ing dam wil l need to be fi l led, compacted, tested and cert if ied to be suitable for 
building. 

•  S h a l l o w  f r a g i l e  t o p s o i l  

•  High ly  f i ssu red  rock  resu l t ing  in  subsur face  dra inage .  

•  D r y  c o n d i t i o n s  

10.2 Conflict with adjacent agricultural land use 
Resident ia l  deve lopments  ad jacent  to  agr icu l tu ra l  land can resu l t  in  conf l i c ts  such as  no ise ,  f l ies ,  
odours, spray drif t  . The adjacent farm is a small 15Ha dry land property used for grazing. It  is sparsely 
s tocked due to genera l ly  dry  cond i t ions and is no t  cons idered in tense agr icul tu re as i t  is  more  o f  a 
hobby fa rm.  There  are  no t  expected  to  be  any conf l i c t  be tween agr icu l tu ra l  and res ident ia l  use .  There  
is  a Taswater  mainta ined access be tween the farm and the residents which wi l l  mean the farm is not  
af fected by dumping of  greenwaste and the l ike over back fences. 

10.3 Weed management 
A Weed management p lan wi l l  be undertaken and implemented on an ongoing basis unt i l  the s i te is  
fu l ly  developed. 

10.4 Soil and Water management (SWMP) 
The site is  f la t and wel l grassed so erosion is a minor  r isk. Soi l  and water  management is required to 
p revent  e ros ion and in te rcept  sediment  before i t  enters the s tormwater  system.  

Topsoil wi l l  be salvaged and conserved to assist  with re-establ ish ing vegetat ion.  

10.5 Construction and Environmental Management Plan (CEMP) 
The above issues and other  general environmental issues wil l  be covered in a CEMP.  

10.6 Health and Safety 
All contractors wil l  be required to have a OH&S policy and undertake site specif ic assessments. 

Fences, s ignage and barr icades wi l l  deter  unauthor ised persons from the work s i te.  

ATTACHMENT 
Agenda Item 11.2.1



 

 
19 

 
10.7 Bushfire Management Plan 
A Bushf i re hazard management p lan wi l l  be required .  The Bushf i re Hazard management area required  
for BAL19 is 11m. The Taswater WWTP access lane is 4m wide so there will  be a setback from the rear 
boundary of  7m for  the lots  a long the eastern boundary.  
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11.  Conclus ion 

This servicing concept demonstrates that the development is 
able to be serviced and the required standards can be achieved. 
The impacts of the development have been assessed and any 
adverse ef fects or demands on the capacity of  exist ing 
inf rastructure can be mit igated. 

The concept design will be subject to change and 
refinement to achieve standards. Particular requirements  
can be l i s ted as condi t ions of  the permit .  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

ATTACHMENT 
Agenda Item 11.2.1



12 . A t tachments
Storm water  run-of f  ca lcu lat ions  

Proposed Sub-d iv is ion  Plan C1 Rev1  

Proposed Services  Plan C2 Rev 1  

Proposed Sub-d iv is ion  Stage Plan C3 Rev 1  

Dam-Inf i l l  and Demol i t ion Plan A1 Rev1  
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12 CLIMIE STREET, CAMPANIA 

Runoff Estimation 

Determination of AEP 1:100 Flow 

Time Of Concentration, Tc 
=
=

0.4 
0.083 

(Km) 
(Km2) 

Length Of Catchment Divide 
Area Of Catchment 
Total Equal area slope = 10 (m) 
S.e = 25 
Tc = 16 1.484212 
Tc (Hours) = 0.3 (Hours) 

IFD 1 in Y Yrs 
Intensity2 = 30 
Intensity5 = 40 
Intensity10 = 46 
Intensity20 = 57 
Intensity100 = 80 (mm/Hr) 

PREDEVELOPMENT 
Calculate Flow AEP 1:Y % area f 

f 

C2 

C5 

C10 

C20 

= 
= 
= 
= 
= 

0.35 
0.30 
0.33 
0.35 
0.37 

C100 = 0.42 
F2 = 0.85 
F5 = 0.95 

F10 = 1.00 
F20 = 1.05 

F100 = 1.20 

Q2 = 0.21 m3/s 

Q5 = 0.31 m3/s 
Q10 = 0.37 m3/s 
Q20 = 0.48 m3/s 

Q100 = 0.78 m3/s 
Time Of Concentration, Tc 
Length Of Catchment Divide = 0.4 (Km) 
Area Of Catchment = 0.083 (Km2) 
Tc = 10 #REF! 
Tc (Hours) = 0.2 (Hours) 

IFD 1 in Y Yrs 
Intensity2 = 35 
Intensity5 = 50 
Intensity10 = 60 
Intensity20 = 72 
Intensity100 = 108 (mm/Hr) 
POST DEVELOPMENT 
Calculate Flow AEP 1:Y % area f 

f 

C2 

C5 

C10 

C20 

C100 

F2 

F5 

F10 

F20 

= 
= 
= 
= 
= 
= 
= 
= 
= 
= 

0.65 
0.55 
0.62 
0.65 
0.68 
0.78 
0.85 
0.95 
1.00 
1.05 

F100 = 1.20 

Q2 = 0.45 m3/s 

Q5 = 0.71 m3/s 
Q10 = 0.90 m3/s 
Q20 = 1.13 m3/s 

Q100 = 1.94 m3/s 
PIPE CAPACITY 

Q20 = 1.13 m3/s 
600mm pipe @ 2.5% = 1.25 m3/s 

600mm pipe inlet capacity 1.5m deep = 1.13 m3/s 
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12 CLIMIE STREET, 
CAMPANIA detention 

Pre-development flow 
Q20 = 0.5 m3/s 

I20 for duration 
71 10min = 

15min = 57 
20min = 48 
30min = 37 
1hour = 24 (mm/Hr) 

Post-development area 
Area Of Catchment = 0.083 (Km2) 

f = 0.65 
C20 = 0.68 
F20 = 1.05 
Q20 

10min = 1.1 m3/s 
15min = 0.9 m3/s 
20min = 0.8 m3/s 
30min = 0.6 m3/s 
1hour = 0.4 m3/s 

Detention 
Detained flow 

10min = 0.6 m3/s 
15min = 0.4 m3/s 
20min = 0.3 m3/s 
30min = 0.1 m3/s 
1hour = 0.0 m3/s 

Detention volume 
10min = 380.9 m3 
15min = 372.9 m3 
20min = 327.1 m3 
30min = 178.8 m3 
1hour = 0.0 m3 
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Our ref: 3219027-86367 
Your ref: SA2016/14 

10 April 2019 

Jacqui Tyson 
Planning Officer 
Southern Midlands Council 
PO Box 21 
Oatlands  TAS  7120 

Dear Jacqui, 

12 Climie Street, Campania Subdivision 

Response to Request for Additional Information 

1 Introduction 

This letter is provided in response to your request for additional information dated 04/07/2018 (RFI). 

The responses provided in this letter relate only to what is now a proposed 53-lot subdivision plus lot 100 
being a road lot, lot 101 for POS, and lot 102 as a footway lot. This plan is to replace the previously 
submitted plan of subdivision. 

In considering the matters raised in Council’s RFI my client has taken the opportunity to engage Veris 
Surveyors to redraft the proposed subdivision to include a greater number of lots that meet the permitted 
600m2. This is in recognition that a more efficient layout could be achieved, and one that maximises 
utilisation of important community services infrastructure. In other words, the proposal seeks to maximise 
the availability of lots for residential use in recognition of the work undertaken by Council in promoting 
Campania as a strong and growing township, well placed to accommodate future growth in a sustainable 
manner. 

One of the key challenges faced related to stormwater disposal. Investigations revealed that the 
reticulated system installed to service the adjacent Alexander Circle was unlikely to have sufficient 
capacity to deal with the additional flows from the subject land. An option that would see stormwater 
piped to Native Hutt Rivulet was investigated and TasWater has not raised concerns with this 
arrangement, and it is now submitted as an integral element of this application. 

Lots 1 shown on the subdivision proposal plan is to be retained and developed for a Lifestyle Village, 
while Lot 2 would support a Local Business/Shopping Precinct in support of the Lifestyle Village, 
adjacent subdivisions and the wider Campania population. Separate development applications will be 
submitted with respect to these use and developments. 
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2 Response to the RFI 

Landowner Consent (Section 52 of the Act) 

1. If works and development necessary to allow for the subdivision are to be located on privately owned

land that is outside of the subject land then you are required per Section 52 of the Act to notify the

landowner of the making of the Application and include in the application for the permit a declaration

that the applicant has notified the owner of the intention to make the application. This includes any

proposed stormwater services or other services to be located on land outside of the land.

Advice: please provide clarification as to whether the proposal includes works on other privately

owned land and if so, evidence that you have notified affected landowners in accordance with the

Act.

Response: 

The proposal involves four new sewer connections to existing sewer lines as shown in the attached plan. 
One of these existing sewer lines is located along the eastern boundary of the site in land owned by 
TasWater. The site is identified as ‘Sewerage Treatment Lagoons’ – Estate Rd Campania CT 10836/1. 
The other connections are to infrastructure that services Alexander Circle and running through Lot 1, and 
to the south of existing lots. 

These connections have been discussed with TasWater in accordance with Section 52 of the Act. In fact, 
negotiations have concluded that would allow the developer to make a financial contribution to the 
upgrade of the Sewer Treatment Plant as confirmed in an email received from Jason Taylor, 
Development Assessment Manager. 

Stormwater services similarly will need to be located on TasWater land and discussions have been held 
with respect to the formal legal agreements that will need to be put in place. The services plan appended 
to this RFI shows the location of both sewer and stormwater infrastructure, together with water supply 
infrastructure. 

Access from Climie Street is required and in this respect approval is sought from Council’s delegate for 

approval of the proposed access point and associated street construction infrastructure. No access is 
required to Reeve Street as future development of the balance area will be the subject of a separate 
development application. Approval from the Department of State Growth will be obtained at the 
appropriate time. 

2. Works and development necessary to allow for the subdivision that are located in both the Council

roadway (Climie Street) and State Government owned roadway (Reeve Street). You are required to

obtain the written permission to the making of the application per Section 52 of the Act from the

both government authorities.

Response: 

This letter requests the consent of the General Manager of Southern Midlands Council for the making of 
the application as per section 52 of the Act. 

As mentioned above, approval of Department of State Growth will be obtained at the appropriate time for 
development of Lots 1 and 2 which both have frontage to Reeve Street. 
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3. Part 3.3 of the Infrastructure Assessment refers to a Stormwater pipe down the Wastewater

Treatment Plant access. Consent from TasWater is required for this.

Response: 

Please refer to the amended site plan which includes an amended stormwater infrastructure plan. The 
proposal involves running a stormwater pipeline on land owned or managed by TasWater to Native Hills 
Rivulet. In addition to this please note Action 1.4 of the Campania Structure Plan: 

Council to develop a stormwater system management plan for Campania within a timeframe 
consistent with the future development of the former school farm land and meeting the 
requirements of the Urban Drainage Act 2013.  

It is understood that Council has yet to develop a ‘stormwater management plan’ for Campania. The 
option of connecting to the existing stormwater infrastructure serving the adjacent Alexander Circle 
subdivision was considered, however, it was determined that insufficient capacity existed to service the 
additional load from the subject land. 

TasWater 

4. Please comply with those matters in the enclosed TasWater ‘Request for Additional Information’

notice dated 18th November 2016. All requested information is to be submitted to Council.

Advice: TasWater advised that the matters highlighted in the attachment need to be addressed.

Response: 

The following responses relate to TasWater additional information request. 

1. Please refer to the amended site plan which identifies the subdivision plan and associated
boundaries.

2. Please refer to the amended serving plan which details the water and sewer services associated with
the proposal

3. Please refer to the attached email from TasWater dated 19 March 2018 regarding a contribution of
$160,000 for the proportional upgrade of 6-year bring forward costs associated with the plan
upgrade.

4. TasWater has been notified as per section 52 of LUPAA.

5. TasWater has been supplied the relevant documentation.

Servicing Plan 

5. A servicing plan showing the location of all proposed services is to be provided and must include the

location of any services outside of the land.

Advice: the servicing plan does not include the Stormwater pipe discussed in part 3.3 of the

Infrastructure Assessment.

Response: 

Please see attached the updated Servicing Plan. 
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Earthworks 

6. Please provide details and plans of any cut and fill associated with the development of the

subdivision.

Response: 

The proposed subdivision plan shows lots with sufficient building areas to minimise the need for 
earthworks, retaining walls and fill or excavation. The subdivision involves partial filling of the existing 
onsite dam as it is no longer required for stormwater detention with a stormwater system that drains to 
the nearby Native Hutt Rivulet now proposed. The degree of cut and fill will rightly be determined through 
the detailed design process. 

Lifestyle Village – Staging and approval process 

7. The subdivision plan appears to show the residential portion of the Lifestyle Village on a separate

lot from the associated amenities (Lot 46). However, there is no lot number provided or road

frontage for this lot.

Please indicate if the proposed subdivision will create one lot for the entire Lifestyle Village and

indicate the size of the lot.

Response: 

Development for the Lifestyle Village does not form part of this application, rather it is shown as a lot for 
future development as a component of the 53 lot subdivision. Similarly for Lot 2 which is intended to be 
developed for commercial purposes, most likely for convenience shopping for the benefit of the wider 
Campania population.   

8. Please clarify whether the buildings relating to 86 ‘lifestyle’ dwellings, Club house, Pool house /

Gymnasium, Men’s Shed etc. on Lot 46 form part of this application.

Response: 

As detailed above, the development details for the Lifestyle Village do not form part of this application. 
This application relates to the 53 lot subdivision only.  

9. Please indicate how you intend to gain approval for the residential Lifestyle Village lots as these

cannot be approved as individual lots under the current subdivision proposal.

Advice: The proposal documents do not clearly articulate the intended process to gain approval for

the Lifestyle Village. Section 1.1 of the Infrastructure Assessment seems to indicate that the full

development is included in this application and refers to it as a stratum development. It would

appear that the Lifestyle Village will require a separate application such as a Staged Development

Scheme under the Strata Titles Acts. Therefore it is necessary for this subdivision to create a lot

suitable for the future development that also complies with the subdivision standards of the Village

Zone.
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Response: 

As detailed above, the Lifestyle Village does not form part of this application. This application only relates 
to the 53 lot subdivision. The intent of the performance criteria is not entirely clear, however, in terms of 
creating a lot of appropriate area and dimensions to accommodate development consistent with the Zone 
Purpose, it is submitted that the resultant lots are appropriate. The Zone Purpose Statement for the 
Village Zone seeks to: 

 Provide for a mix of residential, community services and commercial activities

 Allow for a small shopping precinct that may include a supermarket, tourism related business and a
range of shops and rural services

 Allow for office based employment provided it supports the viability of the centre and the surrounding
area and maintains an active street frontage

While a future development application will be required to address the appropriate use and development 
standards, this subdivision takes the first step in ensuring there are lots of sufficient size to accommodate 
one or more of the above intended zone outcomes.   

Village Zone – 16.5.1 Lot Design 

10. Provide an amendment plan showing the Lifestyle Village on one lot with an accurate area (see

point 5 above).

Response: 

As discussed above. 

11. Provide an amended Subdivision Plan showing:

a. Boundary dimensions of each lot.

b. Indicative 10 m x 15 m building envelopes in accordance with Clause 16.5.1 A2 of the

Scheme

Response: 

Please see attached the amended Subdivision Plan that is in accordance with Clause 16.5.1 A2 of the 
Scheme. Building areas are clear of boundary setbacks, not subject to any codes detailed in the scheme, 
clear of covenants, on an appropriate gradient, orientated suitably and able to locate a building envelope 
of 10 m x 15 m in size within the lot. A Wayleave Easement shown on the Subdivision Proposal Plan will 
need to be expunged as soon as the Development Application is issued if it is no longer required. 

Village Zone – 16.5.2 Roads 

12. Clause 16.5.2 P1(e) requires cul-de-sacs not to be created, or their use in road layout is kept to an

absolute minimum. While the subdivision road has been amended to remove one cul-de-sac, the

proposal still does not provide a connecting road between Climie Street and Reeve Street still

includes a number of cul-de-sacs.
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Part 1.5 of the Infrastructure Assessment considers the Campania Structure Plan. Dot point 3 states 

that the subdivision road will provide a link between Reeve Street and Climie, although the plan 

does not reflect this. Please provide further justification for not complying with this aspect of the 

Campania Structure Plan. At minimum, provision for an emergency access from the proposed Public 

open Space lot through the Lifestyle Village to Reeve Street should be provided, similar to that in 

Justitia Court. 

Response: 

A new connection to the future Lifestyle Village is proposed. This will be a controlled access for the 
benefit of residents in the Lifestyle Village. In the event that the Lifestyle Village does not proceed, or in 
the future it is determined that a subdivision of this land is preferred, the road connection provided can be 
fully activated thus linking Climie Street with Reeve Street. 

While access through the Lifestyle Village is not proposed for residents living in the new subdivision, it is 
noted that more than half of the new lots will be within only 135 m of the new road entrance. For these 
lots the maximum distance to the intersection of Climie and Reeve Streets is approximately 385 m. From 
the head of the cul-de-sac the distance to the Climie and Reeve Streets intersection is a maximum of 
520 m. 

Village Zone – 16.5.3 Walkways and Public Open Space 

13. Provide an amended Subdivision Plan showing pedestrian linkages for the Public Open Space to

Reeve Street as well as Alexander Circle. This could easily be provided through the Lifestyle Village.

Advice: the inclusion of a Public Open Space area in accordance with the Campania Structure Plan

2015 is appreciated, however further linkages are required to maximise the amenity of this space.

Response: 

A connection is provided to the adjacent Alexander Circle subdivision. It is not intended that a connection 
between the subject lots and the Lifestyle Village is provided for reasons of security and marketability as 
a ‘gated community’. 

Dam/Wetland 

14. Please provide clarification of why the dam/wetland will now be retained rather than filled.

Response: 

The existing water body will be partially filled to create a small water body as a component of a future 
Public Open Space Reserve. The area proposed to be set aside for this purpose represents a 5% 
allocation of land in-lieu of a cash contribution. 
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15. Please clarify the location of the dam/wetland (as it is shown in two different places on the

submitted plans) and the extent if any that the existing dam will be filled. Provide plans and details

of the proposed works as relevant.

Response: 

As noted above the existing water body will be partially filled. The following detailed design will identify 
the exact earthworks required to achieve the desired outcome. 

16. Please indicate if the dam/wetland will be used for stormwater detention/storage and provide

details of this on the servicing plan. If not, please indicate how the water level be maintained.

Response: 

No stormwater retention/storage is proposed, rather, a dedicated stormwater line will pipe water to the 
nearby Native Hutt Rivulet. 

17. Please provide details of any landscaping that is proposed to make the wetland a suitable part of

the public open space area.

The Developer anticipates that a detailed landscape plan will be required as a result of a permit 
condition, including showing how the water body will be integrated into the open space. If Council is not 
willing to accept the presence of a water body within the POS area, the dam will be completely filled and 
landscaped in accordance with an approved landscape plan. 

3 Response to other matters in the Southern Midlands Planning Scheme 

Clause 16.5 Development Standards 

Cl 16.5.1 Lot Design 

P4 – Internal Lots 

Four internal lots are proposed and the following responses are made to the relevant performance 
criteria: 

 (a) Site constraints make creation of the proposed internal lots the only option to the efficient
subdivision and utilisation of the land. The developer is proposing development of a Lifestyle Village
on an adjacent area and the resultant footprint available for subdivision is more constrained than
otherwise might have been the case.

 (b) A subdivision road is proposed and the resultant internal lots will be provided with safe and
convenient access to this infrastructure.

 (c) Not applicable.
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 (d) The proposal does represent a more efficient and effective subdivision of a valuable community
asset in terms of land available for development that can be connected to existing service
infrastructure.

 (e) The amenity of the area is not likely to be impacted by the subsequent development of houses.
The land to the west contains the TasWater Sewer Treatment Plant, with its access running parallel
to the subject land side boundary. The adjacent houses on Climie Street will not be impacted, while
the balance of the Campania Farm property has yet to be developed for the intended Lifestyle
Village and Commercial uses.

 (f) The required 3.6m access width can be achieved.

 (g) Passing bays are not required.

 (h) Two of the rear lots have their access strips lying adjacent to each other and meet the
requirement, while the remaining two are individual access strips only.

 (i) A sealed driveway can be required as a permit condition.

 (j) Not applicable.

Cl 16.5.2 Roads 

 P1 – In addition to the responses provided to the RFI, the following additional comments are made in
response to the performance criteria.

– (a) The appropriate Council standards can be met.
– (b) The Structure Plan desire to have a linking road between Climie and Reeve Streets has been

recognised, with the Subdivision Proposal Plan showing a future connection between the
proposed lots accessed off Climie Street and the proposed Lifestyle Village. Initially this access
will be controlled to allow residents of the Lifestyle Village only to access their site, however, in
the event that the Lifestyle Village does not proceed or closes in the future, the option for re-
subdivision of Lot 1 with a link between Climie Street and Reeve Street is not lost.

– (c) As noted above.

– (d) The proposed subdivision road is proposed to link with Climie Street and the junction will be
constructed to meet the appropriate Council standards. An appropriate permit condition can be
added to this effect. The function of this road is for local traffic only.

– (e) It is accepted that the creation of cul-de-sacs should be kept to a minimum, however, by virtue
of the land area configuration and the applicant’s desire to develop a Lifestyle Village on Lot 1 in
the future, a cul-de-sac is a necessary component of the subdivision layout. However, as
identified above, provision for a linking road between Climie Street and Reeve Street has not
been lost entirely, and the small courts that have been used are required to ensure efficient
subdivision of a valuable community resource that seeks to maximise utilisation of existing
services infrastructure.

– (f) Connectivity to Alexander Circle to the north of the subject land is not possible, while
connectivity to Climie Street provides a ready access to Reeve Street and developments
elsewhere in Campania.
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– (g) As noted in the RFI response the main community and retail functions are centred around the
Climie and Reeve Street intersection. The subdivision road junction with Climie Street is only
250 m from that intersection, and to the head of the main cul-de-sac a further 270 m. The
generally accepted ‘walkable community’ is around 400 m, which includes two thirds of the total
number of lots.  The remaining lots have a walking distance to shops and other amenities of
under 520 m:

– (h) A continuation of the pedestrian path to Alexander Circle is proposed.

– (i) Not applicable.
Cl 16.5.3 Ways and Public Open Space 

 P1 – In addition to the responses provided to the RFI, the following additional comments are made in
response to the performance criteria:

– (a) A footway connection to the existing Alexander Circle pedestrian path is proposed.

– (b) As discussed a proposed Lifestyle Village is proposed on the adjoining Lot 1 and potential
pedestrian connectivity to this development has yet to be finally determined. One option
potentially available is to run a pedestrian footpath down the northern boundary of Lot 1 and Lot 2
connecting to the proposed linkage between the subject subdivision and Alexander Circle.

– (c) Footpaths are proposed within the proposed subdivision road.
– (d) As discussed in the above section it is submitted that lots within the subdivision are within

easy walking distance of the key community facilities at the corner of Climie and Reeve Streets.
– (e) Passive surveillance of the connecting pedestrian way connecting to Alexander Circle is more

appropriately considered as a design detail, although in terms of its location and length it is
considered that adequate surveillance will be available.

– (f) Legibility of the connecting way can be assisted by design and signage.
– (g) As discussed previously, the Structure Plan recommendations have not been followed to the

letter, nor are they a mandatory requirement of the Scheme. The presence of an existing
connecting way off the end of Alexander Circle suggests that Council had in mind that pedestrian
access to a future development of the former school farm site was considered to have merit and
the proposed design reflects that intent.

– (h)Provision for Public Open Space land has been made.
– (i) The existing 30 m long pedestrian way off the end of Alexander Circle would be extended by a

further 40 m. The existing 2 m width is replicated and while a deviation is proposed, it is
unavoidable. Appropriate lighting and transparent fencing will assist to minimise opportunities for
entrapment or other criminal behaviour.

The developer would be happy to meet with Council to discuss the above response, although we are 
hopeful that the revised subdivision plan and responses provided to the RFI letter meet with Council’s 

acceptance. 
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Sincerely 
GHD 

Alex Brownlie 

Principal Planner 
+61 3 6210 0701

Attachments: 

 Veris Subdivision Proposal Plan Rev 6

 Infrastructure plan

 TasWater confirmation in relation to financial contributions to upgrade of TasWater Sewer Lagoons
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Submission to Planning Authority Notice 

Council Planning 
Permit No. 

SA 2016/14 
Council notice 
date 

10/11/2016 

TasWater details 

TasWater 
Reference No. 

TWDA 2016/01689-STM Date of response 31/07/2019 

TasWater 
Contact 

Anthony Cengia Phone No. (03) 6237 8243 

Response issued to 

Council name SOUTHERN MIDLANDS COUNCIL 

Contact details mail@southernmidlands.tas.gov.au 

Development details 

Address 
12 CLIMIE ST, CAMPANIA, 37 ALEXANDER CIR 
CAMPANIA, ESTATE RD CAMPANIA (C.T. 
10836/1) & 41 ESTATE RD CAMPANIA 

Property ID (PID) 5891877 

Description of 
development 

Staged 53 Lot Subdivision  

Schedule of drawings/documents 

Prepared by Drawing/document No. Revision No. Date of Issue 

GHD 32-19027 SK001 D July 2018 

GHDWOODHEAD 
CAMPANIA PROPOSED STREET 
TREES  / 32-19027 SK03  

 04/07/2019 

 

Conditions 

SUBMISSION TO PLANNING AUTHORITY NOTICE OF PLANNING APPLICATION REFERRAL 

Pursuant to the Water and Sewerage Industry Act 2008 (TAS) Section 56P(1) TasWater imposes the 
following conditions on the permit for this application: 

CONNECTIONS, METERING & BACKFLOW 

1. A suitably sized water supply with metered connections / sewerage system and connections to each 
lot of the development must be designed and constructed to TasWater’s satisfaction and be in 
accordance with any other conditions in this permit. 

2. Any removal/supply and installation of water meters and/or the removal of redundant and/or 
installation of new and modified property service connections must be carried out by TasWater at 
the developer’s cost. 

3. Prior to commencing construction of the subdivision/use of the development, any water connection 
utilised for construction/the development must have a backflow prevention device and water meter 
installed, to the satisfaction of TasWater. 

ASSET CREATION & INFRASTRUCTURE WORKS 

4. Plans submitted with the application for Certificate(s) for Certifiable Work (Building and/or 
Plumbing) / Engineering Design Approval must, to the satisfaction of TasWater show, all existing, 
redundant and/or proposed property services and mains. 

5. Prior to the issue of Engineering Design Approval from TasWater, the applicant must submit a 
design for a suitable root barrier system for all proposed street trees / associated landscaping that 
are located within 2.00 metres of any TasWater asset to protect the integrity of TasWater’s 
infrastructure. The root barrier system must be designed to the satisfaction of TasWater. 
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6. Prior to applying for a Permit to Construct new infrastructure the developer must obtain from 
TasWater Engineering Design Approval for new TasWater infrastructure. The application for 
Engineering Design Approval must include engineering design plans prepared by a suitably qualified 
person showing the hydraulic servicing requirements for water and sewerage to TasWater’s 
satisfaction.   

7. Prior to works commencing, a Permit to Construct must be applied for and issued by TasWater. All 
infrastructure works must be inspected by TasWater and be to TasWater’s satisfaction.  

8. In addition to any other conditions in this permit, all works must be constructed under the 
supervision of a suitably qualified person in accordance with TasWater’s requirements.   

9. In the event that the developer proceeds prior to TasWater expanding its Campania Sewage 
Treatment Plant (Asset CAPST01) to the level required to service the development, then prior to the 
issue of a Consent to Register a Legal Document from TasWater, the developer must provide a 
financial contribution associated with providing adequate capacity to TasWater’s Campania Sewage 
Treatment Plant (Asset CAPST01) to service the development.  

10. The financial contribution will be calculated based on a bring forward cost approach proportionate 
for the development’s requirements and based on an annual rate for the works planned within the 
Growth and Capacity Plan for the area. 

The bring forward cost will be capped at $160,000.00 

NOTE: In the event that the developer proceeds with the development after TasWater has 
augmented its Campania Sewage Treatment Plant, then capacity will be built into the system for the 
developer and the developer will not be liable for any costs of Expansion of the system required to 
service the development. 

Advice: In accordance with TasWater’s ‘Developer Charges Policy’ for developments located within 
Serviced Land where insufficient capacity is available within an existing system, the developer pays 
the costs of Expansion of the system to the level of capacity required to service the development. 

11. Prior to the issue of a Consent to Register a Legal Document all additions, extensions, alterations or 
upgrades to TasWater’s water and sewerage infrastructure required to service the development are 
to be constructed at the expense of the developer to the satisfaction of TasWater, with live 
connections performed by TasWater. 

12. After testing to TasWater’s requirements, of newly created works, the developer must apply to 
TasWater for connection of these works to existing TasWater infrastructure, at the developer’s cost. 

13. At practical completion of the water and sewerage works and prior to TasWater issuing a Consent 
to a Register Legal Document the developer must obtain a Certificate of Practical Completion from 
TasWater for the works that will be transferred to TasWater.  To obtain a Certificate of Practical 
Completion: 

a. Written confirmation from the supervising suitably qualified person certifying that the 
works have been constructed in accordance with the TasWater approved plans and 
specifications and that the appropriate level of workmanship has been achieved; 

b. A request for a joint on-site inspection with TasWater’s authorised representative must be 
made; 

c. Security for the twelve (12) month defects liability period to the value of 10% of the works 
must be lodged with TasWater.  This security must be in the form of a bank guarantee; 

d. As constructed drawings must be prepared by a suitably qualified person to TasWater’s 
satisfaction and forwarded to TasWater. 
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14. After the Certificate of Practical Completion has been issued, a 12 month defects liability period 
applies to this infrastructure.  During this period all defects must be rectified at the developer’s cost 
and to the satisfaction of TasWater.  A further 12 month defects liability period may be applied to 
defects after rectification.  TasWater may, at its discretion, undertake rectification of any defects at 
the developer’s cost.  Upon completion, of the defects liability period the developer must request 
TasWater to issue a “Certificate of Final Acceptance”.  The newly constructed infrastructure will be 
transferred to TasWater upon issue of this certificate and TasWater will release any security held for 
the defects liability period.  

15. The developer must take all precautions to protect existing TasWater infrastructure. Any damage 
caused to existing TasWater infrastructure during the construction period must be promptly 
reported to TasWater and repaired by TasWater at the developer’s cost.  

16. Ground levels over the TasWater assets and/or easements must not be altered without the written 
approval of TasWater. 

FINAL PLANS, EASEMENTS & ENDORSEMENTS 

17. Prior to the Sealing of the Final Plan of Survey,  a Consent to Register a Legal Document must be 
obtained from TasWater as evidence of compliance with these conditions when application for 
sealing is made. 
Advice: Council will refer the Final Plan of Survey to TasWater requesting Consent to Register a Legal 
Document be issued directly to them on behalf of the applicant. 

18. Pipeline easements, to TasWater’s satisfaction, must be created over any existing or proposed 
TasWater infrastructure and be in accordance with TasWater’s standard pipeline easement 
conditions.   

19. Where existing easements to the benefit of TasWater do not exist to allow for connection of new 
services over any other adjacent properties, then prior to the issue of Engineering Design Approval / 
Certificate for Certifiable Work (Plumbing) from TasWater, the applicant must submit a copy of the 
completed Transfer for the provision of a Pipeline and Services Easement(s) over the proposed 
TasWater infrastructure on those affected properties. 

DEVELOPMENT ASSESSMENT FEES 

20. The applicant or landowner as the case may be, must pay a development assessment and Consent 
to Register a Legal Document fee to TasWater, as approved by the Economic Regulator and the fees 
will be indexed, until the date they are paid to TasWater, as follows: 

a. $1,139.79 for development assessment; and 

b. $149.20 for Consent to Register a Legal Document 

The payment is required by the due date as noted on the statement when issued by TasWater.  

21. In the event Council approves a staging plan, a Consent to Register a Legal Document fee for each 
stage, must be paid commensurate with the number of Equivalent Tenements in each stage, as 
approved by Council. 

Advice 

General 

For information on TasWater development standards, please visit  

https://www.taswater.com.au/Development/Technical-Standards 

For application forms please visit http://www.taswater.com.au/Development/Forms 
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Declaration 

The drawings/documents and conditions stated above constitute TasWater’s Submission to Planning 
Authority Notice. 

Authorised by 

 
Jason Taylor 
Development Assessment Manager 

TasWater Contact Details 

Email  development@taswater.com.au Web  www.taswater.com.au 

Mail  GPO Box 1393 Hobart TAS 7001   
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