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1. The Plan for Bagdad-Mangalore At A Glance

Vision statement Aim Structure Plan
Prepare a new and overarching A structure plan has been
vision and structure plan for the developed to provide planning
Bagdad-Mangalore valley, replacing  directions over the next 30 years
the 2010 Plan. and beyond.
_The Structure Plan proposes land use

Vision + Guiding PI’iﬂCip'ES changes to support housing growth, with

- : - a focus on the villages of Bagdad and
A vision statement and six gLHdlng Mangalore.

principles are the foundation of the _ New leesl e siid) e, aind) el
Structure Plan and to shape the supporting infrastructure, is also planned to
development of the area over the support land use changes over time.

next 30 years and beyond. _If supported by population growth, consumer

demand, and infrastructure, the Structure
Plan shows how significant development
could be accommodated, for 2000-3000 new

residents.
Guiding Principles l . l I
1. Growing valley 2 Infrastructure 3. Keep the 4. Attractive 5. Promote 6. Connected

supporting growth  country feel "wllage centres” destinations valley



The Plan for Bagdad-Mangalore At A Glance _ key elements

Community engagement
informing Structure Plan,
including February 2025 Co-
Design Workshop.

Bagdad over time with well-
planned Village and Low
Density Residential options,
supported by new sewer and
community infrastructure.

Expansion of Mangalore
village with Rural Living style
of land development in a
specious, rural setting.

Urban design concepts

for local shops and public
realm enhancements to
streetscapes and public
spaces, including village
centre of Bagdad (pictured).
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2. Introduction

Bagdad-Mangalore
Structure Plan

A

The Bagdad-Mangalore
Structure Plan seeks

to plan a future in a
way which supports
community aspirations,
and match growth with
infrastructure delivery
in the long term.

JENSEN P e
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Jensen PLUS was engaged by
the Southern Midlands Council
to develop a Structure Plan for
the future growth of Bagdad-
Mangalore.

Bagdad and Mangalore are small
townships situated in a valley along

the Midland Highway, just 40 minutes
north of the Hobart CBD by car. The
valley boasts a spacious and natural
setting, with rising and falling land forms
contributing to attractive views. These
qualities make living in the Bagdad-
Mangalore increasingly sought after.

There is currently demand for new
housing lots in the area (especially rural-
living), and this is occurring against the
backdrop of a general housing shortage
across Southern Tasmania, fuelled by a
population boom starting in the 2010s.

Now is the right time for a new structure
plan to facilitate residential growth,
especially since the current one is
outdated. This work will feed into the
Draft Southern Tasmania Regional Land
Use Strategy 2010-2035 (STRLUS),
which is currently on public consultation.

In summary, the Bagdad-Mangalore
Structure Plan represents an
opportunity to provide a strategic
growth direction for the valley that is
best for supporting new residential
possibilities, as well as other lifestyle
and business opportunities for the local
community, whilst also respecting the
natural character of the township - the
reason for people wanting to live in the
Valley.




2. Introduction

Bagdad-Mangalore :[I:F'
Structure Plan

2.1 Aim

New overarching vision
+ structure plan for

the Bagdad-Mangalore
valley, replacing the
2010 Plan

JENSENh e
Landscape Arcl hitecture

pLUS Urban Design
Social Plannin g

2.2 Objectives
_ 30-year local settlement

strategy for area, informing
the Southern Tasmania
Regional Land Use Strategy
(STRLUS).

Plan for growth in
population through
retention of population and
accommodation of new
residents in suburban and
rural living settings.

Recommendations for
community facilities to
support population.

In conjunction with
TasWater, options for the
area’s sewerage treatment
system (and other
infrastructure needs).

Safe and efficient traffic
management, Local Road

Network Plan, and extension
of the walkway/cycle way link
to Brighton.

Desirable planning scheme
amendments to achieve
vision.

Economic development
strategies to support

local business and service
providers.

Reassessment of the real
agricultural worth of land
zoned ‘Agriculture’ in the
valley.

Settlement and townscape
iImprovement priorities.

Open space plan including
parks and recreation
facilities, green corridors
and wildlife corridors.

Informed by community
needs and engagement.
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2.3 Methodology

\\\':?“_'_—* ' ﬁfﬁ?ﬁiﬁ?ﬂg,
Stage 1 Project Initiation + Early Stage 3 Co-Designing Structure Stage 5 Consultation +
Engagement Plan with Community Input Final Structure Plan
. September 2024 . October-November 2024 . January 2025 ‘ June-September 2025

Project start up Early Engagement +

Survey

Co-Design Workshop Engagement

_ Identify gaps, opportunities and _ Prepare engagement materials

constraints with the community

_ Review background

documents _ Engagement with Working Group — Engagement

_ Initiation meeting _ Outline scenarios for vision

_ Stakeholder
engagement plan

_ Stakeholder Engagement _ Engagement Summary

_ Community Survey _ Guiding principles

‘ October 2024 November-December 2024 ‘ March 2025 . Late 2025
Site visit Investigations + Early Draft Structure Plan Final
Engagement
_ Understanding the precinct gag _ Growth scenarios Structure Plan
and sharing of information _ Collate data and perform statistical Framework

analvsis _ Existing social + physical
y infrastructure and benchmarks _ Final reporting
— Engagement Summary _ Engagement outcomes

_ Identify priority issues, constraints _ Reporting

Stage 2 Investigations Stage 4 Draft
Structure Plan

JENSEN P e
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Structure Plan

Sl

2.4 Study Area

The study areais the The study area is land surrounding
. the towns of Bagdad and

land Surroundlng the Mangalore within a valley in the

towns of Bagdad and Southern Midlands Council.

Mangalore within a
Valley bisected by the
Midlands Highway.

JENSENh e
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Bagdad is located about 4o0km to the
north of Hobart and Mangalore is
located south of Bagdad.

The study area is bound by the identified
corridor of a future Midlands Highway
bypass to the east, Southern Midlands
Council (and Rifle Range Road) boundary
to the south, elevated ridges to the west,
and rising land at the head of the valley
to the north. The study area is bisected
by the Midland Highway, Tasmania's main
north-south transport route.

Bagdad and Mangalore are townships,
with community services in Bagdad
serving as the hub of local activity. The
area is semi-rural, and consists primarily
of rural residential areas and farming
land.

The towns are nestled in a valley,
surrounded by natural beauty and
distinctive environmental features.
These areas are defined by its network
of creeklines and vegetation.

Midlands Highway within a valley offering wide views of the surrounding landscape.

n



2.4 Study Area (cont.)

ELDERSLIE , BAGDAD
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2.5 Historic Development Patterns

T
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Oakwood, Mangalore 1966 Tasmanian Archives Bagdad c1860s State Library Tasmania

Wybra Hall, Mangalore, built 1900s ourtasmania.com.au Shene stables, 1930 Tasmanian Archives
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2.6 Conceptual framework _ Strategic Planning + Urban Design

Contemporary strategic
planning models
suggest that community
and environmental
planning benefits

can be achieved in a
balanced way.

"Ultimate" scenario planning

Planning for an ‘ultimate’ scenario
allows for a long-term (30+ years) plan
to pursue strategic opportunities, and
address the region's challenges, in a
sustainable and collaborative manner.

This approach can be used to set a
development footprint (at a high-level)
that will prioritise the opportunities,
land constraints and community values,
instead of being driven solely by shorter
term trends and targets in population
and housing.

The 'ultimate' scenario could be
described as the maximum desired
development of the area, and the
desired form of this development, taking
into account good planning principles.

Ensuring sufficient land for
future housing needs

Planned
capacity

Land adequately
serviced
//,‘_——_\

/" Development that is \
% commercially visable 38

—
//,.- g

e .
/ Development that \'\
actually occurs X

Image: The Auckland Plan, Quantify Strategic Insights, as
reproduced in Greater Adelaide Regional Plan 2025

Identifying (e.g. zoning) land for future
development is no guarantee than
development will take place.

Infrastructure availability, commercial
viability, landowner intentions,
constructions delays, and many other
factors influence actual provision of
constructed allotments for housing and
other land uses.

Long term plans must provide an
sufficient supply of land (i.e. beyond the
minimum to support a population) to
account for these factors.

Circular and sustainable
economy

climate
change

COLOGICAL CEy,

()
d‘dw Mb‘. “o
\RL Fou NDq %ﬁ
soc T;o“r ;

social political

equity  voice

Image: Kate Raworth, Doughnut Economics 2012

This economic thinking seeks to avoid
the overshoot of ecological limits

such as air/land pollution and avoid
shortfall of the social foundation such as
affordable housing.

It aims for a more balanced approach
to achieve the "safe and just space for
humanity"” (Kate Raworth, 2021).

Circular and sustainable economic
models seek to meet the needs of all,
within the means of the planet.
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3. Visual Summary of Existing Conditions_Bagdad (Village)

Bagdad is the largest
community in the valley,
with established and
new housing areas on
both sides of the Midland
Highway. Shops and
services are limited.

The sewer treatment
plant (and associated
irrigation area) is located
just south of the village,
and is said have limited
capacity for additional
flows without upgrade.

JENSENh Cancscs
Landscape Architecture

pLUS Urban Design
Social Planning

Orchard Estate, Bagdad. New residential land with
several houses under construction.

Approaching Bagdad from the north. Safe intersection
deceleration lanes have been raised as an issue.

Bagdad Roadhouse provides limited shopping

Path connecting new housing estate to Midland
Highway. New houses back onto the main road.

Sewer treatment plant

14 new residential lots for sale, Iden Road area
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3. Visual Summary of Existing Conditions_Bagdad (School, Club)

Bagdad Primary School is
located 2km south of the
village proper.

Bagdad Community Club
precinct hosting a bar and
bistro, playground, child
care centre, cricket and
golf clubs, and fire station.
Some facilities are old and
a master plan has been
prepared for the site’s
upgrade.

The club grounds include a playground, child care centre
and other facilities

Rural living properties
are located on side
roads east and west of
the Midland Highway,
with residents enjoying
elevated positions.

Bagdad Primary School is popular, and is located a short
distance south of the main village. Limited land for
expansion.

And a cricket oval and 9-hole golf course Chauncy Vale Wildlife Sanctuary
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3. Visual Summary of Existing Conditions_Mangalore

Mangalore village is a
small cluster of homes,
and an equestrian
focussed recreation
area. The township is
un-sewered.

Nearby rural and rural
living areas enjoy
spectacular views of the
lower valley.

There is a cultural
heritage precinct
centred around four
historic houses on the
Highway to the south.

I

eriod homes

il

"Historic Mile"

I

.l
p

JENSENh Cancscs
Landscape Architecture

PLUS Urban Design Nearby Brighton has shops and services Proposed youth detention centre site De-facto rural living area, Ballyhooly Road

Social Planning
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4.1 Regional Level Plans

Southern Tasmania Regional Land Use  The Southern Tasmania Regional Land Use _ Allow limited urban expansion beyond the

Strategy 2010-2035 (STRLUS) Strategy 2010-2035 (STRLUS) is the subject Urban Growth Boundary only where it adjoins
of a major review. Work to develop a new existing zones, is strategically planned,
Bagdad-Mangalore Structure Plan will be serviced, and avoids transport and land use

Southern Tasmania timely in that it will be able to both inform, and impacts.
Regional Land Use Strategy be informed by, this broader regional strategic -
2010 - 2035 planning project.
While this document is becoming outdated and o \ Triabunna
subject to a review, some of the key points for : .m'pm" o !
this area can be summarised below. .o - . o
#egdad x

_Focus on residential development outside of

Greater Hobart into key settlements where N s
the daily and weekly needs of residents are '
met. 2 New Norfolk

_Protect regionally significant agricultural land
through the use of the Significant Agriculture

Zone, consistent regional planning, and a .P-w
200m buffer to prevent residential land use
conflict.
. ) . Huonville
et _Bagdad is defined as a village (predominantly _
' residential settlements with a small often ol ¢ @ Major District Centre
mixed use centre that provides for basic l-rm“" _ s
services and daily needs). w L B _"."*“9""“ . District Town
_Support consolidation of existing settlements * R P @ Township
by by restricting the application of rural o Vilage

living and environmental living zones to
existing rural living and environmental living Regional Settlement Strategy (STRLUS, p. 100)

communities.

B Greater Hobart Area

20



4.1 Regional Level Plans (cont.)

Bagdad-Mangalore :[I]:'
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DRAFT Southern Tasmania Regional
Land Use Strategy (STRLUS)

DRAFT Southern Tasmania
Regional Land Use Strategy
(STRLUS)

b ;: REGIONAL LAND
Government

The Draft STRLUS has been released for
consultation (from 19 November 2025 to 22
February 2026). This is a statutory regional
planning instrument under the Land Use
Planning and Approvals Act 1993 and applies
the Tasmanian Planning Policies to strategic
planning across Southern Tasmania. The
STRLUS and TPPs may require or encourage
structure plans to coordinate land-use change
and guide future growth at a local level.

For Bagdad-Mangalore, the draft STRLUS
identifies:

_Bagdad-Mangalore as Rural and Non-Urban
Areas;

_Bagdad as a Village;

Bagdad as a Satellite town (within 45 minutes
of Hobart CBD).

Some of the area is designated as agricultural
land;

Identifies and protects future transport
corridors, including the Bagdad Bypass.

The STRLUS uses boundaries for Hobart’s
Metropolitan Urban Area and regionally
significant towns to limit outward expansion,
protect environmental and agricultural
values, and avoid unnecessary infrastructure
extension. Where towns do not have mapped

boundaries, the existing extent of urban zoning

acts as the boundary. Growth may still occur
but should be contained within current urban-

zoned land or guided through a structure plan.

Residential growth outside Metropolitan
Hobart is to be prioritised in towns with
nominated growth boundaries. Bagdad-
Mangalore does not have a nominated growth
boundary, therefore growth should occur on
land already zoned for urban purposes.

Ouso r‘
; 1 '

¢ 'Kumplun
|
. sHamiiton g =™
A T g l
;A
i -Ener'a'aale i r * s Bagdad

_,‘WGitﬂfwﬂaUE};Qtn_q
i, Bushy Park

e " “‘I

Maydena

NTIVATL'EYS

o A
Wep A2 B
*Glen Hunp —

)

t;Fr ik lin

A

The Southern Tasmania region (Draft STRLUS, p. 13)

_ l;zl!F
Tﬁabunna
iColebro«o iﬁ
! lf;‘.)rford A

¢ *Mangalore
s | L -_,g'c.ai!lpanba

BRIGHT@N
CLARENCE

Any proposal outside a Town or Village
Boundary must show that it:

_prioritises adjoining rural-residential zoned

land first; and

_avoids satellite growth that undermines

growth management or targets for
Metropolitan Hobart or towns with nominated
boundaries.

¥Buckland

& Richmond

1rSE’!I"'lEl..L

R Dod ge LEGEND
¥ (@R

= Regional Boundaries
Roads
ssisis Frelght Raitway

9 Hobart international Alrport

. National Parks, Reserves and Conservation Areas
¥ Open Space & Recreation

Urban Areas
.4 - -r
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4.1 Regional Level Plans (cont.)

Joint Land Use Planning Initiative Southern Central Region Regional Southern Central Region
Settlement Strategy 2010 Workforce Planning 2017 Infrastructure Study 2022

Fenig .
et southern Gentral

Prepared by:  Catherine Nicholson, Dion Lester

Regional Workiorce Planning

- |nfrastucture
aning

« 18 March 2022 (53}

i

FINAL REPORT

August 2017 ﬁ

SOUTHERN B SOUTHERN o il
MIDLANDS MIDLANDS =~ Derwi ! highians
COUNCIL COUNCIL CouNGIL ey

E——2 *I_sfn‘a"-s.'

sustainabler/7inking®
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4.2 Local Level Plans

Bagdad-Mangalore Structure Plan Midlands Economic Development and Southern Midlands Community
2010 Land Use Strategy (MEDaLS) 2014 Infrastructure Plan 2024
V% g}g%igng ﬁ%@?@i Southern.MidLonds
Midlands Economic  SGS Community Infrastructure Plan
Development and Land Use (!' Eognomics

Strategy (MEDaLS)

Stage 1 Final Report
Southern Midlands Council
May 2014

MARCH 2024

Flood plain areas.
ity
(] wearoms

[3] ot ey st mtste
catchment

[&] tarsr e conve

Independent insight.
TER1® BAGDAD-MANGALORE STRUCTURE PLAN | o P q
m--! Scbens 500 T
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4.2 Local Level Plans (cont.)

Bagdad-Mangalore Hydraulic
Assessment 2023

29 September 2023
FE_23037

14" December 2023

FE_23037_8

Southern Midlands Council
Bagdad - Mangalore Hydraulic Assessment Southern Midlands Council
Bagdad - lore Hydraulic
Part B: Flood Mitigation Options

Part A: Catchment Modelling Report

Prepared for: Southern Midlands Councll Prepared for: Southern Midlands Council

Level 4 - 116 Bathurst Street
HOBART TASM
A

— —
flussig BT ThSMAOA 3608
;

Part A of the assessment included modelling of
%1 AEP flood extents. The following areas were
identified as hazards.

_Cartledge Lane to Iden Road (Horfield Creek)

_East Bagdad Road Bridge Crossing (Bagdad
Rivulet)

_lden Road to 1771 Midland Highway (Horfield
Creek)

Flood hazards around Chauncy Vale Road, Winstead Road, Bagdad Recreation Ground
_Chauncy Vale Road to Winstead Road

0,
(Bagdad Rivulet) Pre 1% AEP + CC @2100

Hazard
[ H1
[ IH2
[ IH3
[ TH4
[ JH5
[T He

_Bagdad Recreation Ground to 1709 Midland
Highway (Bagdad Rivulet)

_1192 Midland Highway (Bagdad Rivulet)

2

Part B discusses mitigation options for some
of these areas

Flood hazards around 1192 Midland Highway

24



4.3 Key Developments - Midland Highway

MIDLAND HIGHWAY
SAFETY UPGRADE
WORKS PACKAGE -
MANGALORE TO
BAGDAD STAGE 2
(MANGALORE)

Submission to the Parliamentary Standing
Committee on Public Works

Version: 1 Date: 31 May 2017

[

Transport Infrastructure Services g‘fa‘ |

Department of State Growth ’
Tasmanian

1. Midland Highway Safety Upgrade
(2017)

Works to reduce road collisions included:

_A 3.0m central median turn lane to separate
northbound and southbound vehicles, and
separate vehicles turning right (into property
entrances) from through traffic

_Reduction of the speed limit to 8okm/h
_Widening of the sealed shoulders to 2.om

_Removal of road side hazards such as
steep side slopes and drains, or protection
with safety barrier, to provide a safer road
environment.

Gradys

gaad

|
lict

Gull y

langadorg

Lackeys

."‘fl i

Barren
‘ &1"-’T*'S Den
RocK | ry) »
Swans Swan Street By
Hill (north) et
#
) g
Big Tom ‘
: euly
¢ Stage 1: Bagdad
[.)-‘.:-"s is
‘ E“:‘O’:V
Eddington
4/ Road He ston
|L!u'l'
Bagdad .
: Bagdad
Sugadoar Gilovers
=)

Stage 2: Mangalore

angalere

Black Brush Road

Roundabout

Pontville

Vrasan

Bagdad-Mangalore
Structure Plan

Sl

2. Bagdad Shared Path (2024-25)

Constructed along the Midland Highway from
Iden Road to the primary school, to improve
pedestrian environment.

25



4.4 Key Developments - Bagdad Community Club + Recreation Ground
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The Master Plan for this recreation precinct
proposes:

_New indoor multi-purpose sports facility
_New, relocated childcare centre

_New multi-purpose clubhouse/pavilion
(pictured above, Philp Lighton Architects
2024)

BAGDAD COMMUNITY CLUB

MASTER PLAN REPORT

_New playground
_New outdoor community hub space

_Formalised pedestrian footpaths and car
parking spaces, safer vehicle access.

18 July 2022 Community Consultation Issue Improved corner presentation with

landscaping at the Midland Highway / Hall
Lane intersection.

The Bagdad Community Club was community
4, owned and is currently being transfered to
JENSEN s criecure Council, following community agreement.

pLUS Urban Design

Social Planning

Council has also purchased 1689 Midland
Highway, Bagdad, located opposite the
recreation precinct, and will be incorporated
into the Bagdad Community Club Precinct.

26



4.4 Key Developments - Bagdad Community Club + Recreation Ground (cont.)

Bagdad-Mangalore :[I]:
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Mangalore Recreation Ground Redevelopment Community & Corporate NIBLANS

Development

a business unit of Southern Midlands Council

General Arrangement

Assisting in Building Capacity & Sustainability
in the Southern Midlands

[ On & Off Lead Pet Pathway
| (gravel)
Including Fitness Track
i 2 | Elements
! | 'l?[
idland High}/vay

B 7 =

Landscaping
Ground .
‘ - —— _J /

/ Blackbrush Road |
_____ _ - | — |

Reconstruct Arena in
new location to best —
practice standards

Compound and Shed

Car Park

Panel 4 Scale 1:1000

Note: This plan is slightly different to the current
redevelopment of the land.

Completed in 2023, the Mangalore
Recreation Ground has a special focus
on Equine activities.

It also incorporates more general
recreation elements like a playground
and walking loop. A proposed walking
loop / fitness track has not yet been
installed.
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4.5 Population Data Review

Bagdad-Mangalore I=||
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A review of TasPOPP
2024 indicates that the
Southern Midlands
has experienced steady
growth over the past
decade but this is
expected to slow.

JENSEN "
Landscape Architecture

pLUS Urban Design
Social Planning

Population growth (TasPOPP 2024)

High growth 2053

Medium growth 2053 = = = = = =

‘ 20% of
65 population above

+ 0.3%
the age of 65 Annuall +0.8%
nnually Annually
*Note: This figure is much higher than what was
projected in 2006 (JLUPI Settlement Strategy 2010)
Agriculture, 2023 — T ©— ©

Employment (Census data 2021) Forestry or Fishing

14% of the workforce employed in % 14.4%

Agriculture, Forestry or Fishing

(highest among all industries). Health Care +

Social Assistance
In second was Health Care +
Social Assistance and third was @ 12.7%

Construction

Southern Midlands

Construction

@ 11.5%

28



4.6 Population Projections

Bagdad-Mangalore :[I]:
Structure Plan

Using ABS historical
data and TasPOPP
projections, the Bagdad
Township experienced
an average annual
growth of 2.06%

from 2011-2021, while
Southern Midlands
Council is projected to
grow at 0.3% (medium)
to 0.8% (high) annually
to 2055.

JENSENED[I= Lo

Landscape Architecture
Urban Design

State policy seeks that up to a 15-
year supply of residential zoned land
should identified for the forecast
demands. This structure plan

relies on population data from ABS
(Historical) and TasPOPP to provide
a population forecast range.

Historical Growth

Historically, according to ABS Census
data, the Bagdad Township population
increased by 59 people between 2011-
2016 (2.91% average annual growth rate),
and 36 people between 2016-2021 (1.55%
average annual growth rate). In total, the
historical growth between 2011-2021
has an average annual growth rate for
this period being 2.06%.

TasPOPP

In May 2024, Tasmanian and Local
Government Area Population
Projections — 2023 to 2053 (TasPOPP),
provided medium and high series
population projections at the Local
Government Area level. For Southern
Midlands Council, the projections show
an average annual growth rate of 0.3%
at a medium series, and 0.8% at a high
series.

|20m |2016
406 465 501
521% 422" 497
Data not readily available Data not readily available 416

Data not readily available Data not readily available 560

|2021

Bagdad Township
Mangalore Township
Bagdad-Manglore East
Bagdad-Manglore West

Table 1: Population from ABS Census 2011, 2016 and 2021
*Not comparable to subsequent years due to different geographical areas.

"Ultimate" (long term — — — — = —
30+ years)

High growth 2055
(Historical Growth)

Medium growth 2055

(TasPOPP) - -
+0.3%
Annually
+2.06%
Annually
2021

Bagdad-Mangalore
population projection

PLUS

Social Planning
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4.7 Demand-side factors for future housing

Bagdad-Mangalore
Structure Plan

Sl

Implications of population
growth on land for housing

Future population projections can be
used to estimate the demand for future
housing.

An assumption of 2.8 residents per
dwelling rate has been considered more
appropriate. This rate has been chosen
based on the average number of people
in the households between 2016-2021.

A range of approximately 75 to 705
new dwellings are required to 2055.

Understanding these demands will
assist with the plan for the "Ultimate”
scenario for the longer term.

Also of note is the 2023 National
Cabinet pledge to deliver 1.2m new
homes across Australia from 2024-
2029. Based on population share,
Tasmania's housing growth would be
about 5,000 new homes each year. It
is reported that the state has not yet
achieved this level of new housing
growth.

JENSEN " [
Landscape Architecture

p Ll |S Urban Design
Social Planning

Bagdad-Mangalore
future dwelling demand

"Ultimate" (long term
30+ years)

High growth 2055

Medium growth 2055
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4.8 Housing Supply

Bagdad—Mangalore has Based on an analysis of vacant or N Based on thi.s. methodology the vacaqt
underutilised residential and rural living and underutilised land has the potential

the capacity to SllppOl't land within Bagdad and Mangalore, the to accommodate approximately 178 new

. following is noted: dwellings on unconstrained land.
approximately 178
dd. o 1 d ll. _There is a total of 18ha of vacant and _Approximately 161 new dwellings (Village
a ltlona wW¢Ee lngs underutilised land in the Village Zone, and Zone) would be accommodated in Bagdad.
Within itS eXiSting 23ha in the Rural Living Zone. _Approximately 13 new dwellings (Rural Living
( d l d) V.ll _Specifically, in Bagdad, there is approximately Zone) would be accommodated in Bagdad.
UnNnacveiope 111A2€ o -

P g 18ha of vacant/underutllllsed Vlllage Zone _ Approximately 4 new dwellings (Rural Living

and Rul'al LlVlng Z()lled land. In Mangalore, there is approximately Zone) would be accommodated between the
18ha of vacant/underutilised Rural Living -
towns in the valley.

land. Zone land. In the broader area (between the

Detailed Yield Summary + Assumptions
are contained in Appendix C_Yield
Analysis.

townships, there is approximately sha of
vacant/underutilised Rural Living Zone Land.

The following outlines the methodology
used for the land supply assessment.

_Vacant and underutilised land that has been
considered to be large enough to support
subdivision. Theoretical minimum lot sizes
were defined based on existing patterns of
development for single detached dwellings.

1 _Inthe Village Zone, the minimum lot size is
60om?® with an average of approximately 9

dwellings per hectare (includes land for roads

Bagdad-Mangalore and drainage).
dwelllng supply _In the Rural Living Zone, the minimum lot size
is 10,000m?, with an average of approximately
I — 0.75 homes per hectare (includes land for

J ENSEN Landscape Architecture .
PLUS Urban Design roads and drainage).

Social Planning
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4.9 Summary of Strategic Policy + Project Review_Key Considerations

e

G

1. Supporting more residential
development

In 2010, the BMSP identified

the need to rezone more land

to Residential and Rural Living
Zones. This took into consideration
modest population growth in the
Southern Midlands at that time.

However the population has

since grown at a faster than
expected rate. Bagdad-Mangalore
Is attractive due to proximity to
Greater Hobart, affordability etc.

Challenges to creating more supply
to meet this demand include:

_Numerous BMSP 2010 rezoning
recommendations have not occurred
yet (e.g. Quarry Town Road)

_BMSP 2010 recommends concentrating
around existing centres and more to the
west of the Midland highway.

_Housing diversity sought to meet needs
of ageing population. Hill side areas
could accommodate more rural living

_Need to mitigate flood risk along
Bagdad Rivulet and Horfield Creek

_Other infrastructure needs

~

-
2. Protecting Agricultural

land

This is important as most residents
work in the Agriculture, Forestry &
Fishing Industry.

Multiple documents have
highlighted the Southern Midlands
Irrigation Scheme as a catalyst
project which has the potential to
elevate the agriculture industry.

One of the key objectives of
he 2010 BMSP was to provide
opportunities for expansion of

This was to be achieved through
the protection of land through
zoning and ensuring new housing is
sited on the least productive areas.

As such, a key aim in the BMSP
is to re-assess the suitability
and productivity of current and
potential agricultural land.

agricultural production in Bagdad.

~

e

G

3. Recent and ongoing
community infrastructure
upgrades

The local area has benefited

from recent improvements to
community infrastructure, such as
the Mangalore Recreation Ground
Redevelopment.

The BMSP 2024 should:

_Continue to support the master
planned redevelopment of the Bagdad
Community Club and Recreation
Ground.

_Consider if more future residential land
should be concentrated around this high
amenity facility.

_Support Council's emerging partnership
with Bagdad Primary School to create
public access to school facilities.

_Enhance recreation and tourism
opportunities at Chauncy Vale Wildlife
Sanctuary

_Re asses status of Iden Park and
determine if it should be sold/ re-
purposed due to under-use

_Consider facilities needed to support
the ageing population

Bagdad-Mangalore
Structure Plan

Sl

-
4. Facilitating a safer and

more pedestrian-friendly
Midland Highway

In the long term, the planned
Bypass will help reduce traffic
volume along the Midland Highway.

However in the interim, the recent
safety upgrades has been a
beneficial move.

The construction of the Bagdad
Walkway between Hall Lane

and Iden Road will also facilitate
active mobility. In tandem, the
improvements to the Bagdad
Community Club at Hall Lane will
create a more pedestrian-friendly
interface.

To keep supporting this, the plan
should:

_Avoid creating linear, "ribbon"
development along the Midland Highway
with excessive vehicle entry points

_Investigate the extension of the
walkway further south to Mangalore
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5.1 Mapping
Aerial

Bagdad-Mangalore

are nestled in a valley,
surrounded by natural
beauty and distinctive
environmental features.
These areas are

defined by its network
of creeklines and
vegetation.
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Bagdad-Mangalore
Structure Plan
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5.1 Mapping
Zones

Bagdad and Mangalore
study area’s pattern

of planning zones
generally shows Rural
and Agriculature Zones
with some areas for the
Rural Living Zone.

Pockets of Village
and Future Urban are
located around the
centre of Bagdad.

JENSEN P e
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O] sTuDYAREA

Tasmanian_Planning Scheme Zones_statewide shp

B Agriculre
B Central Business
“ommereial

. Environmental Management
- Future Urban

[ Gicnersl Business
.Gemml Industrial
.Gcm‘mt Residential

[ irer Residential

. Landscape Conservation
[ Light Industrial

Iocal Business

B 1.ow Density Residential
B Major Tourism
.('.‘pm! Space

[ Panticular Purpose

[ Port and Marine

Wl Reereation

D Rural

[ Rural Living

[ Urban Mixed Use
Onitities

& vitloge

PONTVILLE

lo.o km  10km  20km 30km~  1:30,000 @ Al
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Observations

_Nine land use zones apply to the study area
including agriculture, rural living, rural, village,
future urban, utilities, community purpose,
environmental management and particular
purpose zones.

Environmental management areas have been
zoned along some part of major water bodies.
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5.1 Mapping
Codes

Bagdad-Mangalore :[I]:'
Structure Plan

The study area is
affected by seven codes
which are most relevant
to the future growth of
Bagdad-Mangalore

JENSEN P e
Landscape Architecture

pLUS Urban Design
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Observations

The Study Area has seven applicable Codes,
as listed below. Some Codes trigger referrals
to state agencies. The Desired Outcomes
and relevance for the most pertinent Codes
have been detailed below.

Landslip Hazard
Bushfire Prone Areas
Attenuation Area
Scenic Road Corridor
Priority Vegetation
Local Heritage Place

Road and Railway Assets

Bushfire Prone Areas:

The purpose of the Code is “7To 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.”

Requirements for access, water supply and
subdivision.

Landslip

The purpose of the Code is “To ensure that a
tolerable risk can be achieved and maintained
for the type, scale and intensity and intended
life of use or development on land within a
landslip hazard area.”

Requirements for development and subdivision.
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5.1 Mapping
Land Use

Residential, Farm Observations
Infrastructure and

Grazing are the most
common land uses in

the Study Area.

_Land uses in the study area are generally
residential and farm infrastructure along
South Midland Highway.

_Commercial, public and recreational services
are also located along the highway.

_Urban residential cluster has been emerged in
Bagdad.

_Rest of the area consists of native cover and
the natural and conservation area.

O] sTuDYAREA

list_band_use_2021_statewide-shp
B truensive Uses
B 1.1 Natural and Conservation Areas
D 2.1.0 Grazing native vegetation \
.2,2‘0 Production native forests

| [0 3.1.0 Plantation forests

D 3.2.00Grazing modified pastures S
[ 3.3.0 Cropping
[ 3.4.0 Perennial horticulture

W .6.0 Land in ransition .
[ 4.2.0 Grazing irrigated modified pastures

O 4.3.0 Irvigated cropping

[ 445 trvigated shrub berries and fruits

[ 4.4.9 Ivigated grapes

.4.&5 Abandoned irrigated perennial horticulture
[E15.2:6 Horse studs

[ 5.5.0 Manufacturing and industrial

[0 5.4.0 Residettial and Farm infy ture

B 541 Urban residential

W 5.5.0 Services

. 5.6.7 Water extraction and transmission
W 572 Roads
'5.?.3 Railways

B 5.5.2 Quarries
Ws.1.0Lake

W 6.2.1 Reservoir

W 630 River

O 6.5.0 Marshywetland

PONTVILLE ( \ 2
Q,
N ;
4 Q® &
annin 0.0 km 1.0km 2.0km 3.0 kmy 1: 30,000 @ Al
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5.1 Mapping
Access + Movement

Midland Highway is the Observations
State Highway which
connects to Hobart

and beyond (recently

upgraded).

_Midland Highway is the State Highway which
connects to Hobart. State Government
recently invested in significant highway
improvements along the existing route. It
has been altered from a 100kph road with
no centre separation to an 8okph road with
the addition of a 3.0m central median turn
lane to separate northbound and southbound
vehicles and to separate vehicles turning
right (into side roads and property entrances)
from through traffic. This has created a lower
speed traffic environment more suited to the
residential and rural residential nature of the

Proposed bypass to the
east of the townships.

Limited cycling routes.

area.

A Midland Highway bypass corridor has been
identified to the east of the towns.

_General Access Bus Routes are located along
the Midland Highway.

_Limited cycling routes throughout the study
area.

O] sTuDYAREA
— Access Road
— Arterial Road
—Collector Road

. B General Access Bus Routes
— Local Road
== National/State Highway
—Sub Arterial Road
— Vehicular Track
== Proposed Midland Highway Bypass

0.0k 1.0k 20km 30k 1:30,000 @ A1 .
J E N s E NEI:l:FI ifnndn;2§p§ Architecture " . g ~ RD [
PLUS Socal Panming
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5.1 Mapping
Lot Size

Smaller allotments to
the established areas in

the townships

Larger agricultural
allotments
predominates the
surrounding area.

Detailed lot sizes in Bagdad
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Observations

_Generally moderate lot sizes (between
2,500m2- 5,000m?) within Bagdad. These
sites are arranged in an irregular grid
network. This presents a need to maintain a
sense of spaciousness within the town.

_Some pockets of smaller lots around 1,000-
1,500m? to the east side of Midlands Highway
in Bagdad.

_ A cluster of moderate allotments between
2,500-5,000m?at the key junction in
Mangalore.

_Large parcels (greater than 10,000m?2)
primarily to the surrounding the towns on
rural allotments.
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5.1 Mapping
Land Ownership

Relatively few land
parcels are publicly
owned (state, council or
Crown lands).
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B Commonwealth of Australia
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Observations

_Most land parcels are privately owned.

_Designated areas of land set aside for the
Crown, located along the Midland Highway.

_A small number of parcels of land in
Mangalore are under the ownership of
Southern Midlands Council, situated along
Black Brush Road.
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5.1 Mapping
Landscape + Vegetation

Native vegetation and Observations

forestry to the eastern
and western extents of
the study area.

_The identity and character of the region
are underpinned by its environmental and
ecological setting. The surrounding landscape
of forested areas, topography, and creeklines
provide a backdrop and sense of place for
the townships and also contribute important
environmental and ecological values.

_The valley is framed by dry eucalypt forest
and woodland, including Eucalyptus viminalis
and E. pulchella. Much of this vegetation is
visible from the lower valley and makes a
valuable contribution to the area’s landscape
character.

_Creeklines define the lower reaches of the
valley, with the Bagdad Rivulet and Horfield
Creek being the most notable. These
waterways form significant biodiversity and
environmental corridors for the region.

_These creek corridors and tributaries are
in a mix of public and private ownership,

*. [ STUDY AREA
h [JAgricultural, urban and exotic vegetation
« 1 BAGDAD TOWNSHIP BDY

L/ﬁi’:;iﬂgi??gﬁ;‘;:;ﬁﬁf with limited specific planning controls or
Z‘/ — g SR directions. The creeks of the valoley are

-+ [[] Other natural environments

an important environmental feature of

Other Open space

ig! Plantation Forests i
%Figgahruar:h :lhrlldn'.;ella;d o ‘ the I’egIOI’] that needS tO be protected and
crub, heathland and coastal complexes s
[CJSTUDYAREA \ o
[ Wet eucalypt forest and woodland ) 4 B @ en hanced

2— list_10m_contours_southern midlands shp }
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5.1 Mapping
Topography + Water

Strong relationship
between the creeklines
and contours.
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| “BAGDAD T : Flatter topography along the valley floor,
e X G RO AI Y where most housing and infrastrucutre is also

located.

_Moderate and steep slopes across much
of the study area. Steep slope presents
constraints for construction and servicing.

R
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6. Social Infrastructure

Bagdad-Mangalore
Structure Plan
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The study area has

a variety of social
infrastructure,
including open spaces
and recreational
facilities that the
residents can access.

There is a need

for additional
infrastructure to
service the growth of

the study area.
JENSEN" ...

pLUS Urban Design
Social Plannin g

Planning for the future provision of
social infrastructure is essential to meet
the needs of the forecasted population
growth. A high level assessment of

the existing social infrastructure and

benchmarking was undertaken to identify

current and future social infrastructure
gaps for the study area. This analysis

does not provide an understanding of the

quality of service, or the condition and
capacities of these facilities.

A detailed survey of the facilities and

services would be required to understand
their level of service, conditions etc. This

is beyond the scope of this report.

Benchmarking

Benchmarking provides a numeric analysis
of community need based on a prescribed

set of best practice principles. These
benchmarks are intended for application
in Australian context and provide an
indication of the types of facilities that
should be provided per population
numbers and can be used to provide a
basic assessment of ‘gaps’ within the
provision of social infrastructure.

These benchmarks have been developed

through a review of the following
relevant resources which provide

specific guidance on social infrastructure

planning.

_ Gawler Social Infrastructure and Services
Study (2015);

_Playford Social Plan for Services +
Infrastructure (2013);

_Planning for Community Infrastructure in
Growth Areas, Victoria (2008); and

West Toowoomba Local Plan (2015).

Quantitative Gap Analysis

A high level benchmark-based gap
analysis has been undertaken outlined
in the type of social infrastructure from
the table.

Understanding the quantity of the
existing supply against the future
projections for Bagdad-Mangalore will
inform whether there are any current
and future gaps.
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6.1 Social Infrastructure (cont.)

The table provides an analysis of available

community infrastructure at a high-level. e e Bek (R:i;ie Current Gap
The analysis has been based on the 2021 Infrastructure Social Infrastructure Facility Benchmark for provision Values) Provision Threshold Comment
population of 1,974 people within the Education Childcare Centre 4000 9000 2 1.5|Benchmark satisfied
Bagdad-Manganre. Kindergarten/Early Childhood Education 8000 12000 o} -0.2|Benchmark satisfied
Public Primary School* 7,500 9000 1 0.7|Benchmark satisfied
The benchmarking analysis suggests that Public High School* 15,000 25000 o -0.1]Benchmark satisﬁed
h . I fficient tity of TAFE district campus 150,000 o 0.0|Benchmark satisfied
t ere I_S a generally su I_Cl_e_n quantity University Not readily available o.0|Benchmark satisfied
social infrastructure facilities based on Health GPs 909 o > 2| Below Benchmark
the current population. Two potential gaps Hospital 100,000 ) o0.0|Benchmark satisfied
in the quantity of social infrastructure Community Library 15,000 30000 o} -0.1|Benchmark sat@sfied
. ) Youth Centre 8000 10000 o} -0.2|Benchmark satisfied
based on the current population are: o : :
pen Space  Active 2.0ha (excluding golf courses) per
_ 2-3 General Practitioners 1000 people 5.44ha 1.49 ha|Benchmark satisfied
Passive 0.7 to 1ha per 1000 people 0.81ha -0.57ha|Below Benchmark
—0.57ha Passive Open Space (parks, gardens, Shopping Supermarket 10000 0.2 0.0|Benchmark satisfied
Ielzf)ar open space, conservation, playgrounds, * Demand for public schools will be affected by the provision of private schools

** Gap Threshold is based on Low values as a conservative approach

It is highlighted that these benchmarks
provide a high-level assessment only.

It does not assess the adequacy,
acceptability or accessibility (e.g. in
neighbouring towns) of the current
service provision nor incorporate specific
local requirements.

As outlined in the Southern Midlands
Community Infrastructure Plan (March
2024), aroadmap has been established
to ensure ongoing improvements
through the sustainable and efficient
management of infrastructure.

It should be used as a general guide only.
A detailed survey of the facilities and
services would be required to understand
their level of service, conditions etc. This
is beyond the scope of this report.

E Ns E NEI:l]:I Planning
J Landscape Architecture
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6.2 Mapping
Social Infrastructure

. Education
1x Primary School
@ Bagdad Primary School

o 3 F @ Bagdad Childcare
1x Community Facility
Community Facilities

2X Open Spaces 3) Bagdad Community Club

4x Recreational Areas Open Space

@ Lyndon Road

1x General Store (5) Iden Park

Recreation

1x Post Office

@ Mangalore Recreation Ground
@)  Hobart Clay Target Club Inc
(8) Tas Pistol + Rifle Club Inc.

@ Bagdad Community Club
Shopping

@ Bagdad Store

@ Bagdad Post Office

}“\L\\
N A Y

I=I:||]=l Planning 00km  10km  20km 30km™ 1:30,000 @ Al EL D ERLIE RD \
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7-1 Mapping
Constraints

This map shows in a
visual way the physical
location and overlapping
of constraints.

Areas on the map that
show darker red have
more constraints.
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_This map shows darker areas of red where

constraints are overlapping, indicating
there are more challenges associated with
these parts of the study area and therefore
indicating that development may not be
best suited- especially if associated with a
vulnerable land use.

_This map includes:

_ Steep slope (greater than 15°)
_Heritage

_Native and forestry vegetation
_Lots smaller than soom?2
_Higher Agricultural Prominence

_(High prone bushfire risk to majoriy of the
areas on the map - not shown)

_ The Structure Plan will need to consider the

proximity of potential land use changes or
growth areas to these higher constrained
areas. Carefully designed infill opportunities
may be a consideration.
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7-1 Mapping

Constraints
]
4 Ay,
+ iy = F"“
- ' *,
| S J
2 g A
J 0.
5. .
L, REEN'VA ‘3/
N\, R gy &
y Ey’l?o 0’?
- — ‘AD i e ul - v
) ﬁ‘ s 7 e
9= P/ F
£
L 5]
] e § i 3y
i/ - > ]
il
y : A -} {]
ol DAD 67";.{
\ ~ : ' B
, 8 - = ) .
PR Y, _35 S < E‘:«*—»
L AT | - L
A, " 2 . |
o
=z
i o]
<
%
t !ﬁ )r
] o
. T
A - 40 Roap
1 : ; lijsy iﬁ

JENSENh
Landscape Architecture

pLU S Urban Design
Social Planning

49



8. Engagement

Summary

Summary of the engagement




8. Community + Stakeholder Engagement
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Community

and stakeholder
engagement has been
an integral part of the
Bagdad- Mangalore
development process.

SOUTHERN === JENSENEqF
ook’ = pLUS

Bagdad-Mangalore Structure Plan

Co-Design Workshop

Help shape your ity for housing, agriculture,
environment, transport and infrastructure

Wednesday, 19* February 2025 I Thursday, 20* February 2025 I

5pm-7pm 6pm-7pm
Community Drop-In Final Presentation

. Use this QR Code

Bagdad Community to learn more
about the Bagdad-

CIub Mangalore Structure

Plan
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How we engaged

Early engagement

The engagement process commenced
with a working group session in October
2024, alongside early stakeholder
consultation with TasNetworks, the
Department of State Growth, TasWater,
and Council.

Community Survey

Engagement with the Bagdad-
Mangalore community, including
residents and local businesses began
early in the process through an online
survey conducted between November
and December 2024. The survey aimed
to understand what the community
values about living in Bagdad-Mangalore
and to gather ideas and aspirations for
its future development.

Co-Design Workshops

Co-design workshops were central

to the development of the Structure
Plan. Participants included council staff,
councillors, and key stakeholders, many
of whom had been involved in earlier
engagement.

A workshop in February 2025, promoted
via flyers, social media, newsletters,

and emails, focused on developing a
preliminary vision, guiding principles,
and planning scenarios. This was
followed by community review through
drop-in sessions and a presentation of
outcomes.

Draft Plan Consultation

The Draft Structure Plan was placed

on exhibition between 14 July and 15
September 2025. This engagement
period was extended from the standard
one month to two months to allow
additional community input.

Online Survey and Drop-In Sessions

During the exhibition period a second
online survey was conducted collect
structured feedback. A well-attended
drop-in session was also held on 31
July 2025, from 2 pm to 7:30 pm at the
Bagdad Community Club.

For detailed survey results and
responses to the other submissions
received, please refer to Appendix C.
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9.1 Vision + principles

1. Growing valley 2. Infrastructure 3. Keep the country feel
Plan for well-managed growth in Supportlng grOWth Protect valley landscape character, with
population, housing and services, to : : spacious country/rural living, alongside
cater for growing demand for valley Including sewer network capacity, water,  some village development of smaller
lifestvle power, open space and community homes.

s facilities.

4. Attractive “village 5, Promote destinations 6.Connected valley
centres”

Placemaking and identity improvements, = Connect people and places within the

building upon “Heritage Mile”, “gateway to valley, and regionally, via roads, walking,

country” and other attractions. cycling, horse riding and public transport
routes.

Make business and community nodes at
Bagdad, Bagdad Community Club, and
Mangalore clearer through zoning, public
realm improvements and better access.
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10.1 Overall Structure
Plan

The Structure Plan
iy

proposes land use | Sk S ]
changes to support e L PR T L
housing growth, with a o N ey Sy (-
focus on the villages of

Bagdad and Mangalore.

New local roads

and paths, and

other supporting
infrastructure, is also
planned to support land
uses changes over time.

STUDY AREA

TOWNSHIP BOUNDARY

NEW VILLAGE ZONE

VACANT VILLAGE

NEW LOW DENSITY RESIDENTIAL
NEW RURAL LIVING A
VACANT/UNDERUTILISED RURAL LIVING
NEW RURAL LIVING (s000M2)
NEW LINEAR OPEN SPACE

OPEN SPACE UPGRADE

NEW COMMUNITY PURPOSE
NEW ROADS

NEW TRAILS

180M WATER SUPPLY LIMIT

AL UONURIIO

VILLAGES 80ooM CATCHMENT

JENSEN E:‘nn;si:agpe Architecture = 1:40,000@A3

p LU S Urban Design
Social Planning
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10.2 Structure Plan _ Bagdad

Bagdad-Mangalore I=||
Structure Plan

Note: The Structure Plan identifies land where the use is planned
to change over time (e.g. from rural to residential), as well as key
infrastructure such as access roads/streets, and open spaces.

Land division from 2,500m2 (unsewered) to
maintain rural residential character and additional
lifestyle choice on edge of the village area.

Linear open spaces created alongside creek
(as part of residential land development).
Multi-purpose corridors including recreation,
biodiversity, stormwater and infrastructure.

Village Residential area, detached housing min 6oomz2
lots. Connected and walkable. Maximum elevation
18om AHD for water supply. Future access roads
indicated - if required by land development.

Walking trail follows former rail corridor and/
or borders future residential areas (subject to
further investigation).

Low Densiity area, on existing waste water
irrigation area. Develops only when trunk sewer
connection provided to south and waste water
treatment plant decommissioned. Future access
roads indicated - if required by land development.

JENSENh
Landscape Architecture

CHAUNCY-VALE RD -

Existing undeveloped Village Residential
area, detached housing min 6oomz2 lots.

Opportunity to develop more of a village centre
with local retail and services, and public open
space, on either or both sides of the highway.

Options for public open space location(s)
subject to further investigations.

Recent residential development,
opportunity to connect to land to south
to Chauncey Vale Road.

STUDY AREA

TOWNSHIP BOUNDARY

NEW VILLAGE ZONE

VACANT VILLAGE

NEW LOW DENSITY RESIDENTIAL
NEW RURAL LIVING A
VACANT/UNDERUTILISED RURAL LIVING
NEW RURAL LIVING (5000M2)
NEW LINEAR OPEN SPACE

OPEN SPACE UPGRADE

NEW COMMUNITY PURPOSE
NEW ROADS

NEW TRAILS

180M WATER SUPPLY LIMIT

| JOELUORON O

VILLAGES 8ooM CATCHMENT

N 1:10,000@A3
[ ———
o 150m

p LU S Urban Design
Social Planning
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10.3 Structure Plan _ Bagdad South

Bagdad-Mangalore I=||
Structure Plan

Note: The Structure Plan identifies land where the use is planned
to change over time (e.g. from rural to residential), as well as key
infrastructure such as access roads/streets, and open spaces.

Modest rural living subdivision
opportunities around Gangells Lane.
Future access roads indicated - if
required by land development.

Modest rural living subdivision opportunities
around Halls Lane, close to recreation area

Modest rural living subdivision opportunities
accessed from Quarrytown Road, generally
at elevations less than 18om AHD, avoiding

steep slopes, and maintaining views to
forested ridgelines

STUDY AREA

TOWNSHIP BOUNDARY
NEW VILLAGE ZONE

VACANT VILLAGE

NEW LOW DENSITY RESIDENTIAL

NEW RURAL LIVING A
VACANT/UNDERUTILISED RURAL LIVING
NEW LINEAR OPEN SPACE

OPEN SPACE UPGRADE

NEW COMMUNITY PURPOSE

NEW ROADS

NEW TRAILS

180M WATER SUPPLY LIMIT

| JeE UOEDIAELD

VILLAGES 8ooM CATCHMENT

@ 1:20,000@A3
=[|]:' ' [
JENSEN Planning (o] 3o00m

Landscape Architecture

\
\

p LU S Urban Design
Social Planning

Bagdad Recreation Area - deliver
master plan for enhanced sporting and
community facilities.

New community purpose opportunity on Council
-owned land to integrate with master plan.

Generally less subdivision opportunity on
east side of Midland Highway, as many lots
are around 1ha in size already, and flooding
constraints apply to many properties.

New shared path and trail along Rivulet

| to school. School Road improvements

for safer drop-off, possibly one-way
movements with footpaths and formalised
parking. Potential expansion of the school
(future rezoning would be appropriate).
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Note: The Structure Plan identifies land where the use is planned
to change over time (e.g. from rural to residential), as well as key
infrastructure such as access roads/streets, and open spaces.

10.4 Structure Plan _ Mangalore

Modest rural living subdivision of selected
blocks on east side Midland Highway,
especially where side road access is available

Bagdad-Mangalore-Brighton shared use path

Additional landscaping and playground
amenity to Mangalore Recreation Area.

Indiative local street network to connect
rural living zoned land and provide access

to Black Brush Road.
STUDY AREA

TOWNSHIP BOUNDARY
NEW VILLAGE ZONE

VACANT VILLAGE

NEW LOW DENSITY RESIDENTIAL

NEW RURAL LIVING A
VACANT/UNDERUTILISED RURAL LIVING
NEW LINEAR OPEN SPACE

OPEN SPACE UPGRADE

NEW COMMUNITY PURPOSE

NEW ROADS

NEW TRAILS

180M WATER SUPPLY LIMIT

Development site for rural living subdivision
with road access from crest of Black Brush
Road. Limit elevation of development
(houses) to approx 18om AHD to preserve
forested ridgeline and rural landscape.

-
L2
O
.
O
.
.
-
o
O

Rural Living zoned land with potential for
modest land development with new road
access from Black Brush Road.

VILLAGES 8ooM CATCHMENT

J E N SE N E:\nn;sisze Architecture \ -. . 2 N s % : Vs 3 ; | 110,000 @A3

pLUS Urban Design ¢ . S
Social Planning 3 - ——

o 150m
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opportunities in the Rural Zone.

Change from Agriculture Zone to Rural Zone,
due to lower agricultural values and broader
access roads/streets, and open spaces.

Urb_an Design

Note: The Structure Plan identifies land where the
use is planned to change over time (e.g. from rural
to residential), as well as key infrastructure such as

10.5 Structure Plan _
Rural and Agricu

JENSENh
Landscape Architecture

Land
PLUS



10.6 Structure Plan elements
(planning)

Future residential areas

Future rural living areas

Bagdad-Mangalore I=||
Structure Plan

Business + community

An important action to
facilitate new housing
and infrastructure in the
Bagdad-Mangalore valley
is the rezoning of land.

Typically this concerns
zoning land to support
appropriate forms of new
housing, but some areas of
business and community
development may also
warrant planning changes.

Rezoning may happen
progressively as demand
and infrastructure is
available to support zone
changes.

JENSEN P e
Landscape Architecture

pLUS Urban Design

Social Planning

S

_Future "village" or "suburban' residential
development is focussed at an expanded
Bagdad township.

_The Village Zone and the Low Density
Residential Zone are proposed to provide
for a range of housing options at Bagdad,
respecting local character and lifestyle.

_ A small area of additional housing at
Mangalore is proposed be facilitated by the
Low Density Residential Zone.

_Onland with low agricultural potential,
additional opportunities for rural living have
been identified.

_Locations include land around Mangalore,
and between Mangalore and Bagdad, west of
Midland Highway where flooding constraints
are less and where side-road access can be
achieved.

_The Rural Living A Zone (min 1ha lots) is
proposed.

3
4. Post Office
5
6

1. Bagdad (existing + future retail, business,
health, community services)

2. Bagdad Recreation Area, Club, Child Care,
Youth facilities

. Bagdad Primary School

. Lark Distillery
. Youth Detention Centre (proposed)

For an overview of future community facilities
refer to Appendix D.
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10.7 Structure Plan elements
(transport)

Roads
Future streets and roads are indicative only.

Bagdad-Mangalore I=||
Structure Plan

Shared paths + trails

Future paths and trails are indicative only.

Access to development
sites will focus on side

road access, minimising
new Midland Highway
intersections. Long term,
the bypass road planned for

the eastern edge of the study

area may be required for
the full development of the
structure plan area.

Shared paths and trails

for walking and cycling
have great potential for
connecting the valley
locally, and beyond.
Completion of the shared
path following the Midland
Highway is the priority,
with new opportunities also
identified.

J E NSE NEI.I]=I Planning
Landscape Architecture
pLUS Urban Design
Social Planning

Bagdad

1.

New residential developments provide

new local street networks, and access via
existing roads / streets, limiting new access
points to Midland Highway.

Intersection upgrades.

Traffic calming in village centre.

4. Future bypass road. The ultimate

development of land in the study area may
only be facilitated in the long term, if the
future bypass road is implemented.

Mangalore

1. Bagdad-Mangalore shared path along
Midland Highway.

2. Trail along Bagdad Rivulet (potentially
following future sewer main).

3. Trail from Bagdad Recreation area along
former rail corridor.

4. Shared path connection to Pontville /
Brighton + Hobart.

5. Shared path link to Lark Distillery (Shene
Road).
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Structure Plan

10.8 Structure Plan elements _ N
(environment) Green Infrastructure + corridors Blue Infrastructure gricultural lands

The landform of the
valley - high forested
ridges overlooking
the flatter valley floor
- provides a strong
environmental and
landscape setting.

Bagdad Rivulet and

its tributaries are
important for stormwater
conveyance. Their
quality as environmental
(and recreation)
corridors should be

. . High forest lands above the valley to the east ~Anew Bagdad Rivulet Management Plan _Mai.ntain the protection of the "better”
1mproved over time _and west provide the environmental setting 's proposed to address multiple overlapping agriculturalland to the eastérr-w, central
through better planning for the study area. issues and opportunities, such as water flow ahd south e:jlste_rn areas. This -IS due :co the
and quality, vegetation/re-vegetation and higher local 'agricultural prominence', larger
and management. _Together with the Bagdad Rivulet and creeks weed removal, biodiversity, public access, and land holdings and potential for access to the
flowing north to south, with great potential rural and agricultural needs. Greater South East Irrigation Scheme.

for an improved environmental corridor
through the valley along these waterways.

_To the south, the Jordan River valley provides
..]ENS‘,ENEI][|= Planring another important corridor.

Landscape Architecture

pLUS Urban Design
Social Planning
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10.9 Structure Plan elements
(public realm)

Parks + recreation areas

Bagdad-Mangalore I=||
Structure Plan

Historic features + Gateways

A well designed and high
quality public realm is

a feature of successful
places.

The study area has
several green spaces,
historic buildings and
places of interest.

These should be
enhanced to deliver
local amenity and visitor
interest.

JENSEN P e
Landscape Architecture

pLUS Urban Design
Social Planning

Bagdad

. Bagdad Recreation Area - deliver master
plan for enhanced sporting and community
facilities.

. Bagdad - new village square / small public

space) / park in accessible location to both
sides highway.

. New linear open spaces + trails along Rivulet

and creek in association with property
developments / infrastructure corridors.

4. To Chauncey Vale Wildlife Sanctuary
. lden Road Reserve (existing local park, some

constraints around flood risk)

Mangalore

6. Mangalore Recreation Area. Opportunities
to improve playground + landscaping.

_"Heritage Mile" historic buildings

_ Other historic buildings + landscapes

Wayfinding markers, signs + artworks at key
locations entering / leaving valley

Small public gathering spaces at village
centres

_Long views to / from hills
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10.10 Structure Plan elements
(infrastructure)

Water

Sewer

Bagdad-Mangalore
Structure Plan

A

Preliminary utilities
infrastructure planning
has been undertaken

by Sugden & Gee. Local
upgrades and additional
connections and storages
have been flagged to
service the additional
development areas
proposed in the strucutre
plan.

JENSENh Carcics
Landscape Architecture

pLUS Urban Design
Social Planning

_ High level reservoir planned for future (eg.

Harbachs Road at 250m AHD)

_ Mangalore is serviced via a reservoir

and booster pump station, development
possible up to 16om AHD.

_ Actual infrastructure needs will depend

on subdivision layouts. Early stages of
development should ideally use pipes sized
for the ultimate demand, to prevent the
need for future duplication.

treatment plant site south of Iden Road.

2. Two potential routes for the sewer
pressurised main to existing Brighton
Sewerage Treatment Plant:

_ Adjacent to the Bagdad Rivulet along
new linear open spaces.

Following the existing TasWater Trunk
main to the west of Midland Highway.

3. Council to advocate for prioritisation of the

sewer system based on growth projections.
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Structure Plan

Low Density Residential Zone

_Enabling more spacious character and
lifestyle option. Land division from 2,500m2
(unsewered).

10.11 Zoning intent

Village Zone

_Expansion of Village Zone at Bagdad, on land
that can be supported by future infrastructure
(including sewer) and close proximity to village
centre Enables detached housing on lots from
6oomz2 upwards, providing for affordable
options and efficient use of land.

Rural Living A Zone

Low Density Residential Zone

_More spacious residential character on land
further from centre of Bagdad. Land division
lots from 1500m2 upwards, supported by
future infrastructure (including sewer).

_Enabling rural living lifestyle option, at
locations not used for agriculture and with
access not relying on Midland Highway. Land
division from 1ha.

Rural Zone

_Change from Agriculture Zone to Rural
Zone, due to lower agricultural values and
broader opportunities in the Rural Zone.

Low Density Residential Zone
_Group of existing small allotments at
Mangalore, plus small area of adjoining land,
providing modest residential infill opportunity.

Land division lots from 3000m2 upwards,
requiring careful on-site waste water
treatment.

Community Purpose Zone

_Site proposed for development as a
Tasmanian Youth Justice Facility by
Tasmanian Government (dependent on the
facility being built).

_Land at rear of school potentially to be
acquired by the Department of Education,
Children & Youth for expansion of the
school, in which case rezoning to Community

i Purpose Zone would be appropriate.

JENSEN Planning
Landscape Architecture
pLUS Urban Design
Social Planning
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11. Bagdad + Mangalore urban design concepts

Bagdad-Mangalore '=[|]:|
Structure Plan

High level conceptual
plans have been
developed for Bagdad
and Mangalore to
suggest how future
shopping and
recreation spaces could
integrate with streets
and public spaces.

JENSEN:D[FL miscape rcitecty

PLUS Socal Pl

Bagdad

The urban design concept for Bagdad
investigates how a larger 'village centre’
could be developed. Three different
locations have been tested and are
subject to community and landowner
feedback.

All locations comprise land that is
privately owned, and any future
developments would be subject to
landowners initiating development(s)
on their land.

An expanded village centre at Bagdad is
expected to be a longer term initiative
and some designs may require the
Midland Highway bypass project to
proceed prior to 'main street’ style
developments taking place along the
existing Highway road reserve.

Option 1 (Blackport Rd/Cartledge Ln)

Option 1is located at Swann Street, just
north of existing shops and services. It
includes land for retail development and
open space.

Option 2 (Iden Rd/Cartledge Lne)

Option 2 includes an enhanced main
street public realm with proposed
commercial/retail shops.
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Three options tested for a Iarger village centre in Bagdad.

Option 3 (East of Midland Highway)

Option 3 is a greenfield site on the
eastern side of the Highway with
sufficient land for a supermarket
precinct with specialty shops, plus a
dedicated carpark of a similar size, and
public open space.

Mangalore

The concept for Mangalore is focused on
enhancing the school bus pick up area
by provided a formalised turning area,
shelter and attractive low maintenance
landscaping.

Water Sensitive Urban Design is one way
that sustains a landscape with minimal
watering.

A pedestrian access path from the bus
stop & school bus pick up area to the
local playground is proposed along the
equestrian club. This provides a walking
route away from the road, making it
safer for families with children.
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11.1 Bagdad Concept Option 1 (Blackport Rd/Cartledge Ln)

New public open
space (0.7ha) located
outside of flood-
prone areas

Onstreet 9o degree
parking

=

New commercial/
retail shops to
create a vibrant
main street
precinct

e = =_= =

Linear park connection
along Horfield Creek

Existing bus stop

Existing heritage
building

|
{
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*.
i

High contrast
. . , -y crossing
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e Ja - e b T N connecting the
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<~ : R o | ¢ s g ) : o Existing bus stop
11.1 Bagdad Concept Optio | Cartledge |

L et BT

Existing heritage building

Linear park connection along
Horfield Creek

High quality main street
public realm with feature
paving and seating

Upgraded drainage to a
Water Sensitive Urban
Design swale with planting

New commercial/retail
shops to create a vibrant
main street precinct

New north-south laneway
connecting to private
carparking areas of the
commercial buildings

Shared path running north-
south

Service road to extend to
the new commercial shops

S—— i

New toilet block adjacent to
the playground

— AT J
—

On street parallel parking

Longer term option

to create a residential . , = : : ' .
development behind the . 3 2 1 : High contrast crossing
main street precinct : _ { A ] - e ‘ treatment

April 2025 N
Rev: A
P2324

1:500 @A3




Bagdad-Mangalore '=[|]:|
Structure Plan

11.1 Bagdad Concept Option 3 (East Midland Highway)

Plaza with seating
and feature art
sculpture to create an
iconic landmark for
Bagdad

Extension of the
existing road

of the adjacent
development

High contrast
crossing treatment
connecting the main
street precinct with
the supermarket

New entry to the
carpark of the new

supermarket
New 3000m2

supermarket with
specialty shops

Single lane two-way
highway with slowed
traffic speed

"
N
it

[
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P:
e

~

it

Onstreet parallel
parking

‘ ~
Ny

i
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Note: All locations
comprise land
that is privately

v-","h_

Extended median
islands with feature
trees and plants

\ﬁi
A
i

|

v
‘.:‘;\

e owned, and
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Shared path running ;u;f_;_.:.:.—;‘ = 3 y Iutu e
north-south e evelopments
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Secondary access to :?.:..5” —_"“,:f. initiating
the supermarket's ——
carparpk o development(s)
on their land.
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11.2 Mangalore urban de

~ Shared path running
north-south

L

properties connecting School Bus
‘playground and school Loading
bus loading area. ;
Additional landscaping Precinct
screen and high fencing '
to protect privacy and
security of adjoining
properties.

~
April 2025
I:[l]:l Planning Rev: A
P2324

J E N s E N Landscape Architecture
pLUS Urban Design 1:1000 @A3
Social Planning




11.2 Mangalore precinct concept

Bagdad-Mangalore I=||
Structure Plan

Playground Precinct

JENSENh Cancscs
Landscape Architecture

pLUS Urban Design
Social Planning

Footpath behind
properties connecting
playground and school

bus loading area

Relocate club gate to
improve public access
to playground

New Picnic
shelter adjacent
to open lawn area

Accessible footpath
providing connection
to the playground

High contrast
crossing treatment

On street parallel
parking

Upgrade playground
equipment and
improve the ground
surface for safety

ng Precinct

Schoo Bus Loadi

Car waiting area

Asphalt-paved
school bus loading
area with shelter

Existing bus stop

Upgraded drainage
to a Water Sensitive
Urban Design swale
with planting

Feature art sculpture
on the elevated mound
to establish an iconic

landmark for Mangalore.

High contrast
crossing treatment

New safety fence for
child protection

More shady trees
along footpath

April 2025 N
Rev: A
P2324

1:500 @A3
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Examples of
urban design
features to inspire
ideas for Bagdad-
Mangalore

11.3 Bagdad-Mangalore main street _ gateway sculpture

Bagdad and Mangalore are located
in areas rich in heritage and
history through the architecture
and public art.

A gateway sculptural piece should
celebrate this history and create
a key landmark that makes each
town known to passers-by.

connection,
Image: brisbanevalleyrailtrail.com.au

Midlands silhouette trail. Bagdad being an important rest Silhouette by Stainless steel sculptures. An arch in the

area and horse changing area. Shadows of the path by Folko Folko Kooper shape of the architecture of the local
Kooper. Image Credit: Darren Wright. heritage houses, or a sculptural horse.

hobartandbeyond.com.au

JENSENh e
Landscape Architecture

pLUS Urban Design
Social Planning

73



11.3 Bagdad-Mangalore main street _ precinct + placemaking examples

Examples of
urban design

features to inspire
ideas for Bagdad-
Mangalore

The main

street and
plaza (Bagdad)
is proposed

to have

high quality

materials

+ furniture

and offer
placemaki

ng

features for
gathering

opportun

ities

and social
interaction.

JENSEN=IJEI=

PLUS

Planning

Landscape Architecture
Urban Design

Social Planning

Plaza + placemaking

Village-feel plaza with activated spaces, sculptures, temporary lighting, etc within the proposed Main
Street Precinct in Bagdad.

Active pedestrianised street with temporary interesting placemaking features
in Bagdad and Mangalore.

T Gl

within the key activity areas

Streetscape

-

Clear crossin ints for safer connections
across roads + intersections along Midland
Highway, Blackbrush Road and Iden Road.

GoOD
¥ PANTRY

offerings and improved connections to
adjacent key areas in Bagdad.
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Examples of

urban design
features to inspire
ideas for Bagdad-
Mangalore

11.4 Bagdad-Mangalore designh elements _ street furniture + paving

The towns and their surrounding
areas have a rich connection with
large heritage houses that create
a unique character and feature. The
materials and furniture can reflect
similar colours and features as well
as celebrating a more modern style.

A high quality public realm for
the main streets and plaza will
enhance the walkability and visitor
attraction in key locations of
Bagdad and Mangalore.

Bespoke design elements for
the furniture will create a unique
character for the locality.

New play equipment will reflect
the natural landscape of Tasmania
with timbers and other natural
materials, and offer inclusive
elements for the opportunity for
all children to play and socialise.

JENSEN P e
Landscape Architecture

pLUS Urban Design
Social Planning
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Examples of

urban design
features to inspire
ideas for Bagdad-
Mangalore

11.4 Bagdad-Mangalore design elements _ soft landscaping + water sensitive urban design (WSUD)

The soft landscaping is proposed
to be dense, diverse, and low
maintenance using a variety of
local and other plant species
suitable for Bagdad and Mangalore.

Water sensitive urban design
(WSUD) is a key feature for both
concepts that will reduce reliance
on water needs and will save costs
on installing irrigation.

Directing stormwater off roads and

The plant selection will create a

green landscape with seasonal other hard surfaces into the WSUD
colour change making it attractive gardens can help filter pollutants as well
and shady for passers-by to stop as watering the plants.

and experience the local towns.

e A o o i ud ey
A 5 - : Tl e o
L | . A " [=
- IR
" — ; ".-‘-"3;" &

Gaps in kerbs help direét surface runoff
into the WSUD gardens.

JENSEN P e
Landscape Architecture

p LU S Urban Design
Social Planning
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11.5 Bagdad-Mangalore Wayfinding Plan

BAGDAD MANGALORE

Heritage signage to
be located along the
shared path in front
of each 'Heritage
Mile' house

LEGEND
A. GATEWAY MARKERS

B. WAYFINDING SIGNS

C. DESTINATION / HERITAGE

O ©)

SIGNAGE
April 2025 N
I:[l]:l Planning Rev: A
JENSEN Landscape Architecture P2324

PLUS Soc Poming 14000 @A3
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Examples of
urban design
features to inspire
ideas for Bagdad-
Mangalore

11.5 Bagdad-Mangalore design elements _ wayfinding + sighage

The proposed wayfinding is a
tiered concept approach with a
consistent suite of signage that
reflects the local character. The
four tiers are:

1. artistic gateway markers at the
main entry points to the towns.

2. wayfinding signs at key locations
that inform users of their location
and how to get to the various key
landmarks.

3. heritage/information signs
that explain the history of key
landmarks, located at the relevant
landmarks.

Information sign for heritage or other
local trail.

FYINID NMOL

Pay

%
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o
>
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B &
>
~
®
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4. wayfinding patterns in the
pavement to direct users to the key
landmarks.

Wayfinding in pavement to direct people
to key locations.

Wayfinding sign on post (2 options)

JENSEN P e
Landscape Architecture
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78



8yes
[} _.'l

i ; 3
o -
) SR

cOmes next.,,_.:, |

ap‘“"’pfa aéhes

 ;
1




Vision-led

To achieve the
aspiration of
this plan, test
future zoning
and development
projects against
the Structure
Plan, and keep

true to the vision.

2.

Public
realm

Investment in
public open
spaces, streets
and other public
realm is needed
to create a
desirable amenity
and bring new
people to Bagdad-
Mangalore.

Use public realm
investment as an
up-front catalyst
to encourage
investment to the
area.

12.1 Principles to guide implementation

Advocate

Use this plan

to advocate

for inclusion

of policies in

the Southern
Tasmania Land
Use Strategy, and
to advocate for
infrastructure
upgrades
especially a new
sewer connection
to Bagdad.

Staged

The Structure
Plan indicates
along-term
development
vision which will
only occur in
stages.

Stage
development with
infrastructure
capacity, but also
with landowner
and developer
intent, to best
enable change to
occur.



12.2 Sequence of urban growth (indicative only)

Phase 1 _'Quick Wins'
(o-5 years)

Phase 2 _ existing zoned
areas (5-15 years)

Phase 3 _ Town Centre +
Village Zone (15-30 years)

Bagdad-Mangalore
Structure Plan

Phase 4 _ "ultimate" urban
growth footprint realised

Sl

Existing zoned areas continue to develop.  _

Implement Bagdad Community Club Master Plan.  _
Consider opportunities to integrate with 1689
Midland Highway, Bagdad (Hall Lane). B

School Road safety measures, drop-off and new
parking areas. -

Initiate rezoning and development of
additional Village Zone land in Bagdad.

Shared walking and cycle pathway
findi , , extensions (Bagdad-Pontville) and side arms _
Wayfinding + signage project. (e.. Shene Road)

Rezoning of the Council owned land and 'developer-
ready' land on Blackbrush Road, Mangalore, as well —
as targeted sites around Bagdad.

Prepare and implement Bagdad Rivulet
Management Plan.

Urban design and placemaking improvements in
Bagdad and Mangalore. _

Shared walking and cycle pathway extensions
(Bagdad-Pontville) and side arms (e.g. Shene Road).

Development of the proposed Tasmanian Youth
Justice Facility near Pontuville.

Advocacy with TasWater for new sewer pipeline.

'1;’!'
A ®
isilaza":'

:.1 i ”

B
®

Proposed Village Zone areas to approach
full development in Bagdad.

Bagdad Town Centre development +
enhancements.

Implement traffic calming measures along

the Midland Highway and continue advocacy

for a future bypass.

Deliver a new sewerage pipeline to service
the new areas.

Establish a ‘Heritage Mile’ trail to enhance
local identity and tourism.

Remainder of the areas continue to full
development.

Midland Highway Bypass facilitated full
development potential.
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Appendix A _ Yield analysis



Yield estimates land and dwellings

Bagdad-Mangalore
Structure Plan

A

Summary of key assumptions

_Analysis of potential yield of residential land
and dwellings is based on the "ultimate”
development of all land in the Structure Plan,
which would only occur over the long term
(beyond 25 years).

_Development densities and form based
on envisaged policy and minimum lot size
outcomes of potential zones being: Village
Zone, Low Density Residential Zone and Rural
Living A Zone.

Assumed densities have been compared
to recent local projects, and to other case
studies known by Jensen PLUS.

JENSENh Cancscs
Landscape Architecture

pLUS Urban Design

Social Planning

Rural Living Rural Living

1ha

o.5ha

mediu
m
density
resdien
tial

retirme
nt
living

local /
town
centre

*less mixed use activity centres, schools + jty land
typical lot/site size m2 10000 5000 7500 2500 600 450 50
net dwellings per ha (aph) 0.75 1.50 5 4 9 15 19
NEW VILLAGE ZONE 12.302 m
NEW LOW DENSITY RES 1500M2 12.738 64
NEW VILLAGE ZONE 3.989 36
NEW VILLAGE ZONE 4.683 42
NEW LOW DENSITY RES 1500M2 6.635 33
VACANT VILLAGE 0.640 6
VACANT VILLAGE 1.418 13
VACANT VILLAGE 2145 19
VACANT VILLAGE 0.923 8
VACANT VILLAGE 5.314 48
VACANT VILLAGE 3.659 33
VACANT VILLAGE 3.815 34
NEW LOW DENSITY RES 3000M2 10.3965 42
NEW LOW DENSITY RES 3000M2 19.107 76
Mangalore
suburb
an mediu
(single m
lot density |retirme [local /
Rural Living Rural Living residen suburb |resdien |nt town
1ha o.5ha tial) an tial living _|centre
*less mixed use activity centres, schools + ity land
typical lot/site size m2 10000 5000 1500 2500 700 600 450 350
net dwellings per ha (aph) 0.75 1.50 5 o o 9 o 9
ha o o o|dw o o o
NEW RURAL LIVING A 1HA 37.824 28
NEW RURAL LIVING A 1HA 84.427 63
NEW RURAL LIVING A 1HA 53.082 40
VACANT / UNDERUSED RURAL LIVING 1HA 17.499 13
NEW LOW DENSITY RES 1500M2 4177 21
NEW LOW DENSITY RES 1500M2 2.429 12
Sub total 199.438 145 33 178
Valley
mediu
m
density |retirme [local /
Rural Living Rural Living suburb |resdien |nt town
1ha o.5ha tial living [centre
*less mixed use activity centres, schools + ity land
typical lot/site size m2 10000 5000 1500 2500 700 600 450 350
net dwellings per ha (dph) 0.75 1.50 o o o 9 o 9
ha [} o ofdw o o o
NEW RURAL LIVING A 1HA 23.223 17
NEW RURAL LIVING A 1HA 21.281 16
NEW RURAL LIVING A 1HA 23.958 18
NEW RURAL LIVING A 1HA 45334 34
VACANT / UNDERUSED RURAL LIVING 1HA 5.140 4
Sub total 118.936 89 o 89
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Infrastructure + Services

Sugden & Gee

Bagdad-Mangalore E[I]:l
Structure Plan

Sugden & Gee were
engaged by Jensen PLUS
to prepare a summary of
the infrastructure and
services considerations
for the Structure Plan.

BAGDAD-MANGALORE
STRUCTURE PLAN -
INFRASTRUCTURE & SERVICES
SUMMARY

Prepared for lensenPLUS 2 January 2025

ersion DRAFT

h Planning

Landscape Architecture
Urban Design
Social Planning

JENSE
PLUS

A summary of the key existing and
future infrastructure assessment
based on the ultimate scenario for
the long term plan beyond 2053 is
outlined below.

Potable Water

_TasWater have indicated capacity available
in Lower Dysart Reservoir for moderate
development.

_Bagdad’s network faces capacity constraints
which will need to consider continuing the
duplication of the reticulation main further
south down Swan Street.

_There are also elevation limits to consider,
with elevation limits to supply lots in
Bagdad up to approximately 18om AHD at
minimum operating conditions, in addition to
reticulation upgrades.

_The Mangalore network is supplied from the
Mangalore reservoir (approx. 12sm AHD) and
the Mangalore Retic Booster Pump Station.

_A high-level reservoir (e.g. Harbachs Road
at 2som AHD) may be required to service
elevated areas.

_Mangalore is serviced via a reservoir and
booster pump station, development possible
up to 16om AHD.

_Actual infrastructure needs will depend
on subdivision layouts. Early stages of
development should ideally use pipes sized
for the ultimate demand.

Sewerage

_The Bagdad Sewerage Treatment Plant is at
full capacity, with no short-term expansion
planned.

_Two potential routes for a new sewer

pressurised main to Brighton Sewerage
Treatment Plant:

Adjacent to the Bagdad Rivulet along
new linear open spaces.

Following the existing TasWater Trunk
main to the west of Midland Highway.

_A new sewer pump station is likely needed at
the current treatment plant site south of Iden
Road.

_Preliminary assessment suggests gravity-fed

systems will be sufficient for most new village

dareas.

_Projectis not yet included in TasWater’s
PSPs5; Council may need to advocate for
prioritisation based on growth projections.

Power
_It has been identified that power supply is a

constraint, with no spare head room at the
Bridgewater Substation, located outside of

_The ultimate scenario demand has been

estimated assuming a typical allowance of
3-5kVA per lot, with 3kVA a realistic estimate
for a standard single residential dwelling. While
the impact of potential changes on demand

is not known at this stage, it is assumed that
total demand for the ultimate scenario could sit
between 3.5 and 5.6MVA.

Roads

_The ultimate development scenario would be

best serviced by implementing the Midland
Highway Bagdad Bypass upgrade. Future
development needs to improve safe highway
access/exit prior to the bypass implementation
with consideration given to visibility
improvements and upgrading key intersections
with either slip lanes, roundabouts, traffic lights,
traffic calming measures and/or other safety
treatments. Additional access roads has been
recommended as part of this review.

Irrigation Scheme

_The Greater South East Irrigation Scheme

(GSEIS) currently under development by
Tasmanian Irrigation with government funding.
Expected to be completed for mid-2030.

_The Scheme intersects the southern end of the

study area with the pipeline design currently
shown as crossing the Midland Highway south of
Mangalore.

thestudyarea.
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Infrastructure + Services

Sugden & Gee

. Existing Infrastructure Future Infrastructure
The summary takes into » - N

account the existing and («g-‘}jga"f;m .\ 5
future infrastructure ' '
networks to achieve the T
desired outcomes of the

Lower Dysart
Reservoirs | & 2
(TWL 224m)

project.

Bagdad Sewerage
Treatment Plant

dad - Mangalore Structure |Date: 07/08/2026  Author: LL [ Legend
o Bagdad - Mang Date: 0710872 Author: LL| Legend SugdenQ). ~ Bag Plan e on ot eSS l', S i S
Sued - e 2 P ~ : c Projection: 3 Zone = o link ropds == Future sewer pipefine o
ugden Cre Exsth IF":"" Projection: GDA 94, MGA Zone 55 | TasWater Hydrants 4/, Suwer Serviced Land e Future Infrastructure Sources. Google Imagery, IhelIST v
S xlsting Infrastructire Sources: Google Imagery, IheUST | o 7acwater Hydrants e Bl e g howy Bagdad \inie every etorthas been mace s | —* 180m contour fine [ Fulure sewnr servicod tand
. Y “:. TN, ag o %% om acouracy. Sugden & Goo -l 100 200 H0m
J E N s E N Planning v FOR INFORMATION P ety e, | = TasWater Potable Main 7,505 Pipalina A i) FOR INFORMATION CSepbudpoyamencoiderl ioare] i |
Landscape Architecture . accurscy - (=" Main 110,000 & A3 ® 20 this map. 1:10.000 8 A3
le 'S Urban Design » i Lty
Social Planning
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Agricultural Assessment

Pinion Advisory

Pinion Advisory were A summary of the key existing and

future infrastructure assessment
encgaged by Jensen PLUS . .
§a8 y based on the ultimate scenario for

to prepare a summary of the long term plan beyond 2053 is
agricultural qualities for  outlined below.

the Structure Plan. _Agricultural land use activity is severely

constrained in terms of both diversity and
intensity, due to the low land capability, low
rainfall environment and lack of access to
irrigation water and having a fragmented
nature with many small land holdings
throughout the BMSP study area.

_Low land capability, low rainfall environment
and lack of access to irrigation water and
having a fragmented nature with many small
land holdings

_The "better" agricultural land to the eastern,
central and south eastern areas. Due to
higher local prominence, larger land holdings
AGRICULTURAL ASSESSMENT
REPORT and would be covered by the Greater South
Jensen Plus and Southern Midlands Council East Irrigation Scheme.

_For the majority of the agricultural land
present within the BMSP study it has a low
level of local and regional prominence due

Ragdad Mangalore Structure Plan

May 2020 - Fart 2

........ to issues relating to the amount of available “___n-wu N TR

land, lower land capability, limited access to Structure Plan - ® komeen | StdyAsea = Liscovit ol I

- . ] Agricultural g Agriciufiural Inence .
irrigation water, and the fragmented nature " Assessmont Scale: 1:48,000 @ A3 PQ” et Low Agricultural 3

. : : . Promi A
I of land holdings with the presence of many P!“if'_n Agrcuturs | Dot Exportest: J01/2025 Higher Agricultural ik el
JENSEN .= - , : AOVISORY  porance | DATUM:  GOAB (35) Profmnence e o
Landscape Architecture ||festy|e and res|dent|a| b|ocks_ Reference; A DA | v s vy 1, 5 i 109, Chmmanine e, . 1300 P

pLUS Urban Design
Social Planning
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Early Community + Stakeholder Engagement

Genuine engagement Overview _ Engagement with
with Bagdad An engagement plan working group in
- Mangalore’s was prepared, following October 2024
community, residents,  the International _ Early Stakeholder
councillors, local Association for Public Engagement
businesses and Participation (IAP2) (Tasnetworks,
stakeholders is public participation Department State
essential to developing spectrum Growth, Taswater,
a robust, well supported range of early Council)
structure plan. engagement activities  — Online survey
were planned and between November-
undertaken to inform December 2024

the structure plan.

JENSEN P e
Landscape Architecture

pLUS Urban Design
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Bagdad-Mangalore Online Community Survey

November - December 2024

How long have you lived in

5 9 resp OnseS! Bagdad - Mangalore?

59 Bagdad - Mangalore .. J
residents respondedto —

the survey. This is 3%

of Bagdad-Mangalore’s I

1917 population.

e |

e 95% (56) of the survey
respondents live in
Bagdad-Mangalore. 2
other respondents live
elsewhere in Southern
Midlands Council area
and 1 respondents lives
elsewhere.

« 30 respondents have
lived in Bagdad -
4 Mangalore for 10 years

JENSEN
SR or more.

I 40% E0% 60% TO%  80%

50.85% of respondents
had children in their
household.

lanning
Landscape Architecture
UUUUUUUUUU
Social Planning

290% 100%

What is your age? Which best describes your
lifestyle status?

g I Retired -

0 Not Warking I

O 0% 20% 30% 40% 50% 60%  T0% BO%

¢ 75% respondents
were aged between
20 and 59 years (44
respondents)

e 24% respondents
were aged over 60 (14
respondents)

80% 100% O 1% 2% 0% 0% B0% 60% T0%  80%  90% 100%

« The largest group of
respondents were
working (63%)

e 20% Of respondents
were retired and 3% of
respondents were not
working

« One respondent was

aged between 0-19
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Bagdad-Mangalore Online Community Survey

November - December 2024

Bagdad-Mangalore '=[|]:|
Structure Plan

What do you value most about Bagdad-Mangalore?

| Top five most important values
| for Bagdad-Mangalore:;

1. Safety (34 Extremely
] Important votes)

2. Accessible to Brighton/
Hobart etc. (26 Extremely

| Important votes)
commony 3.Surrounded by nature (26
eeeeeeee " Extremely Important votes)

4.Shops and community
services (24 Extremely

Cl Important votes)
sprt 1 5.Easy to get around by car
= (24 Extremely Important
votes)
- Tc'. -.-\.-E'I | B ot very ime. Moderatealy... B veryimpore. The IoweSt Scorl ng Item WaS

“cultural attractions ”.
Examples of highly important values

JENSEN " [
Landscape Arcl hitecture

pLUS Urban Design
Social Plannin g

Food and drink
o

valley

]
2w

L

& 0a - W

Examples of value with mixed results

Values which had mixed
feedback related to the
importance of having easy to
walk/ cycle, Equine/animal
keeping, food and drink
option, growing township
valley, and rural setting
location.
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Bagdad-Mangalore Online Community Survey

November - December 2024

Which issues or opportunities you would most like to
address in Bagdad - Mangalore Structure Plan?

1. Road safety including local roads and Midland Highway (41%)

2. Upgrade footpaths and cycle paths (e.g. extension of the
walkway/cycle way link to Brighton) (39%)

3. Infrastructure improvements (e.g. water, sewer, power) (37%)

4. Public transport (32%)

5.Better parks and open spaces (31%)

JENSENh Cancscs
Landscape Architecture

pLUS Urban Design
Social Planning

93



Bagdad-Mangalore Online Community Survey
November - December 2024

Which issues or opportunities you would most like to

Bagdad-Mangalore

Structure Plan E[I]:'

address in Bagdad - Mangalore Structure Plan?

Hentage protection

&‘Oﬂa{‘wRurOI ||Vlng / SubdIVISISpOrtuﬂf‘ldreuemmn

sion gpportunltles
Infrastracture improverr nts (water, se :—JIEMEJ“ New housing d f
I u b I I C t rG I I S C Drﬂglglgutructu§q s/ ety
Better parks and open spaceserubiic transport
New housing _Infrastructure improvements (water, sewer, pr::uu" er

Commumty infrastructure
Sustainable developmen Rurcll living / subdivision opportunities
Minimal chdhg e

mal chan .Footpaths [ c C|D uth
\Q’Footpmths | cycle pathg=
Liveabil |t'y Sustumuble developme'ﬁt
sTownship amenity

e pathgse:
Lweubl ity Lweubl |ty

, c\ New housi ng

T?W”Sh'p “me”'w\\ \Protect valley landscdpes:

E fr'_:' &/ \\ j ) dg" Sports and ren:re-{:ltg . '~.'.f». Bette r;urk L‘liup n spaces

T3 TN §’c \(\ pOI’tS an recreotlon

% g 0 J.:. ‘CE;J D

2

& Equine /"animal keé’”pl“ﬁ”@”
O'l” qu l’-:"ClI':. QPrOteCt Ogrlcu 53
Uveabnt

litural land
<<0 Communi

ity infrastructure':
Infrc:lstructure |mprovements (wat

ustainable development Liveability ¢

er, sewer, power)

* New housingBetter parks and open spaces Minimal ohaige”
e Proteétrgarguriggruatljlgrqd'

‘::, St

hunge
Public transport
Protect valley landscapes
Hr;—:rltmge prot:—'-r. tion
Protact valley la
TP e
JENSEN Lland;cfp rrrrrrrrrrrrr
pLUS nnnnnnnnnnn

apes
NE‘W hou smg

Social Planning

Issues + Opportunities
to be addressed

(most important first)

Road safety

Upgrade footpaths or
cycle paths

Infrastructure
Improvements

Public transport

Tourism / Art and

cultural attractions
(lowest)
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Bagdad-Mangalore Online Community Survey

November - December 2024

Feedback reflects a What other issues and opportunities are
desire to improve the important to you?

Bagdad and Mangalore

in a way that is safer o Safety: Feedback focuses on having safer area from crimes
and supportive of as well as from potential road accidents due to city's and

residential proximity to the highway.

growing community o .
‘dine h . [ e Local shops: Feedback emphasised importance of providing
providing housing, loca more shops to the area for convenient living.

shops, employment and . Identity: Feedback is aimed at maintaining rural serenity

infrastructure while setting
maintaining a rural o Infrastructure: Feedback is clearly to address three main
. aspects as maintainence of infrastructure including roads,
setting, improving both social and physical infrastructure for growing
community and especially constructing new bypass to divert
local traffic

e Housing: Feedback also mentions the importance of having
multiple housing option at an affordable price.

JENSEN
ccccccccccccccccccccc

p LU S Urban Design
Social Plannin g
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Bagdad-Mangalore Online Community Survey

November - December 2024

Bagdad-Mangalore
Structure Plan

Sl

Feedback reflects a Other ideas for the future planning for
desire to improve the Bagdad-Mangalore:

Bagdad and Mangalore

ina way that is safer e Bypass: Feedback focuses on constructing new bypass to
and supportive of divert local vehicle movement

growing community e Sport hub: Fgedba;k er_nphasised i_mportance of having sport
centre including swimming pool, cricket, golf and playgrounds

PrOVIdlng houSIng, local o Identity of combination of country and town setting:
shops, employment and Feedback is aimed at maintaining rural serenity setting while

infrastructure while supporting the growing residental areas

o Voice in the planning process: Feedback clearly to get prior
notification from responsible authorities before implementing
re-zoning

e Residential development and Subdivision: Feedback
also mentions the importance of providing more residential
development and releasing lands for subdivisions

maintaing rural setting.

JENSEN
ccccccccccccccccccccc

p LU S Urban Design
Social Plannin g
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Co-Design Workshop 19th + 2o0th February 2025

Workshop Aim Workshop Objectives
1. Shared understanding of

Work together to the context, issues and

inform a new vision, opportunities.

guiding principles 2. Develop vision and guiding

+ structure plan for principles for the structure

Bagdad-Mangalore plan

3.Create a 30-year spatial
planning scenario(s) (eg.

SOUTHERN === 1 land use + infrastructure)
= JENSEN

MIDLANDS

COUNCIL . PLUS

4.Develop key strategies,
recommendations +
priorities

5.Community stakeholder
input and feedback

Co-Design Workshop

Help shape your community for housing, agriculture,
environment, transport and infrastructure

throughout

Wednesday, 19* February 2025 | Thursday, 20* February 2025 |

S5pm-7pm 6pm-7pm
Community Drop-In Final Presentation

. Use this QR Code [M]|555xm]

Bagdad Community to learn more PR EaE
Cl b about the Bagdad- Rt kit ey

u Mangalore Structure i,z vt

Plan  [a]int =g
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Day #1 _ Introductory Stakeholder Workshop

Bagdad-Mangalore '=[|]:|
Structure Plan

_ Introductions
_ Workshop objectives
_ Community survey results

_ Summary of technical
investigations (planning,
agriculture, infrastructure)

_ Small group activity _ Vision
+ principles

_ Small group activity _ 30-
year spatial plan scenarios

_ 23 attendees (local,
state, community groups,
businesses)

&
Jatedso W

o T RIFREEARICTOR ;‘;ww\

C;UI DIAG ‘P?K. AEIT PLES,

‘\‘—"_l DAL= = PF'DH' hies \t
7‘6"‘60-;1' ﬂb i 6 t ﬁﬂ:}_,l\i’lﬂ‘ﬁ- .
S?‘Df Sfc)m aﬁ

(Zt-'—ﬂsa.us ; on Mweé;f W
Ceow E*“‘ﬁ )
£ L=
* ng“f@ﬁce . 'FP«CIJA:"; <
!

Com’ neeEE” &
o Y
/ /(}{‘-;-’ Co A * g

= Cp\g-p(fﬁ
TPl e o

JENSEN:D[FL miscape rcitecty

PLUS Socal Pl

Small group visions...

”"Growth, whilst keeping
rural landscape, and a
connected community”

”Growing the
community supported
by tourism, agriculture,
residential.”

”“Country Living Style”

Respect the past,
embrace the future, for
future residents’ needs.
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Items highlighted to be addressed in next stage
additional investigations.

Day #1 _ Introductory Stakeholder Workshop (scenario development)

Small group 1 Small group 2 Small group 3 Small group 4

_ Bagdad focus _ Residential + rural residential _ More extensive Rural Living _ Open space connections

_ Expansion of Village Zone _ Bagdad commercial centre? areas west side of valley _ Need a town/valley centre -
and Future Village Zone? Heritage corridor in S (Agriculture Zone to Rural where?

. - Living Zone)

_ Future street links + paths _Lark visitor attraction Shoob I DSG do not support

_ Low Density Res or Rural T — — Shopping centre on new site?  additional traffic generators
Living A to south? proposed _ Streetscape greening

- _ Country gateway concept
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Items highlighted to be addressed in next stage
additional investigations.

Day #1 _ Community drop-in information session

Day #1 workshop outputs
were further developed and
displayed at a well-attended
community information
session from spm-7pm

Bagdad concept on display

Major extension to Village
(or Low Density Res) + Rural
Living Zone

New sewer pump station

Rivulet / creek public open
space + trail (enabled by
development + sewer main)

Mixed use village centre +
streetscape

New local streets

Trail following former rail
corridor

New water reservoir for
elevated land NE?

Future highway bypass
enables change

Mangalore concept for
extended rural living areas
and rivulet open space / trail

100




Bagdad-Mangalore :[I:F'
Structure Plan

Items highlighted to be addressed in next stage
additional investigations.

Day #1 _ Community drop-in information session

Community feedback + ideas

_ Brand the area better -
possible country gateway
(sculpture?)

Oppose youth detention
centre

Heritage Mile strengthen
(signage, tree protection,
path to Shene, heritage
overlay)

Manage Rivulet better (clean
it, show it, platypus)

Dog park?

School drop-off safety -
redesign one-way with paths

Parks need upgraded - start
with Bagdad Club

Roberts Road should by
Rural Living Zone?

_ GP access

JENSENh e
Landscape Architecture

pLUS Urban Design
Social Plannin g

S ememe AVEAIISUIIONE S

Bagdad small public space /
square

Bagdad-Mangalore Structure Plan % ‘

Other comments or ideas to the future
of Bagdad-Mangalore?
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' . Me.Ld; 4o %W Mq‘n{ay!’@'rce/&m'fmﬂ
S aien (ke /w oad 51 S Ovbe~
o ame] fabulows pf&g—' oA > afhact n’:mﬁ it (A

« Bandad Commary (i omd e Schoel are sh))
I gdpza g Mﬂm@&"’bé pmgbread o rew sowtog: 5 "’i’i’ﬂ‘ﬁ‘* \

Smaller lot sizes in rural
res areas to create more
housing?

Cycle / walking connection to
Brighton / Hobart

New Bridgewater bridge and
local services in Brighton
(school, IGA) will increase
opportunities

Rural living on first section
Goodwins Rd

Maintain / improve
equestrian facilities
Mangalore

JENSEN”
PLUS

Blackport Rd area... rural/low
density to north?

Path linking school, post
office etc needed

Overnight rest stop at club?

New sewerage system
needed
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Items highlighted to be addressed in next stage
additional investigations.

Day #2 _ Infrastructure focus group + priorities

1.Structure Plan to Club Master Plan - 6. Stormwater
articulate clear implement management + water
long term growth sensitive design

4. Shared walking
and cycle pathway
extensions (Bagdad-

plan to address
flood mitigation +
development impacts

plans to inform
infrastructure plans

2. Bagdad sewer Pontville) and side
capacity expansion arms (e.g. Shene 7. Road safety + local
— trunk main to Road)* connectivity ~
Brighton treatment
5 5. Playground 8. Water, power

oo beug § - PlANt (show

L ST - upgrades and open and other services
SWB%HW SGuedn indicative corridor sp§ce im rovempents iIncluding new
- 2 & PANT .
h + connections e.g. P . P ’ ng .
= ToTh DETeNDI ~ CATALYST! school, club)# cohesion and electrical substation
= BRI PIPELING eRst of KW= ’ ivi '
D;rENrraN faNDs - To BRIGETON _ connectivity at Pontville
% e e eensT(TEO) 3. Bagdad Community
?\_ CONNECTINS To  SLBod & Commen] TY
L (Lug 7
- (WNEIRS 10 MANGpie psv@F - _#ensure to state in the SP that sewer capacity  _*DSG recommend using their standardised _ " define village area at Bagdad, future traffic
NEED comTmenT Flam (FS/ is a constraint (especially beyond land cycling hierarchy in Structure Plan to make it calming or intersection treatment e.g.
= 5 b - PLNNING. BE YoND) /8 currently zoned for development). Sewer easy to align with grant programmes roundabouts (and triggers e.g. bypass), future
L PAASONAL(E network upgrades unlikely to be in next PSP local road plan

JENS
PLUS

for three years.
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Items highlighted to be addressed in next stage
additional investigations.

Day #2 _ Focus groups _ School, village centre, statutory planning

LONES. min lof
\(ill age Al
r\M-

Future Urban ..
LO W D"e’ﬂs | h/’ Pfe,j FoA. M{E?,\Tﬂed

ral Livin | ha
PJU\ I @ A 72-ha

Z
Adricu[fue M\% i

Range of zones available, with
different minimum lot sizes

JedpL - —

May be desirable to have a

. e A 170 . coprain.- g 1]
3000m2 (advised minimum for e indor vl need (pw.. {m
on-site waste _vvater _dlsposal) \mr\M - litray
or sooomz2 min lot size in some /

locations (but no zone provides /\f\ 48RS tadrton

this) _ Sdurl W - reameahion
Option to use a Specific Area — USsUA $ Mool ovwvamuwnal v
Plan (SAP) to change min lot - \Qoluhn T tTrans ptN‘f‘_ ¢

size, identify future local street UN'NI m{qf\/m o) N2 Az
network oVl - anvireande (mpach

Bagdad Primary School

_ areais affordable and attractive

to young families, has increased
from 121 to 170 students

many families low socio-ec,
many students need literacy
intervention, disability support

isolation and transport (e.g. to
swimming) a constraint

school grounds used for
community recreation out of

e 40 Or use DAs to enable a mix of _ i (4 ~tsi school hours. need better parks
Lura | l”"‘ﬁ: TLLM qu lot sizes with a higher average ¥ ban- ) WLJ? ét\f,waq _ School Road drop-off and car
across a development area? : @{—Pmn Wil park (one-way, angle P, footpath,

widening, car park?)

Wmﬁém

spus bl Fourpatn [Slu-es \Mn" i

s 4 students can't ride to school -
Nalmal row for L%

proper footpath

Qpeciie Aea Plhn (‘n’rf’} = Uy, win- b Siz2.
— (b frire bawdk shreet nefpdc.

200 may be an ideal number,
supported by new developments

school accesses Rivulet via
informal track

need opportunities for young
people

_Contemporary rural living neighbourhoods

i including sooomz2 lots can be observed in

JENSEN Planning
PLUS

Landscape Architecture
Urban Design
Social Planning

nearby Pontville (zoned Rural Living A)
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Day #2 _ Final Presentation

All co-design workshop l _a_ =— == W I —
participants, and local 8 ' Dot espton s
community members, T BN & MY
were invited to a final \‘\ |

presentation and Q&A
at the conclusion of
the workshop. Held at

Bagdad Community
Club, the session was _ Recap _ project + workshop
attended by approx 25 objectives
people. _ Community survey results
_ Brief summary of technical
investigations
_ Day #1 workshop and
updated Vision + principles
_ Day #2 Overall plan +
strategies
_ Next steps
_ Discussion

JENSEN Landscape Architecture
p LU S Urban Design
Social Planning
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Day #2 _ Final Presentation AR 2 §

Vision + principles

By 2055 our valley
communities around
Bagdad and Mangalore
have grown into
attractive villages,
where new housing and
infrastructure has been
built to manage growth,
and to keep the country
feel

Note: refined after Day #1 and #2 workshops
and community drop-in feedback

E Ns E Nd:l:FI Planning
J Landscape Architecture
pLUS Urban Design

Social Planning




Day #2 _ Final Presentation

Vision + principles

Bagdad-Mangalore I:[I]:'
Structure Plan

By 2055 our valley 1. Growing valley
communities around
Bagdad and Mangalore pjan for well-managed growth

in population, housing and
services, to cater for growing
demand for valley lifestyle

have grown into
attractive villages,
where new housing
and infrastructure has 2
been built to manage
growth, and to keep
the country feel

Infrastructure
supporting growth

Including sewer network
capacity, water, power,
open space and community
facilities

Note: refined after Day #1 and #2 workshops
and community drop-in feedback

JENSEN " [
Landsc. ape Architecture

p LU S Urban Design

Social Planning

3. Keep the country
feel

Protect valley landscape
character, with spacious
country/rural living, alongside
some village development of
smaller homes

4. Attractive “village
centres”

Make business and
community nodes at Bagdad,
Bagdad Community Club,
and Mangalore clearer
through zoning, public realm
improvements and better
access

5. Create destinations

Placemaking and identity
improvements, building upon
“Heritage Mile”, “gateway

to country” and other
attractions to encourage
more people to “’stop, stay
and spend”

6. Connected valley

Connect people and places
within the valley, and
regionally, via roads, walking,
cycling, horse riding and
public transport routes
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Overall plan | . ‘

71

. _ L DA 4 oe5|ty 7N
Growing villages €% -Ressmz

Bagdad and Mangalore AN

Attractive business +
. : : Landscape
community centres | BCTEES

Destinations
Gateway to country

Agriculture SE + N

More rural + rural R S l!_mlﬁ%-%s =

o o RN S < )  Agriculture
living land L e - -'- )
Connected /o g K N
Infrastructure T SN T

_  Agriculture

o

Note: refined after Day #1 and #2 workshops
and community drop-in feedback

J E N s E N tla:ndnsTipg Architecture
PLUS Socal Pl
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I
e P 1P
Connections,
paths, open
spaces

_ To Mangalore equestrian
facility, and path to
Mountford Drive rural

_ Mangalore recreation
complex - an equestrian
focus + improved local

park living area.
_ Bagdad Community Club _ To Lark Distillery at
- sports, recreation & Shene.
community focus. _ Cycle / Walkway along

_ Shared Cycle / Walkway
along Highway - connect
to school, Pontville +
Brighton

_ Improve the highway
crossing points, for
pedestrian safety,
at Bagdad, Bagdad
Community Club, Quarry
Town Road, Mangalore.

_ Create side branches:

_ Connect to old rail way
reservation, possibly
where it crosses Hall
Lane.

Old Railway Line

_ Local parks at East
Bagdad & Iden Drive
are small and not well
equipped.

_ Destination play park at
the Bagdad Community
Club.

Linear park along
Bagdad Rivulet:

_ Conservation of riparian
vegetation.

__ create a number of
walking loops.
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tructure Plan

Ly Jone

TN A ‘ M‘IIM AEnculture Zone
I' \ n.lil\tl "‘1 "'rlﬂ {Iiiﬁ i
0

P} = Caran mine ot sizes

Note: further zone testing required.

Land use budget + yield to be calculated and
tested.

eE 4 ___ ‘- — - : m b
.__La..cfmr ':LANDS = : '&w¢:m1m1
OUNCIL S >~ 8 g

st Vs>
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Village centre design + placemaking Bagdad

Improved
pedestrian + traffic
safety

Greening

Walking + Cycling
links along the
creek

Small Village
Centre "A” or "B”

JENSENh
Landscape Architecture

pLUS Urban Design
Social Planning
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gdad~-Mangalore Structure Plan

Mangalore

[ ‘Tf"*ulwﬁ Twanship

- .
# L

Note: further zone testing required.

Include a concept plan for land that may require
consolidation and/or new street access

JENSEN Cancscs
Landscape Architecture

pLUS Urban Design
Social Planning
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Village centre design + placemaking_Mangalore

Upgraded Open
Space

Shared path
extended along
Midland Highway
”Old railway line”

Improved
Pedestrian +
Traffic Safety

“Heritage Mile” +
Tourism Area

Note: more detailed concept required

JENSENh Cancscs
Landscape Architecture

pLUS Urban Design
Social Planning
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Additional notes + enquiries

1. Has views and landscape
been adaquately reflected
in the principles?

2. 230 future dwellings based
on population projections...
is this scenario robust
enough or does past growth
patterns, and climate related
migration make the potential
growth much larger? review
"demand" assumptions and
then test against "supply"
assumptions based on a
principles-based spatial plan
that is appropriate for the
valley.

3.review recent sales rate for
land and housing?

4.Note typical land pricing
$220-230k Bagdad, $380k
Brighton, $170k Kempton

JENSEN
ccccccccccccccccccccc

pLUS nnnnnnnnnnn
wwwwwwwwwwwwwww

5.Roberts Road land - rural
resource to rural res?

6. Greater south east irrigation
scheme update? (from ag
land and from infrastructure
point of view)

7- 49 Quarrytown Road
enquiry and previous

development application for

subdivision

8.‘cluster for small group
living’ idea and stronger
environmental and
regenerative species-
focussed plan

GOUTHERN ==

S%\

MIDLANDS ==

Jore Struct

NAL pRESENTATION

COUN](;;gdad—Maﬂga

>oth February 2025 Fl

Co-Design workshop - 19th +
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Consultation on the Draft Bagdad-Mangalore Structure Plan

July - September 2025

42 responses to
the survey

5 written
submissions

2 agency
submissions

33 people
attended the

drop-in sessions

JENSENh e
Landscape Architecture

pLUS Urban Design
Social Planning

Between 14 July and 15 September

2025, an online survey was published
to share the draft Bagdad-Mangalore
Structure Plan and receive feedback.

Drop-in sessions was undertaken on 31
July 2025 (2pm-7.30pm) The following
number of responses were received
during the consultation on the Draft
Bagdad-Mangalore Structure Plan :

_Atotal of 42 responses to the survey were
received.

_ 5 written submissions.
_2agency submissions.

_Approximately 33 people attended the drop-
in session.

A review of feedback collected through
the consultation on the Draft Bagdad-
Mangalore Structure Plan. For detailed
survey results and responses to the long
submissions, agency submissions and
other comments received in the survey
are contained in this chapter.

Do you agree with the draft vision statement?

Agree + Strongly Agree Disagree + Strongly Disagree

14



Consultation on the Draft Bagdad-Mangalore Structure Plan

Bagdad-Mangalore :[I:F'
Structure Plan

Part A: Who
responded?

An online survey was
published to gather
community feedback on the
Draft Bagdad-Mangalore
Structure Plan

JENSENED[I= Lo

PLUS

ccccccccccccccccccccc
nnnnnnnnnnn
Social Planning

Were you involved in
previous community
consultation?

Yes

0% 10% 20% 30% 40% 50% 60% T0%

« Majority were not
Involved (64%)

How long have you
lived in Bagdad-
Mangalore?

<1 year

A e -

6-10 years

Tiovear _

I live §
elsewhere in
the Southern... -

| de net live
in Bagdad,
Mangalore or...

0% 10% 20% 30% 40% 50% 60% 70% £

« Majority have lived in
Bagdad-Mangalore
for more than 10
years (61%)

Please tell us your
age?

0-19 I

40-59
60-79

80+

0% 10% 20% 30% 40% 50% B60% 7C

« Majority are between
40-59 years old

(53%)
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Part A: Who
Consultation on the Draft Bagdad-Mangalore Structure Plan (cont.) responded?
More detail about Which best describes
where you live? your lifestyle status?
Retired -
oo [ - Majority of .. E— a0ty o
— - respondents live in I respondents are
Rl the Bagdad township | currently working
e (50%). g (69%).
elsewhe'rﬁ‘:’il « Mangalore Township « Some retirees also
e and elsewhere in the S responded.
. 1ganotlive Other (please
i St Bagdad-Mangalore el
0%  10% 20% 30% 40% 50% area were also We” e
repesented.
JENSENEDEF Candscape Arcitecture

p LU S nnnnnnnnnnn
Social Planning
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Consultation on the Draft Bagdad-Mangalore Structure Plan (cont.)
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Part B: Vision
and Guiding
Principles

Do you agree with
the draft vision
statement?

Do you agree with the
six guiding principles to
achieve the vision

« Growing valley

64%

O

o Infrastructure supporting

growth
B « Keep the country feel
S
o
LEGEND

o« Attractive "village

’ Agree + Strongly Agree
centres”

‘ Disagree + Strongly Disagree

JENSEN P e
Landscape Architecture

pLUS Urban Design

Social Planning

I
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[

5]

I

[ ]

Km!  Create destinations
— 38%
(R . Connected Valley

Attractive ! =T

D;:i:i:?f @
=

n7



Bagdad-Mangalore |=[|]=
Structure Plan

Part C: Overall
Consultation on the Draft Bagdad-Mangalore Structure Plan (cont.) Structure Plan

Please indicate how much you support or agree with the different
features with the Overall Structure Plan?

« More housing e Support additional o Facilitate township
opportunities to support village and low growth by advocating
a population increase density residential for a new sewer
from 2,000 people land with some rural pipeline to transfer
to 5,000 people in living housing wastewater to the

approximately 30 years. @ @ Brighton plant.

« Bagdad-Mangalore to
« Focus of housing Brighton shared use
growth in Bagdad, with  path
moderate growth in @ @
Mangalore and other

\ LEGEND
locations.

‘ Agree + Strongly Agree

‘ Disagree + Strongly Disagree

&
ENSENEI:l:FI nnnnnnnn
JENSEN " e
p LU S nnnnnnnnnnn
Social Planning
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Part C: Overall
Consultation on the Draft Bagdad-Mangalore Structure Plan (cont.) Structure Plan

Protection of the "better"” agricultural land to the eastern, central and south eastern areas
remains important due to its greater agricultural value, larger lot sizes, and potential access
to the Greater South East Irrigation Scheme. Other areas might be better suited to more
opportunities in the Rural Zone. Please indicate how much you support or agree with changes
from agricultural to rural land within the Overall Structure Plan?

Agree + Strongly Agree Disagree + Strongly Disagree
0% 10% 20% 30% 40% 50% 60% T0% 80% 90%
. Strongly dis... . Dizagree LImsure . Agreg
1. ﬁ Strongly ag...
JENSEN " i e

pLUS Urban Design
Social Planning
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Part D: Bagdad
Consultation on the Draft Bagdad-Mangalore Structure Plan (cont.) Township

Please indicate how much you support or agree with the different
features of the plan for the Bagdad Township?

« New village residential « Local street and
and low density walking trails to
residential areas to access development

accommodate around areas.

850 dwellings over
« Retain the landscape

time.
e
setting of the valley.

 Linear open spaces
alongside Horfield
Creek and Bagdad 84%
Rivulet.
@ @ LEGEND

Agree + Strongly Agree

‘ Disagree + Strongly Disagree

JENSEN
ccccccccccccccccccccc

p LU S Urban Design
\\\\\\\\\\\\\\
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Consultation on the Draft Bagdad-Mangalore Structure Plan (cont.)

Bagdad-Mangalore |=[|]=
Structure Plan

Part D: Bagdad
Township

.
ortunity to I
e Opportunity to
develop more of
[ .
1 a village centre
sons by encouraging
|
development of land
for local retail and
.— services, and new
- public open space(s).
S
@
. o Facilitate township
e growth by advocating

for a new sewer
pipeline connecting

gfugENED”’ e Bagdad to Brighton,

nnnnnnnnnnn
Social Planning

and replacing the
Bagdad waste water
treatment plant with a
pump station.

e

« Modest rural living
subdivision potential
south of Bagdad near

Please indicate how much you support or agree with the different
features of the plan for the Bagdad Township?

« Modest rural living
subdivision potential
at Winstead Road
(from o.5ha lot size
instead of 1ha today)

oC

Gangells Lane, Hall Lane

and Quarrytown Road.

Y-

LEGEND
. Agree + Strongly Agree

‘ Disagree + Strongly Disagree
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Part D:
Consultation on the Draft Bagdad-Mangalore Structure Plan (cont.) _’;':V'JEZ‘L?:-‘
] Please indicate how much you support or agree with the different
o features of the plan for Mangalore?
I « Modest rural living areas « Shared use path « Additional landscaping
either side of the Midland  along Midland and playground to
I_ Highway to accommodate Highway Mangalore Recreation
o] around 150 dwellings Area.
- @S O
90
S « Retain the landscape
« New low density setting of the valley
s residential areas near the
_| intersection of Midland @
= Highway and Blackbrush
I Road to accommodate
around 30 dwellings.
singore. LEGEND
— @ ‘ Agree + Strongly Agree
' " ‘ Disagree + Strongly Disagree
JENSENEDEF Caiscape Architectue

p LU S nnnnnnnnnnn
Social Planning
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Consultation on the Draft Bagdad-Mangalore Structure Plan (cont.)
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Part E: Other
elements

Please rank the other elements of most importance to you within the draft Bagdad-

Mangalore Structure Plan?
(1 being the highest, and 9 being the lowest)

1. Implement traffic 2. New local street
calming measures networks and
along the Midland access via existing
Highway and continue  roads / streets,
advocacy for a future limiting new access
bypass. Shared points to Midland
walking and cycle Highway.
pathway extensjons 3. Urban design
(Bagdad—PonthIe) and  gnd placemaking
side arms (e.g. Shene improvements

Road). Protection of
the high forest lands
above the valley to the

east and west.

JENSEN " [
Landscape Architecture
p Ll |S Urban Design

iIn Bagdad and
Mangalore e.g.
seating, landscaping,
small public plaza.

4. School Road safety
measures, drop-off
and new parking
areas.

5. Delivery of the
master plan for
enhanced sporting
and community
at the Bagdad
Recreation Area.

6. Public art features
including gateway
sculpture(s) as a
landmark for the
area.

7.

Protection of the
"better" agricultural
land to the eastern,
central and south
eastern areas.

8. Wayfinding signs at

0.

key locations.

“Heritage mile”
and other heritage
iInformation signs.
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Consultation on the Draft Bagdad-Mangalore Structure Plan (cont.)

Community Drop-in Sessions Comments from Drop-in Sessions:
In conjunction with the survey,
;iThZU;'tXUTJZZQZS(z:j;O;; gsrf)hgei'v‘?ng « "Extend bike pathto < "Need to allow Consider alternative
people the chance to proviae feed,back Pontville / Brighton 1ha allotments at exit further to the
e sure Plan e e or€ should be a high Ballyhooly Road" south."
priority. . "Issues with the « "Issues with proposed

« "New road network path to the rear walking trails along
from Blackbrush Road  of properties in the creek and old
in Mangalore to allow Mangalore (security, railway line (privacy,
smaller subdivisions." privacy and access)" land-ownership,

. "Need new water . "Town centre near the  Safety, feasibility).”
reservoir on hill north Community Club?"  "Support the Bagdad
side of Blackbdush . "Need bigger blocks to Community Club
Road." Master plan."

maintain country feel."

» "Rural Living Zone . "Potential congestion
should extend east on East Bagdad Road

of the Rivulet (near and Midland Highway.
Ballyhooly Road)."
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Summary of consultation on the Draft
Bagdad-Mangalore Structure Plan
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Structure Plan

The consultation
process generated 42
survey responses, 5
written submissions,
3 state agency
submissions, and

33 drop-in session
attendees, totalling 82
responses.

Consultation on the draft Bagdad-
Mangalore Structure Plan,

from 14 July to 15 September
2025, generated a broad range

of feedback, themes and
observations.

Mixed views

The survey responses, which asked
specific questions about elements of the
plan, indicate mixed community views
about the Structure Plan.

For example, half of respondents
support the overall vision, with 40% not
In support.

Of the six guiding principles, there was
majority support for four of the six
principles.

Survey responses also need to be
balanced against other feedback
received during the consultation
(especially in-person consultations), as
well as detailed comments in the survey.

High number of new
respondents

Most survey responses were provided
online and the majority of survey

respondents (64%) had not participated

in any previous consultations, including

the online survey in December 2024 or

the community Co-design workshop in
February 2025.

While this is not uncommon, it
demonstates the importance of
taking into account the results of all
consultations when considering any
future changes to the plan.

Areas of agreement

The survey responses and other
consultation identify a number of
themes which have broad agreement.
_Growing valley

_Infrastructure supporting growth

_Keep the country feel

_Connected valley

_Bagdad- Mangalore to Brighton shared use
path

_Advocating for a new sewer pipeline to
transfer wastewater to the Brighton plant

_Retain landscape setting of the valley

_Additional landscaping and playground to
Mangalore Recreation Area.

Elements with mixed or limited
support

Several respondents do not support the
extent of growth proposed at Bagdad,
potential minimum lot size changes

at Winstead Road, and elements such
as future linear open spaces along
creeklines.

Other examples include:

_"More housing opportunities to support a
population increase from 2,000 people to
5,000 people in approximately 30 years."
(Overall Structure Plan) (47% support / 45%
against)

_"Support additional village and low density
residential land with some rural living housing”
(Overall Structure Plan) (47% support / 45%
against).

_"Protection of the "better" agricultural land..."
(Overall Structure Plan) (47% support / 45%
against).
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Summary of consultation on the Draft Bagdad-Mangalore Structure Plan (cont.)
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_"Linear open space alongside Horfield Creek
and Bagdad Rivulet (Bagdad Township) (41%
support / 41% against).

This highlights the need to carefully
consider these elements of the plan over
time as implementation proceeds.

Strong support to "keep the
country feel” and "retain
the landscape setting of the
valley”

There was strong support for ‘keeping
the country feel’ and ‘retaining the
landscape setting of the valley.” Across
the survey, 81% of respondents either
strongly agree or agree with ‘keep

the country feel’ Similarly, ‘retain the
landscape setting of the valley’ received
the highest levels of support, with 84%
in Bagdad, and 86% in Mangalore.

Housing Growth

The extent of housing growth has been
a key topic of discussion since the start
of this project. In the initial surveys
conducted in December 2024, some
respondents expressed support for
additional subdivision and land release,
while also emphasising the need to
maintain the rural character.

During the Co-Design workshop, plans
were drawn, presented and discussed
demonstrating a certain level of housing
growth which were largely consistent
with the plans included in this report.

A key survey question within the Overall
Structure Plan asked about providing
"More housing opportunities to support
a population increase from 2,000 to
5,000 people over approximately 30
years". Responses were mixed, with 47%
in support, and 45% in opposition.

Reviewing detailed comments, we
understand that there are specific
locations for review.

Bagdad

At a high level, community respondents
are generally supportive of new housing
opportunities for Bagdad-Mangalore.

However the results indicate that while
the overall level of growth is broadly
acceptable, the extent of growth in
Bagdad is questioned.

A submission from the Department

of State Growth also raised concerns
regarding the amount of proposed

land supply. We do note that this

plan is a long-term growth strategy
extending beyond 30 years. The
approach is intended to establish a
growth "footprint" at a high level,
prioritising opportunities, constraints,
and community values rather than being
driven by immediate dwelling demands.
The ‘ultimate’ scenario in the plan could
be said to represent the maximum or
preferred form of development, guided
by sound planning principles.

Noting that the planning is very long
term in nature, the final plan proposes to
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Summary of consultation on the Draft Bagdad-Mangalore Structure Plan (cont.)
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reduce the amount of growth at Bagdad.
The most logical area for reduction

is to the northern extents of the
township, for the following reasons:

_Most of this land is beyond 8oom walking
distance from the centre.

_Much of this land is above the 18om water
supply limit, which would require additional
water reservoir(s).

_Development in this area Could place
additional traffic congestion on the
intersection of East Bagdad Road and the
Midland Highway.

Another area where the extent of
housing could be reduced is to the
south of the township, where lowering
the density from Village Zone to a Lower
Density Zone may be suitable.

East of the Midland Highway
(Mangalore)

Some respondents suggested extending
the Rural Living Zone east of the

Rivulet near Mangalore. Much of this
area is the "better"” agricultural land
with larger holdings, greater local
prominence, and potential access to the

J ENSENE%:l Planning

PLUS

Landscape Architecture
Urban Design
Social Planning

Greater South East Irrigation Scheme.
While we acknowledge that not all of this
land is classified as “better”, the Rivulet
provides a clear and logical boundary of
development that should be retained.

Winstead Road

Many respondents did not support the
“Modest rural living subdivision potential
at Winstead Road (0.5 ha lots instead of
the current 1 ha),” with 49% opposed and
27% in support.

Although some existing lots are smaller
than 1 ha - indicating some capacity for
smaller allotments - the topography,
location to access to services, limited
actual development potential, and
feedback from the recent consultation
suggest that this planning policy for this
area should not be changed.

Other Locations

Respondents for other locations are
seeking a change of designation, primarily
for rural living development. Detailed
responses to these other areas, are
documented in the table starting on the
following page.

TasWater

TasWater advised that the existing
sewerage system does not support
the town’s projected growth. The long-
term plan to decommission the STP
and divert flows to Brighton is costly
and unlikely to be prioritised within

the next 10 years. Interim upgrades
may improve treatment of current
flows but will not increase capacity,
and further development would push
the STP beyond its 100 kL /day limit.
TasWater therefore prefers Council to
focus growth on larger unsewered lots
that can use on-site systems. For these
reasons, and those outlined previously,
the extent of growth for Bagdad has
been reduced.

"Creating Destinations"

Some respondents did not support the
guiding principle “Create Destinations,”
with 43% opposed and 38% in support.

Noting comments such as “What
destinations are you creating?”
and “Instead of ‘create, it should
be ‘promote’ destinations” suggest

a better wording would be to
"Promote Destinations", building upon
placemaking opportunities already
existing at Bagdad-Mangalore.

Walking Trails

Feedback about future walking trails
was raised a number of times in
consultation. Questions relate to land
ownership, privacy, safety, and overall
feasibility.

This plan does not propose land
acquisition to facilitate walking trails.
Instead it suggests that if for example
residential land is developed alongside a
creek or waterway then an open space
area and path is a desirable element to
be provided by that development.

The former rail corridor to the west
of Bagdad provides an opportunity
for a future path or trail behind future
development areas, but should be
subject to further investigation to
determine its overall feasibility.
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Summary of consultation on the Draft Bagdad-Mangalore Structure Plan (cont.)

Bagdad-Mangalore
Structure Plan

Sl

Changes to the document
following consultation

A summary of the key changes is
provided below to demonstrate that
the consultation feedback has been
considered.

_Page 5 - Wording changed from “Create
Destinations” to “Promote Destinations”, as
well as references to “stop, stay and spend”
have been removed. Changes to the overall
structure plan.

_Page 6 - Changes to the plans. Wording
changes to include Rural Living / large lot
options

_Page 8 - Reference to Draft STRLUS
_Page 10 — Updates to timeline.
_Page 21 - Summary of the Draft STRLUS

_Page 25 — Updates to the Bagdad Shared
Path

_Page 26 - Updates to Council’s purchased
site at 1689 Midland Highway

_Page 41 - Expanded details on landscape
and vegetation (Region’s ecological and
environmental characteristics)
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_Page 51 - New summary conclusion chapter

added with reference to Appendix C.

_Page 53 - Wording changed from “Create

Destinations” to “Promote Destinations”, as
well as references to “stop, stay and spend”
have been removed.

_Page 55 (Overall Structure Plan) - Updated to

reflect changes.

_Page 56 (Bagdad) - Updated to:

_Reduce the extent of the proposed village
zone to the north-east (including removal
of access points from the Midland Highway
in this area). Change the zoning to Low
Density Residential (2,500m2, unsewered).

_Change the zoning from Village zone to
Low Density to the south

_Realign the walking path along Bagdad
Rivulet to Midland Highway

_Page 57 - Walking trails along the former

rail corridor are now identified as “subject to
further investigation.”

_Page 57 (Bagdad South) - Updated to:

_Remove the Winstead Road land division
infill.

_Add new community purpose opportunity
at 1689 Midland Highway

_Page 60 - Additional commentary on

business and community with reference to
future community facilities in Appendix D.

_Page 60 - Updated boundaries to reflect

changes in Bagdad.

_Page 61 - Notation to specific that streets

and roads are indicative.

_Page 65 - Zoning plan updated as per changes

above.

_Page 71 - Additional note for properties

fronting Blackbrush Road - “Additional
landscaping, screening and high fencing to
protect the privacy and security of adjoining
properties.”

_Page 81 - Sequencing plan updated to reflect

consultation outcomes and additional details.

_Page 84 - Revised yield estimates.

_Pages 114-138 - New Detailed Engagement

Summary section.

_Page 140 - Updated benchmarking for social

infrastructure.

128



Consultation on the Draft Bagdad-Mangalore - Response to Submissions

Detailed comment

Vision and Guiding Principles

Number of
similar
comments

Bagdad-Mangalore
Structure Plan

Greater than 3
similar comments

Bagdad-Mangalore Structure Plan response

Well behind on infrastructure supporting
growth and being connected, with very
limited services to support growth.
Focus on supporting sustainable
communities.

Noted. Thank you for the feedback. We agree that the necessary infrastructure is essential to support the growth anticipated in the plan. This plan will
serve as both a guiding framework and an advocacy tool to support this growth. Sustainahility is a focus in the plan, and the plan will includes
initiatives designed to promote sustainable communities.

No consultation with landowners

Noted. Thank you for your feedback. We have undertaken community engagement through an online survey in December 2024, and a Co-Design
Workshop in February 2024, which was promoted to everyone through flyers, social media, newsletters and emails. Between 14 July and 15

2. September 2025, a second online survey was conducted to share the draft Bagdad-Mangalore Structure Plan and gather feedback. A drop-in session
was also held on 31 July 2025 from 2:0apm to 7:30pm. This engagement period was extended from the standard one month to two months to allow
for additional feedback.

More infrastructure needed {bus service 1 Noted. Thank you for your feedback. This plan makes reference tc some of thisinfrastructure.
3 to Hobart, doctors, police presence and
IGA style shop
Bagdad avoid becoming overly 1 Noted. Thank you for your feedback. A review of the feedback from the consultation highlights that there are concerns in relation to the extent of
subdivided and poorly implemented housing in Bagdad. While planning in this plan extends beyond 30 years, we agree that there is justification for some reduction of housing in Bagdad.
centre,
The most logical area for reduction is to the north-east of the township, for the following reasons:
Most of this land is beyond 8com walking distance from the centre.
2 The majority of this land is above the 18om water supply limit, which would increase development costs
Development in this area would place additicnal traffic congestion on the intersection of East Bagdad Road and the Midland Highway.
Another area where the extent of housing could be reduced is to the south-west of the township, where lowering the density from Village Zone to a
Lower Density Zone may be more suitable.
Please see ‘Summary of consultation on the Draft Bagdad-Mangalore Structure Plan’ of this report for further discussion.

5. Support independent grocer 1 Noted. Thank you for your feedback.

6. Keep Mangalore quiet tranguil 1 Noted. Thank you for your feedback.

No costings or feasibility undertaken 1 Noted. Detailed costings and feasibility studies are not typically prepared for a Structure Plan. However, this plan has drawn on a team of experts to
assess its feasibility, including Jensen PLUS (Planning and Urban Design), Sudgen + Gee {Infrastructure and Services), and Pinion Advisory

7 {Agricultural Assessment). High-level cost estimates have also been provided by Sudgen + Gee {Infrastructure and Services), in consultation with
government authorities.

1ha subdivision is too large (Rural Living 1 Noted. Thank you for your feedback. Some respondents have called for additional subdivision opportunities in Mangalore, with some suggesting
Zone) - Mangalore example minimum allotment sizes of 5,000m’. Majority of these concerns have been raise to allow for more subdivision potential. We agree that additional
subdivisions must be done within the context of providing housing supply and choice hawever this should be commensurate with retaining a country
feel and retain the landscape setting to the valley, which has been strongly supported by the community.
The draft proposes a minimum allotment size of 1 hectare for land designated as Rural Living in Mangalore.
Our review of existing landholdings shows that most are larger than 2 hectares, meaning many properties could be subdivided under the 1-hectare
standard.
8.

As such, we consider the 1 hectare minimum to be reasonable for the following reascns:
_ It allows for a level of growth while maintaining the country feel supported by the community.

It preserves spacious lots typical of a rural setting and ensures appropriate separation between dwellings.

It limits the extent of built form, ensuring it remains subordinate to the landscape, reinforcing openness and rural character.

Unlike Bagdad, the area is not close to key services and facilities, making larger lot sizes more suitable.

Many existing allotments would still be capable of subdivision under this standard.

On balance, we find the 1 hectare minimum to be an appropriate cutcome that supports the objectives of the plan and should remain unchanged.
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Consultation on the Draft Bagdad-Mangalore - Response to Submissions

Greater than 3
similar comments

Bagdad-Mangalore
Structure Plan

Strongly disagree with the walking trails
along creek sides and old train line
{compulsory acquisition, land ownership,
safety). Some suggest the focus
investment should be on new cement
path and joined through to Brighton

Noted. Thank you for your feedback. Opposition to the walking trails was raised a number of times throughout the consultation. The concerns largely
relate to trails along creeklines and the old railway line, particularly regarding potential compulsory acquisition, land ownership, privacy, safety, and
overall feasibility.

This plan does not propose land acquisition. It is an overarching long-term framework that, if the areas should redeveloped will need to consider to
accommodate a walking path, which will be assessed at that time.

9. running parallel with the heritage
highway We accept that some land to the eastern side of the Midland Highway is unlikely to redevelop due to fragmented allotments and flooding issues. As
such we agree that a realignment should be considered along the creekline in this location.
Along the old railway line, a historic feature of the area, we consider that this should remain in the plan. However, we accept that scme of this land
may have limited redevelopment potential. As such, the walking path along the railway line should be subject to further investigation to determine its
overall feasibility.
10 Not convinced of keep the country feel Noted. Thank you for your feedback. Changes to the extent of housing has been adjusted in this plan.
' with large housing developments
Supermarket on Swan Street Noted. Thank you for your feedback. Swan Street Supermarket (Opticn 1) is cne of three options for a supermarket. All locations comprise land that is
1 inappropriate privately owned, and any future developments would be subject to landowners initiating development(s) on their land. An expanded village centre
' at Bagdad is expected to be a longer term initiative and some designs may require the Midland Highway bypass project to proceed pricr to 'main
street’ style developments taking place along the existing Highway road reserve,
"Our house will nct become a Noted. Thank you for your feedback. All locations comprise land that is privately owned, and any future developments would be subject to landowners
12, S " o : . .
supermarket...build it elsewhere initiating development(s) on their land. No change of land use will cccur without landowner consent.
13 985 Midland highway Mangalore to be Noted. Thank you for your feedback. This land is currently located within the study area boundary of the Structure Plan. No change.
' included in Structure Plan
"Making Bagdad another small town Noted. Thank you for your feedback. A review of the feedback from the consultation highlights that there are concerns in relation to the extent of
overpopulated” housing in Bagdad. While planning in this plan extends beyond 30 years, we agree that there is justification for some reduction of housing in Bagdad.
The most logical area for reduction is to the north-east of the township, for the following reasons:
Most of this land is beyond 8oom walking distance from the centre.
14, The majority of this land is above the 18om water supply limit, which would increase development costs
_ Development in this area would place additional traffic congestion on the intersection of East Bagdad Road and the Midland Highway.
Another area where the extent of housing could be reduced is to the south-west of the township, where lowering the density from Village Zone to a
Lower Density Zone may be more suitable.
Please see ‘Summary of consultation on the Draft Bagdad-Mangalore Structure Plan' of this report for further discussion.
Bagdad is a rural/agricultural area, not Noted. Thank you for your feedback. A review of the feedback from the consultation highlights that there are concerns in relation to the extent of
for subdivision housing in Bagdad. While planning in this plan extends beyond 30 years, we agree that there is justification for some reduction of housing in Bagdad.
The most logical area for reduction is to the north-east of the township, for the following reasons:
Most of this land is beyond 8com walking distance from the centre.
15, The majority of this land is above the 18om water supply limit, which would increase development costs
Development in this area would place additicnal traffic congestion on the intersection of East Bagdad Road and the Midland Highway.
Another area where the extent of housing could be reduced is to the south-west of the township, where lowering the density from Village Zone to a
Lower Density Zone may be more suitable.
Please see ‘Summary of consultation on the Draft Bagdad-Mangalore Structure Plan' of this report for further discussion.
16. Does not need to go ahead Noted. More detailed responses on this comment are provided throughout this section of the report.
"What destinations are you creating?” Noted. Thank you for your feedback. The principle's intent to encourage placemaking and identity should still supported based on other feedback,
17. however, we will place less emphasis on creating new destinations and focus on promoting existing ones.
18 “Instead of the term create, it should be Noted. Thank you for your feedback. The principle's intent to encourage placemaking and identity should still supported based on other feedback,
' "promote"” destinations” however, we will place less emphasis on creating new destinations and focus on promoting existing ones,
19. Doctor at Kempton Noted. Thank you for your feedback.
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Consultation on the Draft Bagdad-Mangalore - Response to Submissions

Greater than 3
similar comments

Bagdad-Mangalore
Structure Plan

"Focus on developing the area, rather
20. than preserving the rural feel of the
small local town and community"

1

Noted. Thank you for your feedback.

Prioritise Manglore Park, bus turning
21, circle (before quick wins)

Noted. Thank you for your feedback. “This is consistent with the community's prieritisation of placemaking improvements in Bagdad and Mangalere
{e.g. seating, landscaping, and a small public plaza) ranked #3 in the survey. The staging plan will be updated to reflect this as a quick win.

22 Support subdivisions

Noted. More detailed responses on this comment are provided throughout this secticn of the report.

5 “We don't want Southern Midlands to
3 turn into Brighton.”

Noted. Thank you for your feedback.

Overall Structure Plan — General

Issue smaller blocks (already lack of
childcare, school at capacity)

Noted. Thank you for your feedback. A review of the feedback from the consultation highlights that there are concerns in relation to the extent of
housing in Bagdad. While planning in this plan extends beyond 30 years, we agree that there is justification for some reduction of housing in Bagdad.

The most logical area for reduction is to the north-east of the township, for the following reasons:
Most of this land is beyond 8oom walking distance from the centre.
The majority of this land is above the 18om water supply limit, which would increase development costs

=4 _ Development in this area would place additional traffic congestion on the intersection of East Bagdad Road and the Midland Highway.
Another area where the extent of housing could be reduced is to the south-west of the township, where lowering the density from Village Zone to a
Lower Density Zone may be more suitable.
Please see ‘Summary of consultation on the Draft Bagdad-Mangalore Structure Plan' of this report for further discussion.
o5 Flooding (eg. Horfield Creek) 2 Noted. Thank you for your feedback. Flooding has been a major constraint on the development of this plan, and has been carefully considered
' throughout.
Beautify the creek {platypus used to live 1 Noted. Thank you for your feedback. There will be additicnal commentary on the envircnmental and ecological characteristics in the report, as well as
26. . .
there) further reinforcements of the River Management Plan throughout the document.
27. Existing resident rights ignored 1 Noted. Thank you for your feedback.
Town centre should be consolidated 1 Noted. Thank you for your feedback. The town centre is positioned close to majority of the housing in Bagdad, which is a key planning principle that
28. near existing services. New centre should be adopted.

seems odd?

Mangalore Bagdad corridor should be
29. area of focus for development {currently
timid approach)

Noted. Thank you for your feedback.

Support small lots but maintain the

Noted. Thank you for your feedback.

30- country feel.
a1 IGA shouldn't be intended to bulldoze 1 Noted. Thank you for your feedback. All locations comprise land that is privately owned, and any future developments would be subject to landowners
' homes and businesses. initiating development(s) on their land. No change of land use will occur without landewner consent.

Do not support walking trails along creek 1 Noted. Thank you for your feedback. Opposition to the walking trails was raised a number of times throughout the consultation. The concerns largely
relate to trails along creeklines and the old railway line, particularly regarding potential compulsory acquisition, land ownership, privacy, safety, and
overall feasibility.

32, This plan does not propose land acquisition. It is an overarching long-term framework that, if the areas should redeveloped will need to consider to
accommodate a walking path, which will he assessed at that time.
We accept that some land to the eastern side of the Midland Highway is unlikely to redevelop due to fragmented allotments and flooding issues. As
such we agree that a realighment should be considered along the creekline in this location.

Do not support walking trails railway line 1 Noted. Thank you for your feedback. Opposition to the walking trails was raised a number of times throughout the consultation. The concerns largely
relate to trails along creeklines and the old railway line, particularly regarding potential compulsory acquisition, land ownership, privacy, safety, and
overall feasibility.

13 This plan does not propose land acquisition. It is an overarching long-term framework that, if the areas should redeveloped will need to consider to

accommodate a walking path, which will be assessed at that time,

Along the old railway line, a historic feature of the area, we consider that this should remain in the plan. However, we accept that scme of this land
may have limited redevelopment potential. As such, the walking path along the railway line should be subject to further investigation to determine its
overall feasibility.
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Consultation on the Draft Bagdad-Mangalore - Response to Submissions similar comments Structure Plan

Greater than 3 Bagdad-Mangalore

If village zone need sewer upgrades —
should cansider reduction to 1ha blocks

1

Noted. Thank you for your feedback.

34 outside the village zone. This maintains

the character and wont require sewer.

35. Support rural living development 1 Noted. Thank you for your feedback.
36. Protect agricultural land 1 Noted. Thank you for your feedback.
37. Protect Mangalore as rural 1 Noted. Thank you for your feedback.

No consultation with landowners 1 Noted. Thank you for your feedback. We have undertaken community engagement through an online survey in December 2024, and a Co-Design

Workshop in February 2024, which was promoted to everyone through flyers, social media, newsletters and emails. Between 14 July and 15

38. September 2025, a second online survey was conducted to share the draft Bagdad-Mangalore Structure Plan and gather feedback. A drop-in session
was also held on 31 July 2025 from 2:0apm to 7:30pm. This engagement period was extended from the standard one month to twe months to allow
for additional feedback.

Bagdad stay agricultural / rural 1 Noted. Thank you for your feedback. A review of the feedback from the consultation highlights that there are concerns in relation to the extent of
housing in Bagdad. While planning in this plan extends beyond 30 years, we agree that there is justification for some reduction of housing in Bagdad.
The most logical area for reduction is to the north-east of the township, for the following reasons:

Most of this land is beyond 8oom walking distance from the centre.
9. The majority of this land is above the 18om water supply limit, which would increase development costs
Development in this area would place additional traffic congestion on the intersection of East Bagdad Road and the Midland Highway.
Another area where the extent of housing could be reduced is to the south-west of the township, where lowering the density from Village Zone to a
Lower Density Zone may be more suitable.
Please see ‘Summary of consultation on the Draft Bagdad-Mangalore Structure Plan' of this report for further discussion.
A0. Do not change 2 Noted. More detailed responses on this comment are provided throughout this section of the report.
a1, Support {if implemented) 1 Noted. Thank you for your feedback.

More development in Mangalore 1 Noted. Thank you for your feedback. Some respondents have called for additional subdivision opportunities in Mangalore, with some suggesting
minimum allotment sizes of 5,000m’. Majority of these concerns have been raise to allow for more subdivision potential. We agree that additional
subdivisions must be done within the context of providing housing supply and choice hawever this should be commensurate with retaining a country
feel and retain the landscape setting to the valley, which has been strongly supported by the community.

The draft proposes a minimum allotment size of 1 hectare for land designated as Rural Living in Mangalore.
Our review of existing landholdings shows that most are larger than 2 hectares, meaning many properties could be subdivided under the 1-hectare
standard.
42,
As such, we consider the 1 hectare minimum to be reasonable for the following reasons:
_ It allows for a level of growth while maintaining the country feel supported by the community.
_ It preserves spacious lots typical of a rural setting and ensures appropriate separation between dwellings.
_ It limits the extent of built form, ensuring it remains subordinate to the landscape, reinforcing openness and rural character.
_ Unlike Bagdad, the area is not close to key services and facilities, making larger lot sizes more suitable.
_ Many existing allotments would still be capable of subdivision under this standard.
On balance, we find the 1 hectare minimum to be an appropriate cutcome that supports the objectives of the plan and should remain unchanged.
473, Rezoning without ownership approval 1 Noted. Thank you for your feedback.
Bagdad Township
44. Focus on infrastructure first 1 Noted. Thank you for your feedback.
No cost or feasibility 2 Noted. Detailed costings and feasibility studies are not typically prepared for a Structure Plan. However, this plan has drawn on a team of experts to
assess its feasibility, including Jensen PLUS (Planning and Urban Design), Sudgen + Gee {Infrastructure and Services), and Pinion Advisory
45 {Agricultural Assessment). High-level cost estimates have also been provided by Sudgen + Gee {Infrastructure and Services), in consultation with
government authorities.
46. Limiting factors of sewer 1 Noted. See above.
Support public open space along creek 1 Noted. Thank you for your feedback.
47 and new walking trails and village centre
48. Support village centre around Swan 5t 1 Noted. Thank you for your feedback.
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Consultation on the Draft Bagdad-Mangalore - Response to Submissions

Greater than 3
similar comments

Bagdad-Mangalore
Structure Plan

Issues with walking paths (currently 3 Noted. Thank you for your feedback. Opposition to the walking trails was raised a number of times throughout the consultation. The concerns largely
owned properties) + privacy issues relate to trails along creeklines and the ald railway line, particularly regarding potential compulsory acquisition, land ownership, privacy, safety, and
overall feasibility.
This plan does not propose land acquisition. It is an overarching long-term framework that, if the areas should redeveloped will need to consider to
accommodate a walking path, which will be assessed at that time.
49.
We accept that some land to the eastern side of the Midland Highway is unlikely to redevelop due to fragmented allotments and flooding issues. As
such we agree that a realignment should be considered along the creekline in this location.
Along the old railway line, a historic feature of the area, we consider that this should remain in the plan. However, we accept that scme of this land
may have limited redevelopment potential. As such, the walking path along the railway line should be subject to further investigation to determine its
overall feasibility.
Need money to existing roads 1 Noted. Detailed costings and feasibility studies are not typically prepared for a Structure Plan. However, this plan has drawn on a team of experts to
assess its feasibility, including Jensen PLUS (Planning and Urban Design), Sudgen + Gee {Infrastructure and Services}, and Pinion Advisory
50 {Agricultural Assessment). High-level cost estimates have also been provided by Sudgen + Gee {Infrastructure and Services), in consultation with
government authorities.
] Location of the town centre issues — not 1 Noted. Thank you for your feedback. The town centre is positioned close to majority of the housing in Bagdad, which is a key planning principle that
ot at community club area should be adopted.
Lack of consultation 1 Noted. Thank you for your feedback. We have undertaken community engagement through an online survey in December 2024, and a Co-Design
Workshop in February 2024, which was promoted to everyone through flyers, social media, newsletters and emails. Between 14 July and 15
52. September 2025, a second online survey was conducted to share the draft Bagdad-Mangalore Structure Plan and gather feedback. A drop-in session
was also held on 31 July 2025 from 2:00pm to 7:30pm. This engagement period was extended from the standard one month to two months to allow
for additional feedback.
Issue with smaller households and taking 1 Noted. Thank you for your feedback.
53 away agricultural land
Mangalore Township
54. No additional services 1 Noted. Thank you for your feedback.
Fence around recreation area, public 1 Noted. Thank you for your feedback.
25 toilet, etc
56. Covenants (Blackbrush Road} 1 Noted. Thank you for your feedback.
Equestrian ground should remain 1 Noted. Thank you for your feedback.
27 separate
8 Issue with the path rear of lots {privacy, 1 Noted. Thank you for your feedback. Properties with the path along the rear of the lots will be updated to reflect landscaping and fencing to ensure
o security and foot traffic) the protection of private, security and foot traffic.
59. Seal road instead of new roads 1 Noted. Thank you for your feedback.
60. Blackbrush Rd junction is a traffic hazard 1 Noted. Thank you for your feedback.
Disagree with rural living submissions 1 Noted. Thank you for your feedback.
61. and preserving forested ridgelines and
rural landscape
62 Blackbrush road/Mountford Drive is a 1 Noted. Thank you for your feedback.
' roadkill hotspot
Properties in Mangalore and in particular 2 Noted. Thank you for your feedback. Some respondents have called for additional subdivision opportunities in Mangalore, with some suggesting
on the eastern side of the Midland minimum allotment sizes of 5,000m’. Majority of these concerns have been raise to allow for more subdivision potential. We agree that additional
Highway in Mangalore should he able to subdivisions must be done within the context of providing housing supply and choice hawever this should be commensurate with retaining a country
be developed into o.5ha allotments. feel and retain the landscape setting to the valley, which has been strongly supported by the community.
Suggested a zoning layout that would
give Mangalore a country village feel and The draft proposes a minimum allotment size of 1 hectare for land designated as Rural Living in Mangalore.
attract people to the area
63. Our review of existing landholdings shows that most are larger than 2 hectares, meaning many properties could be subdivided under the 1-hectare

Plan 1 showing central driveway to
4 allotments

Plan 2 showing zoning plan with
area to the north-east of Midland
Highway as Rural Living Zone A
{o.5ha)}, south-west of Midland
Highway as Village Zone {600-

standard.

As such, we consider the 1 hectare minimum to be reasonable for the following reasons:
It allows for a level of growth while maintaining the country feel supported by the community.
It preserves spacious lots typical of a rural setting and ensures appropriate separation between dwellings.
It limits the extent of built form, ensuring it remains subordinate to the landscape, reinforcing cpenness and rural character.
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Consultation on the Draft Bagdad-Mangalore - Response to Submissions

Bagdad-Mangalore
Structure Plan

Greater than 3
similar comments

1500sgm), and further to the
south-west Rural Living Zone B
{1ha}.

Unlike Bagdad, the area is not close to key services and facilities, making larger lot sizes more suitable.
Many existing allotments would still be capable of subdivision under this standard.

On balance, we find the 1 hectare minimum to be an appropriate cutcome that supports the objectives of the plan and should remain unchanged.

64.

Rural living Zone needs to be extended
in Mangalore

Noted. Thank you for your feedback. Much of this area is the "better"” agricultural land with larger holdings, greater local prominence, and inclusion
in the Greater Scuth East Irrigation Scheme in accordance with the Pinion Advisory Agricultural Report. While we acknowledge that not all of this land
is classified as “better", the Rivulet provides a clear and logical boundary of development that should be retained. Therefore, we consider that no
change is required.

Other Elements

All should be in 9" position - asphalting

Noted. Thank you for your feedback.

65. -
existing gravel roads number 1.
66 Bagdad Golf Club must remain a central Noted. Thank you for your feedback.
' part of the town's future
67 No additional access points Noted. Thank you for your feedback.

Other Matters

68.

Respect to the region -

The valley in which Bagdad and
Mangalore are located is unigue in many
ways. In my opinion the characteristics
to note are: the valley still retains many
of the environmental and ecological
characteristics as created at least
500,000 years ago; the main features in
terms of the juxtaposition and elevation
of rocks, water, soil, trees, animals, birds,
and insects have not changed much
since the ice age; there is evidence that
this country was used by indigenous
people for at least 40,000 years; and
European settlement over the last 200+
years, although exploitive in nature, does
not seem to have detracted from the
overall experience of a place created to
Earth's Rules. Any proposal to alter what
is there needs to take into account
Earth's Rules because what was created
through them, | will argue, still largely
exists and continues to support all its life
forms.

This should be shared with the local
community.

This could be achieved by:

Run at least one discussion session
with scme very short statement by
invited experts (eg. geology and
geography, history or natural
values)

'Planning discussion hubs' for the
whole project. Rolling exhibition

Noted. Thank you for your feedback. We appreciate the insights and accept that this infermation has not been well documented in previous studies,
reports, etc. Environmental and ecological characteristics {considered alongside Earth's Rules) are largely reviewed early in the Structure Planning
process through background document review, mapping, and early engagement with relevant authorities, such as the Department of Natural
Resources and Environment Tasmania.

It is our view that the Plan has been cognisant of these characteristics, for example by protecting areas of vegetation, avoiding development of steep
slopes, protecting creeklines. In addition, the Plan has recommended River Management Plan to investigate the protection of the creek lines in more
detail. The Guiding Principle to ‘Keep the country feel’ also reinforces the importance of maintaining the valley’s landscape character. As such , we
believe that the plan has aimed to protect these natural elements and features, as well as balancing other competing objectives in the plan, which had
been supported by the community.

In terms of additional engagement, we have undertaken several activities, including an online survey in December 2024 and a Co-Design Workshop in
February 2024, promoted widely through flyers, social media, newsletters, and emails. Between 14 July and 15 September 2025, a second online
survey was conducted to present the draft Bagdad-Mangalore Structure Plan and gather feedback. A drop-in session was also held on 31 July 2025,
from 2:ccpm to 7:3cpm. This consultation pericd was extended from the standard one menth to two months to provide additional opportunity for
feedback. This engagement approach is consistent with projects of this nature, and offering additional sessions requires careful consideration to
ensure there would be meaningful participation.

In response to the concerns, there will be additional commentary on the environmental and ecological characteristics in the report, as well as further
reinforcements of the River Management Plan throughout the document.

69.

How does Council intend to work with
community, including young people (eg.

Noted. Thank you for your feedback We have undertaken community engagement through an online survey in December 2024, and a Co-Design
Workshop in February 2024 {which included discussions with the school), which was promoted to everyone through flyers, social media, newsletters
and emails. Between 14 July and 15 September 2025, a second online survey was conducted to share the draft Bagdad-Mangalore Structure Plan and
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Consultation on the Draft Bagdad-Mangalore - Response to Submissions similar comments Structure Plan

Greater than 3 Bagdad-Mangalore

10 years olds) and elderly, and people
with disahilities?

gather feedback. A drop-in session was also held on 31 July 2025 from 2:00pm to 7:30pm. This engagement period was extended from the standard
one month to twa months to allow for additional feedback. This engagement approach is consistent with projects of this nature.

70,

Council to develop idea of ‘caring and
taking an interest' (eg. climate change).
Need expert and reference to Highway
to Hell- Climate Change and Australia’s
Future by Joélle Geris.

Noted. Thank you for your feedback. In response to the concerns, there will be additicnal commentary on the envirocnmental and ecological
characteristics in the report, as well as further reinforcements of the River Management Plan throughout the document.

FAR

Need to discuss better understandings
of the existing situation for services (eg.
sewerage, water services, energy
services, and public transport).

Noted. Thank you for your feedback. Sudgen + Gee has reviewed and made recommendations on the infrastructure and services which covers
existing situation for services (eg. sewerage, water services, energy services, and public transport).

72.

Need to engage people with knowledge
and skills in Community Development.

Noted. Thank you for your feedback.

73-

Objection to the BMSP being the vehicle
for the rezoning of agricultural land on
Black Brush Road to rural living or some
other residential use class.

Noted. Thank you for your feedback. Prior to rezoning, this must go through a formal amendment process, including engagement and consideration of
supporting reports.

74.

Mangalore Recreation Area -

Visual representation of the grounds
does not accurately reflect its current
state.

There is currently 2x arenas (both
have recently had surfacing work), a
cross country training course, a
mounted games/grassed area and
the club house has had improvements
both inside and outside. Council has
also planted up some tree lines and
wind breaks.

Confirmation that ne other planned
changes to the ground
use/infrastructure

Does it need to include any future
plans of the club?

Noted. Thank you for your feedback. The report has been updated to make a reference to the plan being different to the current redevelopment of
the land. No additional changes has been made to the plan and should not change the future plans of the club.
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Consultation on the Draft Bagdad-Mangalore - Response to Agency Submissions

Detailed Comment

Bagdad-Mangalore
Structure Plan

TasNetwork

Bagdad-Mangalore Structure Plan response

No immediate concerns or updates
to the proposed structure plan for
Bagdad-Mangalore.

The only comment made about
power is in the appendices in
relation to load estimates ranging
from 3.5-5.6 MVA.

The main development will be
subdivision developments and a
commercial precinct, which we will
assess during the connection
application phases.

Noted. Thank you for your feedback.

Department of State Growth

Proposed Land Supply

Proposed significant additional
residential yield (nearly 1000
dwellings). Draft plan does not
consider forecast demand for the
area, nor provide justification for
such a significant expansion of the
two settlements.

Both towns located some distance
from employment opportunities,
commercial centres and key
services.

Appropriateness of further
expansion of residential
development adjacent to a
Category 1 freight route should be
carefully considered.

Council may wish to consider
whether the expansion
(particularly the expansion of Rural
Living Zoned land) can be support
under the Southern Tasmanian
Regional Land Use Strategy and
the draft Tasmanian Planning
Policies.

Strategic Corridor Planning

Comments from State Growth in
May 2024 in relation to the
transport corridor remain relevant.
Midland Highway is a key
connection within the Burnie to
Hobart Freight Corridor.

Tasmanian Government has made
significant investment in the
Highway including construction of
a median turn lane, to improve
safety and efficiency. State Growth
does not support any localised
access alterations and
intensification that would affect

Proposed Land Supply

This plan is a long-term strategy extending beyond 30 years, referred to as the ‘Ultimate’ scenario. The approach is intended to establish the urban footprint at a high
level, prioritising opportunities, constraints, and community values rather than being driven solely by immediate dwelling demands. The ‘ultimate’ scenario represents the
maximum desired development of the area and the preferred form of that development, guided by sound planning principles.

Following a review of the feedback from the consultation highlights there were some concerns from the community about the level of housing growth, particularly in
Bagdad. As such, we agree that there may be some better suited areas to retain in its current form. The most logical area for reduction is to the north-east of the
township, due to its proximity to town centres, need for additional water infrastructure and contributes to additional traffic demands (East Bagdad Road and Migland
Highway).

Another area where the extent of housing could be reduced is to the south-west of the township, where lowering the density from Village Zone to a Lower Density Zone
may be more suitable. We also support retaining Winstead Road in its current form (without reducing the allotment size to 0.5 ha), due to its topography and accessibility
to services. Overall, these changes to the plan (reduction of approximately 360 dwellings) brings land supply closer to the 30-year demand forecast, while still allowing for
the longer-term (‘ultimate’) scenario. It also reflects broader factors influencing land supply, including infrastructure capacity, commercial viability, landowner intentions,
and construction delays.

In terms of the Southern Tasmania Regional Land Use Strategy 2010-2035 (STRLUS), which is now fourteen years old, is currently subject of a major review. Work to
develop a new Bagdad-Mangalore Structure Plan will be timely in that it will be able to both inform, and be informed by, this broader regional strategic planning project.

Strategic Corridor Planning and Passenger Transport Services
Comments received in May 2024 have been considered in this plan. Localised access and intersections with the Highway have been minimised, and the plan has been
adjusted further to respond to these concerns. Vegetation along highway forms part of the longer-term scenario and may be realised in association with the Bagdad

Bypass corridor, which continues to be protected throughout this plan.

All other comments are noted.
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Consultation on the Draft Bagdad-Mangalore - Response to Agency Submissions A

the efficiency of through traffic
along the Highway, including round
abouts or traffic signals.

Any conceptual altered treatment
proposed along the Midland
Highway corridor must be
discussed with State Growth.

Vegetation within medians is not
supported as it can impact road
users and required regular
maintenance.

Any proposed shared user paths
within the Midland Highway would
require careful consideration,
noting the status of the adjacent
highway. If located pathways
within the Highway corridor is
agreed, the costs and maintenance

would need to be borne by Council.

Existing Bagdad Bypass should
remain protected.

Passenger transport services

_ Details provided on passenger
transport services in May 2024
also remain relevant.

TasWater (Late submission)

Growth Forecast

_ The plan shows a wide growth
range (75-705 dwellings to 2055).
TasWater supports acknowledging
this uncertainty, as it affects long-
term infrastructure planning.

_ Although TasWater cannot
currently support major new
development, the 30-year
Structure Plan will help guide
future investment decisions.

_ TasWater’s own planning

estimates:
3. _ Currentload: ~200 ET
_  Forecast 2070 load: ~390
ET

Full development of
Village-zoned land: +674
lots

Potential rezoning: +198
lots

These figures broadly align
with the Council’s
projections.

Current Sewerage Capacity

_ The Bagdad sewer system was not

Noted. Thank you for your feedback.

The current limitations of the STP have been acknowledged, and it is understood that upgrades may not occur within the next 10 years. While this remains the position,
community feedback shows a level of support for new housing opportunities in Bagdad—Mangalore. However, the consultation also indicates that while the overall scale
of growth is generally acceptable, the extent of growth proposed in Bagdad specifically is being questioned. On this basis, we have made adjustments to the amount of
housing allocated to Bagdad.

Further, the plan will need to be an advocate for a new STP, which will be reinforced through the staging.

Please see ‘Summary of consultation on the Draft Bagdad-Mangalore Structure Plan’ of this report for further discussion.

designed for significant growth.
:U[FI Planning
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Consultation on the Draft Bagdad-Mangalore - Response to Agency Submissions

Bagdad-Mangalore
Structure Plan

The STP is already at its allowable
limit (100 kL/day ADWF). It
struggles to meet environmental
compliance and any extra load will
worsen effluent quality.

The recycled water scheme is too
small to achieve full reuse, so
discharges to Horfield Creek will
continue.

Future

Long-term strategy is to close the
Bagdad STP and transfer flows to
Brighton STP, but the project is
very costly (~$23M) and unlikely to
be prioritised for at least 10+ years.
Interim upgrades may improve
treatment quality but will not
increase capacity for additional
development.

Servicing Advice

Any new development connected
to sewer will push the STP beyond
capacity and increase
environmental risk. There is little
scope for expanding the existing
plant.

Council should prioritise
development on larger lots using
on-site wastewater systems, which
avoid adding load to the TasWater
network.
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Appendix D _ Updated Social Infrastructure Benchmarking



Bagdad-Mangalore :[I]:
Structure Plan

Updated benchmarking of social infrastructure

The updated benchmarking analysis for
Bagdad-Mangalore suggests that there
are a number of potential gaps in the

Range
(High Current Gap
Values) Provision Threshold ** Comment

Type of Social
Infrastructure Social Infrastructure Facility

Benchmark for provision

qguantity of social infrastructure facilities, Education Childcare Centre 4000 9000 2 0.8|Benchmark satisfied
based on population of 4,634 people in Kindergarten/Early Childhood Education 8000 12000 o} -0.6]Below Benchmark
Bacdad-M | incl (,j j Public Primary School* 7,500 9000 1 0.4]Benchmark satisfied
agdad-Mangalore, including. Public High School* 15,000 25000 o -0.3|Benchmark satisfied
. . ) TAFE district campus 150,000 o 0.0|Benchmark satisfied
—x Kindergarten/Early Childhood Education University Not readily available 0.0]Benchmark satisfied
_5x General Practitioners (GPs). Health GPs 909 o -5.1|Below Benchmark
Hospital 100,000 o) 0.0|Benchmark satisfied
_1x Youth Centre Community  Library 15,000 30000 o -0.3|Benchmark satisfied
, Youth Centre 8000 10000 o) -0.6]Below Benchmark
—2.83ha (Active Open Space) Open Space  Active 2.0ha (excluding golf courses) per
While there is a gap in active open space, 1000 people 5-44ha -3.8 ha|Below Benchmark
this is considered reasonable given the Passive 07 to 1ha per 1000 people 81.7ha+ 78.5halBenchmark satisfied
Shopping Supermarket 10000 0.2 -0.3|Benchmark satisfied

proximity of additional sporting facilities
in Brighton.

* Demand for public schools will be affected by the provision of private schools

This analysis does not provide an ** Gap Threshold is based on Low values as a conservative approach

understanding of the quality of service,
or the condition and capacities of these
facilities.

A detailed survey of the facilities and
services would be required to understand
their level of service, conditions etc. This
is beyond the scope of this report.
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Thank You
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