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Post:  PO Box 21, Oatlands Tas 7120 

Email:  mail@southernmidlands.tas.gov.au  

Fax:  03 6254  5014 
 

 

All representations must include the authors full name, contact number and postal address and be 

received by the advertising closing date. 
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Agricultural Report for 454 Woodsdale Road 

Prepared by Luke Taylor 

AgAssist 

April 2026 

DISCLAIMER: This report has been prepared in accordance with the scope of services described in the contract or agreement between AgAssist and the Client. Any findings, 
conclusions or recommendations only apply to the aforementioned circumstances and no greater reliance should be assumed or drawn by the Client or other parties which this 
report has been passed onto. Every effort has been made by AgAssist to correctly make recommendations based on laboratory test results, field surveys and information 
provided by the client. AgAssist does do not take responsibility for any loss in potential yield or hold themselves responsible for any damage caused as a result of incorrect 
information or laboratory results. Furthermore, the report has been prepared solely for use by the Client and AgAssist accepts no responsibility for its use by other parties 
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Introduction 
AgAssist has been engaged to undertake an agricultural assessment of the property located at 454 Woodsdale Road, 
Runnymede (Title Reference: 160752/2, Property ID: 3223381). 

The purpose of this report is to demonstrate that the proposed dwelling is capable of approval as a discretionary use 
within the Agriculture Zone under Clause 21.3.1 Discretionary Uses Performance Criteria P4 of the Tasmanian 
Planning Scheme. In particular, the report assesses whether the property satisfies Clause 21.3.1 P4(b), which applies 
where a dwelling is proposed on land that is not capable of supporting an agricultural use, is not capable of being 
included with other agricultural land, and will not confine or restrain agricultural use on adjoining properties. 

This assessment has been informed by a combination of desktop analysis and site inspection. The desktop analysis 
included a review of topography (slope and aspect), drainage characteristics and land capability mapping, while the 
site inspection assessed soils, landscape constraints and overall agricultural suitability of both the subject land and 
adjoining properties. 

The report includes an assessment of land capability using the Tasmanian Land Capability Classification System, an 
evaluation of the agricultural potential of the property, and a specific assessment against the relevant provisions of 
the Tasmanian Planning Scheme relating to agricultural land use and potential land use conflict. 

The following assessment demonstrates that the property is not capable of supporting a viable agricultural use due 
to the predominance of steep, rocky and heavily constrained Class 6 land. Only a very small area of the site has any 
potential for pasture improvement and this area is insufficient to support a commercially viable agricultural 
enterprise. 

The property is also not capable of being reasonably 
incorporated into adjoining agricultural landholdings. The 
neighbouring properties to the east and south are similarly 
constrained, while the small amount of potentially productive 
land on the subject property would not provide sufficient benefit 
to justify acquisition by the adjoining agricultural property to the 
west. 

The proposed dwelling (circled in red to the right) will not 
confine or restrain existing or potential agricultural use on 
adjoining land. It is therefore concluded that the proposal 
satisfies Clause 21.3.1 Discretionary Uses Performance Criteria 
P4(b)(i), (ii) and (iii) of the Tasmanian Planning Scheme.  

Qualifications and Experience 
Luke Taylor is the principal consultant with AgAssist and has had over 25 years’ experience in the Agricultural sector. 

Luke has a Bachelor of Management in Agribusiness from Sydney University as well and an Advanced Diploma in Farm 

Management from Melbourne University. For the past 12 years Luke has been consulting to the agricultural sector 

across Tasmania as well as some part time lecturing at the School of Land and Food at the University of Tasmania.  
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Property Details 
LOCATION  

The property which is around 92Ha is located at 454 Woodsdale Road, Runnymede (Title Reference: 160752/2, 
Property ID: 3223381. 

 

PLANNING SCHEME 

The property is withing the Agriculture zone under the Tasmanian Planning Scheme 

 

SURROUNDING PROPERTY DETAILS 

The surrounding properties to the very northwest and southeast are also zoned Agriculture while the properties to 

the east and the south are zones Rural. The title to the west is a commercial livestock operation while the other 

surrounding properties are heavily wooded and not used for agricultural operations.  
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Registered Constraints and Protected Areas 
The table below summarises the principal mapped statutory constraints and protected areas identified for the 
property that are relevant from an agricultural land use and management perspective. The information is based on 
available public datasets and is intended as a preliminary overview only. It may not include all planning constraints, 
overlays or approval requirements relevant to future development or land use. The applicability of these matters 
should be confirmed as part of the planning process and, where required, in consultation with the relevant planning 
authority or planning consultant. 

Layer Restriction/Description 
Landslip Zones None 
Threatened Native Vegetation Communities None 
Flood-Prone Land / 1% AEP Flood Mapping Yes – See Map 
CFEV Watercourse and Waterbody Buffers Yes – See Map 
Acid Sulfate Soils None 
Conservation Covenants or Reserves None 
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Land Classification 
Across Tasmanian agricultural zones, agricultural land capabilities have been classified using the Tasmanian Land 

Capability Classification System (Grose, 1999) which is a method of ranking the ability of the land to support a range 

of broadacre agricultural activities on a sustainable basis.  The lands classification system comprises seven classes 

ranked in order of agricultural versatility. Class 1 land is the best and Class 7 the poorest. Classification requires the 

synthesis and land information including soils, topography and climatic data.  

Below are the land class definitions that are referred to for this property and the adjoining property. 

 Class 5: Land unsuitable for cropping, although some areas on easier slopes may be cultivated for pasture 

establishment or renewal and occasional fodder crops may be possible. The land may have slight to moderate 

limitations for pastoral use. The effects of limitations on the grazing potential may be reduced by applying 

appropriate soil conservation measures and land management practices. 

 Class 6 which is: Land marginally suitable for grazing because of severe limitations. This land has low 

productivity, high risk of erosion, low natural fertility or other limitations that severely restrict agricultural use. 

This land should be retained under its natural vegetation cover. 

A full explanation of the Land Capability System is available in the LAND CAPABILITY HANDBOOK - Guidelines for the 

Classification of Agricultural Land in Tasmania, Second Edition, Edited by C J GROSE, Department of Primary Industries, 

Water and Environment, 1999. 

The land classification for 

this property as per TheList 

is Class 5 and 6  (see pic to 

the right and also the map 

at the back of this report). 
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Land Capability Classification Assessment 
 

CLIMATE  

The property location is in a relatively dry temperate climate with average annual rainfall of approximately 550 mm 

and an estimated growing degree day accumulation of 1,000–1,200 GDD (base 10°C). The area experiences cool 

winters with frequent frosts and warm, dry summers typical of the Tasmanian Midlands. 

GEOLOGY  

The site is underlain by Jurassic Tasmanian Dolerite, comprising tholeiitic dolerite with minor granophyre. To the 
north of the property boundary is a band of quartz sandstone which is where the lighter texture soils to the north 
east and derived from.  

SOILS  

The soils are predominantly Chromosols (see pic to the right) 
which are dolerite-derived brown and grey clay loams and 
sandy clay loams over moderately well-structured clay subsoils 
with good drainage on the sloped area but poor within the 
lower lying natural watershed lines.  

 

 

 

To the very north east of the property there is a band of Podosols (see pic to 
the left) which consist of loamy sand topsoils over bleached A2 horizons (the 
interface between the topsoil and subsoil) which weak to poorly structured 
subsoils.  

The soils will be naturally infertile and are currently unproductive due to very 

little if any fertiliser or lime history.  

 

 

 

  

SMC - KEMPTON

RECEIVED

7/5/2026



Luke Taylor 
30 Red Chapel Avenue 

Sandy Bay, TAS, 7005 
0409 963 201 

ltaylor@agassist.net.au 

6 | P a g e  
 

LAND CAPABILITY ASSESSMENT 

After assessment, the majority of the property has been classified as Class 6 land, being marginally suitable for 

grazing. This is due to most of the site having slopes greater than 20% (see slope map at the rear of this report), 

areas of bedrock exposed at the surface (see photograph to the right), and dense woodland cover, making 

cultivation impractical.  

A section of approximately 2.7 ha in the north-east of the 

property has been classified as Class 5 land, where slopes 

are gentler and the area has previously been cleared and 

cultivated. This area could be cultivated and re-sown to 

improved pasture. A further 8.2 ha has been classified as 

Class 5g land; while this area contains significant rock and 

would be difficult to cultivate, it could potentially be re-

sown to pasture. Neither of these areas would be suitable 

for cropping. 

Land Classification Area  Key Limitations Agricultural Use Comments 

Class 6gr 80.8Ha Heavily Wooded, Slope excess of 

20%, course rock fragments and 

rock outcrops 

Marginally suitable 

for grazing 

Could be grazed with 

a stocking rate below 

1 DSE/ha. 

Class 6w 0.3Ha Seasonal waterlogging during 

wetter months 

Unsuitable for 

grazing during 

winter 

Could be grazed with 

a stocking rate of  6 

DSE/ha. 

Class 5g 8.2 Large amounts of surface rock 

making cultivation very difficult. 

Unsuitable for 

cropping but suitable 

for grazing. 

Cultivation would be 

very difficult. 

Class 5 2.7 Light-textured fragile soils suitable 

for very occasional cultivation for 

the purpose of fodder crop or 

pasture renovation.  

Unsuitable for 

cropping but suitable 

for grazing. 

These will require 

large amounts of 

lime and P to become 

productive. 
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Agricultural Potential and Viability 
The agricultural potential (commercial farming or associated rural activities) of the property is extremely restricted 

due to the extensive area (80.8Ha) of Class 6 land.  Of the 10.9Ha Class 5 land, 2.7Ha could be developed and improved 

for grazing with the other 8.2Ha of the class 5 areas marginal suitable for developing due to the rock. 

In total the Class 5 area, once developed, could run around 9 Dry Sheep Equivalents per Ha (DSE/ha) which would at 

best run a total of around 90DSE or around 5 to 6 cows and calves. 

This low stocking rate potential makes the property unviable as a commercial agricultural operation and is limited only 

to hobby farm status. 

Under the guidelines of the Agricultural Land Mapping Project (ALMP) commissioned by the State Government in 

2016, the available land area is well below the minimum land areas for all viable commercial enterprises (see Table 1).  

 

Table 1 : Enterprise clusters and minimum title sizes (from ALMP 2016)  

Source: Decision Tree and Guidelines for Mapping the Agriculture and Rural Zones, AK Consulting, 2018. 
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Assessment Against Tasmanian Planning Scheme 
 

The purpose of this assessment is to demonstrate that the proposed dwelling satisfies Clause 21.3.1 Discretionary 
Uses Performance Criteria P4(b) of the Tasmanian Planning Scheme. 

The site is not capable of supporting a viable agricultural use. Approximately 80.8 ha of the property is Class 6 land 
with slopes greater than 20%, extensive rock outcrop and dense woodland. Of the remaining land, only 
approximately 2.7 ha could be improved for pasture, with a further 8.2 ha constrained by extensive surface rock. At 
best, the property could support only a very small grazing enterprise and is not viable for commercial agriculture.  

The property is also not capable of being included with adjoining land for agricultural use. The neighbouring 
properties to the east and south are similarly constrained by slope and rock and contain only small areas of usable 
land. While the property to the West is a commercial agricultural livestock operation, the limited additional 
productive area offered by the subject property would not justify the cost of purchase or development and would 
therefore not be attractive to adjoining landowners.  

The proposed dwelling will not confine or restrain agricultural use on adjoining properties, as it is located on land 
with very low agricultural value and will not affect the limited existing or potential agricultural use of surrounding 
land. Accordingly, the proposed dwelling satisfies Clause 21.3.1 P4(b). 
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