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Client: Warwick & Helen Morgan 

 
 

Property identification: 

 

 

175 Glenford Farm Road, Underwood 

CT 179015/1, 2, 3 & 4. PID 752687 

 

Current zoning: Rural Resource, Launceston Interim Planning 
Scheme 2015. 

 
 

  

Proposal: 
A 4 lot realignment of boundaries (subdivision) is proposed from 
existing titles CT 179015/1, 2, 3 & 4, 175 Glenford Farm Road, 
Underwood. 

 
 

Assessment  
A field inspection of the site was conducted to determine the 
Bushfire Risk and Bushfire Attack Level. 

 
 

Assessment by: Scott Livingston  

Master Environmental Management, Natural Resource Management Consultant. 

Accredited Person under part 4A of the Fire Service Act 1979: Accreditation # BFP-105. 
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LIMITATIONS 

 

This report only deals with potential bushfire risk and does not consider any other potential 
statutory or planning requirements. This report classifies type of vegetation at time of 
inspection and cannot be relied upon for future development or changes in vegetation of 
assessed area. 
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DESCRIPTION 
 

A 4 lot realignment of boundaries (subdivision) is proposed from existing titles CT 179015/1, 
2, 3 & 4 at 175 Glenford Farm Road, Underwood. The property is zoned Rural Resource, 
Launceston Planning Scheme, 2015. There is an existing dwelling on proposed Lot 2.  

The property has frontage to Glenford Farm and Brown Mountain Roads the southern 
boundaries are formed by Pipers River. The land is a mixture of grassland and forest 
Surrounding land generally forested with some grassland and low threat vegetation around 
dwellings.  The area is not serviced by a reticulated water supply. 

Access to the existing dwelling is less than 30m in length. A water hole approximately 3m in 
diameter and 2m in depth (~12,000 L) is located 70m east of the existing dwelling on Lot 2. 
Glenford Farm Road provides hardstand within 3m of the waterhole. The supply is not used 
for other purposes and can if necessary be pump filled from Pipers River. Access across 
paddocks to Pipers River provides an additional potential supply 50m from the dwelling, with 
a firefighting pump available on the property. 

 
See Appendix 1 for maps and site plan. Appendix 2 for photos. 

 

BAL AND RISK ASSESSMENT 
 

The land is mapped as being within a Bushfire Prone Area. 

Lot 2 contains an existing dwelling and no boundary within 100m changes under 
subdivision. The ability to manage bushfire risk remains unchanged, and there is no increase 
in risk to the existing dwelling.  

VEGETATION AND SLOPE Proposed Lots 

Lot   North East South West  

1 

Vegetation within 
100m indicative 
dwelling location 

0-25m- 
grassland (on 
lot), 25-30m 

road, 30-100m 
forest 

0-33m 
grassland (on 
lot), 33-44m 

road, 40-100m 
grassland 

0-5m 
grassland, 5-
100m forest 

0-8m 
grassland, 8-

75m forest, 75-
100 grassland 

Slope (degrees, 
over 100m) 

Flat/ Upslope Flat/ Upslope 
Down slope 10-

15o 
Down slope 0-

5o 

BAL Rating existing 
vegetation 

BAL FZ BAL FZ BAL FZ BAL FZ 

BAL Rating with 
setback/HMA 

BAL 19 BAL 19 BAL 19 BAL 19 
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2 

Vegetation within 
100m existing 
dwelling 

0-40m low 
threat, 40-

100m grassland 

0-20m low 
threat, 20-70m 
grassland 70-
100m forest 

0-12m low 
threat, 12-22m 
grassland. 22-
32m river, 32-
100m forest 

0-30m low 
threat, 30-

100m forest 

Slope (degrees, 
over 100m) 

Flat/ Upslope Flat/ Upslope 
Down slope 0-

5o 
Down slope 0-

5o 
BAL Rating existing 
vegetation 

BAL 12.5 BAL 12.5 BAL 19 BAL 12.5 

      

3 

Vegetation within 
100m indicative 
building location 

0-100m 
grassland 

0-60m 
grassland, 60-
100m forest 

0-80m 
grassland, 80-
100m forest 

0-80m 
grassland, 80-
100m forest 

Slope (degrees, 
over 100m) 

Flat/ Upslope Flat/ Upslope 
Down slope 10-

15o 
Flat/ Upslope 

BAL Rating at 
boundary 

BAL FZ BAL FZ BAL FZ BAL FZ 

BAL Rating with 
setback/HMA 

BAL 19 BAL 19 BAL 19 BAL 19 

      

4 

Vegetation within 
100m indicative 
building location 

0-27m 
grassland, 27-
100m forest 

0-50m 
grassland, 50-
100m forest 

0-38m 
grassland, 38-
48m road, 48-
100m forest 

0-70m 
grassland, 70-
100m forest 

Slope (degrees, 
over 100m) 

Flat/ Upslope Flat/ Upslope 
Down slope 0-

5o 
Flat/ Upslope 

BAL Rating existing 
vegetation 

BAL FZ BAL FZ BAL FZ BAL FZ 

BAL Rating with 
setback/HMA 

BAL 19 BAL 19 BAL 19 BAL 19 

 

BUILDING AREA BAL RATING 

Setback distances for BAL Ratings have been calculated based on the vegetation that 
will exist after development external to the subdivision and have also considered 
slope gradients.  
 
Where no setback is required for fire protection other Planning Scheme setbacks may 
need to be applied, other constraints to building such as topography have not been 
considered.  
 
The BAL ratings applied are in accordance with the Australian Standard AS3959-2009, 
Construction of Buildings in Bushfire Prone Areas, and it is a requirement that any habitable 
building, or building within 6m of a habitable building be constructed to the BAL ratings 
specified in this document as a minimum. 
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 Predicted Bushfire Attack & Exposure Level 
BAL-Low Insufficient risk to warrant specific construction requirements 

BAL-12.5 Ember attack, radiant heat below 12.5kW/m² 

BAL-19 Increasing ember attack and burning debris ignited by windborne 
embers together with increasing heat flux between 12.5-19kW/m² 

BAL-29 Increasing ember attack and burning debris ignited by windborne 
embers together with increasing heat flux between 19-29kW/m² 

BAL-40 Increasing ember attack and burning debris ignited by windborne 
embers together with increasing heat flux between 29-40kW/m² 

BAL-FZ Direct exposure to flames radiant heat and embers from the fire front 
 

Setbacks 

BAL Rating Slope Grassland Forest 
BAL12.5 Upslope and flat 14m 32m 

Down slope 0-5o 16m 38m 
Down slope 5-10o 19m 46m 

Down slope 10-15o 22m 56m 
BAL 19 Upslope and flat 10m 15m 

Down slope 0-5o 11m 18m 

Down slope 5-10o 13m 34m 

Down slope 10-15o 15m 41m 
 

PROPOSED LOT BAL RATING 

Lots have a potential building area at BAL19, with a smaller building area available at 
BAL 12.5  
 
The building areas shown below are indicative of the area available with no clearing 
of native vegetation required for hazard management with the exception of a small 
area of silver wattle regrowth on Lot 1. Additional areas are available on all lots 
subject to vegetation clearance approval.  
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Figure 1: Building Area BAL 19 
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HAZARD MANAGEMENT AREAS 

All land within the lot shown below must be managed as low threat vegetation for the 
distances specified below from facades of habitable buildings. Low threat vegetation 
includes maintained lawns (mown to < 100mm), gardens and orchards. Land outside the 
HMA may be managed at fuel loads up to woodland.  

Lot slope Façade Low threat grassland forest 

1 

upslope and flat 
west, north, 
east 0-10m  10-23m 

> 23m to 
forest 

Down slope 0-5o south west, 
south east 0-11m 10-27m 

> 27m to 
forest 

Down slope 10-
15o south  0-15m 15-41m 

> 41m to 
forest 

 
  

   

3 upslope and flat 
west, north, 
east 0-10m  10-23m 

> 23m to 
forest 

indicative only, slopes 
and aspects vary across 

the lot 

Down slope 0-5o south west, 
south east 

0-11m 10-27m 
> 27m to 
forest 

Down slope 10-
15o south  0-15m 15-41m 

> 41m to 
forest 

      

4 
upslope and flat north, east 0-10m  10-23m 

> 23m to 
forest 

Down slope 0-5o 
south east, 
south, south 
west 0-11m 10-27m 

> 27m to 
forest 
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Figure 2: Hazard Management Areas 

 

ROADS 
 

Lot 1 has frontage to Brown Mountain Road, Lot 2-4 have frontage to Glenford Farm 
Road, no additional roads required for the subdivision.  
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CONCLUSIONS 

A 4 lot subdivision is proposed from 4 existing titles CT 239928/1at 175 Glenford Farm Road, 
Underwood. The area is mapped as bushfire prone. 

Lot 2 has an existing dwelling, there is sufficient area on proposed lots 1,3 & 4 to provide 
building and hazard management areas at BAL 19, BAL 12.5 construction is also possible 
with additional hazard management and setbacks. Extended building areas are available 
subject to vegetation clearing approval. 
 
Dwellings will require a hazard management area  low threat vegetation at specified 
distances from habitable buildings.  
 
No additional roads are required, access to new habitable buildings and water supply on 
lots must comply with the relevant elements of Table E2 Access from the Planning Directive 
No. 5.1 Bushfire-Prone Areas Code  
 
New Habitable buildings must have a static water supply installed to the standards listed in 
Table 4 of the Planning Directive No. 5.1 Bushfire-Prone Areas prior to construction of 
habitable buildings.  

 
 
 
 

REFERENCES 

Launceston City Council (2015) Launceston Interim Planning Scheme. 

Standards Australia. (2009). AS 3959-2009 Construction of Buildings in Bushfire Prone Areas. 

Planning Commission (2017), Planning Directive No. 5.1 Bushfire-Prone Areas Code  
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APPENDIX 1  MAPS 
 

 

Figure 3: Location, existing titles 
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Figure 4: Aerial Image 
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Figure 5: Proposed Subdivision Plan 



16 
 

APPENDIX 2  PHOTOS 
 

 

Figure 6: Lot 1, west 

 

Figure 7: Lot 1, south 
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Figure 8: Lot 3, west 

 

Figure 9: Lot 4, north 
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Figure 10: Lot 4, south west 

 

Figure 11:existing water supply Lot 2
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BUSHFIRE-PRONE AREAS CODE 

 

CERTIFICATE1 UNDER S51(2)(d) LAND USE PLANNING AND APPROVALS ACT 
1993 

 

 

1. Land to which certificate applies2 
 

Land that is the Use or Development Site that is relied upon for bushfire hazard 
management or protection. 

 

Name of planning scheme or instrument: Launceston Interim Planning Scheme 2015 

 

Street address: 175 Glenford Farm Road, Underwood  

 

Certificate of Title / PID: 
CT 179015/1, 2, 3 & 4. 

 PID 752687 

 

Land that is not the Use or Development Site that is relied upon for bushfire hazard 
management or protection. 

 

Street address:   

  

Certificate of Title / PID:  

 

2. Proposed Use or Development 

 
1 This document is the approved form of certification for this purpose, and must not be altered from its original form.  
 
2 If the certificate relates to bushfire management or protection measures that rely on land that is not in the same lot as the site 
for the use or development described, the details of all of the applicable land must be provided. 
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Description of Use or Development: 

4 lot subdivision from 4 existing titles 

Code Clauses: 

 

 

 

 E1.4 Exempt Development   E1.5.1 Vulnerable Use  

 

 E1.5.2 Hazardous Use  
E1.6.1 Subdivision 

 

3. Documents relied upon 
 

Documents, Plans and/or Specifications 

Title:  Plan of Subdivision 

 

Author: Cohen & Associates 

 

Date: 25/5/2020  Version: 1, 

 

Bushfire Hazard Report 

Title:   Bushfire Hazard Management Report, 175 Glenford Farm Road 

 

Author: Scott Livingston 

 

Date: 24/6/2020  Version: 1 

 

Bushfire Hazard Management Plan 

 

Title:   Bushfire Hazard Management Plan 175 Glenford Farm Road 
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Author: Scott Livingston 

 

Date: 24/6/2020  Version: 1 

 

Other Documents 

Title:    

 

Author:  

 

Date:   Version:  

 

4. Nature of Certificate 
 

 E1.4  Use or development exempt from this code 

 
Assessment 
Criteria 

Compliance Requirement 
Reference to Applicable 
Document(s) 

 E1.4 (a)  Insufficient increase in risk House lot only 

 

 E1.5.1  Vulnerable Uses 

 
Assessment 
Criteria 

Compliance Requirement 
Reference to Applicable 
Document(s) 

 E1.5.1 P1 Residual risk is tolerable  

 E1.5.1 A2 
Emergency management 
strategy 

 

 E1.5.1 A3  
Bushfire hazard management 
plan 

 

 

 E1.5.2  Hazardous Uses 
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Assessment 
Criteria 

Compliance Requirement 
Reference to Applicable 
Document(s) 

 E1.5.2 P1  Residual risk is tolerable  

 E1.5.2 A2 
Emergency management 
strategy 

 

 E1.5.2 A3 
Bushfire hazard management 
plan 

 

 

 E1.6  Development standards for subdivision 

 

E1.6.1 Subdivision: Provision of hazard management areas 

Assessment 
Criteria 

Compliance Requirement 
Reference to Applicable 
Document(s) 

 E1.6.1 P1 
Hazard Management Areas are 
sufficient to achieve tolerable 
risk 

 

 E1.6.1 A1 (a) Insufficient increase in risk  

 E1.6.1 A1 (b) Provides BAL 19 for all lots Bushfire Hazard Management 
Plan 175 Glenford Farm Road 

 E1.6.1 A1 (c) Consent for Part 5 Agreement   

 

 

E1.6.2 Subdivision: Public and fire fighting access 

Assessment 
Criteria 

Compliance Requirement 
Reference to Applicable 
Document(s) 

 E1.6.2 P1 
Access is sufficient to mitigate 
risk 

 

 E1.6.2 A1 (a) Insufficient increase in risk  

 E1.6.2 A1 (b) 
Access complies with Tables 
E1, E2 & E3 

Bushfire Hazard Management Plan 
175 Glenford Farm Road 
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E1.6.3 Subdivision: Provision of water supply for fire fighting purposes 

Assessment 
Criteria 

Compliance Requirement 
Reference to Applicable 
Document(s) 

 E1.6.3 A1 (a) Insufficient increase in risk  

 E1.6.3 A1 (b) 

 

Reticulated water supply 
complies with Table E4 

 

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

 

 E1.6.3 A2 (a) Insufficient increase in risk  

 E1.6.3 A2 (b) 

 

Static water supply complies 
with Table E5 

Bushfire Hazard Management Plan 
175 Glenford Farm Road 

 E1.6.3 A2 (c) 
Static water supply is consistent 
with the objective 

Bushfire Hazard Management Plan 
175 Glenford Farm Road -Lot 2 
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5. Bushfire Hazard Practitioner3 
 

Name: Scott Livingston Phone No: 0438 951 021 

 

Address: 12 Powers Road Fax No:  

 

 Underwood Email  
 scottlivingston.lnra@gmail.com 

 Address: 

 Tasmania  7250   

 

Accreditation No: BFP   105 Scope:  1, 2, 3A, 3B, 3C 

 

6. Certification 
 

I, certify that in accordance with the authority given under Part 4A of the Fire Service Act 1979  

 
The use or development described in this certificate is exempt from application of Code E1  Bushfire-
Prone Areas in accordance with Clause E1.4 (a) because there is an insufficient increase in risk to the 
use or development from bushfire to warrant any specific bushfire protection measure in order to be 
consistent with the objectives for all the applicable standards identified in Section 4 of this Certificate. 

 

 

or 

 

 
There is an insufficient increase in risk from bushfire to warrant the provision of specific measures for 
bushfire hazard management and/or bushfire protection in order for the use or development 
described to be consistent with the objective for each of the applicable standards identified in Section 
4 of this Certificate. 

 

 

and/or 

 

 
The Bushfire Hazard Management Plan/s identified in Section 3 of this certificate is/are in accordance 

described that is consistent with the objective and the relevant compliance test for each of the 
applicable standards identified in Section 4 of this Certificate.  

 

 

 
3 A Bushfire Hazard Practitioner is a person accredited by the Chief Officer of the Tasmania Fire Service under Part IVA of Fire 
Service Act 1979. The list of practitioners and scope of work is found at www.fire.tas.gov.au. 
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Signed: 

certifier  

 

 

Date: 23/6/2020 Certificate No: SRL20/35S  



 

Director of Building Control  Date Approved 1 July 2017                                                                Building Act 2016 - Approved Form No. 55 
 

CERTIFICATE OF QUALIFIED PERSON  ASSESSABLE 
ITEM 

Section 321 

 

 

To: H & W Morgan Owner /Agent 

 

 175 Glenford Farm Road Address 

 

 Underwood  7268 Suburb/postcode 

 

Qualified person details:  

 

Qualified 
person: 

Scott Livingston     

 

Address: 12 Powers Road Phone No: 0438 951 021 

 

 Underwood  7268 Fax No: 

 

Licence No: BFP-105 Email address: scottlivingston.lnrs@gmail.com 

 

Qualifications 
and Insurance 
details: 

 (description from Column 3 of the 
Director's Determination - Certificates 
by Qualified Persons for Assessable 
Items  Accredited Bushfire Assessor 

BFP 105, 1,2,3A,3B, 3C 

 

 

Speciality area 
of expertise: 

Bushfire Assessment (description from Column 4 of the 
Director's Determination - Certificates 
by Qualified Persons for Assessable 
Items)   

 

Details of work:  

 

 Form  55 



 

Director of Building Control  Date Approved 1 July 2017                                                                Building Act 2016 - Approved Form No. 55 
 
 

Address: 175 Glenford Farm Road Lot No: 1 -4 

 

 Underwood  7268 Certificate of title No: 179015 

 

The 
assessable 
item related to 
this certificate: 

Bushfire Attack Level (BAL) (description of the assessable item being 
certified)  

Assessable item includes   

- a material; 
- a design 
- a form of construction 
- a document 
- testing of a component, building 

system or plumbing system 
- an inspection, or assessment, 

performed 

  

 

Certificate details:  

 

Certificate 
type: 

Bushfire Hazard (description from Column 1 of Schedule 
1 of the Director's Determination - 
Certificates by Qualified Persons for 
Assessable Items n)   

 

This certificate is in relation to the above assessable item, at any stage, as part of - (tick one)  

building work, plumbing work or plumbing installation or demolition work:   X 

or 

a building, temporary structure or plumbing installation:  

In issuing this certificate the following matters are relevant   

Documents: Bushfire Attack Level Assessment Report and Bushfire Hazard 
Management Plan 

  

  

Relevant NA 

calculations:  

  

 



 

Director of Building Control  Date Approved 1 July 2017                                                                Building Act 2016 - Approved Form No. 55 
 
 

 Australian Standard 3959 

 Planning Directive No.5.1 Bushfire-Prone Areas Code 

 Building Amendment Regulations 2016 

 Director of Building Control, Determination 

 Application of Requirements for Building in Bushfire Prone Areas. (Aug 
2017) 

 
 Guidelines for development in bushfire prone areas of Tasmania 

  

  

 

Substance of Certificate: (what it is that is being certified) 

 

1. Assessment of the site Bushfire Attack Level (BAL) to Australian Standards 3959 
2. Bushfire Hazard Management Plan 

 
 
Assessed as -BAL 19, 
 
Proposal is compliant with DTS requirements, clauses 4.1, 4.2, 4.3 & 4.4 Directors 
Determination Requirements for Building in Bushfire Prone Areas (v2.1) 
 

 

 

 

 

 

 

 

 

 



 

Director of Building Control  Date Approved 1 July 2017                                                                Building Act 2016 - Approved Form No. 55 
 
 

 

 

 

 

Scope and/or Limitations 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

I certify the matters described in this certificate. 

 

 Signed: Certificate No: Date: 

Qualified person: 

 

 

 SRL20/35S  23/6/2020 

 

 

 

 

 



JD Consulting  PO Box 8  

ABN 42410316529   Riverside Tas 7250 

Mob: 0457469617 

Email: jldoherty581@bigpond.com 

W L & H R Morgan 175 Glenford Farm Road Underwood  proposed 4 lot subdivision 

 
 

Onsite Waste Water Assessment for Lots 1 & 4 of 
the Proposed 4 Lot Subdivision  

 
at 
 
 

175 Glenford Farm Road Underwood 

 
 

Prepared for 
 

W L & H R Morgan 
 
 
 

Prepared by: James Doherty 

Date of Site inspection: August 2020  
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Scope 

This report is to detail the proposed four lot subdivision at 175 Glenwood Road Underwood.  
The land is currently listed as four Titles (CT 179015/1 -4) with a PID ref No of 7526873.  
The owners intend to subdivide the current lots, creating four new lots and titles and enabling 
them to sell lots 1 and 4 on the Plan of Subdivision prepared by Cohen & Associates P/L and 
shown as Appendix A. 

The property is approximately 43ha in area and is predominantly located on the northern side 
of Glenford Farm Road, although all of the current lots are bounded on the southern 
boundary by Pipers River.   

There is a residential dwelling and outbuildings on what is currently CT 179015/1 and shown 
on the Plan of Subdivision as lot 2. 

 
Figure 1   Aerial view from the LIST 

Existing 
residential 
dwelling and 
outbuildings 
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W L & H R Morgan Glenford Farm Road Underwood  proposed 4 lot subdivision 

 
Figure 2  Property location and contours from LIST map  

The onsite wastewater report for the proposed development is based on the principles 
contained within Appendix C of AS/NZS 1547:2012 (Site and Soil Evaluation for Planning 
Rezoning, and Subdivision of Land) and provides preliminary recommendations on the type of 
waste water disposal systems suited to lots 1 & 4 on the Plan of Subdivision. 

1 Introduction 
JD Consulting has been engaged to undertake the initial site investigation of the land for the 
suitability of wastewater disposal on lots 1 & 4.  The preliminary evaluation included a site 
walk over and a physical assessment of the site.   

The title deed (CT 179015/1, CT 179015/2, CT 179015/3 & CT 179015/4) are currently in 
the names of W L & H M Morgan. 

The land is currently 4 lots with a total area of approximately 43ha with an onsite wastewater 
system installed for the collection, treatment and disposal of effluent from the existing 
dwelling located on Lot 1 and shown as Lot 2 on the Plan of Subdivision provided by Cohen 
& Associates. 

The owners are intending to submit a planning application through Cohen & Associates to the 
Launceston City Council seeking approval to subdivide the current lots, creating four new lots 
and titles and enabling them to sell lots 1 and 4 with the new lot 2 retaining the dwelling, 
outbuildings and the wastewater system.  

The proposed lots with the exception of lot 1 will have road frontage to Glenford Farm Road.  
Lot 1 will have road frontage to Brown Mountain Road. 
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2 Site Conditions 

2.1  Lot 1  3.94 ha 
The site is currently undeveloped with grass and standing trees and shrubs.  The area closest to 
Brown Mountain Road is reasonably clear and could support a residential dwelling.  During 
the site visit it was noted that there is both surface and subsurface rock on the land which may 
limit the type or the location of an onsite wastewater system. 

2.2 Site Orientation  
The proposed lot is rectangular in shape and partly bounded by Brown Mountain Road to the 
north and neighbouring properties on all boundaries.   

 
Figure 3  Contour Map showing 280m to 320m contour lines 

2.3 Land Surface Shape 
The land has a waxing planar slope of greater than 6 degrees to the south.   

2.4 Water Regimen 

2.4.1 Surface water run-off 
Given the slope and the direction of the slope, surface water run-off from the existing land 
would be naturally directed to the southern area of the land, the northern boundary of what is 
shown on the Plan of Subdivision as lot 2.  

2.5 Lot 4  1.56 ha 
The site is also currently undeveloped with grass, ferns and standing shrubs and trees.  The 
land fronts Glenford Farm Road and the current title and the future title if the subdivision is 
approved will be bounded by the Pipers River along the southern boundary.  

There are a few locations where a residential dwelling could be constructed, but if built too 
close to the road, would require the wastewater to be pumped to a higher area on the land for 
disposal. While walking over the site, it was noted that there is both surface and subsurface 
rock on the land which may limit the type or the location of an onsite wastewater system. 
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2.6 Site Orientation  
The proposed lot site is triangular in shape and bounded by the proposed lot 3, the Pipers 
River and No 676 Brown Mountain Road .   

 
Figure 4  Contour Map showing 220m to 260m contour lines 

2.7 Land Surface Shape 
The land has a linear divergent slope of greater than 6 degrees to the south west.   

2.8 Water Regimen 

2.8.1 Surface water run-off 
Surface water run-off from the land would be naturally directed to the table drain on Glenford 
Farm Road and finally discharge into the Pipers River.   

2.9 Seasonal rainfall and temperature data  
There are no weather stations in this area.   
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For reference, historical rainfall data has been sourced from the Lilydale and Launceston Ti 
Tree Bend weather stations.  

Lilydale weather station (91053) is located at the Lilydale Post Office (Lat: 41.25S Long: 
147.22E) and is 158m above sea level. 

Launceston Ti Tree Bend (91237) is located at (Lat: 41.42S Long: 147.12E) and is 5.0m above 
sea level 

Data sourced from the Bureau of Meteorology indicates the area receives an annual rainfall of 
950mm with the maximum mean monthly rainfall occurring during the month of July.  In 
comparison Ti Tree Bend receives 680mm with August being the wettest month. 

There are no mean maximum and minimum monthly temperatures available from the Lilydale 
weather station.  Data has been sourced from Ti Tree weather station and has been included in 
this report for information only.  The mean monthly maximum temperature of 24 degrees 
Celsius occurs in January and February.   The mean monthly minimum temperature of 2.9 
degrees Celsius occurs in July and the mean maximum for this month is 12.7 degrees Celsius.  

2.10 Exposure 
Both sites are basically south to south west facing and would not be impacted or affected by 
the prevailing northerly and north westerly winds.  

2.11 Soil Survey 
The soil survey conducted on the site aims to evaluate the soil types present and the suitability 
of these soils for onsite waste water disposal from the existing units and the proposed 
development. 

Two test holes were dug, one on each lot with similar soil profiles identified.   

Soil profile of the test holes is included in Appendix B. 

2.11.1 Permeability of receiving soils 
A permeability test was not conducted during the site assessments.  Given the size of the 
proposed lots and the uniformity in soil types, it would be reasonably estimated that the upper 
soil layer would have a permeability of between 0.12 0.5m/d as noted in Table 5.2 (Soil 
Categories and Recommended Design Irrigation/Loading Rates (DIR/DLR) for Land 
Application Systems). 

A more thorough assessment will be required when undertaking the wastewater design at the 
building/plumbing stage of development.  

2.12 Environmental Risk 

2.12.1 Proximity to waterways 
Lot 1 is not impacted by or will impact on any waterway. 

The lower section Lot 4 may be impacted by the Pipers River during times of flood.  The 
location of a future dwelling and the associated onsite wastewater system should be considered 
to ensure that there is no possibility off run off or seepage from the lot finding its way into 
roadside table drain and subsequently into the waterway.   

2.12.2 Roadside drainage 
There is a roadside table drain along both Brown Mountain and Glenfrod Farm Roads.  The 
roadside table drain on Brown Mountain Road is upslope of the lot.  The table drain on 
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Glenford Farm Road is downslope of the proposed lot and would collect surface and surface 
run off from both the lot and the road surface.  

2.12.3 Existing wastewater system 
There are no existing wastewater systems on the proposed lots.  

There is an existing system on what is currently lot1 (proposed lot 2).  As part of the 
development, it is proposed that the wastewater disposal system currently servicing the 
residence will be retained on that lot. 

3 Development Proposal - Wastewater 
The development proposal is a follows:   

Lot 1 is suitable for the installation of an onsite wastewater treatment and disposal system.  
The type of system may be dependent on the location and size of the dwelling (number of 
bedrooms). Consideration should be given to the soil type when designing and installing the 
system. 

Lot 4 is suitable for the installation of an onsite wastewater treatment and disposal system.  
The type of system may be dependent on the location and size of the dwelling (number of 
bedrooms). Consideration should be given to the soil type when designing and installing the 
system. 

4 Conclusion 
It is my opinion that both lots 1 and 4 are capable of supporting an onsite wastewater system 
be it a primary or secondary type system.  The type and design of the system will need to form 
part of the building/plumbing application to council. 

5 Recommendations 
It is recommended that; 

1. The application for the proposed subdivision is approved with lots 1 and 4 being suitable 
for onsite waste water disposal with site specific requirements applied where applicable. 

The final determination on the type of system and the layout will need to be provided to the 
Council at building/plumbing permit stage. 

 
James Doherty 
JD Consulting 
Date: 23.8.2020
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Appendices 

APPENDIX A  Plan of Subdivision 
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APPENDIX B  Indicative Soil Profile   
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APPENDIX C  site photos 
Lot 1 

 
photo 1  View of northern section of lot from Brown Mountain Road 

 

photo 2  View of northern section of lot from Brown Mountain Road 
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photo 3  Looking from eastern boundary to west.  Part of Brown Mountain Road can be seen in the 
background 

 
photo 4  Looking form eastern boundary to west. Broken tree branches are from the recent snowfall
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Lot 4 

 
photo 5  Proposed Lot 4 looking west to east on Glenford Farm Road  

 
photo 6  Table drain and piped crossover towards the western end of lot  
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photo 7  View looking from Glenford Farm Road north up the lot 

 
photo 8  View looking from Glenford Farm Road north west up the lot 
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photo 9  Trees grass and rock in lower section near road 

 
photo 10  Looking from western side to road in background 
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photo 11  Upper area of lot 

 
photo 12 Higher section of lot 
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APPENDIX D  Climatic Statistics 
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Livingston Natural Resource Services 
ABN 36 435 836 438 
12 Powers Road 
Underwood, TAS, 7268 
Mob 0438 951 021 
Email: scottlivingston.lnrs@gmail.com 
 
23rd June 2020 
 

 
Flora and Fauna Habitat: 175 Glenford Farm Road, Underwood 
 
 
I have assessed the proposed subdivision of 175 Glenford Farm Road, Underwood, including 
a site inspection for Bushfire. I have also reviewed the Bushways Flora and Fauna Habitat 
survey, dated February 2020.  
 
The bushfire report includes building areas and access that do not require clearing of 
threatened vegetation communities.  Lot 4 will require limited clearing of silver wattle forest 
on previously cleared land. All other lots have access, building and hazard management areas 
withing existing agricultural land and require no disturbance of native vegetation 
communities.  
 
I endorse the evaluations and findings of the Bushways report.  There is not likely to be any 
impact on natural values from the establishment of dwelling on the lots or associated 
infrastructure.  
 
 
Yours sincerely 
 

 
 
 
Scott Livingston 

 
Master Environmental Management, 
Forest Practices Officer, Planning 
Bushfire Practitioner, Accreditation # 105   



 

ABN 12 206 730 093 
  Shop 29 York Town Square 

Launceston Tas 7250 
Phone: (03) 6334 1033 

E: office@akconsultants.com.au 
Web: www.akconsultants.com.au 
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SUMMARY 

Client: H & W Morgan 

Property 
identification: 

Lot 1 as per site Plan 96-88 (723) by Cohens & Associates (see Figure 4) 
Underwood. 
Rural Resource Zone, (Launceston Interim Planning Scheme 2015).  

Proposal: Proposed construction of a dwelling. 

Purpose: To assess the agricultural/primary industry aspects of the proposal. 

Land Capability: Published Land Capability at 1:100 000 Class 5. 
 

Assessment 
comments: 

All relevant information available at desktop level was considered. A site assessment was not 
considered necessary as the imagery is good and the desktop information correlates with the 

sktop assessment.  

Conclusion: 
 
 
 

The title is approximately 3.8ha in area and is almost entirely covered in native vegetation. Due 
to existing vegetation, Land Capability limitations and lack of a developed irrigation water 
resource and proximity of adjacent residential development, the agricultural/primary industry 
potential of the subject title is considered to be negligible. The title is also limited for farming 
in conjunction with other agricultural/primary industry land. There are no setbacks required 
from adjacent titles for agricultural purposes. 
 

 
 
Assessment by: 

 
 
 
___________________ 
Astrid Ketelaar, Natural Resource 
Management Consultant,  
Member, Agricultural Institute 
Australia (current) 

 
 
and 
 
 
 

   
________________  
Michael Tempest, 
Natural Resource Management 
Consultant 
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INTRODUCTION 

The subject title (Lot 1, see Figure 4, site plan) is located at Brown Mountain Rd, Underwood. This 
title and all surrounding land is zoned as Rural Resource  under the Launceston Interim Planning 
Scheme 2015 (the Planning Scheme).  

The proponent seeks to gain discretionary approval to construct a dwelling on the title. Generally, 
there are two pathways for approval for the construction of a dwelling in the Rural Resource zone.  

1. A dwelling may be constructed where it is directly associated and a subservient part of a 
resource development use (i.e., the development needs to be part of a farming operation).   

2. A dwelling may be constructed where the site is practically incapable of supporting an 
agricultural or primary industry use or being included with other land for agricultural or other 
primary industry uses. 

Whether the title is practically capable of supporting an agricultural/primary industry use depends 
on the current land-use, previous land use and potential land use, size of the title, Land Capability, 
whether there is an irrigation water resource or potential for an irrigation water resource, and 
whether the title supports any threatened vegetation or threatened species habitat. Whether the 
title can be farmed in conjunction with other land also needs to be considered. 

If it can be demonstrated that the title cannot be utilised for agriculture/primary industry, then it also 
needs to be demonstrated that the house will not impact on any adjacent agricultural land/primary 
industry use. This can usually be achieved through appropriate buffers and boundary setbacks. 

The relevant sections of the Planning Scheme in relation to this assessment are as follows:   
26.0 Rural Resource Zone 
26.3.2 Dwellings 

 Objective 
 To ensure that dwellings are: 

a) Directly associated with and a subservient part of a Resource development; or 
b) Located on land with limited primary industry uses potential; and 
c) Located where they do not constrain surrounding agricultural uses, and 
d) . 

Performance Criteria: 
26.3.2.P1.2 A dwelling may be constructed where the site is practically incapable of supporting an 
agricultural use or being included with agricultural or other primary industry uses, having regard to: 

a) Limitations created by an existing use or development surrounding the site; 
b) The topography of the site; 
c) The capacity of the land for primary industry uses; and 
d) A report from a suitably qualified person. 

26.4.1 Building Height, Setback and Siting 
Objective 
To ensure that: 

a) ; and 
b) Buildings for sensitive uses do not constrain primary industry uses. 

Performance Criteria 
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26.4.1.P3 Buildings for sensitive uses must be setback so as not to constrain adjoining primary 
industry uses, having regard to: 

a) The topography of the site; 
b) The prevailing setbacks of existing buildings on nearby lots; 
c) The location of existing buildings on the site; 
d) The visual impact of the building when viewed on an adjoining road; 
e) Any proposed upgrading of adjoining roads; 
f) The retention of vegetation within the front setback; 
g) The existing use on adjoining and immediately opposite sites; 
h) The nature, frequency and intensity of emissions produced by primary industry uses on 

adjoining and immediately opposite lots; 
i) Any proposed attenuation measures; and  
j) any buffers created by natural or other features 

 
All relevant information available at desktop level was considered. A site assessment was not 
considered necessary as the imagery is good and the desktop information correlates with the 

 assesses the agricultural/primary industry aspects of the proposal 
and summarises the findings of the desktop assessment. 

DESCRIPTION 

The lot is 3.8ha in area and is situated on a moderately sloped parcel of land with a with a southerly 
aspect. The northern boundary sits at approximately 320m above sea level (ASL), while the southern 
boundary is approximately 290m ASL. Brown Mountain Rd runs through the north eastern corner of 
the title separating a small area of the lot to the north of the road from the rest of the lot to the 
south.  

Published Land Capability mapping at 1:100 000 scale maps the entire title as Class 5 land. Class 5 
land is described as Land unsuited to cropping and with slight to moderate limitations to pastoral 

Protection of 
Agricultural Land Policy 2009 (PAL Policy).  Land Capability Class descriptions are in Appendix 2.  

A flora and fauna habitat survey was undertaken by Helen Morgan in February 2020. She found that 
the lot is predominately covered in native vegetation. The dominant vegetation community is 
Eucalyptus regnans wet forest (WRE). There is also an area of Acacia dealbata forest (NAD). There 
are two small pockets of regenerating cleared land (FRG), with balance of the land in the north 
eastern corner mapped as Agricultural land (FAG), which would best be described as unimproved 
pasture. None of the communities are listed as threatened communities under the Nature 
Conservation Act 2002 or are listed as Priority Habitat under the Planning Scheme. There are no 
records of any threatened flora or fauna on or near the lot (the LIST).  

The Lot is situated within the Pipers Catchment. There are no mapped drainage lines located on the 
title. 
allocations associated with the lot or on adjacent land. Given the small size of the lot, existing 
vegetation and relatively poor Land Capability it is highly unlikely that irrigation resources would be 
developed on this lot.  
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Underlying geology is mapped as Cenozoic cover sequences (Qptd), which are described as; talus 
consisting dominantly of dolerite boulders (the LIST). The are no mining leases located near the 
subject lot.  

There are six surrounding titles, these range in size from 0.8ha to 30.5ha. All adjacent titles are also 
zoned Rural Resource. Of the six adjacent titles, five have existing dwellings. To the west is CT 
227443/1, this title is 27.1ha in area, has an existing dwelling and is a mix of pasture and native 
vegetation. To the north is CT 121408/1, this title is dissected by Brown Mountain Rd. There is a 
triangle shaped area of the title south of the road directly adjacent to the subject lot that is 
approximately 1.3ha in area and covered in native vegetation. The balance of the lot is north of Brown 
Mountain Rd and is a mix of native vegetation and pasture, this title is also under the same ownership 
as land to the north west that is associated with a commercial scale poultry farm.  To the north east 
is CT 126845/1, which is a 4.1ha title with an existing dwelling and is a mix of pasture and native 
vegetation. To the east is CT 12482/1, this title is 0.8ha in area, has an existing dwelling and cleared 
of native vegetation. To the south east is CT 8596/1, this title is 8.1ha in area, has an existing dwelling 
and is predominately covered in vegetation. To the south is Lot 2 (see Figure 4), this lot is 19.99ha in 
area, has an existing dwelling and is a mix of pasture and native vegetation.  

DISCUSSION  

The subject lot -3 land) and is 
currently almost entirely covered in native vegetation. The title is south facing and has no current 
irrigation water resources which limits potential for high value crops. The native vegetation does have 
some potential for native forest harvesting, however, limitations derived from the location of the 
title, size and proximity of residential dwellings would likely limit forestry potential. These factors 
suggest that to develop this site for an agricultural/primary industry activity would require significant 
investment and it is questionable as to whether a return on investment could be achieved.  

Whilst the productivity of land with these characteristics is normally best realised if farmed in 
conjunction with other land to achieve economies of scale. In this case the limitations of the title 
would limit its ability to be farmed in conjunction with other land for any agricultural/primary 
industry use. In addition, the characteristics of surrounding titles indicate that there is negligible 
chance of this title being farmed in conjunction with any adjacent land.  

Potential for conflict between the proposed new dwelling and adjacent agricultural/primary industry 
uses needs to also be considered. There are a range of activities associated with forestry, grazing and 
cropping. Learmonth et al. (2007) detail the common range of issues associated with sensitive uses 
such as residential use in the Rural Resource Zone which can constrain agricultural/primary industry 
activities (see Appendix 3). Common conflict issues associated with residential use in the Rural 
Resource Zone include spray drift from chemicals which would include fungicide, herbicide, and 
insecticide, noise from equipment (including shooting for game control), irrigation spray drift, odours 
and dust. 

The Western Australia Department of Health (DOH, 2012) has published guidelines relating 
specifically to minimising conflict between agricultural/primary industry activities and residential 
areas through management of buffer areas. This study particularly focuses on spray drift and dust 
generation and recommends a minimum separation of 300m to reduce the impact of spray drift, 
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dust, smoke and ash. Through the establishment of an adequately designed, implemented and 
maintained vegetative buffer, this minimum separation distance can be reduced to 40m. The 
Launceston Planning Scheme 2015 recommends a distance of 200m as a buffer.   

Because of the size and shape of the title, a 200m setback from boundaries cannot be achieved, so 
consideration of the type and scale of adjacent uses needs to be considered to determine suitable 
setbacks. 
scale1 , at best. While the title to the north is under the same ownership as a 
poultry enterprise to the north west, the area adjacent to the subject lot appears unlikely to be 
developed for intensive agricultural use due to, Land Capability, existing native vegetation and 
proximity of existing dwellings. Also, the areas of existing pasture on this title are more than 140m 
from the subject lot. 

An increase in agricultural/primary industry activity in the surrounding titles is highly unlikely due to 
their small size and isolation from commercial scale agriculture/primary industry, so the risk for 
potential future conflict between a dwelling on the subject title and adjacent titles based on 
agricultural/primary industry activities is considered negligible. No setbacks are required from 
adjacent titles for agricultural purposes.  

CONCLUSIONS 

The title is approximately 3.8ha in area and is almost entirely covered in native vegetation. Due to 
existing vegetation, Land Capability limitations and lack of a developed irrigation water resource and 
proximity of adjacent residential development, the agricultural/primary industry potential of the 
subject title is considered to be negligible. The title is also limited for farming in conjunction with 
other agricultural/primary industry land. There are no setbacks required from adjacent titles for 
agricultural purposes. 

 

 
1As defined by AK Consultants in Ketelaar, A and Armstrong, D. 2012, Discussions paper  Clarification of the Tools and 
Methodologies and Their Limitations for Understanding the Use of Agricultural Land in the Northern Region which was a 
paper written for Northern Tasmania Development.  
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APPENDIX 1  MAPS 

 

Figure 1. Location 
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Figure 2. Aerial image and surrounding titles.
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Figure 3. Published Land Capability
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Figure 4. Subdivision Site Plan that includes the subject lot (Lot 1). 
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APPENDIX 2. LAND CAPABILITY DEFINITIONS FROM GROSE (1999)2 

PRIME AGRICULTURAL LAND AS DESCRIBED IN THE PROTECTION OF AGRICULTURAL LAND 2009: 
CLASS 1. Land well suited to a wide range of intensive cropping and grazing activities. It occurs on flat land with deep, 
well drained soils, and in a climate that favours a wide variety of crops. While there are virtually no limitations to 
agricultural usage, reasonable management inputs need to be maintained to prevent degradation of the resource. 
Such inputs might include very minor soil conservation treatments, fertiliser inputs or occasional pasture phases. Class 
1 land is highly productive and capable of being cropped eight to nine years out of ten in a rotation with pasture or 
equivalent without risk of damage to the soil resource or loss of production, during periods of average climatic 
conditions. 

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

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

NON-PRIME AGRICULTURAL LAND AS DESCRIBED IN THE PROTECTION OF AGRICULTURAL LAND 2009: 
CLASS 4. Land primarily suitable for grazing but which may be used for occasional cropping. Severe limitations restrict 
the length of cropping phase and/or severely restrict the range of crops that could be grown. Major conservation 
treatments and/or careful management is required to minimise degradation. Cropping rotations should be restricted 
to one to two years out of ten in a rotation with pasture or equivalent, during 'normal' years to avoid damage to the 
soil resource. In some areas longer cropping phases may be possible but the versatility of the land is very limited. (NB 
some parts of Tasmania are currently able to crop more frequently on Class 4 land than suggested above. This is due 
to the climate being drier than 'normal'. However, there is a high risk of crop or soil damage if 'normal' conditions 
return.). 

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

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

CLASS 7. Land with very severe to extreme limitations which make it unsuitable for agricultural use. 

 
2 Highlighted colour of Class corresponds with LIST Land Capability Class colours. 
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APPENDIX 3  POTENTIAL CONFLICT ISSUES  

Table 1. Typical rural land use conflict issues (Learmonth et al. 2007). 

Issue Explanation

Absentee 
landholders

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

Access
with the arrival of new people. 

Catchment 
management

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

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

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

Dogs Stray domestic dogs and wild dogs attacking livestock and wildlife and causing a nuisance. 

Drainage Blocking or changing drainage systems through a lack of maintenance or failure to cooperate and not 
respect the rights of others.

Dust Generated by farm and extractive industry operations including cultivating, fallow (bare) ground, farm 
vehicles, livestock yards, feed milling, fertiliser spreading etc.

Dwellings Urban or residential dwellings located too close to or affecting an existing rural pursuit or routine land 
use practice. 

Electric fences Electric shocks to children, horses and dogs. Public safety issues.  

Fencing Disagreement about maintenance, replacement, design and cost.  

Fire Risk of fire escaping and entering neighbouring property. Lack of knowledge of fire issues and the role 
of the Rural Fire Service.

Firearms Disturbance, maiming and killing of livestock and pest animals, illegal use and risk to personal safety. 

Flies Spread from animal enclosures or manure and breeding areas.  

Heritage 
management

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

Lights Bright lights associated with night loading, security etc.  

Litter Injury and poisoning of livestock via wind blown and dumped waste. Damage to equipment and 
machinery. Amenity impacts. 

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

Odours Odours arising from piggeries, feedlots, dairies, poultry, sprays, fertiliser, manure spreading, silage, 
burning carcases/crop residues. 

Pesticides Perceived and real health and environmental concerns over the use, storage and disposal of pesticides 
as well as spray drift.

Poisoning Deliberate poisoning and destruction of trees/plants. Spray drift onto non-target plants. Pesticide or 
poison uptake by livestock and human health risks.

Pollution Water resources contaminated by effluent, chemicals, pesticides, nutrients and air borne particulates. 

Roads Cost and standards of maintenance, slow/wide farm machinery, livestock droving and manure. 

Smoke From the burning of crop residues, scrub, pasture and windrows.  

Soil erosion Loss of soil and pollution of water ways from unsustainable practices or exposed soils. Lack of 
adequate groundcover or soil protection.

Straying livestock Fence damage, spread of disease, damage to crops, gardens and bush/rainforest regeneration. 

Theft/vandalism Interference with crops, livestock, fodder, machinery and equipment. 

Tree removal Removal of native vegetation without appropriate approvals. Removal of icon trees and vegetation.

Trespass Entering properties unlawfully and without agreement.  

Visual/amenity Loss of amenity as a result of reflective structures (igloos, hail netting), windbreaks plantings (loss of 

Water Competition for limited water supplies, compliance with water regulations, building of dams, changes to 
flows. Stock access to waterways. Riparian zone management.

Weeds Lack of weed control particularly noxious weeds, by landholders.  

Report to Lismore Living Centres (PlanningNSW).  
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SUMMARY 

Client: H & W Morgan 

Property 
identification: 

Lot 4 as per site Plan 96-88 (723) by Cohens & Associates 
Underwood 
Rural Resource Zone, (Launceston Interim Planning Scheme 2015).  

Proposal: Proposed construction of a dwelling 

Purpose: To assess the agricultural/primary industry aspects of the proposal. 

Land Capability: Published Land Capability at 1:100 000 Class 5 and Class 4. 
 

Assessment 
comments: 

All relevant information available at desktop level was considered. A site assessment was not 
considered necessary as the imagery is good and the desktop information correlates with the 

sktop assessment.  

Conclusion: 
 
 
 

The title is approximately 2.17ha in area and is covered unimproved pasture with a small area 
of plantation and native vegetation. Due to existing vegetation, Land Capability limitations and 
lack of a developed irrigation water resource, the agricultural/primary industry potential of the 
subject title is considered to be negligible. The title is also limited for farming in conjunction 
with other agricultural/primary industry land. There are no setbacks required from adjacent 
titles for agricultural or primary industry purposes. 
 

 
 
Assessment by: 

 
 
 
___________________ 
Astrid Ketelaar, Natural Resource 
Management Consultant,  
Member, Agricultural Institute 
Australia (current) 

 
 
and 
 
 
 

   
________________  
Michael Tempest, 
Natural Resource Management 
Consultant 
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INTRODUCTION 

The subject title (Lot 4, see Figure 4, site plan) is located at Glenford Farm Rd, Underwood. This title 
and all surrounding land is zoned as Rural Resource  under the Launceston Interim Planning Scheme 
2015 (the Planning Scheme).  

The proponent seeks to gain discretionary approval to construct a dwelling on the title. Generally, 
there are two pathways for approval for the construction of a dwelling in the Rural Resource zone.  

1. A dwelling may be constructed where it is directly associated and a subservient part of a 
resource development use (i.e., the development needs to be part of a farming operation).   

2. A dwelling may be constructed where the site is practically incapable of supporting an 
agricultural or primary industry use or being included with other land for agricultural or other 
primary industry uses. 

Whether the title is practically capable of supporting an agricultural/primary industry use depends 
on the current land-use, previous land use and potential land use, size of the title, Land Capability, 
whether there is an irrigation water resource or potential for an irrigation water resource, and 
whether the title supports any threatened vegetation or threatened species habitat. Whether the 
title can be farmed in conjunction with other land also needs to be considered. 

If it can be demonstrated that the title cannot be utilised for agriculture/primary industry, then it also 
needs to be demonstrated that the house will not impact on any adjacent agricultural land/primary 
industry use. This can usually be achieved through appropriate buffers and boundary setbacks. 

The relevant sections of the Planning Scheme in relation to this assessment are as follows:   
26.0 Rural Resource Zone 
26.3.2 Dwellings 

 Objective 
 To ensure that dwellings are: 

a) Directly associated with and a subservient part of a Resource development; or 
b) Located on land with limited primary industry uses potential; and 
c) Located where they do not constrain surrounding agricultural uses, and 
d) . 

Performance Criteria: 
26.3.2.P1.2 A dwelling may be constructed where the site is practically incapable of supporting an 
agricultural use or being included with agricultural or other primary industry uses, having regard to: 

a) Limitations created by an existing use or development surrounding the site; 
b) The topography of the site; 
c) The capacity of the land for primary industry uses; and 
d) A report from a suitably qualified person. 

26.4.1 Building Height, Setback and Siting 
Objective 
To ensure that: 

a) ; and 
b) Buildings for sensitive uses do not constrain primary industry uses. 

Performance Criteria 
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26.4.1.P3 Buildings for sensitive uses must be setback so as not to constrain adjoining primary 
industry uses, having regard to: 

a) The topography of the site; 
b) The prevailing setbacks of existing buildings on nearby lots; 
c) The location of existing buildings on the site; 
d) The visual impact of the building when viewed on an adjoining road; 
e) Any proposed upgrading of adjoining roads; 
f) The retention of vegetation within the front setback; 
g) The existing use on adjoining and immediately opposite sites; 
h) The nature, frequency and intensity of emissions produced by primary industry uses on 

adjoining and immediately opposite lots; 
i) Any proposed attenuation measures; and  
j) any buffers created by natural or other features 

 
All relevant information available at desktop level was considered. A site assessment was not 
considered necessary as the imagery is good and the desktop information correlates with the 

 assesses the agricultural/primary industry aspects of the proposal 
and summarises the findings of the desktop assessment. 

DESCRIPTION 

The lot is 2.17ha in area and is situated on a moderately sloped parcel of land with a with a southerly 
aspect. The northern boundary sits at approximately 220m above sea level (ASL), while the southern 
boundary is approximately 290m ASL. Glenford Farm Rd runs through the lot and separates a small 
area (approximately 0.6ha) south of the road, with the balance to the north. the Pipers River forms 

  

Published Land Capability mapping at 1:100 000 scale maps the majority of the title as Class 5 land. 
Class 5 land is described as Land unsuited to cropping and with slight to moderate limitations to 
pastoral use . There is also a small area mapped as Class 4 along the southern boundary. Neither Class 
4 land nor Class 5 land is Protection of 
Agricultural Land Policy 2009 (PAL Policy).  Land Capability Class descriptions are in Appendix 2.  

A flora and fauna habitat survey was undertaken by Helen Morgan in February 2020. She found the 
lot is predominately covered in unimproved pasture, with a small patch of native vegetation along 
the north western boundary, and a small area of plantation forest south of Glendford Farm Rd as well 
as a strip of native vegetation along the Pipers River. The native vegetation along the north western 
boundary is assessed as partially Eucalyptus obliqua wet forest (WOB) and partially Eucalyptus 
viminalis wet forest (WVI). The strip of native vegetation along the Pipers River is assessed WVI. WVI 
is listed as threatened communities under the Nature Conservation Act 2002. The Morgan (2020) 
assessment found no threatened flora or fauna on or near the lot. 

The Lot is situated within the Pipers Catchment. 
boundary. 
Surety 5 water and Surety 6 water available for irrigation as a winter take from the Pipers River at 
the most western point of the property. Surety 5 water is expected to be available eight years out of 
ten and Surety 6, approximately six to seven years out of ten.  To utilise this water for summer, a 
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storage would need to be constructed. Given the small size of the lot, existing vegetation and 
relatively poor Land Capability it is highly unlikely that irrigation resources would be developed on 
this lot. 

Underlying geology is mapped as Cenozoic cover sequences (Qptd), which are described as; talus 
consisting dominantly of dolerite boulders (the LIST). The are no mining leases located near the 
subject lot.  

There are five surrounding titles, these range in size from 3.4ha to 18.8ha. All adjacent titles are also 
zoned Rural Resource . Of the five adjacent titles, four have existing dwellings. To the west and north 
is Lot 3 (see Figure 4), this title is 18.02ha in area and is a mix of pasture and native vegetation. All 
native vegetation associated with this title is mapped as Priority Habitat. Glenford Farm Rd dissects 
the property, with a small area south of the road and the majority north of the road. There is no 
dwelling associated with land. To the east is CT 131513/1, this title is 15.3ha in, has an existing 
dwelling in the north east section and is predominately covered in native vegetation. 

Adjacent to Lot 3, south of the Pipers River are three titles; CT 246151/1, CT 14826/1 and CT 37011/1. 
CT 246151/1 is the most western of the three titles, it is 5.8ha in area, has an existing dwelling near 
the southern boundary and is a mix of pasture and native vegetation. CT 14826/1 is directly south of 
Lot 4, it is 3.4ha in area, has an existing dwelling and the title is predominately pasture with pockets 
of native vegetation. To the south east is CT 37011/1, this title is 18.8ha in area, has an existing 
dwelling near the southern boundary and is a mix of pasture and native vegetation.   

DISCUSSION  

The subject lot is small (2.17 ha) 
1-3 land) and is currently mostly covered in unimproved pasture. The subject lot has a southerly 
aspect, no current irrigation water resources and is mainly Class 5 Land Capability. While there is a 
small stand of plantation timber, this stand is very small in area and disconnected from any nearby 

1 characteristics. The subject lot has negligible agricultural 
potential.  

Whilst the productivity of land with these characteristics is normally best realised if farmed in 
conjunction with other land to achieve economies of scale. In this case the limitations of the title 
would limit its ability to be farmed in conjunction with other land for any agricultural/primary 
industry use. In addition, the characteristics of surrounding titles indicate that there is negligible 
chance of this title being farmed in conjunction with any adjacent land. The adjacent title with the 
most agricultural potential, CT 37011/1, is to the south east, however, with the Pipers River 
separating these two titles, it is highly unlikely that these titles would be farmed in conjunction 
because of their lifestyle  and hobby scale  characteristics (Ketelaar & Armstrong 2012).  

Potential for conflict between the proposed new dwelling and adjacent agricultural/primary industry 
uses needs to also be considered. There are a range of activities associated with forestry, grazing and 

 
1As defined by AK Consultants in Ketelaar, A and Armstrong, D. 2012, Discussions paper  Clarification of the Tools and 
Methodologies and Their Limitations for Understanding the Use of Agricultural Land in the Northern Region which was a 
paper written for Northern Tasmania Development.  
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cropping. Learmonth et al. (2007) detail the common range of issues associated with sensitive uses 
such as residential use in the Rural Resource Zone which can constrain agricultural/primary industry 
activities (see Appendix 3). Common conflict issues associated with residential use in the Rural 
Resource Zone include spray drift from chemicals which would include fungicide, herbicide, and 
insecticide, noise from equipment (including shooting for game control), irrigation spray drift, odours 
and dust. 

The Western Australia Department of Health (DOH, 2012) has published guidelines relating 
specifically to minimising conflict between agricultural/primary industry activities and residential 
areas through management of buffer areas. This study particularly focuses on spray drift and dust 
generation and recommends a minimum separation of 300m to reduce the impact of spray drift, 
dust, smoke and ash. Through the establishment of an adequately designed, implemented and 
maintained vegetative buffer, this minimum separation distance can be reduced to 40m. The 
Launceston Planning Scheme 2015 recommends a distance of 200m as a buffer.   

Because of the size and shape of the lot, a 200m setback from boundaries cannot be achieved, so 
consideration of the type and scale of adjacent uses needs to be considered to determine suitable 
setbacks. 

, at best (Ketelaar & Armstrong 2012). The three south titles are also separated by the 
Pipers River.  

An increase in agricultural/primary industry activity in the surrounding titles is highly unlikely due to 
their small size and isolation from agriculture/primary industry with commercial scale charcteristics, 
so the risk for potential future conflict between a dwelling on the subject lot and adjacent titles based 
on agricultural/primary industry activities is considered negligible. No setbacks are required from 
adjacent titles for agricultural purposes.  

CONCLUSIONS 

The title is approximately 2.17ha in area and is covered unimproved pasture with a small area of 
plantation and native vegetation. Due to existing vegetation, Land Capability limitations and lack of 
a developed irrigation water resource, the agricultural/primary industry potential of the subject title 
is considered to be negligible. The title is also limited for farming in conjunction with other 
agricultural/primary industry land. There are no setbacks required from adjacent titles for agricultural 
or primary industry purposes. 
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APPENDIX 1  MAPS 

 

Figure 1. Location 
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Figure 2. Aerial image and surrounding titles.
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Figure 3. Published Land Capability
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Figure 4. Subdivision Site Plan that includes the subject lot (Lot 1). 
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APPENDIX 2. LAND CAPABILITY DEFINITIONS FROM GROSE (1999)2 

PRIME AGRICULTURAL LAND AS DESCRIBED IN THE PROTECTION OF AGRICULTURAL LAND 2009: 
CLASS 1. Land well suited to a wide range of intensive cropping and grazing activities. It occurs on flat land with deep, 
well drained soils, and in a climate that favours a wide variety of crops. While there are virtually no limitations to 
agricultural usage, reasonable management inputs need to be maintained to prevent degradation of the resource. 
Such inputs might include very minor soil conservation treatments, fertiliser inputs or occasional pasture phases. Class 
1 land is highly productive and capable of being cropped eight to nine years out of ten in a rotation with pasture or 
equivalent without risk of damage to the soil resource or loss of production, during periods of average climatic 
conditions. 

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

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

NON-PRIME AGRICULTURAL LAND AS DESCRIBED IN THE PROTECTION OF AGRICULTURAL LAND 2009: 
CLASS 4. Land primarily suitable for grazing but which may be used for occasional cropping. Severe limitations restrict 
the length of cropping phase and/or severely restrict the range of crops that could be grown. Major conservation 
treatments and/or careful management is required to minimise degradation. Cropping rotations should be restricted 
to one to two years out of ten in a rotation with pasture or equivalent, during 'normal' years to avoid damage to the 
soil resource. In some areas longer cropping phases may be possible but the versatility of the land is very limited. (NB 
some parts of Tasmania are currently able to crop more frequently on Class 4 land than suggested above. This is due 
to the climate being drier than 'normal'. However, there is a high risk of crop or soil damage if 'normal' conditions 
return.). 

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

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

CLASS 7. Land with very severe to extreme limitations which make it unsuitable for agricultural use. 

 
2 Highlighted colour of Class corresponds with LIST Land Capability Class colours. 
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Table 1. Typical rural land use conflict issues (Learmonth et al. 2007). 

Issue Explanation

Absentee 
landholders

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

Access
with the arrival of new people. 

Catchment 
management

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

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

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

Dogs Stray domestic dogs and wild dogs attacking livestock and wildlife and causing a nuisance. 

Drainage Blocking or changing drainage systems through a lack of maintenance or failure to cooperate and not 
respect the rights of others.

Dust Generated by farm and extractive industry operations including cultivating, fallow (bare) ground, farm 
vehicles, livestock yards, feed milling, fertiliser spreading etc.

Dwellings Urban or residential dwellings located too close to or affecting an existing rural pursuit or routine land 
use practice. 

Electric fences Electric shocks to children, horses and dogs. Public safety issues.  

Fencing Disagreement about maintenance, replacement, design and cost.  

Fire Risk of fire escaping and entering neighbouring property. Lack of knowledge of fire issues and the role 
of the Rural Fire Service.

Firearms Disturbance, maiming and killing of livestock and pest animals, illegal use and risk to personal safety. 

Flies Spread from animal enclosures or manure and breeding areas.  

Heritage 
management

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

Lights Bright lights associated with night loading, security etc.  

Litter Injury and poisoning of livestock via wind blown and dumped waste. Damage to equipment and 
machinery. Amenity impacts. 

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

Odours Odours arising from piggeries, feedlots, dairies, poultry, sprays, fertiliser, manure spreading, silage, 
burning carcases/crop residues. 

Pesticides Perceived and real health and environmental concerns over the use, storage and disposal of pesticides 
as well as spray drift.

Poisoning Deliberate poisoning and destruction of trees/plants. Spray drift onto non-target plants. Pesticide or 
poison uptake by livestock and human health risks.

Pollution Water resources contaminated by effluent, chemicals, pesticides, nutrients and air borne particulates. 

Roads Cost and standards of maintenance, slow/wide farm machinery, livestock droving and manure. 

Smoke From the burning of crop residues, scrub, pasture and windrows.  

Soil erosion Loss of soil and pollution of water ways from unsustainable practices or exposed soils. Lack of 
adequate groundcover or soil protection.

Straying livestock Fence damage, spread of disease, damage to crops, gardens and bush/rainforest regeneration. 

Theft/vandalism Interference with crops, livestock, fodder, machinery and equipment. 

Tree removal Removal of native vegetation without appropriate approvals. Removal of icon trees and vegetation.

Trespass Entering properties unlawfully and without agreement.  

Visual/amenity Loss of amenity as a result of reflective structures (igloos, hail netting), windbreaks plantings (loss of 

Water Competition for limited water supplies, compliance with water regulations, building of dams, changes to 
flows. Stock access to waterways. Riparian zone management.

Weeds Lack of weed control particularly noxious weeds, by landholders.  

Report to Lismore Living Centres (PlanningNSW).  
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ABN 12 206 730 093 
Shop 29, York Town Square 

Launceston Tas 7250 
Phone: (03) 6334 1033 

E: office@akconsultants.com.au 
Web: www.akconsultants.com.au 

 

 
Mr & Mrs W. Morgan 
175 Glenford Farm Rd 
Underwood 7268 
 
Via email: millybrook@gmail.com  
 
 
17th June 2020 

 
 

Dear Helen & Warwick, 

Application for Subdivision (no additional lots) at 175 Glenford Farm Rd, Underwood 

 
We have undertaken a desktop assessment of the feasibility of the proposed subdivision (no additional titles 
created) at 175 Glenford farm Rd, Underwood. In our opinion, the proposal provides sufficient regard to the 
productive capacity of the land and will satisfactorily meet the requirements of the Planning Scheme from an 
agricultural perspective.   
 
The following section of the Launceston Interim Planning Scheme 2015 (the Planning Scheme) is relevant; 
26.4.2 Development Standards in the Rural Resource Zone 
(P1.5) Subdivision not creating additional lots and not meeting the requirements of clause 9.3 maybe approved, 
having regard to: 

a) The size, shape and orientation of the lots; 
b) The setback to any existing building; 
c) The capacity of the lots for productive agricultural use; 
d) Any topographical constraints to agricultural use; and 
e) Current irrigation practices and the potential for irrigation. 

 
The proposal is to adjust the boundary between four titles; CT 179015/1 (21.01ha), CT 179015/2 (5.67ha), CT 
179015/3 (3.54ha) and CT 179015/4 (13.76ha). The proposal is to realign the boundaries to consolidate the 
pastured areas onto two titles as well as the threatened vegetation communities onto two titles. See Figure 4 for 
the proposed layout of the new lots. Lot 1 will be 3.8ha, Lot 2 will be 19.99ha, Lot 3 will be 18.02ha and Lot 4 will 
be 2.17ha. There is an existing dwelling located on CT 179015/1, this will be included in Lot 2.  
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CT 179015/1 is 21.01ha in area and has an existing dwelling. The title has a southerly aspect with a steep 
to moderately sloped gradient. The northern boundary sits at 320m Above Sea Level (ASL), while the 

dary. Glenford Farm Rd 
runs east to west through the southern section of the title and separates a small area of the title adjacent 
to Pipers River from the majority of the title. A flora and fauna habitat survey was undertaken by Helen 
Morgan in February 2020 (the flora & fauna survey). According to the survey, the northern half of the title 
is covered in native vegetation. This area as a mix of Eucalyptus viminalis wet forest (WVI), Eucalyptus 
regnans forest (WRE), Acacia dealbata forest (NAD), with a couple of small pockets of regenerating cleared 
land (FRG) mapped within the forested areas and the most northern eastern pocket mapped as 
Agricultural land (FAG). Almost all of the balance of the title that is north of Glenford Rd is mapped as FAG, 
however, there is also a small area mapped as WVI and another small area mapped a WRE, as well as a 
small area of plantation which extends south on the other side of Glenford Rd. South of Glenford Rd, along 
the Pipers River is more vegetation mapped as WRE and NAD. WVI is listed as a threatened community 
under the Nature Conservation Act 2002 and is also mapped as Priority Habitat under the Planning 
Scheme.  The pastured area of the title is utilised for grazing. Published Land Capability at a scale of 
1:100,000 maps the majority of the title as Class 5 land, with a very small area mapped as Class 7. Class 5 
land is described as Land unsuited to cropping and with slight to moderate limitations to pastoral use  
(the LIST).  
 
CT 179015/2 is 5.67ha in area. There is no dwelling associated with this title. The title has a southerly 
aspect with a steeply sloped gradient. The northern boundary sits at 280m ASL, while the southern 
boundary sits at approximately 210m ASL. 
Rd runs east to west through the southern section of the title and separates a small area of the title 
adjacent to Pipers River from the majority of the title. The flora & fauna survey maps the majority of the 
title as FAG, there is also a small area mapped as WRE. Published Land Capability at a scale of 1:100,000 
maps the majority of the title as Class 5 land, with a very small area mapped as Class 7 adjacent to the 
Pipers River.  
 
CT 179015/3 is 3.54ha in area. There is no dwelling associated with this title. The title has a south easterly 
aspect with a moderate to steeply sloped gradient. The north western corner is 270m ASL, while the 
southern area of the title is <220m ASL. Pipers River for
Rd runs east to west through the southern section of the title and separates a small area of the title 
adjacent to Pipers River from the majority of the title. The northern half of the title is covered in native 
vegetation. The flora & fauna survey maps this as WRE and NAD. The southern half is predominately 
pasture and is mapped as FAG. Published Land Capability at a scale of 1:100,000 maps the title as Class 5 
land. 
 
CT 179015/4 is 13.76ha in area. There is no dwelling associated with this title. The title has a southerly to 
south westerly aspect with a moderate to steeply sloped gradient. The north eastern boundary sits at 
290m ASL, while the southern boundary sits at approximately 210m ASL. Approximately half the title (on 
the upper slopes) is covered in native vegetation, which the flora & fauna survey maps as WRE, WVI, with 
a small pocket of Eucalyptus obliqua wet forest (WOB). The balance of the title is pasture. Published Land 
Capability at a scale of 1:100,000 maps the majority of the title as Class 5 land with a small area of Class 4 
land along the southern boundary. 
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Water Assessment Tool (WAT) there is a substantial volume of Surety 5 water and Surety 6 water available 
for irrigation as a winter take from the Pipers River at the most western point of the property. Surety 5 
water is expected to be available eight years out of ten and Surety 6, approximately six to seven years out 
of ten.  To utilise this water for summer, a storage would need to be constructed. Based on the 10m 
contours there are negligible potential dam sites across the property. Furthermore, based on the 
published Land Capability and existing slope it is unlikely the land would be utilised for irrigation beyond 
occasional irrigation of pasture.  It is unlikely to be economically viable to develop irrigation on the 
property under these circumstances. 
 
The proposal will realign boundaries and not create any new lots and will consolidate the main grazing 
areas onto two lots. It will also consolidate the existing threatened vegetation communities onto two lots 
(Lots 2 & 3). The proponents have indicated the land associated with Lots 2 & 3 will continue to be utilised 
for grazing at the same capacity that is currently the case (hobby scale1). While the two smaller blocks 
created on unproductive land will likely be sold in the future. The new boundaries will not reduce any of 
the existing setbacks between the existing dwelling and adjacent boundaries.  
 
The alignment of lots will not affect the capacity for current and future productive agriculture. 
 
 
 
Yours Sincerely, 
 

 
Michael Tempest 
Natural Resource Management Consultant. 

Ph: 6334 1033 
Mbl: 0467 452 155 
Email: michael@akconsultants.com.au 
Web: www.akconsultants.com.au  

 
 

 
 
Astrid Ketelaar 
Natural Resource Management Consultant 
Member Ag Institute of Australia (formerly AIAST)  
 
Ph: 6334 1033 
Mbl: 0407 872 743 
Email: astrid@akconsultants.com.au 
Web: www.akconsultants.com.au 

 

 
  

 
1 As defined by AK Consultants in Ketelaar, A and Armstrong, D. 2012, Discussions paper  Clarification of the Tools and 
Methodologies and Their Limitations for Understanding the Use of Agricultural Land in the Northern Region which was a 
paper written for Northern Tasmania Development. 
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Appendix 1  Maps 

 
Figure 1: Location of titles.
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Figure 2: Aerial Image of Subject Titles 
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Figure 3: Published Land Capability (1:100,000)  
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Figure 3: Proposed Site Plan 




