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NOTICE OF ORDINARY MEETING

Notice is hereby given that the next ordinary meeting of the Glamorgan Spring Bay Council
will be held at the Triabunna Council Offices on Tuesday, 22" August, 2017 commencing at

5.00pm.

9

Dated this Thursday 17" August, 2017
David Metcalf
GENERAL MANAGER

provided to Council with this agenda:

1. The advice, information or recommendation is given by a
person who has the qualifications or experience necessary to
give such advice, information or recommendation, and

2. Where any advice is given directly to the Council by a person
who does not have the required qualifications or experience,
that person has obtained and taken into account in that
personds gener al advice the advi
qualified or experienced person.

Note : Section 65 of The Local Government Act 1993
states T

(1) A general manager must ensure that any advice,
information or recommendation given to the
council or a council committee is given by a
person who has the qualifications or experience
necessary to give such advice, information or
recommendation.

(2) A council or council committee is not to decide
on any matter which requires the advice of a
qualified person without considering such advice
unless the general manager certifies in writing
that such advice was obtained and taken into
account in providing general advice to the
council or council committee.

&

David Metcalf
GENERAL MANAGER

c
A
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Audio Recording of Ordinary Meetings of Council

As determined by Glamorgan Spring Bay Council, all Ordinary and Special Meetings of
Council will be electronically audio recorded from April 2014 onwards.

In accordance with the Local Government Act 1993 and Regulation 33, these audio files will
be retained by Council for at least 6 months and made available for listening on written
request by any person. The written minutes of a meeting, once confirmed, prevail over the
audio recording of the meeting.

1. Opening

The Mayor to welcome Councillors, staff and members of the public and declare the meeting
open at [time].

1.1 Present and Apologies
1.2 In Attendance

1.3 Declaration of Pecuniary Interests

In accordance with Regulation 8 of the Local Government (Meeting Procedures) Regulations
2005, the Mayor requests Elected Members to indicate whether they or a close associate
have, or likely to have, a pecuniary interest in any item included in the Agenda.

5 Agend ¢ Glamorgan Spring Bay Courgc2/08/2017
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2. Confirmation of Minutes and Workshops

2.1 Ordinary Meeting 7 July 25", 2017

Recommendation

That the Minutes of the Ordinary Meeting held Tuesday 25% July 2017 be confirmed as a true
and correct record.

2.2 Workshop Held i July 25", 2017

In accordance with the requirements of the Local Government (Meeting Procedures)
Regulations 2005, it is reported that a workshop was held at 4pm on Tuesday 25" July in
Triabunna. This workshop was held to discuss with Tasmania Police the curfew for the
Triabunna and Swansea football clubs.

Recommendation

That Council notes this information.

6 | Agend ¢ Glamorgan Spring Bay Courgc2/08/2017



/. s

GLAMORGAN SPRING BAY
COUNCIL

3. PLANNING AUTHORITY SECTION

Under Regulation 25 of Local Government (Meeting Procedures)
Regulations 2005 the Chairperson hereby declares that the Council is
now acting as a Planning Authority under the provisions of the Land

Use Planning and Approvals Act 1993 for Section 3 of the Agenda.

Recommendation

That Council now acts as a Planning Authority. (Time: )

7 Agend ¢ Glamorgan Spring Bay Courgc2/08/2017
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3.1 Raw Water Pipeline DA 2017/132 1 Lower Prosser Dam to Louisville

Point

Planning Assessment Report

Proposal: Raw (untreated) water pipeline
Applicant: Glamorgan Spring Bay Council
Location: From the Lower Prosser River Dam through to the Solis
property.
Planning Document: Glamorgan Spring Bay Interim Planning Scheme 2015
(Interim Scheme)
Zoning: Rural Resource Zone
Environmental Management Zone
Utilities Zone
Open Space Zone
Application Date: 8 June 2017
Statutory Date: 25 August 2017 (extended by consent of the applicant)
Discretions: 25
Author: Emma Riley, Consultant Planner
1. Executive Summary

1.1. Planning approval is sought for the construction of a 355mm diameter pipe that
will carry untreated water from the Lower Prosser River Dam to Louisville Point.
The pipe will terminate at two proposed customer metering points within
Louisville Point, with the application identifying the potential to further extend
the infrastructure north along the Tasman Highway.

1.2. The application is being considered pursuant to Section 57 of the Land Use
Planning and Approvals Act 1993 with 25 discretions being triggered under the
Glamorgan Spring Bay Interim Planning Scheme 2015.

1.3. The proposal was placed on public exhibition twice. Twenty-two statutory
representations were received during the first public exhibition period; one of
these representations was withdrawn. The second public exhibition period
attracted a further 8 representations; two of these in support, 3 of these were
from representors from the first public exhibition period and three were new
representors objecting to the proposal. Concerns raised by all representations
received during both public exhibition periods are considered under section 9.

1.4. The proposal is recommended for conditional approval.

1.5. The final decision must be made by the Planning Authority or by full Council

acting as a planning authority due to the receipt of representations during the
public exhibition period.

Agend ¢ Glamorgan Spring Bay Courgc2/08/2017
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Legislative & Policy Content

2.1. The purpose of this report is to enable the Planning Authority to determine
application DA 2017 / 00132.

2.2. This determination must be made no later than 25 August 2017.

2.3. The relevant legislation is the Land Use Planning and Approvals Act 1993
(LUPAA). The provisions of LUPAA require a planning authority to take all
reasonable steps to ensure compliance with the planning scheme.

2.4, This report details the reasons for
Planning Authority must consider this report but is not bound to adopt the
recommendation. Broadly, the Planning Authority can either: (1) adopt the
recommendation, or (2) vary the recommendation by adding, modifying or
removing recommended reasons and conditions or replacing an approval with
a refusal (or vice versa). Any alternative decision requires a full statement of
reasons to comply with the Judicial Review Act 2000 and the Local
Government (Meeting Procedures) Regulations 2005.

2.5. This report has been prepared with appropriate regard to the State Policies that
apply under the State Policies and Projects Act 1993.

2.6. This report has been prepared with appropriatere gard t o Counci

Plan and other Council policies, and the application is not found to be
inconsistent with these. Nevertheless, it must be recognised that the planning
scheme is a regulatory document that provides the overriding consideration for
this application. Matters of policy and strategy are primarily a matter for
preparing or amending the planning scheme.

Risk & Implications

3.1 Approval or refusal of this application may have implications for the Planning
Authority given Council is the applicant.

Relevant Background and Past Applications

4.1. Major customers of the proposal are identified as being Tassal, SOLIS,
TasWater and agricultural users.

Site Detail

5.1. The development proposed is for linear infrastructure. As such, the details of
the site varies considerably:

1 For the first approximate 1km the pipeline is partially underground in a
bushland setting. The pipeline is located on the northern side of the
Prosser River sitting below vegetated hills. On the southern side of the
Prosser River is the Tasman Highway. This section of the pipeline will
be a combination of underground, partially underground and above
ground (covered in rocks) depending on the terrain and geology.

1 For the next 2km the pipeline is placed on the bed of the Prosser River.
1 The pipeline then emerges onto a coastal reserve owned by DPIPWE

on the western side of the Prosser River adjacent to 38 Tasman
Highway.

0] | Agend ¢ Glamorgan Spring Bay Courgc2/08/2017

t

he

6s

St

or

I



/.t

GLAMORGAN SPRING BAY
COUNCIL

5.2.

5.3.

The pipeline follows the coastal reserve for a distance of approximately
350m (underground) emerging onto the Tasman Highway between 56
Tasman Highway and 58 Tasman Highway.

The pipeline follows the southern side of the Tasman Highway through
to Louisville Road crossing Sheas Creek. This section runs through a
predominantly residential area for approximately 400m; the pipeline
then runs (on the south/eastern side of the Tasman Highway) between
the Orford Golf Course and Raspins Beach Camping Park through to
Sheas Creek (a distance of approximately 650m). The final leg
through to Louisville Road (approximately 1.2km) is within SOLIS land
adjacent to the Tasman Highway that has remnant woodland and
pasture.

The pipeline then follows Louisvile Road for a distance of
approximately 2km. The road runs adjacent to SOLIS land on both the
north and south side with the exception for approximately 300m where
the pipe runs to the west of land zoned Low Density Residential
(nearest to the point) within SOLIS land.

From the intersection of Tasman Highway and Louisville Road the
pipeline will be extended for a further 800m within the SOLIS land,
north, directly adjacent to the Tasman Highway.

Again due to the nature of linear infrastructure the pipeline is within a number
of zones under the Glamorgan Spring Bay Planning Scheme 2015:

f

19.0 Open Space Zone

9 26.0 Rural Resource Zone

M 28.0 Utilities Zone

1 29.0 Environmental Management Zone

The proposal is subject to the following codes:

f
f

E2.0 Potentially Contaminated Land Code

E7.0 Stormwater Management Code

E8.0 Electricity Transmission Infrastructure Protection Code
E10.0 Biodiversity Code

E11.0 Waterway and Coastal Protection Code

E13.0 Historic Heritage Code

E14.0 Scenic Landscape Code

E15.0 Inundation Prone Areas Code

E16.0 Coastal Erosion Hazard Code

F3.0 Louisville Road Specific Area Plan

10|
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Proposal

6.1.

6.2.

6.3.

6.4.

6.5.

The application is for the construction of a 355mm main that will extract water
from the Lower Prosser River Dam and distribute up to 1,000ML per annum of
raw water (untreated) by a system of pumps and pipes to Louisville Point.

The 355mm diameter pipe is approximately 8km in length with approximately
2km of this length submerged in the Prosser River. The pipe will be
underground from Riverside Drive Crown land to Louisville Point, underwater
whilst following the Prosser River, a mixture of above and below ground
dependent on the terrain and geology between the Lower Prosser River Dam
and where it enters the Prosser River and entirely aboveground at the Lower
Prosser River Dam.

The section of the pipeline that is above ground or underwater (and sitting on
the bed of the river) will include concrete pedestals with a width of
approximately 500mm, each pedestal being a maximum of 6m apart.

The below ground pipe is proposed to be at a depth of approximately 450mm
covered in a layer of blue metal, compacted material and then either topsoil or
hotmix.

The application documents provides the following detailed description of the
proposal:

The Lower Prosser River Dam itself is not part of the proposed scheme even
though water is extracted from the water holdings behind the dam.
Downstream the scheme will terminate at two proposed customer metering
points within the peninsula. The Scheme is capable of further extension to the
north. The scheme will source raw water from the Tea Tree Rivulet i a

tributary of the Prosser 6s Rtiearefrom then d

Lower Prosser River Dam.

A storage dam is proposed to store the winter water take and allow release to
the existing natural water courses of the Tea Tree Rivulet and the Prosser
River over the demand periods. The dam will have a catchment of some 4,900
Hectares and will be located within property known as Twamley, and off
Twamley Road.

Water will be released from the proposed dam in a managed process into the
Tea Tree Rivulet. This will be a run of river scheme, using the natural water
courses - along the Tea Tree Rivulet and the Prosser River. The water will
pass through the Upper Prosser River Dam before arriving at the Lower
Prosser River Dam (Taswater operates both dams).

The Scheme will be available to any users on the Peninsula able to negotiate
with the operator for an annual allocation, and able to access the scheme main.
Ultimately the water license volume, the storage dam volume, transmission
losses and environmental allowances and the required surety of supply will
define how much water can be made available to customers. Initially there will

be two dédcustomer metering pointso6 whi

main. One is approximately 700 m north of Louisville Road for the SOLIS

ch

ocat et

wi ||

proposal, the seconpdoibctutwimelr et apipngxi mat

south of Louisville Road, on the foreshore of Louisville Point i Spring Bay for
TASSAL.

The exact location of the pipe within the pipe corridor will be determined having
taken into account a number of issues; including negotiations with property

11
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6.6.

6.7.

6.8.

owners where applicable, navigating an alignment amongst other
infrastructure services and the actual topography and other discoveries
encountered on the ground, such as rock, and environmental or cultural values.
Some of these are not discoverable without sub surface investigations and
investigations to that level of detail are not currently warranted. As such, the
application is for a 20m wide corridor where approximately only a 9m wide area
of disturbance is required.

In addition to the pipe construction the following ancillary structures are applied
for:

1 Floating intake platform on the Lower Prosser Dam - the water will be
extracted from a floating barge upstream of the dam; 6m x 6m. The
platform will be connected to land by a flexible pipe and will be tethered
to allow it to rise and fall with the water levels but will also be restrained
against flood flows.

1 An on ground pump station (no plans were provided but a description
provided stating the building will be no larger than a single domestic
garage).

1 A holding tank between the two pump stations (7m diameter and 3m
high).

The application includes a number of laydown areas that will be relied upon to
facilitate the development. Subject to the preparation and the implementation
of the construction and environmental management plan that requires details of
how each of these lay down areas are to be utilised; the marking out of the
laydown areas and the rehabilitation of the laydown areas on completion of
works i the use of these areas meet the General Exemption under clause 5.6.1
of the Interim Planning Scheme.

The application is supported by the following:
6.8.1. Engineering drawings prepared by JMG Engineers and Planners.

6.8.2. Supporting planning report prepared by Glamorgan Spring Bay
Council dated May 2017.

6.8.3. Report provided functional description on proposed pipeline by JMG
Engineers and Planners dated May 2017.

6.8.4.  Aboriginal Cultural Heritage Assessment by Cultural Heritage
Management Tasmania dated 30 January 2017.

6.8.5. Environmental Values Assessment by North Barker Ecosystem
Services Dated 18" April 2017.

6.8.6. Natural Values Assessment of Prosser River by Marine Solutions
Tasmania dated May 2017.

6.8.7.  Aboriginal Heritage Assessment prepared by Cultural Heritage
Management Australia dated 12 October 2016.

6.8.8.  Research compiled by Maureen Martin Ferris in regards to Paradise
Probation Station dated June 2011.

6.8.9. Historic Heritage Assessment prepared by Cultural Heritage

12
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Management Australia dated 21 February 2017.

6.8.10. Foreshore Contamination Management Plan prepared by Geo
Environmental Solutions dated July 2017.

6.8.11. TasNetworks Advice

6.8.12. Alternative Route between Prosser River Bridge and Foreshore

7. Assessment against planning scheme provisions

7.1.

7.2.

7.3.

7.4.

7.5.

7.6.

An application must meet every applicable standard to be approved. Each
standard can be met by either an acceptable solution or a performance criteria.
Where a performance criteria is relied upon an application is discretionary and
the application may be approved or refused.

The proposed pipeline falls within the Use Class of Utilities:

Use of land for utilities and infrastructure including:

(a) Telecommunications;

(b) Electricity generation;

(c) Transmitting or distributing gas, oil or power;

(d) Transport networks;

(e) Collecting, treating, transmitting, storing or distributing water; or

(f) Collecting, treating or disposing of storm or floodwater, sewage or sullage.
Examples include an electrical sub-station or powerline, gas, water or
sewerage main, optic fibre main or distribution hub, pumping station, railway
line, retarding basin, road sewage treatment plan, storm or flood water drain,

water storage dam and weir.

It is noted that the supporting planning report that formed part of the application
documents categorised the use as Minor Utilities:

Means use of land for utilities for local distribution or reticulation of services and
associated infrastructure such as a footpath, cycle path, stormwater channel,
water pipes, retarding basin, telecommunication lines or electricity substation
and powerlines up to by not exceeding 110Kv.

Given the pipeline is an entirely new main, is 355mm in diameter and additional
water pipelines will extend off the proposed main, the pipeline cannot be
considered as a minor utility.

The proposal will be assessed accordingly.

The following provisions are relevant to the proposed use and development:

i 19.0 Open Space Zone

il 26.0 Rural Resource Zone

13]
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7.7.

f
f

28.0 Utilities Zone

29.0 Environmental Management Zone

E2.0 Potentially Contaminated Land Code

E7.0 Stormwater Management Code

E8.0 Electricity Transmission Infrastructure Protection Code
E10.0 Biodiversity Code

E11.0 Waterway and Coastal Protection Code

E13.0 Historic Heritage Code

E14.0 Scenic Landscape Code

E16.0 Coastal Erosion Hazard Code

F3.0 Louisville Road Specific Area Plan

The proposal complies with all applicable acceptable solutions other than the
standards outlined in Table 1 below where the proposal is reliant on the
corresponding performance criteria.

14
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Table 1. Use status and standards where the proposal relies upon the performance

criteria.
Acceptable Solution | The Proposal
Requirement
19.0 Open Space Zone

1 Use Permitted only if a minor utility. | Proposal is not a Minor

Use Table 19.2

Utility.

2 Clause 19.3.5 - There is no acceptable
Discretionary Use solution
3 Clause 19.4.3 Al - Landscaping along the | No landscaping is
Landscaping frontage of a site must be | proposed
provided to a depth of no less
than 2m
4 Clause 19.4.3 A2 - Landscaping along a | No landscaping is
Landscaping boundary with a residential | proposed
zone must be provided for a
depth of no less than 2m
26.0 Rural Resource Zone
5 Use Table 26.2 Permitted only if minor utilities | Proposal is not Minor
Utilities
6 Clause 26.3.3 - No acceptable solution Proposal is for a
Discretionary use discretionary use
7 Clause 26.4.2 A4 - 100m Setback of corridor is Om
Buildings and works must
be setback from land
zoned Environmental
Management
8 Clause 26.4.3 Al - Be located in an area not Some native vegetation
Design: Clearance of requiring the clearing of native | will be disturbed to
native vegetation vegetation and not on a facilitate the construction
skyline or ridgeline. of the pipeline
9 26.4.3 A2 - Design: Light Exterior building surfaces The pipeline (in the
reflectance value must be coloured using vicinity of Paradise
colours with a light reflectance | Gorge) that is above
value not greater than 40 ground and partially
percent. underground is identified
as having a galvanised
iron strap with welded
steel or ductile iron
28.0 Utilities Zone
10 28.4.3 A2 Landscaping to a depth of No landscaping is

Landscaping along a
boundary with a
residential zone

10m

proposed

15
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29.0 Environmental Management Zone

11 29.2 Use Table Permitted only if a reserve No reserve management
management plan applies applies
12 29.43 A1 No vegetation clearance is | Some native vegetation
Native vegetation required disturbance is required
clearance
E2.0 Potentially Contaminated Land Code
13 E2.6.2 Al No acceptable solution A contamination
Excavation management plan was
provided by a suitably
qualified person
E7.0 Stormwater Management Code
14 E7.7.1A1 Stormwater must be disposed | No public stormwater
Stormwater to public of by gravity to public infrastructure is available
stormwater infrastructure | Stormwater infrastructure for the pump station shed
and the above ground
pipeline
E8.0 Electricity Transmission Infrastructure Protection
15 E8.7.1 Al Development Development is not within an Pipeline is within an inner
within Electricity inner protection area protection area
transmission corridor
E10.0 Biodiversity Code
16 E10.7.1 A1 Clearance and conversion or Disturbance of vegetation
Building and Works disturbance must be within a associated with the
building area if not for a single | pipeline is not within a
dwelling building area
E11.0 Waterway and Coastal Protection Code
17 E11.7.1 Al Buildings and | Buildings and works must be Building and works are
Works within a building area not within a building area
on a plan of subdivision
E13.0 Historic Heritage Code
18 E13.7.1 Al No acceptable solution Proposal includes some
Demolition demolition
19 E13.7.2 Al Buildings and | No acceptable solution Proposal includes works
works other than
Demolition
20 E13.7.2 A2 Buildings and | No acceptable solution Proposal includes works
works other than
Demolition
21 E13.7.2 A3 Buildings and | No acceptable solution Proposal includes works

works other than
Demolition

16|
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E14.0 Scenic Landscapes Code

22 E14.7.3 Al No removal or disturbance of The pipeline will require
Removal or disturbance of | bushland the removal and
Bushland disturbance of bushland

23 E14.7.4 Al Buildings and works must not | Pump station, shed and
Appearance of buildings be visible from the pertinent pipeline may be visible
and works road from the Tasman

Highway
E16.0 Coastal Erosion Hazard Code

24 E16.7.1 Al Buildings and | No acceptable solution Pipeline and works are

Works within the Coastal
Erosion Overlay
F3.0 Louisville Road Specific Area Plan

25 F3.6.4 Al All development must be No landscaping is

Landscaping landscaped proposed

7.8. Discretions 1 and 2 - Use in the Open Space Zone

7.8.1.

7.8.2.

7.8.3.

7.8.4.

Utilities is a discretionary use class and must therefore be assessed
against the zone purpose statements:

19.1.1.1 To provide land for open space purposes including for passive
recreation and natural or landscape amenity.

19.1.1.2 To encourage open space networks that are linked through
the provision of walking and cycle trails.

The proposed pipeline is identified as being underground when within
the Open Space Zone. A condition is recommended should the
application be approved which requires the preparation and
implementation of a landscaping plan that includes consideration of
native vegetation to be rehabilitated and passive recreation facilities
such as trails, to ensure the natural and landscape amenity is not
unreasonably impacted upon once the work has been completed. The
proposal subject to this condition is consistent with the Zone Purpose
Statements.

A discretionary use in the Open Space Zone must also be assessed
against 19.3.5 P1:

Discretionary use must complement and enhance the use of the land
for recreational purposes by providing for facilities and services that
augment and support Permitted Use or No Permit Required use.

The proposed pipeline will be underground for the length that it is within
the Open Space Zone. It is recommended that a condition requiring
the preparation and implementation of a landscaping plan be placed on
the permit. Subject to such a landscaping condition the proposal will
not affect the use of the land for recreational facilities.

17
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7.9.

7.10.

Discretion 3 and 471 Landscaping in Open Space Zone

7.9.1.

7.9.2.

No landscaping has been proposed. The application must there be
assessed against 19.4.3 P1 and P2 which state:

P1
Landscaping must be provided to satisfy all of the following:

(@) enhance the appearance of the development;

(b) provide a range of plant height and forms to create diversity,
interest and amenity;

(©) not create concealed entrapment spaces;

(d) be consistent with any Desired Future Character Statements
provided for the area.

P2

Along a boundary with a residential zone landscaping or a building
design solution must be provided to avoid unreasonable adverse
impact on the visual amenity of adjoining land in a residential zone,
having regard to the characteristics of the site and the characteristics of
the adjoining residentially-zones land.

The proposal subject to the preparation and implementation of the
landscaping plan will ensure consistency with the above performance
criteria. A landscaping condition is recommended accordingly, should
the application be approved.

Discretion 5 and 6 1 Use in the Rural Resource Zone

7.10.1. Utilities is a discretionary use within the Rural Resource Zone and

requires consideration of the Zone Purpose Statements:

26.1.1.1 To provide for the sustainable use or development of
resources for agriculture, aquaculture, forestry, mining and other
primary industries, including opportunities for resource processing.

26.1.1.2 To provide for other use or development that does not
constrain or conflict with resource development uses.

26.1.1.3 To provide for non-agricultural use or development, such as
recreation, conservation, tourism and retailing, where it supports
existing agriculture, aquaculture, forestry, mining and other primary
industries.

26.1.1.4 To allow for residential and other uses not necessary to
support agriculture, aquaculture and other primary industries provided
that such uses do not:

(a) fetter existing or potential rural resource use and development on
other land;

(b) add to the need to provide services or infrastructure or to
upgrade existing infrastructure;

(c) contribute to the incremental loss of productive rural resources.

18]
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26.1.1.5 To provide for protection of rural land so future resource
development opportunities are no lost.

7.10.2. The proposal must also be assessed against 26.3.3 P1 Discretionary
Use:

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

(@) the characteristics of the proposed non-agricultural use;
(b) the characteristics of the existing or likely agricultural use;

(c) setback to site boundaries and separation distance between the
proposed non-agricultural use and existing or likely agricultural
use;

(d) any characteristics of the site and adjoining land that would
buffer the proposed non-agricultural use from the adverse
impacts on amenity from existing or likely agricultural use.

7.10.3. The site area of Rural Resource land north of the Prosser River
contains bushland and geology resulting in marginal agricultural
potential.

7.10.4. The proposed pipeline which has an insignificant footprint relative to
the lot sizes, will not constrain or conflict with any potential resource
development uses and is therefore consistent with the Zone Purpose
Statements and the requirements of 26.3.3 P1.

7.11. Discretion 71 Setback from Environmental Management Zone
7.11.1. The relevant performance criteria is identified under clause 29.4.2 P4:
Buildings and works must be setback from land zoned Environmental

Management to minimise unreasonable impact from development on
environmental values, having regard to all of the following:

€) the size of the site;
(b) the potenti al for the spread of weed:
(© the potential for contamination or sedimentation from water
runof f;
(d) any alternatives for development.

7.11.2. The proposed option was considered the most viable option for the
development in terms of the site constraints associated with
vegetation communities, Aboriginal Heritage and Historic Heritage.

7.11.3. A condition is recommended that requires the preparation and
implementation of a Construction and Environmental Management
Plan, which will also incorporate Soil and Water Management
measures during the construction phase as well processes during to
prevent the spread of weeds and soil pathogens.
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7.11.4. Subject to the implementation of this condition the proposal meets the
above performance criteria.

7.12. Discretion 81 Clearance of Native Vegetation Rural Resource Zone

7.12.1. The proposal includes the disturbance of native vegetation. The
clearance will not be located on a skyline or ridgeline and there are
no applicable desired future character statements.

7.12.2. The proposal must be assessed against 26.4.3 P1 (c):

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

(i) there are no sites clear of native vegetation and clear of
other significant site constraints such as access
difficulties or excessive slope, or the location is
necessary for the functional requirements of
infrastructure;

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

17.12.3 The nature of linear infrastructure is that a decision at one point
determines the result at another point. As such, the location of the
proposed pipeline where some native vegetation is required to be
disturbed is due to the functional requirements of the infrastructure.
It is noted that notwithstanding the 20m corridor being applied for, a
footprint of approximately half this width will occur, with a condition
which requires the reestablishment of the ground cover. The
proposal is considered to meet the requirements of the above
performance criteria.

7.13. Discretion 971 Light Reflectance Value Rural Resource Zone

7.13.1. The pipeline, in the vicinity of Paradise Gorge which is partially above
ground is identified as having a galvanised iron strap with welded
steel or ductile iron. The proposal must therefore be assessed
against 26.4.3 P2:

Buildings must have external finishes that are non-reflective and
coloured to blend with the rural landscape.

7.13.2. The application documents state that the pipe when above ground
will be covered with rock. That said, the supporting planning report
also shows in figure 4 the pipeline being highly visible from the
Tasman Highway if not covered with rock and the plans state this
section to be O6partially coveredd.

7.13.3. A condition that requires visible external finishes to have a light
reflectance not greater than 40% is recommended should the
application be approved.

7.14. Discretion 107 Landscaping Utilities Zone

7.14.1. No landscaping is proposed along the boundary with a residential zone
i the proposal must therefore be assessed against 28.7.3 P2:
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7.15.

7.14.2.

7.14.3.

Along a boundary with a residential zone landscaping or a building
design solution must be provided to avoid unreasonable adverse
impact on the visual amenity of adjoining land in a residential zone,
having regard to the characteristics of the site and the characteristics of
the adjoining residentially-zoned land.

A detailed landscaping plan should be required to be implemented by
way of condition. Thi s wi || i n
vegetation along the road reserve that may require removal due to the
construction of the pipeline (underground).

Subject to this condition the visual amenity of adjoining land will not be
affected.

Discretion 117 Use in the Environmental Management Zone

7.15.1.

7.15.2.

7.15.3.

Utilities is a discretionary use in the Environmental Management Zone
and must therefore be assessed against the Zone Purpose
Statements:

29.1.1.1 To provide for the protection, conservation and management
of areas with significant ecological, scientific, cultural or aesthetic
value, or with a significant likelihood of risk from a natural hazard.

29.1.1.2 To only allow for complementary use or development where
consistent with any strategies for protection and management.

29.1.1.3 To facilitate passive recreational opportunities which are
consistent with the protection of natural values in bushland and
foreshore areas.

29.1.1.4 To recognise and protect highly significant natural values on
private land.

29.1.1.5 To protect natural values in un-developed areas of the coast.

29.1.1.6 To recognise and protect reserved natural areas as great
natural assets.

Marine Solutions Tasmania provided an assessment of the impacts of
the development on the values of the Prosser River that concluded:

Information from this study culminated in a clear proposed pipeline
route that will have limited environmental impact and is void of large
boulders and other obstructions.

The subject application includedan o6 Al ternative R
which was not assessed or considered by Marine Solutions Tasmania.
The justification for the alternative route was provided in the supporting
planning report prepared by the applicant which states:

Discussions with boat owners have raised an alternative route, that
instead of following the deepest part of the River Channel, would place
the pipeline generally 5m from the outer edge of jetties on the northern
side of the Prosser River. It has been suggested that this would keep
the pipe clear of the channel and moorings and potential risks of
damage from anchors or mooring whilst not interfering with vessels at
the jetties. Conversely, it may create some risk of direct contact

clude
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between vessels and the pipeline given the shallow environment.

This alternative is shown in Appendix 14. There appears to be no
environmental obstacle to this alternative.

7.15.4. The Marine Solutions Tasmania assessment however states under
Table 1 page 8 that the pipeline should follow the deepest section of
the river; from the TasNetworks crossing, along the northern edge of
the river until exiting east of the last private jetty.

7.15.5. The alternative route which will not follow the deepest section of the
River Channel is considered to be in direct contradiction with the
values assessment undertaken. As such a condition on the permit is
recommended that explicitly prohibits this alternative route.

7.15.6. The applicant stated in their response to representations in relation to
effecting boating (as a passive recreational activity):

The submarine pipeline is planned to be placed in the deepest channel

of the Prosser River. At entry and exit points some excavation will be

necessary to achieve the desired cover. The concrete ballast blocks

mounted regularly along the pipe could be hit by a dropped anchor but

it is unlikely they would provide permanent moorings or trap the

anchor. The flexible HDPE pipe between these blocks at nominal 6m
spacingébés wil/l b e n di its munded surfacenisatshhe r i ver
unlikely to trap an anchor.

7.15.7. Furthermore, the following response was provided by Marine and
Safety Tasmania in relation to the channel alignment showing on the
JMG drawings:

MAST will require:-

GPS co-ordinates of the entry and exit points of the pipe in the Prosser
River and the entry point into the water at Meredith Point. This is
required so the Hydrographer can be advised.

T  MAST will need to issue a Notice to Mariners for the in-water
element of the works. The notice will advise the public of the
works and the duration. Advice must be received at least 7
days prior to in water construction commencing.

1 During in water works vessels must display the appropriate
shapes and lights as required under the Collision regulations
and hold the necessary survey and manning certificates as
required under national law.

1 Pipelines must, at all times, be made permanently secure to
the sea bed. This is a busy commercial and recreational
boating area and any floating water pipe would be a hazard to
navigation. MAST would expect the developer to make regular
checks of the anchoring points to ensure the pipe is secure.

1 In addition to the first dot point, MAST will require, at regular
intervals, GPS co-ordinates so the location of the pipe can be
plotted on the Aus navigation charts 170 and 176.
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7.16.

Further to the above, MAST advises the pipe, downriver of the Orford Bridge,
will run through a number of existing mooring permits i see diagram below. If
any mooring is required to be moved it will need to be at the cost of the
developer and moved to a location suitable to the mooring owner and MAST.
These are swing moorings and as such bottom chain does run across the
sea bed depending on tide and wind conditions.

It should also be noted that with the Prosser River stabilisation works starting
in the near future that more boats are likely to be kept on these moorings with
better access in and out of the river.

7.15.8.

7.15.9.

Advice is recommended to be placed on the permit of MAST
requirements.

The proposal will not have an unreasonable impact on the passive
recreation opportunities or the environmental values the zoning is
trying to achieve and is therefore considered acceptable in terms of
use.

Discretion 12 Native Vegetation Clearance in the Environmental
Management Zone

7.16.1.

7.16.2.

7.16.3.

7.16.4.

Some clearing of native vegetation will be required to facilitate the
construction of the pipeline in the Environmental Management Zone
(land owned by Taswater and the Prosser River). The proposal must
therefore be assessed against 29.4.3 P1.:

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

(@) be located in an area requiring the clearing of native vegetation
only if:

0] there are no sites clear of native vegetation and clear of
other significant site constraints such as access difficulties
or excessive slope;

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

(i)  the location of clearing has the least environmental impact;

The location of the infrastructure has been identified as the preferred
option due to the location of vegetation communities, Aboriginal
Heritage and Historic Heritage. Due to these site constraints the
proposal includes the use of the Prosser River.

An environmental values assessment was undertaken by Northbarker
Ecosystem Services and Marine Solutions Tasmania for the proposed
development. Both reports found the proposal to be acceptable in
terms of impacts subject to conditions. The recommendations of both
these reports should be included as conditions on the planning permit
should the application be approved.

Notwithstanding, the full width of the 20m wide corridor was not
assessed by North Barker, similarly neither was the rerouting of the
pipeline.
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7.17.

7.18.

As such, a condition should be included that requires an updated
environmental values assessment once the final location of the pipe is
determined that adequately demonstrates there will be no further
impact on environmental values than concluded within the report based
upon a full survey of the pipeline corridor in the area subject to the
Environmental Management Zone.

7.16.5. Subject to the above conditions the proposal is considered to have the
least environmental impact.

Discretion 13 E2.0 Potentially Contaminated Land

7.17.1. The proposal runs through an area of Crown land that is considered to
be potentially contaminated. A discretion is therefore triggered and
requires assessment under clause E2.6.2 P1.:

Excavation does not adversely impact on health and the environment,
having regards to:

(@) N/A

(b) A plan to manage contamination and associated risk to human
health and the environment that includes:

an environmental site assessment;

any specific remediation and protection measures required to
be implemented before excavation commences; and

a statement that the excavation does not adversely impact on
human health or the environment.

7.17.2. The application documents include a Contamination Management Plan
prepared by Geo-Environmental Solutions which includes:

1

f
f

Details of soil contamination assessment in the period of 2013
T 2017;

Area of potential influence from the contamination plume;
Consideration of Health Screening Level limits;

Soil excavation and management;

Minimisation measures for Potential Environmental Impacts;
Minimisation measures for Potential Health Risks; and

Mitigation measures for development.

7.17.3. The proposal is considered to be acceptable under E2.6.2 P1.

Discretion 14 E7.0 Stormwater Management Code

7.18.1. No public infrastructure exists for stormwater in relation to the pump
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7.19.

station, the shed, the storage tank and the partially above ground
pipeline. The proposal requires assessment against E7.7.1 P1.:

Stormwater from new impervious surfaces must be managed by any of
the following:

(@) disposed of on-site with soakage devices having regard to the
suitability of the site, the system design and water sensitive
urban design principles;

(b) collected for re-use on the site;

(c) disposed of to public stormwater infrastructure via a pump
system which is designed, maintained and managed to minimise
the risk of failure to the satisfaction of the Council.

7.18.2. The minor additional stormwater runoff that the impervious surfaces will
create relative to the size of the lots will easily be absorbed into the
surround land. The proposal is acceptable in terms of the stormwater
management code.

Discretion 15 EB8.0 Electricity Transmission Infrastructure Protection
Code

7.19.1. Pursuant to the application requirements of the code the written advice
was sought from the TasNetworks by the applicant and provided on the
5 July 2017:

Due to assessment time frames, a high level response is provided for
this application with the acknowledgement that further, detailed
information will be required to negotiate the final outcome relative to
the | ocation of the proposed pipeline to

Assets near the proposed pipeline include the Sorell-Triabunna 110kV
transmission line (which is subject to protection under the Electricity
Transmission Infrastructure Protection Code in the Planning Scheme)
and a 22kV distribution overhead feeder that services the weir site and
runs into Orford. All of these assets also benefit from easements.

Generally speaking, provided mechanical protection and technical and
safe operation requirements are taken into account, this type of
infrastructure can usually be co-located with electricity assets.
However, the information provided so far is not of sufficient detail to
deter mi ne t he i mpact of t he proposal 0
Comparing our mapping system, the proposal plans and the
information available on LIST map, it appears likely this project can
occur near these electricity transmission and distribution assets,
provided the requirements of TasNetworks can be incorporated into the
final design and any environmental management plan for construction
and operation of the pipeline.

The developer will need to work with TasNetworks to finalise the
location and design requirements for the pipeline. This is essential to
ensure the pipeline can be constructed in a manner that does not
compromise the safe and reliable operation of the existing electricity
assets in this location. It would be appreciated if a condition of
approval, or an acknowledgement in the planning application
information, can be applied that requires this consultation prior to
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7.20.

7.19.2.

finalisation of the design and location of the pipeline. Operational
restrictions may also need to be applied for the life of the electricity
asset/water pipeline.

Subject to inclusion of a condition as identified in the supporting
planning report should the application be approved, the proposal is
considered to meet the requirements of the performance criteria under
Clause E8.7.1.

Discretion 16 E10.0 Biodiversity Code

7.20.1.

7.20.2.

7.20.3.

7.20.4.

7.20.5.

7.20.6.

7.20.7.

7.20.8.

The proposal includes the clearance and conversion or disturbance of
native vegetation within a Biodiversity Protection Area on the TasWater
land as well as on privately owned titles 197557/1, 34549/1 and
139972/1.

An environmental values assessment was undertaken by North Barker.
The assessment occurred prior to detailed design and informed
alignment options. The assessment did not include consideration: of
planning scheme requirements, the rerouted corridor, the full width of
the 20m corridor being applied for or small area subject to the
biodiversity overlay at the eastern end of CT 139972/1 (SOLIS land).

That said, the surveyed area did identify threatened vegetation
communities listed as threatened under the Nature Conservation Act
2002 that will be affected (Eucalyptus amygdalina forest on sandstone
and Eucalytpus globulus forest) and habitat for threatened species
listed under the Threatened Species Protection Act 1995 or the
Environment Protection and Biodiversity Conservation Act 1999.

The Eucalyptys amygdalina is not within a Biodiversity Protection Area
and therefore not subject to the Biodiversity Code.

The assessment states that the impact on fauna is likely to be
negligible, given that the re-establishment of the ground layer of
vegetation will occur and large trees will be avoided.

It is considered that high priority biodiversity values will be impacted
upon in the form of a threatened vegetation community and moderate
biodiversity values will be impacted upon in the form of habitat.

The proposal must be assessed against E10.7.1 Subclause (b) and (c).
Subclause (b) states
(b) if moderate priority biodiversity values:

(i) development is designed and located to minimise impacts,
having regard to constraints such as topography or land
hazard and the particular requirements of the
development;

(i) impacts resulting from bushfire hazard management
measures are minimised as far as reasonably practicable
through siting and fire-resistant design of habitable
buildings;

(i) remaining moderate priority biodiversity values on the site

26|

Agend ¢ Glamorgan Spring Bay Courgc2/08/2017



/.t

GLAMORGAN SPRING BAY
COUNCIL

are retained and improved through implementation of
current best practice mitigation strategies and ongoing
management measures designed to protect the integrity of
these values;

(iv) residual adverse impacts on moderate priority biodiversity
values not able to be avoided or satisfactorily mitigated are
offset in accordance with the Guidelines for the Use of
Biodiversity Offsets in the Local Planning Approval
Process, Southern Tasmanian Councils Authority 2013
and any relevant Council policy.

7.20.9. The moderate biodiversity values are in the form of habitat for

threatened species. The impact as stated in the application documents
will be negligible subject to the reestablishment of the ground layer of
vegetation and large trees being avoided.

In terms of the remaining moderate priority biodiversity values a
condition is recommended that requires the reestablishment of the
ground layer of vegetation and large trees to be avoided in accordance
with the environmental values assessment. Subject to this condition,
the proposal is considered to adequately avoid adverse impacts and
remaining values are retained; the proposal is therefore consistent with
the requirements E10.7.1 (b).

7.20.11. Subclause (c) requires assessment for the Eucalyptus globulus dry

forest and woodland (DGL) that will be impacted upon. It is noted that
the vegetation community is identified as being located within CT
83384/1 (Taswater).

(©) if high priority biodiversity values:

(i) development is designed and located to minimise impacts,
having regard to constraints such as topography or land
hazard and the particular requirements of the
development;

(i) impacts resulting from bushfire hazard management
measures are minimised as far as reasonably practicable
through siting and fire-resistant design of habitable
buildings;

(iii) remaining high priority biodiversity values on the site are
retained and improved through implementation of current
best practice mitigation strategies and ongoing
management measures designed to protect the integrity of
these values;

(iv) special circumstances exist;

(v) residual adverse impacts on high priority biodiversity
values not able to be avoided or satisfactorily mitigated are
offset in accordance with the Guidelines for the Use of
Biodiversity Offsets in the Local Planning Approval
Process, Southern Tasmanian Councils Authority 2013
and any relevant Council policy.

7.20.12. The proposal includes a 20m wide corridor, which as stated in the
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7.20.13.

application documents is to provide flexibility during construction to
avoid natural values. It is further noted that the current route avoids a
relatively large section of Eucalytpus globulus which was identified in
the original route. Subject to conditions that include the following the
proposal is acceptable in terms of protection of high priority biodiversity
values:

1 The ground truthing of the corridor footprint to ensure that the
full width of the area to be impacted is assessed, with
individual trees marked to demonstrate that the removal of
Eucalyptus globulus trees with a diameter greater than 40cm
will not occur.

1 The retention and improvement of the high priority biodiversity
values on the Certificate of Title 83384/1. The condition must
include the preparation and implementation of a weed
management plan and details of the ongoing management
regime of the vegetation community to ensure the ongoing
protection of the Eucalyptus globulus.

1 An updated Environmental Values Assessment that
demonstrates, once the final location of the pipe is determined;
there will be no further impact on environmental values than
concluded within the report dated 18 April 2017 prepared by
Northbarker Ecosystem Services.

1 Details of the reestablishment of the ground layer of vegetation
of the areas of disturbance, within the Environmental
Management, are to be included in the landscaping and
rehabilitation plan.

In regards to the special circumstances test under (iv) this is defined
as:

means particular circumstances associated with the proposed use or
development that justify loss of high priority biodiversity values.

Special circumstances are considered to exist if one or more of the
following apply:

€) the use or development will result in significant long term social
or economic community benefits and there is no feasible
alternative location;

(b) ongoing management cannot ensure the survival of the high
priority biodiversity values on the site and there is little potential
for recruitment or for long term persistence;

(© the extent of proposed removal of high priority biodiversity
values on the site is insignificant relative to the extent of that
community elsewhere in the vicinity;

7.20.14. The application has not demonstrated that either (a) or (b) of special

circumstances are met. The development proposed must therefore
demonstrate that subclause (c) has been met.

7.20.15. The environmental values assessment identifies 2.34ha of the DGL

is within the corridor. This area however is based upon the original
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corridor; the approximate area of the corridor being applied for is 0.5ha.
The environmental values assessment refers to a bioregion (44,231ha
mapped) rather than vicinity as required by subclause (c).
Notwithstanding, it is considered that subject to a condition that
prohibits the removal of Eucalyptus globulus trees with a diameter
greater than 40cm and the re-establishment of the ground layer of
vegetation, the extent of proposed disturbance to the vegetation
community is insignificant and subclause (c) is satisfied.

7.20.16. The two areas not surveyed and subject to the biodiversity code are
in heavily disturbed areas. For the Taswater land TASVEG identify this
land as Eucalyptus pulchella forest and woodland, which is consistent
with the survey findings undertaken of the original route on the same
site.

7.20.17. For the area located on the SOLIS land, TASVEG identifies
vegetation as Eucalytpus globulus dry forest and woodland (a
threatened vegetation community). In terms of the latter, there appears
to be few remnant trees left with the area identified now incorporating
residential land and a road. Notwithstanding, it is critical that should
the application be granted the conditions identified under 7.20.12 be
placed on the permit.

7.21. Discretion 17 E11.0 Waterway and Coastal Protection Code
7.21.1. The proposed pipeline from the Lower Prosser Dam through to the
where the pipeline emerges onto Crown Land requires assessment

against clause E11.7.1 P1.:

Building and works within a Waterway and Coastal Protection Area
must satisfy all of the following:

€) avoid or mitigate impact on natural values;

(b) mitigate and manage adverse erosion, sedimentation and
runoff impacts on natural values;

(© avoid or mitigate impacts on riparian or littoral vegetation;

(d) maintain natural streambank and streambed condition,
(where it exists);

(e) maintain in-stream natural habitat, such as fallen logs, bank
overhangs, rocks and trailing vegetation;

4] avoid significantly impeding natural flow and drainage;

(9) maintain fish passage (where applicable);

(h) avoid landfilling of wetlands;

(@ works are undertaken generally in accordance with

'Wetlands and Waterways Works Manual' (DPIWE, 2003)

and ATasmani an Coas {(DRPIPWEWBagk s Manu al
and Thorp, 2010), and the unnecessary use of machinery

within watercourses or wetlands is avoided.

7.21.2. The linear nature of the infrastructure results in the footprint of the
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7.21.3.

7.21.4.

7.21.5.

proposal not being insignificant but the effect of the pipeline on
natural flows and drainage, fish passage, maintaining streambanks
and streambed conditions are considered minimal.

Should the application be approved a condition is recommended that
requires a construction and environmental management plan to be
prepared and implemented that ensures adequate mitigation
measures are put in place during the construction phase to minimise
impact on sedimentation and runoff.

Marine Solutions Tasmania undertook a desktop review and a field
based site assessment to assist in the design of the pipeline route to
minimise the impacts on natural values. A number of
recommendations were identified such as the pipeline following the
deepest section of the river; the construction phase to occur outside
of the winter months and the disturbance to seagrass beds to be
avoided wherever possible. It is recommended that these are
included as conditions on the permit, should the application be
approved.

Subject to the above recommended conditions being included on the
permit, the proposal is acceptable in terms of the Waterway and
Coastal Protection Code.

7.22. Discretion 18, 19, 20 and 21 E13.0 Historic Heritage Code

7.22.1.

7.22.2.

7.22.3.

The pipeline proposed crosses two titles (197757/1 & 34549/1) that
are listed under table 13.1, for the Old Convict Road, the Paradise
Probation Station and the Prosser Convict Station. The proposal
includes both demolition and building and must therefore be
assessed against E13.8.1 Al and E13.8.2 A1 A4.

The applicant (GSBC) provided a report prepared by Cultural
Heritage Management Australia on the 5 July 2017 in response to
concerns raised in regards to the inadequacy of the application
documents addressing the Historic Heritage Code. This document
was included in the second public exhibition period.

The Historic Heritage Assessment identifies the current route that
utilises the Prosser River as the preferred option. The following is an
extract from the assessment in relation to the section of the pipeline
that runs through the listed properties:

The western portion of the pipeline extending from the old fjord at the
crossing point of the Prosser River to the point where the two
alignments diverge, has the potential to impact portions of the Old
Convict Road that are not currently clearly marked or registered.
These portions of the Road retain the same heritage significance as
the registered portion and as such, impacts must be kept to a
minimum. Additionally, this section of the pipeline runs to the
immediate south of the significant Paradise Probation Station and
within 20m of the Watch Tower, putting this section of the alignment
at higher risk of inadvertent impacts to currently obscured historic
sites below. To ensure that these impacts do not occur, this portion
of the transfer pipeline should be ground truthed by a qualified
archaeologist ahead of installation. This process should involve the
following:
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7.22.4.

7.22.5.

A The pipeline alignment should be surveyed and clearly marked
on the ground;

A An archaeologist should walk the exact alignment to ensure
that inadvertent impacts do not occur unmarked portions of the
Old Convict Road or any obscured historic structures
associated with the Probation Station.

A Installation may proceed following confirmation from the
archaeologist that this section of the pipeline will not result in
additional heritage impacts.

In regards to the Paradise Probation Station the Historic Heritage
Assessment states:

The proposed River Run Pipeline will run immediately adjacent to the
southern boundary of the registered block for the Paradise Probation
Station, extending some 2km along the boundary within the Prosser
River. The Transfer Pipeline bisects the registered boundary of the
property, running west to east, for a length of approximately 1km.
The alignment runs to the immediate south of the known remains of
the Paradise Probation Station, with the closest structure to the
alignment being the Watch Tower.

Given the proximity of the Watch Tower to the transfer pipeline and
the significance of the Paradise Probation Station, it would be prudent
to:

A place protective barriers around the site during construction
works to avoid inadvertent impacts during construction;

A barriers should provide at least a 5m buffer around the site;

A barriers should be removed at the conclusion of construction
works.

There exists some limited potential for historic debris associated with
the building of the Convict Road and occupation of the Probation
Station, to occur along the pipeline alignment in this area. Should
any historic materials or potential sites be identified during works, the
UDP included in Section 11.0 must be followed.

In regards to the Prosser Convict Station the Historic Heritage
Assessment provides the following assessment:

This property is listed on the GSBIPS and is therefore afforded
statutory protection, despite the likelihood that it is the same site as
the Paradise Convict Station.

The proposed River Run Pipeline will run immediately adjacent to the
southern boundary of the registered block for the Prosser Convict
Station, extending some 2km along the boundary within the Prosser
River. The Transfer Pipeline bisects the registered boundary of the
property, running west to east, for a length of approximately 1km.
The alignment runs to the immediate south of the known remains of
the Paradise Probation Station, with the closest structure to the
alignment being the Watch Tower, illustrated in Figure 12. The
Watch Tower occurs >10m from the proposed transfer pipe
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7.22.6.

alignment.

There exists some limited potential for historic debris associated with
the building of the Convict Road and occupation of the Probation
Station, to occur along the pipeline alignment in this area. Should
any historic materials or potential sites be identified during works, the
Unanticipated Discovery Plan included in Section 11.0 must be
followed.

The following are the relevant considerations of the planning scheme:
Clause E13.7.1 Demolition

P1

Demolition must not result in the loss of significant fabric, form, items,
outbuildings or landscape elements that contribute to the historic
cultural heritage significance of the place unless all of the following
are satisfied,

€) there are, environmental, social, economic or safety reasons
of greater value to the community than the historic cultural
heritage values of the place;

(b) there are no prudent and feasible alternatives;

(c) important structural or facade elements that can feasibly be
retained and reused in a new structure, are to be retained;

(d) significant fabric is documented before demolition.
E13.7.2 Buildings and works other than demolition:

P1
Development must not result in any of the following:

€)) loss of historic cultural heritage significance to the place
through incompatible design, including in height, scale, bulk,
form, fenestration, siting, materials, colours and finishes;

(b) substantial diminution of the historic cultural heritage
significance of the place through loss of significant
streetscape elements including plants, trees, fences, walls,
paths, outbuildings and other items that contribute to the
significance of the place.

P2

Development must be designed to be subservient and
complementary to the place through characteristics including:
€) scale and bulk, materials, built form and fenestration;
(b) setback from frontage;

(c) siting with respect to buildings, structures and listed elements;

(d) using less dominant materials and colours.
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7.22.7.

7.22.8.

P3

Materials, built form and fenestration must respond to the dominant
heritage characteristics of the place, but any new fabric should be
readily identifiable as such.

It is considered that the preferred alternative was chosen in utilising
the Prosser River rather than the Old Convict Road. The pipeline
which will either be underground or covered in rocks is considered to
be consistent with the built form, scale and bulk and will not detract
from the heritage significance of the listed sites.

That said the conditions identified in the Historic Heritage
Assessment and identified above are considered to be critical to
ensure that the works do not result in the loss of significant fabric,
form, items or landscape elements that contribute to the historic
cultural heritage significance of the sites. Subject to these conditions
the proposal is considered acceptable in terms of the Historic
Heritage Code.

7.23. Discretions 22 and 23 E13.0 Scenic Landscapes Code

7.23.1.

7.23.2.

7.23.3.

The pipeline is located within a Scenic Landscape Corridor. The
section of the pipeline from the Lower Prosser Dam through to it
entering the Prosser River which in addition to the partially exposed
pipeline, includes a pump station, a holding tank for 100,000L of
water and a shed (described as being no greater than a domestic
sized garage). Furthermore, the works will require the disturbance of
bushland when burying the pipeline the remainder of the pipeline
north of Sheas Creek and potentially in the vicinity of Raspins Beach.
The proposal requires assessment against E14.7.3 P1 and E17.7.4
P1:

Removal or disturbance of bushland, exotic trees with a height more
than 10 m or hedgerows must be minimised and must result in only
minor change to scenic landscape value.

The linear nature of the pipeline could result in a linear scar along the
scenic landscape corridor if the bushland to be removed is not
adequately revegetated. As such a condition that requires
landscaping and the making good of natural bushland to ensure any
scarring can be avoided.

P1 Buildings and works visible from the pertinent road must maintain
scenic landscape value through satisfying one or more of the
following, as necessary;

€) be set back from the pertinent road as far as reasonably
practical;

(b) be externally coloured using colours commonly applied to
buildings within the local rural landscape;

(c) be designed to:
0] minimise visual impact due to height and bulk;

(i)  minimise cut and fill;
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7.23.4.

7.23.5.

7.23.6.

(d) be located to maintain significant view corridors from the
pertinent major road to prominent natural features;

(e) be located to take advantage of any existing native or exotic
vegetation, or new vegetation, for visual screening purposes;

® fences are post & wire or other design of a similarly
transparent appearance.

Should the application be approved a condition is recommended that
requires all buildings and structures and section of the pipeline to be
exposed to have a light reflectance value of less than 40%.

It is noted that the floating intake platform, the balance tank and the
pump station will all be visible from the Tasman Highway, however
given the complexity of the proposal and the significant site
constraints the infrastructure is considered to be setback as far as
reasonably practical.

It is considered that the proposal with the conditions in regards to
revegetation and landscaping together with the external surfaces is
acceptable in terms of appearance of buildings and works within
Scenic Landscape Corridors.

7.24. Discretion 24 E16.0 Coastal Erosion Hazard Code

7.24.1.

The proposed pipeline requires consideration against E16.7.1 P1:
Buildings and works must satisfy all of the following:

€) not increase the level of risk to the life of the users of the site
or of hazard for adjoining or nearby properties or public
infrastructure;

(b) erosion risk arising from wave run-up, including impact and
material suitability, may be mitigated to an acceptable level
through structural or design methods used to avoid damage
to, or loss of, buildings or works;

(© erosion risk is mitigated to an acceptable level through
measures to modify the hazard where these measures are
designed and certified by an engineer with suitable
experience in coastal, civil and/or hydraulic engineering;

(d) need for future remediation works is minimised;

(e) health and safety of people is not placed at risk;

4] important natural features are adequately protected;

(9) public foreshore access is not obstructed where the managing
public authority requires it to continue to exist;

(h) access to the site will not be lost or substantially compromised
by expected future erosion whether on the proposed site or
off-site;

0] provision of a developer contribution for required mitigation
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works consistent with any adopted Council Policy, prior to
commencement of works;

)] not be located on an actively mobile landform.

7.24.2. The proposed pipeline will not be located on an actively mobile
landform, will not obstruct public foreshore access, will not affect
important natural features or put the health and safety of people at
risk.

7.24.3. The proposed documentation does not include consideration of the
engineering design, location of the pipeline or the material to be used
in terms of the erosion hazard.

It is therefore recommended that a condition is placed on the permit
should the application be approved that requires the detailed design
and certification of the pipeline by an engineer with suitable
experience in coastal, civil and hydraulic engineering be provided.

7.24.4. Subject to the above condition the proposal is considered to be
acceptable in terms of the Coastal Erosion Hazard Code.

7.25. Discretion 25 F3.0 Louisville Road Specific Area Plan
7.25.1. Clause F3.6.4 Al requires all development to be landscaped. No
landscaping is proposed and there is no a corresponding
performance criteria. As such, a landscaping condition is required to
ensure the minimum requirements of this Specific Area Plan are met.

7.25.2. Subject to the landscaping condition the proposal is considered to be
consistent with the requirements of the Specific Area Plan.

Referrals
8.1. TasWater
8.1.1.  The proposal was referred to TasWater. A response was received on
the 5 July 2017 that included a number conditions in relation to
infrastructure works near TasWater assets. These conditions need to
form part of the approval.

Concerns raised by representors

9.1. The following table outlines the issues raised by the representors.

Issue Response

General location reference currently | This is not a relevant planning consideration.
used will create an issue for the tender
process.

Suspended pipe section would allow | The applicant provided the following response:

for an anchor to foul under suspended | The submarine pipeline is planned to be placed in the deepest
pipe line. channel of the Prosser River. At entry and exit points some
excavation will be necessary to achieve the desired cover.
The concrete ballast blocks mounted regularly along the pipe
could be hit by a dropped anchor but it is unlikely they would
provide a permanent mooring or trap the anchor.
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Issue

Response

What was the cost of the original
drawings to Council?

This is not a relevant planning consideration.

Is the cost of the development in
Counci |-P047 badget?6

This is not a relevant planning consideration.

Has there been a signed commercial
agreement by Solis, Taswater and
Tassal?

This is not a relevant planning consideration.

| am against the Tassal development
in Okehampton Bay.

The development/s that this pipeline may facilitate cannot be
considered as part of this assessment process.

Evidence that the SOLIS proposal is
going to be a reality.

The development/s that this pipeline may facilitate cannot be
considered as part of this assessment process.

What if there is a break in the pipeline?

Conditions are recommended to address the engineering
design details.

The plans for the Dam should be part
of this DA.

Approval for a dam including levees and weirs are regulated in
Tasmania under the Water Management Act 1999 not under
the Land Use Planning and Approvals Act 1993.

As such, all comments and concerns raised in relation to the
Twamley Dam are not relevant planning considerations.

Huge financial investment for the

community.

This not a relevant planning consideration.

Flora and Fauna assessment did not
include the new proposed pipe route.

An assessment was undertaken of this new alignment by
Marine Solutions.

A condition requiring the unsurveyed area is recommended for
the permit, should the application be approved.

Insufficient modelling undertaken to
understand as to what level of impact
this water scheme and its associated
infrastructure will have on the existing
Prosser water Scheme.

This is not a relevant planning consideration.

This is regulated under the Water Management Act 1999 not
under the Land Use Planning and Approvals Act 1993.

No independent business case.

This is not a relevant planning consideration.

Liabilities Council is exposed to as a
result of their involvement in the
project.

This is not a relevant planning consideration.

Council multiple and conflicting roles
as co-proponent, financier and
assessing authority is far removed
from best practice local government.

Council has had the development application assessed by a
consultant (and independent) town planner which makes a
recommendation to Council as the Planning Authority.

Council has not surveyed the local
community to obtain their opinion.

Any community engagement beyond the statutory period
required under the Land Use Planning and Approvals Act 1993
is not a relevant matter to this assessment.

Conflict between approved mooring
lines and submarine section to
pipeline.

This has been considered in the design and location of the
pipeline to ensure any conflict is minimised to an acceptable
level.

Pipeline will interfere our proposal to
build a private marina in the future.

Consideration of the pipeline and its effect on a marina can
occur once the marina is proposed.
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Issue

Response

Application form is not signed by the
delegate from the Department of State
Growth.

The development application documentation includes the
written consent from the delegate of the Department of State
Growth, which is sufficient to demonstrate that consent has
been granted in accordance with the requirements of s52(1B)
of the Land Use Planning and Approvals Act 1993.

Notification of development. Not all
private properties that appear to be
impacted by the pipeline have been
included.

The private titles that the development application will affect
include the SOLIS Land, CT 197557/1 and 34549/1. All titles
and notification of development were accordingly provided.

Characterisation of Minor Utilities

Agreed. The assessment has been undertaken with the
proposal in the Use Class Utilities (not minor utilities).

The Waterway and Coastal Protection
Code does apply to the submerged
section of the pipeline.

Agreed. The proposal has been assessed accordingly.

Impact of pedestals placed on the river
bed has not been addressed.

Marine Solutions Tasmania Pty Ltd undertook an assessment
of the pipeline proposed against the planning scheme
provisions.

Impact on the environmental flows of
the Prosser River

This is not a relevant planning consideration. This is regulated
under the Water Management Act 1999.

Impact of biofouling on the Prosser
River

All conditions recommended by the Marine Solutions Tasmania
document should be included on any permit.

Impact of pipeline
concrete footings
sediment movements.

and ancillary
and associated

All conditions recommended by the Marine Solutions Tasmania
document should be included on any permit.

Misleading descriptions of impacts on
community use of the Lower Prosser in
the supporting planning submission.

The proposal has been assessed on its merits and
independently against the requirements of the Glamorgan
Spring Bay Interim Planning Scheme 2015.

Specific condition that Eucalyptus | Agreed. A condition is recommended to be placed on the
globulus cannot be cleared. permit accordingly, should the application be approved.
Specific  condition should include | Agreed. The recommendations as identified in the Marine

limiting construction to those months
outside of the breeding season for the
Australian  Grayling and  whale
migration season.

Solutions report are should be included on any permit.

Can the Prosser River reliably supply
the required amount of water to
Triabunna, Orford and Tassal?

The capacity of the Prosser River is regulated through the
Water Management Act 1999.

Works has begun on pipeline.

Works has not begun on the pipeline. It is understood that
contractors on behalf of TasWater have been working on their
water main.

The changes to the operation of the
Visitor Information Centre in Bicheno
and the Medical Services in the
Municipality.

This is not a relevant planning consideration.

The pipelines represent a major
disruption to the water supply to the

The application was referred to Taswater who provided a
number of conditions to be placed on any permit.
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Issue

Response

existing residents.

Concern with the pipeline having a
major disruption to the marine
environment.

Marine Solutions Tasmania undertook an assessment of the
pipeline and its impacts on the environmental values of the
Prosser River. This report was considered accordingly in the
assessment above.

Ongoing costs of the maintenance and
management of the pipeline.

The upfront and ongoing costs of the proposed pipeline are not
a relevant planning consideration.

The pipeline installation is likely to alter
the site and track. There is no
archaeological work conducted or
considered.

This was raised with Glamorgan Spring Bay Council (as the
applicant). A report was provided on the 5 July 2017. This
report has been considered when addressing the Historic
Heritage Code. It is noted that this was included in the
documents on public exhibition during the exhibition period.

Blasting will be required in sections.

A condition is recommended that requires a Construction
Environmental Management Plan.

Detailed engineering drawings
including the crossing of Sheas Creek
have not been provided.

Approval is being sought of a construction corridor. It is
reasonable that a detailed design is not undertaken until
approval is granted. That said a specific condition is
recommended should the application be approved that
requires the pipeline to be located within the corridor applied
for.

There is a discrepancy between the
20m wide corridor being applied for
and the 10m wide corridor assessed
by North Barker.

Agreed. A condition is recommended to be placed on the
permit should the application be approved that ensures the
final location of the pipeline is acceptable under the
Biodiversity Corridor.

Aboriginal Heritage considerations

Aboriginal Heritage is regulated by the Aboriginal Relics Act
1975. Advice has been recommended to be placed on the
permit accordingly.

The proposal would conflict with the
recreation use of the Environmental
Management Zone.

This has been addressed under discretion 14 above.

Damage to private infrastructure

should be reinstated.

Agreed. A condition on the permit is recommended

accordingly should the application be approved.

Visual impact of pipeline.

This has been addressed throughout the body of the report
and in particular under discretion 27 and 28. Notably a
condition is recommended on the permit that all infrastructure
and associated buildings and structures that are above
ground/on water must have a light reflectance value of less
than 40%.

Impact of pipeline on the slip

No details of the slip were provided.

Who or what authority would control
the pipeline?

This is not a relevant consideration under the Glamorgan
Spring Bay Interim Planning Scheme 2015.

A water supply with sufficient in-built
redundancy is absolutely essential for
firefighting.

The proposal does not trigger the Bushfire Prone Areas Code.

Inconsistencies within

planning report.

supporting

The subject assessment is an independent assessment of the
merits of the development application against the Glamorgan
Spring Bay Interim Planning Scheme 2015 not a repetition of
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Issue

Response

the application supporting report.

No consultation with the Eel industry.

Marine Solutions Tasmania undertook an assessment of the
impact of pipeline infrastructure on the Prosser River.

DPIPWE letter requires consideration
of the impact on navigation and
moorings. Has MAST been asked for
comment?

The application was referred to MAST prior to the second
public exhibition period. MAST provided advice as to their
requirements. Accordingly, this advice is recommended to be
placed on this permit.

Potential contamination at foreshore.
Signs were not long ago standing on
the foreshore in the proposed path of
the pipeline.

The applicant provided a contamination management plan
which adequately addressed the requirements of the
Contamination Management Code. The document was
included in the second public exhibition period.

Not all documents approved by the
Crown were placed on public
exhibition.

The documents considered to be relevant to the subject
planning assessment were the documents placed on public
exhibition.

Lack of demonstrated social benefit

This is not a relevant consideration under the Interim Planning
Scheme.

New route in the Prosser River has not
been subject to an adequate values
assessment

Agreed. A condition prohibiting this alternative route is
therefore recommended.

Contamination management plan does
not satisfy the Code

GES stated that investigations have occurred on the site
between 2013-2017; it is considered that the requirements of
the Code has been satisfied.

Condition limiting the depth to 1m only

It is considered that the contamination management plan
adequately mitigates the risk should a depth greater than 1m
be excavated.

10. Conclusion

10.1. The application satisfies the relevant provisions of the Glamorgan Spring Bay
Interim Planning Scheme 2015 as outlined in this report and is recommended

for approval.
11. Recommendations

Conditions
That:

Pursuant to Section 57 of the Land Use Planning & Approvals Act 1993 and the
Glamorgan Spring Bay Interim Planning Scheme 2015, that the application for the
Raw (untreated) water pipeline located between the Lower Prosser Dam which is
located approximately 2km west of Prosser River Bridge and two locations on Lot 1
Tasman Highway, Orford (CT 139972/1) which is located on both sides of Louisville
Road.

Specific sites include 7469 Tasman Highway, Orford (CT 229244/1, 118681/1,
135161/10 & 83384/1) & adjoining crown road reservation, the Prosser River south-
west of the Lower Prosser Dam; 160 Brockley Road, Buckland (CT 197557/1) &
adjoining land to the east (CT 34549/1) & part of adjoining Old Convict Road crown
reservation; the Prosser River; Crown foreshore generally between Riverside Drive &
58 Tasman Highway, Orford; Tasman Highway road reservation; Raspins Beach
Conservation Area; and Louisville Road Road reservation). The two locations Lot 1
Tasman Highway, Orford (CT 139972/1) are approximately 750m north of the
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intersection of Louisville Road & Tasman Highway and between Meredith Point &
Louisville Point, Orford (DA2017/00132), be APPROVED subject to the following
conditions:

GENERAL

1. The use or development must be carried out substantially in accordance with the
application for planning approval, the endorsed drawings and with the conditions
of this permit and must not be altered or extended without the further written
approval of Council.

2. All works must be located within the corridor identified on the approved plans; any
encroachment of this corridor will require further planning approval.

3. This permit does not provide approval for the Alternative Route identified in
Appendix 14.

4. This permit shall not take effect and must not be acted on until 15 days after the
date of receipt of this permit unless, as the applicant and the only person with a
right of appeal, you notify Council in writing that you propose to commence the
use or development before this date, in accordance with Section 53 of the Land
Use Planning and Approvals Act 1993.

LANDSCAPING AND VEGETATION REHABILITATION PLAN

5. Prior to the commencement of works a landscaping and vegetation rehabilitation
plan for the length of the corridor is to be provided to the satisfaction of the
General Manager, which includes:

- Areas of native vegetation impacted upon during the construction of the pipeline
to be rehabilitated and re-established,;

- Passive recreation facilities including tracks and trails to be reinstated; and

- Provide a range of plant height and forms to create diversity, interest and
minimise the visual impact of the construction corridor.

Be implemented in accordance with the approved plan no later than one month
after the completion of works unless otherwise agreed to in writing by Council 6 s
General Manager. Once approved the landscaping and vegetation rehabilitation
plan forms part of this permit and must be implemented prior to the operation of
the pipeline.

REPORTS TO BE IMPLEMENTED

6. Prior to the commencement of works details of how each of the recommendations
as identified in the following reports will be met to the satisfaction of the General
Manager:

- Northbarker Ecosystem Services botanical Survey and Fauna Habitat
Assessment dated 18t April 2017,

- Marine Solutions Tasmania Desktop and Field Assessment of the Natural
Values dates May 2017,

- Cultural Heritage Management Australia Historic Heritage Assessment Historic
Heritage dated 2017; and

- GES Environmental Solutions 1 Contamination Management Plan July 2017.
Once approved the actions identified form part of this permit.
ENVIRONMENTAL VALUES

7. The ground truthing of the corridor footprint within land subject to the biodiversity
code, to ensure that the full width of the area to be impacted is assessed, with
individual trees marked to demonstrate that the removal of trees with a diameter
greater than 40cm does not occur.
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8. The retention and improvement of the high priority biodiversity values (Eucalyptus
globulus forest) on the Certificate of Title 83384/1. A weed management plan
and details of the ongoing management regime of the vegetation community
(Eucalyptus globulus forest) to ensure the ongoing improvement and protection of
these values occur, must be prepared by a suitably qualified person and provided
to the satisfaction of the General Manager. Once approved the plan forms part of
the approved documentation.

9. An updated Environmental Values Assessment is required to the satisfaction of
the General Manager that demonstrates the final location of the pipeline will have
no further impact on environmental values than concluded within the report dated
18 April 2017 prepared by Northbarker Ecosystem Services.

TASNETWORKS

10. Engineering design drawings and construction environmental management plans
required by this permit must incorporate written advice from TasNetworks
provided to the applicant on the July 5 2017 relating to the design, construction or
operation of the pipeline that may adversely impact TasNetworks current
infrastructure.

LIGHT REFLECTANCE

11. All infrastructure and associated buildings and structures, including the barge,
pump shed, holding tank and pipeline, which are above ground/on water must
have a light reflectance value not greater than 40%.

SHED

12. Details of the shed to house the pump station must be consistent with the
description provided in the supporting planning report dated May 2017.

INFRASTRUCTURE

13. The developer must pay the cost of any alterations, reinstatement or repair to
existing services, Council infrastructure or private property incurred as a result of
the proposed development works. Any work required is to be specified or
undertaken by the authority concerned.

14. No works on or affecting any Council road reservation is to be commenced until
the Glamorgan Spring Bay Council has issued written consent. Application for the
issue of the necessary consent is to be made to the Glamorgan Spring Bay

Council 6s Works Department prior to the

works.

15. Prior to applying for a works permit the developer is to submit to Glamorgan
Spring Bay Council, for approval, detailed engineering plans for works on, or
affecting, any Council Road.

16. All work on or affecting the State Road (Tasman Highway), including drainage,
must be carried out in accordance with a permit provided by the Transport
Infrastructure Services Division of the Department of State Growth. No works on
the State Road shall commence until
and a permit issued in accordance with the Roads and Jetties Act 1935.

ENGINEERING DESIGN DRAWINGS

17. Engineering design drawings prepared by an engineer with suitable experience in

t

he

propo:

Mi

coastal, ci vil and hydraulic engineering,

General Manager, must be submitted to and endorsed by Council prior to the
commencement of any works associated with the development.

18. Engineering design drawings are to be prepared by a qualified and experienced

civil engineer, or other person approved
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19. The developer shall appoint a qualified and experienced Supervising Engineer (or
company registered to provide civil engineering consultancy services) who will be
required to certify completion of construction works.

TRAFFIC MANAGEMENT

20. Traffic Management must be provided in accordance with Department of State
Growth (2014): Traffic Control for Works on Roads, Tasmanian Guide, Traffic
Services and Infrastructure Division, Department of State Growth, Hobart or the
current replacement.

TASWATER

21. The development must meet all required Conditions of approval specified by
TasWater Submission to Planning Authority Notice, date 05/07/2017
(TWDA2017/00896-GSB).

ENVIRONMENTAL MANAGEMENT

22. Before any work commences, the developer must submit a Construction
Environmental Management Plan (CEMP), or a series of CEMPs that considers
the construction corridor and the laydown areas prior to construction of each

section of pipeline, to the satisfaction

details of the following:
- Contamination Management;

- Soil and Water Management in accordance with the guidelines Soil and
Water Management on Building and Construction Sites, by the Derwent
Estuary Programme and NRM South;

- Coastal management works;

- Details of use of the laydown areas, the physical marking out of the lay
down areas and the process for the rehabilitation of the lay down areas;

- Weed and hygiene control and management detailing measures to be
adopted to prevent the spread of weeds listed in the Weed Management
Act 1999, through imported soil or land disturbance by appropriate water
management and machinery and vehicular hygiene;

- Construction recommendations as identified in reports Marine Solutions;
Cultural Management; North Barker and GES.

The CEMP will form part of this permit when approved.

23. The applicant is to provide a copy of the monthly monitoring and reporting reports

from the contractor to the satisfaction

regarding:
- Disturbance to Terrestrial and Aquatic Flora and Fauna;
- Watercourse Crossings;
- Erosion, Sedimentation and Surface Run-off; and
- Weed and Hygiene Control.
CONSTRUCTION AMENITY

24. The development must only be carried out between the following hours unless

of

ot herwise approved by the Council 6s Gener al

- Monday to Friday 7:00 a.m. to 6:00 p.m.
- Saturday 9:00 a.m. to 6:00 p.m.
- Sunday and State-wide public holidays 10:00 a.m. to 6:00 p.m.
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25. All works associated with the development of the land shall be carried out in such
a manner so as not to unreasonably cause injury to, or prejudice or affect the
amenity, function and safety of any adjoining or adjacent land, and of any person
therein or in the vicinity thereof, by reason of:

(a) Emission of noise, artificial light, vibration, odour, fumes, smoke, vapour,
steam, ash, dust, waste water, waste products, grit or otherwise.

(b) The transportation of materials, goods and commodities to and from the land.
(c) Obstruction of any public footway or highway.
(d) Appearance of any building, works or materials.

26. Any accumulation of vegetation, building debris or other unwanted material must
be disposed of by removal from the site in an approved manner. No burning of
such materials on site will be permitted unless approved in writing by the
Council 6s Gener al Manager .

27. The developer must make good and/or clean any footpath, road surface or other
element damaged or soiled by the development to the satisfaction of the
Council 6s General Manager .

VEGETATION CLEARANCE

28. No vegetation other than that necessary for the construction of the pipeline,
associated access and services is to be cleared without the approval of Council.

DEFECTS LIABILITY PERIOD

29. All works associated with the development must be subject to a 12 month
maintenance and defects liability period following the completion of the works in
accordance with the permit conditonstot he requirements of Counci
Manager.

AS CONSTRUCTED DATA

30,Upon completion of the works fias constructed
provided as part of this approval must be provided to Council. Unless approved
ot her wi se by C o u anadger thes dat& enust rba Iprovidéd in
accordance with Council 6s fAiAs Constructed Gui (

43 | Agend ¢ Glamorgan Spring Bay Courgc2/08/2017



/. s

GLAMORGAN SPRING BAY
COUNCIL

DEVELOPMENT APPLICATION 17132
Raw (untreated) water pipeline
From the Lower Prosser River Dam through to the
Solis property.

Finishing Point
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3.2 Raw Water Pipeline DA 2017/144 1 Louisville Point and State
Waters

Planning Assessment Report

Proposal: Pipeline

Applicant: Tassal Operations Pty Ltd

Location: Louisville Point and State waters

Planning Document: Glamorgan Spring Bay Interim Planning Scheme 2015

(Interim Scheme)

Zoning: Rural Resource Zone & Environment Management Zone
Application Date: 20 June 2017

Statutory Date: 31 July 2017

Discretions: Seven

Attachments: Appendix A1 Plans

Author: Shane Wells, Manager Planning and Special Projects

1. Executive Summary

1.1. Planning approval is sought for a pipeline to deliver water from Louisville Point
(on land) through to the Okehampton Bay marine lease (undersea).

1.2. The application is for a discretionary use in the Environmental Management
Zone and is also reliant on a number of different performance criteria.

1.3. 35 statutory representations were received.
1.4. The proposal is recommended for conditional approval.
1.5. The final decision must be made by the Planning Authority or by full Council

acting as a planning authority due to the receipt of representations via the
public exhibition period.
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2. Legislative & Policy Content

2.1. The purpose of this report is to enable the Planning Authority to determine
application DA 2017 / 00144.

2.2. This determination must be made no later than 31 July 2017.

2.3. The relevant legislation is the Land Use Planning and Approvals Act 1993
(LUPAA). The provisions of LUPAA require a planning authority to take all
reasonable steps to ensure compliance with the planning scheme.

2.4, This report details the reasons for the officer recommendation. The Planning
Authority must consider this report but is not bound to adopt the
recommendation. Broadly, the Planning Authority can either: (1) adopt the
recommendation, or (2) vary the recommendation by adding, modifying or
removing recommended reasons and conditions or replacing an approval with
a refusal (or vice versa). Any alternative decision requires a full statement of
reasons to comply with the Judicial Review Act 2000 and the Local
Government (Meeting Procedures) Regulations 2005.

2.5. This report has been prepared with appropriate regard to the State Policies that
apply under the State Policies and Projects Act 1993.

2.6. This report has been prepared with appropriate regard to Counci | 6 s Strategic
Plan and other Council policies, and the application is not found to be
inconsistent with these. Nevertheless, it must be recognised that the planning
scheme is a regulatory document that provides the overriding consideration for
this application. Matters of policy and strategy are primarily a matter for
preparing or amending the planning scheme.

3. Risk & Implications

3.1. Approval or refusal of this application will have no direct financial implications
for the Planning Authority.

3.2. The pipelineist o connect to the metering point of C
that commences from the Lower Prosser River Dam. The financial
arrangements associated with that proposal are on the public record and
contained in the report endorsed by the Council at its January 2017 meeting.

4, Relevant Background and Past Applications
4.1. Council s proposed pipeline is subject to a
2017 132).

5. Site Detail

5.1. The site of works involves land and undersea components. The land
component is contained within the Solis site and limited to a small portion of
that site in close proximity to the high water mark boundary of the Solis title.
The undersea component involves State waters adjacent to the Solis title and
through to the Okehampton marine lease. The affected areas are shown on
the proposal plans.

5.2. The land component is subject to the Rural Resource Zone. The undersea
component is within the Environmental Management Zone. The Glamorgan
Spring Bay Interim Planning Scheme 2015 applies to the full extent of the
proposed works.
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5.3.

5.4.

5.5.

All land within 40m of the high water mark is subject to the Waterways and
Coastal Protection Area. Works are proposed within this area.

Works are also proposed within the Coastal Inundation Hazard Area (refer
page 19 of the All Urban Planning report).

The land component is subject to the Specific Area Plan related to the Solis
development.

6. Proposal

6.1.

6.2.

6.3.

6.4.

6.5.

6.6.

6.7.

Planning approval is sought for a pipeline to deliver water from Louisville Point
(on land and underground) through to the Okehampton Bay marine lease
(undersea).

The pipeline is a 355mm outer diameter HDPE (high density polyethylene)
pipe. The construction will involve stringing the pipe in nominal 400m lengths
from a temporary laydown area.

The majority of the undersea section of the pipeline is to sit on the seabed.
Concrete anchors will secure the pipe in place consistent with other submarine
pipe construction elsewhere in Tasmania.

As the pipeline leaves the land and enters State waters, it is proposed to bury a
section of the pipeline below the seabed. This section is approximately 35m in
length and is located below the low water mark.

On land the pipe will be buried. An air valve located approximately 18m from
the edge of the land is shown on the proposal plans to be located above
ground and in a tamper proof enclosure.

The length of the pipeline is 6.9km (approx.) (ref TRI-13). It terminates at a 8m
x 8m pontoon raft which has a centrally located shut of valve and hose reel. A
handrail would run along the edge of the raft. The raft is secured to the seabed
via mooring lines.

The application is supported by:

6.7.1. Proposal Plans labelled TRI-13, TRI-14 & TRI-15 prepared by
Tassal Group Limited,;

6.7.2. Planning Report prepared by All Urban Planning Pty Ltd
6.7.3. Bathymetric and Habitat Mapping From Louisville Point to

Okehampton Bay, and the Okehampton Lease, Tasmania
prepared by Marine Solutions Pty Ltd

7. Assessment against planning scheme provisions

7.1.

7.2.

An application must meet every applicable standard to be approved. Each
standard can be met by either an acceptable solution or a performance criteria.
Where a performance criteria is relied upon an application is discretionary and
the application may be approved or refused.

The following provisions are relevant to the proposed use and development;

1 Environmental Management Zone
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il Rural Resource Zone

i E11.0 Waterway and Coastal Protection Code

T E15.0 Inundation Prone Areas Code

1 F3.0 Louisville Road Specific Area Plan

7.3. The proposal is classified as minor utilities. The pipeline is to service one site
only and the pipeline is contained to one locality. These are the fundamental
principles behind the definition of minor utilities which is as follows:

means use of land for utilities for local distribution or reticulation of
services and associated infrastructure such as a footpath, cycle path,
stormwater channel, water pipes, retarding basin, telecommunication
lines or electricity substation and power lines up to but not exceeding
110Kv.

7.4. The Louisville Road Specific Area Plan requires all development to be
landscaped. Landscaping is not specifically addressed in the application.
Landscaping can achieved by way of reestablishment of the grass cover. A
condition can require some minor plantings in the vicinity of the air valve.

7.5. The proposal complies with all applicable acceptable solutions other than the
following where the proposal is reliant on the associated performance criteria.

Acceptable Solution Requirement Proposed
1 | Usei The proposal is a discretionary use in
Environmental the use table.
Management
Zone
Clause 29.2

2 | Excavation i
Environmental
Management
Zone

Clause 29.4.3
A3

Excavation be no more than 1m
deep.

1.7m excavation for trench.
Although  temporary the
standard would appear to

apply.

3 | Setback i Rural
Resource Zone
to the
Environmental
Management
Zone

Clause 26.4.2
A4

100m setback for
works.

buildings and

The land component which
entails works is within 100m
of the Environmental
Management Zone.

4 | Waterway &
Coastal
Protection Code
i siting

Clause E11.7.1
Al

All works within the area are
discretionary. The area applies to all
land within 40m of the high water
mark.
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5 | Waterway & Coastal dependent work is an | This proposal is new
Coastal extension to existing infrastructure | infrastructure.
Protection Code | that is no more than 20% larger.
i Buildings and
works

dependant on a
coastal location

Clause E11.7.2

Al

6 | Inundation Coastal dependent work is an | This proposal is new
Prone Areas extension to existing infrastructure | infrastructure.
Code i that is no more than 20% larger.

dependent on a
coastal location

Clause E15.7.6

Al
7 | Excavation 1 Excavation be no more than 1m | 1.7m excavation for trench.
Louisville Road | deep. Although  temporary the
SAP standard would appear to
apply.
Clause F3.6.3
A3

7.6. Discretion 117 Use in the Environmental Management Zone

7.6.1. There is no applicable use standard. The zone purpose statements
are:

To provide for the protection, conservation and management of areas
with significant ecological, scientific, cultural or aesthetic value, or with
a significant likelihood of risk from a natural hazard.

To only allow for complementary use or development where consistent
with any strategies for protection and management.

To facilitate passive recreational opportunities which are consistent
with the protection of natural values in bushland and foreshore areas.

To recognise and protect highly significant natural values on private
land.

To protect natural values in un-developed areas of the coast.

To recognise and protect reserved natural areas as great natural
assets.

7.6.2. The values of the State waters subject to this zone are documented in
the supporting reports submitted with the application. It is considered
that the development can occur without any unreasonable impact to
natural values.

7.6.3. The infrastructure will need to be surveyed and documented for
vessels but will not restrict vessels for recreation or other purposes.
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7.7.

7.8.

7.6.4. On the basis that the proposal will not prejudice any zone purpose

statements the use and development is considered to be appropriate.

Discretion 21 Excavation in Environmental Management Zone

7.7.1.

7.7.2.

7.7.3.

7.7.4.

7.7.5.

7.7.6.

The acceptable solution for excavation in the Environmental
Management Zone is no more than 1m depth other than for building
foundations.

Arguably, the acceptable solution is met. The pipeline technically fits
within the meaning of a building. The excavation is also a temporary
measure to lay the pipe rather than a permanent change.
Nevertheless, it is considered that the following performance criteria
applies:

Fill and excavation must satisfy all of the following:

€) there is no adverse impact on natural values;

(b) does not detract from the landscape character of the area;
(© does not impact upon the privacy for adjoining properties;
(d) does not affect land stability on the lot or adjoining land.

The associated objective for this performance criteria is:

To ensure that the location and appearance of buildings
and works minimises adverse impact on natural values and on the
landscape.

The area of excavation is shown on the long section plan. It is located
below the low water mark for a distance of 37m out from land. The
excavation is to bury the pipe below the seabed in this section.

It is considered that there is no potential impact to landscape character,
privacy or land stability. The potential impact to natural values is
described in the supporting report. This intertidal habitat consists of
beach-washed cobbles with limited potential for native species.

It is considered that the performance criteria is satisfied.

Discretion 3 T Setback in Rural Resource Zone to Environmental
Management Zone

7.8.1.

Works are proposed on land within the Rural Resource Zone that are
located within 100m of the foreshore/Environmental Management
Zone. The relevant performance criteria is:

Buildings and works must be setback from land zoned Environmental
Management to minimise unreasonable impact from development on
environmental values, having regard to all of the following:

@ the size of the site;

() the potential for the spread
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7.9.

(c) the potential for contamination or sedimentation from water
runof f;

(d) any alternatives for development.

7.8.2. The extent of works on land entails a trench to bury the pipe and an air
valve located approximately 18m from the edge of the land in a tamper
proof enclosure.

7.8.3. There is minimal potential to have an adverse effect on environmental
management. Sedimentation, weed and soil pathogens can be
suitably managed through standard construction management
practices. The extent of works is minimal, compared to the size of the
land title, and contains no environmental or cultural values in the
development footprint. Alternatives do not exist.

7.8.4. ltis considered that the proposal satisfies the performance criteria.

Discretion 47 Waterway and Coastal Protection Areai Siting

7.9.1. Works within 40m of the high water mark are within this area and
subject to the following performance criteria:

Building and works within a Waterway and Coastal Protection Area
must satisfy all of the following:

(@) avoid or mitigate impact on natural values;

(b) mitigate and manage adverse erosion, sedimentation and
runoff impacts on natural values;

(©) avoid or mitigate impacts on riparian or littoral vegetation;

(d) maintain natural streambank and streambed condition,
(where it exists);

(e) maintain in-stream natural habitat, such as fallen logs, bank
overhangs, rocks and trailing vegetation;

)] avoid significantly impeding natural flow and drainage;

(9) maintain fish passage (where applicable);

(h) avoid landfilling of wetlands;

0] works are undertaken generally in accordance with
OWetl ands and Waterways Works Manua
and ATasmanian Coast al Wor ks Manual

and Thorp, 2010), and the unnecessary use of machinery
within watercourses or wetlands is avoided.

7.9.2. The extent of works within 40m of the high water mark consist of a
trench to bury the pipe and an air valve located approximately 18m
from the edge of the land in a tamper proof enclosure.

7.9.3. There is minimal potential to have an adverse effect on environmental
management. Sedimentation, weed and soil pathogens can be
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suitably managed through standard construction management
practices.

The extent of works is minimal, compared to the size of the land title,
and contains no environmental or cultural values in the development
footprint. There will be no effect on drainage.

7.9.4. 1t is considered that the proposal satisfies the above performance
criteria.

7.10. Discretion 5 i Waterway and Coastal Protection Area i Building and
works dependant on a coastal location

7.10.1. Building and works dependant on a coastal location is defined as:

means buildings and works for which there is a demonstrated need to
be located at a coastal location, including boat sales and storage,
marine farming shore facilities, marine-related public open space &
recreation facilities, pleasure boat facilities, roads & other utilities and
wharves.

Dwellings, except for a caretakers dwelling associated with any of the
above, are not included.

7.10.2. The nature of the minor utility proposed is dependent on a coastal
location. The associated acceptable solution provides for additions to
existing coastal dependant infrastructure with all new coastal
dependant infrastructure subject to the following performance criteria:

Buildings and works must satisfy all of the following:
@ need for a coastal location is demonstrated;

(b) new facilities are grouped with existing facilities, where
reasonably practical;

(© native vegetation is retained, replaced or re-established so that
overall impact on native vegetation is negligible;

(d) building design responds to the particular size, shape, contours
or slope of the land and minimises the extent of cut and fill;

(e) impacts to coastal processes, including sand movement and
wave action, are minimised and any potential impacts are
mitigated so that there are no significant long-term impacts;

() waste, including waste from cleaning and repairs of vessels
and other maritime equipment and facilities, is managed in
accordance with current best practice so that significant impact
on natural values is avoided.

7.10.3. In response to each of the subclauses:

 The infrastructure must be located in a coastal location to serve its
intended function.

1 The infrastructure connects to other pipeline infrastructure
proposed.
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7.11.

Native vegetation is unaffected.

The design will cause negligible change to the appearance of the
site.

Coastal processes will be largely unaffected as the pipe will be
buried within the intertidal zone in an cobble rich area with limited
active coastal processes and limited natural values

The submarine section of pipeline that will lie on the seabed will be
monitored to establish future maintenance requirements with
respect to marine pests. Any maintenance would likely involving
divers with scrappers or pressure washers and this method of
cleaning is unlikely to cause any adverse impact to natural values.

7.10.4. ltis therefore considered that the performance criteria is satisfied.

Discretion 6 1 Inundation Prone Areas Code i Buildings and works
dependent on a coastal location

7.11.1.

7.11.2.

7.11.3.

A clause similar to that discussed at 7.9 is provided for in the
Inundation Prone Areas Code.

The pipeline is within the Inundation Prone Areas Overlay as shown
on page 19 of the All Urban Report.

The relevant performance criteria is:
Buildings and works must satisfy all of the following:
(a) need for a coastal location is demonstrated;

(b) new facilities are grouped with existing facilities, where
reasonably practical;

(© building design responds to the particular size, shape,
contours or slope of the land and minimises the extent of cut
and fill;

(d) waste, including from cleaning and repairs of vessels and
other maritime equipment and facilities, solid waste, is
managed to ensure waste is safe from inundation events;

(e) risk from inundation is acceptable, taking into account the
nature of the development and its users.

7.11.4. In response to each of the subclauses:

 The infrastructure must be located in a coastal location to
serve its intended function.

1  The infrastructure connects to other pipeline infrastructure
proposed.

1  The design will cause negligible change to the appearance of
the site.
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I  The submarine section of pipeline that will lie on the seabed
will be monitored to establish future maintenance requirements
with respect to marine pests. Any maintenance would likely
involve divers with scrappers or pressure washers and this
method of cleaning is unlikely to cause any adverse impact to
natural values.

1  All works subject to the Code are underground and at no risk of
inundation.

7.11.5. ltis therefore considered that the performance criteria is satisfied.

7.12. Discretion 7 - Excavation in Louisville Road Specific Area Plan

7.12.1. The acceptable solution for excavation to be no more than 1m depth
other than for building foundations.

7.12.2. Arguably, the acceptable solution is met. The pipeline technically fits
within the meaning of a building. The excavation is also a temporary
measure to lay the pipe rather than a permanent change. Further, the
nominal trench will be no more than 1m deep on land to provide 0.6m
cover over the 355mm OD pipe. However, given that the issue and
that the depth is at the margin, it is considered that the following
performance criteria applies:

Fill and excavation must satisfy all of the following:

€) there is no adverse impact on natural values;

(b) does not detract from the landscape character of the area;
(© does not impact upon the privacy for adjoining properties;
(d) does not affect land stability on the lot or adjoining land.

7.12.3. Itis considered that there is no potential impact to landscape character,
privacy or land stability. The potential impact to natural values is
described in the supporting report. This intertidal habitat consists of
beach-washed cobbles with limited potential for native species.

7.12.4. Itis considered that the performance criteria is satisfied.

8. Referrals

8.1. TasWater

8.1.1.  The proposal was referred to TasWater. TasWater have advised that
they have no objection to the proposal and do not require any

conditions.
82.Council 6s Technical Officer
821. The application was not been referred toc

given the nature of the application.

83. Council 6s Natur al Resource Management Depart:H
64 | Agend ¢ Glamorgan Spring Bay Courgc2/08/2017




/.t

GLAMORGAN SPRING BAY

COUNCIL

831. Council 6s NRM Depart ment has revi
the recommendations outlined in the supporting reports.
9. Concerns raised by representors
9.1. The following table outlines the issues raised by the representors.
9.2. Of the 35 written representations received a number were sent to incorrect

email addresses or received outside of time. Two individuals provided multiple

submissions.

Issue

Response

Oppose fish farming in Okehampton Bay.

This issue is not relevant to the determination of this
matter.

Oppose the pipeline
be below the high water mark along the
Prosser Riverod.

This relates to a separate application.

Council should not be building the pipeline
at the ratepayers expense and similar
statements.

This issue is not relevant to the determination of this
matter.

It should be noted that the draft business case
considered by Council at its January 2017 meeting
made it clear that the project will not burden ratepayers.

Impact to water supply, including from: the
capture of additional water within the
Prosser catchment at the Twamley dam,
the future management of the water
resource across different organisations,
effect on fire fighting supply, faults in the
proposed pipeline, or past impact of faults
in the pipeline to the former chip mill.

This issue is not relevant to the determination of this
matter.

However it should be noted that TasWater have a
strategy in place to increase drinking water supply to
meet growth projections.

It should also be noted that the Prosser Plains Raw
Water Scheme will:

These
limited

1 Capture winter and flood flows only.
flows would otherwise overtop the
TasWater storage and head to sea.

1 Provide a 200ML allocation to TasWater in the
proposed Twamley Dam. This is a substantial
increase to their existing storage and will
provide much needed resilience to their system.
The original design capacity of the two
TasWater weirs was 395ML. However,
sedimentation that has occur since construction
has reduced this level significantly. The actual
storage capacity is not verified but is likely to
within a range from 200ML to 240ML. The
200ML additional allocation is significant
increase.

1 Have a very high (97%) surety level to
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guarantee customer supply over low rainfall
periods. This surety level exceeds the
Tasmanian Irrigation systems which generally
have a 95% surely level. The surely level of the
existing TasWater storage is not known but it is
clearly low. The additional 200ML allocation
would guarantee town supply over one summer.

AHIi dden storm or me
the underwater sections of the pipeline in
either the Prosser or Spring Bay could
potentially reduce the pipeline pressure
thereby engaging the self-operating
pumps and virtually empty the lower
Prosser dam overni gl

This issue is not relevant to the determination of this
matter.

However, it should be noted that this is a highly unlikely
scenario. The operational system will be designed to
detect leakage. Mechanical (ie pump) faults will be
addressed via reserve systems. Water will be pumped
from the Lower Prosser River Dam only when required
by a customer. The extraction pump capacity will be
6ML/day. It is not possible for these pumps to threaten
the Lower Prosser River Dam nominal 240ML storage
even over a period of several days.

AWho or what aut hor
pipeline? Major conflicts of interest could
arise especially during our frequent low
rainfal]l periods. o

This issue is not relevant to the determination of this
matter.

However, it should be noted that the pipeline subject to
this application will be owned and operated by the
proponent. The pipeline from the Lower Prosser River
Dam will be a Council operated asset. Agreements will
set out the TasWater and GSBC obligations.

It should be noted that the raw water scheme will have a
very high level of surety to guarantee supply for
customers. The Twamley Dam is proposed as a 3000
ML storage with a 1795 ML per annum winter and flood
flow take and with a 1000 ML per annum usage
allocation. The surety level will be around 97%. The
water stored at Twamley is water from winter or flood
flows that would otherwise overtop the TasWater
storage.

The additional water put into the Lower Prosser River
Dam from the proposed Twamley Dam, net of
environmental flows and transmission loss,
fundamentally belongs to the raw water scheme. Inflows
from the Prosser Plains Raw Water Scheme will be
monitored to verify inputs into the Lower Prosser River
Dam.

Again, it should also be noted that TasWater will have a
200 ML per annum allocation which provides a
significant increase to their existing supply.

AiTasWater have det
bathing from their infrastructure is not
permitted. The feed for this pipeline is
from Orford dam which is TasWater
infrastructure. 0

This issue is not relevant to the determination of this
matter.

However, it should be noted that TasWater can provide
drinking water for bathing purposes where there is
sufficient storage. The representor may be trying to
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state that the existing TasWater storage is undersized to
meet the supply required for this proposal. That is quite
clearly the case which is why water is to be sourced
from an alternative supply.

i At ti mes of dosser (Dgn
levels will the GSBC be liable to the fish
farm when water is not available or

This issue is not relevant to the determination of this
matter.

See responses above.

times of low supply then the Twamley
Dam will be low/dry. It is unlikely to be
able to supply water to the community and
Tassal. The Tassal pipeline will drain the
community dry. o

conserved for commur
iThe 200 ML for T a s| This issue is not relevant to the determination of this
needed uhssewndl.obviously be in | matter.

This has been addressed in early responses.

The raw water and town water supplies are separate.
The raw water system will provide 97% surety of supply
whilst provided for a significant increase to the town
water supply.

osnWatter 6 § a
not avail g

fiConnect.
system i s

Noted. A connection is not required.

Impact to endangered and vulnerable
species such as the Southern Right
Whale and destruction to the marine
environment and aquatic species.

Based on the supporting documentation submitted with
the application it is considered that there is minimal risk
of short-term or long-term damage to the marine
environment or species.

The Marine Solutions report submitted recommends
standard marine construction conditions with respect to
stop work procedures if marine mammals are sighted
within 300m of works.

fi | object to the pr
Coastal Waters from Environmental
Management to Light

This is a separate matter.

The proposal is contrary to the Counci |
strategic plan.

The strategic plan is not relevant to the determination of
a planning application.

AThe proposals do ng¢
marine environmental impacts, dredge
management, bushfire  assessment,

stormwater management, traffic impacts,
noise impacts, natural values or coastal
i mpacts. o0

Dredging is not proposed. A bushfire assessment is not
required and all works, apart from an air valve, will be
underground or underwater. Stormwater management
is not required. Traffic is not generated. Noise is limited
to construction noise only and regulated through State
level EPA rules. The marine environment, natural
values and coastal impacts are considered to be
adequately described and assessed in the supporting
documentation.

This application should not be approved
until DA 2017 / 132 is approved (for the
pipeline from the Lower Prosser River

This proposal is clearly reliant on another application
however that does not impede the ability to approve that
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dam to the Solis site).

application.

AfTassal should have
system and the costs being part of
productiono.

Alternatives are not a relevant matter for determination
of this planning application.

Approval of this ap
the Council will supply water and
therefore places it in a potentially legal
and financi al situat
of the community.

This issue is not relevant to the determination of this
matter.

The application is for planning approval only. The
representor should review the draft business plan
presented at the January 2017 Council meeting.

AThe full economi c, | This issue is not relevant to the determination of this
effects of this Pipeline have not been fully | matter.
assessed. 0 S )

The proposed pipeline is private infrastructure.
Statements  of  objections  without | Noted.

supporting reasons.

All  associated approvals should be
assessed in one process.

This issue is not relevant to the determination of this
matter.

This is not possible and is not a relevant matter for
determining this application.

Loss of biodiversity, further disruption to
natural environment, impact to pristine
environment and land and sea
ecosystems.

The impact to natural values is considered to be
minimal.

Impact to tourism.

The pipeline is unlikely to impact tourism. Only the
barge within the marine farming lease and one air valve
on land will be visible upon completion.

Impact of freshwater on marine life.

Freshwater is not known to

environment.

bathing impact the

Terms of the Crown land consent.

The requirements at section 52 of LUPAA have been
met.

As the GSBC & Tassal pipelines are the
same size there is no capacity to service
Solis, TasWater or other users or the pipe
size being excessive.

This is not the case.
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Impact of a rupture on marine life.

Freshwater is not known to impact the marine
environment. Leaks are capable of being detected
before significant water losses occur.

The capacity to police the Marine
Solutions stop work recommendation if
mammals are within 300m of construction.

The recommendations are standard practices and are
not particularly onerous.  Non-compliance can be
prosecuted.

Refuse management during construction.

The construction/lay-down area s from

approval.

exempt

The Litter Act 2007 does apply to construction sites and
penalties can be issued if waste is not appropriately
contained.

The use is best categorised as Resource
Development. Resource Development in
the Louisville Road Specific Area Plan is
subject to F3.2.3 and the proposal does
not satisfy this clause.

The use is minor utilities.

If the alternative use class is acceptable, that use class
is discretionary under all applicable zones, codes and
specific area plan.

Clause F3.2.2 states:

Any application for use or development that does not
comply with the above precinct or area boundaries shall
be considered as a discretionary application pursuant to
section 57 of the Act and must satisfy all of the following:

(a) be consistent with any Desired Future Character
Statements for the specific area plan;

(b) be, in the context of the purpose of the Specific Area
Plan, only a minor departure from the precinct and area
specific provisions.

Given the pipeline will be trenched and underground
through the Specific Area Plan, excluding one air valve,
there will be minimal change to the appearance of the
site. The pipeline is in an area set aside for open space
and the existence of a pipeline and any future easement
is highly unlikely to constrain open space use.

The pipeline should be assessed on the
basis that it is a building and should be
subject to 26.4.4 A2/P2 and 29.4.2 A2/P2
of the scheme.

This is not accepted. However, if it were it is noted that
Clause 26.4.4 A2/P2 does not exist. Clause 29.4.2
A2/P2 relates to building setback from rear and side
boundaries for buildings within the Environmental
Management Zone. The acceptable solution provides a
30m setback. Clause 29.4.2 P2 states:

Building setback from side and rear boundaries must
satisfy all of the following:

(a) be consistent with any Desired Future Character
Statements provided for the area or, if no such
statements are provided, have regard to the landscape;
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(b) be sufficient to prevent unreasonable adverse
impacts on residential amenity on adjoining lots by:

(i) overlooking and loss of privacy;

(ii) visual impact, when viewed from adjoining lots,
through building bulk and massing.

If the above did apply it would be satisfied. In the
environmental management zone the pipeline is not
visible at any point within 30m of the Environmental
Management Zone boundary.

If the representor was referred to Clause 26.4.2 A2/P2
(which is the equivalent clause to the above in the Rural
Resource Zone), then a similar finding would apply.

Lack of consultation.

Consultation is consistent with the statutory processes of
LUPAA.

AfTassal 6s appl i cat i Thereportdoes not state this.

complies with cl.29.4.3 A3. Nevertheless,

it also states that

Inadequate assessment of ecological | The intertidal zone is described in the Marine Solutions

values in the intertidal zone and the
application cannot be approved until this
is made available.

report. The intertidal zone is a cobbled environment with
limited ecological value.

There is no assessment of the impact of
the concrete pillars on the seabed,
sediment movement or coastal processes.

The impact of concrete pillars is minimal. This is a
widely used construction method in such environments.

Conditions should be included in relation
to the removal of any bio foul to protect
the marine environment and that all

maintenance works are conducted in
accordance wi t h t h
Wat er ways Wor ks

6Tasmani an Coast al \

A condition to this effect is provided for including on any
permit granted.

Conditions should require no visible
sediment plumes outside of work area
and/or ANZECC 2000 thresholds for Total
Suspended Solids be imposed in work
area.

A condition relating to soil and water management
should be included on any permit granted.
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Condition should be imposed to require
the pipeline to be removed and areas
rehabilitated should use of the pipeline
cease.

Given the pipeline will have minimum impact to the
environment it is considered that there is no need for
such a condition. The representor has raised a number
of issues related to potential impacts to the environment
during construction and whilst it is considered that these
issues can be managed they are nevertheless equally
applicable to decommissioning and removal of the
pipeline.

Lack of clarity over length of pipeline in
the application documents.

The length and location of the pipeline is considered to
be adequately described.

No details on size or weight of concrete
blocks.

It is considered that there is adequate detail on this
element.

No details on how pipeline will be
attached to the barge or how the barge
can withstand storms or inundation
events.

The barge will be designed to be fit for purpose.

What impact will pressure washers to
remove bio-foul and related wastewater

There will be no impact and no wastewater generated.

have on the environment? How and

where will that waste water be

discharged?

No details of wastewater from staff | This issue is not relevant to this application.

showers and toilets.

Will bits of the pipeline wash up on shore?

No.

Limitations on recreational fishing by
location of pipeline and liability concerns
for damage to the pipeline or vessels.

The pipeline location will need to be documented and
made available for navigational charts. The rounded
nature of HDPE pipe limits the potential to trap an
anchor. Similarly, concrete anchor blocks are not known
to trap anchors.

Damage is considered unlikely to arise

The pipeline could be under the seabed.

The application before Council is to place the pipeline on
the seabed. The nature of this alterative is beyond that
which could be legally considered through any condition
of approval. However, the pipeline is considered to be
unlikely to have any adverse impact to the environment
or to recreational/commercial boaters and there is no
need to consider alternatives.

The proposal is not a minor utilities and

It is considered to be a minor utility. The pipeline is to
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should be assessed as a utilities.

convey water for one individual site.

The proposal is contrary to 29.3.1 P1 as it
will have an unreasonable impact on the
amenity of the surrounding area.

Clause 29.3.1 A1/P1 applies to uses within Reserved
Land. The proposal is located in the Environmental
Management Zone but not within any area of Reserved
Land. Accordingly the clause is not applicable.

If the clause were applicable it is considered that the
performance criteria would be satisfied. The
performance criteria states:

Use must satisfy all of the following:
(a) be complementary to the use of the reserved land;

(b) be consistent with any applicable objectives for
management of reserved land provided by the National
Parks and Reserves Management Act 2002;

(c) not have an unreasonable impact upon the amenity
of the surrounding area through commercial vehicle
movements, noise, lighting or other emissions that are
unreasonable in their timing, duration or extent.

The pipeline will not have an unreasonable impact on
the area.

The proposal has not satisfied the various
provisions of the Louisville Road Specific
Area Plan or the application requirements.

The Louisville Road Specific Area Plan is referred to in
the above.

The application is outside the jurisdiction
of the planning scheme and Council has
no authority to determine the application.

The pipeline is connected to land and the entire pipeline
is within the jurisdiction of the planning scheme because
of this land connection.

If this was not the case, and there was no jurisdiction to
consider the application, the result would not be a
refusal of the application. Rather, it would mean that no
planning approval could be issued and the proposal
could proceed without a planning permit.

Capacity for GSBC to determine the
application

This is not a relevant matter to determining this
application.

Timing of the application at the end of
financial year shows a lack of
transparency

This is not a relevant matter to determining this
application.

There is no indication of Solis intent with
respect to walkway/cycleway from
Raspins Beach to Barton Avenue.

Solis is required to provide a coastal walkway to connect
these locations.
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10. Conclusion

10.1. The application satisfies the relevant provisions of the Glamorgan Spring Bay
Interim Planning Scheme 2015 as outlined in this report and is recommended
for approval.

11. Recommendations

That:

A. Pursuant to Section 57 of the Land Use Planning & Approvals Act 1993 and the
Glamorgan Spring Bay Interim Planning Scheme 2015, that the application for
Pipeline at land generally located between Louisville Point & Meredith Point, Orford
(which forms part of Lot 1, Tasman Highway, Orford, CT139972/1) and adjoining
State Waters generally in the vicinity of Freestone Point, Point Home, Flensers Point
& Okehampton Bay (DA2017/00144), be APPROVED subject to the following
conditions:

1. Use and development must be substantially in accordance with the endorsed plans
and documents unless modified by a condition of this permit.

Advice: Any changes may either be deemed as substantially in accordance with the
permit or may first require a formal amendment to this permit or a new permit to be
issued.

2. The developer must pay the cost of any alterations, reinstatement or repair to existing
services, Council infrastructure or private property incurred as a result of the
proposed development works. Any work required is to be specified or undertaken by
the authority concerned.

3. Prior to the commencement of works a landscaping and vegetation rehabilitation plan
for the length of the corridor is to be provided to the satisfaction of the General
Manager, which includes:

1 Areas of native vegetation impacted upon during the construction of the
pipeline to be rehabilitated;

1 Provision of endemic plantings in the vicinity of the air valve on land.

Landscaping must be implemented in accordance with the landscape plan no later
than one month after the completion of works unless otherwise agreed to in writing by
Council 6s General Manager .

4. Construction activities must pause whilst any marine mammal is within 300m of
construction activities. Suitably qualified and experienced persons must be within the
area of construction activities to monitor compliance with this condition.

5. Before any work commences, the developer must submit a Construction
Environmental Management Plan (CEMP), or a series of CEMPs, that considers the
construction corridor and the laydown areas prior to construction of each section of
pipeline, to the satisfaction of Council s Gene
following:

(a) Soil and Water Management in accordance with the guidelines Soil and Water
Management on Building and Construction Sites, by the Derwent Estuary
Programme and NRM South;

(b) How works will occur within the coastal zone consistent with the Tasmanian
Coastal Works Manual and the Wetlands and Waterways Works Manual,

(c) Details of use of the laydown areas, the physical marking out of the lay down
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areas and the process for the rehabilitation of the lay down areas; and

(d) Weed and hygiene control and management detailing measures to be adopted to
prevent the spread of weeds listed in the Weed Management Act 1999, through
imported soil or land disturbance by appropriate water management and
machinery and vehicular hygiene.

6. No top soil is to be removed from the site.

7. No vegetation other than that necessary for the construction of the pipeline,
associated access and services is to be cleared without the approval of Council.

8. The developer must make good and/or clean any footpath, road surface or other
element damaged or soiled by the development to the satisfacti on of t he Counci |l 6:
General Manager.

CONSTRUCTION AMENITY

9. The development must only be carried out between the following hours unless
ot herwise approved by the Council bés Gener al Ma n

- Monday to Friday 7:00 a.m. to 6:00 p.m.
- Saturday 9:00 a.m. to 6:00 p.m.
- Sunday and State-wide public holidays 10:00 a.m. to 6:00 p.m.

10. All works associated with the development of the land shall be carried out in such a
manner so as not to unreasonably cause injury to, or prejudice or affect the amenity,
function and safety of any adjoining or adjacent land, and of any person therein or in
the vicinity thereof, by reason of:

(a) Emission of noise, artificial light, vibration, odour, fumes, smoke, vapour,
steam, ash, dust, waste water, waste products, grit or otherwise.

(b) The transportation of materials, goods and commodities to and from the land.
(c) Obstruction of any public footway or highway.

(d) Appearance of any building, works or materials.

11. Any accumulation of vegetation, building debris or other unwanted material must be
disposed of by removal from the site in an approved manner. No burning of such
materials on site wild.| be permitted unless appr
Manager.

12. Public roadways or footpaths must not be used for the storage of any construction
materials or wastes, for the loading/unloading of any vehicle or equipment; or for the
carrying out of any work, process or tasks associated with the project during the
construction period.

13. Upon completion of the works a maintenance plan is to be prepared outlining
measures to be adopted to inspect the pipeline and how any biofoul will be removed
from the pipeline in an manner that limits potential environmental impact to the
satisfaction of the Council General Manager.
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14. Uponcomp |l et i on of the works fas constructedo dat a
as part of this approval must be provided to Council. Unless approved otherwise by
Council 6s General Manager the data must be prov
iAs CondstGuwicdel i neso.

15. Upon completion of the works, evidence must be provided to Council that any
requirements to survey and / or identify the submerged pipeline for marine navigation
purposes have been undertaken to the satisfaction of Marine and Safety Tasmania.

75 Agend ¢ Glamorgan Spring Bay Courgc2/08/2017



/. s

GLAMORGAN SPRING BAY
COUNCIL

DEVELOPMENT APPLICATION 17144
Pipeline
Louisville Point and State Waters.

Approx Finishing point

Starting Point

76 | Agend ¢ Glamorgan Spring Bay Courgc2/08/2017



.

GLAMORGAN SPRING BAY
COUNCIL

- IVSSYL YINVWSYL 3¥Nd
5 NV1d NOILYOO1 ANY OO4 V3S AVEONINdS 128 V28 908 SENGY 428 KE 000 NOW mmmm
s | LINSWIONVHYY ¥31VM ONIHLVE VNNNEVI¥L 0. T o
i e =

soueISIQ

SIN

0069 COW GOXY 0009 00CS 0OVS OIS 0OFY 00SK 0Ly GOBE OORC COGE DOOT OOLZ GONC O0IZ OONL COSL OOCk OB 009 OX O

L3

ajyoid anoy auledig

TevsnIzegNRNg

@9 (w) wdeg

Agendi ¢ Glamorgan Spring Bay Courgc2/08/2017

77|




GLAMORGAN SPRING BAY
COUNCIL

ONISVING J008d Y3dWYL NI
ATVA HIV ONY 3did NOULV3Y-30

IVIIILYH ONIO038

¥4 031)VdW0)
0 0S dOL ILVISNITY

= e o e =T =T
NOLLO3S ONO1 TYSSVL| el Son Swwnos vowwms ¢ YINTARVE dNnd o
ONISSOYO JHOHS ANY Q00H VIS AVEONINJS dmm mm =
e | LNIWIONVHYY ¥ILVM ONIHLYE VNNNEYINL 0l e snotivsad o '_ ]
&l L LN 900D VSSVL -
A 0024 H00% 3WVIS
IS NOILVE3v- HO0HS
2 3 o " =|s PR N N N = 2 JOVNIVHD
= s 8 2 22 £ [BlEE [31E)® #
& . 1} ol o ™ o [on = =
z o 3 3 58 _m EEE |2 T 4 £ g AN
= 2 m i e B EE s ZEE H Z|  onnows wanivw
2 £ 3
T
38V3S 3A08Y 03835 MO138 @ awNe
SZNJ 340H 00SSE S7Nd 3d0H Q0SSE S ZINd 340H 0DOE! 'STUNJ 3d0H 00SSE
I %01 xS x99l %9'0E) %95y XE9R xa
—
,w(fuli/ /_
N
ONIDVAS W9 hoe e | lJU/
$X0018 YOHINY
ILIHINO) L5VIIA JLpaYLY AT VE //
™

DN ONDOYE
HLIM NOLLIINNO)

\. 39NV 3 3718V1 SSEND

054 3W)S

IVI30 HON3EL 1VJldAL

pzzZIZZZZ

Ol

s

Agendi ¢ Glamorgan Spring Bay Courgc2/08/2017

78|




y SL-Idl, 5 e S e e o R L mi =T
— e — & IVSSYL oty 4 V6V 96 00 INOHY. V1 3und _— =]
KNG RSN id,.,.| NOLLO3NNOD 39¥VHOSIA 3SV31 ONV Q004 V3S AVEONINAS | Ms._:..ngi - M“w“ mmm e
v AN3WIONVHYY ¥ILYM ONIHLYE VNNNEVINL 41 Ald SHOUW30 v PO T
H e e e = ] Gl anowo eL —
- - [ = 171
a3evas ik

NIYH) OH NI 03ddViiM 3did HOHINY 3did 3134IN0)

$318Y) [aLs
SSIINIVLS X Z ONIOIOH dWYT) 3did

00092

0008 X 0008
14V¥ NOOLNOd

€1-1 940
Y343Y NVd INFHIONVEHY WHINIO 3did 804 1
310N

Agendi ¢ Glamorgan Spring Bay Courgc2/08/2017

GLAMORGAN SPRING BAY
COUNCIL

79|




/.t

GLAMORGAN SPRING BAY

COUNCIL

3.3 Addition to Building DA 2017/158 1 40 Waubs Esplanade, Bicheno

Planning Ass

essment Report

Proposal: Addition to building

Applicant: Alpine (Tas) Pty Ltd

Location: 40 Waubs Esplanade, Bicheno

Planning Document: Glamorgan Spring Bay Interim Planning Scheme 2015
(Interim Scheme)

Zoning: Particular Purpose Zone: The Gulch

Application Date: 7 July 2017

Statutory Date: 25 August 2017 (extended by consent of applicant)

Discretions: Three

Attachments: Appendix AT Plans

Author: Shane Wells, Manager Planning and Special Projects

1. Executive Summary

1.1.

1.2.

1.3.

1.4.

1.5.

Planning approval is sought to construct building additions to an existing
seafood packaging facility at the Gulch, Bicheno. The building currently has a
small retail component and the additions would provide a second level and
would principally act as an extension of the retail component and provide a
lookout.

The application is a permitted use but relies on a number of different
performance criteria and is therefore discretionary.

One statutory representation was received.
The proposal is recommended for conditional approval.
The final decision must be made by the Planning Authority or by full Council

acting as a planning authority due to the receipt of representations via the
public exhibition period.

2. Legislative & Policy Content

2.1.

2.2.

2.3.

The purpose of this report is to enable the Planning Authority to determine
application DA 2017 / 00158.

This determination must be made no later than 25 August 2017.
The relevant legislation is the Land Use Planning and Approvals Act 1993

(LUPAA). The provisions of LUPAA require a planning authority to take all
reasonable steps to ensure compliance with the planning scheme.
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2.4.

2.5.

2.6.

This report details the reasons for the officer recommendation. The Planning
Authority must consider this report but is not bound to adopt the
recommendation. Broadly, the Planning Authority can either: (1) adopt the
recommendation, or (2) vary the recommendation by adding, modifying or
removing recommended reasons and conditions or replacing an approval with
a refusal (or vice versa). Any alternative decision requires a full statement of
reasons to comply with the Judicial Review Act 2000 and the Local
Government (Meeting Procedures) Regulations 2005.

This report has been prepared with appropriate regard to the State Policies that
apply under the State Policies and Projects Act 1993.

This report has been prepar ed wStratdyic
Plan and other Council policies, and the application is not found to be
inconsistent with these. Nevertheless, it must be recognised that the planning
scheme is a regulatory document that provides the overriding consideration for
this application. Matters of policy and strategy are primarily a matter for
preparing or amending the planning scheme.

Risk & Implications

3.1.

3.2.

3.3.

Approval or refusal of this application will have no direct financial implications
for the Planning Authority.

Implications for Council include general matters related to rate income, asset
maintenance and renewal and responding to future building applications.

It is recommended that a cash in lieu contribution for car parking be made.
Council will be required to expend that money on car parking in the area, the
details of which are contained below.

Relevant Background and Past Applications

4.1.

Permit DA 2013 / 00155 was approved by Council at its December 2013
meeting for the addition of a small (15m?) retail space to sell fresh seafood
from the existing seafood packaging facility. The permit required a cash in lieu
contribution for parking and it would appear that this has been used to provide
car parking adjacent to the sites driveway.

Site Detail

5.1.

5.2.

5.3.

5.4.

The site is a crown land lease within the Gulch, Bicheno. The lease is
approximately 1250m2 and contains three buildings and plant associated with
seafood packaging and retail of seafood. The northwest extent of the lease is
undeveloped coastal scrub. The southern extent of the lease is developed for
the buildings. Access to the site is from the parking area associated with the
nearby boat-ramp.

The site is within Particular Purpose Zone 4: the Gulch of the Glamorgan
Spring Bay Interim Planning Scheme 2015.

All land within 40m of the high water mark is subject to the Waterways and
Coastal Protection Area.

The lease is also subject to the Inundation Prone Areas Overlay. However,
more recent hazard mapping shows that the lease is not at risk of inundation
and the building floor levels are above the minimum requirements. As such,
the proposal complies with the relevant acceptable solution.
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5.5. The lease is also subject to the Landslide Prone Areas Code as a low risk area.
As buildings in low risk areas are addressed through the building system this
issue is not discussed in further detail below.

Figure 1. An aerial photograph of the subject area.

Figure 2. Site viewed from boat ramp car park.
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6.

Figure 3. Site viewed from near boat ramp

Proposal

6.1.

6.2.

6.3.

Planning approval is sought to construct building additions to an existing
seafood packaging facility at the Gulch, Bicheno. The building currently has a
small retail component and the additions would provide a second level and
would principally act as an extension of the retail component and provide a
lookout.

Works consist of:

1 A small ground level deck on the southern side of the packaging facility
leading to a steel staircase which would provide access to the upper level
addition.

1 An upper level addition constructed above the existing lean-to roofline that
is 6.8m long (north to south) X 5.65m wide X 8m high. The maximum
height of the building is approximately 6m at present.

1 Cedar or hardwood wall cladding to the addition.

The existing buildings are largely screened from view from Waubs Esplanade
as shown in the images below. The building on site nearest to Waubs
Esplanade is visible in the image through loss of a patch of vegetation. The
addition will be visible above this structure as the height of the addition is
approximately 2m higher than the building shown.
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