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The following addressas the compliance of the Ridgeside development with the relevant principles of the PAL
policy, noting that o number of the principles only apply fo prime agriculiural land or forestry, and are

therefore not relevant to the subject site.

Principle 1:

Agricultural land is a valuable resource and its use for the sustainable development of agriculture should not
be unreasonably confined or restrained by nen-agriculfural use or development.

Response:

The revised Concept Masterplan prepared by Lange Design (Issue H) and the revised Land Use Master Plan
(Issue J) now incorporates a 200m buffer betweaen sensitive uses on the Ridgeside site and agricultural lands fo
the north. This has resulted in the relocation of all residential lots, rural living lofs, ecotourism and hotel
accommodation from this buffer. The only uses which are now contained in this buffer are non-sensitive uses
and agricultural uses which include the demcnsiration farm and agribusiness, olive tree /chamomile and
lavender planting. botanical gardens, sustainability, arfisan and education hub, WSUD ponds, sewerage and

waste water tfreatment facility.

This 200m wide buffer to sensitive uses, in conjunciion with the extensive vegetation corridor and graduated
development intensity, are considered to be adequate and sufficient in order to limit and prevent the risk of

fettering and constraining agricultural land use activity on the adjacent properfies.

Principle é:

Proposals of significant benefit fo a region that may cause prime agricultural land to be converfed to non -
agricultural use or agriculfural use not dependent on the soil as a growth medium, and which are not covered
by Principles 3,4 or 5 will need to demonstrate significant benefifs fo the region based on an assessment of the
social, environmental and economic cosfs and benefits.

Response:

Whilst the subject site does not comprise prime agricultural land, being cnly class 4 land, the proposed
development will provide significant economic, social and employment benefits to the region as confirmed

within the Economic Analysis prepared by MCa which accompanies this corespondence.

Principle 7:
The protection of non-prime agricultural land from conversion to non-agriculfural use will be determined

through consideration of the locai and regional significance of that land for agriculfural use.

Response:
The 'Response to the Geo-Environmental Solufions Inifial Review of the Agricultural Assessment for the

Ridgeside Lane Development' which was prepared by Macquarie Frankiin in February 2019 provides the

following response to this principle:

“The combined area of the properfies in question associated with the Ridgeside Lane developmenf covers a
total of 245 ha, and this represents less than 0.1% of the Class 4 iand and less than 0.05% of the total ground on

a broader region basis.

The Queenscliff and The Mews properties associated with the Ridgeside Lane development would not be
considered as having any partficular prominence and/or imporfance either on a local district and/or a

regional basis.

The Queenscliff and The Mews properties do not have a unique posilion relative to their value and importance

for agriculfural land use activities and/or the potential for increased and heightened capacily to negatively
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impact and/or consfrain agricultural land use activities, such as having waterway frontage, access fo the NEIS,

relative size, soil fypes, land capability or aspect.

__the areq of land associated with the Ridgeside Lane development overall represents negligible proportfion

of similar Class 4 land and that of the total land area on a local and broader regional context.

There is no prime agriculfural fand (land capability <Class 3] on the properties in question nor in the near
vicinity, with the nearest prime agricultural land located 7.4 km to the north near White Hills with ofher prime

agricultural land 14.2 km further fo the west near Longford.”

Principle 8;

Provision must be made for the appropriate profection of agricultural fand within imigation districts proclaimed
under Part 9 of the Water Management Act 1999 and may be made for the protection of other areas that
may benefit from broad-scale irigation development.

Response:

The ‘Response fo the Geo-Environmental Solutions Initial Review of the Agricultural Assessment for the
Ridgeside Lane Development’ which was prepared by Macquarie Frankiin in April 2019 provides the following

response to this principle:

“North Esk Irigation Scheme:

The North East Imigation Scheme (NEIS) covers land that includes White Hills, Relbia and Evandale, and has a
total imigation allocation capacity of 4,650 ML, covers a total area of 16,545 hectares of imigable land, with 54
land holders having imigation rights.

The amount of class 4 land within the NEIS scheme is approximately 11,000 hectares.

The combined area of the properties in question associated with the Ridgeside Lane development covers d
total of 245 ha, and this represents less than 2.2% of the Class 4 land and less than 1.4% of the total irigable
land within the NEIS.

The combined irigation rights associated the properties in question associated with the Ridgeside Lane

development is 40 ML, and this represents 0.8% of the total amount of imigation water available from the NEIS.

Tasmania's Total Prociaimed Irigated Land Estate

In Tasmania there are 23 proclaimed irigation disfricts, and these cover a combined total area of 758,972
hectares.

The combined area of the properties in question associated with the Ridgeside Lane development covers
total of 245 ha, and this represents and less than 0.0035% of the total area of proclaimed irigation districts in
Tasmania. The combined area of the properties in question associafed with the Ridgeside Lane development
covers o tofal of 245 ha, and this represents and less than 0.0035% of the total area of proclaimed imigation

disfricts in Tasmania."

5.3 State Coastal Policy 1996
The State Coastal Policy 1996 is created under the Stafe Policies and Projects Act 1993. The Coastal zone
under this policy is all land at a distance of one kilometre inland from the high water mark, which does not

include the subject site. Thersfore, the provisions of this pelicy are not relevant to the proposed development.

6.4 State Policy on Water Quality Management 1997
The State Policy on Water Quality Management is concemed with achieving 'sustainable management of

Tasmania's surface water and groundwater resources by profecting or enhancing their qualities while allowing
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for sustainable development in accordance with the objectives of Tasmania's Resource management and

Pianning System’,

Response:
The accompanying correspondence from MRC confirms that water quality objectives will be achieved:

wA detailed Stormwater Quality Management Plan will be prepared for the Ridgeside Lane master-planned
development. A stormwater model will be prepared for the overall project incorporating a stormwater quality
treatment frain, which will then be modelled in MUSIC software, fo ensure stormwater discharging from the
development can be treated fo an acceptable ievel to meet the required water qudlity objectives set out in
the State Policy on Water Quality Management (1997) for the reduction of total suspended solids, tofal

phosphorous, fotal nitrogen as well as a range of other pollutants.”

6.5 National Environment Protection Measures
The National Environmental Protection Measures relate te:
= Ambient air quality;
= Ambient marine, estuarine and fresh water quality;
= The protection of amenity in relation to noise;
= Generadl guidelines for assessment of site contamination;
= Environmental impacts associated with hazardous wastes; and

= The re-use and recycling of used materials.

Response:
The proposed development contains a range of uses which will not give rise o offensive odour. The sewerage

and wastewater freatment facility is posifioned to provide adeguate separatfion to surrounding rural
residences and is well removed from dwellings with the existing town of Evandale. Further detailed design of
this advanced facility will be undertaken at a future sfage fo confirm compliance with respect to odour

emissions.

Potential noise emissions are likely to be those related to the operations of the hotel and other commercial
uses, which can be readily controlled by hours of operafion, building construction and management

medadsures.

With respect to potential site contamination, a Stage 1 Preliminary Site Investigation which has been
undertcken by Pitt & Sherry confirms that potential on site sources of contaminaticn include contaminated
soils from the uncontrolled placement of waste, potential tanks and underground infrastructure, potential spills
/ release of agricultural chemicals, and the historical use of agriculiural chemicals. The findings of the
preliminary assessment “indicated that contaminafion may be present which could present a potential
human health and / or ecological risk based on the fufure proposed use of the sife. Based on the results of the
PSl o detailed sife investigation is required. This assessment would then provide appropiiate remediation
strategies, by which it is considered by Pitt & Sherry that "the site could be suitable for the proposed

development”.

oy

planning Ridgaside Lane



3-303

7 Tasmanian $tate Planning Policies

Page |16

How is the proposal consistent with the Tasmanian State Planning Policies?

The suite of Tasmanian Planning Policies (TPPs), which are fo be introduced in 2019, will provide broad strategic

guidance to assist government in land use planning and will set out the aims and principles to be achieved or

applied by the Tasmanian Planning Scheme and regional land use strategies. The TPPs are a suboerdinate level

of policy to the Tasmanian Sustainable Development Policies (State Policies). A response to the consistency of

the Ridgeside development with the draft TTPs, which includes stated objectives and strategies, is provided in

Tables 2A o 2E below:

Relevant Sub-
categories & Objective

Strategies

Comment/Consistency

Industry, Commercial
and Business:

To faciiitate industrial
development by
ensuring allocation of
appropriate land, now
and in the future.

Not applicable.

To encourage business
growth by supporting
the development of
activity centres.

2.1. Cluster and connect business and
commercial zones into activity cenfres to
promote compstition, activity, productivity,
and efficient use of infrastructure and services.

2.2. Encourage intensification of activity
centres and allocate land around activity
cenires to enable future expansion.

2.3, Discourage dllocafion of land for business
or commercial use that fractures and disperses
activity centres.

2.4, Allow residential development and use in
activity centres, on the basis that amenity
thresholds will be different to those of quieter
outer residential zones.

2.5. Provide for infrasiructure and services 1o
support viable activity centres.

2.6. Encourage a diverse range of civic and
occasional iconic structures that reflect the
individuality of activity centres, by ensuring
provisions are sufficiently flexible.

2.7. Enable complementary and tourism
business development and use in rural and
natural areas.

2.8. Enable small home-based businesses fo
operate in  residenfial arecs, where
appropriate.

29. Provide for small scale convenience
shopping facilities in residential, commercidl
and industrial areas fo meet the needs of
residents and workers.

2.10. Encourage the development of scientific,
research and education hubs and precincts to
encourage innovation, . collaboration,
knowledge sharing and promote investment.

The proposed Ridgeside Lane development is
located to the east of the existing township of
Evandale. The range of uses located within the
precinct have been selected to ensure ihat
there is no direct compefition with the
commercial  function of the exisfing
commercial centre of Evandale. Specifically,
the uses which are proposed contfains a range
of toursm and agribusiness activities which will
complement, rather than delraci from the
existing business cenire of Evandale.

The Economic Impact Analysis prepared by
MCa confirms that, rather than adversely
impacting on business operations in the
existing village, the development will actually
encourage growth and business development
in Evandale and the surrounding region due fo
increased resident spending:

= In curent 2018 prices, total annual
household income (pre-tax] of the new
residents would increase from $3.5 miflion
in year 2 {2022] to $49.9 milllon by year.

= Annual resident consumption spending
will increase from $1.517 million in year 1
to $21.569 milliorn in 2035,

= This spending will benefit businesses in
Evandale, other nearby fowns (eg. for
supermarket spending and other food
products, healih services), and
Launceston for specialist refail products
and other services. This split is ikely to be
of the order of a third in each location
{eg. an injecfion of around $3 million per
year to local Evandale businesses in year
7 increasing to around §7 milion by year
16).

The uses which are proposed in the Ridgeside
Lane development have been selected fo
showcase the agriculiural  pursuits  and
products of the region, with an agribusiness
and artisan hub locdated near the enfrance to
the development,  Studios, workshops and
classroom  facllifies will provide training in
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Relevant Sub-

categories & Objective

Strategies

Comment/Consistency

sustainable living, backyard growing, smadll
holder farming ., culinary arts etc.

Further, “the development will provide a major
boost to tourst visitors to Evandale, with flow
on benefits to exsting businesses in the
township. These visitors will comprise: overmight
visitors staying at the Hotel, Wellness Cenfre
and Eco-Resort; and day visitors to the Arfisan
Vilage, the Agribusiness Cenfre/Farm and
Sustainability Centre. There will alse be tfrainees
at the Hospitality Centre and Agribusiness
Centre for courses and day programs™.

“These visitors will also spend oufside of the
precinct, and importanty, most  of this
additional spending will be in the Evanddle
Vilage, providing a major boost fo local
businesses [eg pub, cafés, retail shops etc.)
and in other locations in Northern Midlands.
Some additional spending would also be in
Launceston, as overnight visitors will also visit
the city and ifs atfractions. This spending
outside the precinct is estimated on fikely
spending patterns. Spending will grow as
tacilifies in the precinct are developed with
total spending increasing from $926,000 in 2024
to $3.7 milion in 2032 and $4.1 million in 2038."
(MCa, 2019)

Complies with objective and principles.

Agriculture:

To protect and
encourage the
sustainable  use  of

agricultural land.

3.1. Ensure agricultural land 1s protected from
unreasonable non-agricultural use or
development.

3.2. Ensure use or development of agricultural
land doesn't result in unneceassary conversion
to non-agricultural use.

3.3. Alow the development of utiliies and
extractive industries which require the location
for operatfional reasons, having regard o both
the amount of land alienated from agricultural
proeduction and minimising the impacts on the
surrcunding environment.

3.4. Allow conversion of prime agricultural land
to non-agricutiural uses and development only
where significant benefit to the region can be
demonstrated.

3.5. Ensure appropriate protection is given fo
agricultural land within imigation districts and
fake into consideration agricultural land which
might benefit from broad-scale imgation in the
future.

3.6. Ensure pre-existing farm activiies on
agricultural  land  are  protected  from
encroachment of ncompatible uses.

3.7. Facilitate the establishment and expansion
of cattle feediots, piggeries, pouliry farms and
other intensive animal industries in @ manner
consistent with orderly and proper planning.
the retention of prime agricultural land for
future use, and protection of the environment.

3.8, Support effective agriculiural production
and processing infrastructure, rural industry
and farm-related retailing, agri-fourism  and
assist genuing farming enterprises fo adjust

The 'Response to the Geo-Environmental
Solutions Initial Review of the Agricultural
Assessment  for the Ridgeside Lane
Development'  which was prepared by
Macquarle Franklin in February 2019 confirms
the following:

“The combined area of the properfies in
guestion associafed with the Ridgeside Lane
development covers a fofal of 245 ha, and this
represents less than 0.1% of the Class 4 land
and less than 0.05% of the tofal ground on a
broader region basis.

The Queenscliff and The Mews properfies
associated  with  the Ridgeside Lane
development would not be considered as
having any parficular prominence and/or
importance either on a local disiict and/cr a
regional basis.

The Queenscliff and The Mews properties do
not have a unique position relative fo their
value and importance for agricultural land use
activities and/or the potential for increased
and heightened capacity to negafively
impact and/or consirain agricultural land use
activities, such as having waterway fronfage,
access to the NEIS, relafive size, soil types, land
capability or aspect.

..the area of land associated with the
Ridgeside  Lane  development  overall
represents negligible proportion of similar Class
4 land and that of the total land area on a
local and broader regional context.

There is no prme agricultural land (land
capability <Class 3} on the properfies in
question nor in the near vicinity, with the
nearest prime agricultural land located 7.4 km

[
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Relevant Sub-

cafegories & Objective

Strategies

Comment/Consistency

flexibly to market changes.

3.9. Allow residential use only where it does not
unnecessarlly convert the land and fetfter
agricultural use or where it is required as part
of an agricultural use.

to the north near White Hills with other prime
agricuftural fand 14.2 km further to the west
near Longford.

The properties are located within the North Esk
imigation scheme, and each has a 20 ML
water allocation for a tofal of 40 ML of
irgation water. Based on fhe quantum of
imgation water that has been invested in,
40ML, the scale and intensity of any irigated
cropping ({broadacre, vegefoble and/or
perennial horticulture) are fimited.”

The Agricultural Assessment prepared by
Macquarie  Franklin  in December 2018
addresses agricultural considerafions of the
subject land which is classed as class 4 land
with no prime agricultural land  present.
Macquarie Franklin conclude that:

“The design and layout the proposed
development would be sensifive  fo
neighbouring agricultural land use activity,
and a range of significant and subsfantial
measures and mitigation actions would be
underfaken to minimise any negative impact
and/or constraints on the management and
operational activities conducted on  the
adjacent rural land.

The design and layout the proposed
development would result in o negligible
negative impact and possible  conflict
generated from the agricultural land use
activity that is curently and could be
conducted on the neighbouring properties.

The revised Concep! Masterplan prepared by
Lange Design (lssue H) and the revised Land
Use Master Plan (issue J) now incorporates a
200m buffer between sensifive uses on the
Ridgeside site and agricultural lands to the
north. This has resulied in the relocation of all
residential lofs, rural living lots, ecotourism and
hotel accommodation from this buffer. The
only uses which are now contained in this
buffer are non-sensifive uses and agricultural
uses which include the demonstration farm
and agribusiness, olive free /chamomile and
lavender planfing,  bofanical  gardens,
sustainabiiity, arfisan and education  hub,
WSUD ponds, sewerage and wasfewater
freatment facility.

This 200m wide buffer to sensitive uses, In
conjunction with the exiensive vegetation
comidor and graduated  development
intensity, are considered to be adequate and
sufficient in order to limit and prevent the risk
of fettering and constraining agricultural land
use activity on the adjacent properties.

Complies with objectives and principles.

Tourism

To encourage the
development of a
range of fourism
experiences, products
and  services  across
Tasmania.

4.1. ldentify and enable a range of wel-
designed and sited tfourist developments
dcross Tasmania.

42, Allow complementary and compatible
tourism development where the primary land
use is for non-tourism purposss (e.9. fo support
agri-tourism, fo provide visitor
accommodation).

The Ridgeside development is an innovative,
masterplanned development that is unigue in
its concept and which will be well executed in
its construction. The development comprises
range of agribusiness, fourism and visitor
accommodation functions, which will allew for
display of the significant visual and agricultural
atftractions of the region.
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Relevant Sub-
categories & Objeclive

Strategies

Comment/Consistency

4.3. Protect significant tourism places and
experiences from encroachment of
competing interests and incompatible uses.

4.4, Enable and priorifise tourlsm development
that capitdlises on  Tasmania's  significant
nartural and cultural heritage values.

4.5. Provide for appropriate supporting
infrastructure and facilities that will enhance
the visitor experience (e.g. signage, public
amenities, look-cuts).

4.6. Provide for significant infrastructure to
support tourists (e.g. roads, dirports and poris},
including planning for future growth and
protecting these from encroaching sensifive
uses.

The hotel, eco accommeodation, retirement
living centre and arfisans hub are all located
with aspect to the north, allowing for unfiltered
views over agrcultural londs.  Extensive
gardens and parklands throughout the estate
are connected via walking paths and
cycleways.

All required infrastructure will be provided as
detailed in the submitted Preliminary Utilities
Assessment prepared by Cardno (15.9.18) and
accompanying correspondence from
Taswater (dated 6.5.19). The site will contain
an innovative sewerage and wastewater
treatment facility located in the northeastern
comer of the property.

The site is located in close proximity to
Launceston dirport  which  will allow  for
immediate access by fourists ariving or
leaving the state.

Complies with objective and principles.

Exiractive Industries

To protect existing and
potential exfractive
industries to facilitate
economic growth and
support efficient
infrastructure and
urban development.

Not applicable — the site is not in proximity to
existing or anficipated extractive industries.

Relevant Sub-
categories & Objective

Strategies

Comment/Consistency

Urban Development

To promote a pattem
of urban development
and setflement that
enables efficient
service  delivery, Is
supported by
adequate and well
ufilised  infrastructure,
optimises access to
education and
employment and
prioritises social
inclusion.

1.1. Ensure sufficient, accessible and serviced
land is available for urban development to
meet current and forecast demand.

1.2. Encourage the concenfration of urban
development within existing settlements and
aclivity cenfras, which have good access to
education, employment, community and
social infrastructure, and to existing, or legical
extensions of the public transport network,
including through use of urban growth
boundaries.

1.3. Prioritise infill and brownfield development
over greenfield development 1o ensure
efficient use of land.

1.4, Ensure new urban development maximises
use of existing infrastructure, is located where
there Is appropriate access fo activity centres,
community and soclal infrastructure  open
space and fo existing, or logical extensions of
the public fransport network.

1.5. Encourage qudlity, innovative architecture
and urban design that:

a) facilifates soclel  inclusion,  diverse
experiences and social  and  cultural
inferaction;

b) enhances civic spaces, streets, squares and
parks;

c) maximises pedestian  and  cyclist

The main point of access to the subject site will
be via Ridgeside Lane, with secondary access
provided via Logan Rd for rural living lots and
emergency vehicles. The Traffic  Impact
Assessment prepared by Pt and  Shemry
confirms: “based on modeling resulis, al
modelled intersections continue fo operate
with minimal queuves and delays in the post
development scenaric with the addifion of
1,560 vehicle movements per day"...... "there
is exising capacity on the Evandale Road
network that can be uliized pror to the
requirement fo build the bypass road. As the
bypass road is expected fo be a quicker route,
after development of the bypass it is expected
that there would be litfle impact from the
development on traffic movemenis in the
town of Evandale so any fraffic increases
would be terporary".

The site can be serviced as identified within
the Preliminary Ufiliies Assessment prepared by
Cardno  (15.9.18) and  accompanying
correspondence from Taswater.

whilst the project is defined as '‘greenfield’
development the proximity of the site to the
existing tfown boundaries and the limited site
constraints  of the land suggest that
prioritisafion of this site is appropriate in order
to faclitate cchievement of regional and
state economic growth targets. The Ridgeside

development provides a unigue, mixed use
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Relevant Sub-

categories & Objective

Strategies

Comment/Consistency

connectivity and permeability;

d) locates people close to activity centres,
community and social infrastructure  and
services;

e) maintains cultural identfity, urban character,
scenic landscapes, natural and  historic
cultural heritage; and

f) reduces opportunifies for crime and makes
people feel safe.

1.6. Maintain a well-planned region of distinct
cifies, towns and villages (activity centres).

1.7. Maximise opportunities fo Improve the
viability and efficiency of, and infegration
between, activity cenfres and reduce
competition for resources.

1.8. Limit expansion of urban development
beyond existing sefflements in rural and
coastal areas to protect productive rural land,
natural resources, environmental and scenic
values.

concept, which unlike a fradifional residential
subdivision, will bring employment and fourism
spending benefits.

The subject site is located in close proximity fo
the exisfing commercial cenfre of Evandale
and will provide a range of tourism uses which
wil supporf, but not compete with the
convenience uses provided within the existing
centre. The proximity of the site fo Launceston
girport and Ben Lomond Natienal Park support
the need for a range of tourist acfivities and
accommodation on the land.

The site will contain @ range of community
landuses [including specialised aged care
facilities, a men's shed and a chid care
centra) which will improve resident's access to
services and promotion of health & well being.

A well masterplanned design  solufion s
proposed for the site, with architecture fo be
sympathetic with the Georgian charfer of the
existing historic  township  of Evandale.
Extensive cycleway and pathways throughout
the development wil provide linkages
between tourism, residential and recreational
functicns.

The proposed 200m buffer to agricultural land
to the north, coupled with extensive
landscape  buffers  will ensure  that the
preservation and appreciation of scenic
landscapas. Sight lines o the surrounding rural
lands for the existing tewnship of Evandale will
be protected through the limited 1-2 storey
height of development.

Community Open
Spaces

To provide safe,
integrated and
accessible open

spaces with high levels
of amenity that
encourage
engagement in
physical activity and
contribute  to  social
inclusion and
community health and
wellbeing now and
into the future.

2.1, Ensure that the intended use of open
spaces Is consistent with the reservation status
or purpose of the land.

2.2. Ensure sufficient, appropriate and
dccessible land with natural amenity s
dllocated for parks, public gardens, trails,
playgrounds, recreation and community
gatherings to meet cument and future
demand.

2.3. Ensure land cllocated for open space has
appropriate  access fo  public  franspori,
residential areas, and activity centres, and
includes public amenifies, parking, walking
and cycling infrasiructure where appropriate.

2.4. Increase the allocation of open space in
close proximity to higher density housing to
ensure a high level of amenity.

2.5. Improve access to natural areas and
foresheore locations whilst providing for nature
conservation and maintenance of wildlife
corridors.

2.46. Profect existing open spaces from
encroachment by adjacent uses and ensure
ongoing public access.

2.7. Create safe urban open spaces o
facilitate passive surveillance from nearby
housing, roads, businesses or passers-by.

The site will contain extensive parklands,
botanic gardens and a full sized cricket/AFL
oval, together with landscaping throughout
the development. All such faclliies will be
available for ongoing resident, visitor and
tourist use.

This vast network of open space wil be
connected via an exlensive nefwork of
cycleways and pathways, together with
Maple tree lines roads.

The entrance to the site will be delineated by
broad planfing of chamomile, and lavender
with an olive grove backdrop.

Further, the design provides for orientation of a
significant number of allotments fowards the
open space spine which extends though the
centre of the site, as shown in the
accompanying Concept Masterplan
prepared by Lange Design. This will allow for
survaillance of such areas, providing for user
safetly.

Housing
To enable the

3.1. Ensure sufficient serviced land s available
within or near to existing employment, _and

The site can be serviced as Preliminary Utilities
Assassment prepared by Cardno (15.9.18) and
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Relevant Sub-

categories & Objeclive

Strategies

Comment/Consistency

development of
accessible, affordable
and safe housing that
is appropriate to meet
current  and  future
community needs.

well serviced activity centres and exisfing
public transport networks.

3.2. Ensure new residenfial arecs are
developed in accordance with specified
urban growth boundaries, have good access
fo essential community and  social
infrastructure, open space, and existing, or

logical extensions of the existing public
fransport netwaork.
33. LUmit new or expanded residential

development in green-field, agricultural and
rural areas.

3.4, Promote and fcciih‘o’re a diversity of
housing types and densifies in and around
urban centres or activity centres.

3.5. Encourage flexible, adaptable,
sustainable and innovative housing design
and configuration that meets the current and
future community needs.

3.6. Promote and facilitate the development
and increased supply of affordable housing
options, both public and private, that are
designed fo meet the health, safety and
occupancy needs of households, and are
located close to services and existing and
committed public transport networks.

3.7. Faclitate  the  redlignment  and
redevelopment of existing social housing stock

accompanying correspondence from
Taswater (dated 6.5.19) and Is lecated in close
proximity fo Launceston airport  and the
exisiing township of Evandale.

The proposed development will
accommodate the required Infrastructure,
and recreafional, community and social
facilities for all ages within the community from
children (ie. child care centre and parks)
through to seniors (aged care, dementia sic).

The development will also provide a range of
housing types, catering for first home owners
through to seniors and a range of lofs sizes
including:

= 346 x General Residenfial cllotments
ranging in size from 450m2 fo 669m2.

= 140 residential super lots fo provide
sustainably designed and constructed
multiple dwellings offering a variety of
housing opportunities.

= 8] x Low Density Residential allotments
ranging in size from 1,500m? to 5,500m?.

= 27 % Rural Living ‘Zone A' lofs ranging In
size from 1 hectare to 1.95 hectfares.

« 17 x Rural Living 'Zone B' lots ranging in
size from 2 hectares to 2.64 hectares, with
private driveways off Logan Road.

Whilst defined as greenfields development, it is
noted that the ability to locate a consolidated

to better meet the cument and future | size of this site, which can accommodate the
demand. broad range of uses, is unlikely fo be available
in a brownfield or infill situation.
Community and Social | 41 Ensure  suficient, appropriate  and | The development will provide a significant
accessible land is dllocated to enable | boost to the range of hedalth, community,
o faciiifate  social | expansion, integration, consolidation and | educational and recreational facilities within
inclusion, provide | colocation of a range of health, education | the Morthem Midiands area, with proposed
Tasmanians with | (including LINC faclilifies), care, cultural and | facilities comprising:
ss fo h i ; ;
access fo ealth '(?H.’id sporfing facilifies o meet current and future Social/Cultural/Recregtionat: Cornmunity
education facilities | demand. i i
and encalliG gardens, parklands, walking and  cycling
ge . i :
participation in 4.2, Ensure the equilable allocation of land for | paths, men's shed, cricket/AFL oval, hotel
. health, education, cultural and sport and | restaurant, cafes, lawn bowls, retirement
community  activifies . . o P
; recreation faciliies that has appropriate | activities centre, seniors living.
through integrated 56 16 blic t active 1 it
and accessible gcﬁo Gngu TS'CC‘C:SQS?O“ Th(;rwior?nsﬁi]t Health: Specialist aged care, pallicfive cars
cultural,  sport  and RIS =9 MUNTY | oo dementia care facilies.

recreation facilities and
spaces.

infrastructure and residential areas where

apprepriate.

4.3. To promote lifelong leaming and maximise
opportunities for people to engage with
education throughout their lives through the
provision of welllocated education facilities.

4.4, Protect major hedlth facilities from
sncroachment by sensitive uses, enable
unrestricted hours of operation and ready
access by emergency vehicles.

4.5. Optimise use of cultural, education and
sport and recredtion spaces by enabling a
diverse range of complementary social and
cultural activities.

4.4, Integrate recreation faciliies  with
education facilifies and where possible, the
open space system, to maximise opportunities
for active and healthy lifestyles for all residents.

47. Support the development of creative

and
and

Education: Sustainability, education
arfisans  hub, demonstration  farm
agribusiness facility, child care cenfre.

Given the broad range of faclliies proposed, it
is clearly demonstrated that the development
can contribute o the health and wellbsing of
existing and future residents.

icg
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Relevant Sub-
categories & Objective

Strategies

Comment/Consistency

hubs, precincts and co-working spaces o
encourage innovation, knowledge sharing,
networking and creativity.

Relevant Sub-
categories & Objective

Strategies

Comment/Consistency

Aboriginal Heritage
To ensure the
preservation of

Aboriginal heritage in
agccordance with the
Aboriginal  Relics Act
1975

i.1. Ensure access to the Aboriginal Heritage
Register and if required, undertake
appropriate levels of investigation to inform
land use planning and development.

1.2. Support the profection and management
of Aboriginal cultural heritage in the land use
planning system.

i.3. Promote greater understanding and
appreciafion of Aboriginal cultural herfage
through the provision of guidelines and
information during the land use pianning
process.

Investigations conducted by Cultural Herltage
Management Australic in July 2018 confirm
that no Aboriginal heritage sites or specific
area of elevated Aboriginal heritage sensifivity
were Idenfified, and an AHR search shows no
registered Aboriginal sites within or In the
vicinity of the site arsa. As a result of the
surveys cared out by Huys and Sainty, the
designated  Aboriginal  Heritage — Office
concludsd that the proposal would nof
impact on known Aboriginal sifes. Furthermore,
given the exient of cleared land, any bush
food resources are no longer in existence and
as such, the proposal will have minimal impact
on Aboriginal heritage resources.

Historic Cultural

To ensure places and

precincts  of  local
historic heritage
significance are
identified, assessed,

protected, conserved
and managed for their
historic cultural
heritage values.

2.1. Provide for the protection of places of
world, national, Staie and local historic cultural
heritage significance.

2.2, Protect, manage and promote ihe
conservation, sensifive development, use and

adaptive re-use of places and precincts of
historic cultural heritage significance and fheir
associated hertage values.

2.3. Facilitate greater understanding and
appreciation of historic  cultural  heritage
vaived by local communities, Tasmania as a
whole and visitors.

Cultural Heritage Management conducted an
assessment of Eurcpean heritage in July 2018
which confirmed that the fownship of
Evandals is a National Trust classified Georgian
vilage, with some 39 heritage listed properties
included on the Australian Heritage Database.
Based on site surveys, there is very litfle
potential for in situ histeric features to occur
within the site area. Furthermore, the negative
survey results were considered an accurate
indication that the potential for heritage
features is very low, However, Cultural Heritage
Management recommend that the proponent
ensure there is ongoing consulfation with the
broader public regarding future design to
ensure it will be sympathetic with the values
and gualifies of the Evandadle township and
appropriately minimises visual impacts of the
development,

Natural Heritage

To maintain and
enhance  biodiversity
by aveiding or
minimising adverse
impacts on listed
Threatened  Species,
listed Threatened
Native Vegetafion
Communities and

other natural assefs.

To assist  in the
protection of, and
minimise adverse

impacts on waterways,
coasts, the marine
environment and sites
of geoconservation
significance, their
natural processes and
environmental values.

3.1. Aveid or minimise impacts from land use
and development on natural values including
fisted Threatened Species, listed Threatened
Nafive Vegetation Communities and ofher
areas of high biodiversity value, and consider
connectivily across the landscape.

3.2. Consider impacts from land use and
vegetation clearance on land identified for
conservation purposes and, in particular, on
land adjacent to reserves

3.3. Ensure riparian and liftoral buffers are
sufficient to  protect natfural and riparian
values, and limit development adjacent fo
buffers to minimise soll loss, and the erosion

and sedimentation of waterways and
wetlands.
3.4. Ideniify, minimise and  mifigate

development impacts on Tasmania's coastal
and foreshore assets, native littoral vegetation,
natural and coastal processes and the natural
ecological function of the coast.

The Natural Values Report prepared by Nest
confirms that “terrestrially there was litfle nafive
vegefation remaining and few habitat
cpportunifies on the properfy....the property
was found fo be biologically impoverished
however there remains a few areas with some
natural values that could be profected and
rehabilitated to provide habitat and refuge for
local and threatened fauna species within the
development plan.”

This report also confims that "The fauna and
flora of this region have been severely
impacted by habitat fragmentafion and
degradation since European seiflement and
commencement of clearing for agriculture. If
incormporated into the development plans, this
project has the potential to profect and
enhance some areas of habifat to encourage
greater biodiversify.”

With respect to rparian cerridors this report
also confirmed that "there were no habitat
opportunities  along the dry watercourses
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Relevant Sub-
categories & Objective

Strategies

Comment/Consistency

3.5. Minimise the potential for adverse impacts
from land use changes and development on
important groundwater dependent
ecosystems and sensifive karst areas.

shown on the map. This is now all pasture
grasses and pasture weeds with few areas of
reeds and rushes".

Further, it is noted that the site Is not located in
a coastal location, nor s land clearing
proposed.

Relevant Sub-
categories & Objective

Strategies

Comment/Consistency

Natural Hazards

To ensure that land use
and development s
undertaken in a
manner that avoids,
mifigates or minimises
the risks associated
with natural hazards.

1.1. identify areas that may be susceplible to
natural  hazards and assess the relative
vulnerability of these areas fo the hazards now
and in the future, including taking account of
the likely impacts of climate change.

1.2. Consider the relative vulnerability of
existing and pofenfial  future use and
development to nafural hazards, including
when undertaking stategic planning  for
settlement, infrastructure and other purposes.

1.3. Avoid (or limit] use and development in
areas identified as being at high risk from
natural  hazards, unless the use or
development cannot be feasibly located
elsewhere.

1.4. Avoid locating new crifical, hazardous
and vulnerable uses, such as community and
social infrastructure and major infrastructure, in
areqas identified as being at high risk from
natural hazards.

1.5. Locate use and development in areas
affected by natural hazards in a manner that
minimises risks fo safety, property and the
environment.

1.6. Minimise the increase in exposure fo
additional risks from natural hazards to the
community or other properties as result of a
new use or development.

1.7. Where developments are located in areas
susceplible to coastal erosion and inundation,
ensure that the fype of development and use
minimises the risk of adverse impacts on
natural  values, coastal processes, public
access and amenity and infrasfructure.

1.8. Ensure land use and development controls
to manage or mitigate natural hazard risks
take account of other relevant confrols, in
particular those for building and emergency
management.

The specialist subconsultant  Investigations
which have prepared confirm that the land
has minimal  site  constraints which would
impede its desvelopment and that any
idenfified consiraints can be adeguately
managed. A summary of the subconsuliants
reports is contained in section 10 of this report.

Risks to Water and Soil
Quality

To support the
maintenance of the
environmental values
and productive
capacity of
Tasmania's water and
soil resources.

2.1. Consider risks to the environmental values
and productive capacity of water and soll
resources when identifying potential future
land wuses as part of setflement and
infrastructure planning.

2.2. Avoid, or manage appropriately, land use
and development that would impact on soil
and water quality, particularly in significant
water resource cafchments.

2.3. Promote effective stormwater
management & water sensifive urban design.

On site water quality will be enhanced
through WSUD ponds and on site waste water
freatment. The accompdadnying
correspondence  from MRC  confirms  that
water quality objectives will be achieved:

"A detailed Stormwater Quality Management
Plan will be prepared for the Ridgeside Lane
master-planned development. A sformwarfer
model will be prepared for the overall project
incomporating a stormwater quality freatment
train, which will then be modelled in MUSIC

software, to ensure stormwater discharging
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Relevant Sub-
categories & Objective

Strategies

Comment/Consistency

2.4. Avoid, or manage appropriately, land use
and development and soil disturbance in
areas at risk from salinity or acid sulfate solls.

2.5, Separate significant water resourcas from
jand use and development that could
potentially discharge contaminanis info water
catchments, waterways and groundwater.

2.6. Ensure land use and development confrols
fo manage water and soil quality fake
account of ofher relevant arrangements,
including building/emergency mgt controls.

from the development can be freated fo an
acceptable ievel fo meet the required water
quality objectives set out in the State Policy on
Water Quality Management [1997) for the
reduction of total suspended soiids, total
phosphorous, total nifrogen as well as a range
of other pollutants.”

Emissions, Hazardous
Uses and
Contaminated Land

To ensure that land use
and development s
undertaken in a
manner that minimises
the risks fo human
health and the
environment arising
from potentially
contaminated  land,
hazardous uses and
harmful  or nuisance
emissions.

3.1. Separate new hazardous uses and fand
uses with the potential to confaminate sites or
release harmful or nuisance emissions from
sensitive land uses, including by:

g clustering these uses to reduce their
impacts on ofher uses;

b) locating these uses adjacent to compatible
uses and separate from other uses including
sensitive uses; and

¢) supporting the expansion of these uses in
areas with appropiate  infrastructure  to
provide for safe handling, safe and efficient
gecess to transport corridors and access for
emergency services.

3.2. Protect existing approved hazardous uses
and uses with the potential to confaminate
sites or release harmful or nuisance emissions
from encroachment or constraint from other
sensifive uses, including through: a) ensuring
adjacent uses are not incompatible fsensitive;
and

b) ensurng sufficient
incompatible /sensitive uses.

separafion  from

3.3, Where land is known fo be or is potentiaily
confaminated, minimise fhe rsks to human
health and the environment by ensuring that
uses on that sife are appropiiate for the level
of land contamination.

The proposed development does not
comprise @ potentially contaminating landuse.
The sewerage and waoste water facllity is
located in the northeastern corner of the sife
where required buffer distances fo other uses
can be met.

With respect potential onsite
confamination, a  preliminary  deskiop
investigation undertaken by Pitt & Shemy
confims that potential on sife sources of
contamination include contaminated  sils
from the unconfrolled placement of waste,
potential tanks and underground
infrastructure, potential spills / release of
agricultural chemicals, and the historical use
of agricultural chemicals. The findings of the
preliminary — assessment  “indicated  that
contamination may be present which could
present a pofential human heclth and /[ or
ecological risk based on the fulure proposed
use of the site. Based on the resulfs of the PSI, a
detailed site invesfigation is required. This
assessment would then provide appropriate
remediation strategles, by which it s
considered by Pitt & Sheny that the sife could
be suitable for the proposed development.”

to

categories & Objective

Strategies

Comment/Consistency

Infegrated fransport
and land use planning

To support an efficient,

accessible and safe
fransport system
through improved

infegration of land use
and transport planning.

1.1. Support development that maximises the
use of existing fransport Infrastructure and
services.

1.2. Ensure protection of existing and future
strategic fransport infrastructure corridors and
assets  froad, rail,  ports, air),  from
encroachment by incompatible land use and
development. :

1.3. Minimise fthe environmental, cultural
herifage and social impacts associated with
new and upgraded fransport infrastructure
and mainfenance works, while maintaining
the safety and efficiency of transport
networks.

1.4. Avoid allocating fand for sensitive uses
adjacent or close to major fransport corridors

The site will contain an extensive network of
cycleways and pathways, connecting
residential, visitor and community uses.

With respect to the impact of the proposed
development to major transport assefs, it is
noted that the site Is located in close proximity
to Launceston Airport. The Alrcraff Noise
Infrusion Report prepared by  Tarkarm
Engineering dated 10 May 2019 confirms that
the aircraft noise intrusion is unlikely to
significantly impact amenity for the Ridgeside
Lane subdivision and development. “As such,
additional assessment and/or consideration of
buffer zones and structural upgrades fo
buildings  within  the  subdivision  and
development to attenuate daircraff noise s
considered unnecessary.”
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RelevunSub—
categories & Objeclive

Strategies

Comment/Consistency

and hubs.

1.5. Provide for public fransport, walking and
cycling infrastructure as part of new and

upgraded road infrastructure,  wherever
possible.
1.6. Ensure land use is informed by

infrastructure investment programs.

Road and Rail
Networks

To plan, manage and
mainiain an integrated
road network  that
supports efficiency,
connectivity, travel
reliability and safety for
Users,

To provide for fhe
ongoing safe  and
efficient operatfion of
Tasmania's operational
rall  freight network,
and recognise the
strategic value of non-
operational rail
corridors.

2.1. Protect: aj the Burnie fo Hobart fransport
coridor as Tasmania's premier passenger and
freight comidor, faciitating the movement of
high volumes of people and heavy freight
between major ports, intermodal hubs,
population and industrial centres;

b) last mile urban freight connections as key
links in the State’s freight network;

c] strategic rail freight loading facifiies

adjacent to existing rail corridors; and

d) the sirategic value of non-operational rail
corridors.

2.2. Recognise the role of Tasmania's regional
road network in providing connectivity and
agccess between regional  and  rural
communities, major  production and
processing centres and tourlsm desfinations
and facilities.

2.3. Support heavy vehicle access across the
road network fhat is responsive to industry
needs and appropriate fo the use and
function of a road.

2.4, Infegrate urban land use with road
infrastructure to maintain high leveis of fravel
time reliability.

2.5. Integrate tourism use and development
with strategic road networks to maximise
connectivity, access, and safety for visitors,

2.6. Support development of the Bumie fo
Hobart rail corridor as Tasmania's highest
standard rail freight network.

The proposed development will not impact on
the Burnie to Hobart transport comidor, urban
frelght connections, strategic freight loading
facllities or heavy vehicles access.

The Traffic Impact Assessment discusses “that
there is existing capacity on the Evandale
Road network that can be utilized prior o the
requirement to bulld the bypass road. As the
bypass road is expected to be a quicker route,
affer development of the bypass it is expected
that there would be litte impact from fhe
development on fraffic movements in the
town of Evondale so any fraffic increases
would be temporary".

Where upgrades are proposed in the form of
Evandale Bypass Road, these agreements will
be addressed to Council under a separafe
cover.

Ports and Infermodal
Hubs

To ensure the safe and
efficient operation of
Tasmania’s major sea
and dir ports.

To protect and
promote existing and
future intermodal hubs
and indusfrial areas as
central points of freight
generation and
exchange.

3.7, Profecﬁ‘ Tasmania’s major ports at Bumnie,
Devonpeort, Bell Bay and Hobart from
encroachment by incompatible land uses.

3.2. Promote development at and adjacent to
major ports that is compatible with proximity fo
a major port, or reinforces the role of the port
as a freight and logistics hub.

3.3. Avoid allocaling land for sensifive uses
adjacent or close to major commercial ports
and related industrial activities.

3.4. Plan for and maintain regional ports at
Grassy and Lady Barron as critical links in the
frelght supply chains of the Bass Strait Islands.

3.5. Ensure that planning relafing to airports is:
a) integrated with both fand fransport systems
and supporfing land use frameworks; b)
supported by appropriate buffers; and c/) able
to accommodate complimenfary —and
supporfive businesses and activities.

3.6.
intermodal

future major
the Brighfon

Profect current and
hubs, including

The proposed development is not in proximity
to major sea ports and will not impact on the
idenfification of land for fufure industricl
pUrposes.

The accompanying Acousfic Report prepared
by Tarkarr Engineering addresses the proximity
of the proposed development to Launceston
dirport  with respect to  potential  noise
disturbance. This report confirms confirms that
the dlrcraft noise infrusion is unlikely fo
significantly impact amenity for the Ridgeside
Lane subdivision and development
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Relevant Sub-
categories & Objective

Strategies

Comment/Consistency

Transport  Hub, from encroachment by
incompatible land uses.

3.7. Ensure sufficient and appropriate sized
land parcels are identified and zoned for
future industrial, freight and intermodal uses,
and are located to maximise access fo the
strategic freight network.

3.8. Locate developments that generate high
volumes of heavy vehicle movements in
existing intermodal hubs and industrial areas
with good access to Burnie to Hobart corridor.

4.1. Locate developments that attract high
numbers of people within existing activity
centres and/or adjacent to key public
transport cormidors.

4.2, Locate new residentfial and major new
commercial developments in areas that are
capable of being supported by the existing
public transport network or support a logical
extension of the network.

4.3. Ensure existing and new residential
development supports walking and cycling by
providing infrastructure that maximises safe
connectivity, and minimises fravel distances to
and from key destinations.

4.4. Maximise the use of alfemative modes of
transport through the provision of pedestrian
and cycle infrastructure and facilifies within
and fo existing activity cenfres.

4.5, Ensure road design can support efficient
and reliable public transport services.

The Economic Impact Assessment prepared
by MCa confirms that based on the growth at
Ridgeside Lane, the Evandale population
would reach 3366 by year 16 (2036).

The development wil contain an extensive
network of cycleway and pedestrian paths for
future and existing residents of the area which
will provide a walkable community.

Passenger Transport

To support safe,
efficient and
accessible public
transport, walking and
cycling nefworks,
connecting people fo
employment,
education, essential
services and  social
activities.

Energy

To recognise and
protect current and
future sfrategic energy
infrastructure,
resources and
corridors.

To facilitate the
efficient and timely
development of
existing and new

energy opportunities.

5.1. Plan for, and facilifate energy-related use
and development in appropriate locations.

5.2. Protect energy infrastructure, resources
and corridors against competing and
incompatible use and development.

5.3. Maximise the use of existing energy
infrostructure, prior tfo exfending ensrgy
nefworks.

5.4, Contribute to improved energy efficiency
through urban design and urban sefifement
pattem, and support for the use of afternative
fransport modes.

A Preliminary Services Assessment which has
been conducted by Cardno confirms that the
site is cumently not serviced by electrical
infrastructure. The development will require the
existing infrastructure fo be extended to the
development boundary.

The Concept Masterplan proposes a
sustainable mixed use communily, with
number of sustainability initiafives  being
Investigated including the incorporation of
solar panels and communal batteries to dll
buildings.

Waste and Resource
Recovery

To ensure that existing
and  future waste
management facilities
and services are
identified, protecfed
and managed fo
maximise the recovery
and re-use of valuable
resources and fo meet
the needs of the
Tasmanian community.

6.1. ldentify and protect existing and future
waste management sites.

6.2. Locate waste management and resource
recovery faciliies and services to minimise the
impact on surrounding systems and uses.

6.3. Ensure that waste management collection
and fransfer services are provided and sited
for existing and new developmenfs and
subdivisions in ways that maximise efficiency
and access for users.

The development wil not Tmpact fhe
operafions of the Evandale Waste Transfer
Station located to the south of the site in Gunn
Street. The proposed development will utilise
Council's  waste collection service for
residential  properties, with a private waste
collection for commercial/tourism — uses.
Household waste and recycling initiatives will
be implementied on site.

The internal road system will be designed fo
accommodate a standard waste collection
vehicle.

Water Supply, Wasfe
Water Treatment and
Urban Drainage

To  plan _for the

7.1. Locate development to maximise the use
of existing water supply and waste wafer
infrastructure.

A Preliminary Services Assessment which has
been conducted by Cardno confirms the
following:
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Relevant Sub-
categories & Objective

Strategies

Comment/Consistency

effective, efficient,
sustainable and  safe
delivery of reliable
water supplies,
including drinking
water, waste wafer
collection and

treatment and urban
drainage.

7.2. Ensure that land use pianning considers
the sustainable, long term provision of warer
supply and waste water freatment services to
Tasmanian communities.

7.3. Ensure drainage from developed areas is
safe, minimises environmental impacts and
protects against floeding and erosion.

7.4. incorporate water sensifive urban design
principles info the pianning and delivery of
new developments.

Polable Water: Evandale is part of the
Longford System which takes water from the
South Esk. The system is part of the Greater
Launceston Water Supply Strategy work which
is cumrently in progress. The site is currently not
serviced with potable water. Existing potable
water infrastructure is located along Logan
Road (DN150) and White Hills Road (DN100)
that is located in close proximity fo the site.... It
is expected that these assets will be extended
to the development 1o service the site. There is
approXimately 2000 ET's of capacity af the
reservoirs at Devon Hills that supply Evandale.

Wastewater: The site is cumently not serviced
for wastewater. The existing wastewater
infrasiructure is located along Logan Reoad
{twin DN150 mains) that is in close proximity to
the site..... It is expected that these assefs can
be extended to the sife to service ihe inftial
development. The STP has a licence limit of
0.37ML/day, with current inflows averaging
around 0.2ML/day. This is equivalent to 309 ET's
of capacity remaining at the STP. The
remaining sewage will need fo be diverted o
a new STP or upgrades to the existing STP will
be required.

The development will also incorporate water
sensitive urban design tfo recapture and reuse
all rainwater on the property; and onsite
freatment and potential reuse of black water.

Taswater confirm in advice dated 6 May 2019
that the “"Ridgeside Lane proposal itself may
driive growth, with comresponding capacity
demands which Taswater would respond fo. In
the event that the development would take
place over a period cumently esfimated fo be
over 15 years, corresponding infrastructure
improvements would be required as a cost fo
development...The Ridgeside Lane proposal
would be a significant development and will
be included in future strafegy deliberations
unless other advice to the contrary comes fo
hand."

Telecommunications
To facilitate the orderly

development,
extension and
maintenance of
telecommunication
infrasfructure.

8.]1. Support the provision of modem
telecommunications services that are widely
accessible to business, industry and the
community.

8.2. Support the development of land for
telecommunications faciiities, where required.

8.3. Ensure the efficient and cost-effective
depioyment of broadband nefworks by
enabling access to transport and other public
infrastructure corridors.

8.4. Minimise the environmental and social

impacts of new telecommunications
infrasfructure.
8.5. Utllise  existing  underground  or
aboveground  sites  and  facilities  for
telecommunications facilities where
appropriate.

The Praliminary utilifies Assessment prepared by
Cardno confirms that “the site is currently
serviced by NBN. The land that can be
serviced by existing NBN infrastructure ... It is
expected the development will be able fo
utiise the existing infrastructure for their
development.”
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8 MNorthern Tasmanian Regional Land Use Strategy

How does the proposal meet the overarching sirategic directions and related policies in the Northern

Tasmanian Regional Land Use Strategy?

The Economic Impact Analysis prepared by MCa confirms that the Ridgeside Lane development “will
enhance the Northemn Land Strategy and contribute to population growth objectives, new pbusiness, tourism
development; local employment growth; and liveability. The project Is not simply a housing development. If is
the creation of a new way of living in an environmentally planned area  that offers diverse housing types. This
is combined in a precinct  that will deliver sustainable businesses, new jobs and fraining for young people in

hospitality and agribusiness.

The proposed Ridgeside lane development will be a major confribufor fo 3 of the goals - Economic

Development, Liveability, and Susfainability.

In particular it addresses some of the challenges identified in the Land Use Strategy: the need for a larger
population (families and couple households) fo renew the regional populafion; new job cpporfunifies (in

tourism, agribusiness and services) and the development of new employment related skills.

= Ageing population: the development will increase the population of Evandale, by attracting a mix of

new residents, including famiiies, younger people and retirees and will renew the population.

= Housing types: offers a diverse range of housing fypes which will affract locals and interstate migrants
to the region. With the proximity fo Launcesfon, pecple can reside in Evandale and work in

Launceston (in services and professional occupations).

»  Tourism growth: the precinct will offer new tourism facilifies, which will atfract visitors and complement

the Launceston and regional offer.

»  New jobs: the development will create new direct jobs in the various businesses fo be located in the
precinct (hotel, eco-resort, wellbeing refreat, demonsfration farm, education and artisan hub, child

care and aged care).

= Strongerlocal business: the combination of new residents and visifors and their spending will provide a
boost fo local businesses in Evandale. The operations in the precinct will also provide a new market

for local produce and other services.

= Services and infrastructure: the development will deliver a childcare centre and retirement living and

age cared facilities. it will provide open space and recreafional faciiities for all residents of Evandale.
= Skills and fraining: fraining in hospitality and agribusiness and work experience will be delivered.”

The manner in which the proposed development accerds with the overarching godls and strategic directions
(pp. 8 - 13) and the related policies of the Northern Tasmania Regional Land Use Strategy is discussed in Tables
3A and 3B over.
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Goal

Strategic Direction = Comment

Goal 1: Economic Development
To facilitate economic
development and productivity
through integrated land use and
infrastructure planning

The proposal will promote economic productivity through the provision of high-
quglity infrastructure on the site, focusing on regional tourism. The emphasis on
sustainable living and sustainable fourism will promote competitive advantage for
the local area by adding diversity in the local economy and generating jobs, in
accordance with Strategy Direction G1.1.

An Integrated and coordinated approach to the development has been achieved
through the provision of on site car parking at relevant facilities across the site,
walking and cycling networks, emergency access provisions, sewerage and water
freatment faciiies and appropriate road linkages fo the surrounding network, in
accordance with Strategy Direction G1.2.

The development will not fetter adjacent agricultural landuses, meeting Strategic
Direction G1.3.

The development will provide for fourism, including tourist accommedation and
tourism  education, adding diversity fo the economy and job generafion, n
accordance with Direction 1.1{b) and will provide downstream activifies to natural
resources [le agribusiness) meetfing Direction G1.1(e).

Godl 2: Liveability

To promote liveability measures
for social and community
development and the
betterment of healthy, strong
and vibrant urban and rural
seftlements.

The Ridgeside Lane development will complement, rather than delract from the
existing business centre of Evandale and will therefore not impact on the commercicl
hierarchy established by the NTRLUS. Further, the devslopment will provide for
expansion of the existing urban area of Evandale, thereby not hindering the
identified regional setlement hierarchy identified in Strategic Direction G2.1.

The development adheres fo Strategic Direction G2.2 by planning for socio-
demographic changes as discussed within the Fconomic Impact Analysis prepared
by MCa which confirms:

»  The existing population of 1124 is from the ABS Census 2016. The population
of the Evandale Urban Area has been basically stafic over the 10 years to
2016, In the absence of the propased development the population s likely
to get smafler, with future ageing and smaller household sizes.

s The development will atfract a mix of families and refirees and will renew
the population.

»  For the analysis we have assumed the existing popuiation remains constant
and the new population {based on 631 house lofs and 80 refirement villa
lots), increases progressively to reach 2242 in year 16 (2036), when the
housing and vilia construction is fully completed.

In order fo meet the demands of this anficipated population the development
provides a diverse mix of housing types and lot sizes and a range of required care
service facilifies are planned for the precinct, which includes refirement living, aged
care (including dementia care] and disability respite. An early learning/child care
centre is also included to service families in the region.

The development will create ifs own unique ideniity and sense of place while not
detrimentally impacting upon the local character of Evandale or detrimentally
impacting upon significant European or Aboriginal cultural significant sites, in
adherence fo Strategic Direction G2.3.

The site will provide a range of social infrasfruciure including open spaces, walking
and cycling connections, a Men's shed, a refrement vilage hub and
restaurants/cafes fo promote social interaction and inclusion, in accordance with
Strategic Direction G2.4.

Goal 3: Sustainability

To promote greater sustainability
in new development and
develop stronger community
resilience to social  and
environmental change.

The development will promote cpen space and outdoor recreation opportunities
and has been designed sensifively fo consider the site's scenic assets, in accordance
with Strategic Direction G3.1.

On site water quality will be enhanced through WSUD ponds and on site waste water
freatment.

The development wil not adversely impact on scological processes, as discussed in
the accompanying subconsultant investigations.  In addition, the development will
not impact genetic diversity, with the Natfural Values report prepared by Nest
confirming that as habitat features within the property are in a degraded state.
Conversely, Nest also confirm that “/f incorporated into the development plans, this
project has the potential fo protect and enhance some areas of habitat fo
encourage greater biodiversity",

Goal 4: Governance
To provide cooperative and

Significant community engagement has been undertaken for the proposal in
consideration of Strategic Direction G4.1:

fransparent  leadership  and | “A poinf of consensus was that the development should be about the children and
regionally  supportive  local | grandchildren of existing residents'. This sentiment when joined with the principles of
governance structures to | economic, social and environmental integration is a potfent force for optimism about
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Goal

Strategic Direction - Comment

advance infegrated
land use objectives/o

including the goals, strategies

and polficies of the RLUS.

the development's potential confribution tfo the fuiure of the Evandale District and
broader Region." Ridgeside Land Community Engagement Report July 2018 [Noa
Group)

strategic
utcomes,

Policy

Actions/Strategic Direction - Comment
REGIONAL SETTLEMENT NETWORK POLICY
Regional Seitlement | The subject site is currently within the ‘Rural' land use category, as demonstrated by Figure 3.
Networks This strategy identifies Evandale as a 'Sateliite Settlement' being a settlement within proximity to
the Greater Launceston Urban Areq, which provides a dormitory function to the regional city.
The Strategy confirms that such settlements “...... provide for a rich mixture of land uses,
including locaticns for residential housing for a significant proportion of the region's workforce,
associated industrial areas and localised employment opportunities. The setilements are
supported by a wide range of local communily, retail, business and commercial functions. As
key regional urban areas they will deliver services to their surrounding area as they are subject to
substantial change and growth pressures.”
It is proposed to amend the Northern Regional Land Use Strategy whereby the subject area be
reclassified from its current land use classification of 'Rural' to be included within an *Urban
Growth Area'.
Despite the fact that the sife is not currently identified as growih area within the RLUS we note
that the objectives of this strategy will be met as the development will:
=  Provide increased oppertunity for access by increased tourist visitation through
Launceston Airport which handles 1.3million passengers per year and which is located
only 7km from the site;
= Provide opportunity for regional population growth, including interstate migration;
= Provide investment opportunities by attracting offshore and mainland capital;
= Allow for economic growth, job creation and upskiling of the workforce;
= Provide housing diversity for all stages of life, including seniors living;
= Provide a liveable community and a vibrani, sustainable urban sefflement, with
dcecess to a range of facilifies.
= Adequate water service Infrastructure exists and an onsite sewerage treatment facility
is o be provided.
Housing Dwellings | Lots sizes will be varied and will include:

and Densities

344 x General Residential allotments ranging in size from 450m2 fo é69m2.

140 residential super lots to provide sustainably designed and constructed mulfiple
dwellings offering a variety of housing opporfunities.

81 x Low Density Residential allotments ranging in size from 1,500m2 fo 5,500m2.

27 % Rural Living 'Zone A’ lofs ranging in size from 1 hectare fo 1.95 hectares.

17 x Rural Living 'Zone B' lots ranging in size from 2 hectares fo 2.64 hectares, with
private driveways off Logan Road.

The higher density accommodation is located along the central opens space spine, with
decreasing densifies fowards the perimeter of the site, including Logan Rd. The housing types
and densities meets the intended policy outcomes.

Integrated land Use
and Transport

The range of community and health services provided on the site, together with cycleway and
pedestrian paths will provide a walkable community.

Centrallsed parking areas for visitors will ensure that the carparking needs of the overall
development are adequately medt.

Residential Design

Buildings will be 1-2 storey in height and will be designed to be sympathetic with the Georgian
character of the existing Evandale township.

Extensive oped space areas will be provided, including a full size cricket/AFL field, for ongeing
public use.

Housing Affordabilify

The development will provide a range of ofs sizes and dwelling types to provide for families, first
home owners and seniors.

and
Living

Rural
Environmental
Development

The development Incudes 44 rural living lots which will provide for fransition in density from the
smaller residential lots located in the centre of the site to the perimeter of the site. The provision
of rural living lots fronting Logan Rd, acknowledges the capacity of this road and limits the
number of lots with direct access.

The 200m buffer which Is provided to agricultural lands to the north will ensure the ongoing
protection of agricultural enterprises on such lands.
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Aclions/Strategic Direction - Comment

REGIONAL ACTIVITY CENTRE NETWORK POLICY

Specific policies and
actions

The Ridgeside project will increase the population by 2242 persons to an estimated 3346 by 2036
(MCal).

The development will promete and support the role of the existing Evandale business centre. The
Economic Impact Analysis prepared by MCa confirms the following:

= In curent 2018 prices, fotal annual household income [pre-tax) of the new residenis
would increase from $3.5 million In year 2 {2022] to $49.9 million by year.

= Annual resident consumplion spending will increase from $1.517 million in year 1 to
$21.569 million in 2035.

« This spending will benefit businesses in Evandale, ofher nearby fowns (eg. for
supermarket spending and other food products, health services), and Launceston for
specialist retail products and other services. This split is likely to be of the order of a third
in each location (eg. an iniection of around $3 million per year to local Evandale
businesses in year 7 increasing to around $7 million by year 16).

The development will not adversely impact on the role of Evandals or Launceston due to the
unigue range of services provided, which will not duplicate those located in other centres.
Evanddle, which is identified as  Satelite centre, has a role which seeks to "service the daily
needs of surrounding community and provide a focus for day-today life within the community".
The Ridgeside Lane project will provide suggested landuses such as fourism related functions ‘in
a rural context' and a restaurant/café fo support local or fourist frade as specified by this policy.
The development will also expand on the range of passive and active recreational uses as also
recommended by this policy for a satellite centre. Further, the development includes a range of
specialist fourism uses, which also reflect the infended outcomes of this policy.

In addition, the development will contdin d range of community facilities including a refirement
village comprising a care centre including specialist aged care, palliative care and dementia
care facilities in addifion to independent living units, @ men's shed, a lawn bowls court and
activities cenfre.

REGIONAL INFRASTRUCTURE NETWORK POLICY

Specific policies and
actions

In accordance with Policy RIN-P6, the proposal s consistent with Actions RIN-A1D — Al7. The
subdivision design has incorporated safe road layouts, pedestrian and bicycled connectivity to
community faciities and open spaces and emergency vehicle access. Pedesfrian and
cycleway access s provided directly fo Evandale

The proposal is also consistent with RIN-P7 in providing a subdivision design with inferconnected
road layout where there are no cul de sacs proposed (RIN-AZ20)

REGIONAL ECONOMIC DEVELOPMENT POLICY

Training and | In accordance with ED-P5, the proposal provides innovative initiatives to improve the lifestyle
Education and provide employment and training oppertunities in new and emerging growth industries,
Tourism The proposal is particularly focused on tourism, whereby the development will enhance the

range of tourism and visitor experiences in the region (ED-P9).

SOCIAL INFRASTRUCTURE AND COMMUNITY POLICY

Socidl Infrastructure

In accordance with SI-PO1, the development has incorporated social infrastructure which Is well
located to the residential devslopment and employment opportunities.

A sustainable educalional hub is proposed and demonstration agribusiness facility which
promotes sustainable living within the facility (SFA02).

REGIONAL ENVIRONMENTAL POLICY

Biodiversity and
Native Vegstation

The Natural Values Reporf prepared by Nest confims that “ferrestriafly there was little pafive
vegetation remaining and few habitat opporfunities on the property....the property was found
to be biologically impoverished however there remains a few dreas with sorme natural values
that could be protected and rehabilifated to provide habitat and refuge for local and
threatened fauna species within the development plan.”

Open Space and
Recreation

The development has high regard for open space and recreation linkages which will confribute
to community health and wellbsing, amenity and environmental sustainability [OSR-PO1)

Natural Hazards

NH=PO?2 and NH-PO3 have been addressed, where the site natural hazards, including bushfire
mitigation measures can be achieved in subdivision and building design.

Coasts and
Waterways

Water supply catchments will be enhanced where on site WSUD ponds have been incorporated
into the subdivision design and an on site sewerage and waste water facility will promote public
and private re use of water (CW-PO7).
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g Justification for Modification of Urban Growth Area Boundary

As the amendment seeks to modify and urban growth boundary and relafes to greenfield land, the following

supporting information is provided:

9.1 Justification for Provision of Additional Land
Provide justification for any addifional land being required beyond that already provided for under the existing
regional land use strategy. This analysis should include the current population growth projecfions prepared by

the Department of Treasury and Finance

Appendix A of the accompanying Economic Impact Analysis prepared by MCa confirms that "the Ridgeside
Lane project aligns with the Tasmanian Government's Population Growth Strategy and will contiibute fo a

renewal of the population of Evandale and the broader Northern Midlands LGA. In fhe absence of a

development of this nature the population of Evandale and the Northern Midlands LGA, will confinue fo age

and remain static or decline.”

“Tasmania's estimated population as at March 2014 was 514 684 persons. By June 2036, Tasmania's population
is projected to be 576,925 persons under the medium series. By June 2037, under the high series, Tasmania’s
population is projected to be 641,455 persons, and for the low series to be 519,143 persons by June 2037."

“Tasmania curently has the oldest population in Austraiia and it is ageing faster than any ofher state or
territory. In Tasmania, the median age is 41.5 years compared with the national medion age of 37.3 years. It is

projected that more than one in four Tasmanians will be aged 65 or oider by 2050, based on current frends. “

“The Population Crowth Strategy is part of the government's vision of making Tasmania the best place in the
country to live, work, invest and raise a family. The detailed Population Growth Strategy identifies 50 actions in
three key areqas:
= Job creation and workforce development: we will facilitate job creatfion and idenfify current and
future employment opportunities to inform investment in education and fraining, and migration
atfraction strategies.
= Migration: we will actively pursue and facilitate overseas and interstate migration fo Tasmania and
encourage Tasmanians fliving elsewhere to come home.
= liveability: we will build and promote Tasmania's liveability and foster a culture which is vibrant,

inclusive, respectful and supportive.”

"The Ridgeside Lane project aligns closely with the Tasmanian Government's Population Growth Strategy. and
will confribute to a renewal of the population of Evandale and the broader Northern Midlands LGA. In the
absence of a development of this nature the population of Evandale and the Northern Midiands LGA, will

confinue to age and remain static or decline, in line with the Tasmanian Treasury's projections for the LGA. *

9.2 Analysis and Justification of Potential Dwelling Yield

Provide analysis and jusfification of the potential dwelling yield for the proposed additional area of land

The Economic Impact Analysis prepared by MCa confirms that the completion of the development will
increase the population of Evandale by 2242 persons by year 18 (3034). Whilst exceeding the populafion
intended for the Northern Midlands by the NTLUS it is noted that the Ridgeside Lane development is not merely
a housing development but a mixed use project that has the capacity fo boost employment and business

growth evidenced in the following (MCa, 2019):
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Annual spending by Ridgeside Lane residents in Evandale and fhe region, will increase fo around $22

million per year by year 18 generafing up to 126 jobs (direct and indirect/induced jobs) in that year.

Precinct operations: the business operafions on the precinct will provide a tofal of: 133 direct jobs in
tourism and hospitality, education/iraining and care; and will generate a further 32 indirect/induced

jobs in the region.

Visitor spending in other businesses in the Evandale village wil increase to $3.7 million in 2031 and $4.1

million in year 18.

Construction jobs: an average of 57 direct on sife jobs would be generated per year during fthe

construction 15 year period, with a further 14 direct jobs in materials and services supply.

Analysis of Land Consumption

Provide analysis of land consumption (ie land taken up for development) since the regional land use strategy

was declared.

The accompanying Growth Assessment Maps prepared by Traders in Purple demonstrate the availability of

zoned land within various townships of the region and the potential limitation to the development of such lofs,

despite their urban zone. The townships investigated include:

Legana s StHelens

Exeter s George Town
Beaconsfield «  Campbell Town
Hadspen » Perth

Deloraine « longford
Scottsdale s Evandcle
Whitemark

The following conclusions have bene drawn from this analysis:

1.

[

oW

The region has an aging population and is anficipated to experience steady decline in people aged

0-3% over the next 20 years;

Land within the existing growth boundaries offers very limited potential for housing or jcb growih;

Land must be released to support new homes and job opportunities by extending growth boundaries;
Ridgeside Lane offers o ready solution as referenced in the Executive Summary — Growth Potential for

Northern Midlands Region prepared by TIP.

Specifically, the following observations are made in support of the Ridgeside Lane proposal:

Northern Tasmania's ageing population {60+) is growing and there is a declining population of young
families and middle aged adults {0-5%).

Positive population growth (+41%) is expected in the 60+ aged group cohort to 2037.

Negative population growth (-15%) is expected In the 0-57 age group cohort to 2037.

While there appears sufficient residential zoned land to accommodate population prejections and
housing the availabiity of appropriately zoned land for o community-based project with a range of
land-uses and a willing developer appears non-existent.

The number of suggested land lots that could be delivered in the Northern Tasmania region is based
purely on the assumption that the lots identified in the assessment can be developed and will be
developed expressly for permissible residential land subdivisions.

In undertaking investigations, there are four apparent key challenges te delivering new homes in the

region:
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(a) Many of the sites have environmental constraints/challenges that would require further
analysis to accurately determine potential. As such, development potential within the
assessment is very high-level/desktop and generally optimistic.

(o) Analysis reveals that historically, there has been a very low take-up rates in Northern Tasmania
for subdivision davelopments. It may be that burgeoning ageing populations and declining
family-age populafions have contributed to the low appetite/demand.

(c) Thirdly, some large residential landholdings may currently be used for agriculture or other uses.

(d) Finally, TIP note that it is generally accepted that land subdivisions in areas with Imited access
to services, jobs and amenities are more likely to be commercially unvicble, when factoring
nfrastructure costs and availability of comparable cheap land/homes in local markets.

o«  When comparing available developable land in Northern Tasmania, Ridgeside Lane is highly
developable, relatively flat, environmentally unencumbered land in a highly desirable location. It is
also in proximity to Launceston airport and within short driving distance to jobs/amenities in Perth,
Longford and Launceston city.

« The proposed Ridgeside Lane project dlso provides wider eccnomic benefit than a standard land-lot
subdivision, providing 100+ FTE jobs and a range of land uses that would bensfit the local and regional

economy as well as promoting fourism and aged-care housing.

9.4 lustification for Any Additional Land
Provide justificafion for any addifional land being located in the proposed area, considering the suitability of
the ared in terms of access to existing physical infrastructure, public transport and activity centres that provide

social services, retail and employment opporfunifies.

The Ridgeside Land develoepment is a mixed development outcome which contains a range of facilities which
will provide social services and employment opportunities including community gardens, parklands, walking
and cycling paths, men's shed, cricket/AFL oval, hotel restaurant, cafes, lawn bowls, retirement activities
centre, seniors living, specialist aged care, paliative care and dementia care facilities, sustainability,

education and artisans hub, demonstration farm and agribusiness facility and a child care cenfre.

The subject site is unique in terms of its significant size and proximity to Launceston airport, which allows for the

inclusion of a broad range of tourist and visitor activities and accommodation.

Further, the development will provide for a range of residential and rural living opportunities fo provide diversity
in housing and to address a need for first home owners through to ‘aging in place'. The development contains

an extensive network of walking and cycling paths to reduce reliance on motor vehicles.

9.5 Consideration of Sequencing and Land Release

Consideration of appropriate sequencing and land release within the local area and region.

The accompanying Econcmic Impact Analysis prepared by MCa details the staging of the Ridgeside Lane
project, which is an 18 year project providing ¢ tofal of 631 dwellings, with up to 31-50 dwellings bullt and
occupied each year from 2021 fo 2035. The construction impacts of this are significant, where are a number of
onsite, equipment supply, and indirect jobs generated cver this construction time frame. It is also anficipated
that the population growth would contribute fo an additional 126 direct and indirect jobs by the 18 year of the
construction phase.

Pitt & Sherry have cempleted o 'Consultation with General Managers' Report dated 17 May fo ascertdin

support or otherwise changes fo the regional Land Use Strategy. The findings of this consultation can be found
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with the accompanying report, however, the generadl oufcome of discussions revealed a general support of
development which assists in the growth of the region, however, strategic justification would be needed,
together with the provision of any necessary infrastructure. With respect to the Ridgeside Lane project there
were “varied comments from total support fo reserved support for the idea. Ridgeside was seen as having a
point of difference — the whole idea of sustainabie communities. The point was made by fwo councils that
development in Evandale is not going fo impact on growth in other areas...... The key message was more
information is needed and the proposal has fo be backed by sound strategic planning by the council
(Northern Midlands).”

9.6 Consideratfion of Targets for Infill Development

Consideration of any fargets for infill development required by the regional land use strategy.

The NTRLUS identifies Evandale as a satelite sefflement which is fo "provide an extensive urban area
independent of the Greater Launcesfon Urban Area with key local, commercial, and community service

functions”. A growth potential of approximately 200 residential lofs is anticipated for Evandale.

The Economic Impdct Analysis prepared by MCa confirms that “a major issue for Tasmania and regions
inciuding Northern Midlands is slow population growth and an ageing population..... Under the medium and
low series, the Northermn Midlands LGA population deciines and under the high series the population incredses
only by around 500 persons. Under all these scenarios the population continues to age. .......The Northern
Midlands LGA is one of 12 LGAs in Tasmania, whose populations would decline under the medium growth
scenario.” It is considered that rigid adherence to the intended growth levels (of 200 lots) for Evandale will fail

to address this declining population growth, and the resultant impact on economic growth.

The accompanying analysis of the growth pofential of dll townships within Northern Midlands (to 2037) which
has been prepared by Traders In Purple confirms that all satellite settlements and distict cenires have @
capacity of accommedate growth to 2037, based on Treasury populafion forecasts. However, whilst ‘on
paper’ such populations targets appear able to be met, a number of existing residentially zoned areas may
not readily proceed fo subdivision due fo the limited size of the land holding, site constraints and the
‘willingness' or financial capacity of landholders to proceed, given the perceived (and real) lack of
populafion growth. Further, Traders in Purple has researched the exisling land estates and have found that
these are generally infill or attached to existing subdivisions and whilst provide additional housing. orovide no

additicnal amenity or any significant engoing economic benefits to the local community.

Whilst the Ridgeside Lane site is not identifled as a growth area within the strategy it has the capacity to
accommodate an increase in populafion which will sustain employment and business growth within the local
area, the region and the State. The Ridgeside Lane project supports the three key areas of the Tasmanian

Government's Populafion Growth Strategy.

x Jobs: the project is not just housing, It will creafe new direct jobs on site (hotel, provender, farm, aged
care, and childcare) and fraining for young people. The additional population will also provide d

boost to businesses in Evandale and other parts of Northern Midiands LGA.
= Migration; the development will alsc affract interstate people, who are seeking a new lifestyle.

«  Liveability: the project creates innovative housing and new businesses in a way which is sensitive to

the environment and the Evandale location. (MCa, 2019)
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9.7 Potential for Land Use Conflicts
Potential for land use conflicts with use and development on adjacent land that might arise from the

proposed amendment.

The revised Concept Masterplan prepared by Lange Design (lssue H) and the revised Land Use Master Plan
(Issue J) now incorporates a 200m buifer between sensitive uses on the Ridgeside site and agricultural lands fo
the north. This has resulted in the relocatfion of all residential lofs, rural living lots, ecotourism and hotel
accommodation from this buffer. The only uses which are now contained in this buffer are non-sensitive uses
and agriculiural uses which include the demonstrafion farm and agribusiness, olive tree /chamomile and
lavender planting, botanical gardens, sustainability, artisan and education hub, WSUD ponds, sewerage and

waste water freatment facility.
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10 Justification for Development of Greenfield Land
10.1 Consistency with Regional Land Use Strategy

How the amendment accords with other strategic directions and policies in the regional land use sfrategy

The manner in which the proposed Ridgeside Lane development accords with the strategic directions and
policies of the NTRLUS is discussed in Tables 3A and 3B of Section 4 of this report.

10.2 Impacts on Natural Values
Impacts on natural values, such as threatened native vegetfation communities, threatened flora and fauna

species, and wetland and waterway values

There are a number of small dams across the properties, with two minor dry watercourses located near the
north eastern property boundaries. There is limited vegetation across the site due o use for sheep grazing. The
Natural Values Report prepared by Nest confirms that "ferrestrially there was little native vegetation remaining
and few habital opportunities on the property....the property was found fo be biologically impoverished
however there remains a few areas with some natural values that could be protected and rehabilifated fo

provide habitat and refuge for local and threatened fauna species within the development plan."

10.3 Impacts on Cultural Values
Impacts on culfural values, such as historic herifage vaiues, Aboriginal heritage values (nofing these have

already been addressed) and scenic values.

Cultural Heritage Management conducted an assessment of Eurcpean heritage in July 2018 which confirmed
that the township of Evandale is a National Trust clossified Georgian village, with some 39 heritage listed
properties included on the Australian Hertfage Database. Based on site surveys, there is very litfle potential for
in situ historic features to occur within the site area. Furthermore, the negative survey results were considered
an accurate indicafion that the potential for heritage features is very low. However, Cultural Heritage
Management recommend that the proponent ensure there is ongoing consultation with the breader public
regarding future design to ensure it will be sympathetic with the values and qualities of the Evandale township

and appropriately minimises visual iImpacts of the development.

Investigations conducted by Cultural Heritage Management Australia in July 2018 confirm that no Aboriginal
heritage sites or specific area of elevated Aboriginal heritage sensitivity were identified, and an AHR search
shows no registered Aboriginal sites within cr in the vicinity of the site aredq. As d result of the surveys carried out
by Huys and Sainty, the designated Aboriginal Herifage Office concluded that the proposal would nof impact
on known Aboriginal sites. Furthermore, given the extent of cleared land, any bush food resources are no

longer in existence and as such, the proposal will have minimal impact on Aborigingl heritage resources.

10.4 Potential Loss of Agricultural Land
The potential loss of agricultural land from Tasmania's agricultural estate (including but not limited to prime

agricultural land and land within inigation districts)

There have been a number of Agricultural assessments prepared by Macquarie Franklin in regard to this
proposal. The first was the Agriculiural Assessment of the Proposed Ridgeside Land Development dafed
December 2018 which accompanied the origindl strategy submission to Council. Follewing from this, the
Response to the Geo Environmental Solutions Initial Review of the Agricultural Assessment for the Ridgeside

Lane Development prepared in February 2019 was prepared in response to the Geo Environmental Sclutions
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review of the December 2018 report. In addition, there has been a report dated May 2019 which addresses

Council's additional information request.

The Agricultural Assessment prepared by Macquarie Franklin in December 2018 addresses agricultural
considerations of the subject land which is classed as class 4 land with no prime agricultural land present. It
was determined that future agricultural land uses are predominately based on imgated crops, as wel as
vegetable crops and perennial horticultural enferprises which were also found to have potenfial. Further, the
‘Response o the Geo-Environmental Solutions Inifial Review of the Agriculiural Assessment for the Ridgeside
Lane Development' which was prepared by Macgudrie Frankiin in February 2019 confirms that:

“The combined area of the properties in question associated with the Ridgeside Lane development covers d
total of 245 ha, and this represents less than 0.1% of the Class 4 land and less fhan 0.05% of the total ground on

a broader region basis.

The Queenscliff and The Mews properties associated with the Ridgeside Lane development would not be
considered as having any particular prominence and/or importance either on a local district and/or a

regional basis.

The Queenscliff and The Mews properties do not have a unique position refative to their value and importance
for agricultural land use acfivities and/or the potential for increased and heightened capacity to negatively
impact and/or constrain agricuitural land use activities, such as having waterway frontage, access to the NEIS,

relative size, soil types, land capability or aspect.

_.the area of land associated with the Ridgeside Lane development overall represents negligible proportion

of similar Class 4 land and that of the total land area on'a local and broader regional context.

There is no prime agricultural land (land capability <Class 3) on the properties in question nor in the near
vicinity, with the nearest prime agricultural land located 7.4 km to fhe nerth near White Hills with other prime

agricuitural land 14.2 km further to the west near Longford.”

Macguarie Franklin also confirm:

“The North Egst Imigation Scheme (NEIS) covers land that includes White Hills, Relbia and Evandale, and has a
total irigation allocation capacity of 4,650 ML, covers a total area of 16,545 hectares of irigable land, with 54
land holders having imigation rights. The amount of class 4 land within the NEIS scheme is approximately 11,000
hectares.

The combined irigation rights associated the properties in question associated with the Ridgeside Lane
development is 40 ML, and this represenfs 0.8% of the fotal amount of imigation water available from the NEIS.
The iigation water rights are fully fradeable within the NEIS scheme and can be permanently sold or leased
on a long and/or short term basis, and the water right watfer currently held by the proponent could be traded
accordingly.

Any water frades would need approval from Tasmanian Irigation, however it is reasonable fo consider that
the proponents’ imigation water rights could be effectively used by other land holders within the NEIS scheme
for agricultural production and therefore this water resource would not be lost.

The NEIS imigation pipeline, identified as Clarendon 3 pipeline, would nct be impacted by the proposed
Ridgeside Lane development, and therefore ensures the ongoing delivery of irigation wafer fo all NEIS

imigators (current and future) on the Clarendon 3 and 4 fruck zone and Clarendon A and B spur zone.
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10.5 Potential Land Use Conflicts
The petential for land use conflicts with adjoining land, such as agriculiural land and nearby agricultural

activities, taking into account future demand for this land.

The revised Concept Masterplan prepared by Lange Design (Issue H) and the revised Land Use Master Plan
(Issue J) now incorporates a 200m buffer between sensitive uses on the Ridgeside site and agricultural lands to
the north. This has resulted in the relocafion of dll residential lots, rural living lots, ecotourism and hotel
accommodation from this buffer. The only uses which are now contained in this buffer are non-sensifive uses
and agricultural uses which include the demonstration farm and agribusiness, olive free /chamomile and
lavender planting, botanical gardens, sustainability, artisan and education hub, WSUD ponds, sewerage and

waste water freatment facility.

This 200m wide buffer o sensitive uses, in conjunction with the extensive vegetation coridor and graduated
development intensity, are considered to ke adequate and sufficient in order to limit and prevent the risk of

fettering and constraining agricultural land use activity on the adjacent properties.

10.6 Risks from Natural Hazards

Risks from nafural hazards, such as bushfire, flooding and landslip hazards

Bushfire Hazard

An Inifial Bushfire Assessment has been prepared by Pitt & Sherry which has identified three potenfial sites as
potential evacuations centres in the event of a bushfire, being Evandale Primary School; Morven Park: and 2 -
4 Logan Road. In relation to access, it is understood Ridgeside Land may require some upgrading fo meet the
required acceptable solufions from that of itfs current condition, however, the report notes that new roads
within the development will be constructed to the required standards. Emergency vehicular access has now
been incorporated into the subdivision design onfo Logan Road. In addifion, the subdivision can achieve

compliance with required properly access requirements.

Giveh the number of residential allotments proposed, Pitt and Sherry confim that the subdivision can comply
with the code for water supply, provided that TasWater can supply water at the required guantity and

pressure for fire hydrants fo function.

The surrounding hazard management area has been classed as Grasslands, which is to be maintained in d
low fuel condifion throughout the bushfire season. Addifional site specific fuel reduction may be required
which limits opportunity for verfical and herizontal fire spread. Pitt and Sherry acknowledge that at this stage of
the site investigations, a BAL for individual sites has little relevance, however, to comply with the Code, each

new lot must achieve a BAL of 19 or better,

A vulnerable use is proposed on the site, being the seniors living component. However, in time as the
develcpment progresses in stages, the vulnerable use may not be located in a bushfire prone ared.
Altematively if located in o bushfire prone areq, than an emergency management strategy with mitigation
measures to achieve the required level of risk will be required and d BAL level of 12.5, which Pitt and Shemy
comment 'is highly likely that such a use can meet the requirements of BAL 12.5 and the other standards for a

Vulnerable Use as contained within the Code".

Therefore, Pitt and Shermry confirm that “this is o large greenfield sife as such achieving a tolerable bushfire risk is
a relatively simple provided there is adequate water supply pressure fo operate hydrants. Revisions to the
Master Plan have shown required emergency access poinfs on to Logan Road so fthe public access

arrangements are now compliant. Af this high level there would appecr fo be few impediments to managing
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bushfire within tolerable risk levels, recognising that full assessment of bushfire risk will be required at the

subdivision and development stages.”
In summary Pitt and Sherry also confirm the following:

= Individual lofs within the bushfire prone areas will need to achieve a BAL 19 rating or better.

=  Road access will meet required standards with the proposed emergency access peints provided off
Logan Road. Water supply will meet required standards if Taswater can confirm that there is adeguate
pressure in the system to allow rolling hydrants to function. Otherwise compliance will rely in water
tanks of reach lof.

x A rolling Hazard Management area will be required fo relate fo stages of the development.

= Whilst the site is generally flat each stage will require ifs own assessment fo determine the width of the
hazard management area for each stage/lof.

= The dominant class of bushfire prone vegetation is grassland/grazing.

= The width of a hazard management area fo service the site and achieve a BAL 19 rating will be in the
range of 10-14m width for fiat sites and 11-16m for sites with a slope up to 5 degrees; and

= Vulnerable uses will need to achieve a BAL 12.5 rating and be supported by d Bushfire Emergency

Management Plan (Principles only].

Geotechnical Constrainis
A report by Pitt & Sherry dated 2 May 2019 has been prepared fo assess landslip. This Landslip Assessment

report concludes that “the site, when developed under sound engineering praciice, is considered to be rafed

low risk to impact from small to large scale landslips, The following condifions are provided by Pitt & Sherry:

e All earthworks such as cutiing, retaining walls, filing, and surface/subsurface drainage should be
undertaken with sound engineering practice, including fill embankments being keyed into sloping
ground;

e Al bulk earthworks and structural foundations should have geotechnical designs based on detailed
site investigation;

o Al existing ponds/small dams not used for WSUD should be removed.

s Ponds being used for WSUD and storm wafer cafchments should be impermeable fo prevent the
unconfrolled release of excessive water info the ground.

o Al exposed/disturbed soil should be protected from ercsion by using erosion confrol materidis or by
planting grass and/or vegetation.

e Waste water should be freated in an impermeable structure fo prevent the unconfrolled release of
excessive waterinto the ground.

s The development should haress rainwater for use as potable water, imigation and other means

before being stored in the ponds.

If the above condifions are incorporated then Pitt and Sherry confirm that the sites susceptibility to landslide

will be reduced and the site has been assessed fo be suitable for the development.

Flood Impacts
MRC has prepared o Preliminary Flocd Risk Assessment to review any potential for flooding as a result of the

proposed development. Their assessment of hazards confirms that there is a low risk to adults and children

across the existing site for both the 1% and 0.5% AEP rainfall events.

I
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This conclusion is based on their investigations which indicate that "that across the majority of the site the
overall water depths in these major events falls within the range of 0-250mm in depth. The only exceptions o
the above, is in several locations across the sife where there are existing dams. The maximum water depth in
these locations for these major rainfall events can range from 100-900mm in depth. Maximum flow velocifies
do not exceed 1.5m/s across much of the site. There is one small section along fthe northem boundary where

these velocifies do reach 1.5-2.0m/s in these iarger events”.

Potential Land Contamination

A desktop Stage 1 Preliminary Site Investigation has been undertaken by Pitt & Shetiry to determine the risks
associated with potential contamination of the site in response to the proposed development. This report
confirms that several neighbouring properties have the pofential fo contaminate soil and groundwater,
including the Evandale Waste Transfer Station, a cattery / kennel, the Evandale Sewerage Treatment Plant
and a site with multiple parked vehicles. Potential on site sources of contamination include contaminated soils
from the unconfrolled placement of waste, potential tanks and underground infrastructure, potential spills /

release of agricultural chemicals, and the historical use of agricultural chemicals.

The findings of the preliminary assessment windicated that contamination may be present which could present
a potential human health and / or ecological risk based on thé future proposed use of the site. Based on the
results of the PSl a detailed sife investigation is required. This assessment would then provide appropriate
remediation sitrategies, by which it is considered by Pitt & Shemy that the site could be suitable for the

proposed development.

10.7 Impacts on State and Local Road Networks
The potential for impacts on the efficiency of the State and local road networks {including potential impacts /

compatibility with public fransport and linkages with pedestrian and cycle ways) and the rail network

In regard to road infrastructure, Pitt & Sherry provide an assessment, noting the majority of the development
will be accessed from Ridgeside Lane via Barclay Street and White Hills Road, while the 17 Rural B zcne lots will
be accessed from Logan Road, which would use Russell Sfreet. The 17 rurdl residential lots would use Logan
Road permanently.

A TIA has been underfaken for the Ridgeside Lane Development in Evandale. The TIA assesses the level of
development that can be built with lraffic using the existing Evandale Road network fo access the
development, faking into consideration impacts to the safety, function and amenily of the existing Evandale
road network. The analysis and discussions presented in this report can be summarised as follows:
+ There is spare capacity to accommodate an additional 1,560 vehicle movements on White Hills Road
and Barclay Street, which is equivalent fo approximately 211 residential lots
« All modelled intersections in Evandale confinue fo operafe with minimal queues and delays after 211
lots are developed
« Logan Road, to the east of No. 58, is currently carrying higher traffic volumes than the road’s capacity
due to its namow width, Traders in Purple are committed fo widening Logan Road 0.7m up fo the
eastern site boundary by 0.7m fo previde a 6.0m road width and subsequently significant additional
road capacity
« With the proposed widening of Logan Road, both Logan Road and Russell Street have spare capacity
to accommodate the proposed 1/ iofs
« Ridgeside Lane currently provides access fo a small number of propertfies and has a single fravel lane.
There is sufficient space within the road reservation to widen Ridgeside Lane to accommodate the
expected vehicle movements thaf would be generated by the development
« Parking for the proposed development will need fo be provided in accordance with the Norfhemn
Midlands Council Interim Planning Scheme 2013.
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1 Other Council Maiters

111 Traffic

»  The assessment of fraffic needs to consider the matters raised in the Midson Traffic Reivew and memo

«  Demonsirate support from the affected landowners (763 White Hills Road and 825 White Hills Road) for the
proposed new access road off White Hills Read

»  Provide advice regarding at what stage the Evandale by-pass road will be required

»  Demonstrate support from the affected landowner/s for the proposed by-pass road

Pitt & Sherry have undertaken a Traffic Impact Assessment which assesses the extent of development that can be
built with traffic using the existing Evandale Road network to access o development. The assessment considers

impacts to the safety, function and amenity of the existing Evandale road network.

The TIA outlines the intention to build ¢ proportion of the residential lots first based on the available capacity of
the roads in Evandale. "After this, Evandale Bypass Road will be constructed. There is existing available capacity
on the Evandale Road network that can be utilised prior to the requirement to build the bypass road. As the
bypass road is expected to be a guicker roufe, after development of the bypass it is expecfed that there would
be little impact from the development on fraffic moverments in the town of Evandale so any fraffic increases
would be temporary”. This will be in the form of agreements with the land owners and will be addressed fo

Council under a separate cover

In addition, the TIA has taken into account the 110 lot Baker Group subdivision dccessed from White Hills Road
and Cambaock Lane. Fitt and Sherry expect that the majority of vehicles from this nearby subdivision would use
the Cambock Lane cccess point and therefore the impact to White Hills Road and Barclay Street would be

minimail.

11.2 Launceston Airport
= Address the potfential for land use conflict with the operation of the Launceston Airgort

An Aircraft Noise Intrusion assessment has been prepared by Tarkari Engineering fo meet the objectives of the
Airports Impact Management Code to ensure that noise impacts on uses within the ANEF confours from aircraft
and airports are appropriately managed. Tarkar Consulting conclude, bases on their assessment that "The
proximity of the ANEF and 'Noise Above' event contours available under the Lanceston Aiport Master Plan
indicate that aircraft noise infrusion in relation to the proposed Ridgeside Lane subdivision and development is
unlikely to significantly impact amenity. As such, addifional assessment and / or consideration of butter zones and
structural upgmdes to buildings within the subdivision and development to attenuate aircraft noise is considered

unnecessary".

11.3 Agricultural Impact

a) Address the impact on the reliability of filing and water quality of Dam 7716 on 763 White Hills Road

b) Considering existing and proposed vineyard plantings on 763 White Hills Road, demonstrale why a setback of
less than 200m to sensitive uses in appropriate

‘c) Address the potential for frost fans on 763 White Hills Road, and the requirement under the Tasmanian
Planning Scheme for an aftenuation distance of 2,000m befween frost fans and sensitive uses. Address the
use of bird scaring devices at the vineyard on 763 White Hills Road, and the potential impact that nuisance

claims from sensitive uses would have on the operation of the vineyard use
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Address the impact on surounding rural uses of fhe potential increase In dog attacks on sheep and
biosecurify risks from the proposed rural living lofs

Address the impact on surounding rural uses of the potential for noise restrictions for night time pumping and
spraying and other day fo day farming activities, including the legal requirement nof to spray some
chemicals within 100m of a residential or indusfrial property

Address the impact on surounding rural uses of the potential for nuisance claims from manure spreading

Address potential agricultural uses of the site if it is imigated

A response to the water quality of Dam 7716 on 763 White Hills Road has been addressed by MRC Consulting
Engineers which confirms that the overall development of the project will include a series of wetlands on site
incorporated into the botanical gardens / open space zone. This will create a water catchment area
whereby the wetland areas will be utilised to freat stormwater runoff from the site area. As this water will now
be treated, it is intended that discharged water will be of an improved quality than the current situation. In
addition, MRC have undertaken d review of the existing and propesed stormwater catchments regarding
discharge to the dam at 763 White Hills Rcad. The existing catchment area is currently 44.960ha while the
proposed catchment area will be 46.77ha which is @ sight increase to the catchment area. MRC alsc note
that there is an external catchment which drains back through the subject site and then discharges to 763
White Hills Road. Under the proposed conditions, the curent masterplan allows for this external catchment to

confinue in this pre development state.

As previously discussed, the revised Concept Masterplan prepared by Lange Design (lssue H) and the revised

Land Use Master Plan (Issue J) now incorporates a 200m buffer to sensitive uses on the Ridgeside site and

agricultural lands fo the north. This has resulted in the relocation of all residential lots, rural living lofs,
ecotourism and hotel accommodation from this buffer. The only uses which are now contained in this buffer
are non-sensifive uses and agricultural uses which include the demonstration farm and agribusiness, olive tree
Jchamomile and lavender planting, botanical gardens, sustainability, artisan and education hub, WSUD
ponds, sewerage and waste water freatment facility. This 200m wide buffer to sensifive uses, in conjunction
with the extensive vegetfation cormidor and graduated development intensity, are considered to be
adequate and sufficient in order to limit and prevent the risk of fettering and constraining agricultural land

use activity on the adjacent properties.

The accompanying correspondence from Macguarie Frankin also confirms the following that sound

produced from frost fans, bird scaring gas guns, machinery, irigation infrastructure (operation of imigators and

pumps), livestock and dogs is assessed as low. "The proposed Ridgeside Lane development is located in @
rural area and it is inevitable that sounds associated with farming and primary industry land use activity will be
produced on adjacent and nearby properties. Sounds produced in rural areas includes the use of farm
machinery when undertaking ground culfivation, feeding of livestock efc..., livestock, dogs, irigation pumps
efc... The proposed 200m seiback distance and associafed extensive vegetation shelter belts, and infemal
landscaping would mitigate and diffuse sounds across the land associated with the proposed development
areq. The residential dwellings on the proposed Ridgeside Lane development would incorporate modern
design and construction materials and fechniques that would minimise the external fransmission of sound

inside buildings."
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d) Potential for dogs to disturb livestock, in particular sheep, and fo chase, maim and kill animals is assessed by

Macquarie Franklin as low. This will be "mitigated by ensuring that good communications are established and
maintained between the residents and body corperate of the Ridgeside Lane development fo secure all
dogs and keep them under control, appropriate fencing is maintained within the development and along
the boundary fencing and where appropriafe selfclosing gates installed in the boundary fencing ds

required.”

e) With respect to the potential for noise emission restrictions on adjacent land Macquarie Franklin confirm that

“The propaosed layout of the Ridgeside Lane development includes a setback disfonce of 200m which is
included as part of the external boundary buffer distance for the complete perimeter of the development,
and this in conjunchon wilth the exfensive shelfer belts proposed as part of the boundary setback provides
significant mitigation to disperse and soffen the sounds generated on the adjacent land. ....... The wind
direction experienced on the proposed site of the Ridgeside Lane development and that of the adjacent
properties to the south, north and east would further assist in minimising and moderating the sounds produced
from agricultural operational activities. The residential dwellings on the proposed Ridgeside Lane
development will incorporate modem design and consiruction materials and technigues that will minimise
the external fransmission of sound inside buildings. It is not anticipated or requested that due to the proposed
Ridgeside Lane development any additional restrictions or constraints would be imposed upon land owners
and producers on adjacent land relating to the noise emissions produced during the undertaking of normail

and accepted agricultural operations and activities."

With respect fo the spraying of agricultural chemicals Macguarie Franklin confim that “As the proposed
setback distances on the Rio‘geside' Lane development would be 200m, the adjacent land owners would not
be required to confact the residents of the proposed development, and fherefore the ground or aerial

spraying activities would not impose additional notification requirements.

It is important to note that the Agvet chemical code of practice and individual agriculfural chemical labels
approved by the APVMA may describe additional safety measures and practices that must be followed by
property owners and spray applicafors to minimise the potential risk of environmenfal harm and to human
safety, and this can describe the weather and seasonal conditions af the time of spraying and additional

buffer distances fo sensifive areds.

If is important to note that the application of agricultural chemicals is conducted when environmental
conditions are considered appropriate, and this includes during calm weather and avoiding excessive heat,
and therefore the very nature of spraying activities underfaken by producers would provide for an initial low

risk profile for chemical trespass due fo spray diiff.

The prevailing wind is predominantly westerly, however due lo the topography of this area of the northemn
midiands creates northerly and north westerly winds. The wind direction experienced on the proposed sife of
the Ridgeside Lane development and thaf of the adjacent properties to the north, south and east would
further assist in minimising and moderating the potfential spray issues produced from agricultural operational

activities.

It is not anticipated that due to the proposed Ridgeside Lane development any addilional restrictions or

constraints would be imposed upon land owners and producers on adjacent land relating to the application
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of agricultural chemicals produced during the undertaking of normal and accepted agricultural operations

and activities”.

Macguarie Franklin confirm that the potential for the Ridgeside lane development to negative impact and

constrain the use of manure and other organic soil ameliorants would be mitigated by a number of factors;

«  Land owners are fypically careful and considered when it comes to the application of all fertiliser types
including synthefic and manure based, and work hard to minimise the offsite movement of these
products due fo economic and environmental considerations. Therefore fertllisers, including synthetic and
manure based, are spread with an appropriate due care and attention to ensure the nutrients applied
are largeted to be and retained on the farm land itself and not onfo adjacent properties, roadways,

waterways and/or other sensitive areas.

= The Ridgeside land development has a 200m setback distance around the entire boundary area and in
conjunction with the vegetation comidor would provide a sufficient buffer distance to prevent the
inadvertent off-site non-target movement of manure and diffuse the odour emissions that could move

into the residential areas on the development.

= The prevailing wind is predominantly wesferly, however due fo the topography of this area of the northern
midiands creates northerly and north westerly winds. The wind direction experienced on the proposed
site of the Ridgeside Lane development and that of the adjacent properties to the south and west would

further assist in minimising and moderating the potential for dust movement and odour issues.

Macquarie Franklin conclude that "If s not anticipated that due to the proposed Ridgeside Lane
development any additional restrictions or consfraints as a result of nuisance claims by residents would be
imposed upon land owners and producers on adjacent land relating fo the application of agricultural

chemicals produced during the underfaking of normal and accepted agriculfural operations and activifies."

The potential agricultural uses of the land which could be considered if the land was imgated has also been
considered by Macguarie Frankiin who advise that "If the property in question was Uutilised for imigated
agriculture the lack of irigation water resourcesis a major constraint on the potential scale and intensity of an
irigated land use activity. No waterways or dams of any significance are present on the property, although it
does have a 40 ML water right to the North Esk Irigation Scheme (NEIS), this amount of water offers a limited
amount of irigated agriculture. It is important that note that the NEIS s fully allocated and no additional
surplus imigation water allocations are available, afthough the potential fo purchase additional irigated water

could be fraded in.”

Macquarie Franklin have considered the agricultural financial retumns for the land under three (3) potential

scenarios, with further details contained in their accompanying correspondence:

i, Unlimited imigation water but cropping use if defermined by the land capability of the ground with the

balance of the property used for a drylond sheep breeding enterprise

ii. Limited imigation water as per the current 40 ML NEIS allocation that constrains the amount of cropping

with the balance of the property used for a dryland sheep breeding enterprise

iil. Limited irigation water as per the current 40 ML NEIS allocation used for the highest poessible land use
activity, that being strawberry production, with the balance of the property used for a dryland sheep

breeding enterprise
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11.4 Reticulated Water

«  Address TasWafer's advice that the existing spare capacity available at the two reservoirs at Devon Hills is not
solely for the take-up of the Ridgeside Lane development — the capacity will gradually gef consumed by
other uses/developments on first come first serve basis, and so could ultimately be insufficient for this
development.

«  Address TasWater's advice that the addition of 2,000 Equivalent Tenements from this development would
increase the minimum storage requirement for the Devon Hills reservoirs, which supply Evandale from the
approximately 4.0ML to 7.09ML — which exceeds the curent reservoirs capacity of 6.8ML and that the
proposed development would likely exacerbate problems with re-filing the Mackinnons Hill reservoir, which
feeds the Devon Hills reservoirs, following hot days

= Address TasWater's advice that it has not yet looked into the capacity of the reticulation, Water Treatment

Plant or yield.

Advice from TasWater dated 10/4/2019 confims that while the site is currently outside of strategy studies, "the
proposal would be a significant development and will be included in future strategy deliberafions unless other
advice to the contrary comes fo hand". As there is no specific development strategy for the Evandale areaq,
specific infrastructure improvements have not been scheduled by TasWater, however TasWater would respond to
growth and capacity demands and will welcome further discussions with the developers in relation to

infrastructure.

11.5 Economic-Social Impact
= What additional population does Evandale need fo support ifs business and school2 What effect will the

Ridgeside Lane development have on class size and will it require expansion of the school?

Comment from Michael Connell and Associates (Report dated May 2019) refers to the development and the

effect on the locdl schocl:

“The take up of housing will include families, who will renew the population. As the population grows their
spending will create additional local and regiondl jobs, which would reach a tfotal of 126 (direct and
indirect) by Year 18 (2028). There is scope af Evandale Primary School to take additional students. There
are 175 students cumentiy enrolled and the school has been assessed as having a cument capacity for

250 sfudents. The site is iarge enough fo accommodate additional buildings if required".
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Executive Summary

The proposed Ridgeside Lane development will have significant economic impacts on Evandale and the
broader Northern Midlands LGA. It will renew the population, create a quality regional tourism destination,
provide needed services for existing and new residents and create new jobs in: hospitality and tourism; care
professions; and learning. The larger population and tourist visitors will generate a significant number of other
jobs in Evandale and the Northern Midlands region.

o Population: the completion of the development will increase the population of Evandale by 2242 to an
estimated 3366 in year 16 (2036). The current population was 1124 in 2016 and has been around this
level for a decade. In the absence of the Ridgeside Lane development, the population would decline,
which has major implications for local businesses and the provision of services (including primary
school education). The take up of housing will include families, who will renew the population. As the
population grows their spending will create additional local and regional jobs, which would reach a total .
of 126 (direct and indirect) by Year 18 (2028). There is scope at Evandale Primary School to take
additional students. There are 175 students currently enrolled and the school has been assessed as
having a current capacity for 250 students. The site is large enough to accommodate additional
buildings if required.

« Services: a range of required care service facilities are planned for the precinct, which includes
retirement living, aged care (including dementia care); and disability respite. An early learning/child
care centre is also included to service families in the region. :

« Tourism: a major tourist precinct is being created with a 4-5 star hotel, wellness centre, eco-resort and
artisan village. This will be a major regional tourism asset, which will attract domestic, interstate and
international overnight and day visitors. This growth in visitors will provide a major boost to Evandale
businesses, as visitors will also spend outside the precinct in the Evandale village. This local spending
will increase over time as visitor numbers grow and by year 15 (2035) visitor spending would be
supporting an additional 20 direct jobs in businesses in Evandale and adjacent areas.

« Learning: education and training activity is also on site with a hospitality training centre, and an
agribusiness demonstration farm, which will conduct skills programs. ’

s A new employment hub: with the establishment of all the precinct businesses, in 2030, there will be a
total of 133 direct jobs on site, covering the tourism, childcare aged care and education activities. The
spending of these on-site employees would create another 32 indirect/induced jobs in the region.

Construction impacts are significant with site development and construction of housing, buildings and
infrastructure extending over a 15 year period. This will generate substantial work for regional businesses
(building companies and tradespersons). The number of jobs each year will vary according the staging of
construction. :

« Direct on site construction jobs (FTE), would average 57 per year over the 15 year period (2021-2035),
most of these jobs would be in regional businesses (located in Launceston and Northern Midlands).

e Materials/equipment supply direct jobs would average 14 per year over the period, with most of these
being in suppliers from Launceston and elsewhere in Tasmania.

o \When the indirect/induced jobs are taken into account total jobs generated during the construction
period would average 85 per year (71 direct FTE jobs and 14 indirect/induced jobs).

The Ridgeside Lane development is consistent with the Northern Tasmania Land Use Strategy and achieves a
number of objectives set out in the strategy. It also meets the key objectives of the Tasmanian Population
Growth Strategy.® Overall the Ridgeside Lane will enhance the Northern Land Strategy and contribute to
population growth objectives, new business, tourism development; local employment growth; and liveability.

The project is not simply a housing development. It is the creation of a new way of living in an environmentally planned area that offers
diverse housing types. This is combined in a precinct that will deliver sustainable businesses, new jobs and training for young people
in hospitality and agribusiness.

The proposed Ridgeside Lane development will be a major contributor to 3 of the goals-Economic
Development, Liveability, and Sustainability.

In particular it addresses some of the challenges identified in the Land Use Strategy: the need for a larger
population (families and couple households) to renew the regional population; new job opportunities (in tourism,
agribusiness and services) and the development of new employment related skills. No housing development in
other towns in the region can deliver the economic and social outcomes that Ridgeside Lane will, all within a
planned precinct.

1 Northem Tasmania Regional Land Use Strategy North Tasmania Regional Land Use Strategy, June 27 2018; Population Growth Strategy - Growing
Tasmania's Population to 650 000 by 2050, Summary Department of State Growth, Tasmania, September 2015
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1. Introduction

This summary report provides an assessment of the economic impacts of the Ridgeside Lane development in
Evandale. It has been prepared by MCa <Michael Connell & Assocs.>, economic consultants, utilising project
information from Traders in Purple.

The assessment: covers the construction phase, which spans a 15 year period; and the operations phase when
houses are completed and occupied and on-site business operations commence. Economic benefits are
measured in terms of direct jobs and indirect/induced jobs generated in the region and the increase in regional
income?, which is generated by the larger resident population and their expenditure and the increase in visitors
(overnight and day visitors) attracted to the activities in the new precinct.

o Construction phase: this assessment covers the entire construction period and the onsite jobs and
materials/equipment supply jobs generated and the indirect/induced jobs generated by the spending of
these workers.

e Operations phase: this covers the impacts of the larger resident population, the increase in visitor
numbers and their spending, and the increase in on-site employment in the businesses on the site (eg.
hotel, wellness resort, eco-resort, aged care facilities, artisan village/restaurant etc.)

The development will: provide a major boost to the population of Evandale and surrounding areas over the next
20 years; create new local jobs; and increase revenue for local Evandale businesses and regional businesses
that are servicing the resident market and the visitor market.

2. Project Staging
The following table outlines the staging and timing of construction and operations, which is used in the
‘economic impact modelling.

2 Regional income is the total net income generated from the activity and covers wages and salaries of employees and profits of businesses within the
region. It includes income generated directly within the business and indirect income, which is generated in other regional businesses (wages and
profits) from the multiplier impacts of employee spending on the region. It is a proxy for the local value added in the region, as significant parts of visitor
spending, include the value of inputs (goods and services), which are produced outside the region. In the modelling of regional income generated,
income tax and GST on spending, are both treated as leakages from the region (although some may eventually come back in government spending in
the region).
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MICa: May 2019
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3. Housing and Population
3.1 Regional Population Issues

A maijor issue for Tasmania and regions including Northern Midlands is slow population growth and an ageing
population. In response the Tasmanian Government is implementing a Population Growth Strategy.’

Appendix A in this report analyses the Tasmanian Government's population projections and its Population
Growth Strategy and the implications for the Ridgeside Lane development at Evandale. Treasury and Finance
population projections show slow growth for Northern Tasmania in the absence of any major development
projects.

Population Growth Strategy

The Population Growth Strategy is part of the government's vision of making Tasmania the best place in the country fa live, work, invest
and raise a family.

“The detfailed Population Growth Strategy identifies 50 actions in three key areas:

Job creation and workforce development: we wil facilitate job creation and identify current and future employment opportunities to
inform investment in education and training, and migration aftraction strategies.

Migration: we will actively pursue and facilitate overseas and interstate migration fo Tasmania and encourage Tasmanians living
elsewhere fo come home.

Liveability: we will build and promote Tasmania's liveability and foster a culture which is vibrant, inclusive, respectful and supportive.”
Source: Population Growth Strategy - Growing Tasmania's Population to 650 000 by 2050, Summary Department of State
Growth, Tasmania, September 2015

Population Projections — Northern Tasmania

The following are the projections for the population in the area covered by the Northern Tasmania Regional
Land Use Strategy.4 It shows a decline for the low series and limited growth for the medium series. The high
series shows growth of around 20,000 between 2012 and 2037.

Chart 1 Population Projections Northern Tasmania 2012-2037 by Scenario
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Source; Treasury and Finance, Projections 2014

3 Population Growth Strategy - Growing Tasmania's Population to 650 000 by 2050, Summary - Department of State Growth, Tasmania, September
2015
4 North Tasmania Regional Land Use Strategy, June 27 2018

VICa: May 2819
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Population Projections — Northern Midlands LGA

Under the medium and low series, the Northern Midlands LGA population declines and under the high series
the population increases only by around 500 persons. Under all these scenarios the population continues to
age.

The Northern Midlands LGA is one of 12 LGAs in Tasmania, whose populations would decline under the
medium growth scenario.”

Chart 2 Population Projections - Northern Midlands LGA 2012-2037 by Scenaria
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Source: Treasury and Finance, Projections 2014

Ridgeside Lane Project
The Ridgeside Lane project supports the three key areas of the Population Growth Strategy.

« Jobs: the project is not just housing, it will create new direct jobs on site (hotel, provender, farm, aged
care, and childcare) and training for young people. The additional population will also provide a boost
to businesses in Evandale and other parts of Northern Midlands LGA.

» Migration: the development will also attract interstate people, who are seeking a new lifestyle.

» Liveability: the project creates innovative housing and new businesses in a way which is sensitive to
the environment and the Evandale location.

In summary, the Ridgeside Lane project aligns with the Tasmanian Government's Population Growth Strategy and will contribute to a
renewal of the population of Evandale and the broader Northern Midlands LGA. In the absence of a development of this nature the
population of Evandale and the Northern Midlands LGA, will continue to age and remain static or decline.

Ridgeside Lane will also contribute to achieving the economic development, liveability and sustainability
objectives of the Northern Tasmania Regional Land Use Strategy.’

5 2014 Population Projections - Tasmania and its Local Government Areas, December 2014, Tasmanian Department of Treasury and Finance P9
Chart 3b
8 See note "Ridgeside Lane Development and Northem Tasmania Regienal Land Use Strategy’, MCa , April 26 2019

MCa: May 2019
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3. 2 Resident Population Increase

“Evandale District and Village has an ageing profile and a reducing working aged cohort. Population growth is needed to sustain
commercial and community services in the Village. The proposed new development has the potential to improve viability by attracting
young families and working age people to live In the area. Increased commercial and community services will reduce the need for time
consuming and costly commutes to neighbouring towns and to Launceston by residents.”

Source: Ridgeside Lane Community Engagement Report JULY 2018, thenoagroup P4

The population of Ridgeside Lane will increase progressively as houses and retirement villas are occupied. The
analysis is based on the following assumptions: houses and retirement villas are occupied in the year after
construction; houses will attract a mixture of families and couples with an average of 3.3 persons per dwelling;
retirement villas will have 2 persons per dwelling. Based on these assumptions the development will reach a
resident population of 2242 in Year 16 (2036).

The chart below shows the projected population over the period to 2038.

e The existing population of 1124 is from the ABS Census 2016. The population of the Evandale Urban
Area has been basically static over the 10 years to 2016. In the absence of the proposed development
the population is likely to.get smaller, with future ageing and smaller household sizes.

e The development will attract a mix of families and retirees and will renew the population.

e For the analysis we have assumed the existing population remains constant and the new population
(based on 631 house lots and 80 retirement villa lots), increases progressively to reach 2242 in year 16
(2036), when the housing and villa construction is fully completed.

e Based on this growth at Ridgeside Lane, the Evandale population would reach 3366 by year 16 (20386).

Chart 1 Projected Population - Evandale Urban Area - Year 1 - 18 (2021-2038) (no.)

4000

3366 3366
3500 N re—
'7'_;_:5:"‘%—“
4000 3576 ——
2500 e 2242 2242
g
2000 1784 e —
’_,“._a,_«z-‘r:.:ﬁ 1452/
1500 T = 120
1000 666

500

/
° Tyl [ v va[va v |ve | v [va [ vo [vao[va1[vaz | vi3|vae [ vas|vie | va7 | v18
s New Population ( Houses & Villas) | 0 | 165 | 330 | 495 | 560 | 818 | 976 |1134 | 1202|1452 | 1613 | 1744 | 1876 | 2008 | 2140 | 2242 | 2242 | 2242
e Existing Population 1124)1,124|1,124|1,124|1,124] 1,124 1,124 1,124 1,124 | 1,024 1,124 | 1,224 1,124] 1,124 1,024 | 1,124 | 1,124 {2,224
s Total Population (Existing & New) | 1124 | 1289 | 1454 | 1619 | 1784 | 1942 | 2100 | 2258 | 2416 | 2576 | 2736 | 2868 | 3000 | 3132 | 3264 | 3366 | 3366 | 3366

Source: MCa analysis, May 2019. Note Year 1is 2021 and Year 18 is 2038
Renewing the Population

The development will contribute to a renewal of the population, which is static and ageing. Around 40% of the
population is not in the labour force, and in 2016 41% of the population were aged 55 years and over (25%
were 65 years and over).”

The development will offer affordable housing for younger families. Houses in Evandale are expensive due to
heritage classifications and overlays. There are few rental properties in the town and new housing construction
has been limited.® Some workers at Launceston Airport and the logistics hub live in Evandale. Others would
take up residence if affordable housing was available. Ridgeside Lane will aftract persons moving from
interstate seeking a lifestyle change, because of the rural village environment and its strategic location close to
an airport and a larger city (Launceston).

The population of families will sustain the primary school and there is scope at Evandale Primary School to take
additional students. In 2019 there are 175 students enrolled and the school has been assessed as having a
current capacity for 250 students. The site is large enough to accommodate additional buildings if required for
future expansion.

7 ABS Census 2016, Evandale Urban Area, Table GO1
8 Ridgesida Lane Cemmunity Engagemant Report JULY 2018, thenoagroup PS5

MTa: May 2018
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Table 1 Housing Construction and _uo_uc_mg.o: Projections

Evandale Project

Houses (750)

Build 50 50 50 50 40 40 40 40 40 40 40 40 40 40 31

Ocoupy 0 50 50 50 a0 40 40 40 40 40 40 40 40 40 40 31

Houses Occupied
Cumulative 0 50 100 150 200 240 280 320 360 400 440 480 520 560 500 631 531 631

Population Increase

<Ave person per
dwelling =3.3> 185 165 165 165 132 132 132 132 132 132 132 132 132 132 102

Cumulative

Population
Increase 165 330 495 660 792 924 1056 1188 1320 1452 1584 1716 1848 1980 2082 2082 2082

Retirement Villas
(80)

Bu 13 13 13 13 14 14

Occupied 13 13 13 13 14 14

Villas Oceupied
cumulative 13 26 3 52 66 80 80 80 80 80 80 80 B0

<Ave per persons
per villa =2>

Population Increase 26 268 26 26 28 28

Cumulative
Population 26 52 78 104 132 160

3-344

160 160 160 160 160 160

Total Fopulation
{Houses & Villas) 0 0 0 165 330 485 660 818 976 1134 1262 1452 1612 1744 1878 2008 2140 2242 2242 2242

Evandale Urban
Area Population

Existing 1,124 1,124 1,124 1,124 1,124 1,124 1,124 1,124 1,124 1,124 1,124 1,124 1,124 1,124 1,124 1,124 1,124 1,124 1,124 1,124
Population
<ABS Census
2018>

Total Popula
(Existing & New) 1,124 1,124 1,124 1,124

1,454 1,619 1,784 1,942 2,100 2,258 2416 2,576 2,736 2,668 3,000 3132 3,264 3,368 3,386

Source: MCa analysis, May 2019

iCa: May 20
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3.2 Household Income and Spending

The population growth in the precinct will increase household income, with spending by new residents

occurring in Evandale and in the broader region (including Northern Midlands and Launceston LGAs).

o In current 2018 prices, total annual household income (pre-tax) of the new residents would increase
from $3.5 million in year 2 (2022) to $49.9 million by year.g

o Annu% resident consumption spending will increase from $1.517 million in year 1 to $21.569 million in
2035,

e This spending wil benefit businesses in Evandale, other nearby towns (eg. for supermarket spending
and other food products, health services), and Launceston for specialist retail products and other
services. This split is likely to be of the order of a third in each location (eg. an injection of around $3
million per year to local Evandale businesses in year 7 increasing to around $7 million by year 18).

Chart 2 Household Income & Spending - New Residents Years 1-18 ($ million constant 2018 prices)

60 49,928 49.928
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vi|y2|vya|va|vys|vs| vz | ve| y9|vi0|vil|v12|Y¥13|Y14|Y15|Y16| Y17 | Y18
e Household Income (Gross) | 0 |3.51(7.02|10.5|14.0{17.7|21.4|25.2|28.9|32.7(36.5|39.3|42.1|44.9|47.7 49.9149.9]149.9
s Household Spending 0 |1.51|3.03|4.55|6.06|7.67|9.28|10.8(12.4|14.1|15.7|16.9(18.2{19.4{20.6 |21.5|21.5|21.5

$ million

Source: MCa modelling & analysis, May 201911 Note Year 1 is 2021 and Year 18 is 2038).

4. Onsite Operations
4.1 Activities & Jobs

The business operations on site comprise: facilities for visitors (hotel, wellness, eco resort, artisan village);
care facilities (aged care, dementia, disability); education and training centres (hospitality training,
demonstration farm, early learning/childcare, sustainability).

The number of jobs will increase as facilities are built and businesses/activities commence operations. At full
completion (from 2030 onwards) there would be a total 133 jobs on-site. These jobs would be taken up. by
residents from Evandale, Northern Midlands LGA and Launceston. The development will deliver
management and operations jobs in hospitality, care professions, education/training, agribusiness,

environment and land care.
Table 2 Business Operations in the Precinct

 Business Operations in Precinet | Description 7
Hotel 100 Room 4.5 Star hotel with conference & functions facilities
Wellness Centre 20 suite luxury wellness centre
Eco Resort 20 cabin high quality resort
Artisan Village - café efc. Village with café, bar, provender, arfist studios
Hospitality Training Centre (Staff) National training centre for hotel staff
Country Club . Club facilities and casual dining-
Agribusiness Demonstration Farm Demonstration farm and training centre
Retirement Villas Independent living apartments
Age Care Facility Nursing home - 26 beds low care
Dementia Facility Dementia care facility — 20 beds high care
Childcare Cenfre Early leaming/care centre - 30 places
Disability Respite Centre Disahility respite centre — 20 beds
Sustainability Centre Demonstration centre for precinct environmental facilities and infrastructure

9 Household income is based on an estimated average for 2018 of $70,233.

10 Household spending estimates are based on an average personal tax rate of 20%, and savings and including mortgage payments a taking 40% of

after tax income.
11 Note spending is consumption spending after mortgage payments (je payments for mortgages are a leakage outside the region to national banks and financial
institutions).
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Table 3: Precinct Operations and Employment
Pre Operatio D20 0 0

obs - Onsite ea

) % b 8 9 0 d b 8
0 SERalaTas
Hotel
Management & Rooms 22 22 22 22 22 22 22 22 22 22 22 22 22 22 22
F&B 18 18 18 18 18 18 18 18 18 18 18 18 18 18 18
Total Hotel 40 40 40 40 40 40 40 40 40 40 40 40 40 40 40
Wellness Cenire 8 8 8 8 8 8 8 8 8 8 8 B 8
Eco Resort 10 10 10 10 10 10 10 10 10 10 10
Artisan Village - café efc. 16 16 16 16 16 16 16 16 16 16 16 16 18
Hospitality Training Centre :
(Staff) 8 8 8 8 8 8 8 8 8 8 B B B 8 B
Country Club 5 5 g 5 5 5 5 5 5 5 5 5 5 5
Agribusiness Demo Farm 11 11 11 11 11 11 11 11 11 11 11 11 11 14
Retirement Villas 5 5 5 5 8 5 5 5 5 5 5
Age Care Facility 8 8 8 8 8 8 B 8
Dementia Facility 8 6 B 6 6 6 [
Childcare Centre 6 6 6 6 3§ 6 6 6 6 6 B 6 [} 8
Disability Respite Centre 5 5 5 5 5 5 5 5
Sustainability Centre 2 2 2 2 2 2 2 2 2 2 2 2 2 2
Gardeners & Malntenance 3 3 3 S 3 3 3 3 3 3 3 3 3 3 3 3
Total Employees (FTE) in
EGkinct 0 0 - 3 3 67 75 89 104 114 114 127 133 133 133 133 133 133 133

Spe: MCa modelling & estimates May 2019
|

(2]

=

4: Mlay 2018
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4.2 Visitors to Precinct

Visitor Numbers

The development will provide a major boost to tourist visitors to Evandale, with flow on benefits to existing
businesses in the township. These visitors will comprise: overnight visitors staying at the Hotel, Wellness
Centre and Eco-Resort; and day visitors to the Artisan Village, the Agribusiness Centre/Farm and Sustainability
Centre. There will also be trainees at the Hospitality Centre and Agribusiness Centre for courses and day
programs.

Total annual visitors {overnight and day visitors) are estimated to increase from around 48,000 in 2026 to
76,100 in 2031 and over 87,000 in 2038."

Data from the Tasmanian Visitor Survey show that in 2017 Evandale only has around 8000 overnight visitors
(internationals and interstate) and accommodation is limited to several bed and breakfast operations. Further
many of the current day visitors just pass through rather that stop, which means local businesses are not
capturing this visitor market.

Chart 3 Visitors to Precinct - Projections - Years 4-18 { annual no.}
100000
87,365
90000 82;063
77,483 i -
80000 60,751 : i
70000 - & ; B
i
60000 : B
47,958 ; [
50000 ; ‘! =
40000
30000 .——E—STEG
20000 !
10000 f— =
0 —
Y4 Y5 Yg ¥7 Y3 ¥9 Y10 vir | vi2 | viz | via | vis vie | viz | vis
® Day Visitors 0 o | 18000 19,800 | 21,780 | 23,958 | 26,354 | 27,671 | 29,055 | 30,508 | 32,033 | 33,635 | 35,317 | 37,082 | 38,937
m Overnight Visitors | 18,516 | 21,602 | 29,358 | 37,000 | 43,158 | 45,793 | 46,671 | 48,428 | 48,428 | 48,428 | 48,428 | 48,428 | 48,428 | 48,428 | 48,428
i Total Visiters 18,516 | 21,602 | 47,958 | 56,808 | 64,938 | 69,751 | 73,025 | 76,009 | 77,483 | 78,936 | 80,461 | 82,063 | 83,745 | 85,510 | 87,365

Source: MCa modelling & estimates May 2019. Note Year 4 is 2024 & Year 18 is 2038.

Chart 4 Overnight Visitors - Hotel & Resort Years 4-18 {annual no.)

60,000

50,000

40,000

20,000

18,516
20,000 i il
10,000 i»H }I
) va | s

® Hotel Visitors 18,516 | 21,602 | 24,688 | 30,860 | 30,860 | 30,860 | 30,860 | 30,860 | 30,860 30,860 | 30,860 | 30,860 | 30,860 | 30,860 | 30,860
m Weliness Resort Visitors 1] 0 5,270 6,149 7,027 8,784 8,784 8,784 | 8,784 8,784 8,784 8,784 8,784 | 8,784 8,784
Eco Resort Visitors Q 0 0 0 5270 6149 7027 B784 8784 8784 8784 8784 8784 ‘8784 8784
u Total Overnight Visitors 18,516 | 21,602 | 28,958 | 37,009 | 43,158 | 45,793 | 46,671 48,428 | 48,428 | 48,428 | 48,428 | 48,428 | 48,428 48,428 | 48,428

Source: MCa modelling & estimates May 2019, Note Year 4 is 2024 & Year 18 is 2038.

12 Overnight visitors esfimates are based on detailed modslling of the hotel, wellness centre and eco-resort operations, and day visitors are based on
modelling of the operations of the artisan village and estimates of day visitors to the hotel café and restaurant,

WICa: May 2019
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4.3 Visitor Spending

Spending by overnight and day visitors to the precinct will generate revenue for the on-site businesses
(accommodation, meals, programs and activities).

These visitors will also spend outside of the precinct, and importantly, most of this additional spending will be in
the Evandale Village, providing a major boost to local businesses (eg pub, cafés, retail shops etc.) and in other
locations in Northern Midlands. Seme additional spending would also be in Launceston, as overnight visitors
will also 1\£Tsit the city and its attractions. This spending outside the precinct is estimated on likely spending
patterns.

Spending will grow as facilities in the precinct are developed with total spending increasing from $826,000 in
2024 to $3.7 million in 2032 and $4.1 million in 2038.

Chart 5 Visitor Spending Outside Precinct - Estimates Years 4-18 (2024-2038) ( $ million - 2018 prices)

4.500 - 4:335

£ 000 oo 3.901

3.500 . 3:446 . ‘ : r]

3.000 ﬁ | ] f -

2.500 ; — - =

2.000

1500 —

1.000 =

0.500 -

o Y6 Tv7 T vs | vo [vio [ viz | viz | via | via | vi5 | vi6 | vi7 | vie
® Overnight Visitor Spending (OQutside Precinct) | 0.926 | 1.080 | 1.498 | 1.850 | 2.158 | 2.200 | 2.334 | 2.421 | 2.421 | 2.421 | 2421 | 24421 | 2.421 | 2.421 | 2.421
W Day Visitors Spending (Outside Precinct } - - 0.792 | 0.871 | 0.958 | 1.054 | 1,160 | 1.218 | 1,278 | 1.342 | 1.409 | 1.480 | 1.554 | 1.632 | 1.713
mTotal Spending (Outside Precinct) 0926 | 1.080 | 2.200 | 2.722 | 3.116 | 2.344 | 3.493 | 3.639 | 3.700 | 3.764 | 3.831 | 2.901 | 3.975 | 4.053 | 4.135

Source: MCa modelling & estimates May 2019, Year 4 is 2024 and Year 18 is 2038

5. Economic Impacts of Evandale Project
5.1 Construction Phase

Precinct Construction

Construction of the Evandale Precinct will extend over a 15 year period (from 2021 to 2035). Total value of
construction covering civil works on site, housing, tourism and care facilities and site infrastructure is estimated
at $352.4 million (in 2018 prices).” In addition there is a total of $45.9 million in other costs, comprising design
(architects, engineers) and marketing, for a total project cost of $398.4 million.

Construction will generate employment for local building companies and tradespersons. [n addition local
architects, engineers, consultants and real estate firms are being engaged on the project and account for the
$45.9 million spend.

Chart 7 shows the staging of this expenditure over the 2021-2037 period.

13 It is assumed that 50% of overnight visitors will spend an average of $100 and 55% of day visitors will spend an average of $80 outside the precinct.
14 Traders in Purple Estimates, August 2018
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Chart 6 Evandale Project - Construction & Project Costs Years 1-15 {$ million -2018 prices)

Civil Works
Housing
Tourism & Care Facilitles

Infrastructure

Total Construction

Other Costs (Design & Marketing)

Total Project § 5398.4

T T T T r T T T T
$0.0 $50.0 $100.0 $150.0 $200.0 $250.0  $300.0  $350.0 $400.0  $450.0

Source: Traders in Purple Estimates May 2019

Chart 7 Evandale Project - Construction & Other Costs Years 1-15 ($ million -2018 prices)
5700 §59.1
$60.0 -
$50.0 $42:4 i
36.6
40.0 455
: z $28.5 s268 281 281
30.0 | s 421
$200 T 517'5 $17'E é42 3  &13 3
- » v $I08
$10.0
500
vi | v2 | va | va | vs | ve | vz | v8 | vo |wvio | vi1 | viz | va3 | via | vi5
W Total Construction 4183 [ 538.8 | 8551 | $25.3 | $32.3 | $18.9 | $23.9 | $25.1 | $25.1 | $28.9 [ $15.1 | $15.1 | §11.0 | $11.0 | $85
# Other Costs {Design & Marketing) | $3.5 | $3.5 | $40 | $32 | %43 | $2.7 | 2.9 | $3.0 | 3.0 | $3.2 | $25 | %25 | 823 | $23 | 522
B Total Project $21.8 | $42.4 | $50.1 | $28.5 | $36.6 | 5216 | $26.8 | $28.1 | $28.1 | $32.1 | $17.6 | $17.6 | $13.3 | 513.3 | 510.8

Source: Traders in Purple Estimates May 2019. Note Year 1is 2021 and Year 15 is 2035

~ Chart 8 shows annual construction costs over the life of the project for each of the components of the
development. A development of this scale will provide a major boost to local construction businesses and
tradespersons in Launceston and Northern Midland LGAs.

Chart 8 Evandale Project - Construction Costs Years 1-15 ($ million -2018 prices)
$60.0 $55.1
= 1...8525.1 $28.9
e 35§ $ 2B L
$18.9 415.1$15.1
$11.0 $110 $8.5
Y1 Y2 ¥3 Y4 Y5 Y6 Y7 ¥8 Y9 Y10 yi1 | viz | vi3 vi4 | vis
| Civil Works 846 | $76 | 5109 | $7.9 | $7.9 | %46 | $4.6 | $46 | 546 | 346 | %41 | 341 | $00 | $0.0 | $0.0
M Housing 4138 | $13.8 | $13.8 | 138 | 8143 | 3143 | $14.3 | $14.3 | $14.3 | 5143 | $11.0 | $11.0 | $12.0 | $11.0 | $85
W Tourism & Care Facilities | $0.0 | $17.5 | 288 | 0.0 | $84 | 00 | $50 | $63 | $63 | $10.0 | $0.0 | %00 | $0.0 | $0.0 | 500
| Infrastructure 500 | s0.0 | %17 | %37 | $1.7 | soo | s00 | s0.0 | $0.0 | 300 | s0.0 | $0.0 | $0.0 | 500 | $0.0
® Total Construction $18.3 | $38.8 | $55.1 | $25.23 | $32.2 | 5189 | $23.9 | $25.1 | 5251 | $289 | $151 | $15.1 | $11.0 | $11.0 | $85

Source: Traders in Purple Estimates May 2019. Note Year 1is 2021 and Year 15 is 2035

MC2: Many 2019
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Economic Impacts - Construction

Construction activity will generate a significant number of direct on site jobs and jobs in materials and
equipment supply. The spending of these workers will also create jobs (indirect/induced) across a range of
industries.

» Direct on site construction jobs (FTE), would average 57 per year over the 15 year build period. Most of
these jobs would be in businesses (builders and trades) from Launceston and Northern Midlands.

o Materials/equipment supply would average 14 direct jobs per year over the period, with most of these
being in suppliers in Tasmania and elsewhere.

e \When the indirect/induced jobs are taken into account total jobs (construction and materials/equipment
supply) generated would average 85 per year (71 direct FTE jobs and 14 indirect/induced jobs).

s The number of jobs varies from year depending on the scale of construction over the period, with the
following charts showing the pattern. For example in the peak year 3 (where major facilities and houses
are being built), there would be a total of 165 direct jobs (133 on- site construction jobs and 32 in
materials/equipment supply). When the indirect/induced jobs are included, the jobs in year 3 would total
198 (160 direct jobs and 38 indirect/induced jobs).

Chart 9 Construction Phase Years 1-15 - Direct Jobs Generated (FTE no.)

180.0 165.1

¥ Y2 7 Y3 Y4 ” . Y6 Y7 Y8 YQ 10 .Y11 12 13 14 15
@ Direct - Onsite 436 | 946 |133.0| 563 | 76.0 | 45.1 | 583 | 61.6 | 61.6 | 71.5 | 355 | 355 [ 29.0 | 29.0 | 225
| Direct -Materials Supply| 10.8 | 22.6 | 32.2 | 15.2 | 19.0 | 11.1 | 13.9 | 146 | 146 | 167 | 8.9 8.9 6.2 6.2 4.8
| Direct - Total 54.4 |117.2|165.1| 71.4 | 95.0 | 56.2 | 723 | 763 | 763 | 88.3 | 444 | 444 | 352 | 35.2 | 273

Source: MCa modelling & estimates May 2019, Note Year 1is 2021 and Year15 is 2035

Chart 10 Construction Phase Years 1-15 Total Jobs (Direct & Indirect/Induced) Generated (FTE no.)
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Y1 Y2 Y3 Y4 Y5 Y6 Y7 Y8 Y9 | Y10 | Y11 | Y1z | Yi3 | Y14 [ Y15
1 Total - Onsite 52,3 |113.5[159.6| 67.5 | 91.2 | 54.2 | 70.0 | 74.0 | 74.0 | 85.8 | 42.6 | 42.6 | 34.8 | 34.8 | 27.0
M Total - Materials Supply 120|271 (386|182 | 228|133 | 167|175 | 175|201 | 107 (107 | 74 | 7.4 | 58

® Total Jobs - Construction Phase | 65.2 |140.7{198.2| 85.7 |114.0| 67.5 | 86.7 | 91.5 | 1.5 |105.9| 53.3 | 53.3 | 42.3 | 42.3 | 32.8

Source: MCa modelling & estimates May 2019, Note Year 11s 2021 and Year15 is 2035

In éddition to these direct construction jobs, employment will be generated in: design (architects, engineers,
consultants); project marketing and sales; and onsite project management. Most of these specialists working on
the project will be from Launcesten and Northern Tasmania.

5.2 Operations Phase

Precinct Operations

=1

[
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The operations phase covers the period to year 18, as precinct businesses commence and the resident
population increases as new houses are built and occupied. The drivers of these economic impacts are: the
resident population and their spending in the region; the persons employed in new jobs in the precinct and their
spending in the region; the increase in overnight and day visitors and their spending {outside the precinct) in
Evandale. The economic benefits are measured in terms of additional jobs generated (direct jobs and
indirect/induced jobs) and the increase in regional income generated.

The benefits increase progressively as each stage of the development is completed and becomes operational.

Economic Impacts - Operations
Jobs Generated
The following charts show the increase in jobs generated by the operation of the precinct.
« Total regional jobs (direct and indirect/induced) increase from 12.6 in year 2 to 315.3 in year 18.
e The 315 jobs in year 18 comprise 258 direct jobs in those businesses that residents and visitors are
spending in (including the 133 precinct jobs) and 57 indirect/induced jobs, which are generated by the
spending of the direct employees.

The direct jobs are significant and comprise:

o Jobs in the precinct business operations (eg. hotel, wellness centre, eco resort, care facilities, training
centres) - these direct on-site jobs increase over time as the businesses commence and increase
from 3 jobs in year 1 to 133 from year 11. ,

o Jobs generated by the spending in the region by new residents. The direct jobs are in the businesses,
whose products and services they purchase. Some of these jobs will be in local Evandale businesses
and most will be spread across the broader region. These direct jobs increase from 8.9 in year 3 to
105.1 in year 18.

« Jobs generated by the spending in Evandale Village by tourists (overnight and day visitors) visiting the
precinct. These impacts capture additional spending by visitors (outside of the precinct) at other
businesses in the Evandale village (eg. cafes, pub, retail shops). Direct jobs generated by day visitors
would increase from 3.9 FTE jobs in year 6 to 8.4 jobs in year 18. For overnight visitors direct jobs
increase from 4.6 in year 4 to 11.9 jobs from year 11 onwards. In total spending by these additional
visitors would add around 20 direct jobs in local Evandale businesses in year 11.

Chart 11 Total Regional Jobs Generated by Ridgeside Lane Operations - Years 1-18 (FTE no.)
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200.0
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Y1 Y2 Y3 Y4 Y5 Y6 Y7 Y8 Y9 Y10 | Y11 Y12 Y13 Y14 | Y15 Y16 Y17 | Y18

B Direct Jobs 3.0 10.4 | 10.4 | 86.3 | 102.5]132.4 [ 154.8 | 174.5 | 183.5 | 205.1 | 219.7 | 228.0 | 234.3 | 240.5 | 246.7 | 253.0 | 258.0 | 258.4
® Indirect/Induced Jobs | 0.7 2.2 2.2 19.9 | 235 | 246 | 350 | 39.3 | 411 | 46.0 | 49.2 | 50.8 | 52.1 | 53.3 | 54.6 | 559 | 56.9 | 56.9

m Total Regional Jobs 37 12,6 | 12.6 | 106.3 | 126.0 | 157.0 | 189.8 | 213.9 | 224.6 | 251.0 | 268.9 | 278.9 | 286.3 | 283.8 | 301.4 | 308.9 | 314.9 | 315.3

0.0

Source: MCa modelling & estimates May 2018. Note Year 1 is 2021 and Year18 is 2038

MCa: May 2019
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Chart 12 Direct Jobs Generated by Ridgeside Lane Operations Years 1-18 (FTE no.)
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Source: MCa modelling & estimates May 2019. Note Year 1 is 2021 and Year18 is 2038

Chart 13 Total Regional Jobs Generated by Ridgeside Lane Opetations- Years 1-18 ( FTE no.)
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Source: MCa modslling & estimates May 2019, Note Year 1is 2021 and Year18 is 2038,

Regional Income
The following charts show the increase in regional income that is generated by Ridgeside Lane operations. The
income is in constant $2018 prices.

Regional income is the total net income generated from the activity and covers wages and salaries of
employees and profits of businesses within the region. It includes income generated directly within the business
and indirect income, which is generated in other regional businesses (wages and profits) from the multiplier
impacts of employee spending on the region. It is a proxy for the local value added in the region, as significant
parts of visitor spending, include the value of inputs (goods and services) that are produced outside the region.
In the modelling of regional income generated, income tax and GST on spending, are both treated as |eakages
from the region (although some may eventually come back in government spending in the region).

The model allows for a significant leakage outside of the LGA/region in the case of consumer spending and
other spending by employees.

MCa: May 2018
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Total regional income grows as the number of residents increase and as the businesses in the precinct being
operations. Regional income increases from under $1 million in years 2 and 3 to $21.7 million in year 17.
The major drivers of the increase in regional income are the business operations in Ridgeside Lane and
spending in Evandale and the region by the residents of the precinct.

Chart 14 Total Regional Income (Direct & Induced) Generated by Ridgeside Lane Operations Years 1-18
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Chart 15 Total Regional Income Generated by by Ridgeside Lane Operations - Years 1-18
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6. Assessment
6.1 Overview

The proposed development will have significant economic impacts on Evandale, other parts of North Midlands
LGA and Launceston.

e It will renew the population, create a guality regional tourism destination, provide needed services for
existing and new residents and create jobs in: hospitality and tourism; care professions; and learning.

o The precinct has a major learning component, recognising that the new residents will include families
with children. This includes an on-site early learning/child care centre. Further the increased number of
families will sustain numbers at the local Evandale Primary School, which has current assessed
capacity for up to 250 students and space on site for future expansion if required.

e The Demonstration Farm and Sustainability Centre will provide learning experiences for schools.

e The Hospitality Training Centre and Demonstration Farm will provide young people with practical
industry training for two key sectors of importance to Northern Tasmania. ‘

¢ The larger population and the major increase in tourist visitors will generate a significant number of
other jobs in Evandale and the broader region. :

e The precinct will be a major new employment hub: with a total of 133 direct jobs on site, covering the
tourism, care and education activities.

e Construction impacts are significant with site development and construction of housing, buildings and
infrastructure extending over a 15 year period. This will generate substantial work for regional
businesses (building companies and tradespersons). The number of jobs year each will vary according
the staging of construction. Local teams in design, marketing and project management are being
involved in the planning and implementation of the development.

The regional impacts in terms of jobs and regional income are quantified in this report.

Economic Impacts — Construction Phase: Construction activity will generate a significant number of direct on
site jobs and jobs in materials and equipment supply. The spending of these workers will also create jobs
(indirect/induced) across a range of industries. Direct on site construction jobs (FTE), would average 57 per
year over the 15 year build period (2022 -2036). Most of these jobs would be in businesses (builders and
trades) from Launceston and Northern Midlands. Materials/equipment supply would average 14 direct jobs per
year over the period, with most of these being in suppliers in Tasmania and elsewhere. When the
indirect/induced jobs are taken into account total jobs (construction and materials/equipment supply) generated
would average 85 per year (71 direct FTE jobs and 14 indirect/induced jobs).

Economic Impacts — Operations Phase: Total regional jobs (direct and indirect/induced) increase from 12.6
in year 2 to 315.3 in year 18. The 315 jobs in year 18 comprise 258 direct jobs in those businesses that
residents and visitors are spending in (including the 133 precinct jobs) and 57 indirect/induced jobs, which are
generated by the spending of the direct employees.

e The direct jobs are significant and comprise: Jobs in the precinct business operations (eg. hotel,
wellness centre, eco resort, care facilities, training centres) - these direct on-site jobs increase over
time as the businesses commence and increase from 3 jobs in year 1 to 133 from year 11.

e Jobs generated by the spending in the region by new residents. The direct jobs are in the businesses,
whose products and services they purchase. Some of these jobs will be in local Evandale businesses
and most will be spread across the broader region. These direct jobs increase from 8.9 in year 3 fo
105.1 in year 18. ‘

« Jobs generated by the spending in Evandale Village by tourists (overnight and day visitors) visiting the
precinct. These impacts capture additional spending by visitors (outside of the precinct) at other
businesses in the Evandale village (eg. cafes, pub, and retail shops). Direct jobs generated by day
visitors would increase from 3.9 FTE jobs in year 6 to 8.4 jobs in year 18. For overnight visitors direct
jobs increase from 4.6 in year 4 to 11.9 jobs from year 11 onwards. In total spending by these
additional visitors would add around 20 direct jobs in local Evandale businesses in year 11.
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6.2 Contributing to State and Regional Policy Objectives

The Ridgeside Lane development is consistent with the Northern Tasmania Land Use Strategy and achieves a
number of objectives set out in the strategy. It also meets the key objectives of the Tasmanian Population
Growth Strategy."®

Northern Tasmania Land Use Strategy
Ridgeside Lane development is consistent with the Northern Tasmania Regional Land Use S‘crategy.16 Housing
developments in other towns in the region cannot deliver the economic and social outcomes that Ridgeside
Lane will. These outcomes are population growth and renewal, tourism facilities, new businesses, new jobs
and training - all located in a plannad precinct.

Overall the Ridgeside Lane will enhance the Northern Land Strategy and confribute to population growth objectives, new business,
tourism development; local employment growth; and liveability. The project is not simply a housing development. It is the creation of a
new way of living in an environmentally planned area that offers diverse housing types. This is combined in a precinct  that will deliver
sustainable businesses, new jobs and fraining for young people in hospitality and agribusiness.

The proposed Ridgeside Lane development will be a major contributor to 3 of the goals - Economic Development, Liveability, and
Sustainability.
In particular it addresses some of the challenges identified in the Land Use Strategy: the need for a larger population (families and

couple households) to renew the regional population; new job opportunities (in tourism, agribusiness and services) and the
development of new employment related skills.

« Ageing population: the development will increase the population of Evandale, by attracting a mix of new
residents, including families, younger people and retirees and will renew the population.

« Housing types: offers a diverse range of housing types which will attract locals and interstate migrants
to the region. With the proximity to Launceston, people can be resident in Evandale and work in
Launceston (in services and professional occupations).

o ' Tourism growth: the precinct will offer new tourism facilities, which will attract visitors and complement
the Launceston and regional offer. _

e New jobs: the development will create new direct jobs in the various businesses to be located in the
precinct (hotel, eco-resort, wellbeing retreat, demonstration farm, education and artisan hub, child care
and aged care).

« Stronger local business: the combination of new residents and visitors and their gpending will provide a
boost to local businesses in Evandale. The operations in the precinct will also provide a new market
for local produce and other services.

» Services and infrastructure: the development will deliver a childcare centre and retirement living and
age cared facilities. It will provide open space and recreational facilities for all residents of Evandale.

o  Skills and training; training in hospitality and agribusiness and work experience will be delivered.

15 Northern Tasmania Regional Land Use Strategy North Tasmania Regional Land Use Strategy, June 27 2018; Population Growth Strategy -
Growing Tasmania's Papulation to 650 000 by 2050, Summary Department of State Growth, Tasmania, September 2015
16 See Appendix B ; Ridgeside Lane Development and Northern Tasmania Regional Land Use Strategy MCa Apiil 26 2019
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Ridgeside Lane & the Northern Tasmania Land Use Strategy

' Ridgeside Lane

The proposed activities on site will contribute to the visitor economy ; regional agribusiness and industry
skills development :

Tourism Hotel — 4-5 star hotel of 100 rooms and function space, catering for short breaks, conferences and weddings.
Eco-resort (20 villas) and including a health and wellbeing retreat

Sustainability Education and Artisan Hub — café, restaurant and cellar door sales of local produce.

Agribusiness Northern Tasmanian Demonstration Farm — including “Grow Hub, plant nursery, farm, workshops and café.

Skills & Training Sustainability Education and Artisan Hub — studios, class rcoms, workshops. Courses in sustainable living, small
scale farming, food, crafts.

Hotel management education facility — delivering training and work experience.

Economic Development

Liveability The development will offer a diversity of residences in a well-planned green precinct with community
facilities, which complement Evandale’s facilities and infrastructure.

Diverse housing The available housing types will attract a mix of families, couple households and refirses.

Planned precinct The quality of the residential areas and facilities will attract people from Tasmania and interstate, who are after a

rural lifestyle in proximity to a heritage village, with ready access to a larger City {Launceston), and its services
(including cultural facilities) and an airport.

Family services A child care centre will provide services for local and regional families.

Aged Services Facilities will allow ageing in place and transitions, with independent living units, and a specialist aged care facility.
This aligns with the Northern Strategy's recagnised requirements to expand aged care sarvices in the region.

Supporting Evandale Ridgeside Lane and its facilities, landscape, parklend community infrastructure will enhance liveability for all
residents of Evandale and adjacent areas.

Sustainability Ridgeside Lane will make major confributes to economic, environmental and social sustainability.

Economic sustainability: The development will contribute to growth and renewal of the population through attracting a diverse mix of new

residents (including families); the increase in population will provide demand for local service businesses in
Evandale and surrounds; ihe enterprises onsite will boost visitors and provide new local jobs; the leaming facilities
will boost skills in hospitality and special agribusiness (and provide pathways to employment for young people).
Environmental sustainability | Ridgeside Lane is & green development, with state of the art waler, waste and energy management and
: infrastructure.

Social sustainability Communities with againg and stafic or declining populations tend to lose elements of their community activities. A
renewed population will revitalise community activities, engagement and interaction. The Evandale community will
have accass to parklands, recreation spaces, gardens and failities in the precinet.

Tasmanian Population Growth Strategy.

The Ridgeside Lane project aligns closely with the Tasmanian Government's Population Growth Strategy,
and will contribute to a renewal of the population of Evandale and the broader Northern Midlands LGA. In the
absence of a development of this nature the population of Evandale and the Northern Midlands LGA, will
continue to age and remain static or decline, in line with the Tasmanian Treasury’s projections for the LGA.

The Ridgeside Lane development supports the three key areas of the Population Growth Strategy.

e Jobs: the project is not just a housing development, it will create a new precinct with new direct jobs on
site (hotel, provender, farm, aged care, and childcare) and training for young people (in hospitality and
agribusiness). The additional population will also provide a boost to businesses in the Evandale village
and other parts of Northern Midlands LGA.

o Migration: the development will attract locals and interstate people, who are seeking a new lifestyle.
Housing will be taken up by families and younger age groups as well as retirees.

« Liveability: the project creates innovative housing, community infrastructure and businesses in a new
precinct, which is sensitive to the environment and the Evandale location.

0
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Appendix A: Ridgeside Lane Development and Population Growth

1. Overview

This appendix analyses the Tasmanian Government's population projections and its Population Growth
Strategy and the implications for the Ridgeside Lane development at Evandale. ‘

In summary, the Ridgeside Lane project aligns with the Tasmanian Government's Population Growth
Strategy and will contribute to a renewal of the population of Evandale and the broader Northern Midlands
LGA. In the absence of a development of this nature the population of Evandale and the Northern Midlands
LGA, will continue to age and remain static or decline.

The Evandale project supports the three key areas of the Population Growth Strategy.

« Jobs: the project is not just housing, it will create new direct jobs on site (hotel, provender, farm, aged
care, and childcare) and training for young people. The additional population will also provide a boost
to businesses in Evandale and other parts of Northern Midlands LGA. ‘

o Migration: the development will also attract interstate people, who are seeking a new lifestyle.

e Liveability: the project creates innovative housing and new businesses in a way which is sensitive to
the environment and the Evandale location.

Ridgeside Lane will also contribute to achieving the economic development, liveability and sustainability
objectives of the Northern Tasmania Regional Land Use Strategy."’ '

2. Treasury Population Projections

2.1 Methodology
The latest population analyses were prepared in December 2014 and are projections of population at a state,
region and local government level. ’

s For local government areas they cover 25 years (from 2013 to 2037)

e Population trend data from the ABS (5 year trend data) for the locations is used as a foundation (ABS
Census 2011 and 2012 projections), and trend growth rates are examined for 3 scenarios (low,
medium, high).

e The projections are created using a cohort component method. This method projects each cohort of
people of the same age throughout their lifetime according to assumed rates of mortality, fertility and
migration (interstate, intrastate and international)'® Annual population numbers are then projected for
each age cohort in an area.

e The projections for Tasmania are based on the summation of the LGA projections.

« The projections are designed to give Councils government agencies and others a common set of
population numbers for planning purposes. They are not forecasts and no account is taken of any
major projects or other factors that may influence population in a local area, LGA or region.

18

“Treasury advises that the population projections should not be used as a stand-alone decision making tool. Rather they provide a
range of plausible outcomes that Government agencies and range of private and public businesses might take into account in their
future planning.”

“For governments, these projections provide a baseline case of plausible population scenarios against which any Govemment targets
can be considered and potentially measured against’

Source: https://www.treasury.tas.gov.auleconomy/economic-data/2014-population-projections-for-tasmania-and-its-local-
government-areas

17 See Appendix B: Ridgeside Lane Development and Northern Tasmania Regional Land Use Strategy MCa, April 26 2018

18 hitps://www.treasury.tas.gov.au/economy/economic-data/2014-population-projections-for-tasmania-and-its-local-government-areas
2014 Population Projections - Tasmania and Its Local Government Areas, December 2014, Tasmanian Department of Treasury and
Finance .

19 The assumptions vary for each LGA based on the population profile in the base year. 2014 Population Projections - Tasmania and
Its Local Government Areas, December 2014, Tasmanian Department of Treasury and Finance P11 See Appendix A for LGA level
assumptions.
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"The projections present potential scenarios for the composition and size of the Tasmanian population under certain assumptions
regarding natural population increase and migration. No allowance has been made for the impact of any future policies that may

influence future population trends. "
Source: https:/lwww.treasury.tas.gov.au/economyleconomic-data/2014-population-projections-for-

government-areas

tasmania-and-its-local-

2.2 Population Projections — Northern Tasmania

The following are the projections for the population in the area covered by the Northern Tasmania Regicnal
Land Use Strategy.” It shows a decline for the low series and limited growth for the medium series. The high
series shows growth of around 20,000 between 2012 and 2037.

Chart 1 Population Projections Northern Tasmania 2012-2037 by Scenario
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Source: Treasury and Finance, Projections 2014

2.3 Population Projections — Northern Midlands LGA
Population

Under the medium and low series, the Northern Midlands LGA population declines and under the high series
the population increases only by around 500 persons. Under all these scenarios the population continues to
age.

The Nortfggam Midlands LGA is one of 12 LGAs whose populations would decline under the medium growth
scenario.

20 North Tasmania Regional Land Use Strategy, June 27 2018
21 2014 Population Projections - Tasmania and its Local Government Areas, December 2014, Tasmanian Department of Treasury and Finance P9
Chart 3b

ICa: May 2019
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Northern Midlands (Low)
Northern Midlands (Medium)

Northern Midlands (High)

Chart 2 Population Projections - Northern Midlands LGA 2012-2037 by Scenario
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Source: Treasury and Finance, Projecticns 2014

Chart 3 Projected Population Decline for Declining LGAs 2013-2037 (Medium Series)
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December 2014, Treasury and Finance P9 Chart 3b
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2.4 Age Profile

The following charts show the age profile for Northern Midlands for the medium series and the ageing that
occurs over the period from 2012 to 2037.

The age cohorts which will grow over the period are the older groups. Person aged 80 years and over increase
from 3.7% of the population in 2012 to 12.5% in 2037. Persons 680-79 years increase from 21.5% in 2012 to
30.5% in 2037,

The numbers in all other age groups (0-19, 20-39, and 40-59) decline over the period.

The low series and high series also see a significant ageing of the population over the period (Tables 1 and 3).

Chart 4 Northern Midlands LGA Population Projections (Medium Series) Selected Years
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Source: Treasury and Finance Tasmania, Projections 2014

Chart 5 Northern Midlands LGA Population Projections (Medium Series) Selected Years
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Table 1 Population Projections (Low Series) — Northern Midlands LGA 2012-2037

O erie (0 to 19 yea 0 to 39 yea 40 to 59 yea ol to /Y9 ye

80 to 8

Number of Residents
2012 3271 25623 3747 2734 468 12741
2017 2882 2519 3545 3121 540 12 607
2022 2602 2428 3218 3485 675 12 408
2027 2376 2297 2 906 3648 903 12 130
2032 2122 2 167 2626 3692 1142 11749
2037 1923 1 800 2 647 3533 1347 11250
Share of Population %
2012 25.7 19.8 29. 4 21.5 3.7 100.
2017 2249 20.0 28.1 24.8 4.3 100.
2022 21.0 19.6 25.9 28. 1 5.4 100.
2027 19.6 18.9 24, 30. 1 7.4 100.
2032 18. 1 18.4 22.4 31.4 9.7 100.
2037 17.1 16.0 23.5 31.4 12.0 100.
Source: Treasury and Finance Tasmania, Projections 2014
Table 2 Population Projections (Medium Series) - Northern Midlands LGA 2012-2037
0 e alana X Otoo
ed erie 0 to 19 yea 0 fo 39 yea 40 to 59 yea 60 to 79 ye eg 0
Number of Residents
2012 32n 2523 3747 2734 486 12741
2017 2934 2 554 3575 3 157 583 127738
2022 2710 2484 3278 3546 705 12734
2027 254 2 386 2993 3747 962 12629
2032 2336 2283 2743 3825 1248 12 436
2037 2168 1948 2784 3697 1513 12111
Share of Population %
2012 25.7 19.8 29.4 21.5 3.7 100.
2017 23.0 20.0 28.0 2.7 4.3 100.
2022 21.3 19.8 25.7 27.8 5.5 100.
2027 20.1 18.9 23T 29.7 7.6 100,
2032 18.8 18. 4 22.1 30. 8 10.0 100.
2037 17.9 16.1 23.0 30.5 12.5 100.

Source; Treasury and Finance Tasmania, Projections 2014

Table 3 Population Projections (High Serie

Northern Midlands LGA e |
High Series | 0to19years | 20to39years

s) - Northern Midlands LGA 2012-2037

40 to 59 years

60 to 79 years

years

80 to 85+

Number of Residents

2012 3271 2523 3747 2734 466 12741
2017 23889 2588 3610 3185 564 12 936
2022 2883 2559 3346 3620 739 13 117
2027 2782 2486 3094 3853 1028 13 243
2032 2 664 2414 2878 3979 1370 13 305
2037 2555 2138 2952 3899 1724 13 268
Share of Population %

2012 25.7 19.8 29.4 ZHET 3.7 100.0
2017 231 20.0 279 248 44 100.0
2022 21.8 195 255 276 5.8 100.0
2027 21.0 18.8 234 291 78 100.0
2032 20.0 18.1 21.8 29.9 10.3 100.0
2037 19.3 16.1 22.2 294 13.0 100.0

Source: Treasury and Finance Tasmania, Projections 2014

MiCa: May 2019
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3. Population Growth Strategy

“Tasmania's population challenge: Tasmanian’s population currently stands af around 515 000. Population projections recently
undertaken by both the Australian Bureau of Statistics (ABS) and the Tasmanian Department of Treasury and Finance, project that
based on historical frends, Tasmania's population is likely to begin to decline from around the middle of this century (under their most
likely or medium case scenarios). Tasmania is the only state or territory in Australia projected by the ABS to enter population decline in
the projection period.

Source: Population Growth Strategy - Growing Tasmania's Population to 650 000 by 2050, Summary Department of State
Growth, Tasmania, September 2015 P10 ‘

“Tasmania has the oldest and slowest growing population in the country. Unless we take action now, Tasmania’s population is likely to
go into decline in the next four decades. A declining population will result in a slowing economy, fewer people in our workforce to
support those unable to work and a reduced capacity to fund essential services such as education and health.”

Source: Population Growth Strategy - Growing Tasmania’s Population to 650 000 by 2050, Summary, Department of State
Growth, Tasmania, September 2015

3.1 Population Projections

Tasmania's estimated population as at March 2014 was 514 684 persons. By June 2036, Tasmania's
population is projected to be 576,925 persons under the medium series. By June 2037, under the high series,
Tasmania's population is projected to be 641,455 persons, and for the low series to be 519,143 persons by
June 2037.

Chart 6 Population Projections - Tasmania 2012-2037
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3.2 Population Growth Strategy

Tasmania currently has the oldest population in Australia and it is ageing faster than any other state or territory.
In Tasmania, the median age is 41.5 years compared with the national median age of 37.3 years. It is projected
that more than one in four Tasmanians will be aged 65 or older by 2050, based on current trends.

"The Tasmanian Government has a target fo grow the population to 650,000 people by 2050 fo drive economic growth, create jobs and
improve the standard of living for all Tasmanians.”

Source: Population Growth Strategy - Growing Tasmania’s population to 650 000 by 2050, Summary Department of State
Growth, Tasmania, September 2015

The Population Growth Strategy is part of the govemnment's vision of making Tasmania the best place in the
country to live, work, invest and raise a family.

“The detailed Population Growth Strategy identifies 50 actions in three key areas:

o Job creation and workforce development: we will facilitate job creation and identify current and
future employment opportunities to inform investment in education and training, and migration attraction
strategies.

e Migration: we will actively pursue and facilitate overseas and interstate migration to Tasmania and
encourage Tasmanians living elsewhere to come home.

o Liveability: we will build and promofe Tasmania's liveability and foster a culture which is vibrant,
inclusive, respectful and suppomve

Tasmania's Population Growth Strategy

Target: Grow Tasmania's population to
650 000 by 2050

Vision: Tasmania is the best place in the
country to live, work, invest and raise a family

Mission: the Tasmanian Government will provide leadership to support
long term, sustainable population growth through facilitating job creation
and developing our workforce, promoting our enviable lifestyle and
encouraging migration.

Job creation
and workforce Migration Liveability
development

Source: Population Grawth Strategy - Growing Tasmania's Population to 850 000 by 2050,
Summary Department of State Growth, Tasmania, September 2015

22 Population Growth Strategy - Growing Tasmania's Population to 650 €00 by 2050, Summary Department of State Growth, Tasmania, September
2015 ;

23 Population Growth Strategy - Growing Tasmania's Population to 650 000 by 2050, Summary Department of State Growth, Tasmania, September
2015

MICa: May 2015
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"To provide for ongoing sustainable population growth, a balanced age structure is required between the working age and non-working
age population. In particular, to stabilise our population age structure to enable long term, sustainable population growth, it is important
to atfract and retain young working age people and families to Tasmania.”

Source: Population Growth Strategy - Growing Tasmania’s Population to 650 000 by 2050, Summary Department of State
Growth, Tasmania, September 2015 P11

Monitoring Progress

The Department of State Growth is undertaking an annual review of implementation of the actions contained in
the strategy. Incremental targets have been set to measure progress towards achieving our overall target of
650 000 Tasmanians by 2050. P13

Table 4 Incremental population targets

il T redmal e ‘

Population 515000 530000 570 000 600 000 650 000

Source; Population Growth Strategy - Growing Tasmania's Population to 650 000 by 2050, Summary Department of State Growth, Tasmania, September
2015 P13

4. Ridgeside Lane Project

The Ridgeside Lane project aligns with the Tasmanian Government's Population Growth Strategy and will contribute to a renewal of the
population of Evandale and the broader Nerthern Midlands LGA.

The Ridgeside Lane project aligns closely with the Tasmanian Government's Population Growth Strategy,
and will contribute to a renewal of the population of Evandale and the broader Northern Midlands LGA. In the
absence of a development of this nature the population of Evandale and the Northern Midlands LGA, will
continue to age and remain static or decline, in line with the Tasmanian Treasury’s projections for the LGA.

The Ridgeside Lane development supports the three key areas of the Population Growth Strategy.

» Jobs: the project is not just a housing development, it will create a new precinct with new direct jobs on
site (hotel, provender, farm, aged care, and childcare) and training for young people (in hospitality and
agribusiness). The additional population will also provide a boost to businesses in the Evandale village
and other parts of Northern Midlands LGA.

e Migration: the development will attract locals and interstate people, who are seeking a new lifestyle.
Housing will be taken up by families and younger age groups as well as retirees.

« Liveability: the project creates innovative housing, community infrastructure and businesses in a new
precinct, which is sensitive to the environment and the Evandale location.

The regionglimpacts in terms of jobs and regional income are quantified in the economic impact assessment of
the project.

As well as an alignment to the Population Growth Strategy in terms of jobs, migration and liveabjlity, the
Ridgeside Lane development is consistent with the Northern Tasmania Regional Land Use Strategy. 251t will
be a major contributor to 3 of the goals of the strategy - Economic Development, Liveability, and Sustainability.
In particular it addresses some of the challenges identified in the Land Use Strategy, particularly: the need for a
larger population (families and couple households) to renew the regional population; new job opportunities (in
tourism, agribusiness and services) and the development of new employment related skills.

24 Evandale Project: Economic impact Analysis - Summary Report, MCa November 2018
25 Ses Ridgeside Lane Development and Nerthern Tasmania Regional Land Use Strategy MCa , April 26 2018
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The following are the assumptions used in projecting population for each of the LGAs.

Appendix 2: LGA Assumptions

[ Fertllity rate r Net Migration (all sources) Life Expectancy At Blrch
2007-12 Low Medium High | 2006-11 average Low  Medium  High LEAB 2012 Low LEAB 2037 Medium LEAB2037._ High LEAB 2037

Declines to (by 2023) male fenrale male female male femole male female
Break O'Day 244 | 204 224 244 22 1] 2 60 786 818 82.0 84.5 833 859 85,1 87.7
Brighton 284 | 254 284 184 67 24 59 85 789 B33 818 847 83,1 B6.1 849 879
Burnie 208 | 188 198 218 86 -128 94 49 777 821 815 845 828 853 845 87.7
Central Coast 216 | 187 187 216 119 17 95 177 777 823 8Ls 845 828 859 B4.5 877
Central Highlands 287 | 258 268 287 -4 -8 -1l -4 789 033 81.9 8s.1 812 866 85.0 884
Circular Head 272 | 242 252 272 77 75 68 59 777 823 B15 845 828 85.9 845 877
Clarence 226 | 197 207 238 308 45 235 433 789 833 B18 84.7 B3.I 86.1 849 7.9
Derwent Valley 251 | 222 232 12 -3 -65 42 ¥ 789 B33 819 85.1 832 B66 85.0 B4
Devonport 227 | 198 208 227 24 25 22 70 73 803 815 845 828 859 845 877
Dorset 252 [ 223 233 282 -30 -30 -20 3 786 818 820 845 833 859 85,1 87.7
Flinders 359 | 329 339 3189 3 -6 -4 2 786 818 820 845 833 859 85,1 87.7
George Tewn 251 | 221 231 251 -60 -55 -35 0 786  8l8 820 845 833 B9 85,1 87.7
Glamorgan/Spring Bay | 232 | 202 212 232 12 i 13 30 789 = 833 819 85.1 832 866 85.0 8.4
Glenorchy 223 | 153 203 W -3 86 -1 58 789 833 8.8 847 CER] 86.1 84.9 879
Hobart 153 | 124 134 151 11 -166 49 292 789 833 a8 847 a3 86.1 B4.9 879
Huon Valiey 247 | 218 228 247 18l 34 148 256 785 813 BL9 85.1 8312 86.6 850 884
Kentish 248 [ 219 229 248 65 9 52 96 T €23 815 845 828 859 845 87.7
King lshind 226 | 196 206 226 a7 -t 8 1 777 813 B(5 845 B2B 859 845 87.7
Kingbarough 218 | 1.8 198 218 459 129 96 631 788 813 818 847 B3.l 86.1 849 87.9
Latrabe 217 | 188 198 217 282 90 217 331 717 63 815 845 828 859 845 87.7
Launceston 200 | 172 182 201 10 120 10 130 786  BIB 82,0 845 833 859 5.1 87.7
Meander Valley 204 | 185 195 214 5 48 o] 50 786  Bl8 820 845 813 859 85.1 B7.7
Northern Midlinds | 220 [ 190 200 220 -20 A2 20 8 786  BIS 820 845 833 B5.9 85,1 877
Sorell 254 | 225 235 254 147 65 134 171 789 833 818 847 83.1 84.1 849 879
Southern Midlands 242 [ 213 213 242 47 8 35 64 789 833 819 85.1 832 866 850 884
Tasman 238 | 208 218 238 29 3 14 27 789 833 819 Bs.l 832 B66 850 8B4
Waraah/MWynyard 228 | 159 209 228 17 -20 12 48 7727 B3 iS5 845 828 859 B4S5 87.7
West Coast 260 | 230 240 260 -148 66 67 62 7.7 823 8i5 845 828 BS9 845 B7.7
\West Tamar 207 | 178 \es 207 108 26 59 162 786  Bl8 820 845 B33 859 85.1 87.7
Tasmania 215 | 185 195 215 1551 « 500 1250 3000 | 783 025 a1.9 B4.7 83.2 86.2 85.0 8.0

Source: 2014 Population Projections - Tasmania and Its Local Government Areas, December 2014, Treasury and Finance Tasmania P11
(Appendix 2)
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Appendix B : Ridgeside Lane Development and Northern Tasmania Regional Land
Use Strategy
1. Overview

The Ridgeside Lane development is consistent with the Northern Strategy and achieves a number of objectives
set out in the strategy.

e Ageing population: the development will increase the population of Evandale, by attracting a mix of new
residents, including families, younger people and retirees and will renew the population.

« Housing types: offers a diverse range of housing types which will attract locals and interstate migrants
to the region. With the proximity to Launceston, people can be resident in Evandale and work in
Launceston (in services and professional occupations).

s Tourism growth: the precinct will offer new tourism. facilities, which will attract visitors and complement
the Launceston and regional offer.

o New jobs: the development will create new direct jobs in the various businesses to be located in the
precinct (hotel, eco-resort, wellbeing retreat, demonstration farm, education and artisan hub, child care
and aged care).

s Stronger local business: the combination of new residents and visitors and their spending will provide a
boost to local businesses in Evandale. The operations in the precinct will also provide a new market
for local produce and other services.

e Services and infrastructure: the development will deliver a childcare centre and retirement living and
age cared facilities. It will provide open space and recreational facilities for all residents of Evandale.

e Skills and training: training in hospitality and agribusiness and work experience will be delivered.

Overall the Ridgeside Lane will enhance the Northern Land Strategy and contribute to population growth objectives, new
business, tourism development; local employment growth; and liveability. The project is not simply a housing development. It
is the creation of a new way of living in an environmentally planned area that offers diverse housing types . This is
combined in a precinct that will deliver sustainable businesses, new jobs and training for young people in hospitality and
agribusiness.

The economic impact assessment on the project, quantifies the benefits that will be generated for Evandale
and the region.z6

o Population: the completion of the development will increase the population of Evandale by 2242
persons by year 18 (3036)..

o Annual spending by Ridgeside Lane residents in Evandale and the region, will increase to around $22
million per year by year 18 generating up to 126 jobs (direct and indirect/induced jobs) in that year.

s Precinct operations: the business operations on the precinct will provide a total of: 133 direct jobs in
tourism and hospitality, education/training and care; and will generate a further 32 indirect/induced jobs
in the region.

« \Visitor spending in other businesses in the Evandale village will increase to $3.7 million in 2031 and
$4.1 million in year 18.

o Construction jobs: an average of 57 direct on site jobs would be generated per year during the
construction 15 year period, with a further 14 direct jobs in materials and services supply.

26 Evandale Project: Economic Impact Analysis - Summary Report, MCa November 2018.

[£M]
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2. Northern Tasmania Regional Land Use Strategy

The strategy sets out a Regional Strategic Planning Framework, with a focus on 4 goals of Economic Development,
Liveability, Sustainability and Governance.””

The Ridgeside Lane Precinct development and its components are consistent with the Strategy’s vision for the region and will
contribute to achieving the goals for economic development, liveability and sustainability.

Regional Vision

The regional vision , goals, strategic directions and planning objectives are derived from a detailed assessment
of the issues facing the region, including population ageing, the need to attract population and to develop new
businesses and jobs, while protecting the environment and improving liveability.

e “Productivity growth will be the key driver of economic growth , and prosperity in Northem Tasmania in
the long term; The success of economic development strategies will be a , product of competiliveness
and innovation that mutually advance opportunity and development of urban and rural areas; Economic
competitiveness will depend on the region’s , ability to attract and retain a population and workforce
with valuable knowledge and entrepreneurial skills.”

e “.. Promoting and protecting the Region’s unique natural environment and , resources will be key to
sustainable development and future liveability; Livable communities, offering a high quality of life and
that support  health and wellbeing will help to attract investment, support a skilled workforce, and
strengthen social inclusion and community wellbeing.. :

Source: Northern Tasmania Regional Land Use Strategy North Tasmania Regional Land Use Strategy,
June 27 2018, P8

Ageing Population

“Ageing Population and Decreasing Workforce: The region’s population and workforce will age and the
proportion of the population working will decline. Competition for skilled workers will increase. Regional
workforce and skills deficits will become increasingly evident. *

Source: Northern Tasmania Regional Land Use Strategy North Tasmania Regional Land Use Strategy,
June 27 2018, P7

“Aged Health Care Housing and Services: An ageing population leads to a growing dependency ratio,
increased service industries and alternate housing types and sizes. Current hospital and aged care facilities
have insufficient capacity to meet growing demand, generating a critical need fo retain this population in their
homes for longer. Providing direct services to aged persons in remote locations, rural towns and communities
will be increasingly difficult. Investment and upgrading of medical and health facilities will be critical to retaining
and attracting population in the region. *

Source: Northern Tasmania Regional Land Use Strategy North Tasmania Regional Land Use Strategy,
June 27 2018, P7

Land Use and Development

“Provide for a diversity of land uses. Provide for affordable housing and a diversity of housing types and
sizes, including retirement accommodation and aged care facilities. -

Source: Northern Tasmania Regional Land Use Strategy North Tasmania Regional Land Use Strategy,
June 27 2018, P23

Tourism

“Tourism growth and investment in tourism and recreation is currently focused in and around Launceston and
in a limited humber of other locations dispersed across the region. The challenge will be to expand this and
capitalize on the excellent tourism potential of other, more remote locations. The region’s role as the tourist
gateway to Tasmania, via the airport and regional transport network will need continual reinforcement.”

Source: Northern Tasmania Regional Land Use Strategy North Tasmania Regional Land Use Strategy,
June 27 2018, P7

97 Northern Tasmania Regional Land Use Strategy, June 27 2018, P2

(58]
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“ED-P9 Support tourism development that is guided by research and economic stralegies that develop
projects and initiatives fo enhance the range of tourism and visitor experiences in the region.”

“ED-A14 Advance a tourism strategy fo promote an expanded and enhanced range of tourism and visitor
experiences while addressing broad issues affecting tourism, including in relation lo skills shortages,
competitiveness and marketing.” ‘

“The tourism strategy will: Complement the region’s open space strategy and address cultural heritage
considerations; Facilitate supply side support programs to deliver on a strategy for existing and new operators;
Identify key tourism investment sites; and Support tourism infrastructure investment as part of the region’s
infrastructure plan. *,

Source: Northern Tasmania Regional Land Use Strategy North Tasmania Regional Land Use Strategy,

June 27 2018, P45

3. The Ridgeside Lane Development

The proposed Ridgeside Lane development will be a major contributor to 3 of the goals - Economic Development, Liveability,
and Sustainability.

In particular it addresses some of the challenges identified in the Land Use Strategy: the need for a larger population (families
and couple households) to renew the regional population; new job opportunities (in tourism, agribusiness and services) and

the development of new employment related skills.

Economic Development

Ridgeside Lane & the Northern Tasmania Land Use Strategy

Ridgeside Lane
The proposed activities on site will contribute to the visitor economy ; regional agribusiness and
industry skills development

Tourism

Hotel — 4-5 star hotel of 100 rcoms and function spacs, catering for short breaks, conferences and
weddings.

Eco-resort (20 villas) and including & health and wellbeing refreat

Sustainability Education and Artisan Hub — café, restaurant and cellar door sales of local produce.

Agribusiness

Northern Tasmanian Demonstration Farm — including “Grow Hub”, plant nursery, farm, workshops and
café.

Skills & Training

Sustainability Education and Artisan Hub — studios, class reoms, workshops. Courses in sustainable fiving,
small scale farming, food, crafts.

Hotel management education facility — delivering fraining and work experience.

Liveability

The development will offer a diversity of residences in a well-planned green precinct with
community facilities, which complement Evandale’s facilities and infrastructure.

Diverse holsing

The available housing types will attract a mix of families, couple households and retirees.

Planned precinct

The quality of the residential areas and facilifies will atiract people from Tasmania and interstate, who are
after a rural lifestyle in proximity to a heritage village, with ready access lo a larger City (Launceston), and
its services (including cultural facilities) and an airport.

Family services

A child care centre will provide services for local and regional families.

Aged Services Facilities will allow ageing in place and transitions, with independent living units, and & specialist aged care
facility. This aligns with the Northern Strategy's recognised requirements to expand aged care services in
the region.

Supperting Evandale Ridgeside Lane and its facilities, landscape, parkland community infrastructure will enhance liveability for

all residents of Evandale and adjacent areas.

Sustainability

Ridgeside Lane will make major contributes to economic, environmental and social sustainability.

Economic sustainability:

The development will contribute to growth and renewal of the population through attracting a diverse mix of
new residents (including families); the increase in population will provide demand for local service
businesses in Evandale and surrcunds; the enterprises onsite will boost visitors and provide new local jobs;
the leaming facilities will boost skills in hospitality and special agribusiness {and provide pathways to
employment for young people).

Environmental sustainability

Ridgeside Lane is a green development, with state of the art water, waste and energy management and
infrastructure.

Social sustainahility

Communilies with ageing and static or declining populations tend to lose elements of their community
activities. A renewed population will revitalise community activities, engagement and interaction. The
Evandale community will have access fo parklands, recreation spaces, gardens  and facilities in the
pracinct.

RAT 21 D=y 2015
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1 Purpose

This report has been undertaken on behalf of the proponent (Traders In Purple) and will accompany
an application to the Northern Midlands Council seeking approval to undertake the Ridgeside Lane
development, on the Queenscliff and Mew properties east of Evandale.

This document reports on the land capability of the subject properties and an assessment of how the
proposal may impact on the agricultural land use activity of the property in question and that of
adjacent properties.

1.1 Land Capability

The currently recognised reference for identifying land capability is based on the class definitions and
methodology described in the Land Classification Handbook, Second Edition, C.J Grose, 1999,
Department of Primary Industries, Water and Environment, Tasmania.

Most agricultural land in Tasmania has been classified by the Department of Primary Industries and
Water at a scale of 1:100,000, according to its ability to withstand degradation. A scale of 1 to 7 has
been developed with Class 1 being the most resilient to degradation processes and Class 7 the least.
Class 1, 2 and 3 is collectively termed “prime agricultural land”. For planning purposes, a scale of
1:100,000 is often unsuitable and a re-assessment is required at a scale of 1:25,000 or 1:10,000.
Factors influencing capability include elevation, slope, climate, soil type, rooting depth, salinity,
rockiness and susceptibility to wind, water erosion and flooding.

In providing my opinion, | wish to advise that | possess a B.App.Sci.(hort) and am a member of the
Australian Institute of Agriculture. | have over 20 years experience in the agricultural industry in
Tasmania. | am skilled to undertake agricultural and development assessments as well as land
capability studies. | have previously been engaged by property owners, independent planners, and
surveyors to undertake assessments within the Burnie, Brighton, Central Coast, Circular Head,
Clarence, Georgetown, Kentish, Huon, Latrobe, Launceston, Meander Valley, Northern Midlands,
Southern Midlands and Waratah-Wynyard municipalities. Most of these studies have involved the
assessment of land for developmént purposes for potential conflict with the Protection of Agricultural
Land Policy (PAL Policy) and Planning Schemes.

1.2 Compliance with the State Policy on the Protection of Agricultural
Land (PAL) 2009.

The amended Policy became effective from 3rd September 2009. It fosters the sustainable
development of agriculture in Tasmania by minimising conflict or interference from other land uses as
well as non-agricultural use or development on agricultural land that precludes the return of that land

to agriculture.

==, MACQUARIE
©)( FRANKLIN 5

]



3-3175

Agricultural Assessment Of The Proposed Ridgeside Lane Development Report

For the purposes of the Policy;

Agricultural land is defined as all land that is in agricultural use or has the potential for agricultural
use that has not been zoned or developed for another use or would not be unduly restricted for
agricultural use by its size, shape and proximity to adjoining non-agricultural uses.

Agricultural use means use of the land for propagating, cultivating and harvesting plants or for the
keeping and breeding of animals, excluding domestic animals and pets. It includes the handling and
packing or storing of produce for dispatch to processors. It includes controlled environment agriculture
and plantation forestry.

Land capability Classes 1, 2 and 3 are collectively defined as prime agricultural land based on the class
definitions and methodology from the Land Classification Handbook, Second Edition, C.J Grose, 1995,
Department of Primary Industries, Water and Environment, Tasmania.

It is noted that where there is a discrepancy between the Central Coast Planning Scheme and PAL,
Clause 13 (1) of the State Policies and Projects Act 1993 states “Where there is an inconsistency
between a provision of a State Policy and a provision of a planning scheme or an interim order in force
at the time when the State Policy comes into operation, the provision of the planning scheme or interim
order is void to the extent of the inconsistency”. In other words, where there is such an inconsistency,

the State Policy will take precedent.
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2 Prdperty details

2.1 Location

The subject properties where the Ridgeside Lane development is proposed are located east of
Evandale on Logan Road. Figure 1.

Table 1; property details

Properfy Title Reference PropertyID . - Address Hectares
Name | i . (Approx)
S 1067731/1 1898289 211 Logan Road g9
The Mews 101154/1° 186534 Logan Road 100
145763/2 2688486 98 Ridgeside Lane 46
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Figure 1: Property location (source The LIST)
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2.2 Queenscliff Property

2.2.1 Location and size
The Queenscliff property is located approximately 350m east of Evandale on the northern side of

Logan Road, and covers an area of roughly 99 hectares.

2.2.2 Physical resources
The Queenscliff property is located on flat and very gently undulating ground with a northerly aspect,
it is entirely covered by degraded and semi improved pasture land with no areas of bushland and/or

remanent vegetation present.

The property is highly constrained for water resources, and currently is limited a number of stock
water dams, with a combined nominal capacity of approximately 1.5ML.

The property has acquired a 20 ML irrigation water allocation.
No soil salinity, sodicity or acid sulphate soils have been identified on the property.

2.2.3 Land capability
The original land capability assessment of the area was undertaken by DPIF at a scale of 1:100,000 and

reported in their South Esk report in 1996, and on the subject of this property, DPIF identified the
property was covered by Class 4 land, and no prime agricultural land was identified.

A detailed assessment by Macquarie Franklin of the property confirmed that the land is consistently
covered by Class 4 land, and it is not covered by any prime agricultural land {land capability rating <3).

Class 4 land is described as follows:

Land well suited to grazing but which is limited to occasional cropping or to a very restricted range of
crops. The length of cropping phase and/or range of crops are constrained by severe limitation of
erosion, wetness, soils or climate. Major conservation treatments and/or careful management are
required to minimise degradation.

Cropping rotations should be restricted to one to two years out of ten in a rotation with pasture or
equivalent to avoid damage to the soil resource. In some areas longer cropping phases may be possible
but the versatility of the land is very limited.

See Appendix 1, Figure 5 for the land capability map of the property.
See Appendix 2, Table 5 for the detailed land capability assessment.
2.2.4 Agricultural land use suitability

2.2.4.1 Currentland use activity
This property has historically and is currently been used for dryland pastoral use, that being for cattle

and sheep production.

The pastoral productivity of the property is limited by the annual rainfall (approximately 650mm/year)
and land capability, and is capable of growing 7,000-8000 kg dry matter of pasture per hectare per

P~ MACQUARIE
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year (kg DM/ha/yr) and this is equivalent to utilising 4,000-5,000 kg DM/ha/year at a grazing efficiency
of 65%.

Based on the pasture productivity of the proberty it would be reasonable to consider it has an annual
carrying capacity of approximately 15-18 dry sheep equivalents per hectare per year (DSE/ha/year),
for a total carrying capacity of approximately 1,400-1,700 DSE/year.

It is important to note that due to variable rainfall, both total rainfall and frequency of rainfall events
the carrying capacity can flex by +/-15-25% on a seasonal and annual basis.

2.2.4.2 Future land use activity

The crops considered most suitable for this land are based on broadacre crops, such as cereals, hemp,
canola and grass seed production, and it is possible to consider this land could be cropped on a
frequency of 1-2 times in 10 years.

More intensive cropping options could be possible; such as vegetables (root crops — potatoes, carrots,
brassicas etc...) however the opportunity to engage in these enterprises would only be possible on a
1 on 10 year rotation, and limited to the Class 4s land.

Horticultural crops, such as viticulture, cherries and hazelnuts ranges may be considered possible for
areas of the property, although it is very much enterprise dependant. Modelled enterprises suitability
maps are shown in Appendix 4.

It is important to note that extensive studies and detailed assessments, both on the production and
marketing of horticultural commodities would be important to undertake before any investment was

made,

Based on the quantum of irrigation water that the property has invested in, 20ML, the scale and
intensity of any irrigated cropping (broadacre, vegetable and/or perennial horticulture) are highly
restricted.

The amount water typically used in irrigated broadacre cropping is typically 2 ML/ha (potential of 10
hectares), vegetable cropping requires 3-5 ML/ha (potential for 6-8 hectares of crop) and perennial
horticulture uses between 3-4 ML/ha (potential for 4-6 hectares of plantings).

2.2.5 Adjacentland use activity

The land adjacent to the Queenscliff property have been traditionally been predominantly used for
pastoral land use activity, that being beef and sheep grazing, with dryland and irrigated broadacre
cropping activities on the properties to the south and further to the east.

Further to the north in the White Hills and Relbia area a number of vineyards are present.
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2.3 The Mews Property

2.3.1 Location and size

The Mews property is located approximately 700m east of Evandale to the nearest westerly point of
the property, although the majority of the land over 1,800m east of Evadale, and on the northern side
of Logan Road, and covers an area of roughly 146 hectares.

2.3.2 Physical resources
The Mews property is located on flat and very gently undulating ground with a northerly aspect, it is
entirely covered by degraded and semi improved pasture land with no areas of bushland and/or
remanent vegetation present.

The property is highly constrained for water resources, and currently is limited a number of stock
water dams, with a combined nominal capacity of approximately 2ML.

The property has acquired a 20 ML irrigation water allocation.
No soil salinity, sodicity or acid sulphate soils have been identified on the property.

2.3.3 Land capability
The original land capability assessment of the area was undertaken by DPIF at a scale of 1:100,000 and

reported in their South Esk report in 1996, and on the subject of this property, DPIF identified the
properties were covered by Class 4 land, and no prime agricultural land was identified.

A detailed assessment by Macquarie Franklin of the property confirmed that the land is consistently
covered by Class 4 land, it is not covered by any prime agricultural land (land capability rating <3).

Class 4 land is described as follows:

Land well suited to grazing but which is limited to occasional cropping or to a very restricted range of
crops. The length of cropping phase and/or range of crops are constrained by severe limitation of
erosion, wetness, soils or climate. Major conservation treatments and/or careful management are
required to minimise degradation.

Cropping rotations should be restricted to one to two years out of ten in a rotation with pasture or
equivalent to avoid damage to the soil resource. In some areas longer cropping phases may be possible
but the versatility of the land is very limited.

See Appendix 1, Figure 5 for the land capability map of the property.
See Appendix 3, Table 6 for the detailed land capability assessment.
2.3.4 Agricultural land use suitability

2.3.4.1 Current land use activity
This property has historically and is currently been used for dryland pastoral use, that being for cattle

and sheep production.

The pastoral productivity of the property is limited by the annual rainfall (approximately 650mm/year)
and land capability, and is capable of growing 7,000-8000 kg dry matter of pasture per hectare per
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year (kg DM/ha/yr) and this is equivalent to utilising 4,000-5,000 kg DM/ha/year at a grazing efficiency
of 65%. :

Based on the pasture productivity of the property it would be reasonable to consider it has an annual
carrying capacity of 15-18 dry sheep equivalents per hectare per year (DSE/ha/year), for a total
carrying capacity of approximately 2,100-2,600 DSE/year.

It is important to note that due to variable rainfall, both total rainfall and frequency of rainfall events
the carrying capacity can flex by +/-15-25% on a seasonal and annual basis.

2.3.4.2 Future land use activity

The crops considered most suitable for this land are based on broadacre crops, such as cereals, hemp,
canola and grass seed production, and it is possible to consider this land could be cropped on a
frequency of 1-2 times in 10 years.

Mare intensive cropping options could be possible, such as vegetables (root crops — potatoes, carrots,
brassicas etc...) however the opportunity to engage in these enterprises would only be possible on a
1 on 10 year rotation, and limited to the Class 4s land.

Horticultural crops, such as viticulture, cherries and hazelnuts ranges may be considered possible for
parts or extensive areas of the property, although it is very much enterprise dependant. Modelled
enterprises suitability maps are shown in Appendix 4.

It is important to note that extensive studies and detailed assessments, both on the production and
marketing of horticultural commodities would be important to undertake before any investment was
made.

Based on the quantum of irrigation water that the property has invested in, 20ML, the scale and
intensity of any irrigated cropping (broadacre, vegetable and/or perennial horticulture) are highly
restricted.

The amount water typically used in irrigated broadacre cropping is typically 2 ML/ha (potential of 10
hectares), vegetable cropping requires 3-5 ML/ha (potential for 6-8 hectares of crop) and perennial
horticulture uses between 3-4 ML/ha (potential for 4-6 hectares of plantings).

2.3.5 Adjacentland use activity

The land adjacent to the Mews property have been traditionally been predominantly used for pastoral
land use activity, that being beef and sheep grazing, with irrigated broadacre cropping activities on
the properties to the south and further to the east.

Further to the north in the White Hills and Relbia area a number of vineyards are present.

== MACQUARIE
@)( FRANKLIN 11



3-381

Agricultural Assessment Of The Proposed Ridgeside Lane Development Report

Figure 2; southerly view across the Queenscliff property

Figure 3; northerly view across the Mews property
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Figure 4; Brickendon soil type present throughout the Queenscliff and Mews properties
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3 Proposed development

The proposed development for the Queenscliff and Mew properties is an extensive and broad
development, and fully outlined in the Ridgeside Lane Development Proposal.

Please refer to the Ridgeside Lane Development Proposal for complete and full details on the
proposed development.

A layout of the proposed development in attached in Appendix 5.
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4 Impact on agricultural activities

4.1 Impact on the agricultural land use activity on the properties in
question

The proposed developments would result in the Queenscliff and the Mews property not being
available for agricultural land use activity.

The key aim of the proposal is to minimise the potential for negative impacts and/or constraint of the
agricultural land use activities on the neighbouring properties.

4.2 Design and layout of the proposed development

The nature and layout of the proposed development has been designed to minimise the potential for
negative impacts and/or constraint of the agricultural land use activities on the neighbouring
properties. )

Agricultural land use activity is conducted on all adjacent land, and dominated by pastoral use for beef
and sheep grazing, with irrigated broadacre cropping activities on the properties to the further to the
south and east, and a number of vineyards are located to north in the White Hills and Relbia area.

In an effort to minimise the potential for negative impacts and/or constraints on the adjacent
agricultural land use activity the proponents have made a significant effort to sensitively design the
Ridgeside Lane development, and this includes;

- A 70m wide buffer zone which includes;

o an 18m wide vegetation corridor that forms the immediate boundary interface that
that encompasses the entire development. This vegetation corridor would consist of
mixed native species and include bushes, shrubbery and trees.

o the balance of the buffer zone would consist of a grassland.

- Extensive olive tree plantings over the north western area of the development to provide an
enhanced huffer to the nearby vineyard.

- Extensive botanical gardens covering approximately 7 hectares on the central north eastern
boundary areas.

- Tree lined avenues and roads, sports fields, various gardens and a number of vegetation
corridors that bisect and divide up the development which would mitigate the visual impact
and noise emissions generated from the development.

- Graduated development intensity with larger rural “zone A and B” blocks (2.5-3.5 hectares)
on the external areas, then low density residential blocks and finally general residential blocks
in the centre of the development. :

The proponents are very keen and willing to maintain a connection with the rural amenity of the wider
Evandale area and northern midlands district, and would establish a sustainability centre and
agribusiness facility to promote a greater understanding and appreciation of agriculture and provide
a centre of learning for agricultural and rural related disciplines.
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4,3 Impact of agrichltural activity on neighbouring land on proposed

development

It is reasonable to consider the proposed Ridgeside Lane development would not result in a negative

impact and/or constraint on the agricultural land use conducted on the neighbouring properties.

Potential risks from neighbouring agricultural land use activity, the extent of the risk and possible

mitigation strategies and actions are outlined in Table 1.

Table 2; potential risk from neighbouring agricultural land use activities

Agricultural Land/Activity

1. Spray drift and dust

~ Potential Risk from Neighbouﬁﬁg

Extent of Risk & Possible Mitigation
Strategy

Risk = low. Proposed extensive shelter belts
and separation distances would mitigate the
impact of sprays and dust if applied under
normal  recommended conditions. Aerial
spraying is at times practiced in the wider
Northern midlands are however ground or
spot spraying is a practical and mostly used
alternative. Spraying is typically conducted
during calm conditions and this inherently
minimises the risk of offsite movement of
sprays and dusts. Spray events should be
communicated in a timely manner to all
potentlally impacted parties.

2. Noise from machinery and irrigation
pump operation, livestock and dogs.

Risk = low although some machinery traffic will
occur when undertaking ground cultivation,
feeding of livestock etc.. The proposed
extensive shelter belts and separation
distances would provide mitigation from
noises.

3. Irrigation water over boundary

Risk = nil. Irrigation systems are not normally
operated in high winds due to excessive
evaporative losses and uneven application
rates on the ground. The proposed extensive
shelter belts and separation distances would
negate the risk of irrigation water over the
boundary.

4, Stock escaping and causing damage.

Risk = low provided that boundary fences are
appropriately designed and maintained in
sound condition.

5. Electric fences

Risk = low. Mitigated by the proponent
attaching appropriate warning signs on
boundary fencing.
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4.4 Impact of proposed development on agricultural activity on

neighbouring land

These impacts are usually manifested as complaints that could be made by residents of the

Ridgeside Lane development against issues identified in Section 4.3. These have been generally

assessed as low risk.

Other risks to neighbouring agricultural activity are outlined in the following table, and some of these

risks rely on an element of criminal intent and it could well be argued that this is very much lower with

inhabitants of the development than with other members of the public, and are outlined in Table 2.

Table 3; potential risk to neighbouring agricultural activity

Potential Risk to Neighbouring :

Agricultural Activity

1. Trespass

'Extent of Risk & Possible Mitigation '

Strategy

Risk = low. Mitigation measures include
maintenance of sound boundary fencing, and
appropriate signage to warn inhabitants and
visitors about entry onto private land; report
unauthorised entry to police.

2. Theft

Risk = low. Ensure there is good quality
boundary fencing on neighbouring properties
and appropriate signage to deter inadvertent
entry to property; limit vehicle movements,
report thefts to police.

3. Damage to property

Risk = low. As for theft.

4. Weed infestation

Risk = low. Routine weed control activities and
surveillance would be conducted by the
proponent.

5. Fire outbreak

Risk = low. Fire risk can be mitigated by careful
operation of outside barbeques, disposal of
rubbish and abiding by all guidelines and
directions provided by the fire brigade and
emergency authorities.

6. Dog menace to neighbouring livestock

Risk = low. Mitigated by ensuring that good
fencing communication is maintained between
the proponent and neighbouring land owners
to ensure dogs are kept under control.

!
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4.5 Storm water and sewerage disposal

The storm water generated as result of the development, as would be produced from the sealed hard
standing areas, roads and the roof surfaces from the proposed various buildings would be collected
via an internal drainage network and directed to the state of art sewerage and waste water treatment
- plant and reused to support the growth and development of the various proposed botanical
developments.

The sewerage and grey water generated as result of the development, as would be produced from
proposed various residences, units, accommodation and childcare centre would be collected via an
internal drainage network and directed to the state of art sewerage and waste water treatment plant
and reused to support the growth and development of the various proposed botanical developments.

It is anticipated that the proposed development will be able to manage, dispose of and recycle the
storm and sewerage water, and will be able to be retain all storm and sewerage water within the
confines of the Ridgeside Lane development property boundaries. ’

4,6 Water access and storage

4.6.1 Waterways and creeks water supply and access
No waterways flow through the Queenscliff property.

Two small waterway are present the Mews property;

- Unnamed north flowing minor stream on the northern boundary of the property, hydro ID
200685, CFEV <2, with a 0.64km2 catchment area, this forms part of a sub catchment that is
highly over allocated (high availability -451 ML and mid availability -75.9 ML) and effectively
no irrigation water can and/or could be obtained from this waterway.

- Unnamed south flowing minor tributary on the north eastern boundary of the property, hydro
line 200723, CFE <2, with a 0.13km2 catchment area that offers a negligible amount of
potential opportunity for irrigation water (high availability 2.1 ML and mid availability 1.1 ML),
and it forms part of the South Esk River Catchment Water Management Plan area and
therefore it is unlikely any irrigation water could be made available.

Only small stock water dams are present on the property.

Therefore both the Queenscliff and the Mews properties are effectively considered as having no
access to irrigation water sourced from natural waterways.

4,6.2 North Esk Irrigation Scheme
The properties are located within the North Esk irrigation scheme, and each has a 20 ML water

allocation for a total of 40 ML of irrigation water.

Based on the quantum of irrigation water that has been invested in, 40ML, the scale and intensity of
any irrigated cropping (broadacre, vegetable and/or perennial horticulture) are limited.
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The amount water typically used in irrigated broadacre cropping is typically 2 ML/ha (potential of 20
hectares), vegetable cropping requires 3-5 ML/ha (potential for 8-13 hectares of crop) and perennial
horticulture uses between 3-4 ML/ha (potential for 8-10 hectares of plantings).

It would be difficult to justify broad scale irrigation development in terms of both economic and
practical considerations based on the annual supply of 40 ML of irrigation water.

== MACQUARIE
@) FRANKLIN 19



3-389

Agricultural Assessment Of The Proposed Ridgeside Lane Development Report

5 Protection of Agricultural Land Policy

Table 4; Protection of Agricultural land policy principles and responses

Principle

Response

1. Principle 1: Agricultural land is a valuable | The proposed development would result in a
resource and its use for the sustainable change to-the land use activity from agricultural to
development of agriculture should not be mixed rural residential, residential,
unreasonably confined or restrained by non- accommodation and amenity use.
agricultural use or development.

The design and layout the proposed development
would be sensitive to neighbouring agricultural
land use activity, and a range of significant and
substantial measures and mitigation actions would
be undertaken to minimise any negative impact
and/or constrain on the management and
operational activities conducted on the adjacent
rural land.

2. Principle 2: Use or development of prime This does not apply as there is no prime agricultural
agricultural land should not result in land on the lot.
unnecessary conversion to non-agricultural
use-or agricultural use not dependent on the
soil as the growth medium.

3. Principle 3: Use or development, other than | This does not apply as thereis no prime agricultural
residential, of prime agricultural land that is | land on the lot.
directly associated with, and a subservient part
of, an agricultural use of that land is consistent
with this Policy.

4. Principle 4: The development of utilities, | This does not apply as there is no prime agricultural
extractive industries and controlled | land on the lot.
environment agriculture on prime agricultural
land may be allowed, having regard to criteria,
including the following:

a.  minimising the amount of land alienated;

b. minimising negative impacts on the
surrounding environment; and

c.- ensuring the particular location Is
reasonably required for operational
efficiency.

5. Principle 5: Residential use of agricultural land As outlined in the response to Principle 1, the
is consistent with this Policy where it is proposed development would result in a change to
required as part of an agricultural use or the land use activity from agricultural to mixed
where it does not unreasonably convert rural residential, residential, accommodation and
agricultural land and does not confine or amenity use, This changed land use is not required
restrain agricultural use on or in the vicinity of as part of the agricultural land use.
that land.

The design and layout the proposed development
would be sensitive to neighbouring agricultural
land use activity, and a range of significant and
substantial measures and mitigation actions would
be undertaken to minimise any negative impact
and/or constraints on the management and
operational activities conducted on the adjacent
rural land.

o)

MACQUARIE
FRANKLIN

20



3-390

Agricultural Assessment Of The Proposed Ridgeside Lane Development Report

Principle

Principle 6: Proposals of significant benefit to
a region that may cause prime agricultural
land to be converted to non-agricultural use
or agricultural use not dependent on the soil
as a growth medium, and which are not
covered by Principles 3, 4 or 5, will need to
demonstrate significant benefits to the region
based on an assessment of the social,
environmental and economic costs and
benefits.

Response

The proposed Ridgeside development is a multi-
million undertaking that would provide a major
economic boost to the Evandale community and
wider Northern midlands region.

The construction phase and ongoing management
of the various components of the development
would provide major employment opportunities as
well as massive beneficial flow on benefits to
service providers and provedores.

The details of the financial impacts and benefits of
this development are provided by the proponent.

Principle 7: The protection of non-prime
agricultural land from conversion to non-
agricultural use will be determined through
consideration of the local and regional
significance of that land for agricultural use.

The Queenscliff and the Mews properties consist of
Class 4 land, both properties have highly
constrained irrigation water resources, and as such
would and are limited in their potential agricultural
land use activities to lower intensity and long
rotation cropping and are suitable for pastoral land
use activities.

This land is not considered a strategically important
rural resource in terms of its prominence, it is not
prime agricultural land, and based on the design
and layout of the proposed development and a
range of significant and substantial measures and
mitigation actions would be undertaken to
minimise any negative impact and/or constraints
on the management and operational activities
conducted on the adjacent rural land.

Principle 8: Provision must be made for the
appropriate protection of agricultural land
within irrigation districts proclaimed under
Part 9 of the Water Management Act 1999
and may be made for the protection of other
areas that may benefit from broad-scale
irrigation development.

The Queenscliff and the Mews properties are
located within the North Esk Irrigation district.

As outlined in the response to Principle 1, the
proposed development would result in a change to
the land use activity from agricultural to mixed
rural residential, residential, accommodation and
amenity use. This changed land use is not required
as part of the agricultural land use.

The irrigation water allocations that have been
secured by the proponent would be utilised on the
development for amenity purposes.

The proposed development would not constrain
and/or limit the use of irrigation water by
neighbouring properties nor in the wider Evandale
and Northern midlands district.

Principle 9: Planning schemes must not
prohibit or require a discretionary permit for
an agricultural use on land zoned for rural
purposes where that use depends on the soil

The proposed land use on the development would
not be agricultural land use activity.

—|
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Principle Response

as the growth medium, except as prescrfbed
in Principles 10 and 11.

10. Principle 10: New plantation forestry must not No plantation forestry is proposed as part of this
be established on prime agricultural land development.
unless ‘a planning scheme reviewed in
accordance with this Policy provides
otherwise. Planning scheme provisions must
take into account the  operational
practicalities of plantation management, the
size of the areas of prime agricultural land,
their location in relation to areas of non-prime
agricultural land and existing plantation
forestry, and any comprehensive
management plans for the land.

11. Principle 11: Planning schemes may require a No plantation forestry is proposed as part of this
discretionary permit for plantation forestry development.
where it is necessary to protect, maintain and
develop existing agricultural uses that are the
recognised  fundamental and  critical
components of the economy of the entire
municipal area, and are essential to

maintaining that economy’s sustainability.
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6 Conclusions

1. The Ridgeside Lane development would include the Queenscliff and the Mews properties and

cover a combined area of 245 hectares of Class 4 land.

The proposed development would result in a change to the land use activity from agricultural
to mixed rural residential, residential, accommodation and amenity use. This changed land
use is not required as part of the agricultural land use.

The proposed Ridgeside development is a multi-million undertaking that would provide a
major economic boost to the Evandale community and wider Northern midlands region, with
the construction phase and ongoing management of the development providing major
employment opportunities as well as massive beneficial flow on benefits to service providers
and provedores.

The design and layout the proposed development would be sensitive to neighbouring
agricultural land use activity, and a range of significant and substantial measures and
mitigation actions would be undertaken to'minimise any negative impact and/or constraints
on the management and operational activities conducted on the adjacent rural land.

The design and layout the proposed development would result in a negligible negative impact
and possible conflict generated from the agricultural land use activity that is currently and
could be conducted on the neighbouring properties.

g

X

MACQUARIE ,
FRANKLIN 23



3-393

Agricultural Assessment Of The Proposed Ridgeside Lane Development Report

Appendix 1 Land capability
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Figure 5; land capability map of the Queenscliff and the Mews properties
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Appendix 2 Queenscliff land capability assessment

Table 5; Queenscliff property land capa

ty assessment

Land Capability Area Limitation Soil Description Cropping Land Use Cropping Land Management
{ha) Suitability Rating Frequency

4s 79.2 Soil Structure Brown and brown grey | Low All 1to 2/10 years Avoid extended fallow periods, maintain

sandy loam topsoil over a adequate ground cover and where possible
Y p
brown to orange clay Rootcrops, suchas | aqont  minimal  ground tillage and  soil
(Brickendon soil potatoes, could be | ncervation strategies.
association) on flat to grown on this land,
gently undulating (0-5%) however this | Reduce stocking rates when wet.
river terraces. Some areas would be
of quartz gravels present, undertaken on 1in
although the thickness of 10 year rotation.
t rt ravel
jm.mm n_._.m z 8 ® Irrigated Annual
varies considerably.
pasture,
Asw 20.4 Soil Structure | Brown sandy loam topsail dryland pasture Avoid extended fallow periods, maintain
and over a brown to orange and horticulture adequate ground cover and where possible
Waterlogging | clay (Brickendon  soil adopt minimal ground tillage and soil

association) on flat lower conservation strategies.
terraces. Extensive areas
of  fonstone  sravels Reduce stocking rates when wet and investigate
present throughout the further drainage options where appropriate.
soil profile.
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Appendix 3 The Mews land capability assessment

Table 6; the Mews property _mzun_ capability assessment

Land Area Limitation Soil Description Cropping Land Use Cropping Land Management
Capability {ha) Suitability Rating Frequency
4s 129.6 Soil Structure | Duplex  soils, hrown | Low All 1to 2/10 years Avoid extended fallow periods, maintain
sandy loam topsoil over a adequate ground cover and where possible
brown to orange clay Root crops, such as adopt minimal ground tillage and soil
(Brickendon association) potatoes, could be | ,nservation land management strategies.
on flat to gently grown on this land,
undulating (0-3%) river however this would | Reduce stocking rates when wet.
terraces. Variable be undertaken on 1
presence of ironstone in 10 year rotation.
and quartz gravels. [rm—— —
pasture,
dryland
pasture and
horticulture
4e 16.8 Erosion Shallow brown sandy | Low Irrigated 1to 2/10 years Avoid extended fallow periods, maintain
loam topsoils (Relbia seasonal adequate ground cover and where possible
assaciation) on crapping (dry Unsuitable for the | jyont  minimal ground tillage and  soil
undulating terraces (5- harvest) production of root | .,neryation land management strategies.
12%) with varying Crops:
amounts of gravel s Reduce stocking rates when wet.
] . ) Irrigated Annual
present in the soil profile ; 4 \
pasture, The lighter textured sandy soils on the sloping
dryland land is at risk of wind and water erosicn, and

additional care should be given to limit any
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pasture  and
horticulture

fallow periods on cultivated paddocks and
maintain some type of ground cover (as crop
residue or pasture).
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Appendix 4 Modelled perennial horticultural land use
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Figure 6; modelled sparkling wines enterprise suitability, green = suitable, yellow = unsuitable (source The LIST)
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Figure 7; modelled table wines enterprise suitability, yellow = marginally suitable, brown = unsuitable (source the LIST)
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Figure 8; modelled hazelnut enterprise suitability; green = suitable (Source the LIST)

Figure 9; modelled cherry enterprise suitability, yellow = marginally suitable, brown = unsuitable (source the LIST)
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Appendix 5 Ridgeside Lane Development Plan Layout
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Figure 10; Ridgeside Lane development plan layout
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