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NOTICE OF MEETING 
 
 
Notice is hereby given that the next meeting of the Break O’Day Council will be held at the St Helens 
Council Chambers on Monday 14 April 2025 commencing at 10.00am.   
 
 
 
 
 
 
 
 
CERTIFICATION 
 
 
Pursuant to the provisions of Section 65 of the Local Government Act 1993, I hereby certify that the 
advice, information and recommendations contained within this Agenda have been given by a 
person who has the qualifications and / or experience necessary to give such advice, information 
and recommendations or such advice was obtained and taken into account in providing the general 
advice contained within the Agenda. 
 

 
RAOUL HARPER 
ACTING GENERAL MANAGER 
Date: 9 April 2025 
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AUDIO RECORDING OF ORDINARY MEETINGS OF COUNCIL 
 

All ordinary meetings, special meetings and annual general meetings will be live streamed using 
audio/visual technology. A link to the audio/visual recordings will be made available to the public 
post the meeting on Council’s website (within seven (7) days post the meeting in line with the 
uploading of the minutes from the meeting). The audio/visual recording of Council Meetings will 
only be retained for six (6) months. 

Other than an official Council recording, no video or audio recording of proceedings of Council 
Meetings shall be permitted without specific approval by resolution of the Meeting. 
 
The streaming platform utilised for recording and streaming is setup specifically for Break O’Day 
Council and Council has full control of which meetings are streamed or uploaded for viewing. There 
is no ability for the public to comment, edit or download recordings in anyway. They can only be 
viewed via the Council link.  
 
Participation in person at the Council Meeting is considered as providing your consent to 
livestreaming of that meeting. 
 
In accordance with the Local Government Act 1993 and Regulation 33 of the Local Government 
(Meeting Procedures) Regulations 2015, these audio files will be retained by Council for at least six 
(6) months and made available for listening online within seven (7) days of the scheduled meeting.  
The written minutes of a meeting, once confirmed, prevail over the audio recording of the meeting 
and a transcript of the recording will not be prepared. 
 

OPENING 
 

The Mayor to welcome Councillors and staff and declare the meeting open at 10.00am. 
 

ACKNOWLEDGEMENT OF COUNTRY 
 

We acknowledge the Traditional Custodians of the land on which we work and live, the Palawa 
people of this land Tasmania, and recognise their continuing connection to the lands, skies and 
waters. We pay respects to the Elders Past, present and future. 
 

LIVE AUDIO/VISUAL STREAMING OF COUNCIL MEETINGS 
 

Ladies and gentlemen, I would like to advise you that today’s Council Meeting is being live streamed 
and recorded. This means that members of the public who are unable to attend in person can still 
observe the proceedings. By remaining in this chamber, you are consenting to being filmed and 
recorded. Please be mindful of your actions and contributions as they will be visible to the public. 
Thank you for your cooperation. 
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04/25.1.0 ATTENDANCE 

04/25.1.1 Present 
 
Mayor Mick Tucker 
Deputy Mayor Kristi Chapple 
 
Councillor Ian Carter 
Councillor Janet Drummond 
Councillor Liz Johnstone 
Councillor Barry LeFevre 
Councillor Vaughan Oldham 
Councillor Kylie Wright 
 

04/25.1.2 Apologies 
 
Nil 

 

04/25.1.3 Leave of Absence 
 
Councillor Gary Barnes 
 

04/25.1.4 Staff in Attendance 
 
Acting General Manager, Raoul Harper 
Administration & Governance Support Officer, Linda Singline 
 
 

04/25.2.0 PUBLIC QUESTION TIME 
 
Nil 
 
 

04/25.3.0 DECLARATION OF INTERESTS OF A COUNCILLOR OR CLOSE 
ASSOCIATE 

 
Section 48 or 55 of the Local Government Act 1993 requires that a Councillor or Officer who has an interest in any matter to be discussed at a Council 

Meeting that will be attended by the Councillor or Officer must disclose the nature of the interest in a written notice given to the General Manager 
before the meeting; or at the meeting before the matter is discussed. 

 
A Councillor or Officer who makes a disclosure under Section 48 or 55 must not preside at the part of the meeting relating to the matter; or 

participate in; or be present during any discussion or decision making procedure relating to the matter, unless allowed by the Council. 
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04/25.4.0 CONFIRMATION OF MINUTES 

04/25.4.1 Confirmation of Minutes – Council Meeting 17 March 2025 
 
OFFICER’S RECOMMENDATION: 
 
That the minutes of the Council Meeting held on the 17 March 2025 be confirmed. 
 

04/25.5.0 COUNCIL WORKSHOPS HELD SINCE 17 MARCH 2025 COUNCIL 
MEETING 

 
There was a workshop held 7 April 2025 and the following items were listed for discussion. 
 

• Presentation – East Coast Tourism Tasmania - Damian Mather at 10am 

• Pending Development Application Updates 

• Revised Land Use Planning and Approvals (Development Assessment Panel) Bill 2025 

• Draft Industrial Land Study – Submissions 

• Draft Scamander / Beaumaris Structure Plan – Submissions  

• Schedule of Fees & Charges 2025/2026 

• Request to Refund Waste Collection Charges – 1484 Upper Esk Road, Upper Esk 

• Animal Control Report 

• Draft Community Park and Landscape Policy  

• Kerbside Waste Collection Schedule 

• Tasman Highway St Helens – speed limits 

• Reconciliation Action Plan Artwork 

• Memorandum of Understanding – State Emergency Service 

• St Marys Exhibition Building – Community Submissions 

• Purpose Built Early Learning Centre for St Marys – Cl Drummond 
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04/25.6.0 PLANNING AUTHORITY 
 
Pursuant to Section 25 of the Local Government (Meeting Procedures) Regulations 2015 the Mayor informed the Council 
that it was now acting as a Planning Authority under the Land Use Planning and Approvals Act 1993. 

04/25.6.1 DA 2024 / 00239 - Demolition of Dwelling & Carport and New 
Building comprising one (1) Dwelling & Two (2) Visitor 
Accommodation Units - 74 Main Road, Binalong Bay 

 

ACTION DECISION 
COUNCIL MEETING DATE 14 April 2025 

PROPONENT Jennifer Binns 

OFFICER Planning Officer  

FILE REFERENCE DA 2024 / 00239 

ASSOCIATED REPORTS AND 
DOCUMENTS 

1. Plans (version dated 18 March 2025) 
2. Scheme Response 
3. Traffic Impact Assessment (18 March 2025) 
4. On-site Wastewater Report  
5. Representations (3) 
6. Responsible Officer Assessment   

 

OFFICER’S RECOMMENDATION: 

 

A. After due consideration of the application received and pursuant to Section 57 of the Land Use 
Planning & Approvals Act 1993 and the Tasmanian Planning Scheme – Break O’Day, that the 
application for Demolition of Dwelling & Carport and New Building comprising one (1)  Dwelling 
& Two (2) Visitor Accommodation Units on land situated at 74 Main Road, Binalong Bay 
described in Certificate of Title 168931/105 be APPROVED subject to the following plans / 
documents and conditions: 
 

Approved Plans / Documents 

Plan / Document 
Name 

Reference Number Prepared By Dated 

Cover Sheet - Jennifer Binns  - 

Site Plan and 
Demolition Plan  

A03 Jennifer Binns  18/03/2025 

Proposed Ground 
Floor 

A04 Jennifer Binns  18/03/2025 

Proposed First Floor  A05 Jennifer Binns  18/03/2025 

Elevations (2 sheets) A06, A07 Jennifer Binns  18/03/2025 

Visuals A09 Jennifer Binns  18/03/2025 

Parking Section A10 Jennifer Binns  18/03/2025 

Shadow Diagrams A11 Jennifer Binns  18/03/2025 

Traffic Impact 
Assessment 
(Amended) 

 Richard Burk 
Traffic & Civil Services  

18 March 2025 
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CONDITIONS 

 

CONDITION TIMING 

1 Approved Plans and/or Document  

A 

Undertake development in accordance with 
the approved plans and/or documents. These 
plans and/or documents will form part of the 
approval, unless otherwise amended by 
conditions of this approval. 

Prior to commencement of use and to 
be maintained at all times. 
 

2 Visitor Accommodation  

A 

The Applicant is to provide to the satisfaction 
of the Council or its delegate, a Visitor 
Accommodation Management Plan which sets 
out the rules and requirements which will 
apply to the use of the accommodation. The 
Plan must include the following minimum 
information: 

• Manager contact information 

• Maximum permitted occupancy  

• Guest parking rules  

• Guest behaviour expectation 

Prior to the commencement of the 
visitor accommodation use and 
maintained at all times  

B 

The Visitor Accommodation Management Plan 
approved by the Council or its delegate is to 
remain updated at all times and be made 
available upon request by the Council or its 
delegate.  

At all times.  

3 Stormwater  

A 

Stormwater overflow from the tank must be 
discharged (piped) to the street.  The 
connection point is the grated pit located in 
the road reserve in front of 76 Main Road (see 
picture below) The connection at the pit must 
be completed by a licenced plumber.  

The applicant must obtain a works permit 
before undertaking any work in the road 
reservation. 

Prior to commencement of use and 
maintained at all times. 

B 
Concentrated stormwater must not be 
discharged into neighbouring properties. 

At all times. 

4 Access and Car Parking   

A 

The proposed access to Main Road must be 
constructed in accordance with standard 
drawings TSD-R04-v3 without the culvert. The 
crossover must be asphalt or concrete and join 

Prior to commencement of use and 
maintained at all times. 
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CONDITION TIMING 

seamlessly with the edge of the road. 
(Concrete and asphalt details can be found in 
standard drawing TSD-R09-v3).   

The applicant must obtain a works permit 
before undertaking any work to construct the 
new crossover. 

B 

The parking spaces/driveways for the visitor 
accommodation units must be sealed or 
concrete and a cut off drain (full width) is 
required at the boundary (located on the 
property) to prevent flows down the 
crossover.  The cut off drain must be piped to 
connect into the proposed pipe from the tank. 

Prior to commencement of use and 
maintained at all times. 

C 

Parking, access ways, manoeuvring and 
circulation spaces must comply with 
Australian Standard AS 2890- Parking facilities, 
Parts 1-6. 

Prior to commencement of use and 
maintained at all times. 

5 Effluent Disposal  

 
Effluent disposal is subject to a technical 
assessment and issue of a Plumbing Permit by 
Council’s Plumbing Permit Authority. 

Prior to building approval  

6 Nuisance  

 
Use of the development must not create a 
nuisance as defined by the Environmental 
Management and Pollution Control Act 1994. 

At all times. 

7 Demolition  

 

During demolition all existing materials must 
be checked for the presence of asbestos and if 
found, handling, protection and disposal must 
be carried out in accordance with the 
requirements of Work Safe Tasmania and Safe 
Work Australia “How to Safely Remove 
Asbestos Code of Practice (2018)”. 

At all times. 

8 Waste Management  

 

All building wastes are to be removed to the 
appropriate waste disposal facility to prevent 
an environmental nuisance being caused 
outside of the works site. 

At all times. 
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ADVICE 

 

1. TasNetworks Advises the following: 
 

I would like to highlight the ground stay wire off pole ID 200361 and its proximity to the 
proposed retaining wall. Information about works occurring near our assets should be 
observed by your contractors and this information is found on our website here. Digging 
around power poles - TasNetworks 

  
Should the proximity be too close and the stay wire need to be adjusted this will be at the 
requestors cost.   

  
It is recommended that the customer or their electrician contact TasNetworks on 1300 
137008 if they have any questions regarding any upgrades they may require to their 
electricity supply due to this development. 

  
2. Use or development which may impact on Aboriginal cultural heritage is subject to the 

Aboriginal Relics Act 1975.  If Aboriginal relics are uncovered during works, then an 
Aboriginal site survey is required to determine the level of impact and the appropriate 
mitigation procedures. 

 
3. Activities associated with construction works are not to be performed outside the 

permissible time frames listed: 
 
Mon-Friday 7 am to 6 pm 
Saturday 9 am to 6 pm 
Sunday and public holidays 10 am to 6 pm 
 

B. That all external Referral Agencies for the development application be provided with a copy of 
the Council’s decision (Permit). 
 

 Applicable Y/NA Referral Agency 

That all external Referral Agencies 
for the development application be 
provided with a copy of the 
Council’s decision (Permit) 

NA  e.g. Property Services 

 

C. That the following information be included in the Permit. 

 

Development Permit Information Details 

Development Description Demolition of Dwelling & Carport and New 
Building comprising one (1) Dwelling & Two (2) 
Visitor Accommodation Units 

Relevant Period of Approval 2 Years 

Other Necessary Permits Work Permit 

Attachments Planning Approval Plans  

Representations Three (3) 

 

https://www.tasnetworks.com.au/safety/Working-near-powerlines/Digging-around-power-poles
https://www.tasnetworks.com.au/safety/Working-near-powerlines/Digging-around-power-poles
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INTRODUCTION: 

 

The applicant is seeking approval for the demolition of an existing dwelling and carport and the 
construction of a building comprising a dwelling and two (2) visitor accommodation units, at 74 Main 
Road, Binalong Bay.  

 

PREVIOUS COUNCIL CONSIDERATION: 

 

Nil 

 

OFFICER’S REPORT: 

 

1. The Proposal 

The proposal is for the demolition of an existing dwelling and carport and the construction of a 
building comprising a dwelling and two (2) visitor accommodation units, at 74 Main Road, Binalong 
Bay.  

 

The subject land is an existing residential lot located on the southern side of Main Road at Binalong 
Bay. The lot is regular in shape with a land area of 448m² and is together with a right of way (private) 
for access. The land slopes from the rear down to the road and is not serviced for water and 
sewerage. A stormwater connection is available to the public system.    

 
Locality Plan/Aerial Photograph 
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Folio Plan showing the lot together with a right of way for access 

 

 
Street view of subject lot showing the right of way to the left of the existing dwelling 
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Subject zoning (Village) – Adjacent zoning (Low Density Residential) 

 

The proposed building will be a two-storey structure, with a two-bedroom dwelling and attached 
single garage located on the first floor, and two (2) bed-sit visitor accommodation units located 
below the dwelling at ground level.  

  

The proposal is not for multiple dwellings because the units do not include a laundry and therefore 
do not satisfy the Planning Scheme definition of a dwelling being: 

‘a building, or part of a building, used as a self-contained residence and which includes food 
preparation facilities, a bath or shower, laundry facilities, a toilet and sink, and any outbuilding and 
works normally forming part of a dwelling’. 

If approved, the units may only be used for short or medium-term accommodation for persons away 
from their normal place of residence.  

 

The dwelling will use the existing driveway located at the rear of the site which is accessed from the 
private right of way. Some modification of the driveway is proposed to allow sufficient space for 
vehicles to manoeuvre within the right of way boundary and achieve forward entry and exit 
movements. The driveway will include drainage to ensure that stormwater does not enter the right 
of way.  

 

A new double width access from Main Road is proposed for the visitor accommodation units, and 
one uncovered car parking space for each unit is provided in front of the building.  

 

A new on-site wastewater disposal system has been designed for the building and will undergo a 
technical assessment at the building approval stage. The plans show the proposed location of the 
associated wastewater infrastructure. 
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2. Applicable Planning Assessment 

• Village Zone  

• Code Overlays affecting the property are listed below:  

STATE PLANNING 
PROVISIONS 

CODES TRIGGER APPLICATION 

C2.0 Parking and 
Sustainable Transport 
Code 

C2.2 
 

All use and 
development  

Applies  
Relevant to all use and development 

C3.0 Road and Railway 
Assets Code 

C3.2 Use and 
development 
which 
requires a 
new access or 
increases the 
use of an 
existing 
access 

Applies 
The proposal will require a new access to 
Main Road. 

C15.0 Landslip Hazard 
Code 

C15.2 Use or 
development 
of land within 
a landslip 
hazard area 

Exempt 
The land is only affected by a low landslip 
hazard band and is exempt under C15.4.1 a) 
and d) because the use is not a critical, 
hazardous, or vulnerable use and the 
development requires approval under the 
Building Act  

 
3. Referrals 

• Council Works Department – advice received 24/01/2025 

Access/TIA 
The TIA meets the expected standard and the recommendations are noted.  
 
The proposed second access is acceptable and should be constructed in accordance with 
standard drawings TSD-R04-v3 without the culvert. The crossover must be asphalt or 
concrete and join seamlessly with the edge of the road. (Concrete and asphalt details can be 
found in standard drawing TSD-R09-v3).  The applicant must obtain a works permit before 
undertaking any work to construct the new crossover. 
 
Driveways 
The parking spaces/driveways for the units must be sealed or concrete and a cut off drain 
(full width) is required at the boundary (located on the property) to prevent flows down the 
crossover.  The cut off drain must be piped to connect into the proposed pipe from the tank. 
 
Stormwater  
Stormwater overflow from the tank may be discharged (piped) to the street.  The connection 
point is the grated pit located in the road reserve in front of 76 Main Road (see picture below) 
The connection at the pit must be completed by a licenced plumber. The applicant must 
obtain a works permit before undertaking any work in the road reservation 
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• TasNetworks – advice received 24/12/2024 

I would like to highlight the ground stay wire off pole ID 200361 and its proximity to the 
proposed retaining wall. Information about works occurring near our assets should be 
observed by your contractors and this information is found on our website here. Digging 
around power poles - TasNetworks 

Should the proximity be too close and the stay wire need to be adjusted this will be at the 
requestors cost.   

It is recommended that the customer or their electrician contact TasNetworks on 1300 
137008 if they have any questions regarding any upgrades, they may require to their 
electricity supply due to this development. 

 

4. Assessment 

The application met the acceptable solutions for all issues except for reliance upon the performance 
criteria detailed below: 

Tasmanian Planning Scheme – Break O’Day State Planning Provisions Version 8: 

• 12.3.2 P1 – Village Zone – Use Standards – Visitor Accommodation  

• 12.4.3 P1 and P2 – Village Zone - Development Standards - Setback 

• C2.6.8 P1 - Parking and Sustainable Transport Code - Development Standards - Siting of    

parking and turning areas   

• C3.5.1 P1 - Road and Railway Assets Code - Use Standards - Traffic Generation at a vehicle 

crossing, level crossing or new junction 

 

Detailed assessment against the provisions of the Tasmanian Planning Scheme – Break O’Day 
(version 6), where the proposal was reliant on satisfying the performance criteria, is provided below.   

 

The proposal is deemed to comply with the performance criteria applicable. 

 

Planning Assessment 

 

12.0 Village Zone 

12.3 Use Standards 

12.3.2 Visitor Accommodation 

Objective: 
That Visitor Accommodation:  
(a) is compatible with the character and use of the area;  
(b) does not cause an unreasonable loss of residential amenity; and  
(c) does not impact the safety and efficiency of local roads or rights of way. 

Acceptable Solutions Performance Criteria 

A1  
Visitor Accommodation must:  
(a) accommodate guests in existing habitable 
buildings; and  
(b) have a gross floor area of not more than 
200m² per lot. 

P1  
Visitor Accommodation must be compatible 
with the character and use of the area and not 
cause an unreasonable loss of residential 
amenity, having regard to:  
(a) the privacy of adjoining properties;  



| 04/25.6.1DA 2024 / 00239 - Demolition of Dwelling & Carport and New Building comprising one (1) 

Dwelling & Two (2) Visitor Accommodation Units - 74 Main Road, Binalong Bay 

    

25 

 

(b) any likely increase in noise to adjoining 
properties;  
(c) the scale of the use and its compatibility with 
the surrounding character and uses within the 
area;  
(d) retaining the primary residential function of 
an area;  
(e) the impact on the safety and efficiency of 
the local road network; and  
(f) any impact on the owners and users rights of 
way. 

Performance Criteria Assessment 
 
The proposal for two (2) visitor accommodation units is not within an existing building. The 
following assessment against P1 is provided.  
 

a) The units are positioned at the front of the building at ground level. They face the public 
realm and include a 1.9m wide deck area (24.96m²) shared between the units. The deck 
includes side screening. The privacy of adjoining dwellings will not be compromised.  

b) The property is located on Main Road and is one property removed from an existing 
restaurant/café which has outdoor seating.  The units have small floor areas (30m² and 
34m²) and share a small deck facing Main Road and the public realm. It is unlikely that 
units of this size and in this location would generate any significant or unreasonable noise 
levels exceeding the ambient noise of the surrounding uses, traffic and the beach.  

c) The aerial photo below shows the visitor accommodation overlay (purple hatched), which 
illustrates the number of existing visitor accommodation uses in the locality. Some of 
these would be dual residential and visitor accommodation uses while other would be 
exclusively visitor accommodation. The Village Zone is intended to provide for a mix of 
uses, including residential, community services and commercial activities. The proposed 
mix of uses on this site is compatible with this objective and the existing mix of uses in the 
area.  



| 04/25.6.1DA 2024 / 00239 - Demolition of Dwelling & Carport and New Building comprising one (1) 

Dwelling & Two (2) Visitor Accommodation Units - 74 Main Road, Binalong Bay 

    

26 

 

 
Aerial Photo showing the extent of existing visitor accommodation uses in the locality (purple hatch) 

 
d) The proposal is for a mix of residential and visitor accommodation, with the main dwelling 

on the upper level and accommodation units below. Although the units are exclusively for 
visitor accommodation, the use does not convert the existing residential function of the 
site. Although visitor accommodation activity in the area is increasing, it is often additional 
to the primary use of the land for residential use and occurs within residential buildings. 
In this regard, the proposal will retain the primary residential function of the area. 

e) The proposal is supported by a Traffic Impact Assessment, which has been accepted by 
Council as the relevant road authority. The safety and efficiency of the local road network 
is assessed in the report as being acceptable.  

f) The visitor accommodation units do not rely on the subject right of way (they have their 
own access off Main Road), therefore there should be no impact on the owners and the 
users of this right of way.  

It is considered that the performance criteria is satisfied. 

 
12.4 Development Standards  
12.4.3 Setback 

Objective: 
That building setback is compatible with the streetscape and does not result in an unreasonable 
impact on amenity of adjoining properties. 

Acceptable Solutions Performance Criteria 

A1  
Buildings must have a setback from a frontage of:  
(a) not less than 4.5m;  
(b) not less than existing buildings on the site; or  
(c) not more or less than the maximum and 
minimum setbacks of the buildings on adjoining 
properties. 

P1  
Buildings must be sited to be compatible 
with the streetscape and character of 
development existing on established 
properties in the area, having regard to:  
(a) the topography of the site;  
(b) the setbacks of buildings on adjoining 
properties;  
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(c) the height, bulk and form of existing and 
proposed buildings;  
(d) the appearance of proposed buildings 
when viewed from roads and public places 
adjoining the site; and  
(e) the safety of road users. 

Performance Criteria Assessment 
 
The diagram below indicates by the red shading, the parts of the proposed building which are 
setback less than 4.5m from the frontage. They include: 

• part of the cantilevered upper-level deck (set back 3.5m at the closest point) 

• part of the front steps (set back 2.8m approx) 

• part of the wastewater absorption bed retaining wall (set back 2.5m approx) 

 
    
The following assessment against P1 is provided.  
 

a) The site is sloping, and the building has been designed to maximise views of the water. 
The sloping topography within the area has influenced the existing character which 
includes examples of high set buildings with decks and stairs protruding into frontages 
(the restaurant at 66 Main Road being a close example). The topography has also 
influenced the siting of the wastewater absorption area at the front of the site on a 
lower land contour level.   

b) The frontage setbacks of adjoining properties are: 

• 76 Main Road = between 5.5m and 6m approximately to the upper-level balcony but has 
steps and boulder retaining structures close to the frontage (less 4.5m)   

• 70 – 72 Main Road = 8m approximately to the dwelling but has fencing covered with 
vegetation close to the frontage (less than 4.5m) 
The proposed steps and retaining wall within the 4.5m setback are similar structures to 
neighbouring structures which are also within the 4.5m setback distance. Currently, the 
existing dwelling on the subject land sits closer to the road than its neighbours, so it is not 
considered that the small portion of the upper-level deck within the 4.5m acceptable 
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solution setback distance is incompatible or out of character with existing development in 
the area.  

c) The height, bulk and form of existing buildings on the subject and surrounding land varies, 
but most are either two storey or have significantly raised floor levels, to contend with the 
sloping topography and to take advantage of sea views. While the proposed height and 
bulk of the proposed building is greater than the height and bulk of the existing dwelling 
on the subject land, it is not dissimilar to other two storey buildings within the locality. 
The curved roof form does differ from the mostly skillion roof forms, however, has a 
similar low profile which reduces its prominence.   

d)  The extent of ‘structure’ associated with the steps and the retaining wall is minimal in the 
overall design and unlikely to be overly prominent within the streetscape where there are 
numerous examples of similar structures close to frontages. The small portion of the 
upper-level deck which is less than 4.5m from the frontage is unlikely to make any 
appreciable difference to the appearance of the proposed building when viewed from the 
street and public places.  

It is considered that the performance criteria is satisfied.  

Acceptable Solutions Performance Criteria 

A2  
Buildings must have a setback from side and rear 
boundaries of not less than:  
(a) 3m; or  
(b) half the wall height of the building, whichever 
is the greater. 

P2  
Buildings must be sited so that there is no 
unreasonable loss of amenity to adjoining 
properties, having regard to:  
(a) the topography of the site;  
(b) the size, shape and orientation of the 
site;  
(c) the setbacks of surrounding buildings; 
(d) the height, bulk and form of existing and 
proposed buildings;  
(e) the existing buildings and private open 
space areas on the site;  
(f) sunlight to private open space and 
windows of habitable rooms on adjoining 
properties; and (g) the character of 
development existing on established 
properties in the area. 

Assessment against the Performance Criteria is required. 
Performance Criteria Assessment 
 
The wall height varies between 3.7m and 7.1m due to the slope but the average calculation of half 
of the wall height based on this variation is 2.7m, therefore the 3m setback applies (because it is 
greater than 2.7m) 

• the side setback of the dwelling from the western boundary is less than 3m (1.58m) 

• the rear setback of the dwelling (garage component) is less than 3m (1.16m) 

• the side setback of the retaining wall for the on-site wastewater absorption area from the 
eastern boundary is less than 3m (1.5m). 
 

The following assessment against P2 is provided.  
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a) The topography of the site and surrounding land generally slopes towards the coast and 
Main Road.  Surrounding buildings are mostly orientated to face coastal views to the 
north. This includes the neighbouring property to the west, which has a side boundary 
affected by the lesser side setback of the proposed building. The neighbouring dwelling 
appears to have smaller windows facing this boundary, with the main (larger windows) 
facing north towards the coast.  

b) The site is one of several smaller lots located along this section of Main Road and has a 
site area of 448m². The side setback of the existing and proposed buildings is closer on the 
western side to provide a greater setback and vehicle manoeuvring area on the western 
side. The dimensions of the lot would make it difficult to achieve all setback distances 
within the acceptable solutions requirements.  

c) The side and rear setbacks of surrounding buildings vary – the dwelling to the west has 
side setback of 2m, which less than the acceptable solution. The dwelling to the rear 
(south) has a setback of less than 3m from the common boundary with the subject land. 
Examples of buildings with lesser side and rear setbacks include 64, 74A, 78, 80 and 82 
Main Road. The somewhat irregular subdivision pattern contributes to this variation.  

d) The height, bulk and form of existing buildings on the subject and surrounding land varies, 
but most are either two storey or have significantly raised floor levels, to contend with the 
sloping topography and to take advantage of sea views. The proposed height, bulk and 
form of the new building is not dissimilar to other buildings within the locality. The 
property to the rear (74A Main Road) has a two-storey dwelling and sits higher than the 
subject land. The rear section of the proposed building is designed to be single-storey and 
should not unreasonably obstruct views or overshadow this dwelling. The property to the 
west (76 Main Road) will experience some shadowing of the dwelling and private open 
space but only in the morning. Views from the windows on the eastern (side) elevation 
may be impacted more than currently impacted, however, the main views to the north 
and the coast will be largely unaffected. The property to the east (70-72 Main Road) will 
be largely unaffected by the proposed height, bulk and form of the building.  

e) The existing buildings and private open space on the subject land will not be affected as 
the development will remove the existing conditions.  

f) Consideration of the impact on access to sunlight for private open space and the habitable 
room windows on adjoining properties is assisted by the shadow diagrams below.   
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• 76 Main Road (east of subject land) will experience some overshadowing of private 

open space and side windows on the eastern wall (assumed to be habitable rooms) 
during the morning only. This level of impact is not considered unreasonable and will 
ensure that at least 3 hours of direct sunlight is maintained during the winter months. 
The impact of shadowing will decrease into the summer months.   

• 70-72 Main Road (west of the subject land) will not be affected by overshadowing.  

• 74A Main Road sits to the south of the subject land but on a higher land contour than 
the subject site. The plan view of the shadowing indicates the extent of ground level 
affected by shadow but does not show the vertical height of this shadow. The ground 
floor of this dwelling comprises non-habitable space (garage and entry stairs) and 
overshadowing of these areas is not a consideration of this performance criteria. The 
upper level has a bedroom, living area and deck facing north, however, these rooms 
would be mostly level with, or above, the roof of the proposed building. Due to the 
level change between the properties, it is unlikely that the overshadowing would 
extend vertically to the upper level of the dwelling in any significant way. The part of 
the shadow extending into this property depicts the single storey component of the 
building and will not cast a vertical shadow high enough to affect the upper (habitable) 
level of the neighbouring building.  
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g) The character of development of established properties in the area comprises a mix of 
mostly residential buildings of various sizes and scale. Although the proposed building 
comprises both residential and visitor accommodation components, the size and scale is 
like some of the larger residential constructions in the area which contain four or more 
bedrooms and multiple bathrooms.    

It is considered that the performance criteria is satisfied.  

 
C2.0 Parking and Sustainable Transport Code 
C2.6 Development Standards 
C2.6.8 Siting of parking and turning areas   

Objective: 
That the siting of vehicle parking and access facilities in an Inner Residential Zone, Village 
Zone, Urban Mixed Use Zone, Local Business Zone, General Business Zone or Central 
Business Zone does not cause an unreasonable visual impact on streetscape character or 
loss of amenity to adjoining properties. 

Acceptable Solutions Performance Criteria 

A1 
Within an Inner Residential Zone, Village Zone, 
Urban Mixed Use Zone, Local Business Zone or 
General Business Zone, parking spaces and 
vehicle turning areas, including garages or 
covered parking areas must be located behind 
the building line of buildings, excluding if a 
parking area is already provided in front of the 
building line. 

P1 
Within an Inner Residential Zone, Village 
Zone, Urban Mixed Use Zone, Local 
Business Zone or General Business Zone, 
parking spaces and vehicle turning areas, 
including garages or covered parking areas, 
may be located in front of the building line 
where this is the only practical solution and 
does not cause an unreasonable loss of 
amenity to adjoining properties, having 
regard to: 
(a) topographical or other site constraints; 
(b) availability of space behind the building 

line; 
(c) availability of space for vehicle access to 

the side or rear of the property; 
(d) the gradient between the front and 

the rear of existing or proposed 
buildings; 

(e) the length of access or shared access 
required to service the car parking; 

(f) the location of the access driveway at 
least 2.5m from a window of a habitable 
room of a dwelling; 

(g)  the visual impact of the vehicle parking 
and access on the site; 

(h) the streetscape character and amenity; 
(i)  the nature of the zone in which the site 

is located and its preferred uses; and 
(j)  opportunities for passive surveillance of 

the road. 
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Assessment against the Performance Criteria is required. 
Performance Criteria Assessment 
 
The proposal includes two (2) open carparking spaces in front of the building line and there is no 
existing similar arrangement.  

a) The zone allows for mixed and dual use development within the zone. The proposal is for 
two separate uses, each with separate carparking requirements. The visitor 
accommodation units are designed with front entrances only and cannot be accessed from 
the rear of the building. Due to the slope of the land and the distance to the rear of the 
building it would be impractical to locate theses spaces behind the building line.    

b) There is no available space behind the building line for the visitor accommodation parking 
to be located.  

c) Historically, the site has relied on a private right of way for vehicle access, which is 
currently provided behind the existing building line. The small size of the lot limits the 
ability to provide parking to the side of the building as demonstrated by the existing 
parking arrangement for the dwelling. The proposal will continue parking behind the 
building line for the dwelling, however, there is not sufficient space for additional parking 
at the rear of the site.  

d) The gradient of the land is steep making vehicle access within the lot from front to rear 
not practical or achievable.  

e) The site currently relies on a relatively steep private right of way which extends from Main 
Road to the rear and services other properties behind. It would not be practical to add 
additional vehicular traffic to this arrangement. 

f) The location of the access driveway is at least 2.5m from a window of a habitable room 
of a dwelling. 

g) The vehicle access and spaces will be visible from the street. The double width access is 
like other vehicle accesses along the Main Road frontage. There are other examples of car 
parking areas forward of the building line along the Main Road frontage including at 62, 
64, 78 and 80 Main Road.  

h) The streetscape character and amenity are influenced by its proximity to the public beach 
access, nearby public carparking adjacent to the street, and parking and traffic associated 
with the food services business located nearby at 66 Main Road.  It is a common sight to 
see vehicles parked along the road and in front of buildings.  

i) The Village Zone provides for a mix of permitted uses, including business uses, visitor 
accommodation and residential uses.  

j) The location of the parking areas in front of the building does not reduce opportunity for 
passive surveillance of the road due to the siting of the spaces at a lower land contour 
than the frontages of the units and the dwelling.   

It is considered that the performance criteria is satisfied.  

 

C3.0 Road and Railway Assets Code  

C3.5 Use Standards  

C3.5.1 Traffic Generation at a vehicle crossing, level crossing or new junction 

Objective: 
To minimise any adverse effects on the safety and efficiency of the road or rail network 
from vehicular traffic generated from the site at an existing or new vehicle crossing or 
level crossing or new junction. 
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Acceptable Solutions Performance Criteria 

A1.5 
Vehicular traffic must be able to enter and leave 
a major road in a forward direction. 

P1 
Vehicular traffic to and from the site must 
minimise any adverse effects on the safety of a 
junction, vehicle crossing or level crossing or 
safety or efficiency of the road or rail network, 
having regard to: 
(a) any increase in traffic caused by the use; 
(b) the nature of the traffic generated by the 

use; 
(c) the nature of the road; 
(d) the speed limit and traffic flow of the road; 
(e) any alternative access to a road; 
(f) the need for the use; 
(g) any traffic impact assessment; and 
(h) any advice received from the rail or road 

authority. 

Assessment against the Performance Criteria is required. 
Performance Criteria Assessment 
Vehicles associated with the visitor accommodation use will be required to reverse onto the main 
road. The applicant has provided a Traffic Impact Assessment which does not raise any safety or 
efficiency concerns in relation to vehicles reversing into or out of the car parking spaces 
associated with the visitor accommodation units. The advice of the traffic engineer is that the 
performance criteria is satisfied. The road authority (Council) has not raised any concerns with 
the proposal.  
 
It is considered that the performance criteria is satisfied.  

 

5. Representations 

The application was advertised 15 February 2025 to 3 March 2025 in the Examiner Newspaper, 
notices on-site and at the Council Chambers and notification by mail to all adjoining landowners. 
Three (3) representations were received prior to the closing date and time.  The issues raised within 
the representation are as follows:- 

 

Issue Response 

Representations 1 and 2 
Dwelling classification - multiple dwellings 
 
 
 
 
 
 
Shadow diagrams not provided – 
overshadowing concerns  
 
 

 
The application is not proposing multiple 
dwellings. The units have very small floor areas 
(30m² and 34m²) and do not include a laundry. 
The Planning Scheme definition of a ‘dwelling’ 
The permit will condition the use of the units 
for short term visitor accommodation only.  
 
Shadow diagrams were not requested under 
the formal request for further information, 
given the sloping topography, orientation, and 
the design of the building which is single 
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As building is at maximum height, limits should 
be placed on adding solar installations to the 
roof  
 
 
 
 
Capacity of the proposed wastewater system 
 
 
 
Building height should not be altered through 
construction process 
 
 
 
 
 
 
Concern that stormwater from the top 
driveway will not be contained and affect right 
of way 
 
Concern regarding excavation during building 
work – impact on surrounding properties  
 
Representation 3  
*Note: submission received after closing date 
for submissions but within the extended period 
provided due to plans not being available on 
the website until 2 days after the start of the 
notification period (technical failure).  
Concern regarding density of development and 
impact on the coastal environment from 
wastewater and stormwater.  
 
 
 

storey at the rear. In response to the concern 
raised, the applicant has provided shadow 
diagrams which illustrate the impact on 
neighbouring properties. This is discussed in a 
previous section of the report.  
 
It is not appropriate to include conditions 
which limit future proposals. Any future 
proposal will be assessed against the Planning 
Scheme in place at that time. Under the 
current Planning Scheme, roof-mounted solar 
installations are exempt in most cases.  
 
The wastewater report provided will undergo 
technical assessment at the building approval 
stage.  
 
Building height is defined as the vertical 
distance above existing ground level. The 
heights shown on the planning drawings are 
relative to the existing ground levels. If 
changes to the existing ground levels are 
proposed at the construction stage, then 
further planning assessment may be required.    
 
The plans have been amended to include a cut 
off drain at the boundary to prevent entry of 
water into the right of way.  
 
Excavation during building work is a building 
assessment consideration.  
  
  
 
 
 
 
 
Density is not a consideration – the proposal is 
not for subdivision or multiple dwellings. 
Connection to Council’s public stormwater 
infrastructure is proposed and accepted by 
Council’s Works Department. Wastewater will 
undergo a technical assessment at the building 
assessment stage.  
 

 

The recommendation for approval has been made following due consideration of the 
representation and comments. 
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6. Mediations 

Nil 

 

7. Conclusion 

In accordance with 6.10 of the State Planning Provisions (Tasmanian Planning Scheme – Break 
O’Day), the application has been assessed against the objectives of the Scheme, in particular the 
Village Zone and all relevant Codes and issues. The application has demonstrated compliance with 
the Acceptable Solutions and five (5) Performance Criterion.  The received representations have 
been considered.  

 

It is recommended for approval with conditions normally set to this type of development. 

 

STRATEGIC PLAN & ANNUAL PLAN: 

 
Break O’Day Strategic Plan 2017-2027 (Revised March 2022) 

 

Goal 

Environment - To balance our use of the natural environment to ensure that it is available for future 
generations to enjoy as we do. 

 

Key Focus Area 
Appropriate Development - Encourage sensible and sustainable development through sound land 
use planning, building and design. 
 
LEGISLATION & POLICIES: 

 

Tasmanian Planning Scheme – Break O’Day 

Land Use Planning and Approvals Act 1993 

Local Government (Building and Miscellaneous Provisions) Act 1993 
 

BUDGET; FUNDING AND FINANCIAL IMPLICATIONS: 

 

Not applicable, all costs of the development are the responsibility of the developer. 
 

VOTING REQUIREMENTS:  

 

Simple Majority 
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04/25.6.2 DA 2024 / 00183 - Visitor Accommodation and Food Services - Additional 
Restaurant Use and Retrospective Approval of a Verandah, Carpark, Four 
(4) Accommodation Pods and Associated Works - 21040 Tasman 
Highway, Chain Of Lagoons 

 

ACTION DECISION 
COUNCIL MEETING DATE 14 April 2025 

PROPONENT Jennifer Binns 

OFFICER Planning Officer  

FILE REFERENCE DA 2024 / 00183 

ASSOCIATED REPORTS AND 
DOCUMENTS 

1. Plans 
2. Natural Values Assessment (Flora and Fauna Report) 
3. Traffic Impact Assessment 
4. Wastewater Capacity Information 
5. Representations (3) 
6. Applicant Response to Representations 
7. RO Assessment  

 

OFFICER’S RECOMMENDATION: 

 

A. After due consideration of the application received and pursuant to Section 57 of the Land Use 
Planning & Approvals Act 1993 and the Tasmanian Planning Scheme – Break O’Day, that the 
application for Visitor Accommodation and Food Services  - Additional Restaurant Use and 
Retrospective Approval of a Verandah, Carpark, Four (4) Accommodation Pods and Associated 
Works on land situated at 21040 Tasman Highway, Chain Of Lagoons described in Certificate of 
Title 42626/1 be APPROVED subject to the following plans / documents and conditions: 

 

Approved Plans / Documents 

Plan / Document Name Reference Number Prepared By Dated 

Cover Sheet  - Jennifer Binns - 

Site Plan  A01 REV 1 Jennifer Binns 18/03/2025 

Restaurant Parking  A02 REV 1 Jennifer Binns 18/03/2025 

Restaurant Floor Plan A03 REV 1 Jennifer Binns 18/03/2025 

Restaurant Elevations A04 REV 1 Jennifer Binns 18/03/2025 

Villa Elevation and Plan BA 4/18 Gillian van der Schans 2/06/2021 

Villa Elevations  A05 REV 1 Jennifer Binns 18/03/2025 

Flora and Fauna Report   Mark Wapstra  
ECOtas 

6 September 2024 

Traffic Impact 
Assessment 

REV 2  Keith Midson 
Midson Traffic Pty Ltd 

16 December 2024 
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CONDITIONS 

 

CONDITION TIMING 

1 Approved Plans and/or Document  

A 

Undertake development in accordance with 
the approved plans and/or documents. These 
plans and/or documents will form part of the 
approval, unless otherwise amended by 
conditions of this approval. 

Prior to commencement of use and to be 
maintained at all times. 
 

B 
Exterior building finishes must have a light 
reflectance value not more than 40%, in dark 
natural tones of grey, green or brown. 

To be maintained at all times. 

2 Nuisance  

A 

The use and development must not cause an 
environmental nuisance to the owners or 
occupiers of adjoining land by reason of noise, 
dust or other pollutants emanating from the 
site 

At all times 

3 Outdoor Dining   

A 

Outdoor seating associated with the 
restaurant use is to be limited to the northern 
and eastern verandah areas of the kitchen 
barn building   

At all times 

B 

Speakers for amplified music associated with 
the restaurant use shall not be placed in any 
outdoor areas, unless approved in relation to 
a special event 

At all times 

4 Outdoor lighting   

A 

Outdoor lighting, where provided, must be 
located, designed and baffled to ensure that 
no direct light is emitted outside the 
boundaries of the site. 

Prior to the commencement of the use and 
maintained at all times 

5 Standard Operating Procedures  

A 

The current Standard Operating Procedures 
document must be updated to the satisfaction 
of the Council or its delegate, to include 
additional procedures for the Food Services 
use.  

Prior to the commencement of the use and 
maintained at all times 

6 Access and Car Parking  

A 
Parking, access ways, manoeuvring and 
circulation spaces must comply with 

Prior to use and maintained at all times. 
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CONDITION TIMING 

Australian Standard AS 2890- Parking facilities, 
Parts 1-6. 

B 

Car parking spaces must be provided on-site 
prior to the commencement of the use.  Each 
space, including disabled parking, must be 
clearly marked and used solely for parking 
purposes. 

Prior to commencement of use 

C 

Areas set aside for the parking of vehicles 
together with the aisles and access lanes must 
be paved with crushed rock or gravel of 
adequate thickness as necessary to prevent 
the formation of potholes and depressions 
according to the nature of the subgrade and 
vehicles which will use the areas.   The areas 
must be constructed, drained and maintained 
in a condition suitable for use by two-wheel 
drive vehicles to the satisfaction of the General 
Manager.    

Prior to use and maintained at all times. 

D 
Ensure vehicular access is limited to the 
vehicle entry point on the approved plans. 

At all times 

7 Stormwater  

A 

All runoff from the proposed buildings must be 
disposed of within the confines of the property 
by means that will not result in soil erosion or 
other stormwater nuisance. Soakage drains 
must be of sufficient size to absorb 
stormwater runoff. 

Prior to commencement of use and to be 
maintained at all times. 
 

B 
Concentrated stormwater must not be 
discharged into neighbouring properties. 

To be maintained at all times. 

8 Vegetation Management  

A 

Standard Phytophthora hygiene measures 
must be implemented for the construction and 
maintenance of works in accordance with and 
using the Weed and Disease Planning and 
Hygiene Guidelines - Preventing the spread of 
weeds and diseases in Tasmania (DPIPWE 
2015, Eds. K. Stewart & M. Askey-Doran. 
DPIPWE, Hobart, TAS).   

During construction. 

B 

The location of the threatened plant species 
Desmodium gunnii (southern ticktrefoil) must 
not be disturbed by any works or construction 
activity associated with the approved 
development.  
*The Applicant is advised that a permit under 
Section 51 of the Tasmanian Threatened 

During construction and at all times 
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CONDITION TIMING 

Species Protection Act 1995 may be a 
requirement where disturbance of this 
threatened species occurs.  

C 

Native vegetation must not be removed 
outside that necessitated by the proposed 
development (this includes the clearing of 
vegetation to retain or expand views or vistas).  

At all times 

D 

Delineate areas where vegetation is proposed 
to be retained with exclusion fencing or similar 
barriers and devices to  prevent  accidental  
felling  and  in  accordance  with  Australian  
Standard  4970 Protection of Trees on 
Development Sites to Protect Existing Trees. 

Prior to works commencing on site 

E 

Chip, shred or tub grind cleared native 
vegetation and spread as mulch or dispose of 
at an authorised waste facility.  Any hollows 
observed in cleared vegetation must be 
salvaged and installed as nest boxes in trees 
within the property. 

During works associated with the 
development 

F 

Ongoing weed management should continue 
with an emphasis on hygiene to prevent the 
spread of Erica lusitanica (Spanish heath) to 
other areas.  

Ongoing 

9 Construction  

A 

Adequate vehicle wash down facilities must be 
provided on the site and no vehicle must leave 
the site until mud and other debris is first 
hosed from the wheels. 

Prior to the commencement of construction 

B 
Measures must be in place to prevent the 
escape of soil and sediments beyond site 
boundaries. 

Prior to the commencement of construction 

C 

Locate any stockpiles of construction and 
landscaping materials and other site debris 
clear of drainage lines and clear of any position 
from which it could be washed onto any 
roadway, drain, wetland or watercourse. 

During construction  

D 

All building wastes are to be removed to the 
appropriate waste disposal facility to prevent 
an environmental nuisance being caused 
outside of the works site. 

At all times. 

10 Storage/loading facilities  
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CONDITION TIMING 

A 
Suitable waste storage facilities must be 
provided on site and screened from view from 
outside the boundaries of the lot. 

Prior to use and maintained at all times. 

B 

Screen all loading / unloading facilities, refuse 
storage and other outdoor storage facilities on 
the site from direct view from any adjoining 
road or public space. 

Prior to use and maintained at all times. 

11 Effluent Disposal  

A 
Effluent disposal is subject to a technical 
assessment and issue of a Plumbing Permit by 
Council’s Plumbing Permit Authority. 

Prior to use and maintained at all times. 

 

ADVICE 

 

1. All works associated with the development should be conducted in accordance with Guidelines 
for Soil and Water Management, Hobart City Council, available on Council’s website 
(http://www.bodc.tas.gov.au/webdata/resources/files/GuidelinesforSoilandWater 
Management.pdf). All worked areas not covered by structures must be promptly and 
progressively stabilised (e.g. revegetated) so that they will not erode and/or act as a source of 
sediment transfer. 

 
2. Use or development which may impact on Aboriginal cultural heritage is subject to the Aboriginal 

Relics Act 1975.  If Aboriginal relics are uncovered during works, then an Aboriginal site survey is 
required to determine the level of impact and the appropriate mitigation procedures. 

 
3. The introduction of non-native plant species and plant species not of local provenance should be 

avoided and environmental weeds regularly monitored and targeted for removal.  
 

4. Activities associated with construction works are not to be performed outside the permissible 
time frames listed: 
 
Mon-Friday 7 am to 6 pm 
Saturday 9 am to 6 pm 
Sunday and public holidays 10 am to 6 pm 

 
B. That all external Referral Agencies for the development application be provided with a copy of the 

Council’s decision (Permit). 
 

 Applicable Y/NA Referral Agency 

That all external Referral Agencies 
for the development application be 
provided with a copy of the 
Council’s decision (Permit) 

Yes  DSG, Property Services 

 

  

http://www.bodc.tas.gov.au/webdata/resources/files/GuidelinesforSoilandWater%20Management.pdf
http://www.bodc.tas.gov.au/webdata/resources/files/GuidelinesforSoilandWater%20Management.pdf
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C. That the following information be included in the Permit. 
 

Development Permit Information Details 

Development Description Visitor Accommodation and Food Services - 
Additional Restaurant Use and Retrospective 
Approval of a Verandah; Carpark, Four (4) 
Accommodation Pods and Associated Works. 

Relevant Period of Approval 2 Years 

Other Necessary Permits DSG Permit 

Attachments  Approved Plans 

Representations Three (3) 

 

INTRODUCTION: 

 

The subject property currently operates as Little Beach Co. Resort and provides visitor accommodation 
in the form of glamping tents, villas and associated infrastructure, including a separate amenities and 
guest kitchen/dining/lounge buildings. The property also has an existing dwelling which has dual use for 
residential and visitor accommodation.  

 

The applicant is seeking to:  

• increase the number of visitor accommodation units with the addition of four (4) new villas.  

• introduce a new Food Services use (restaurant) within the existing kitchen/dining/lounge building 
(kitchen barn).  

• retrospectively approve a verandah attached to the kitchen barn building which was constructed 
larger than originally approved.  

 

PREVIOUS COUNCIL CONSIDERATION: 

 

Nil  

 

OFFICER’S REPORT: 

 

1. Background  

The subject is located at 21040 Tasman Highway, Chain of Lagoons, on the eastern side of the Tasman 
Highway, between the highway and the coast. The site has a land area of 8.782ha and is accessed via 
a reserved road which has an existing access off the Tasman Highway.   
The land has the following development approvals: 

• DA 139-2017 – Dwelling for Visitor Accommodation Use, Carport & Farm Shed – approved 
under delegation on 8 December 2017. 

• DA 060-2020 – Visitor Accommodation – 4 Pods, 8 Glamping Tents, Shed & Amenities – 
approved by the Council at its meeting on 21 September 2020. This approval was subsequently 
upheld in a decision by the Resource Management and Planning Appeal Tribunal dated 16 
April 2021.   

 
The Folio Plan below shows the arrangement of land, noting the reserved road running through the 
property. The site area of the land is exclusive of the area of the road reserve.   
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Folio Plan  

 
The subject land is within the Landscape Conservation Zone and has an existing residential and visitor 
accommodation use, currently operating as the Little Beach Co Resort. It includes glamping tents, villa 
accommodation and associated facilities, including a commercial kitchen and dining facility for guests. 
The existing dwelling has additional visitor accommodation use but is generally used as the 
owner/manager’s residence. The site has two operational on-site wastewater systems – one for the 
dwelling and another for the accommodation business. The property has two dams (approved), and 
internal driveways and carparking areas serving the glamping, villas and residence. The land is former 
grazing land and since this time, the owners have actively engaged in weed control, and natural and 
assisted revegetation of native vegetation.  The aerial photographs below illustrate the levels of 
vegetation cover in 2004 and today.   
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Aerial photos – 2004 (left) current (right) – boundaries are not shown in 2014, but the pointer is in 
approximately the same location on both photos. In 2004, most vegetation was limited to the north-eastern 
part of the site.  

  
The property is bordered to the east by the Little Beach Conservation Area within the Environmental 
Management Zone. On other sides, the property is bordered by lots within private ownership to the 
north (9.986ha), south (3.441ha) and west (4.478ha). All are within the Landscape Conservation Zone 
and have existing residential use.  Other surrounding uses include the Little Beach camping area to 
the south, and other residential and agricultural uses to the west and north.  
 

 
Locality and zoning (Crown licence road reserve highlighted pink)  

 

2. The Proposal  

Original Proposal (pre-advertising) 
The application was lodged in September 2024 and originally proposed the additional restaurant 
use, four (4) accommodation villas, twelve (12) RV sites and the associated works and car park.  The 
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application was made valid in December 2024, when Crown consent to lodge was provided. During 
this time, further information was requested and provided in relation to various aspects of the 
proposal including traffic impact assessment and wastewater capacity. Aspects relating to the RV 
sites and the restaurant were discussed with staff, however, given the supporting qualified advice 
for natural values, traffic and wastewater, it was agreed that the application could proceed to 
advertising.   

 
The application commenced advertising on 21 December 2024 for the required fourteen (14) day 
period (until 13 January 2025) and three (3) representations were received.  

 

 
Proposed Site Plan (Advertised) – original proposal including RV sites  

 
After further discussion with staff, particularly regarding the potential impact of the RV 
component, the proposal was amended to remove the RV proposal in its entirety. Changes were 
also made to reconfigure the proposed driveway construction for the proposed villas.  The 
amended plans are the plans now before Council for decision.  
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Amended site plan – post advertising – RV sites removed, and driveway reconfigured  

 
Staff were required to consider whether the amended plans constituted a new application or 
whether the planning authority could grant a permit subject to a condition requiring compliance 
with the amended plans. Council should note that the LUPA Act makes no provision for the re-
advertising of amended plans. This is confirmed in the deliberations of the Supreme Court of 
Tasmania decision – Tomaszewski v Hobart City Council [2020] TASSC 48.  
 
The Court recognises that the LUPA Act provides for mediations to be conducted, which may 
result in compromises being reached on proposals, and provides for the planning authority to 
give effect to a compromise by imposing a permit condition that varies the original development 
proposal.  
 
Staff are of the opinion that the amended plans do not constitute a new application because the 
amended plans do not transform the original proposal into something substantially different. The 
number of discretions is not altered, and it reduces the size of the original visitor accommodation 
component. It is not considered that there are any new aspects that would benefit from 
additional representations. The amended plans were not provided to the representors for 
information.  

 
Amended Proposal  
The following section details the amended proposal submitted post advertising in response to 
representor concerns. The RV component has been removed in its entirety and the driveway 
configuration for the proposed villas has been amended.  
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The amended proposal is seeking to introduce a new ‘Food Services’ use (restaurant) within an 
existing building and increase the existing ‘Visitor Accommodation’ use through the addition of 
four accommodation villas. The proposal is detailed below: 
 
Food Services 
‘Food Services’ use is listed as a discretionary use in the Landscape Conservation Zone, with 
qualification that the gross floor area should not exceed 200m².  Beyond 200m² floor area size, 
the use is prohibited.  
  
The proposal is to use the existing kitchen barn building located in the north-western part of the 
site as a restaurant open to the public. This introduces the ‘Food Services’ use. Currently the 
building is used as a subservient and associated part of the approved ‘Visitor Accommodation’ 
use, and provides reception, food preparation, dining and lounge facilities for accommodation 
guests. Occasionally, the building is used for private functions. The intention is that the use of the 
facility for guest dining will continue (and have priority) but the new use will provide flexibility to 
extend dining options to the public, especially at times of the year when the guest occupancy rate 
is lower.    
  
The proposed restaurant use will have a floor area of 166m² (including the indoor and outdoor 
seating areas), which maintains the ‘food services’ use within the discretionary floor area limit.  
 
The retrospective aspect of this application relates to the ‘as constructed’ verandah attached to 
the kitchen barn building, which is larger than originally approved in DA 060-2020. The approved 
verandah was only to be constructed on one side of the building. The ‘as constructed’ verandah 
wraps around the building and has a total roofed area of 141m².  
 
The following provides the breakdown of floor area associated with the kitchen barn: 

• dining/lounge area = 61.20m² 

• kitchen area = 21.60m² 

• pantry area = 9.58m² 

• verandah area (total area as constructed) = 141.48m²   
 
Seating arrangements are not required to be shown but will be limited by the available space, 
noting that food services use is prohibited above 200m2.  Building Code requirements will 
determine occupancy numbers based on the available floor area and wastewater capacity.
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Approved Floor Plan (kitchen barn) - shows extent of the approved verandah 

 
Existing Floor Plan (kitchen barn) – red hatched indicates additional ‘as constructed’ verandah 
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Existing elevations (Kitchen Barn) including the ‘as constructed’ verandah 

 
The proposal also includes a new restaurant parking area for sixteen (16) vehicles and two (2) bicycle 
spaces and is separate from the existing glamping guest parking. A new access from the road reserve 
is proposed and will ensure that guest and public parking remains separate. The area is shown in the 
photograph below and is mostly cleared of vegetation and is currently used for the storage of 
maintenance equipment and some building materials.  The vegetated mound in the left of the photo 
will not be disturbed.   
 
The calculation of carparking numbers is based on the proposed floor area (including any proposed 
outdoor seating areas) at a rate of 1 space per 15m².  Based on the proposed floor area of 165.64m2, 
there is a requirement for eleven (11) car parking spaces.   
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Area for the proposed new restaurant carpark. The existing glamping carpark is located to the left of this area 
on the other side of the vegetated mound.  



| 04/25.6.2DA 2024 / 00183 - Visitor Accommodation and Food Services - Additional Restaurant Use and 

Retrospective Approval of a Verandah, Carpark, Four (4) Accommodation Pods and Associated Works - 
21040 Tasman Highway, Chain Of Lagoons 

50 

 

Visitor Accommodation 
The proposed expansion of the existing visitor accommodation use is for the construction of four (4) 
additional accommodation villas and associated driveway. The villas replicate the design of the 
existing four (4) villas, and have an open-plan bedroom, lounge and kitchenette, and separate 
bathroom. Each has a floor area of 46m².  The siting of the villas will extend the development 
footprint of the existing villas further north on a similar contour line. A new driveway will run 
adjacent to the northern boundary of the site, where some (exempt) vegetation clearing associated 
with new boundary fencing has already occurred. The driveway will then run through the bushfire 
hazard management areas of the villas to further limit the extent of vegetation removal.  
 
The villas will be connected to the existing on-site wastewater management system. Preliminary 
qualified advice has been received from GES Geo-Environmental Solutions that the capacity of the 
existing system is able to accommodate the additional wastewater load from the villas (in addition to 
the restaurant use). This advice has been included in the attachments for information only and will be 
subject to a full technical assessment at the building assessment stage.   
 

   
Partial site plan showing the proposed location of the new villas and respective bushfire hazard management 
areas, and the new driveway  
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Floor plan and elevation of the proposed villas.  

 

2. Applicable Planning Assessment 

• Landscape Conservation Zone  

• Code Overlays affecting the property are listed below  

STATE PLANNING 
PROVISIONS 

CODES TRIGGER APPLICATION 

C2.0 Parking and 
Sustainable Transport 
Code 

C2.2 
 

All use and 
development  

Applies  
Relevant to all use and development 

C3.0 Road and Railway 
Assets Code 

C3.2 Use and 
development 
which 
increases the 
use of an 
existing access 

Applies 
The proposal will increase the use of the existing 
access to Tasman Highway.  

C7.0 Natural Assets 
Code 

C7.2 Development 
within a 
waterway and 
coastal 
protection 
area, and/or 
within a 
priority 
vegetation 
area 

Applies for mapped priority vegetation only.  
The entire site has mapped priority vegetation 
(green hatched) 
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N/A for waterway and coastal protection 
because the site of the proposed development 
is outside of the mapped band (purple band) 

 
C8.0 Scenic Protection 
Code 

C8.2 Development 
on land within 
a scenic road 
corridor  

N/A  
The areas of proposed development are outside 
of the scenic band (purple band) 

 
C10.0 Coastal Erosion 
Hazard Code 

C10.2 Use and 
development 
on land within 
a coastal 
erosion hazard 
area 

N/A 
The areas of proposed development are outside 
of the coastal erosion band (yellow band) 
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C11.0 Coastal 
Inundation Hazard 
Code 

C11.2 Use and 
development 
on land within 
a coastal 
inundation 
hazard area 

N/A 
The areas of proposed development are outside 
of the coastal erosion band (yellow band) 

 
C12.0 Flood-Prone 
Areas Hazard Code 

C12.2 Use or 
development 
of land within 
a flood prone 
hazard area 

N/A 

The areas of the proposed development are 
outside of the mapped H1 area (blue) – H1 
being the lowest level of identifed risk, being 
generally safe for people, vehciles and 
buildings 

 
C13.0 Bushfire-Prone 
Areas Code 

C13.2 Subdivision or 
use of land for 

N/A  
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a vulnerable or 
hazardous use 
within a 
bushfire 
hazard area  

The entire site is mapped as bushfire prone – 
the use is not hazardous or vulnerable as 
defined within this Code and therefore the 
Code is not applied at the planning stage (will 
be assessed at the building approval stage) 

C15.0 Landslip Hazard 
Code 

C15.2 Use or 
development 
of land within 
a landslip 
hazard area 

N/A  
The areas of proposed development are outside 
of the landslip hazard area (yellow) 

 
 
3. Referrals 

No internal referrals were required for this application. 

The application was referred to the Department of State Growth (the relevant road authority). It 
reviewed the Traffic Impact Assessment and accepted the findings of the report, subject to the 
included recommendation that the driveway access to the Tasman Highway be widened to 
accommodation the increase in vehicle movements.  

 

4. Assessment 

The application met the acceptable solutions for all issues except for reliance upon the performance 
criteria listed below: 

Tasmanian Planning Scheme – Break O’Day State Planning Provisions Version 8: 

• 22.3.1 P1 - Landscape Conservation Zone – Use Standards – Community Meeting and 

Entertainment, Food Services, and General Retail and Hire Uses  

• 22.3.2 P1 - Landscape Conservation Zone – Use Standards – Visitor Accommodation 

• 22.3.3 P1 - Landscape Conservation Zone – Use Standards – Discretionary Use  

• 22.4.1 P1 – Landscape Conservation Zone – Development Standards – Site Coverage 

• 22.4.2. P1 – Landscape Conservation Zone – Development Standards – Building Height, Siting 

and Exterior Finishes  

• 22.4.4. P1, P2.1, P2.2 – Landscape Conservation Zone – Landscape Protection 

• C7.6.2 P1.1 and P1.2 – Natural Assets Code – Development Standards – Clearance within a 

Priority Vegetation Area  

• C3.5.1 P1 – Road and Railway Assets Code – Use Standards – Traffic Generation at a Vehicle 

Crossing, Level Crossing or New Junction 
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Detailed assessment against the provisions of the Tasmanian Planning Scheme – Break O’Day version 6 
where the proposal was reliant on satisfying the performance criteria, is provided below.   

 

The proposal is deemed to comply with the performance criteria applicable. 

 

Planning Assessment 

 

22.0 Landscape Conservation Zone  

22.3 Use Standards  

22.3.1 Community Meeting and Entertainment, Food Services, and General Retail and Hire Uses 

 

Objective 
That Community Meeting and Entertainment, Food Services, and General Retail and Hire uses 
operate at a scale and in a manner that does not cause an unreasonable impact on landscape 
values. 

Acceptable Solutions Performance Criteria 

A1  
Hours of operation for Community Meeting and 
Entertainment, Food Services, and General 
Retail and Hire must be within the hours of 
8.00am to 6.00pm. 
 

P1  
Hours of operation for Community Meeting and 
Entertainment, Food Services, and General 
Retail and Hire must not cause an unreasonable 
impact on the landscape values having regard 
to:  
(a) the duration or extent of vehicle 

movements; and  
(b) noise, lighting or other emissions. 

Performance Criteria Assessment 
 
The hours of operation for the proposed restaurant use will be between 8am and 10pm daily. This 
extends two (2) hours beyond the acceptable solution finish time of 6pm therefore assessment 
against P1 is required. This assessment only relates to the ‘food services’ component, which 
proposes to extend the current use of the kitchen barn (associated and subservient to the visitor 
accommodation use) for public dining.  
 
No physical changes to the existing kitchen barn building are proposed, except in relation to the 
retrospective approval of the ‘as constructed’ verandah. 
 
Currently, the Kitchen Barn is open to guests every day for breakfast and dinner. The Standard 
Operation Procedures (SOP) which forms part of the existing Planning Permit for the use includes 
the following hours of operation: 
Breakfast – 7.30am – 9.30am 
Dinner – 6pm – 10pm 
Lounge open – 6am – 11pm 
 
The proposed restaurant use will offer breakfast and dinner within the same operating hours but 
would allow the inclusion of a lunch service. Dining is to be by appointment only, with booking 
priority for accommodation guests. The owner has advised that the current guest use operates at 
peak during summer with 65% - 95% of guests dining on-site. The proposal will provide the 
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opportunity to extend the use of the facility, especially during the winter months when the 
glamping accommodation is shut down and the occupancy rates are lower.   
 
The objective of this provision relates to the scale of the use and how it operates outside of the 
acceptable solution hours of operation being 8am to 6pm. The performance criteria requires that 
the use must not cause an unreasonable impact on ‘landscape values’ having regard to vehicle 
movements, noise, lighting or other emissions. Regarding the scale of the use, the building to be 
used is existing and includes areas for indoor and outdoor dining, and recreating for guests, 
between the hours of 7.30am and 11pm. The floor area allocated for seating is unchanged at 
approximately 166m² (indoor and outdoor). In this regard, the scale of the use in terms of the 
number of diners on site at any given time is like that which can occur under the existing approval.   
 
The main impact will be activity associated with the coming and going of external diners in 
vehicles, in contrast to accommodation guest diners who are already on site. This is likely to 
increase the current levels of activity, noise and nighttime light emissions. The formalisation of 
the associated restaurant carpark will also have some physical impact on the landscape. The test 
is whether these aspects of the proposal will have an unreasonable impact on landscape values.  
 
Landscape values are not defined in the planning scheme or legislation, however, some reference 
is made in the Zone Application Guidelines issued by the Tasmanian Planning Commission in 2018 
(to assist Councils in transitioning zoning to the Tasmanian Planning Scheme) to include:  

• large areas of bushland or native vegetation which contain threatened native vegetation 
communities, threatened species or other areas of locally or regionally important native 
vegetation  

• land with significant constraints on development through the application of the Natural 
Assets Code (relating to mapped priority vegetation, waterway and coastal protection areas) 
or Scenic Protection Code.  

In this context, the consideration of landscape values for a site or area must rely heavily on the 
findings of any natural values assessment undertaken for the land and assessment against the 
Natural Assets Code and Scenic Code.   Council does not have any areas of locally or regionally 
significant native vegetation or scenic areas documented in its Local Provisions Schedule. 
Additional consideration of landscape values might extend to the broader environmental qualities 
of an area which affect how people and wildlife experience the landscape. In this regard, 
consideration of environmental disturbance – noise, lighting, vehicle movements and human 
activity is important.   
 
Regarding the Natural Assets Code, the entire site is mapped as priority vegetation, which is 
defined under the Code as:  

Native vegetation where any of the following apply: 
(a) it forms an integral part of a threatened native vegetation community as prescribed 
under Schedule 3A of the Nature Conservation Act 2002; 
(b) is a threatened flora species; 
(c) it forms a significant habitat for a threatened fauna species; or 
(d) it has been identified as native vegetation of local importance. 

The Applicant has provided a natural values assessment which challenges the priority vegetation 
status of the land based on the above definition. The findings are summarised below:  

• One (1) example of a threatened flora species (desmodium gunnii) was identified near the 
northern boundary of the study area within roadside gravel. The proposed areas for 
development do not impact this location.  
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• No threatened fauna was identified within the study area. 

• The study area supports potential habitat of several fauna species but does not support 
significant habitat for a threatened fauna species.  

• The study area does not support any threatened native vegetation or ecological communities 
under the State and Commonwealth Acts. 

• Native vegetation communities have been re-mapped within the study area. The proposed 
areas of development are outside of any re-mapped threatened vegetation communities.  

• No native vegetation of local importance is documented through any Council endorsed 
studies.   

Regarding the Scenic Protection Code, the Code applies to land within 100m either side of the 
Tasman Highway. The area of the site to be used for the restaurant and associated carparking sits 
outside of this band so does not trigger assessment under this Code.  
 
Regarding the broader environmental qualities of the site and area, the proposed restaurant use 
will be contained within existing buildings and use existing pathways and driveways. The 
proposed new carpark will be located within an already cleared area of the site, where human 
activity already occurs. In this regard, the use will not significantly alter the physical landscape.  
 
Human activity associated with the restaurant will potentially increase environmental 
disturbance with additional vehicle movements, noise and lights, outside of the acceptable 
solution hours of operation being 8am to 6pm. The Traffic Impact Assessment states a daily trip 
generation of 41 vehicles per day for the restaurant, with a peak of four (4) vehicles per hour. 
These figures are based on a 50% split between guests and public diners, but realistically, would 
fluctuate seasonally. The closest dwelling to the kitchen barn and new carpark is located 
approximately 180m to the southwest, between the Tasman Highway and the road reserve. 
Vegetation coverage between the neighbouring dwelling, road reserve and kitchen barn provide 
visual buffering and will continue to mature over time.   The proposed access to the restaurant 
carpark and kitchen barn will not require foot or vehicle traffic to travel further south down the 
road reserve past the neighbouring dwelling as there is no access to Tasman Highway or Little 
Beach campground.  In this regard, it is not considered that the predicted volume of traffic (four 
(4) vehicles per hour at peak) is likely to cause unreasonable noise or headlight disturbance to the 
occupants of the closest dwelling, or the dwelling located further south at the end of the road 
reserve. The neighbour to the north of the subject land is unlikely to be affected.  
 
Regarding restaurant noise, the outdoor dining component has the potential to be more noisy 
than indoor dining. The plans do not indicate specifically where the outdoor dining will occur and 
given that the entire verandah is larger than the area proposed for outdoor dining area, it is 
reasonable to restrict the area of the verandah to be used for outdoor dining. In this case, limiting 
it to the northern and eastern sides will ensure the building itself provides some noise barrier 
between the use and the residential properties to the south and southwest. To this end, a 
condition of approval is included in the draft permit which limits the location of outdoor seating 
to the northern and eastern verandah areas. Amplified music noise also has the potential to 
create noise nuisance if not properly managed. In this regard, it is considered appropriate to also 
include a condition which limits amplified music to the indoor area only. A condition of approval 
is included in the draft permit to this effect.   
 
Regarding disturbance to wildlife, the pathways and driveways are clearly designated and sign 
posted, with an internal speed limit of 10km per hour. Most public diners would arrive and leave 
in daylight hours during summer months so there would be less danger to wildlife. During winter 
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months, people are less likely to book dinner options which require travelling to and from a more 
remote location in the dark. In any case, the predicted volume of traffic (four (4) vehicles per hour 
at peak) is unlikely to have any significant impact on wildlife. External dining guests will also only 
have access to the restaurant, carpark and amenities block, so will be unable to wander around 
the property and possibly disturb wildlife and neighbours.   
 
Based on the findings of the natural values assessment and consideration of the Scenic Code, and 
further consideration of the broader environmental qualities of the site and area, it is not 
considered that the proposed food services use, outside of the acceptable solution hours of 
operation (8am to 6pm daily), will be of a scale at which the associated vehicle movements,  noise 
and lighting, will have an unreasonable impact on the landscape values.  
 
It is considered that the performance criteria is satisfied.  

 

22.3 Use Standards  

22.3.2 Visitor Accommodation 

Objective:  
That Visitor Accommodation is of a scale that is:  
(a) compatible with the landscape values of the site and surrounding area; and  
(b) does not impact the safety and efficiency of local roads or private rights of way. 

Acceptable Solutions Performance Criteria 

A1 
Visitor Accommodation: 
(a) guests are accommodated in existing 

buildings; 
and 

(b) has a gross floor area of no more than 
300m². 

P1 
Visitor Accommodation must: 

(a)  be of a scale that respects the character 
of use in the area; 

(b)  not cause an unreasonable impact on 
the landscape values of the site; and 

(c)  not adversely impact the safety and 
efficiency of the local road network or 
unreasonably disadvantage owners and 
users of rights of carriageway. 

Assessment against the Performance Criteria is required. 
Performance Criteria Assessment 
 
The proposal includes the addition of four (4) new visitor accommodation pods which are not 
‘within existing buildings’, therefore assessment of the use against P1 is required.  
 

a) Visitor Accommodation must be of a scale that respects the character and use of the area  
For this assessment, the area is generally the land within a 500m radius of the property 
and including the property. This includes six (6) properties in the Landscape Conservation 
Zone, the Tasman Highway (dissecting the area), the sea and coast, and the Little Beach 
Conservation area.  Existing uses within this area are residential, visitor accommodation 
and passive recreation. The visitor accommodation uses include glamping and villa 
accommodation on the subject land, and free camping within the Little Beach 
Conservation Area. The dwelling to the south also has an historical approval for additional 
visitor accommodation use.  
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The characteristics of these uses could be generally described as being residential and 
tourism related and designed to enjoy the benefits of the natural environment – vegetated 
settings, coastal and bushland views, interactions with wildlife, proximity to the Little 
Beach Conservation area, and a degree of seclusion with limited environmental 
disturbance (noise, lights, pollution etc).  Although the existing non-residential uses 
generally would involve a greater level of human activity than the surrounding residential 
uses, all the uses are considered to have a relatively low impact on the surrounds.    
 
Visitor accommodation use is part of the existing character and so, at the current scale, is 
acceptable. The four (4) additional villas are small, discreet structures and will be mostly 
screened by existing vegetation. Although there will be some additional vehicle 
movements and human activity associated with the villas, it is not considered that the 
increased use will have a discernible impact beyond the boundaries of the site.  
 

b) Visitor Accommodation must not cause an unreasonable impact on the landscape values 
of the site.  
The criterion relates to the subject land only and not the broader area. As discussed 
previously, landscape values relate to the scenic, natural and environmental qualities of 
the land.  For this site, the Natural Values Assessment has concluded that there are no 
threatened or important qualities of the site that require specific protection, other than 
ensuring that the location of one (1) threatened flora species is not disturbed, and that 
native vegetation removal is minimised beyond the areas proposed for development and 
bushfire management.   
 
The siting of the villas will extend the development footprint of the existing villas further 
north on a similar contour line. A new driveway will run adjacent to the northern boundary 
of the site, where some (exempt) vegetation clearing associated with new boundary 
fencing has occurred. The driveway will then run through the bushfire hazard 
management areas to further limit the extent of vegetation removal.  
  
In terms of the scenic qualities of the site, other than consideration of any development 
within the 100m band of the Scenic Road Corridor, there is no other Council endorsed 
assessment of important scenic attributes. In this context, the area proposed for the 
additional accommodation villas are outside of the Scenic Road Corridor band and will not 
be visible from the Tasman Highway.  
 
Having regard to the Natural Values Assessment and the scenic qualities of the site, it is 
not considered that the proposed visitor accommodation use will have an unreasonable 
impact on the landscape values of the site.  
 

c) The visitor accommodation use should not adversely impact the safety and efficiency of 
the local road network or disadvantage owners and users of a right of way  
A Traffic Impact Assessment has been provided which supports the proposal, subject to 
the Tasman Highway driveway access being widened to accommodate the additional 
traffic movements. The Department of State Growth (the road authority) supports the 
findings of the report. The development is accessed via a Crown Road reserve and the 
licencing authority has consented to the making of the application with no conditions.  
There is only one (1) other licenced user of the road reserve. This property is located at 
the southern end of the road reserve and south of the subject land. The additional traffic 
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associated with the accommodation villas will have little impact on the other user of the 
road reserve. The owner of this property did not make representation on this application, 
so it is assumed that this owner does not feel disadvantaged by the proposal.  
 

It is considered that the performance criteria is satisfied.  

 

22.3 Use Standards  

22.3.3 Discretionary Use 

Objective:  
That the location, scale and extent of a use listed as Discretionary is compatible with 
landscape values 

Acceptable Solutions Performance Criteria 

A1 
No Acceptable Solution. 

P1 
Use listed as Discretionary must be 
compatible with landscape values, having 
regard to: 
(a) the nature, scale and extent of the use; 
(b) the characteristics and type of the use; 
(c) the landscape values of the site; 
(d) the landscape value of the 

surrounding area; and 
(e) measures to minimise or mitigate 

impacts. 

Assessment against the Performance Criteria is required. 
Performance Criteria Assessment 
 
Both proposed uses – Food Services and Visitor Accommodation - are listed as discretionary uses 
therefore assessment against P1 is required.  
 
As discussed previously in this report, the assessment of landscape values for a site or area must 
rely heavily on the findings of any natural values assessment undertaken for the land and 
assessment against the Natural Assets Code and Scenic Code.   Although it is difficult to extend 
assessment beyond these parameters, additional consideration of landscape values might include 
broader environmental qualities that affect how people and wildlife experience the landscape are 
relevant. In this regard, consideration of environmental disturbance – noise, lighting, vehicle 
movements and human activity is important.   
 
Consideration of these matters has been discussed in previous sections of the report, and it has 
been concluded that the development will not be incompatible with the landscape values. Much 
of the potential impact relates to human activity rather than physical changes to the land. The 
site already supports an approved commercial activity, and Council records do not indicate any 
history of complaints regarding nuisance on or off the site.  
 
It is expected that the additional activity associated with the increase in visitor accommodation 
use and the new restaurant use can be managed in a way to ensure that the existing landscape 
values of the site and surrounds are maintained.  
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The existing business has a set of Standard Operating Procedures, which will be updated to 
include the restaurant business and additional accommodation units. Procedures for bookings, 
check-in/out times, use of facilities, access limitations within and around the site, noise and other 
behavioural standards are already included in the document and will be updated.  
 
The owners actively pursue weed management and revegetation projects across the site, which 
will continue to improve the landscape qualities of the site.   
 
It is considered that the performance criteria is satisfied.   

 

22.4 Development Standards  

22.4.1 Site Coverage  

Objective:  
That the site coverage is compatible with the protection, conservation and management of 
the landscape values of the site and surrounding area. 

Acceptable Solutions Performance Criteria 

A1 

Site coverage must be not more than 400m2. 

P1 
Site coverage must be compatible with the 
landscape values of the site and surrounding 
area, having regard to: 
(a) the topography of the site; 
(b) the capacity of the site to absorb run-off; 
(c) the size and shape of the site; 
(d) the existing buildings and any 

constraints imposed by existing 
development; 

(e) the need to remove vegetation; 
(f) the location of development in 

relation to cleared areas; and 
(g) the location of development in relation 

to natural hazards. 

Assessment against the Performance Criteria is required. 
Performance Criteria Assessment 
 
The site coverage (roofed areas) associated with the existing development already exceeds the 
acceptable solution of 400m². The existing site coverage equates to approximately 1% of the total 
site area (8.8ha approximately). The additional site coverage proposed in the application is 
approximately 266m², bringing the total site coverage up to approximately 1,165m². This equates 
to approximately 1.3% of the site area.  
 
The following assessment against P1 is provided.  
 

a) The topography of the site has no bearing on the proposed additional site coverage.   
b) The site has sufficient area to absorb run-off from buildings via natural soakage and all 

buildings are located well away from lot boundaries (20m at the closest point to the 
northern most villa) to not cause stormwater nuisance. Additionally, all buildings have 
rainwater tanks installed for use of water within the buildings, which minimises the 
amount of run-off.   



| 04/25.6.2DA 2024 / 00183 - Visitor Accommodation and Food Services - Additional Restaurant Use and 

Retrospective Approval of a Verandah, Carpark, Four (4) Accommodation Pods and Associated Works - 
21040 Tasman Highway, Chain Of Lagoons 

62 

 

c) The site has an area of 8.8ha approximately. The additional site coverage (266m² = 0.25%) 
is considered minimal relative to the size of the lot.   

d) Part of the additional site coverage component (the ‘as constructed’ verandah) has been 
built to improve the amenity of the existing Kitchen barn by improving weather protection 
on all sides. The existing buildings on the site are all relatively small in scale (the dwelling 
having the greatest floor area). The additional site coverage does not affect the individual 
scale of each building.  

e) Some vegetation removal will be required for the four (4) villas, which will occur in the 
part of the site mapped in the Natural Values Assessment as Kunzea Regrowth Scrub (SKA). 
The assessment supports the level of clearing required on the basis that it does not impact 
on areas which meet the definition of priority vegetation under the Natural Assets Code.  

f) The clearing required for the four (4) villas will extend the existing development footprint 
of the existing villas. Vegetation clearance within the existing footprint of the villas has 
been limited to that required for bushfire management and has retained a reasonable 
level of vegetation coverage. It is anticipated that the same approach will be adopted for 
the new villas to provide a level of privacy screening between villas.   

g) Other than bushfire hazard, the area of the villas is clear of any mapped natural hazards.  
 

It is considered that the performance criteria is satisfied.  

 

22.4 Development Standards  

22.4.2 Building height, siting and exterior finishes 

Objective:  
That building height, siting and exterior finishes:  
(a) protects the amenity of adjoining properties;  
(b) minimises the impact on the landscape values of the area; and  
(c) minimises the impact on adjoining agricultural uses 

Acceptable Solutions Performance Criteria 

A1  
Building height must be not more than 6m. 

P1  
height must be compatible with the landscape 
values of the site, having regard to:  
(a) the height, bulk and form of proposed 
buildings;  
(b) the height, bulk and form of existing 
buildings;  
(c) the topography of the site;  
(d) the visual impact of the buildings when 
viewed from roads and public places; and  
(e) the landscape values of the surrounding 
area. 

Assessment against the Performance Criteria is required. 
Performance Criteria Assessment 
 
The height of proposed Villa 1 exceeds 6m from natural ground level due to the slope, therefore 
assessment against P1 is required.  
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The proposed villas are designed to replicate the existing villas. The villas are designed to sit above 
ground level with no change to the existing ground levels. Due to the topography of the site this 
alters the height that each sits above existing ground level, with all except Villa 1, below the 6m 
acceptable solution. Villa 1 has a very small portion of the skillion roof which has a height of 6.3m 
above existing ground level, as shown below in the elevation.  

 
The additional height of Villa 1 is not considered to have any impact on the landscape values of 
the site and area, or any additional visual impact from roads and public places.  
 
It is considered that the performance criteria is satisfied.   

 

22.4 Development Standards 

22.4.4 Landscape Protection 

Objective:  
That the landscape values of the site and surrounding area are protected or managed to minimise 
adverse impacts. 

Acceptable Solutions Performance Criteria 

A1 
Building and works must be located within a 
building area, if shown on a sealed plan. 

P1 
Building and works must be located to minimise 
native vegetation removal and the impact on 
landscape values, having regard to: 

(a) the extent of the area from which 
vegetation has been removed; 

(b) the extent of native vegetation to be 
removed; 

(c) any remedial or mitigation measures or 
revegetation requirements; 

(d) provision for native habitat for native 
fauna; 

(e) the management and treatment of the 
balance of the site or native vegetation 
areas; 

(f) the type, size, and design of 
development; and 
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(g) the landscape values of the site and 
surrounding area. 

Assessment against the Performance Criteria is required. 
Performance Criteria Assessment 
 
The proposed buildings and works are not located within a building area on a sealed plan 
therefore assessment against P2.1 is required.  
 

a) The subject land was formerly grazing land and has undergone various stages of change 
since then with the development of the dwelling, visitor accommodation structures, and 
the various works associated with supporting the approved uses of the land. During this 
time, the owners of the land have been actively involved in weed management and natural 
and assisted revegetation. This has occurred across the site and has provided vegetated 
buffers between development on the site, and screening of the development from 
neighbouring properties and the Tasman Highway.  Although the site has been developed, 
the extent of vegetation removal is not significant and overall, the level of vegetation 
coverage has improved over the years.   

b) The extent of vegetation to be removed relates to the proposed new villas. This will occur 
within the area that has been mapped as Kunzea Regrowth Scrub (SKA) located in the 
northern portion of the property. The Natural Values Assessment supports the level of 
clearing associated with the villas on the basis that the vegetation does not meet the 
definition of priority vegetation under the Natural Assets Code. The map below highlights 
the approximate location of the villas within this vegetated area. 
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From this imagery, you can see that the existing villas maintain a level of vegetation coverage 
within the bushfire management areas, so the extent of clearance is not likely to be as dramatic 
as indicated on the planning drawings which highlight the entirety of the required hazard 
management areas.  It is expected that a similar approach will be taken for the proposed villas 
(blue markers) whereby a level of vegetation coverage will be maintained within the hazard 
management areas to provide privacy screening between villas. The owners also continue active 
tree planting and weed management on the land.  
 
Works relating to the new carpark for the restaurant will occur within an already cleared area of 
the land.  
 

a) It is not considered that any remedial or mitigation measures are required other than the 
inclusion of standard conditions relating to weed and hygiene management, and 
vegetation removal outside of approved areas.  

b) The Natural Values Assessment makes no specific recommendations regarding provision 
for native habitat for native fauna, other than to minimise the clearance and disturbance 
of native vegetation and ensure the protection of the one (1) species of threatened 
vegetation. Standard conditions are included in the draft permit.  

c) The Natural Values Assessment makes no recommendations regarding the balance of 
the site or areas of native vegetation other than recommending that disturbance be 
limited to that which is necessary for the development and bushfire management. The 
owners are undertaking active weed management and regeneration projects. Standard 
conditions are included in the draft permit.  

d) The type, size and design of the development relating to the additional villas and the 
restaurant car park has been previously discussed as being acceptable in the context of 
the landscape values.  

e) The landscape values of the site and the area have been previously discussed as relating 
to the scenic and natural aspects of the site and the area. It is not considered that the 
scenic qualities will be unreasonably impacted as the development will not be highly 
visible in the landscape from surrounding properties, the Tasman Highway and public 
places. The Natural Values Assessment has considered the impacts of the proposed 
vegetation removal in the context of the Natural Assets Code and supports the 
development.  The impact on inhabitants and users of the area – wildlife, residents, 
tourists and visitors has been considered and deemed acceptable.   
 

It is considered that the performance criteria is satisfied.    

Acceptable Solutions Performance Criteria 

A2 
Buildings and works must: 

(a) be located within a building area, if shown 
on a sealed plan; or 

(b) be an alteration or extension to an 
existing building providing it is not more 
than the existing building height; and 

(c) not include cut and fill greater than 1m; 
and 

(d) be not less than 10m in elevation below a 
skyline or ridgeline. 

P2.1 
Buildings and works must be located to 
minimise impacts on landscape values, having 
regard to: 

(a) the topography of the site; 
(b) the size and shape of the site; 
(c) the proposed building height, size and 

bulk; 
(d) any constraints imposed by existing 

development; 
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 (e) visual impact when viewed from roads 
and public places; and 

(f) any screening vegetation. 
P2.2 
If the building and works are less than 10m in 
elevation below a skyline or ridgeline, there are 
no other suitable building areas. 

Assessment against the Performance Criteria is required. 
Performance Criteria Assessment 
 
The proposed building and works are not located within a building area on a sealed plan, therefore 
assessment against P2.1 and P2.2.  

a) The villas are to be located to take advantage of sea views. As previously discussed, they 

will be built above ground level and due to the topography, Villa 1 will marginally exceed 

the acceptable solution building height of 6m, which is considered to be acceptable.   

b) The site is 8.8ha approximately and all buildings will achieve the acceptable solution 

boundary setbacks. Works associated with the restaurant carpark will be in an area which 

is already clear of vegetation. The villas will be in a part of the site where some vegetation 

clearance is required, however, the natural values assessment supports the extent 

proposed. This part of the site is not visible from the neighbouring residences, Tasman 

Highway or other public places so will minimise impact on the landscape values.  

c) The proposed height, size and bulk of the villas has been previously discussed as being 

acceptable in the context of landscape values.  

d) There are no constraints imposed by existing development. 

e) There will be little to no visual impact when viewed from roads and public places. 

f) The development will be mostly screened by vegetation.  

P2.2  
The buildings and works will not be visible when viewing skylines and ridgelines in the general 
area.  
 
It is considered that the performance criteria is satisfied.   

 

C 7.0 Natural Assets Code  

C7. 6 Development Standards  

C7.6.2 Clearance within a Priority Vegetation Area  

Objective: 
That clearance of native vegetation within a priority vegetation area: 
(a) does not result in unreasonable loss of priority vegetation; 
(b) is appropriately managed to adequately protect identified priority vegetation; and 
(c) minimises and appropriately manages impacts from construction and development 
activities. 

Acceptable Solutions Performance Criteria 

A1 
Clearance of native vegetation within a priority 
vegetation area must be within a building area 

P1.1 
Clearance of native vegetation within a priority 
vegetation area must be for: 



| 04/25.6.2DA 2024 / 00183 - Visitor Accommodation and Food Services - Additional Restaurant Use and 

Retrospective Approval of a Verandah, Carpark, Four (4) Accommodation Pods and Associated Works - 
21040 Tasman Highway, Chain Of Lagoons 

67 

 

on a sealed plan approved under this planning 
scheme. 

(a) an existing use on the site, provided 
any clearance is contained within the 
minimum area necessary to be cleared 
to provide adequate bushfire 
protection, as recommended by the 
Tasmania Fire Service or an accredited 
person; 

(b) buildings and works associated with 
the construction of a single dwelling or 
an associated outbuilding; 

(c) subdivision in the General Residential 
Zone or Low Density Residential Zone; 

(d) use or development that will result in 
significant long term social and 
economic benefits and there is no 
feasible alternative location or design; 

(e) clearance of native vegetation where it 
is demonstrated that on-going pre-
existing management cannot ensure 
the survival of the priority vegetation 
and there is little potential for long-
term persistence; or 

(f) the clearance of native vegetation that 
is of limited scale relative to the extent 
of priority vegetation on the site. 
 

P1.2 
Clearance of native vegetation within a priority 
vegetation area must minimise adverse 
impacts on priority vegetation, having regard 
to: 

(a) the design and location of buildings 
and works and any constraints such as 
topography or land hazards; 

(b) any particular requirements for the 
buildings and works; 

(c) minimising impacts resulting from 
bushfire hazard management measures 
through siting and fire-resistant design 
of habitable buildings; 

(d) any mitigation measures implemented 
to minimise the residual impacts on 
priority vegetation; 

(e) any on-site biodiversity offsets; and 
(f) any existing cleared areas on the site. 

Assessment against the Performance Criteria is required. 
Performance Criteria Assessment 
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The proposal will involve the clearance of native vegetation within the mapped priority vegetation 
area, therefore assessment against P1.1 and P1.2 is required.  
 
P1.1 allows consideration of either criterion a) to e) or criterion f) being that the clearance is of 
limited scale relative to the extent of priority vegetation on the site. In this case, the following 
assessment against criterion f) is provided.  
 
The extended development footprint associated with the new villas is relatively small and it is 
expected that some vegetation will be retained within the proposed bushfire hazard management 
areas to provide screening between villas. The driveway construction associated with the villas 
will use a partially cleared fence line along the northern boundary which reduces the amount of 
vegetation clearance.    
 
Overall, it is considered that the scale of clearance proposed, or required, is limited regarding the 
extent of mapped priority vegetation which covers the entire site.  
 
It is considered that the performance criteria P1.1 is satisfied.    
 
P1.2  
As previously discussed in this report the Natural Assets assessment has concluded that the 
vegetation does not satisfy the definition of priority vegetation under the Ntaural Assets Code. 
No specific recommendations regarding the protection, mitigation or biodiversity offsets have 
been provided beyond standard provision to minimise native vegetation clearance beyond that 
which is required for the development and bushfire management. It is recognised that the owners 
are active in ongoing weed management and natural and assisted revegetation.  
 
It is considered that the performance criteria is satisfied.   

 
C3 Road and Railway Assets Code 
C3.5 Use Standards  
C3.5.1 Traffic Generation at a vehicle crossing, level crossing or new junction 

Objective: 
To minimise any adverse effects on the safety and efficiency of the road or rail network from 
vehicular traffic generated from the site at an existing or new vehicle crossing or level 
crossing or new junction 

Acceptable Solutions  Performance Criteria 

A1.4 
Vehicular traffic to and from the site, using an 
existing vehicle crossing or private level 
crossing, will not increase by more than: 

(a) the amounts in Table C3.1; or 
(b) allowed by a licence issued under Part 

IVA of the Roads and Jetties Act 1935 in 
respect to a limited access road. 

 

P1 
Vehicular traffic to and from the site must 
minimise any adverse effects on the safety of a 
junction, vehicle crossing or level crossing or 
safety or efficiency of the road or rail network, 
having regard to: 

(a) any increase in traffic caused by the use; 
(b) the nature of the traffic generated by 

the use; 
(c) the nature of the road; 
(d) the speed limit and traffic flow of the 

road; 
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(e) any alternative access to a road; 
(f) the need for the use; 
(g) any traffic impact assessment; and 
(h) any advice received from the rail or road 

authority. 

Assessment against the Performance Criteria is required. 
Performance Criteria Assessment 
 
The proposal will increase the use of the existing vehicle crossing onto the Tasman Highway by 
more than the amounts in Table C3.1 (10% or 10 vehicle movements per day) whichever is the 
greater), therefore assessment against P1 is required.  
 
The Traffic Impact Assessment (TIA) provides a summary of traffic generation for the existing and 
proposed uses. It should be noted that the TIA is based on the original proposal which included 
the 12 RV sites, which are now been deleted from the proposal.  
The existing daily trip generation is stated as being 47 trips split between the accommodation, 
glamping and dwelling. Based on the figures in the TIA, the proposed additional uses will generate 
53 trips split between the Villas (12), and Restaurant (41).  
 
The assessment concludes that the increase in traffic generation will have no adverse impacts on 
the safety and efficiency of the road network, subject to the access (see street view below) being 
widened to 6m at the connection with the Tasman Highway. The findings of this report were 
supported by the Department of State Growth as the road authority.   
 
Based on the findings of the TIA, it is considered that the performance criteria is satisfied.  

 

5. Representations 

The application was advertised 21 December 2024 to 13 January 2025 in the Examiner Newspaper, 
notices on-site and at the Council Chambers and notification by mail to all adjoining landowners. Three 
(3) representation was received prior to the closing date and time.  The issues raised within the 
representation are as follows:- 

 

Issue Response 

Traffic and Safety Concerns: 

• Tasman Highway has no dedicated turning 
lane for this property and the increase in 
traffic from the proposal will create safety 
risks 

• Lack of visibility and signage may result in 
driveways of nearby properties will be used 
as turning areas 

• The shared unsealed road (Crown road 
reserve) is not adequate to cater for 
additional traffic and may cause congestion 
and block access to neighbouring properties  

Environmental Impact  

Traffic and Safety Concerns: 

• The applicant has provided a Traffic Impact 
Assessment which concludes that the traffic 
and safety aspects are acceptable. The 
Department of State Growth (the road 
authority) has accepted the findings of the 
report, including the recommendation that 
the access width at the junction with 
Tasman Highway be widened to 6m. The site 
plan includes the required widening, and a 
draft permit condition is included. The 
applicant has abandoned the proposal for 
12 RV sites which reduces the number of 
vehicle movements assumed in the report.  
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• The proposal will have significant 
environmental degradation  

• Overdevelopment of the land will increase 
waste and pollution and affect local flora 
and fauna 

• Noise and disturbance to the local 
community 

• The additional restaurant hours and RV sites 
will generate higher levels of noise and 
activity for surrounding properties  

• Increased car and foot traffic around 
properties will impact privacy and security 

• Impact on local infrastructure and services  

• Additional strain on road, wastewater 
supply and emergency services 

• Overdevelopment and aesthetic concerns 

• Out of scale with the surrounding area and 
does not fit the character 

• Highly commercialised environment is 
inconsistent with the established residential 
area 

• Detracts from the natural beauty of the 
area, which attracts international and local 
visitors.     

 

• There is only one other licensed user of the 
road reserve – this user made no 
representation on the application. 

• The proposed new carpark provides the 
required number of spaces for the 
restaurant use (based on the proposed floor 
area) and provides sufficient manoeuvring 
space for vehicles to enter and exit the site 
in a forward manner.  

• There is no foreseeable reason why vehicles 
would cause congestion and block access to 
neighbouring properties. 

Environmental Impact 

• The proposal is supported by a Natural 
Values Assessment, Traffic Impact 
Assessment and wastewater advice which 
provides comment on the capacity of the 
existing system.  

• The restaurant hours reflect the current 
operating hours of the facility for 
accommodation guests. Issues around noise 
and increased foot and vehicle traffic are 
discussed as being acceptable in the 
assessment sections of the report.  

• The RV component has been abandoned.  

• The subject land currently has approval for 
a commercial operation and is part of the 
established character. The nearby Little 
Beach camping area also provides 
unmanaged visitor accommodation use, 
which contributes to the established 
character.  

• The development is on private property and 
will not be visible from public places.  It is a 
tourism-based business which attracts 
international and local visitors.  

 

The recommendation for approval has been made following due consideration of the representation and 
comments. 

 

6. Mediations 

No formal mediation was conducted.  

 

7. Conclusion 

In accordance with 6.10 of the State Planning Provisions (Tasmanian Planning Scheme – Break O’Day), 
the application has been assessed against the objectives of the Scheme, in particular the Landscape 
Conservation Zone all relevant Codes and issues. The application has demonstrated compliance with the 
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Acceptable Solutions and eleven (11) Performance Criterion.  The received representations have been 
considered with recommended conditions proposed in response to concerns. 

   

It is recommended for approval with conditions normally set to this type of development. 

 

STRATEGIC PLAN & ANNUAL PLAN: 

 
Break O’Day Strategic Plan 2017-2027 (Revised March 2022) 

 

Goal 

Environment - To balance our use of the natural environment to ensure that it is available for future 
generations to enjoy as we do. 

 

Key Focus Area 
Appropriate Development - Encourage sensible and sustainable development through sound land use 
planning, building and design. 
 
Break O’Day Annual Plan 2023 -2024 
 
Actions: 
 
LEGISLATION & POLICIES: 

 

Tasmanian Planning Scheme – Break O’Day 

Land Use Planning and Approvals Act 1993 

Local Government (Building and Miscellaneous Provisions) Act 1993 
 

BUDGET; FUNDING AND FINANCIAL IMPLICATIONS: 

 

Not applicable, all costs of the development are the responsibility of the developer. 
 

VOTING REQUIREMENTS:  

 

Simple Majority 

 

 

 

 

 

 

 
The Mayor advised the Council that it had now concluded its meeting as a Planning Authority under Section 25 
of the Local Government (Meeting Procedures) Regulations 2015. 
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04/25.7.0 COUNCIL MEETING ACTIONS 

04/25.7.1 Outstanding Matters 
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04/25.8.0 PETITIONS 
 
Nil 
 

04/25.9.0 NOTICES OF MOTION 
 

04/25.9.1 Local Government Association of Tasmania - Lift the Tone Campaign
 - Mayor Tucker 

 
MOTION: 
 
Council resolves to challenge the normalisation of abuse against elected members and officers and 
uphold exemplary standards of public and political debate in all it does.  
 
Council further resolves to pledge support for the Local Government Association of Tasmania’s Lift 
the Tone campaign. In supporting the pledge Council commits to: 
 

• Promoting civility in public debate. 

• Refraining from abusive language and behaviour online or in person. 

• Encouraging others to engage respectfully. 
 
MAYOR SUPPORTING STATEMENT: 
 
Our council and many others are experiencing increasing levels of toxicity in public and political 
discourse.  While ensuring that everyone has a voice, including engaging in debate, is a vital part of 
democracy, when comments and actions shift from honest and respectful to abusive, they become 
harmful.  
 
This intimidation of councillors, in person or otherwise, undermines democracy; preventing elected 
members from representing the communities they serve and deterring individuals from standing 
for election. 
 
In late 2024 the Local Government Association of Tasmania (LGAT) conducted a survey of elected 
representatives to seek a better understanding of their experiences of bullying, harassment and 
intimidation.   
 
The survey found that 78% of respondents had experienced abuse or intimidation from members 
of the community during the last two years. It was identified that the most common place for this 
to occur was social media (47%), followed by verbally in public (37%).  
 
LGAT has now developed the Lift the Tone campaign, which aims to raise public awareness of this 
issue and reduce harassment and abuse directed towards elected representatives and council staff 
by encouraging constructive and solution-oriented public debate. 
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OFFICER’S REPORT: 
 
Introduction 
This report formally outlines Break O'Day Council's strong endorsement of the Local Government 
Association of Tasmania’s (LGAT) “Lift the Tone” campaign, aimed at addressing and reducing 
harassment and abusive behaviour towards elected representatives and council employees. 
 
Background 
Over recent years, Tasmania has witnessed an alarming increase in the frequency and severity of 
abusive behaviour targeted at local government officials and staff. This includes persistent social 
media harassment, disruptive conduct at council meetings, and sustained attacks intended to erode 
the credibility and integrity of council representatives and employees. 
 
These are not isolated occurrences but reflect a disturbing global trend, observed across Australian 
jurisdictions and internationally. Society has reached a troubling point where incivility, aggression, 
and personal attacks in public discourse have become commonplace, with significant implications 
for democratic governance and community cohesion. 
 
Nature of Recent Incidents 
Specific incidents within Tasmania clearly illustrate the critical need for this campaign: 

• Social Media Abuse: Persistent online harassment directed at elected officials and staff has 
become widespread, involving defamatory posts, threats, deliberate misinformation, and 
highly personal attacks. 

• Disruption of Council Meetings: Public meetings have occasionally become environments of 
hostility, where verbal abuse, intimidation tactics, and even threats necessitate intervention 
from security or police to maintain order and safety. 

• Organised Attacks on Credibility: Coordinated smear campaigns, frequently driven by small 
but vocal groups, target individuals and councils with the aim of undermining public 
confidence in local government institutions and personnel. 
 

Mental Health and Workplace Impact 
The detrimental effects on mental health arising from sustained harassment cannot be overstated. 
Individuals serving in council roles—both elected members and employees—are exposed to stress, 
anxiety, depression, and burnout as a direct result of continuous hostility. The emotional strain 
often extends beyond the workplace, affecting family life, interpersonal relationships, and overall 
personal wellbeing. 
 
Council representatives and staff typically lack effective means to publicly counteract these attacks 
due to professional standards and responsibilities requiring them to maintain decorum. This sense 
of vulnerability and isolation can exacerbate psychological distress, negatively affecting workplace 
morale, employee retention, and productivity. 
 
Importance of Constructive Dialogue 
At its core, the “Lift the Tone” campaign calls for civility, respect, and empathy in public 
engagement. Criticism and accountability are fundamental aspects of democracy; however, they 
must occur in a constructive, solution-oriented manner. Elected members and council staff, who 
dedicate themselves to serving the community, deserve a safe, respectful working environment free 
from intimidation and abuse. 
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Constructive public discourse ensures effective governance, encourages greater civic participation, 
and improves community outcomes. It reinforces trust, allowing for robust debate and open 
dialogue without personal attacks or destructive tactics. 
 
Recommendations and Council Commitments 
Break O'Day Council fully supports the principles and objectives of the “Lift the Tone” campaign and 
commits to supporting the following actions: 

 
Public Endorsement: Actively promoting the campaign’s objectives through our 
communications channels, including media statements, council website, and community 
forums. 
 
Awareness and Education: Supporting community education initiatives to highlight the 
importance of respectful, productive dialogue and the detrimental effects of abusive 
behaviour. 
 
Mental Health Support: Continuing our existing focus on staff wellbeing initiatives and 
committing to further strengthening internal support structures and enhancing access to 
professional mental health resources for councillors and staff experiencing harassment or 
stress due to their roles 
 
Policy Reinforcement: Reviewing and reinforcing guidelines and policies on public 
interactions during council meetings and on council-managed social media platforms to 
ensure civility and respect are consistently maintained. 
 

Conclusion 
Addressing the serious issue of abusive behaviour toward elected representatives and council staff 
is a priority for the integrity and effectiveness of local governance. The “Lift the Tone” campaign 
provides an essential platform to challenge and change the culture of public discourse. Break O'Day 
Council is dedicated to promoting a culture of respect, empathy, and constructive dialogue within 
our community, reinforcing that everyone has a role in fostering a safer, healthier, and more 
effective local democracy. 
 
 
OFFICER’S RECOMMENDATION: 
 
The Notice of Motion is supported. 
 
VOTING REQUIREMENTS:  
 
Simple Majority 
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04/25.9.2  St Marys Exhibition Building – Mayor Tucker 
 

ACTION DECISION 
PROPONENT Mayor Mick Tucker  

OFFICER Raoul Harper, Acting General Manager 

FILE REFERENCE 004\010\004\ 

ASSOCIATED REPORTS AND 
DOCUMENTS 

• Updated Engineering Report – Collective Consulting – 
June 2024 

• Dale P Luck and Associates – Engineering Report – April 
2007 

• St Marys Sports Complex Report – Future Development 
– 23 October 2006 

• St Marys Exhibition FAQ 

 
MOTION: 
 
That Council: 

1. Thanks the community for having their say on the future of the St Marys Exhibition Hall, 
and notes the clear message that locals want to see the Hall kept for community use. 
 

2. Agrees to keep the Hall and get on with the job of making it safe and usable again by doing 
the structural repairs and basic maintenance that are needed. 
 

3. Sets aside $100,000 in the 2025/2026 budget to get those safety and maintenance jobs 
done, and gives the go-ahead for Council staff to follow the process required to bring in the 
right engineers and builders to get the work underway as soon as possible in the new 
financial year. 
 

4. Acknowledges the Expression of Interest process and thanks everyone who put forward a 
proposal. A decision about the future use or management of the Hall will be put on hold 
until the building works are finished. 
 

5. Reconfirms Council’s commitment to balancing responsible spending with delivering real 
value to the community. By backing this motion, we’re taking a practical approach—
keeping costs down while getting a good outcome that lines up with what the community’s 
asked for. 
 

MAYOR SUPPORTING STATEMENT: 
 
This motion has come about because we’ve listened. The people of St Marys have told us loud and 
clear—they want to keep their Hall. It’s an important part of the town, and it means a lot to the 
community. I’m proud to put my full support behind this. We’ve had solid engagement and honest 
feedback, and this recommendation reflects that local voice. It also gives us a practical, affordable 
way forward. 
 
We’re not talking about any gold-plated fix here—just doing what needs to be done to get the Hall 
safe, usable, and open again for the community. By locking in the funding now Council, the 
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community, and our staff can get on with the job—no more sitting in limbo, no more back and forth. 
It gives us the breathing space to do the work properly, and once that’s sorted, we can all come back 
around the table and keep working with the community to get the best outcome for its use in the 
future. 
 
And I just want to say—I’ve got a lot of trust in the councillors around this table. We might not 
always agree on every detail, but I reckon we’re all here for the right reasons—doing our best to 
support what matters to our communities. This is the sort of decision that lets us move forward, 
together, in a way that makes sense for the people we’re here to serve. 
 
OFFICER’S RECOMMENDATION: 
 
The Notice of Motion is supported. 
 
INTRODUCTION: 
 
The following report has been developed by Council Officers in response to a notice of motion from 
Mayor Tucker. It also responds to recent consultation feedback, and public questions regarding the 
future of the St Marys Exhibition Hall. It outlines a recommended course of action that reflects 
community desire to retain the Hall, presents support for a cost-effective structural solution to make 
the building safe for use combined with an allocation for required basic maintenance, and proposes 
that Council allocate funding for these works in the 2025/2026 financial year. The report seeks a 
formal decision from Council to confirm its position on retention and a budget allocation to proceed 
with the required works. 
 
 
PREVIOUS COUNCIL CONSIDERATION: 
 
Council Workshop 2 October 2023 
 
Council Meeting 18 March 2024 
 
03/24.9.3.325  Moved: Clr J Drummond/ Seconded: Clr K Wright 
 
A report is sought providing advice in accordance with the requirements of Section 65 of the Local 
Government Act 1993 for the information of Council at a future meeting and consider any advice 
given by a person who has the qualifications or experience necessary to give such advice, information 
or recommendation:  
 
That Council rescind any former decision to demolish the Exhibition Hall at St Marys Recreation 
Ground and provide an assurance that the Exhibition Hall will not be demolished.  
 
CARRIED UNANIMOUSLY 
 
Council Meeting 16 September 2024 
 
09/24.16.2.456  Moved: Clr L Johnstone / Seconded: Clr J Drummond 
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1. That Council develop a community engagement strategy which informs the community in 
relation to the asset conditions and limitations of the building in its current form; 

2. That the community engagement is targeted to inform Council regarding the communities 
proposed uses; 

3. Develop initial estimates based on the outcomes of the consultation to enable Council to 
make a fully informed decision in relation to the future of the building, 

 
CARRIED UNANIMOUSLY 
 
Council Meeting 20 January 2025 
 
01/25.9.1.525  Clr J Drummond /Clr K Chapple 
 
A report is sought providing advice in accordance with the requirements of Section 65 of the Local 
Government Act 1993 for the information of Council at a future meeting and consider any advice 
given by a person who has the qualifications or experience necessary to give such advice, information 
or recommendation:  
 
That council accept all St Mary’s Exhibition Building FAQ submissions received as valid whether or 
not a submission covers all 14 points asked by Council in the FAQ.  
That the closing date for submissions to be received be extended to February 10, 2025. 
 
CARRIED UNANIMOUSLY 
 
Council Workshop 7 April 2025 
 
 
OFFICER’S REPORT: 
 
Background 
 
In 2021, Break O’Day Council secured funding under the Black Summer Bushfire Recovery program 
to construct a new multi-purpose facility in St Marys. This new building was intended to replace the 
aging St Marys Exhibition Hall (also known as the Exhibition Building) at the Recreation Ground, 
which had been serving as a community gym and occasional event space. As part of the project plan, 
Council resolved to demolish the old Exhibition Hall on the basis that it was no longer fit-for-purpose 
and had significant structural shortcomings requiring substantial funding to make it safe for future 
use. The Hall was deemed surplus to needs once the new facility opened, and demolition was seen 
as a way to avoid ongoing maintenance and financial burden on Council. 
 
From late 2022 through 2024, local residents began lobbying Council and Councillors to keep the 
Exhibition Hall for community purposes. In response, Council initiated community engagement 
process to ensure any final decision was well-informed by public input. This included distribution of 
a detailed St Marys Exhibition Building FAQ outlining possible options, and a formal consultation 
survey which closed on 10 February 2025. Council encouraged all interested community members 
to submit their ideas and concerns regarding the Hall’s future. Throughout this period, the issue 
remained prominent – public questions about the Hall were raised at multiple Council meetings 
(January, February, and March 2025), reflecting the high level of community interest and 
involvement in the decision-making process. 
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Community Feedback 
 
The community feedback over recent months has favoured retaining the St Marys Exhibition Hall in 
some form. Council’s submission process attracted responses from a broad cross-section of the 
community, with many respondents advocating against demolition and in support of continued 
community use of the Hall. Residents emphasised the Hall’s historical and social value – even in its 
current condition – and proposed ideas to repurpose or reactivate the venue. During the 
consultation, community members put forward various ideas for the Hall’s future use – such as an 
arts space, boxing gym, storage, workshops and a range of other community activities - providing 
that the building’s safety and compliance issues can be addressed. In summary, the feedback 
indicates that the community is willing to work with Council to find a viable future for the Hall, and 
that simple demolition (even with material salvage) is widely viewed as an unacceptable outcome. 
 
It should be noted that Council’s engagement efforts were aimed at making sure the community 
understood the challenges and costs associated with keeping the Hall. Even with that information, 
the public response has consistently leaned toward finding a way to retain and remediate the 
building rather than remove it. Council has acknowledged this public sentiment; at the March 2025 
Council meeting, staff confirmed that all community suggestions – including low-cost alternatives – 
would be considered in the decision-making process for the Hall. This report now takes that 
feedback into account. 
 
Structural Considerations 
 
The St Marys Exhibition Hall is an older structure that has undergone multiple engineering 
assessments to determine its condition and the feasibility of continued use. Council commissioned 
structural reports have identified several deficiencies in the building’s framework. Notably, a 2024 
assessment by Collective Consulting (reviewing an earlier 2007 report by Dale Luck & Associates) 
found that the Hall’s existing timber framing is not adequate to support wall claddings or ceiling 
linings, and the structure lacks sufficient lateral stability. In effect, the official advice to Council was 
that in its current form the building is unsuitable for occupation or public use, and could only be 
repurposed for basic storage purposes (with no public access) if certain reinforcements were made. 
 
Based on these findings, Council had scoped out an option to “make safe” the Hall for storage-only 
use, which would entail structural modifications (e.g. installing steel rods or internal frames to brace 
the walls). The estimated cost for this minimal upgrade was approximately $87,000 (ex GST).. While 
such works would extend the building’s life by approximately 20 years for storage, they would not 
render the Hall suitable for community gatherings or regular public occupancy, as the building would 
still not meet code requirements for habitable or conditioned space. For comparison, Council also 
estimated the cost to demolish the Hall at around $25,000 (ex GST) and explored concepts for a full 
rebuild which ranged from $675,000 to $810,000. Given the high costs, Council’s options continued 
to include demolition or, at most, a storage-only solution.   
 
A community-sourced alternative structural solution to demolition of the building has been 
proposed as part of the community survey responses to address the Hall’s key structural weakness 
– its lateral bracing (wind stability). Specifically, the proposal which has included initial qualified 
feedback put forward by MV Consulting Pty Ltd, a licensed structural engineering firm involves 
adding external bracing or buttressing to stabilise the walls against wind loads, rather than installing 
more expensive internal portal frames. The engineer has offered to provide Council with a certified 
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structural plan for this solution. That said, the cost of delivering this solution has not yet been 
verified at the time of writing this report. 
 
This alternate engineering solution directly targets the Hall’s structural shortcomings and would, 
according to the engineer’s advice, make the building safe. Furthermore independent advice from 
a licenced Building Surveyor will likely to be required to ensure the building is fit for public use (not 
just storage) by resolving the lateral stability issue. To date, Council staff had not commissioned a 
detailed review of this alternate approach, partly because it was deemed “premature” to do so 
before knowing Council’s final decision on the Hall’s future. If Council were to decide to keep the 
Hall for ongoing use it is a significant consideration worthy of cost analysis.  
 
In summary: 

• Council’s Assessment: The building in its current state is only suitable for storage with 
substantial reinforcement ($87k), and not fit for public occupation without a major rebuild. 

• Alternate Assessment: A simpler reinforcement strategy (external lateral bracing). This 
approach has been offered by a licenced structural engineer within the community network 

• Use Assessment: Council will seek the advice of an independent Building Surveyor to 
determine the suitability for the proposed community uses put forward through the 
community survey. 
 

Given these facts, two viable structural solutions are available that would allow Council to retain the 
Hall safely. It should be noted that any structural work will still need to comply with necessary 
building regulations; however, because this solution avoids triggering major redevelopment or 
change of building class, it may not be required to bring the entire building up to modern code (for 
example, it would not introduce a requirement for full insulation or air-conditioning if the Hall 
continues to be used in a basic form). Detailed compliance implications will be addressed at the 
design stage, but at this point the engineering advice indicates the Hall’s core safety issue can be 
rectified. 
 
Financial and operational implications 
 
From a financial perspective, the option of retaining the Exhibition Hall comes at a cost. The direct 
cost of the proposed bracing solution is likely to be on or around a similar cost to the $87,000 
required just to make the building usable for storage only. Further detailed analysis is required. Once 
made structurally safe, the Hall also requires maintenance such as improved drainage around the 
building, subfloor ventilation and mandatory safety equipment. By preserving the building, Council 
avoids the potential indirect costs of demolition such as site restoration and the loss of an asset that 
might still have usable life and community value. 
 
Balancing financial sustainability with community benefit is paramount. Council’s responsibility is to 
ensure that ratepayer funds are used effectively, which means that the Hall, if kept, should be put 
to productive use and not simply left to deteriorate. This is where community partnership becomes 
critical. 
 
While there remains strong community interest in the Hall’s future, will this materialise in to direct 
community involvement in its future use and management? There are local groups or enterprises 
willing to contribute resources or labour towards the Hall’s upkeep or to operate activities from the 
Hall (reducing Council’s direct costs). For example, a community-led committee might manage the 
facility (such as the Fingal Neighbourhood house has previously), or a tenant organisation could 
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lease the space for events or a social enterprise, covering day-to-day costs. Such arrangements could 
offset Council’s operational burden. These possibilities will become clearer once Council reviews 
proposals from the Expressions of Interest process.  
 
In summary, the financial implications of the recommended course (retain and repair) are 
considered reasonable in the near term, and manageable in the long term if coupled with an 
effective community use strategy. The structural remedy means the initial investment will need to 
be absorbed in Council’s budget for the coming financial year. The key consideration moving 
forward will be ensuring that the Hall delivers ongoing value to the community commensurate with 
its maintenance costs. Given the community’s strong advocacy, there is good reason to expect that 
the Hall will be actively used and valued, justifying its preservation. Moreover, by taking this route, 
Council demonstrates responsiveness to community feedback, which has its own benefits in terms 
of public goodwill and trust.  
 
Proposal 
 
The Motion proposes that Council resolves to retain the St Marys Exhibition Hall and proceed with 
a structural upgrade to make the building safe for use, funded in the upcoming budget, and to 
finalise the Expression of Interest process to determine the Hall’s future use. This approach 
responds to the community’s preference to save the Hall, while addressing the safety concerns 
identified in engineering reports. 
 
In implementing this proposal, Council will continue to engage with the community. Given the 
consultation process is now complete, a statement confirming that Council has heard the 
community’s views and is acting to save the Hall, while also being transparent about the need for 
the community to remain involved in making the Hall a success. This collaborative approach is in 
line with Council’s strategic goal of fostering community partnerships and ensures that the solution 
for the Exhibition Hall is not only structurally sound but also socially and economically sound. 
 
STRATEGIC PLAN & ANNUAL PLAN: 
 
Break O’Day Strategic Plan 2017-2027 (Revised March 2022) 
 
Goal 
Community - To strengthen our sense of community and lifestyle through opportunities for people 
to connect and feel valued. 
Strategy 

• Foster a range of community facilities and programs, which strengthen the capacity, 
wellbeing and cultural identity of our community. 

 
Goal 
Economy - To foster innovation and develop vibrant and growing local economies which offer 
opportunities for employment and development of businesses across a range of industry sectors. 
 
Strategy 

• Support and encourage innovation and growth in the economy through local leadership; 
infrastructure provision; support services and customer focussed service delivery. 
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Goal 
Infrastructure - To provide quality infrastructure which enhances the liveability and viability of our 
communities for residents and visitors. 
 
Strategy 

• Be proactive infrastructure managers by anticipating and responding to the growing and 
changing needs of the community and the area.  

• Work with stakeholders to ensure the community can access the infrastructure necessary to 
maintain their lifestyle.  

• Develop and maintain infrastructure assets in line with affordable long-term strategies. 
 
LEGISLATION & POLICIES: 
 
Local Government Act 1993 
Building Act 2016 
 
BUDGET; FUNDING AND FINANCIAL IMPLICATIONS: 
 
$100,000 Capital Expenditure in the 2025/2026 financial year plus ongoing depreciation and 
operational costs. (This includes a contingency cost above the known Council cost for basic 
rectification). 
 
VOTING REQUIREMENTS:  
 
Absolute Majority 
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04/25.10.0 COUNCILLOR’S QUESTIONS ON NOTICE 
 
Nil 
 
 

04/25.11.0 COUNCILLOR’S QUESTIONS WITHOUT NOTICE 
 
Regulation 29 of the Local Government (Meeting Procedures) Regulations 2005 specifies that in putting a Question Without Notice a 
Councillor must not offer an argument or opinion, draw any inference or make any imputations except so far as may be necessary to 
explain the question. 
 
The Chairperson must not permit any debate of a Question without Notice or its answer.  

 
 

04/25.12.0 MAYOR’S & COUNCILLOR’S COMMUNICATIONS 

04/25.12.1 Mayor’s Communications for Period Ending 14 April 2025 
 

18.03.2025 St Helens – Meeting with Deputy Premier Guy Barnett to announce funding for 
medical equipment at St Helens District Hospital and Community Centre 

18.03.2025 MS Teams – Scamander Sports Complex - Election Promise to fund a new synthetic 
green for the Scamander Bowls Club as well as CCTV for several 
locations around Break O’Day 

18.03.2025 St Helens – Meeting with Sandra French and David Burnett in regards to the Bay of 
Fires Arts Prize MoU 

18.03.2025 Dorset – Event in Dorset to meet the mayoral candidates 

24.03.2025 MS Teams – Tasmanian Audit Office - Auditee Information Sessions – Local 
Government 

25.03.2025 MS Teams – Consultation - Land Use Planning and Approvals Amendment 
(Development Assessment Panel) Bill 2025 

25.03.2025 St Helens – Bendigo Bank Community Stadium Committee Meeting 

26.03.2025 Hobart – Local Government Association of Tasmania (LGAT) - Lift the Tone Launch 
/ Meeting CEO 

26.03.2025 MS Teams – Northern Tasmania Development Corporation Members Representative 
Group Meeting 

28.03.2025 MS Teams – Communities of Practice for Mayors: Psychological Safety 2 

02.04.2025 Hobart – LGAT General Meeting 

03.04.2025 Hobart – Mayor and Deputy Mayors Workshop 

04.04.2025 MS Teams – Northern Tasmania Regional Land Use Study Steering Meeting 

07.04.2025 St Helens – Council Workshop 

09.04.2025 St Helens – Live4Life Lauch Event 

11.04.2025 MS Teams – Development Assessment Panels Meeting with Minister Felix Ellis 

11.04.2025 Derby – Tuxedos and Trails Event 

14.04.2025 St Helens – Council Meeting 
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04/25.12.2 Councillor’s Reports for Period Ending 14 April 2025 
 
This is for Councillors to provide a report for any Committees they are Council Representatives on and will be 
given at the Council Meeting. 

 

• Break O’Day Chamber of Commerce and Tourism – Deputy Mayor Kristi Chapple 

• NRM Special Committee – Clr Janet Drummond 

• East Coast Tasmania Tourism (ECTT) – Clr Barry LeFevre 
• Mental Health Action Group – Clr Barry LeFevre 

• Access and Inclusion Advisory Committee – Clr Janet Drummond 

• Bay of Fires Master Plan Steering Committee – Clr Ian Carter 
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04/25.13.0 BUSINESS AND CORPORATE SERVICES 

04/25.13.1 Corporate Services Department Report 
 

ACTION INFORMATION 
PROPONENT Council Officer 

OFFICER Raoul Harper, Manager Business Services  

FILE REFERENCE 018\018\001\ 

ASSOCIATED REPORTS AND 
DOCUMENTS 

Nil 

 
OFFICER’S RECOMMENDATION: 
 
That the report be received. 
 
INTRODUCTION: 
 
The purpose of this report is to provide Councillors with an update on activities of the Business and 
Corporate Service Department since the previous Council Meeting. 
 
PREVIOUS COUNCIL CONSIDERATION: 
 
Provided as a monthly report – Council consideration at previous meetings. 
 
OFFICER’S REPORT: 
 
Rates 
The 4th rates instalment was issued on the 7 April and due on the 30 April. 
 
Economic Development Strategy 
The strategy is now complete and will be presented to Council at a future meeting. 
 
Break O’Day Aquatic Centre Feasibility Study 
A draft report from the consultants is currently under internal review. 
  
Municipal Revaluation 
Staff met with the Valuer General to discuss the tender process and consideration of the selected 
valuation service for the upcoming municipal revaluation. A final decision is yet to be made. 
 
Budget Preparation 
Operational and Capital budget reviews are underway with managers and staff. Rates modelling for 
the next financial year is in development and refinements to the long term financial plan are 
progressing. 
 
Tas Audit Office 
Terms of engagement for the 2024/2025 financial year audit are now complete and signed off. 
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Flagstaff Pumptrack 
The Flagstaff Pump Track grant was submitted for final approval by the State Government. The 
project is now complete and all acquittals finalised. 
 
Black Summer Bushfire Grant  
All projects under this grant are now complete having delivered valuable upgrades and new 
community assets: 

• St Marys Multi-Purpose and Evacuation Centre: A new, purpose-built facility and evacuation 
centre during emergencies. Designed with community input to house a gym, cricket club 
rooms, kitchen, and additional storage.  

• Fingal Community Shed: Development of a community space to support local activities and 
initiatives.   

• Mangana Network Telecommunications Tower: Installation of a telecommunications tower 
to improve connectivity and communication in the Mangana area.  

• Fingal Youth Park: A new pump track, half-court basketball and climbing wall combined with 
a revitalised park for the community.  

Acquittal of these grants is now underway. 
  
Disaster Recovery Funding Arrangements 
Council currently has two (2) claims being reviewed by the Tasmanian Audit Office currently under 
the Natural Disaster Relief and Recovery Arrangements (NDRRA) and the Disaster Recovery Funding 
Arrangements (DRFA).  The claims currently being audited relate to the October 2022 Severe 
Weather event and February 2024 Weather event. 
 
Investments 
 
Short-term Term Deposits 2024 2025 - Matured 
 
Date 

Rolled 
Over 

Maturing 
Term 

(Months) 
 Principle 
Amount  

 Interest   Total Amount  
Interest 

Rate 
Bank 

01.02.2024 01.07.2024 5 1,000,000.00          20,188.49   $  1,020,188.49  4.88% CBA 

02.04.2024 01.08.2024 4 1,000,000.00          15,779.73   $  1,015,779.73  4.76% CBA 

21.09.2023 20.09.2024 12 2,000,000.00        106,200.00   $  2,106,200.00  5.31% CBA 

20.03.2024 21.10.2024 7 1,000,000.00          28,568.49   $  1,028,568.49  4.85% CBA 

10.11.2023 08.11.2024 12 1,000,000.00          53,951.78   $  1,053,951.78  5.41% CBA 

19.04.2024 19.12.2024 8 1,000,000.00          32,555.62   $  1,032,555.62  4.87% CBA 

09.05.2024 09.01.2025 8 1,000,000.00          34,232.88   $  1,034,232.88  5.10% Bendigo 

30.08.2024 29.01.2025 5 1,000,000.00          20,738.63   $  1,020,738.63  4.98% Westpac 

09.05.2024 07.02.2025 9 1,500,000.00          57,652.60   $  1,557,652.60  5.12% Bendigo 

26.08.2024 26.02.2025 6 3,000,000.00          73,196.71   $  3,073,196.71  4.84% Bendigo 

01.07.2024 01.03.2025 8 1,000,000.00          34,904.11   $  1,034,904.11  5.20% Bendigo 

11.09.2024 11.03.2025 6 1,000,000.00          24,582.47   $  1,024,582.47  4.93% Bendigo 

01.07.2024 01.04.2025 9 1,000,000.00          39,146.64   $  1,039,146.64  5.20% Bendigo 

04.10.2024 03.04.2025 6 1,500,000.00          37,043.01   $  1,537,043.01  4.98% Bendigo 

        

    $ 578,741.16    
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Short-term Term Deposits 2024 2025 – Current 
 
Date 

Rolled 
Over 

Maturing 
Term 

(Months) 
 Principle 
Amount  

 Interest   Total Amount  
Interest 

Rate 
Bank 

02.08.2024 02.05.2025 9 1,500,000.00          56,812.50   $  1,556,812.50  5.05% Bendigo 

07.03.2025 05.06.2025 3 1,500,000.00          17,287.50   $  1,517,287.50  4.61% CBA 

07.03.2025 06.06.2025 3 1,500,000.00          17,287.50   $  1,517,287.50  4.61% Westpac 

19.12.2024 23.06.2025 6 1,500,000.00          37,875.00   $  1,537,875.00  5.05% Bendigo 

07.03.2025 07.09.2025 6 1,000,000.00          23,250.00   $  1,023,250.00  4.65% BB 

        

    $ 152,512.50    

 
Long-Term Term Deposits - Current 
 

Date Rolled 
Over 

Maturing 
Term 

(Years) 
Principle 
Amount 

Interest Per 
Year 

Total Amount 
Interest 

Rate 
Bank 

14.02.24 13.02.30 5 2,000,000  94,000   $2,470,000 4.70% West 

                

       $470,000       

 

Rates Summary – 2 April 2025     

  2024/2025  2023/2024 

Rates Brought Forward  % $ % $ 

Outstanding Rate Debtors   813,964.84   695,682.00 

Less Rates in Credit   -296,603.81   -271,007.13 

Net Rates Outstanding at 30 June 
2024 3.60 517,361.03 3.38 424,674.87 

     

     
Rates and Charges Levied 95.55 13,713,760.01 95.86 12,045,545.01 

Interest and Penalty Charged 0.84 120,954.60 0.76 95,673.52 

Total Rates and Charges Demanded 100.00 13,834,714.61 100.00 12,141,218.53 

     

Less Rates and Charges Collected 77.24 11,086,161.79 84.83 10,659,272.98 

Less Credit Journals and Supp Credits 1.69 242,412.59 1.31 164,674.08 

Remissions and Discount 4.49 644,261.96 4.87 611,964.62 

     

     
Unpaid Rates and Charges at 2 April 
2025 16.58 2,379,239.30 8.99 1,129,981.72 

     
 

 

 

      

Remissions and Discounts  2024/2025  2023/2024 
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Early Payment Discount  120,115.78  116,854.39 

Pensioner Rebates  524,146.18  495,110.23 

  644,261.96  611,964.62 

     

     

Number Rateable Properties  6,901  6,879 

Number Unpaid Rateable Properties  3,349  1,499 

     

% Not fully paid  48.53  21.79 

    
Instalment date 
was 31 March 

 
Right to Information (RTI) Requests 
 
Nil 
 
132 and 337 Certificates 
 

 132 337 

March 2025 60 37 

February 2025 49 20 

March 2024 71 31 

 
Debtors/Creditors as at 4 April 2025 
 

 DEBTORS INFORMATION 
 Invoices Raised 
 Current Previous Year 

Month Mth Value YTD 24/25  Month YTD 23/24 

47  $     22,963.09  558  44 664 

  
CREDITORS INFORMATION 

 Payments Made 
 Current Previous Year 

Month Mth Value YTD 24/25  Month YTD 23/24 

372  $    1,709,689.81  2658  336 2537 

 
STRATEGIC PLAN & ANNUAL PLAN: 
 

Break O’Day Strategic Plan 2017-2027 (Revised March 2022) 
 

Goal 
Services – To have access to quality services that are responsive to the changing needs of the 
community and lead to improved health, education and employment outcomes.   
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Strategy 

• Work collaboratively to ensure services and service providers are coordinated and meeting the 
actual and changing needs of the community. 

• Ensure Council services support the betterment of the community while balancing statutory 
requirements with community and customer needs. 
 

LEGISLATION & POLICIES: 
 
N/A 
 
BUDGET AND FINANCIAL IMPLICATIONS: 
 

N/A 
 

VOTING REQUIREMENTS:  
 

Simple Majority 
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04/25.13.2 Monthly Financial Report 
 

ACTION INFORMATION 
PROPONENT Council Officer 

OFFICER Raoul Harper, Manager Business Services  

FILE REFERENCE 018\018\001\ 

ASSOCIATED REPORTS AND 
DOCUMENTS 

Financial Reports 

 

OFFICER’S RECOMMENDATION: 
 

That the following reports for the month ending 31 March 2025 be received: 
 

1. Profit and Loss Statements 
2. Balance Sheet 
3. Statement of Cash Flows 
4. Capital Works 2024-2025 

 

INTRODUCTION: 
 

Presented to Council are the monthly financial statements.  
 

PREVIOUS COUNCIL CONSIDERATION: 
 

Council considers financial reports on a monthly basis. 
 

OFFICER’S REPORT: 
 

The financial statements provide a summary of Council’s financial position as at 31 March 2025. 
Notes on items of specific variance or interest are provided at the base of the Profit and Loss 
Statement. 
 
LEGISLATION & POLICIES: 
 
Local Government Act 1993 
 
BUDGET AND FINANCIAL IMPLICATIONS: 
 
N/A 
 
VOTING REQUIREMENTS:  
 
Simple Majority 
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04/25.13.3 Visitor Information Centre Report 
 

ACTION INFORMATION 
PROPONENT Council Officer 

OFFICER Raoul Harper, Manager Business Services 

FILE REFERENCE 040\028\002\ 

ASSOCIATED REPORTS AND 
DOCUMENTS 

Nil 

 

OFFICER’S RECOMMENDATION: 
 
That the report be received. 
 
INTRODUCTION:  
 
The purpose of this report is to provide Councillors with an update on the activities and services the 
delivered by the Visitor Information Centre since the previous Council Meeting. 
 
PREVIOUS COUNCIL CONSIDERATION: 
 
Provided as a monthly report – Council consideration at previous meetings. 
 
OFFICER’S REPORT: 
 
Visitor Information Report: 

• Main tourists this month were from VIC, QLD & SA and a few overseas from the UK & NZ 

• Staff member attended quarterly TVIN meeting held at George Town and met with other 
Information Centre employees from the North.  The next meeting to be held in May will be 
a statewide meeting with a presentation from Pete Middleton from Tas Fire Service. 

• Lots of queries regarding St Columba Falls.  Mainly when will it reopen?  Emailed Parks for 
clarification but they are unsure of when it will reopen. 
 

The History Room Curator Report: 

• Winifred Curtis Scamander Reserve:  This local exhibition is now complete.  Working on 
the official opening now with members of the Trust. 

• St Helens History Room website:  The home page of the website has been revamped as a 
result of the marketing session held with Digital Dandy. 

• The Off Season:  This campaign is now launched and our annual offer of free access during 
the month of August is again part of that.  In addition, there are two new events on offer.  
They are Yarning Circles where the museum will host a local Aboriginal Elder relating local 
stories from the North East whilst undertaking cultural arts. 

• Volunteer Film Festival:  Looking at submitting a short movie again this year. 

• The Chinese Experience:  There has been a couple of suggestions from the public regarding 
sub-titles on the movie, both for Chinese visitors and those with hearing impairments, 
however the cost was deemed to be prohibitive when explored previously. 

• Stats:  Takings were the fourth highest since 2009 with visitation comparable to some of 
the best years since 2009, so March 2025 has been very busy and productive. 
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Statistics: 
Door Counts 

 

Month/Year Visitor Numbers Daily 
Average 

History Room 

March 2013 4,360 140.64 146 

March 2014 5,578 179.94 146 

March 2015 6,810 219.68 208 

March 2016 5,080 169.33 212 

March 2017 5,124 165.29 177 

March 2018 4,492 149.73 216 

March 2019 4,318 139.29 266 

March 2020 2,936 117.44 196 

March 2021 3,196 103.10 164 

March 2022 3,286 106.00 128 

March 2023 4,483 144.61 240 

March 2024 4,226 136.32 189 

March 2025 4,410 142.25 224 

 
Revenue 2023/2024 

 

Month VIC Sales HR Entry HR Donations/Sales 

July 3,108.79 174.00 149.50 

August 4,459.92 0 131.05 

September 5,654.13 311.00 85.20 

October 6,891.47 356.00 162.80 

November 8,255.03 519.00 127.50 

December 7,284.50 369.00 51.00 

January 8,438.70 518.00 157.75 

February 9,845.73 565.00 272.90 

March 8,884.98 661.00 215.90 

April 4,440.14 397.00 164.35 

May 2,922.06 185.00 165.50 

June 1,766.86 133.00 211.30 

 
Revenue 2024/2025 

 

Month VIC Sales HR Entry HR Donations/Sales 

July 3,418.19 150.00 91.20 

August 3,740.70 0 177.55 

September 4,581.03 288.00 412.25 

October 7,359.22 338.00 390.25 

November 8,828.24 546.85 335.30 

December 8,093.19 302 89.85 

January 9,869.20 459.00 172.55 

February 10,101.96 435.45 171.55 

March 11,789.02 844.00 208.55 
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STRATEGIC PLAN & ANNUAL PLAN: 
 
Break O’Day Strategic Plan 2017-2027 (Revised March 2022) 
 
Goal 
Economy - To foster innovation and develop vibrant and growing local economies which offer 
opportunities for employment and development of businesses across a range of industry sectors. 
 
Strategy 
Create a positive brand which draws on the attractiveness of the area and lifestyle to entice people 
and businesses’ to live and work in BOD. 
 
LEGISLATION & POLICIES: 
 
N/A 
 
BUDGET AND FINANCIAL IMPLICATIONS: 
 
N/A  
 
VOTING REQUIREMENTS:  
 
Simple Majority 
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04/25.13.4  Schedule of Fees & Charges 2025/2026  
 

ACTION DECISION 
PROPONENT Council Officer 

OFFICER Angela Matthews, Corporate Services Coordinator 
Raoul Harper, Manager Business Services 

FILE REFERENCE 018\017\004\ 

ASSOCIATED REPORTS AND 
DOCUMENTS 

Schedule of Fees & Charges 2025/2026 

 

OFFICER’S RECOMMENDATION: 
 
That Council adopt the Schedule of Fees & Charges 2025/2026 as presented. 
 
INTRODUCTION: 
 
Council’s Schedule of Fees & Charges is reviewed annually as part of the budget process. The review 
is informed by the Council Financial Management Strategy and its principles relating to Fees and 
Charges.  
 
PREVIOUS COUNCIL CONSIDERATION: 
 
The Schedule of Fees & Charges is reviewed and adopted annually.   
 
OFFICER’S REPORT: 
 
Council continues to be committed to the implementation of user pays principle. From a merit 
viewpoint, this approach is correct in that it recognises the situation where certain services are 
consumed by a discrete part of the community. 
 
The approach of user pay does not necessarily mean that every service or function is subject to this 
principle, nor does it constrain council from exempting some sectors of the community from paying 
for the service where it deems the service to be a community service obligation, or it is uneconomic 
to provide the service to a given area or cohort. 
 
When determining the level of fees and charges, Council will have regard to the user pays principle 
and where possible recover the full cost of operating or providing the goods and services in 
accordance with National Competition Policy guidelines. 
 
Council maintains a register of fees and charges in accordance with section 206 of the Local 
Government Act 1993. The fees and charges contained in the register are reviewed each year as part 
of the annual budget deliberations. Fees and charges increase annually by a minimum of the 
Consumer Price Index (CPI) except those categorised as Legislated, Government Agency or Council 
which are set independently.  Officers also undertake an annual review of the cost to deliver services 
that fall under the ‘Fees and Charges’.  This review informs increases above CPI where service 
delivery costs exceed this index. 
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Below is a summary of changes for 2025/2026 
 
Fee Units will be updated once information is gazetted from The Department of Treasury and 
Finance around April 2025. 
 
Development Charges 
 

• The proposed 30% increase in building surveying fees is necessary to maintain 
competitiveness with the private sector. Additionally, it is important to note that all charges 
will be inclusive of GST, in line with current regulatory requirements. 

• The minimum number of inspections for Class 1-9 buildings will increase from five (5) to six 
(6), reflecting the additional requirement for a mandated waterproofing inspection. 

• Permit Authority fees will increase by 10-12%, with amounts rounded to the nearest $10.00. 
This adjustment reflects the additional administrative responsibilities arising from the 
increased requirements of the Building Act. 

• A new fee has been introduced for the change from Notifiable to Permit work. This fee 
typically applies when a development transitions from engaging a licensed builder to an 
Owner/Builder. The fee reflects the administrative work required to process this change. 

• An Administration Fee has been introduced for Plumbing Only applications that are not 
associated with building work. This fee covers the administrative costs involved in processing 
these applications. 

• The Planning Mediation fee has been revised to be charged at cost, as the expenses incurred 
vary depending on the complexity of the issues requiring mediation. 

• Additional costs for advertising have been introduced, reflecting the increased expenses 
associated with publishing articles in the Examiner. 

• Private water supply licenses are no longer required, and as a result, the associated fee has 
been removed. 
 

Animal Control  
 

• Increases to Dog Fees of 5 %. 
 
Waste Transfer Fees  
 

• Increase to all fees of a minimum of 5% rounded to the nearest 10c. 

• To recover the costs associated with de-gassing the fridges and freezers, disposal fees will 
increase by 6%.  

 
Facilities Hire  
 

• Fees for community services have been increased by 5%, with adjustments rounded to the 
lowest 50 cents.  

• All bond amounts remain unchanged. 

• A new half-day fee has been introduced for the St Helens Sports Complex building, including 
amenities. 

• The camera and sound recording equipment has been removed, as it is no longer in service 
due to its outdated condition and will not be replaced. 
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• At the April 2024 Special Committee of Council – Stadium meeting, it was agreed that a 
new fee schedule for the Kiosk at the Bendigo Bank Community Stadium would be 
proposed for Council adoption. Since the Stadium opened in 2018, no fee schedule has 
been in place for kiosk hire. The user fee is set at the same rate as the kitchen hire fees for 
the St Marys and Portland Hall, with a 25% increase for each category eg regular users, 
casual users or one-off events. This approach aligns with the matrix used for Stadium court 
hire. 

• The fee structure for the new St Marys Multipurpose and Evacuation Centre will be introduced in 
alignment with the existing fee structure for the Portland and St Marys halls. 
 

STRATEGIC PLAN & ANNUAL PLAN: 
 
Break O’Day Strategic Plan 2017 – 2027 (Revised March 2022) 
 
Goal 
Services - To have access to quality services that are responsive to the changing needs of the 
community and lead to improved health, education and employment outcomes. 
 
Strategy 
Ensure Council services support the betterment of the community while balancing statutory 
requirements with community and customer needs. 
 
LEGISLATION & POLICIES: 
 
Section 205 of the Local Government Act 1993. 
Break O’Day Council Financial Management Strategy. 
 
BUDGET; FUNDING AND FINANCIAL IMPLICATIONS: 
 
Fees and charges directly relate to service provision. When setting fees and charges for any given 
year, Council will have regard to the user pays principle and where possible recover the full cost of 
operating or providing the goods and services in accordance with National Competition Policy 
guidelines. The Schedule of Fees and Charges presented for Council consideration includes increases 
where the cost of service delivery has occurred.  
 
VOTING REQUIREMENTS:  
 
Absolute Majority 
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04/25.14.0 WORKS AND INFRASTRUCTURE 

04/25.14.1 Works and Infrastructure Report 
 

ACTION INFORMATION 
PROPONENT Council Officer 

OFFICER David Jolly, Manager Infrastructure and Development Services  

FILE REFERENCE 014\002\001\ 

ASSOCIATED REPORTS AND 
DOCUMENTS 

Nil 

 

OFFICER’S RECOMMENDATION: 
 

That the report be received by Council. 
 

INTRODUCTION: 
 

This report provides a summary of details relating to Works Operations and Capital Projects for the 
reporting period March 2025. 
 

PREVIOUS COUNCIL CONSIDERATION: 
 

Provided as a monthly report – Council consideration at previous meetings. 
 

OFFICER’S REPORT: 
 
Works Operations – General 
 

 March April - Scheduled 

Town Maintenance • Mowing/ground 
maintenance 

• Garden/tree 
maintenance and 
weeding 

• Footpath maintenance 
and repairs 

• Routine playground 
inspections 

• Town maintenance crews 
undertaking tree maintenance 
and mowing as required 

• General building maintenance. 

• Playground maintenance – 
upgrading soft fall 

Road Network • Maintenance grading of 
Curtis Road St Marys and 
streets in Cornwall   

• Guidepost and traffic 
signs replaced 

• Crew undertaking Capital Work 
projects 

 
 

 

MTB 
• Routine track 

maintenance 
• Routine track maintenance 

• Trail inspections 
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Weed Management 

• Fingal - Patterson’s 
Curse, broadleaf, 
Spanish heath, gorse, 
thistles, broom, 
hemlock, capeweed 

• St Helens - Spanish 
heath, thistles, broom 

• Binalong Bay – mirror 
bush 

• Scamander - broadleaf, 
Spanish heath 

• Cornwall - Weed survey 
Spanish heath, 
blackberry 

• All Waste Transfer 
Stations - Weed survey 

• Council Cemeteries – 
Weed survey 

• Aerodrome – Spanish heath 

• St Marys – multiple weed 
varieties 

• Binalong Bay – multiple weed 
varieties 

• St Helens – multiple weed 
varieties 

• Fingal – multiple weed varieties 

Asset Management 

• Class 1 footpath 
inspections 

• Routine playground 
inspections 

• Traffic counters in the 
Mathinna area 

• Building maintenance 
inspections 

• Playground inspections 

• Traffic counters on Mathinna 
Plains Road 

• Capital work investigation – 
marking up stormwater 
locations, recording re-sheeting 
measurements. 

• Building inspections 

 
Waste Management – General Information 
 

General/Commercial & Industrial Waste (MSW) to Copping Landfill  

Year  Jul A S O N D J F M A M Jun YTD 

2024/25 (T) 222  224 167  240  224  282  352  221  TBA      1,932 

2023/24 (T) 187  232 224  214  240  274  361  233  228  301  222 185 2,901 

Difference   35     -8 -57   36  -16      8     -9   -12      
 

TBA: Service invoices for stated months unavailable at time of preparing this report. 
 

Kerbside Comingled Recyclables Collection – JJ’s Waste  

Year  Jul Aug Sep Oct Nov Dec Jan Feb Mar Apr May Jun YTD 

2024/25 (T) 43   41 40   56   48    56   73   51   48      456 

2023/24 (T) 49   45 49   38   45    58    55   50   57   47   54    50 597 

Difference -6   -4 -9   18     3     -2   18     1    -9     

St Helens Waste Transfer Station: 

• Green waste mulch (coarse and fine grade material) is available for purchase Monday – 
Friday, opening hours. 
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CAPITAL WORKS 

Activity Update  

Alexander Street Rehabilitation - 
Cornwall 

In-progress: The project is a part funded Local 
Road and Community Infrastructure Program 
project. The project includes stormwater 
improvements and rehabilitation of existing 
sections of road pavement and resealing. Onsite 
works commenced during March 2025.  

St Marys Footpath extension 

In-progress: The project is funded Local Road 
and Community Infrastructure Program project. 
The project includes the extension of the 
existing concrete pathway on Grey Road from 
the High School to opposite the Recreation 
Ground.  . 

Ansons Bay Road - Sealing 

Completed: The project is a part funded Local 
Road and Community Infrastructure Program 
project. The project scope included pavement 
rehabilitation, storm water drainage 
improvements, and sealing over 1,500m of 
road from the end of seal (north of Priory) just 
beyond Charlies Marsh. 

Storm water – Penelope Street 
Installation of new stormwater main 
rescheduled to Apr/May 2025. 

Bridge 2293 – Cecilia Street 

In-progress – New bridge installed and 
trafficable. Minor road works and approach 
traffic barrier installation to occur over the next 
few weeks. 

Bridge 1675 – Lower German Town Road 

Design completed and precast superstructure 
components have been manufactured. 
Notification of pending works to be advised to 
affected residents with works to follow in 
April/May. 

Scamander WTS – Waste Compactor In-progress.  

Scamander Inert Landfill Development In-progress. 

2024-2025 Road Resealing 
In-progress. Contractor Delays have been 
experienced, with tendered reseal works to be 
completed prior to Easter. 

Georges Bay – shared pathway solar 
lighting 

In-progress – material have been sourced. 
Installation is pending NRE authority.  

North Ansons Bay Road Re-sheeting In-progress. 
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STRATEGIC PLAN & ANNUAL PLAN: 
 
Break O’Day Strategic Plan 2017-2027 (Revised March 2022) 
 
Goal 
Infrastructure - To provide quality infrastructure which enhances the liveability and viability of our 
communities for residents and visitors.  
 
Strategy 

• Be proactive infrastructure managers by anticipating and responding to the growing and 
changing needs of the community and the area. 

• Work with stakeholders to ensure the community can access the infrastructure necessary to 
maintain their lifestyle. 

• Develop and maintain infrastructure assets in line with affordable long-term strategies. 
 
LEGISLATION & POLICIES: 
 
N/A 
 
BUDGET AND FINANCIAL IMPLICATIONS: 
 
N/A 
 
VOTING REQUIREMENTS:  
 
Simple Majority.  
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04/25.14.2 Animal Control Report 
 

ACTION INFORMATION 
PROPONENT Council Officer 

OFFICER Municipal Inspector 

FILE REFERENCE 003\003\018\ 

ASSOCIATED REPORTS AND 
DOCUMENTS 

Nil 

 
OFFICER’S RECOMMENDATION: 
 
That the report be received by Council. 
 
INTRODUCTION: 
 
This report aims to provide Councillors with summary activity statistics for the reporting period 
March 2025 and financial year to date. 
 
PREVIOUS COUNCIL CONSIDERATION: 
 
Provided as a monthly report – Council consideration at previous meetings. 
 
OFFICER’S REPORT: 
 
Summary Statistics Reporting Period - March 2025 
 

Category/Area 
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2024-
2025 

 
YTD 

Dog - Attack on a person (Serious)      1   1 3 

Dog - Attack on another animal (Serious)         0 1 

Dog – Attack on another animal (Minor)         0 2 

Dog – Attack on a person (Minor)       1  1 4 

Dog - Declared Dangerous         0 2 

Dog - Dangerous Dogs Euthanized         0 0 

Dog - Barking       3  3 27 

Dog - Chasing a person       1     1 
1 
 

1 

4 

Dog - Impounded         0 7 

Dog - in Prohibited Area         0 2 

Dog - Lost Dogs Reported  
 
 
 
 
 
 
  

       0           2 

Dog - Rehomed/kennel for rehoming         0 2 

Dog - Wandering/at large         0 12 

Verbal Warnings        1  1 20 
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Notice Issued - Unregistered Dog       1  1 8 

Notice Issued - Caution Notice  1     2  3 11 

Notice Issued - Infringement Notice         0 4 

Infringement Notice - Disputes         0 4 

Infringement Notice - Revoked         0 0 

Written Letter - Various matters to Dog 
owners. 

      2  2 29 

Patrols - Township/Urban Areas       2        2 
    

40 

Patrols - Beaches/Foreshore 1     1     2     4 69 

Kennel Licence - Issued         0 2 

Other - Cat complaints       1  1 1 

Other - Livestock         0 2 

Other - Poultry         0 2 

Other - RSPCA intervention         0 2 

TOTAL 1 1 0 0 0 2 16 0 20 262 

 
Dog registrations: 2024/2025 - Registered to date: 1368 (97.7%).  Pending: 32 (2.2%)    
 
STRATEGIC PLAN & ANNUAL PLAN: 
 

Break O’Day Strategic Plan 2017-2027 (Revised March 2022) 
 

Goal 
Environment - To balance our use of the natural environment to ensure that it is available for future 
generations to enjoy as we do. 
 

Strategy 
Ensure the necessary regulations and information is in place to enable appropriate use and address 
inappropriate actions. 
 
LEGISLATION & POLICIES: 
 

• Dog Control Act 2000 

• EP05 Dog Management Policy 

 

BUDGET AND FINANCIAL IMPLICATIONS: 
 

N/A 
 

VOTING REQUIREMENTS:  
 

Simple Majority 
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04/25.14.3  Free Green Waste – Ansons Bay Waste Transfer Station 
 

ACTION DECISION 
PROPONENT Council Officer 

OFFICER David Jolly, Manager Infrastructure & Development Services 

FILE REFERENCE 033\046\001\ 

ASSOCIATED REPORTS AND 
DOCUMENTS 

Nil 

  
OFFICER’S RECOMMENDATION: 
 
That Council introduce free green waste Sundays at the Ansons Bay Waste Transfer Station for 
residential customers only - November to February as currently exists at St Helens, Scamander and 
St Marys in accordance with Council policy, “EP04 – Waste Management Policy”. 
 
INTRODUCTION: 
 
The purpose of this report is twofold: 
 

1. To provide the Council with cost estimates associated with handling green disposed at 
the Ansons Bay Waste Transfer Station and the forecast financial impact of introducing 
“Free-green” Waste Sundays at the site for residential customers only, November to 
February as exists at St Helens, Scamander and St Marys under Councils EP04 – Waste 
Management Policy. 

 
2. To recommend that the Council introduce free green waste Sundays at the Ansons Bay 

Waste Transfer Station for residential customers only - November to February as 
currently exists at St Helens, Scamander and St Marys in accordance with Council policy, 
“EP04 – Waste Management Policy”. 

 
PREVIOUS COUNCIL CONSIDERATION: 
 
Councillor Workshop 3 March 2025 
 
Council Meeting 16 December 2024 
 
Public Question Time: 
 
12/24.2.7 Free Local Green Waste Program to include Ansons Bay Waste Transfer Station – Clr 
Oldham OBH Graeme Le Brocq, President Ansons Bay Community Group Inc 
 
Would Council be able to consider a report into the feasibility of Ansons Bay being added to the list  
of towns that have a free local green waste program over summer. I mention the following reasons: 
• To help reduce fire hazards, as many properties border National Parks. 
• To prevent illegal dumping. 
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Reply 
The Council's Infrastructure & Development Services Manager will prepare a report for the Council  
on the feasibility of introducing free green waste days at the Ansons Bay Waste Transfer Station. 
 
OFFICER’S REPORT: 
 
Council accepts green waste at the Ansons Bay Waste Transfer Station. For several years green 
waste at the site has been incinerated. As an outcome of the green waste asbestos contamination 
incident in 2024, green waste can no longer be incinerated at the site. Green waste is now 
transported to the St Helens Waste Transfer Station for mulching in 40 cubic meter loads. The 
mulching contractor will not mulch green waste given the low volume of material disposed of at the 
site. 
 
Transporting green waste requires the floating of a loader to the site and the hire of a truck and 
trailer to transport the material.  Cost estimates based on 2024-2025 YTD and forecast volume of 
green waste disposal at the site are tabled. 
 
Cost Estimates 

 2024-2025 Estimate 
No free green waste 
Sundays (Nov-Feb) 

2025-2026 Estimate 

With Free green 
waste Sundays 
(Nov-Feb) 

   
Annual Green Waste Volume  80m3 106m3 
   
Rate: Transport Cost to St Helens WTS $18/m3 $19/m3 
Rate: Mulching Cost – loose green waste $4/m3 $5/m3 
Total rate 22/m3 $24/m3 
   
Cost estimate $1,760 $2,544 
   
Revenue (green waste gate fee) 
Sale of mulched green waste at St 
Helens – offset cost 

$507 
$100 
$607 

$522 
$133 
$655 

   
Operating loss $(1,153) $(1,889) 

 
Note: 2025-2026 costs are CPI adjusted and rounded to the nearest whole dollar. 
 
Residential green waste by volume is not expected to increase significantly by introducing free green 
waste Sundays over the period November to February. This was verified in the 2022-2023 summer 
period where “free green waste Sundays” were trialled with marginal increase in waste volume 
being observed. In addition, from August 2024 to end February 2025, approximately 40m3 of green 
waste was received at the site. 
 
It is not known how much green waste is illegally dumped in bushland in the Ansons Bay area nor 
the costs associated with control of weed infestations as the outcome of this practice. 
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Given the small cost of transporting green waste to St Helens and subsequent mulching and to 
encourage disposal of green waste in a proper manner it is recommended that consideration be 
given to introducing free green waste Sundays (November to February) at the Ansons Bay Waste 
Transfer Station as exists at St Helens, Scamander and St Marys under Councils EP04 – Waste 
Management Policy. 
 
STRATEGIC PLAN & ANNUAL PLAN: 
 
Break O’Day Strategic Plan 2017-2027 (Revised March 2022) 
 
Goal 
Infrastructure - To provide quality infrastructure which enhances the liveability and viability of our 
communities for residents and visitors. 
 
Strategy 

1. Be proactive infrastructure managers by anticipating and responding to the growing and 
changing needs of the community and the area.  

2. Work with stakeholders to ensure the community can access the infrastructure necessary to 
maintain their lifestyle.  

3. Develop and maintain infrastructure assets in line with affordable long-term strategies. 
 
Key Focus Area: 
Waste Management - provide access to affordable services and facilities that foster a circular 
economy approach to Waste management. 
 
LEGISLATION & POLICIES: 
 
N/A 
 
BUDGET; FUNDING AND FINANCIAL IMPLICATIONS: 
 
Operational budget to note cost variations estimated in this report should Council endorse a 
decision to introduce free green waste Sundays at the Ansons Bay Waste Transfer station. 
 
VOTING REQUIREMENTS:  
 
Simple Majority 
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04/25.14.4  Draft Community Park and Landscape Policy 
 

ACTION DECISION 
PROPONENT Council Officer 

OFFICER David Jolly, Manager Infrastructure & Development Services 

FILE REFERENCE 002\024\003\ 

ASSOCIATED REPORTS AND 
DOCUMENTS 

Draft Community Park and Landscape Policy  

  
OFFICER’S RECOMMENDATION: 
 
That the Council receive and adopt the Community Park and Landscape Policy as a new policy. 
 
INTRODUCTION: 
 
The purpose of this report is to seek Council endorsement of the newly written Community Park 
and Landscape Policy. 
 
PREVIOUS COUNCIL CONSIDERATION: 
 
Council Workshop 7 April 2025 
 
Council Meeting 16 December 2023 
 
12/23.4.1.267  Moved: Clr K. Chapple / Seconded: Clr B. Lefevre 
 
A report is sought providing advice in accordance with the requirements of Section 65 of the Local 
Government Act 1993 for the information of Council at a future meeting and consider any advice 
given by a person who has the qualifications or experience necessary to give such advice, 
information or recommendation: 
 
That Council develop a community park/garden landscape plan / and or policy for our townships. 
 
CARRIED UNANIMOUSLY 
 
OFFICER’S REPORT: 
 
The attached Draft Policy adopts five guiding principles for the development of township 
landscaping plans, ensuring effective design and a lasting impact on residents and visitors. 
 

a) Environmental Sustainability 
b) Aesthetic Appeal 
c) Liveability and Functionality 
d) Community Involvement 
e) Maintenance Planning 

The Council's Management Team and Clr Chapple have reviewed the draft document. It is now 
presented to the Council for discussion and to seek the necessary amendments to finalise the draft.  
STRATEGIC PLAN & ANNUAL PLAN: 
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Break O’Day Strategic Plan 2017-2027 (Revised March 2022) 
 
Goal 
Infrastructure - To provide quality infrastructure which enhances the liveability and viability of our 
communities for residents and visitors. 
 
Strategy 

1. Be proactive infrastructure managers by anticipating and responding to the growing and 
changing needs of the community and the area.  

2. Work with stakeholders to ensure the community can access the infrastructure necessary to 
maintain their lifestyle.  

3. Develop and maintain infrastructure assets in line with affordable long-term strategies. 
 
Key Focus Area: 
Towns - townships that are vibrant and welcoming through improvements to infrastructure 
such as, streetscapes, parking, safety and signage. 
 
LEGISLATION & POLICIES: 
 
N/A 
 
BUDGET, FUNDING AND FINANCIAL IMPLICATIONS: 
 
Funding must be allocated to the Council budget to support developing and implementing landscape 
plans for township parks and gardens. 
 
The funding allocation has yet to be determined. 
 
VOTING REQUIREMENTS:  
 
Simple Majority 
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04/25.14.5  Tasman Highway St Helens – speed limits 

 
ACTION DECISION 
PROPONENT Council Officer 

OFFICER David Jolly, Manager Infrastructure & Development Services 

FILE REFERENCE 032\005\004\ 

ASSOCIATED REPORTS AND 
DOCUMENTS 

Letter – State Growth to Manager Infrastructure & 
Development Services dated 27 March 2025. 

 
OFFICER’S RECOMMENDATION: 
 
That the Council support the reduction in speed limit to 50km/hr along the Tasman Highway 
between St Helens Point Road and the Golden Fleece Bridge, south of the St Helens town centre. 
 
INTRODUCTION: 
 
Councils Manager Infrastructure & Development Services has received correspondence dated 27 
March 2025 from the Department of State Growth regarding the speed limit along the Tasman 
Highway between St Helens Point Road and the Golden Fleece Bridge, south of the St Helens town 
centre. 
 
The Department has advised that there is now a significantly stronger justification for reducing the 
speed limit along this section of road to 50km/h. Based on several community concerns raised, the 
Department is seeking formal confirmation of the Council’s support for this speed limit reduction 
via letter or email. 
 
Upon receipt Upon receipt of that confirmation, an application by State Roads will be made to the  
Commissioner for Transport for a speed limit reduction on this section of road. 
 
PREVIOUS COUNCIL CONSIDERATION: 
 
Council Workshop 6 March 2025 
 
Council Meeting 17 February 2025 
 

02/25.14.3.545 Moved: Clr L Johnstone/ Seconded: Clr K Chapple 
 

That Council receive this report for information and discussion. 
 

CARRIED UNANIMOUSLY 
 
Council Workshop 3 February 2025 
 
Council Workshop 6 November 2024 
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Council Meeting 18 March 2024 
 
03/24.9.1.323  Moved: Clr B LeFevre / Seconded: Clr V Oldham 
 
A report is sought providing advice in accordance with the requirements of Section 65 of the Local 
Government Act 1993 for the information of Council at a future meeting and consider any advice 
given by a person who has the qualifications or experience necessary to give such advice, information 
or recommendation:  
 
The Break O’Day Council petition the Department of State Growth for a speed limit reduction 
(60kmh-50kmh) from the Golden Fleece Bridge in St. Helens to the intersection of the Tasman 
Highway and St. Helens Point Rd.  
 
CARRIED UNANIMOUSLY 
 
OFFICER’S REPORT: 
 
Attached is the letter from State Growth, dated 27 March 2025, to the Manager of Infrastructure 
& Development Services. 
 
With reasons outlined, the Department has stated that there is now a much stronger justification 
for lowering the speed limit along this section of road to 50km/h. The Department is requesting 
formal confirmation of the Council’s support for this speed limit reduction via letter or email. 
 
Apart from stated community concerns, the Department has not disclosed the extent of 
correspondence from the community and elected representatives of the Break O’Day Council; 
therefore, it cannot be included in this report. 
 
It is envisaged that, subject to workshop discussion, an agenda report will be prepared for the 
Ordinary meeting of the Council (April 2025).   
 
STRATEGIC PLAN & ANNUAL PLAN: 
 
Break O’Day Strategic Plan 2017-2027 (Revised March 2022) 
 
Goal 
Infrastructure - To provide quality infrastructure which enhances the liveability and viability of our 
communities for residents and visitors. 
 
Strategy 

1. Be proactive infrastructure managers by anticipating and responding to the growing and 
changing needs of the community and the area.  

2. Work with stakeholders to ensure the community can access the infrastructure necessary to 
maintain their lifestyle.  

3. Develop and maintain infrastructure assets in line with affordable long-term strategies. 
 
Key Focus Area: 
Roads and Streets - Develop a well-maintained road network that recognises the changing demands 
and requirements of residents and visitors. 
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LEGISLATION & POLICIES: 
 
N/A 
 
BUDGET; FUNDING AND FINANCIAL IMPLICATIONS: 
 
N/A 
 
VOTING REQUIREMENTS:  
 
Simple Majority 
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04/25.15.0 COMMUNITY DEVELOPMENT 

04/25.15.1 Community Services Report 
 

ACTION INFORMATION 
PROPONENT Council Officer 

OFFICER Chris Hughes, Manager Community Services  

FILE REFERENCE 011\034\006\ 

ASSOCIATED REPORT AND 
DOCUMENTS 

Nil 

 
OFFICER’S RECOMMENDATION: 
 
That the report be received. 
 
INTRODUCTION: 
 
The purpose of this report is to provide Councillors with an update of various activities which are 
being dealt with by the Community Services Department. 
 
PREVIOUS COUNCIL CONSIDERATION: 
 
Provided as a monthly report – Council consideration at previous meetings. 
 
OFFICER’S REPORT: 
 
The Community Services team approaches all our work through a lens of access and inclusion and 
we advocate for this in the networks and meetings that we participate in both internally and 
externally. 
 
 
2024 – 2025 Community, Council Events, Programs and Initiatives 
 
Items listed below are supported by a Council decision or have been approved through the yearly 
budget process. 
 

 

2024-2025 Budget Funds expended on project or 
forwarded to community 

group 

Community Services   

Community Grants 30,000  

Youth Services 8,000  

Misc Donations & Events 7,500  

School Prizes 1,000 $1,000 

Community Event Funding   

Seniors Day 3,000  $2,400 

 

Australia Day Event 5,000 Council event –  
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5,000e 

Swimcart 1,000  

St Helens Athletic Carnival 2,500  
Sponsorship 

- $2,500 

Carols by Candlelight 1,600   

Australia Day Event (including 
Woodchopping) 

 
15,000 

 

Sponsorship 
of event - 
1,500.00 
$10,000 

transferred 
to 

community 
grants for 

the 2024 – 
2025 budget 

– as per 
Council 

decision 

Fingal Valley Coal Festival 2,000  

Funds 
transferred 

to 
Community 

Grants for 
this budget 
period – as 
per Council 

decision 

Pyengana Endurance Ride -  500   

St Helens Game Fishing Comp 2,000  
Council 

Sponsorship 
$2,000 

Wellbeing Festival 3,500  
Council 
event - 
$3,500 

Marketing Valley Tourism 2,500   

Volunteer Week 2,500  

Bay of Fires Art Prize 10,000  

Council 
sponsorship 

of event 
$10,000 

Bay of Fires Winter Arts Market –  4,000  

Council 
sponsorship 

of event 
$10,000 

St Marys Community Car & Bike 
Show  

 
2,000 
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East Coast Masters Golf Tournament 2,500  
Sponsorship 

of event - 
$2,500 

International Disability Day Events 1,000  
Council 
event - 
$1,000 

Mental Health Week 500   

BODRA Winter Lights – name change 

from Barn Dance 
2,000   

Suicide Prevention 1,000  
Sponsorship 
of Golf Day - 

1,000.00 

Pyengana Easter Carnival 1,000  
Council 

Sponsorship 
1,000 

Mannalargenna Day 2,500  
Sponsorship 

of event - 
2,500.00 

Christmas Donations – Lights – St 
Marys and St Helens 

6,000 Council project - 2,349.09 

Council Sponsorship   

Funding for BEC Directory 2,000  

St Helens Marine Rescue 3,000 Council Sponsorship $3,000 

Business Enterprise Centre (BEC) 28,000 
Council Sponsorship - 

28,000.00 

Neighbourhood House Tasmania – 
Conference Sponsorship 

 
Council decision to 

sponsorship NHT event - 
5,000.00 

Welcome to Town Christmas Signs 1,500 Council project - $1,090.76 

 
Below are updates on current projects being managed by Community Services: 
 
Reconciliation Action Plan (RAP) 
 
Council staff are continuing to work with Reconciliation Tasmania in developing a Reconciliation 
Action Plan.  Reconciliation Tasmania will present to Councillors after the May workshop as to 
progress of the development of the Reconciliation Action Plan. 
 
Bay of Fires Master Plan 
 
The working group are working with the consultants to firm up face to face community engagement 
sessions in relation to this project.  Unfortunately, dates had been set but there was a cross over 
with the community engagement that ECTT are undertaking – so discussions will occur with both 
organisations to see how we may be able to work together and then look at a different time for the 
consultants undertaking the Bay of Fires Master Plan to visit our community. 
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Expression of Interest – 29 Talbot Street, Fingal 
 
This Expression of Interest period has now closed and Council staff are assessing the application 
received. 
 
Scope of works – Rail trail – Cornwall to St Marys 
 
Council staff are currently working on a scope of works for the above project.  Once complete, we 
will call for tenders to cost the project. 
 
Community Events/Activities  
 
Community Services staff have been working with community members in ensuring that all the great 
events listed below are able to go ahead.  We thank the volunteers who put a lot of their time into 
organising these events so that the community and visitors to our area can enjoy what we have in 
our municipality.   
 
April 2025 
 
9 – Live4Life launch – Bendigo Bank Community Stadium  
12-13 – AgFest Sheep Dog Club – Fingal Recreation Grounds 
17-20 – Break O’Day Stitchers – Portland Hall   
19-20 – Pyengana Easter Carnival – Pyengana Recreation Grounds 
26 – 2 May – Pre Polling – Portland Hall  
 
May 2025 
 
3 – Pyengana Heritage football Game – Pyengana Recreation Grounds 
3 -  Polling Day – Portland Hall 
3 – Polling Day – St Marys Hall 
7-9 – Ochre Medical Centre – Flu Clinic – Bendigo Bank Community Stadium  
12 – Break O’Day Volunteer Film Festival – Portland Hall  
14 – Break O’Day Volunteer Film Festival – St Marys Hall  

 
Learner Driver Mentor Program 
 
The Get in2 Gear programs hours are slightly down this month due to two Mentors taking some 
leave.  The program coordinator is in the process of applying for the next round of funding which 
will be for a two year period.  
 
Total on-road hours – 46 Hours  
Total Mentors - 2 
Learner in car - 15 
Waiting list – 4 
Graduated – 1 
 
The learner driver car is currently off the road and we are unsure at the time of writing this report 
for how long. 
Community Wellbeing Project 
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A series of positive podcast stories from the Wellbeing Project is under production. It will be hosted 
on the Wellbeing action website to inpire us to continue to strive to create good things together. 
Wonderful heart led actions are already emerging from this year’s wellbeing certificate. The 
Wellbeing Certificate local training team are reaching out to past participants of the certificate and 
summit offering support to develop and commence community actions before the end of the 
project in June. 
 
Youth 
 
Council participated in the youth event, Pride in the Garden, on Saturday 22 March. The day was a 
celebration of diversity and inclusion and was filled with fun activities, including pet parade, relay 
race, face painting, gratitude tree and more. It was a joyful way to connect and for everyone to 
enjoy just being themselves. 
 
A staff member attended the Beacon Foundation ‘Prepare Program’ at St Marys School on 25 March 
to support young people to think about their career skills and possibilities. 
 
Council is an active member of the Live4Life Partnership Group. The Live4Life 2024 Impact Report 
is now available. https://www.live4life.org.au/2024-impact-report This program is delivering 
opportunities for young people and their supporters in our community to be better equipped to 
identify and provide appropriate support for mental health iusses in young people. Break O’Day is 
featured on page 12. 
 
Health and Wellbeing 
 

The Health and Social Services Network held our Autumn (March) meeting on Monday 24 March 
and the e-news is pending and will be available on Council’s websisite once released. The network 
continues to be a wonderful forum for sharing good news, stories updates and opportunities and 
identifying ways we might collaborate. 
 
STRATEGIC PLAN & ANNUAL PLAN: 
 
Break O’Day Strategic Plan 2017-2027 (Revised March 2022) 
 
Goal 
Community - To strengthen our sense of community and lifestyle through opportunities for people 
to connect and feel valued. 
 
Strategy 

• Build community capacity by creating opportunities for involvement or enjoyment that enable 
people to share their skills and knowledge. 

• Foster a range of community facilities and programs which strengthen the capacity, wellbeing 
and cultural identity of our community. 

  

https://www.live4life.org.au/2024-impact-report
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LEGISLATION & POLICIES: 
 
N/A 
 
BUDGET AND FINANCIAL IMPLICATIONS: 
 
N/A 
 
VOTING REQUIREMENTS:  
 
Simple Majority 
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04/25.15.2  Memorandum of Understanding – State Emergency Service 
 

ACTION DECISION 
PROPONENT Council Officer 

OFFICER Chris Hughes, Manager Community Services 

FILE REFERENCE 16\005\005\ 

ASSOCIATED REPORTS AND 
DOCUMENTS 

Nil 

 
OFFICER’S RECOMMENDATION: 
 
That Council provide the sum of $18,500 to assist with the running costs of the Break O’Day SES Unit 
payable to the Department of Police, Fire and Emergency Management (DPFEM) paid in two six 
monthly instalments. 
 
INTRODUCTION: 
 
In the past Council has provided funds to assist the local volunteer SES Units to undertake their 
duties in relation to road crash rescue and any other emergency events.  The current MOU expires 
on 30 June 2025 
 
PREVIOUS COUNCIL CONSIDERATION: 
 
Council Meeting 15 April 2024 
 
04/24.15.2.347 Moved: Clr J Drummond/ Seconded: Clr I Carter 
 
That Council provide the sum of $18,500 to assist with the running costs of the Break O’Day SES Unit 
payable to the Department of Police, Fire and Emergency Management (DPFEM) paid in two six 
monthly instalments. 
 

CARRIED UNANIMOUSLY 
 
OFFICER’S REPORT: 
 
In July 2023 when Council first discussed the issue of renewing the Memorandum of Understanding, 
the then Tasmanian Government were undertaking a review of the Fire Service Act where it was 
proposed that under a new Act, Fire and Emergency Services Act the Tasmania Fire Service (TFS) 
and the State Emergency Service (SES) would combine but still retain their own individual identities. 
 
In February 2024 the Local Government Association of Tasmania wrote to all General Managers 
asking that since the TFES reform has paused and it is unclear if, when and in what form it will 
recommence, discussions had been held with the State Emergency Service Executive Director to 
discuss working and financial arrangements between SES and Local Government. 
 
Given the uncertainty around timeframes and the need to continue the operations of the Break 
O’Day SES Unit, we recommend that Council enter into a Memorandum of Understanding with the 
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Department of Police, Fire and Emergency Management (DPFEM) for one (1) year 1 July 2025 – 30 
June, 2026 to fund the Break O’Day SES Unit in the sum of $18,500. 
 
STRATEGIC PLAN & ANNUAL PLAN: 
 
Break O’Day Strategic Plan 2017-2027 (Revised March 2022) 
 
Goal 
Community – To strengthen our sense of community and lifestyle through opportunities for people 
to connect and feel valued. 
 
Strategy 

• Foster and support leadership within the community to share the responsibility for securing 
the future we desire. 

 
Break O Day Annual Plan 2023 – 2024 
 
Actions: 
5.2.2.1 Foster Opportunities - Provide leadership and work in partnership with community and 
service providers to create inclusive and equitable opportunities for everyone to feel valued and 
contribute meaningfully to their community. 
 
LEGISLATION & POLICIES: 
 
N/A 
 
BUDGET; FUNDING AND FINANCIAL IMPLICATIONS: 
 
Council has allocated $18,500 to fund the local SES Unit in the proposed 2025 – 2026 budget. This 
decision will provide formal direction to include the funding in the 2025/2026 Budget.   
 
VOTING REQUIREMENTS:  
 
Absolute Majority 

  

https://breakoday.executestrategy.net/user/goals/4286
https://breakoday.executestrategy.net/user/goals/4286
https://breakoday.executestrategy.net/user/goals/4286
https://breakoday.executestrategy.net/user/goals/4286
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04/25.16.0 DEVELOPMENT SERVICES 

04/25.16.1 Development Services Report 
 

ACTION INFORMATION 
PROPONENT Department 

OFFICER Development Services Coordinator 

FILE REFERENCE 031\013\003\ 

ASSOCIATED REPORTS AND 
DOCUMENTS 

Nil 

 

OFFICER’S RECOMMENDATION: 
 

That the report be received. 
 

INTRODUCTION: 
 

The purpose of this report is to provide Councillors with an update of various activities which have 
been dealt with by the Development Services Department since the previous Council meeting. 
 

PREVIOUS COUNCIL CONSIDERATION: 
 

Provided as a monthly report – Council consideration at previous meetings. 
 

OFFICER’S REPORT: 
 
KEY DEPARTMENT STRATEGIC OR OPERATIONAL MATTERS 
 

1. Recruitment process currently being finalised for Development Services Administration 
Officer 
 

2. Pre-Abatement Notices and Auditing are nearing completion and achieving good results. 
One (1) formal abatement notice has been required to be issued at the time of writing this 
report; 
 

3. Falmouth Community Centre & Falmouth Toilet Replacement community consultation 
phase nearing completion and a report is being prepared for Council direction.; 
 

4. Council officers have increased activity in compliance and enforcement with various 
matters progressing. 
 

5. Strategic Planning Projects have progressed and nearing appointment of successful 
consultants. 
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PLANNING REPORT 
 
The following table provides data on the number of applications approved for the month including 
statistical information on the average days to approve and the type of approval that was issued 
under the Land Use Planning and Approvals Act 1993: 
 

  Jul Aug Sep Oct Nov Dec Jan Feb Mar Apr May Jun YTD 

EOFY 
2023
/ 
2024 

NPR 4 5 4 6 2 1 1 2 6    30  

                

Permitted 1 4 1 8 1 1 6  4    20  

                

Discretionary 14 6 8 5 9 10 9 8 11    71  

                

Amendment 4 2 2 3 1 2 1 2 2    18  

                

 Strata 1     2 1      3  

                

 Final Plan  2 1   2  1 1    7  

                

 Adhesion               

                

Petition to 
Amend 
Sealed Plan   1  1        2  

                

 Boundary 
Rectification               

                

Exemption               

               

Total 
applications 24 19 17 22 14 18 18 13 24    151 242 

               

Ave Days to 
Approve 
Nett * 

21.8
7 20.21 22.94 17.18 46 

22.1
6 32.61 34 24.62    

26.84 
  

               
* Calculated as Monthly Combined Nett Days to Approve/Total Applications       
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The following table provides specific detail in relation to the planning approvals issued for the 
month: 

March 2025     

DA NO. LOCATION DESCRIPTION SECTION 

Day to 
Approve 

Gross 

Days to 
Approve 

Nett 

062-2024 
FINAL Pyengana 

Final Plan of Survey - Boundary 
Adjustment FINAL 14 14 

115-2024 Four Mile Creek Construction of a Dwelling S57 43 42 

238-2024 

Beaumaris 

Change of Use for the Existing 
Garage to a Dwelling AND 
Construction of an Attached 
Outdoor Area and a Frontage 
Fence 

S57 43 42 

240-2024 

Scamander 

Alteration to Dwelling, 
Demolition of Existing Garden 
Structure and New Outdoor 
Patio Area 

NPR 

18 17 

165-2024 Stieglitz Shed NPR 178 35 

244-2024 

Lottah 

Dwelling, Amenities, Shed, 
Laundry Shed & 22.7Kl 
Rainwater Tank 

S57 83 40 

013-2025 

St Helens 

Alterations to a Dwelling and 
Shed and Partial Change of Use 
(Shed to Dwelling) and Two 
Outbuildings (One 
Retrospective) 

S57 36 36 

003-2025 Ansons Bay Freestanding Carport S57 30 30 

009-2025 Scamander Shed NPR 42 5 

032-2025 
Fingal 

Additional Use for Visitor 
Accommodation S58 4 4 

020-2025 Scamander Shed NPR 4 3 

019-2025 Falmouth Dwelling S57 22 21 

004-2020 
AMEND St Helens 

Various Amendments to 
Planning Permit S56 6 6 

236-2024 St Helens Awning NPR 45 1 

024-2025 

St Helens 

Construction of Access Ramp 
and Coloured Concrete 
Pathway with a Shade Sail 
Structure S58 26 26 

205-2024 
AMEND 

St Helens 

Relocation of Dwelling South 
of the Previously approved 
Location S56 28 28 

147-2023 St Helens 13 x Dwellings S57 614 98 

129-2024 

Scamander 

Dwelling, Shipping Container 
and Extension to Secondary 
Residence Including S57 28 23 
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Retrospective Approval for 
Secondary Residence 

034-2025 Akaroa Spa NPR 8 8 

021-2025 
St Helens 

Additional Use for Visitor 
Accommodation S58 37 21 

015-2025 
St Marys 

Additional Use for Visitor 
Accommodation S58 32 2 

017-2025 
St Helens 

Retrospective Approval for 
Existing Carport S57 42 42 

010-2025 Fingal Construction of a Carport S57 33 32 

033-2025 

St Helens 

Change of Use for the Upper 
Floor of the Existing Building 
into a Country Universities 
Centre S57 15 15 

 

245-2024 
St Helens 

Telecommunications Tower – 
REFUSAL S57 REFUSAL REFUSAL 
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Strategic Planning Projects in the 2024/2025 financial year 
 

Description  Percentage 
Complete 

Current Update 

Scamander/Beaumaris 
Township Structure Plans - 
Develop Project Brief and 
engage consultancy to 
undertake the work. 

100% ERA Planning & Environment have been engaged 
to complete this Project work. 
This action is now complete with the consultancy 
work scheduled to be completed prior to 30 
December 2025. 

Break O'Day Council Land 
Use Strategy 2015 - Project 
Brief to be developed for 
implementation 

15% Review of the Land Use Strategy has been 
completed. 
Review of Low Density Residential and Rural 
Living land has commenced. Currently on hold 
as we progress the Structure Plan and Industrial 
Land use study. 

Regional Land Use Strategy - 
Actively participate in and 
support the review of the 
Northern Tasmania Regional 
Land Use Strategy. 

75% Break O’Day is actively participating in the 
review of the Northern Tasmania Regional Land 
Use Strategy (NTRLUS) through the Regional 
Planning Group (RPG). 
Feedback to consultants has occurred and the 
consultants are progressing the document. 

Industrial Land Use Study - 
Complete the 'Scoping 
Study' and progress the 
study to identify future 
demand, land analysis, 
constraints and 
opportunities. 

60% The project has been awarded to REMPLAN and 
aim to have the project work completed by 30 
June 2025. Its likely this project may roll into 
2025/2026 financial year.   
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BUILDING PROJECTS REPORT 
 
Projects Completed in the 2024/2025 financial year 
 

Description  Location Updates 

Old Tasmanian Hotel Site – 
New Community Shed 

20 Talbot 
Street, Fingal 

Completed November 2024 
 

 
 

 

St Marys Indoor & 
evacuation Centre 

St Marys Sports 
Complex 

Completed March 2025 

New Water Refill Station Memorial Park, 
St Helens 

Completed January 2025 

New Water Refill Station Lions Park, St 
Helens 

Completed February 2025 
 

 

New Toilet Addition & 
Further Design work  

Scamander 
Sports Complex 

Completed February 2025 

Small storage shed & 
Security System installation 

St Marys Sports 
Centre 

Completed March 2025 

 
Projects ongoing – Capital Works Program (Includes carried over projects previous financial 
years) 
 

Description  Location Updates 
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Building upgrades St Marys 
Railway Station 

• Repainting identified as priority 
which has commenced; 

• Scheduled for Completion with 
contractor during March & April 
2025. 

Air-conditioning upgrades & 
completion of external 
painting 

Council Office • External Signage & Repainting 
Upgrades complete; 

• Pending expert advice in relation 
to required air-conditioning 
upgrades. 

• Internal lighting upgrades 
currently being quoted. 

 
Approved Capital Works Program – Current & Previous Financial Year - not yet started  
 

Description  Location Updates 

Repair Render & Repaint 
Front Facade 

Portland Hall, St 
Helens 

• Works scoping to be conducted in 
conjunction with design work for 
Memorial Park toilet. 

Re-Roof and 
Weatherproofing of athletics 
building 

St Helens Sports 
Complex 

• Next phase of works pending 
outcomes of St Helens Sports 
Complex Masterplan 
consultation.  

Community Consultation, 
Design & Development 
Approval Phase – Public 
Toilet  

Falmouth 
Township 

• Falmouth Community Centre & 
Falmouth Toilet Replacement 
initial design consultation 
competed and a report is being 
prepared for Council direction. 

Internal Alterations – Design 
only. 

Falmouth 
Community 
Centre 

• Falmouth Community Centre & 
Falmouth Toilet Replacement 
initial design consultation 
competed and a report is being 
prepared for Council direction. 

Demolition & Construction 
of New Public BBQ Facility 
and Associated work 

Village Green, 
Binalong Bay 

• Approved location determined by 
Council at November Council 
Meeting. 

• Property Services/Crown Consent 
to proceed now obtained; 

• Works scheduled to commence 
post Easter break 2025.  

Community Consultation, 
Design & Development 

Memorial Park, 
St Helens 

• Community engagement phase 
to commence as priority in 
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Approval Phase – Public 
Toilet Replacement 

conjunction with consultant 
designer who has now been 
appointed; 

• Consultation phase to occur 
subsequent to Falmouth projects. 

 
The below table provides a summary of the building approval issued for the month including comparisons to the 
previous financial year. 
 
 

 
 
 

Building Services Approvals Report 

March 2025 
 
 
  

 
 

 

No. BA No. Town Development Value 

1. 2025/00030 Four Mile Creek New Solar Installation $12,000.00  

2. 
2020/00104-
STAGE 2 Binalong Bay Alteration & Addition to Dwelling $80,000.00  

3. 
2021/00195-
Stage 2 St Helens 

New & Alterations - Dwelling, Deck & 
Porch $313,000.00  

4. 
2022/00106-
AMEND Akaroa 

Amended ceiling height & change 
storage to habitable use (Dwelling) N/A  

5. 2024/00231 Scamander New Dwelling, Deck & Carport $200,000.00  

6. 
2023/00130 Stieglitz 

New (2 x Units) Dwelling, Visitor 
Accommodation & Carport $900,000.00  

7. 2024/00225 Akaroa New Dwelling, Patio & Garage $253,000.00  

8. 2025/00039 St Helens New Solar Installation $10,000.00  

9. 2023/00153 St Marys New Dwelling, Veranda & retaining wall $450,000.00  

10. 2025/00043 Four Mile Creek New Solar Panel Installation $37,000.00  

11. 2024/186 Scamander Change of Use – Ancillary to Dwelling N/A 

  
 
   

ESTIMATED VALUE OF BUILDING APPROVALS FINANCIAL 
YEAR TO DATE 

2023/2024 2024/2025 

$21,155,209.00 $24,236,642.00 

              

ESTIMATED VALUE OF BUILDING APPROVALS 
FOR THE MONTH 

MONTH 2024 2025 

March $2,487,400.00 $2,225,000.00 

       

NUMBER BUILDING APPROVALS FOR 
FINANCIAL YEAR TO DATE 

MONTH 2023/2024 2024/2025 

March 126 109 
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ENVIRONMENTAL REPORT 
 

Description  Updates 

Dog 
Management  

The Break O'Day Shorebird Working Group met and discussed Response Plans 
for colony nesters like fairy terns, continuing schools and Discovery Ranger 
activities and dog policy amongst other issues.   

 

Parks and Wildlife Service representatives indicated a response on consistent 
dog zones was expected before long now, which would enable Council and PWS 
to work jointly on installing new signage for Council’s revised dog zones. 

Climate 
Change 

The Local Government Association of Tasmania, through its program for local 
government capacity on climate action, invited Council to join a grant 
application for a statewide Coastal Hazard management project focused on 
development in areas at risk of coastal erosion and inundation and improving 
existing the planning controls.  In principle support is being given to 
participation, with contributions over three years subject to Council 
confirmation if the application for federally funding for the $900,000 in the 
project is successful.   

Scamander 
Flood and 
Coastal 
Hazards 
project 

The Scamander Coastal Hazards and Flood Risks Pathways Planning project is 
progressing with an invitation to consultant services to quote provision of 
coastal hazards and flood management expertise, to deliver the project with 
the community and Council consultants to Scamander.  

 

Planning for a May start to community engagement and risk assessment 
activities is underway.  Completion of mitigation works for ‘immediate risks’ 
and ‘pathways’ planning for coastal and flood risks at the river mouth is 
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expected to take 12 months.  The project is funded by the Australian 
Government’s Coastal and Estuarine Risk Mitigation Program via Tasmania SES. 

Water - 
Marine 
Environment 

Council made a submission to the Federal Department of Climate Change, 
Energy, the Environment and Water on the Draft Conservation Advice and 
assessment for the Ostrea angasi oyster reefs of southern Australia ecological 
community.  It qualified support for the tentative listing assessment of the 
marine community as threatened with a need to provide for existing uses in the 
Bay to continue and a call for state and federal investment.  Copy of the 
submission and other information is available on Council's News webpage.  

 
PUBLIC HEALTH REPORT  
 
Recreation Water Quality 
 
The Public Health Act 1997 requires that Councils to monitor recreational waters (including public 
pools and spars) using the Tasmanian Recreational Water Quality Guidelines.  Monitoring is 
conducted monthly during the warmer months to test faecal contamination.   
 
The 2024-2025 sampling season has now ended.  Results for water samples last season indicated 
conditions at the ten waters monitored were safe for swimming according to the Tasmanian 
Recreational Water Quality Guidelines.   
 
All natural waters may be subject to local poorer water quality from time to time due to weather or 
other conditions.   
 

Recreational water 10 December 2024 20 January 2025 24 February 
2025 

17 March 2025 

Ente 
*(cfu/100ml) 

Rec. 
WQ# 

Ente 
*(cfu/100ml) 

Rec. 
WQ# 

Ente 
*(cfu/100ml) 

Ente 
*(cfu/100ml) 

Rec. 
WQ# 

Grants Lagoon 
mouth B 

<10 Good ~20 Good ~10 ~50 Good 

Grants Lagoon 
footbridge 

<10 Good <10 Good <10 <10 Good 

Grants Lagoon 
(camp grd) 

<10 Good <10 Good <10 <10 Good 

Beauty Bay <10 Good <10 Good <10 <10 Good 

Yarmouth Creek ~10 Good ~50 Good ~50 ~40 Good 

Wrinklers Lagoon ~10 Good ~20 Good <10 ~20 Good 

Scamander River 
mouth 

10 Good <10 Good <10 <10 Good 

Henderson Lagoon ~30 Good ~20 Good ~10 <10 Good 

Denison Rivulet ~10 Good ~20 Good ~60 ~70 Good 
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Immunisations 
 
The Public Health Act 1997 requires that Councils offer immunisations against a number of diseases. 
The following table provides details of the rate of immunisations provided by Council through its 
school immunisation program. 
 

MONTH 2024/2025 2023/2024 

  Persons Vaccinations Persons Vaccinations 

July - December 5 5 19 20 

January - June 91 91 52 52 

TOTAL 96 96 71 72 

 
Sharps Container Exchange Program as at 4 April 2025 

  
Current Year Previous Year 

YTD 2024/2025 YTD 2023/2024 

58 57 

 
STRATEGIC PLAN & ANNUAL PLAN: 
 

Break O’Day Strategic Plan 2017-2027 (Revised March 2022) 
 

Goal 
Environment – To balance our use of the natural environment to ensure that it is available for future 
generations to enjoy as we do. 
 

Strategy 

• Ensure the necessary regulations and information is in place to enable appropriate use and 
address inappropriate actions. 

• Undertake and support activities which restore, protect and access the natural environment 
which enables us to care for, celebrate and enjoy it. 
 

LEGISLATION & POLICIES: 
 

N/A 
 

BUDGET; FUNDING AND FINANCIAL IMPLICATIONS: 
 

N/A 
 

VOTING REQUIREMENTS:  
 

Simple Majority 
  



| 04/25.16.2Revised Land Use Planning and Approvals (Development Assessment Panel) Bill 2025 248 

 

04/25.16.2 Revised Land Use Planning and Approvals (Development Assessment 
Panel) Bill 2025 

 

ACTION DECISION 
COUNCIL WORKSHOP DATE 14 April 2025 

OFFICER D. Szekely, Senior Town Planner 

FILE REFERENCE 23/5310 

ASSOCIATED REPORTS AND 
DOCUMENTS 

1. Draft Break O’Day Council Submission on revised 

LUPAA (DAP) Bill 2025 

2. Background Report for Consultation (Revised) 
3. Draft Land Use Planning and Approvals Amendment 

(DAP) Bill 2025 

 

OFFICER’S RECOMMENDATION: 
 
Council send the proposed submission on the draft Bill to the State Planning Office with a copy also 
sent to Local Government Association Tasmania. 
 
INTRODUCTION: 
 
In November 2024 the Break O’Day Council made a submission on the initial draft LUPAA (DAP) 
Bill.  Following this session of consultation, the State Planning Office has released a modified 
version of the proposed Draft Bill that responds to the 542 submissions received from the public 
and later parliamentary events. 
 
This report provides Council with a draft submission to the Bill for consideration.  Any Council 
directed edits to the proposed submission will be incorporated prior to lodging with the State 
Planning Office prior to the deadline for submissions. 
 
The draft Land Use Planning and Approvals Amendment (Development Assessment Panels) Bill 
2025 is open for consultation from 26 February to 24 April 2025 (8-week consultation period). 
 

PREVIOUS COUNCIL CONSIDERATION: 

 
Council Workshop 7 April 2025 
 
Council Meeting 20 November 2023 
 
11/23.16.2.256 Moved: Clr L Johnstone / Seconded: Clr K Chapple 
  
The proposed draft submission, with any required amendment by the Break O’Day Council, be 
forwarded to the State Planning Office and a copy sent to the Local Government Association of 
Tasmania in response to their request for comment on the Position Paper – DAP Framework. 
 

CARRIED UNANIMOUSLY 
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Council Meeting 21 October 2024 
 

10/24.16.6.476 Moved: Clr B LeFevre / Seconded: Clr L Johnstone 

 

For the information of Council and preliminary discussion with the intent of further consideration 
and discussion to occur at Council Workshop 6 November 2024. 

 
CARRIED UNANIMOUSLY 
 
Council Meeting 18 November 2024 

 

11/24.16.5.495 Moved: Clr B LeFevre/ Seconded: Clr V Oldham 

 

Council ratifies the submission made on behalf of the Break O’Day Council on the draft Land Use  

Planning and Approvals Amendment (Development Assessment Panels) Bill 2024. 
 
CARRIED UNANIMOUSLY 
 

OFFICER’S REPORT: 
 
Attachments 2 and 3 relate to the current round of consultation for the proposed amendment to 
the Land Use Planning and Approvals Act 1993 for the inclusion of Development Assessment Panels 
as an alternative pathway for development assessment in Tasmania. 
 
BRIEF OVERVIEW / REVISION 
 
The proposed Development Assessment Panel is an alternative pathway for assessing development 
in Tasmania and is not a mandatory pathway.  Any application for development that is assessed by 
the Development Assessment Panel is assessed against the Tasmanian Planning Scheme, including 
the relevant Local Provisions Schedule for that municipality. 
 
The process is still confined to Discretionary development applications that satisfy certain criteria 
(discussed below) and will not include Level 2 Activities that are assessed by the Environment 
Protection Authority.  Proposed changes to the draft Bill relate to the referral pathways mainly. 
 
The DAP pathway proposes to incorporate into the notification period a public consultation process 
that includes public exhibition of the development application and public hearings convened by the 
Tasmanian Planning Commission.   
 
Public Exhibition of the development application includes making publicly available: 

• Application materials 

• Draft assessment report 
• Draft permit. 

 

The Tasmanian Planning Commission proposes to conduct Hearings within the relevant municipality 
that is convened by the members of the Development Assessment Panel and open to attendance 
by the applicant, reviewing entities and members of the public who have made a representation.  
Following the public hearing, the DAP will make a decision.  Below is a summary of the DAP Process. 
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Community members, applicant and reviewing entities can make a representation to the DAP.  
Representations become public document and are published prior to the hearing.  All representors 
are able to review published representations and prepare for hearings. 
 
Following the Hearing, the DAP considers representations, submissions made at the hearing and 
advice from reviewing entities and makes a determination on the application against the planning 
scheme. 
 
The relevant local government will be responsible for issuing and enforcing any Permit.    
 
DEVELOPMENT ASSESSMENT PANELS VERSION 2.0 
 
The proposed changes between the 2024 Bill and 2025 draft Bill include: 

• Eligibility criteria have been tightened; 

• Value thresholds have been increased; 

• Entering the DAP process part-way through a council assessment is no longer possible; 

• Commission is to issue guidelines to assist Minister in determining whether to refer an 
application to a DAP; 

• Clarification has been made that the DAP can use dispute resolution; and  

• Clarification has been made regarding the advice provided by the Heritage Council. 
 

REFERRAL TO DAP - ELEGIBILITY CRITERIA  
 
In the first instance a development application must be Discretionary and not subject to the 
Environmental and Pollution Control Act (EMPCA) 1994. 

A. Criteria for Referral – Applicant or Planning Authority with consent of Applicant – Referred 
to TPC for consideration of DAP. 

a. Application relates to Social or affordable housing or subdivision for the same by 
Homes Tasmania or a registered community housing provider. 

b. Application relates to development exceeding value thresholds: 
i. $10M (City) – increased from $5M; 
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ii. $5M (other areas) – increased from $2M; 
iii. $1M if council is both the applicant and planning authority. 

c. A class of application prescribed in regulations. 
B. Criterial for Referral – Request by Applicant or the Planning Authority to the Minister to refer 

an application to the Commission to be determined by a DAP. 
a. Social or affordable housing or subdivision for social and/or affordable housing; 
b. Application is for development that has local or state significance; 
c. Of the view that the planning authority does not have the technical expertise; 
d. Class of application prescribed in regulations. 

 
In regard to criteria for referral identified in B above, the Commission proposes to develop 
guidelines for the Minister when determining whether or not to refer an application to the DAP on 
request by either the applicant or planning authority.  The State Planning Office has advised that 
there will be consultation around the guidelines developed for the Minister by the Commission. 
 
MINISTERIAL ROLE TO DIRECT AN LPS AMENDMENT 
 
The state still proposes to enable the Minister to direct a council to prepare a draft amendment to 
its LPS where the review process under section 40B of the Act has been exhausted.  Section 40B 
provides an avenue for the applicant to request the Commission to review the planning authority’s 
decision to refuse an application to amend the planning scheme.  The Commission can direct the 
planning authority to reconsider its decision but cannot direct the outcome of that process.  The 
amendment proposes to provide an avenue for the Minister to intervene, subject to being satisfied 
that the LPS criteria is met.  This would cause the draft amendment to be drafted and exhibited, 
report to be prepared for the Commission and for the Commission to hold hearings and assess the 
same.  Essentially no change to what was proposed. 
 
SUBMISSION MATTERS 
 
Suggested matters for submission consideration. 

1. Social and affordable housing development proposals by or on behalf of Homes Tasmania – 
qualifying the DAP pathway; 

2. Commission Guidelines for assisting the Minister in deciding whether or not to refer an 
application to the Commission for assessment by the DAP when requested by the applicant 
or planning authority.  This relates to decisions made by the Minister in relation to matters 
of ‘state or local significance’ or ‘technical expertise’.  It is important that appropriate guiding 
parameters are placed around these concepts. 

3. Cost recovery for local government and how this is provided for in the drafting of the 
Regulations. 

4. Eligibility for attending hearings is to be clear, particularly for Councillors.  Do they need to 
make a representation in order to attend Hearings?  This is related to our previous 
submission with concerns of loss of local context and consideration.  It is important 
Councillors are able to attend the Hearings and whether this needs to be as a result of a 
representation needs to be considered. 

5. Loss of Appeal Rights.  This is a matter that remains within the proposed DAP framework.  
The State Planning Office continues to present this matter in the context that the DAP 
process contains public consultation as central to the process by public exhibition of all 
documents and public hearings where concerns of representors, applicants or reviewing 
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entities can be heard and considered.  Council’s position on the loss of appeal rights needs 
to be considered again. 
 

DAP PROCESS – ROUGH OUTLINE 
 
Below is a rough outline of the process prepared for Councillors: 

1. Determine / confirm the application is eligible for the DAP 
2. Within 7 days request further information from either party to the application; 
3. Establish an Assessment Panel 
4. Refer the DA as soon as practical to reviewing entities 
5. Within 28 days the planning authority MUST provide advice on matters relating to LGBMPA 

+ issues and concerns including engineering concerns or impacts on assets or infrastructure 
+ suggested conditions and reasons for the conditions + any other relevant matter.  May 
also provide advice on the application of the planning scheme to the DA; 

6. Within 14 days of receiving a copy of the application, reviewing entity may make a request 
for further information to the DAP; No extension of time. 

a. Planning authority can only make a RFI for impact on council infrastructure or 
relevant matter – info is required to provide advice to the DAP; matters to assist in 
the preparation of recommended conditions. Any matters to consider under 
LGBMPA 

b. The DAP can notify the planning authority (or any other reviewing entity) the RFI is 
not relevant, the reasons why and that the further information will not be sought. 

7. At the expiry of 21 days after providing copies of an application, the DAP must make the 
request for further information – planning authority will receive a copy. 

8. Further information received is to be provided to the planning authority and planning 
authority must notify the DAP if request for further information is satisfied or not; This will 
be limited time due to DAP only having 7 days. 

9. DAP must within 7 days determine if further info requested has been provided or 
reasonably able to be provided and is satisfied or not satisfied. 

10. After the 28-day period:  Within 14 days the DAP must: 
a. Prepare draft assessment report 
b. Exhibition notice is published 
c. Provide notice to adjoining landowners 
d. Exhibit the documents and information including RFI material, draft assessment 

report, draft permit and date of hearing 
e. Exhibition period – 14 days 
f. Hearing to occur within 28 days after close of exhibition period. 
g. Mediation may occur as part of the Hearing 
h. Hearing may be cancelled if reviewing entity requested a hearing be held, or no 

representations were made or representor stated they did not want to be heard 
11. Legislation provides for frivolous or vexatious representations including the representation 

not being a representation for the purposes of the process; 
12. Within 28 days after the close of the exhibition period a decision is to be made. 
13. Extension of time is provided for – one extension only and not more than 21 days – request 

to Minister 
 

For discussion and direction on the Break O’Day submission on the Revised Land Use Planning and 
Approvals (Development Assessment Panel) Bill 2025. 
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STRATEGIC PLAN & ANNUAL PLAN: 

 

Break O’Day Strategic Plan 2017-2027 (Revised March 2022) 

 

Goal 

Environment - To balance our use of the natural environment to ensure that it is available for future 
generations to enjoy as we do. 

 

Strategy 

• Ensure the necessary regulations and information is in place to enable appropriate use and 
address inappropriate actions. 

 

Key Focus Area: 

Appropriate Development - Encourage sensible and sustainable development through sound land 
use planning, building and design. 

 

LEGISLATION & POLICIES: 

 

Tasmanian Planning Scheme – Break O’Day 
Land Use Planning and Approvals Act 1993 
Local Government (Building and Miscellaneous Provisions) Act 1993 

 

BUDGET; FUNDING AND FINANCIAL IMPLICATIONS: 

 

N/A 

 

VOTING REQUIREMENTS:  

 

Simple Majority 
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Our Reference: 23/5310 
Enquiries:   Deb Szekely 
 
 
XX April 2025 
 
Mr. Anthony Ried 
Director 
State Planning Office 
Department of Premier and Cabinet 
GPO Box 123,  
HOBART TAS 7001 
E: haveyoursay@stateplanning.tas.gov.au  
E: ben.morris@lgat.tas.gov.au  
 
Dear Anthony, 
LUPA Amendment (Development Assessment Panels) Bill 2024 
Thank you for the opportunity to provide comments on the revised draft LUPA Amendment 
(Development Assessment Panels) Bill 2025. 
The proposal to introduce an alternative pathway for Development Assessment continues to 
represent a significant departure from the current framework. The period afforded for public 
consultation is a welcomed deviation to the past management of this process.  Meaningful 
consultation when attempting to introduce an amendment to the Tasmanian planning system, with 
potentially far reaching implications, is a requirement that will always be closely guarded. 
 
Firstly, and foremost, Council wishes to remain open-minded to the proposed regulatory reform.  It 
is important we remain engaged within the process to ensure we continue to manage any impacts to 
Council as the planning authority and advocate for a system that is fair, equitable and robust. 
Council’s position on the revised Land Use Planning and Approvals (Development Assessment 
Panel) Bill 2025 remains restricted to three primary areas. 
The first being support for a referral trigger to a Development Assessment Panel in matters of social 
and affordable housing but restricts this support to development applications being lodged by 
Homes Tasmania.  It is imperative that the State is able to deliver social and affordable housing.  
Qualifying the referral of development applications for social and affordable housing by or on behalf 
of Homes Tasmania only, ensures any deviation from the existing DA process is justified and 
appropriate for a statutory body tasked with providing housing and housing assistance to eligible 
Tasmanians.  The governance structure of Homes Tasmania ensures the additional development 
assessment pathway will be utilized appropriately to deliver on their core task. 
Secondly, Council again reiterates its support for a planning authority to be able to refer applications 
for which it is the applicant and the planning authority, to a Development Assessment Panel.  This 
support continues to be grounded in the desire to ensure the development assessment process is 
open, transparent and in accordance with planning instruments. 
 
Finally, there remains overwhelming concern regarding the loss of appeal rights through the DAP 
process.  Council continues to oppose any loss of appeal rights despite understanding the reasoning 
provided in information materials to date. 
Ministerial direction to prepare a draft amendment to an LPS also continues to be a concern to 
Council.  Similar to any other aspect of the proposed amendment that requires direction from the 

mailto:haveyoursay@stateplanning.tas.gov.au
mailto:ben.morris@lgat.tas.gov.au


| 04/25.16.2Revised Land Use Planning and Approvals (Development Assessment Panel) Bill 2025 255 

 

Minister, the detail within any Commission Guidelines to assist the Minister in decision-making, 
must be part of a further community consultation process. 
Break O’Day Council is also interested in further edits that address full cost recovery for the role of 
local government within the process and ensuring the eligibility for Councilors to choose to attend 
the Hearings irrespective of whether or not they have made a representation on the development 
application. 
 
The Break O’Day Council maintains an open mind about the proposal and looks forward to 
continuing to be a part of the conversation around regulatory reform to Tasmania’s planning system. 
 
 
Yours sincerely, 
 
 
Raoul Harper 
A / GENERAL MANAGER 
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04/25.17.0 GOVERNANCE 

04/25.17.1 General Manager’s Report 
 

ACTION INFORMATION 
PROPONENT Council Officer 

OFFICER John Brown, General Manager 

FILE REFERENCE 002\012\001\ 

ASSOCIATED REPORTS AND 

DOCUMENTS 

Nil 

 
OFFICER’S RECOMMENDATION: 
 
That the General Manager’s report be received. 
 
INTRODUCTION: 
 
The purpose of this report is to provide Councillors with an update of various matters which are 
being dealt with by the General Manager and with other Council Officers where required. 
 
PREVIOUS COUNCIL CONSIDERATION: 
 
Provided as a monthly report – Council consideration at previous meetings. 
 
OFFICER’S REPORT: 
 
Meeting and Events attended: 
 

17.03.2025 St Helens – Meeting with CEO Grace Keath and Interim CEO Damian Mathers of East 

Coast Tourism Tasmania (ECTT) 

18.03.2025 Hobart – Meeting with Ricard Gilmour from Homes Tasmania in regards to the 

former St Helens District Hospital 

19.03.2025 Hobart – Meeting with Department of Premier and Cabinet 

19.03.2025 Hobart – Eastern Strategic Regional Partnership - Steering Committee Workshop 

21.03.2025 N/A – The General Manger is currently on leave 

 
General – The General Manager held regular meetings with Departmental Managers and individual 
staff when required addressing operational issues and project development. Meetings with 
community members included Gary Barnes and Lara Gebka. 
 

Communications Report 
 

TOPIC ACTIVITY PROGRESS 

GENERAL 
COMMS 

BODC Newsletter Sent out 1 week ago. Included stories on: 

• New community spaces open in the 
heart of Fingal Valley 
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• New young crew members join Break 
O’Day’s Live4Life program 

• Wellbeing Projecy – Opportunities to 
get involved before it wraps up 

• George’s Bay’s osterea angasi oyster 
reefs 

 Valley Voice: Five 
minutes with the Mayor 

Mayor’s piece about: 
Fingal Youth Park project 
Recent relocation of the Fingal RV parking 
area 

 Website Medibank Free mini health check 
BODRA – Winter Lights Festival 

SOCIAL MEDIA Break O’Day Council Get in2 Gear 
Learner drivers wanted 
FeralScan App 
Report feral animals 
Volunteer Film Festival 
Register for festival 
Fingal Valley Neighbourhood House 
Autumn harvest festival 
Garage Sale Trail 
Results from campaign 
Federal Election 2025 
BODC’s priority projects 

 Shared Social Media Posts  Pyengana Easter Carnival 
National Awards for Local Government 
Vote for 2024 Volunteer Film Festival 
Circular North 
Waste NoT Awards nominations are now 
open 
LGAT 
Pathways to politics for women 2025 
program applications now open 
St Helens Library 
Gaming for youth 

COMMUNITY 
ENGAGEMENT 

Fingal Valley Neighbourhood 
House 

Have your say on the future of health in 
Tassie 

GRANTS ABC Heywire’s grant program 

EMAIL 
DATABASES 

Continuing to develop Continuing to collect email addresses for the 
newsletter and township databases. This 
has been going well with all the consultation 
underway, which is used as an opportunity 
to promote our EDMs. 

 
Actions Approved under Delegation: 
 
Nil 
 



| 04/25.17.1 General Manager’s Report 318 

 

General Manager’s Signature Used Under Delegation for Development Services: 
 

DATE DOCUMENT ADDRESS PID OR DA 

03.03.2025 337 Certificate 6 Parnella Drive, Steiglitz 7184471 

03.03.2025 337 Certificate Unit 2, 6 Mill Court, St Helens 9454586 

03.03.2025 337 Certificate 11 Cooper Street, Seymour 6406597 

03.03.2025 337 Certificate 9 Main Street, St Marys 6406597 

03.03.2025 337 Certificate 34 Beaulieu Street, St Helens 9411382 

03.03.2025 337 Certificate 32 Heritage Road, St Helens 1484326 

03.03.2025 337 Certificate 31 Felmingham Street, Binalong Bay 2663000 

04.03.2025 337 Certificate 724 Tyne Road, Mathinna 7720182 

04.03.2025 337 Certificate 10 Atlas Drive (CT10638-18), St Helens 6779510 

04.03.2025 337 Certificate 34 Mount Elephant Road, Gray 3457954 

05.03.2025 337 Certificate 28 Atlas Drive, St Helens 6779609 

05.03.2025 337 Certificate 26 Clive Street, St Marys 6401833 

05.03.2025 337 Certificate 18 Boobyalla Drive, Ansons Bay 6802549 

05.03.2025 337 Certificate 1 Lindsay Parade, St Helens 7731607 

05.03.2025 337 Certificate 68 Main Street, St Marys 6404057 

05.03.2025 337 Certificate 124 St Helens Point Road, Stieglitz 6788994 

06.03.2025 337 Certificate 18 Bayview Avenue, Binalong Bay 2761989 

06.03.2025 337 Certificate 2A Mill court, St Helens 9693298 

07.03.2025 337 Certificate 74 Canhams Road, St Helens 3217854 

11.03.2025 337 Certificate 1 Main Street, St Marys 6404823 

11.03.2025 337 Certificate Unit 3, 9 Kismet Place, St Helens 7689824 

12.03.2025 337 Certificate 96 McManus Drive, Falmouth 2824919 

12.03.2025 337 Certificate Mount Paris Dam Road (CT183498-2), Weldborough 9023629 

12.03.2025 337 Certificate 238 Gardens Road, Binalong Bay 6807489 

13.03.2025 337 Certificate 2336 Tasman Highway, Scamander 6409069 

13.03.2025 337 Certificate 25672 Tasman Highway, St Helens 6792600 

13.03.2025 337 Certificate 1 Steel Street, Scamander 3508870 

24.03.2025 337 Certificate 5 Archie Court, St Helens 9748291 

31.03.2025 337 Certificate Falmouth Street (CT7835-1), St Helens  9069328 

31.03.2025 337 Certificate 121 High Street, Mathinna 2926245 

31.03.2025 337 Certificate 4 Cameron Street, St Marys 6401665 

31.03.2025 337 Certificate 38 Osprey Drive (CT187284-2), Stieglitz 7688821 

31.03.2025 337 Certificate 4 Short Street (CT182783-1), Fingal 6412022 

31.03.2025 337 Certificate 11 Mill Court, St Helens 2988761 

31.03.2025 337 Certificate 50 Scamander Avenue, Scamander 6783579 

31.03.2025 337 Certificate 4 Ti-Tree Drive, Ansons Bay 6810311 

31.03.2025 337 Certificate Tasman Highway (CT208035-1), Seymour 6408883 
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Tenders and Contracts Awarded: 
 

Tender Closing Date Description of Tender Awarded To 

Friday 28 March 2025 at 5pm Expression of Interest – 
Leasing of 29 Talbot St, Fingal 

Currently under review 

Friday 7 March 2025 at 12pm St Marys and East Coast 
Childcare Needs Analysis 

Ninety Mile Consulting 

 
STRATEGIC PLAN & ANNUAL PLAN: 
 
Break O’Day Strategic Plan 2017-2027 (Revised March 2022) 
 
Goal 
Services - To have access to quality services that are responsive to the changing needs of the 
community and lead to improved health, education and employment outcomes. 
 
Strategy 

• Work collaboratively to ensure services and service providers are coordinated and meeting the 
actual and changing needs of the community. 

• Ensure Council services support the betterment of the community while balancing statutory 
requirements with community and customer needs. 

 
LEGISLATION & POLICIES: 
 
N/A 
 
BUDGET AND FINANCIAL IMPLICATIONS: 
 
N/A 
 
VOTING REQUIREMENTS:  
 

Simple Majority  
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Pursuant to Regulation 15(1) of the Local Government (Meeting Procedures) Regulations 2015 that Council move into 
Closed Council. 
 
 

04/25.18.0  CLOSED COUNCIL 

04/25.18.1 Confirmation of Closed Council Minutes – Council Meeting 17 March 
2025 

04/25.18.2 Outstanding Actions List for Closed Council 

04/25.18.3 Closed Council Item Pursuant to Section 15(2)G of the Local 
Government (Meeting Procedures) Regulations 2015 - Request to 
Refund Waste Collection Charges – 1484 Upper Esk Road, Upper Esk 

04/25.18.4 Closed Council Item Pursuant to Section 15(2)D of the Local 
Government (Meeting Procedures) Regulations 2015 – Refund Point 
Agreement for Stand Alone RVM Container Refund Points 

 
 

Pursuant to Regulation 15(1) of the Local Government (Meeting Procedures) Regulations 2005 that 
Council move out of Closed Council. 

 

04/25.19.0  MEETING CLOSED 
 

Mayor Tucker thanks everyone for their attendance and declared the meeting closed at …pm. 
 
 
 
 
 
 
…………………………………….. 
MAYOR 
 
 
 
……………………………………. 
DATE 
 

IN CONFIDENCE 


