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1 Infroduction

The Draft Exeter and District Structure Plan was prepared following a review of the
2014 Exeter Structure Plan.

This report summarises the engagement process, feedback received and how the
feedback informed the final Exeter and District Structure Plan 2026.

Phase 1 of the consultation with the Exeter community ran from late February
through to March 2021 which informed the review and draft Structure Plan.

The first draft Structure Plan was prepared in 2023 and 77 submissions were received
during the formal consultation period between 4 March 2023 and 30 April 2023. Four
late submissions were also accepted.

Additional investigations were undertaken in relation to the Blackwall Growth Area
including targeted consultation with landowners within the Growth Area.

A revised Structure Plan was released in 2026. 41 submissions were received during
the formal consultation period of the draft Structure Plan which was open between
5 June 2026 and 30 June 2026. Three late submissions were also accepted bringing
the total to 44.

All submissions received were workshopped with the Councillors to inform changes
made to the Structure Plan in response.

Thank you to everyone who contributed to this process.
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2 Phase 1 consultation - Review of the 2014 Structure
Plan

The review was informed by initial
consultation with the community to
understand:

Exeter Structure Plan

A strategic plan for the next 20 years

o What do you like most about
Exeter?

) What improvements do you think
could be made in Exeter?2

) What does the Exeter Community
need?¢

Over 30 submissions were received which
informed the development of the Draft

Exeter and District Structure Plan 2023.
Figure 1 —image of 2014 Exeter Structure

A summary of the feedback received is Plan

below with a more detailed summary of
submissions included in section 2.1.
What we like most about Exeter

Initial consultation provided feedback about what participants liked most about
Exeter with a sample of responses provided below.

I love that it's a rural town and

friendly, there are great facilities p tur »OSchs of Peopja _
here - physio, childcare, Dr, library, OPUlation, Wing ?-,OJS' Mmaty,
hardware, toilets, schools, bakery, 25k pizz ub, Coffg,
cafes (plural) and more - | think H g‘ fro Noe
we're well served. ub, TDunsr Visi Ston, TOuerl.
Sied! Facilities, i f_Cen e
2 acilities, infrastructure, how o, tion
council has planted gardens in our | like the supermarkets and it's 2 tions

area and these aren’t vandalised,

nice to see some eating out ¢’
no graffiti.

facilities.

The calm quiet nature of the
i suburb. =
\t's a good size - not too blgf av::d urb
the township has quite @ e
amenities. Accessible t@ 4
Launceston. Good golf club an
other sporting amenities.

What dofyolillike o
most about Exetér? S

A great lifestyle not too far

Prettier than Beac
concentr;

ari

Exe

Form

he close availability of shops.
c;emistj doctor, library, bank etc.
Community activities - golf, Hub
(bowls), meeting place, RSL,
cricket.

Facilities such as the library,
cafes with outdoor seating, and
the tree planting on main
street.

from Legana and Launceston.

Exeter is a rural ¢

t

. Community,
14 great atm

The fact that Exeter is out of
Launceston, near the river and
there is a bit more space around
and less traffic.| know that this is
going to change as the population
increases. The new border
gardens along the street near the
shops are great and are a better
idea that what was there before.

We like living in the Exeter area
due to the village atmosphere in
the town centre. Exeter offers a
good environment to bring up
children, with schools and parks, it
is also a commutable distance to

Launceston. So we can have the ity minae
best of both. Many areas offer the o ot fortunate to live in
river or rural views. so able to be a part of thj
community.

Figure 2: Summary of community consultation about what people like most about

Exeter
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A workshop was held with around 25 Exeter High School students on Friday 26 March
2021. Students were asked to consider what they liked most about Exeter and what
would they like to change or improve. Figure 3 summarises what they said.

Legend—Suggested in)priivements
O New Roundabouts

#= Pedestrian crossings

W Pathways

== Connections A

Love the Lolly Shop
More clothing shops
Vintage Secondhand shop

Ghanda shop
Shoe shop
Woolworths
More shops!

Figure 3: Exeter High School Workshop summary - what they liked most about Exeter
and what would they like to change or improve
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Students were also asked to report their top ideas for improvements to Exeter:

Parking

Walks, pathways and crossings
Dog park, recreation, walking frail
etc behind Primary School

Solar panels

Roundabout at end of Glen Ard
Mohr Road

Road from Frankford Road to
Gravelly Beach

Entertainment

Trail behind community hub
Redo park and goat track
Youth centre

Pump frack park behind
Community Hub

Crossing near School farm.

The consultation process also identified a need to extend the Structure Plan area to
include Gravelly Beach, Blackwall and Lanena as the broader Exeter community.
People in the district identify with Exeter and have a strong connection with and
reliance on Exeter.

2.1

Summary of submissions

As the new Structure Plan is focused on land use planning, the matters raised have
been summarised below as those that relate to land use planning and other
feedback that will be addressed through other mechanisms.

Land use planning

Increase amount of residential land in Exeter
and Gravelly Beach to support the role of the
town as a District Centre. With reference to
opportunities:

Between Exeter and Gravelly Beach;
Tomah Place;

Between Winkleigh Road and Highway
(northern end of Exeter).

New road connections:

Between Exeter and Gravelly Beach
(through Blackwall) o provide a more
direct connection;

Between the Frankford Road intersection
and Murray Street behind the existing
shops.

Preservation and maintenance of riparian and
open space areas, including buffer areas.

Sewerage and water infrastructure - capacity
to service current demand and future growth.

Traffic and car parking

Engagement Summary — Exeter and District Structure Plan

Traffic circulation in the business area and
safety in turning onto or from the Main Road.

Upgrading Gravelly Beach Road and
Rosevears Drive.

Improving pedestrian / cycling connectivity by
providing additional safe crossing points.

The need for more car parking in the business
area and.

Tresca driveway (which also provides access
fo the golf club) and car parking requires
upgrading.

Parks and recreation

Enhanced park facilities.

Streetscape improvements for community and
to attract tourists.

Natural environment reserve behind
Community Hub and linking to the Goat Track.

Fenced dog park.

Gravelly Beach foreshore (support and
opposing views).

Upgraded facilities at the recreation ground /
show grounds.

Business and services

Need for new businesses or services within
Exeter

More events.
Improved community activities and services
Affordable, reliable public fransport.

A waste dump point and tank refill station
for caravans/motor homes in the Exeter
area.

Improved waste collection



Response to feedback

. Expand the Structure Plan area to include Gravelly Beach, Blackwall and
Lanena.

o Future development of Exeter and District should retain the village atmosphere
of Exeter.

o Include the Community Hub and associated land in the Community Purposes
Zone to allow for expansion of activities in the Community Precinct and request
an amendment to the LPS.

o Consider road connection improvements to Wildmore Crescent and Murray
Street.

o Investigate and identify areas for future residential growth, including
consideration of the area between Exeter and Blackwall.

o Consider future business activity needs to cater for local business growth and
expansion.
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3 Phase 2 consultation — Draft Exeter and District
Structure Plan 2023

77 submissions were received during the formal consultation of the draft Structure
Plan which was open between 4 March 2023 and 30 April 2023. Four late
submissions were also accepted bringing the total to 81 submissions.

3.1 Blackwall Residential Growth Area

The Blackwall Residential Growth Area is shown on Figure 4 below.

Figure 4 - Blackwall Residential Growth Area

48 of the 81 submissions received related to the proposed Blackwall Residential
Growth Area. 28 of these submissions included the proforma submission also
discussed below. Five submissions supported the proposal, two raised concerns only
about fraffic with 42 opposing the growth area.
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Feedback received during the formal exhibition period

Opposed to Growth Area

o Impact on amenity and unique character of Blackwall

. Environmental impacts - Negative impacts on natural beauty, river health,
wildlife, habitat and corridors

° Oppose increase in density, calculations not accurate

o Sewerage capacity and impacts from odour on nearby residents / increasing
residents in buffer area

° Goat track / Stony Brook Road — very popular with walkers and cyclists — needs
to be preserved and include safety features

o Concerns about infrastructure capacity (sewerage, stormwater, drainage,
open space, Gravelly Beach Road, footpaths)

o Proposed zoning driven by infrastructure capacity rather than residential

amenity

. Infrastructure should be funded by the landowners / developers (not
community)

o Don't support growth and investment in this area when existing infrastructure is
SO poor

o Need for a buffer to Rural Living land

. Have not adequately demonstrated demand for the growth area / reliability of
census data as an indicator of future demand.

o Greenfield development preferrable given uncertainty of infill or rezoning

o Constraints such as landslip risk, fransmission line easement

Support for the Growth Area

. Will bring new families and support local business and schools

o Alternative to Traill Road extending through to Gravelly Beach Road could be
a cul de sac with a walking / cycling trail connection

o Area suitable for village style development with smaller lots (General
Residential), affordable housing allocation, integrated open space and
consideration of natural features and community use.

o Suggest extended General Residential land
prefer 2500m2over 5000m?

o Extend to include 7 Stony Brook Road — with 1500m2 minimum lot size OR
General Residential Zone

Traill Road to Gravelly Beach Road extension

. Opposition to the Traill Road alignment / connection between Gravelly Beach
Road and Glen Ard Mohr Road (safety, impacts on Gravelly Beach Road, Glen
Ard Mohr Road and Main Road; impacts on adjoining property, cost, impact
on habitat)
Concerns for safety for school students

o Support for link road (shorter travelling distance to access schools and services,
improved connectivity)

. Alternative options for access:
- Stony Brook Road;
- aculde sac at the rear entrance to 185 Gravelly Beach Road;
- Murray Street rather than Glen Ard Mohr Road;
- via 185 Gravelly Beach Road driveway.
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o Impacts on residents of 175 & 177 Gravelly Beach Road with Traill Road
extending between their properties — question width of road reserve.

Post exhibition engagement

The feedback from community about the Growth Area was discussed with
Councillors during the 16 January 2024 workshop and direction was given to further
investigate the options with higher densities in the proposed Growth Area. 6ty® were
engaged to provide an analysis of three options for development.

Option 1: Lowest Density Proposes lots at 0.5 hectares (5,000m?), allowing
for onsite wastewater disposal without extending
the reticulated sewer system and could
potentially yield 67 lots. This option is consistent
with the Draft Structure Plan as publicly
exhibited.

Option 2: Low Density Increases potential lot yield to 130 lots, with
minimum lot sizes of 0.15 hectares (1,500m?).
These lots are still suitable for onsite wastewater
disposal (subject to geotechnical review).

Option 3: Mixed Living Includes an extension to the General Residential
Zone with the balance consistent with Option 2.
This option has potential to yield 160 lofs,
including 73 General Residential lofs. It assumes
an extension of the reticulated sewer system
from Gravelly Beach Road to service the
General Residential lots, without new pump
stations but with upgrades to existing
infrastructure.

Targeted consultation with landowners within the Growth Area was held in
September 2025 to inform a decision about how to proceed with the Growth Area in
the Structure Plan. A letter, with an analysis of the 3 options included was sent to 14
landowners including the owners of 177 & 175 Gravelly Beach Road on either side of
the proposed Traill Road access. Another nearby resident was made aware of the
consultation and was provided the information and provided a response. Seven
formal responses were received to this process.

Of the four land owners in the Growth Area who responded, all preferred Option 1
5000m?2 citing the following reasons:

. Suits the landscape / doesn’'t stress the local environment;

° Doesn’'t over populate the areq;

o Reducing existing size of properties assists with fire management; and

o Rural Living in the middle of town doesn’t make sense.

One submitter remained concerned about fraffic impacts on Gravelly Beach Road.
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Two submissions were received from the landowners on either side of the proposed
Traill Road intersection with Gravelly Beach Road with concerns about:

o The road connection to Gravelly Beach Road, specifically:
- the width of the corridor and proximity to the existing dwellings
- potential to compromise their access to their properties,
- impacts from road noise and safety
- reduction in property value
- potential need to acquisition of land, and the need to relocate existing
infrastructure
- suggesting use of access through 185 Gravelly Beach Road
° Sewerage capacity
o Impact on bushland / native habitat and allowance for greenspace and
nature conservation / wildlife corridors
o Costs of re-fencing and remodelling property as a result of the road
construction
o Query regarding Council taking 5%

One submission was received from an adjoining land owner to the Growth Area.
They raised concerns about:

o Not being directly included in the consultation and compliance with the Local
Government Act 1993 and the Land Use Planning and Approvals Act 1993;

o That their previous submission rejected the proposed changes to zoning and
they continue to reject the proposed changes;

° Impact on their amenity and the natural environment; and

o Focus should be on infrastructure improvements and core responsibilities of
maintaining footpaths, roads and essential services.

Response to feedback

The areaq, circled in yellow in Figure 5, has been examined to determine suitability for
residential development based on known information about the constraints of the
land.

Specific land suitability studies, for example natural values assessments have not

been completed at this time and would be expected to be undertaken as part of
future development applications and, if required, as part of the rezoning request.
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Area between Exeter and Blackwall under Current zoning (Exfract of LPS zones at 2022)
consideration

Figure 5: Area between Exeter and Blackwall considered for future growth and 2022
zoning

Figure 6 shows extracts of mapping showing the constraints and natural features in
the area. The most significant constraint is the Sewerage Treatment Plant operated
by TasWater which has an attenuation area under the Tasmanian Planning Scheme
of 350m. This area was removed from consideration and influenced the
consideration of the potential growth area boundary.

The majority of the area is within TasWater’'s Water Serviced land — Figure 7. While
there is no obligation for TasWater to provide additional connections the following
matters would be considered in assessing whether a connection would be provided:

o Can be supplied with tfreated water;

o Are within 30 metres of our water reticulation main;

. Can receive the minimum flow and pressure at the connection point;

o Connection to the reticulation main would not cross land owned by a third
party; and

. The physical characteristics or location of the property title do not require the
application of unusual or unusually costly infrastructure, design, or installation
techniques in order for the connection to be made.

Part of the area is included in TasWater's Sewer Serviced Land - Figure 7. Preliminary
discussions with TasWater have indicated potential capacity issues in increasing the
number of serviced lots. Larger lots, which is in keeping with the submissions Council
has previously received regarding future development in this area, should be able to
accommodate on-site wastewater freatment and disposal without the need to
connect to reticulated sewerage.

Engagement Summary — Exeter and District Structure Plan 13



i) “\\\
nl

T

NuE

)

-

SOV

Electricity transmission corridor
Inner protection area

| Sewerage treatment plant attenuation area

Low landslip hazard band
Medium landslip hazard band

i '\% i,
(79
3 A —
e N e i
= \\‘KJ . /
SR ENL)/
e oo =
N 5
0
\
\
S @ \
o o \
= 5
C
7 d
| ~&]
[
| |
\
\ %
\ %, A
B {7 \ 7 .)
== \ )
S a® f ; o
o g EoRS ot \
Sy o { SR s ‘
= { | AW |
Y {

Low coastal erosion hazard band
Coastal erosion investigation area

Il High ceastal inundation hazard band
B Medium coastal inundation hazard band
I Low coastal inundation hazard band

% &
G
ﬂ)
R) =
R ?‘ \
e o5 NS
& W R X i1
N 538 Glen tonr Roe:
(
r ) 1
' 3
(
|
7 o\
% \
-
i
2 \
\ 7 /)
% 1y
P 5
& N
RORY s
A W, |
S, S &
e % W
I

I Waterway and coastal protection area

{7] Priority vegetation area

Figure 6: Exeter to Blackwall natural features and constraints

Engagement Summary — Exeter and District Structure Plan 14



SUAVAN

~ 7 {Zg/\’/\wﬁ

Water serviced land Sewer serviced land

Figure 7: Exeter to Blackwall water and sewer serviced land (TasWater)

Demand

In terms of demand for growth, The Remplan Northern Tasmania Residential Supply
and Demand Study anticipates that the District will grow by up to 357 people with a
demand for 217 dwellings. This information was not available when the draft
structure plan was open for public comment.

We also know that not all properties will reach their capacity for growth either due to
physical constraints or owner choice and that the amount of land that is developed
is significantly less than the amount of land that is planned or zoned for growth'.

Preferred lot size

The draft Structure Plan proposed a minimum lot size of 5000m?, consistent with the
Residential Supply and Density SAP. This was due to the limited capacity of the
Exeter Sewerage Treatment Plant in addition to the character, topography and
environmental features in the area.

While only four landowners formally responded to the post-engagement
consultation process, all indicated their preference for a 5000m?2 minimum lot size.

The Infrastructure Analysis included in Appendix 4 provides three options for the
development of the Growth Area described above. All three options use the same
core road alignments with additional cul-de-sacs dependent on the loft size —
depicted in Figure 8 below. This shows that selecting the 5000m2 minimum lot size
would not prevent smaller lot sizes in the future, should, for example, a new
sewerage treatment plant be delivered.

1 Source: Greater Adelaide Regional Plan 2025.
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As there is not currently capacity to extend the sewer serviced area, option 3 is not
recommended.

Option 2 adopts a minimum lot size of 1 500m2will enable to 130 lots compared to 67
lots under option 1. If Option 2 was selected, and a rezoning supported, there is no
requirement for landowners to develop lots of that size, however the road layout
requirements would allow for future subdivision.

e e,

Figure 8 - indicative road alignments for different lot sizes

Traill Road alignment

The 2014 Structure Plan identified an opportunity for development in this general
area to facilitate a road connection between Gravelly Beach Road and Glen Ard
Mohr Road. This road connection would provide an alternative link to the Exeter
township and would also be required to facilitate development of the area and
provide appropriate access to the potential residential lots. Council commissioned
a fraffic study to assess the impact of increasing residential densities between Exeter
and Blackwall by considering:
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e two growth scenarios with minimum loft sizes of 5000m?2 (81 additional lots) and
Tha (42 additional lofts);

e the preferred alignment of a road that links Glen Ard Mohr Road with Gravelly
Beach Road;

¢ the impacts of providing a road connection between Glen Ard Mohr Road and
Gravelly Beach Road on the Gravelly Beach Road and Main Road junctions.

The Traffic Study concluded the use of Traill Road is the preferred route for the
connection of Glen Ard Mohr Road and Gravelly Beach Road. It provides improved
connectivity for future subdivision by providing a central road link. Road widening
and minor realignment of the corridor will be required as part of the development of
the road.

Modelling indicated that the Glen Ard Mohr / Main Road intersection will operate at
an acceptable level until 2032 but deteriorates by 2042 which is less than 20 years
away. A roundabout at this intersection would operate at a high level of service in
both 2032 and 2042 and will cater for expected growth associated with the growth
scenarios considered.

A T-junction was considered appropriate at the Traill Road — Gravelly Beach Road
intersection (if developed) and would cater for the forecast traffic generation from
the increase in residential density.

The additional investigations included as Appendix 4 further concluded that the
through road would be the best solution to facilitate development for any of the
three options.

An alternative suggestion was to end Traill Road in a cul-de-sac without the
connection to Gravelly Beach Road. This would address the concerns of the owners
of the two properties on either side of the Gravelly Beach Road end of Traill Road
and the potential impacts on their property. However, should 161 Gravelly Beach
Road, the large General Residential Zoned property on the southern side of the Traill
Road corridor, be subdivided, road access would be required via Traill Road (a
layout of a potential subdivision is included in the Infrastructure Analysis). An
application for a subdivision of this nature would likely comply with the current
planning scheme and would result in the road being constructed in this location.

The width of the road reserve at the Gravelly Beach Road end of Traill Road is
confirmed at 14.84m based on the ftitle plan (see figure 9 below). The width of the
roadway is sufficient to accommodate a constructed road and a pathway on one
side of the road, acknowledging that parking would not be accommodated.
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(SPuw2ua1)
Current zoning Extract from fitle plan SP31167
Figure 9 - Current zoning and title plan extract

The impacts on the properties either side of where Traill Road will intersect with
Gravelly Beach Road are acknowledged. There will be required changes to the
access and parking arrangements to their properties. This can be managed through
the design and construction process.

Other alternatives proposed by submitters included use of Stony Brook Road, a
connection through to Murray Street rather than Glen Ard Mohr Road and access to
Gravelly Beach Road through 185 Gravelly Beach Road:

o Stony Brook Road was considered in the traffic impact assessment and while it
could be utilised, the Traill Road alignment enables development of additional
land in a more efficient way.

. The Murray Street alignment was not formally considered, however the
narrative in relation to the connection of Wildmore Crescent to Murray Street
suggests intersection upgrades on Main Road would be beneficial. There
would also be challenges in providing approximately 420m road connection
between Glen Ard Mohr Road and Murrary Street though Council’'s land near
the Community Hub and converting the car park to a through road. The
location of the road access adjacent to the primary school has significant
slope and stormwater solutions that would need to be investigated.

o The access through 185 Gravelly Beach Road while not formally assessed in the
traffic impact assessment, could be an alternative access point to Gravelly
Beach Road, however, it is relatively steep and slopes north to south and east
to west and would require significant works to achieve an access.

Other matters
The post-exhibition engagement was specifically targeted to the landowners within
the proposed Growth Area so their views could be taken into account as Council

refined the planning approach. This approach does not breach the requirements of
the Local Government Act 1993 or the Land Use Planning and Approvals Act 1993.
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Conclusions

Development of this area:

provides an opportunity to provide a stronger connection between Exeter and
Gravelly Beach;

avoids the Sewerage Treatment Plant attenuation area and constraints that
cannot be managed through an assessment against the Tasmanian Planning
Scheme;

provides a break in the urban area between the two areas with larger lifestyle
lots; and

does not require significant infrastructure upgrades, noting that the
construction of Traill Road and extension of services would be required as part
of the development.

An amendment to the West Tamar Local Provisions Schedule will be required to
change the zone to the Low Density Residential Zone to facilitate development with
a minimum lot size of 5000m2. This will be subject to the approval of the Tasmanian
Planning Commission.

Changes to the structure plan in response to feedback

Retain the intent of the Growth Area and identify as Low Density Residential
with a minimum lot size of 5000m2 and

Update the road layout plan with the minor adjustments provided in the
Infrastructure Analysis.
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3.2 Blackwall submissions

28 submissions were proforma submissions regarding the Blackwall area. An image of
the submissions is included in Appendix 3. Some of these submitters also attached
individual submissions. 20 of the proforma subbomissions were from residents of
Blackwall with eight from Gravelly Beach.

Several other submissions also raised concerns about the development capacity of
the existing General Residential Zone on amenity, infrastructure and traffic.

Submission summary

° Exeter sewerage ponds are at capacity
- Health of the Tamar River due to higher density in Blackwall and Exeter (as
a result of the extra sewerage inflow to the already at capacity sewerage
treatment plant
- Deterioration in air quality from the Exeter sewerage ponds due to higher
denisity in Blackwall and Exeter
- Request written assurance that the sewerage ponds can safely handle
increased density in Blackwall and Exeter
. Blackwall has sub-standard infrastructure (Gravelly Beach Road, footpaths,
stormwater, fransport, sewerage at capacity etc)
- Increased traffic flows on Gravelly Beach Road from development in
Blackwall, Gravelly Beach, Swan Point, Robigana and Deviot
- Pedestrians can be <1m from passing traffic on Gravelly Beach Road
- Existing drainage and stormwater systems will not cope with increased
density
o Amenity of Blackwall is at risk
- High density development at Blackwall is out of character with the
adjacent river's edge areas of Lanena and Gravelly Beach (General
Residential Zone planning scheme densities)
- Increased development in Blackwall will be highly visible to residents,
passing traffic and tourists as it is on a hillside
- Do not want Blackwall to look like Riverside or Legana — do not want open
space, trees, greenery to be replaced by large numbers of dwellings and
substantial areas of concrete and paving
- Minimum lot size of 1500m2 or more for new land and multiple dwellings
would be more appropriate.

Response to feedback

The submissions are concerned with the proposed growth area and the capacity for
growth under the existing General Residential Zoning.

The matters relating to the Growth Area are addressed under section 3.1 above.
Sewerage capacity

Information from TasWater confirms that without upgrades, the Exeter Sewerage
Treatment Plant will exceed capacity and licenced Average Dry Weather Flow

(ADWEF) before 2035. However minor upgrades are expected to increase capacity
flows to around 2050.
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A new Sewerage Treatment Plant is identified as a long-term need in TasWater's
Meander-Tamar Water and Sewerage Master Plan released in November 2025.

The Structure Plan does not propose expansion of the sewer serviced area in the
Blackwall area however, if a new Sewerage Treatment Plant is committed to, it may
provide an opportunity for a future increase in density.

Infrastructure standards

A fraffic impact assessment was undertaken to consider the potential impact from
proposed Growth Area in Blackwall which found the road infrastructure had
capacity to accommodate additional traffic flows.

While it is acknowledged that the concrete footpath along Gravelly Beach Road is
narrower than current standards, the road corridor width and changes to other
infrastructure such as relocating curb and channelling would require significant
expense. This could be considered in future capital works budget but has not
currently been identified as a priority project.

Stormwater capacity is required to be considered at the development stage either
as part of a planning or plumbing application, depending on the proposal.

Amenity of Blackwall - General Residential zoning

The existing General Residential Zoning has been in place since 2008 and was a
larger area under the 1986 Planning Scheme. The only change to the General
Residential Zoning that is proposed are lots on the western side of Annears Road that
are serviced by water and sewer.

While multiple dwellings and subdivision in accordance with the zone provisions has
not been undertaken, there is growing demand for development consistent with the
current planning scheme requirements. While the concerns of the residents are
acknowledged, there is no intent to back zone the properties to reduce their
development rights.

The images in Figure 10 below show the current zoning and the draft Structure Plan
indicating the proposed additions to the General Residential Zone.

Changes to the structure plan in response to feedback

No changes are proposed.
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Current zoning

- General Residential Zone

- Low Density Residential Zone
Rural Living Zone

- Village Zone

Local Business Zone

I Liont industrial Zone
Rural Zone

- Agriculture Zone

- Environmental Management Zone

Utilities Zone

Community Purpose Zone

- Recreation Zone
- Open Space Zone

Draft Structure Plan

Legend

. Growth Area

I General Residential

" Low Density Residential
Rural Living
Local Business
Village

I Light Industry / Commercial
Community Purpose

[ Recreation / Open Space
Utilities

0 Rural

= State Roads

-=-=+ New road connections

O Intersection treatment

s==s Coastal trail

-~~~ Watercourses

=== Structure Plan area boundary

Proposed change
to the General
Residential Zone

Figure 10 - comparison of existing zoning and Draft Structure Plan designations
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3.3 Investigation Area A - 144 & 168 Main Road, Exeter (CT167879/2 &
CT121992/2)

Proposal: support / oppose change to General Residential

Submission summary

. Oppose General Residential unless 60km/hr speed limit moved north to limit
exhaust fumes blowing into properties

o Support for future General Residential.

Response to feedback

Draft Structure Plan Investigation Area A
Current Planning Scheme Zone  Rural Living D
Site Area ~5.7ha

. The extension of the General Residential Zone in this location is a logical
location to accommodate growth, subject to connection to reticulated
services.

. Existing residential uses are located closer to Main Road so impact from vehicle
noise or emissions would be considered minimal.

o After consideration of the required processes to implement the Structure Plan,
that is the process to rezone the land, the inclusion in an investigation area is
not considered necessary.

Changes to the structure plan in response to feedback

o Identify the site as General Residential and remove the investigation area
designation.
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3.4 Investigation Area B, Tomah Place, Gravelly Beach

Proposal: oppose investigation area and not restrict the minimum lot size and
identify as Growth Area

Submission summary

o Request to not limit fo 5000m? - could be down to 1500m? subject to rezoning
assessment of onsite wastewater capability. Also request to identify as a
Growth Area rather than Investigation Area.

. Another submission opposes the Investigation Area as roads cannot handle the
extra traffic, area can’t handle overflow from septic tanks and stormwater,
investigation area will make this worse

Response to feedback

Draft Structure Plan Investigation Area B (Low Density Residential)
Current Planning Scheme Zone  Rural Living C
Site Area ~13ha

. A 5 000m?2 minimum lot size as included in the Residential Supply and Density
SAP is consistent with the use of the Low Density Residential Zone in Gravelly
Beach where lot sizes are large enough to enable subdivision, however many
lots are below 5000m2 and outside the SAP.

o As the development of the site and rezoning would be subject to further
investigations, the lot size could be adjusted subject to the outcome of those
investigations noting that onsite wastewater and stormwater management
would be required.

. The description for the area could allow for some flexibility in determining the
minimum lot size.
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o Given the process to rezone the land will require resolution of the minimum lot
size, there is not considered any need to identify the site as an investigation
area and can instead be identified as low density residential.

Changes to the structure plan in response to feedback

. |dentify the site as Low Density Residential and remove the Investigation Area
designation.
. Include a description that the minimum lot size is to be determined through

geotechnical investigations.
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3.5 243 Gravelly Beach Road, Gravelly Beach (CT149152/1) and
expansion of Investigation Area B

243 Gravelly Beach Road

Investigation Area B

Proposed expansion area [
e ]

Proposed expasion to Investigation Area B

Proposal: change to Low Density Residential or Rural Living A and expansion of
Investigation Area B
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Submission summary

o The submitter requests a change to change to Low Density Residential with
5000m?2 |ot size, Rural Living A at Tha lot sizes or an option with 3 lots between
1.62ha and 2.27ha.

° Example lot layouts provided with the sulbmission show:

- between 7 and 9 lots if changed to Low Density Residential with a 5000m?
minimum lot size
- Slotsifincluded in Rural Living A with a Tha minimum loft size.

o Another submission seeks the expansion of the investigation area west of the
existing Low Density Residential Zone behind the main shopping and recreation
area to provide additional supply in a limited market — circled in yellow above.

Response to feedback

Draft Structure Plan Rural Living
Current Planning Scheme Zone  Rural Living C (5haq)
Site Area ~6.1ha

o The site is located between two areas of Low Density Residential zoning and in
proximity to the Village Zone.
o A significant portion of the site is subject to the priority vegetation overlay but is
not identified as containing threatened vegetation. The site is also identified in
the bushfire hazard area and development for residential purposes would likely
require significant clearing to achieve suitable bushfire management.
o A watercourse traverses the site and an area of the site is subject to the low
coastal inundation hazard band. Larger lot sizes could ensure development
avoids these features.
. Capacity to accommodate onsite wastewater freatment is unknown however
larger lot sizes would likely accommodate these services on site.
o In relation to the proposal to expand the Investigation Area to the area behind
the shopping area (including 243 Gravelly Beach Road):
The images in Figure 11 below show the overlays under the planning
scheme — notably the priority vegetation area and the low hazard band of
the coastal inundation hazard area overlay applies over part of the sites.

- Most of the area is in the TasWater water serviced area however
reticulated sewerage does not extend to Gravelly Beach.

Droft Structure Plan dewgnonons

Planning Scheme zoning
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Figure 11 - LPS overlays and infrastructure servicing

o A low density residential designation is logical and essentially provides for infill
with wording that could enable the rezoning to be completed in stages with
the minimum lot size determined through site investigations for onsite
wastewater and stormwater management.

o More broadly, strategies could be included in the structure plan about
reviewing the Rural Living Zone minimum lot size across the structure plan area.
These investigations could be undertaken by a landowner.

Changes to the structure plan in response to feedback
o Change Investigation Area B to the Low Density Residential and expand the

area to include 243 Gravelly Beach Road and up to Hendersons Lane and for
minimum loft sizes to be determined through site investigations.
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3.6 Northern Gravelly Beach district

Proposal: change to Low Density Residential

Submissions summary

Sites were Low Denisity Residential prior to 2016

Within the 60km/hour speed zone

Capable of on-site wastewater management

Water serviced area

Rural Living zoning restricts subdivision potential

5000m?2 minimum lot size in Gravelly Beach is too restrictive given many lots are

smaller than this currently and should apply the 1500m? — the submission also

proposes a 5000m2 minimum lot size through application of the Residential

Supply and Density SAP.

o Aligns with the Regional Land Use Strategy and section 8A guidelines Local
Provisions Scheduled (LPS): zone and code application

. Accessible to local services

Response to feedback

Draft Structure Plan Rural Living

Current Planning Scheme Zone  Rural Living D west of Gravelly Beach Road
Rural Living C east of Gravelly Beach Road

Site Area ~ 28ha

o The historic zoning of the site is:
- 1986 Beaconsfield Planning Scheme - part of the site in the Low Density
Residential A with a minimum loft size of 2000m2 and part in the Rural Zone;
- 2008 West Tamar Planning Scheme - Rural Living with a minimum loft size
5ha to 10 ha with a maximum density of 2 lots per 20 ha;
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- 2013 Interim Planning Scheme - Rural Living and permitted Boundary
adjustment only;

- 2022 Tasmanian Planning Scheme - west side of Gravelly Beach Road in
Rural Living D (10 ha minimum lot size) and east side of Gravelly Beach
Road in Rural Living C (5ha minimum lot size).

Gravelly Beach has a mixed subdivision pattern with some lots less that the

prescribed minimum lot size.

At around 28ha with a 30% allowance for roads and other utilities,

approximately 130 lots could be accommodated with a minimum lot size of

1500m?2 of 40 lots at 5000m2noting that a detailed lot layout has not been
prepared noting that the submission includes a subdivision plan for the area on
the eastern side of Gravelly Beach Road with 62 lots.

The site is not within the urban growth area under the regional land use

strategy.

It is within the ‘Lifestyle area’ in the WT Growth Strategy. Whilst not strictly

defined, Rural living zone and Low Density residential zone (particularly subject

to the SAP) are broadly considered lifestyle zones.

Under the current planning scheme the area is affected by the Bushfire prone

areaq, Priority vegetation and waterway and coastal protection overlays as

shown in Figure 12 below.

Changing the entire area proposed to Low Density Residential would likely

require upgrades to Little Swan Point Road and Gatenbys Road at subdivision

stage. Gatenbys Road is not a council managed road.

To provide for infill and subdivision potential, a change to the Structure Plan to

including the area east of Gravelly Beach Road and south of Little Swan Point

Road in the Low Density Residential area is proposed.

There is not considered sufficient need for the area west of Gravelly Beach

Road to be included as Low Density Residential.

A strategy to review the Rural Living designations given this area is in Rural

Living C and D, a smaller minimum lot size may be suitable subject to further

investigations is proposed.

N e i
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Figure 12 - LPS code overlays
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Changes to the structure plan in response to feedback

o Include the area east of Gravelly Beach Road and south of Little Swan Point
Road in the Low Density Residential area.

. Include a strategy in the Structure Plan to review Rural Living designations and
whether a smaller minimum lot may be suitable subject to further investigations.
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3.7 128 Main Road, Exeter (CT130806/1-6)

Proposal: change to General Residential

Submission summary

° The site is developed with 6 units with intention to building 2 more (note these
are now substantially completed).

. Zone change in 2015 was a random act by planners with no consideration of its
substantial use.

Response to feedback

Draft Structure Plan Local Business
Current Planning Scheme Zone  Local Business
Site Area 4 573m?

o The historic zoning of the site has been
- 1986 Beaconsfield Planning Scheme — Urban Residential
- 2008 West Tamar Planning Scheme — Mixed Use
- 2013 Interim Planning Scheme- Local Business
- 2022 Tasmanian Planning Scheme — Local Business

o The Local Business Zone allows residential uses, with a mix of business and
residential uses.

o The change to Mixed Use and subsequently to the Local Business Zone was
likely to provide a continuous zoning on the main street rather than ‘spot
zoning’ for individual uses.

o The residential use of the land can continue without impediment as a result of
the local business zoning.

Changes to the structure plan in response to feedback

o No changes are proposed.
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3.8 2435 West Tamar Highway (CT 167031/1)

Proposal: change to General Residential

Submission summary

o Four submissions proposed that this site be able to be developed for residential
purposes

o Site has suitable road access, infrastructure capacity, proximity to services in
the town centre, suitable topography, consistent with adjoining properties.

Response to feedback

Draft Structure Plan Rural Living
Current Planning Scheme Zone  Rural Living D
Site Area 15.3ha

. This site was identified in the West Tamar Growth Strategy as a Future Growth
Area for long term growth opportunities and subject to further investigation in
relation to the form of residential development. This would particularly require
consideration of water and sewerage capacity.

o Given the long-term timeframe (20+ years), identification as a Growth Area is
appropriate at this time and subject to suitable investigations and
demonstrated demand.

° Further, the Infrastructure Analysis included in Appendix 4 examined this site
and identified an area suitable for Low Density Residential development
between Winkleigh Road and the West Tamar Highway.
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Changes to the structure plan in response to feedback

o 2435 West Tamar Highway (CT 167031/1) — identification as a Growth Area for
long term development opportunities (likely 20+ years) subject to future
investigations and demonstrated demand.

o Identify part of 2435 West Tamar Highway as Low Density Residential between
Winkleigh Road and the West Tamar Highway.
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3.9 174 Main Road, Exeter (198618/1)

Proposal: change to General Residential and Change to Landscape
Protection/Scenic Protection code

Submission summary

o Four submissions referred to this site — one requesting inclusion in the Landscape
Protection Zone and the other three for residential development.

Response to feedback

Draft Structure Plan Rural Living
Current Planning Scheme Zone  Rural Living D
Site Area 14ha

o The site is heavily vegetated and is mapped as containing Threatened Native
Vegetation over a large proportion of the site.

o Given the environmental values, it is not considered suitable for residential
development.

. While the environmental characteristics do provide some grounds for inclusion
in the Landscape Conservation Area under the Section 8A Guideline No. 1, the
Threatened Vegetation classification and inclusion in the Priority Vegetation
Area overlay means any proposed vegetation removal would require
assessment.

o Further, under the planning scheme, the Scenic Road Corridor Overlay applies
to the frontage of the property for a width of 100m.
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Figure 13 - Threatened Vegetation mapping

Changes to the structure plan in response to feedback

° No changes are proposed.
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3.10 137A Hendersons Lane, Gravelly Beach (CT 29720/1)

Proposal: change to Landscape Protection / Scenic Protection Area

Submission summary

o Request to include in Landscape Protection or Scenic Protection Area due to
the environmental values.

Response to feedback

Draft Structure Plan Rural
Current Planning Scheme Zone  Agriculture
Site Area 77ha

o State government mapping indicates the presence of a wedge-tailed eagle
on the site. There are no threatened vegetation communities identified.

. As the site in the Agriculture Zone, the Priority Vegetation overlay does not
apply (the Section 8A Guideline No. 1 does not allow the application of the
overlay in this zone).

° The Structure Plan does not propose any urban or intensive development to
the site. Any proposed development that would impact the eagle would
require approval from the State government under the Threatened Species
Protection Act 1995.

o Retention in the rural precinct in the Structure Plan is considered appropriate
given the available information at this time.

Changes to the structure plan in response to feedback

° No changes are proposed.
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3.11 2127 West Tamar Highway, Lanena (CT 158571/1 and CT 158572/1)

Proposal: change to Landscape Protection

Submission summary

o In recognition of the environmental values, include in the Landscape
Protection Zone.

Response to feedback

Draft Structure Plan Rural
Current Planning Scheme Zone  Rural
Site Area 205ha

o While a conservation covenant applies over the larger property, around a
quarter of the site is identified as containing threatened vegetation.

o Inclusion in the Landscape Conservation Zone was considered as part of the
preparation of the Local Provisions Schedule which was not supported by the
Tasmanian Planning Commission.

o The Priority Vegetation overlay does apply over the site so a proposal that
involves removal of vegetation would require assessment.

Changes to the structure plan in response to feedback

o No changes are proposed.
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3.12 31 Annears Road, Blackwall (CT 167179/8)
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Proposal: change to Low Density Residential
Submission summary

o Submission from the landowner supported the change to the General
Residential Zone.

o Submission from nearby residents suggested that the site would better be
zoned low density residential to provide a buffer to the rural activities to the
west.

Response to feedback

Draft Structure Plan General Residential
Current Planning Scheme Zone  Rural Living C
Site Area 3 393m?2

o General Residential designation is consistent with the eastern side of Annears
Road and is within the sewer serviced area.

o Land to the west is in the Rural Living Zone and while some limited livestock
may be raised on these properties, given the size of the properties and
proximity to existing residential uses there is no need for additional buffers to
manage conflicting land use impacts.

Changes to the structure plan in response to feedback

o No changes are proposed.
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3.13 7 Stony Brook Road, Blackwall (CT22952/2)

Proposal: change to Low Density Residential with 1500m2 minimum lot size or General
Residential (450m?2)

Submission summary
o Inclusion in the Low Density Residential Zone with a 1500m2 minimum lot size (no
SAP) orinclusion in the General Residential Zone.

o Direct road access available, no significant natural hazards

Response to feedback

Draft Structure Plan Rural Living
Current Planning Scheme Zone  Rural Living C
Site Area 6 268m?

o Included in the water and sewer serviced area.

Coastal erosion hazard investigation area, Waterway and coastal protection
areq, bushfire hazard, low and medium landslip hazard shown in figure 14
below.

o This property, as well as the properties to the north and west were excluded
from the Growth Area under the draft Structure Plan as they would not be
capable of further subdivision with a 5000m2 minimum loft size.

o The change detailed under section 3.1 is for the Growth Area to be included in
the Low Density Residential area with a minimum lot size of 5000m2.

. The designation of this site should be consistent with the balance of the area
between Blackwall and Exeter and be identified as Low Density Residential with
a 5000m?2 minimum lot size.
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Figure 14 - LPS Code Overlays

Changes to the structure plan in response to feedback
o 7 Stony Brook Road be identified as Low Density Residential with a 5000m?

minimum lot size consistent with the balance of the area between Blackwall
and Exeter.
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3.14 55 Main Road, Exeter (CT118983/3)

Proposal: Opportunity for an Exter Industrial Precinct including 55 Main Road
Submission summary

o An industrial precinct would support expansion of medium and small sized
businesses like mechanics, cabinet makers, storage shed, bulky good sales

. Would require an access road parallel to Main Road from Frankford Road to
the Tresca/Golf Course access or proposed Glen Ard Mohr Road roundabout.

o Could make better use of the Council depot and other areas.

Response to feedback

Draft Structure Plan Rural
Current Planning Scheme Zone  Rural
Site Area 4.89ha

o The Infrastructure Analysis considered the expansion of an industrial or
commercial precinct (see Appendix 4)

o Limited overlay hazards apply — see Figure 15 below.
Partly in the sewer serviced area, noting that a change to industrial or
commercial use may not be able to be accommodated within the Exeter STP.

o The concept and opportunity for additional business and employment
opportunities is supported however further investigation, including a traffic
impact assessment, prior to a formal commitment through a planning scheme
amendment would be required as part of this process.
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Changes to the structure plan in response to feedback

o Inclusion of a Light Industry / Commercial precinct on the western side of Main
Road (including 55 Main Road) for future industrial / commercial use, including
an internal road layout that would facilitate a road connection from Main
Road to Frankford Road.
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3.15 Murray Street - Frankford Road link

Summary of submissions

o Highlight need for alternative lawn bowls site if road developed to Murray
Street

o Oppose new road link (Murray — Wildmore) directing traffic to residential streefs,
impact on residential amenity

. Impact on ANZAC Day events

° Support link road (Murray — Wildmore)

° Oppose new road through hotel — doesn’t promote a safe pedestrian
environment in a local business area that should be a pedestrian and social
activity location.

o Widening Murray Street to allow for parking on both sides of the road and two-
way traffic

Response

Midson Traffic completed the Exeter Traffic Study — Options Analysis in October 2022
which addresses the above issues and makes the following conclusions:

. There are two options for providing a link between Murray Street to Wildmore
Crescent and to the Main Road either at the Frankford Road intersection or a
new junction north of 170 Main Road, both utilising the existing carpark
associated with the Hotel (Figure 16).

. The link road will also enable vehicle circulation around the business areas and
provide better access to parking areas.

o It is noted that a road link is also possible along the southern side of the Hotel,
adjacent to the boundary with 120 Main Road. A link road in this location
would facilitate land use development between Main Road and Stony Brook
but provides a lower level of connectivity and circulation within the network.
This concept converts the Hotel driveway access to a new T-junction on Main
Road between Frankford Road and Murray Street.

o The design of the new link road would need to carefully consider the revised
access to the hotel, changes in car parking arrangements and additional
parking opportunities along the length of the road. The link through to Murray
Street will also require consideration of the potential loss / relocation of a
bowling green and the overall community benefits;

The northern connection to create a junction with Frankford Road remains the
preferred option.

The potential impact on the lawn bowls facility and RSL events is acknowledged and

will be considered as part of the design and construction stage when the
connection to Murray Street is undertaken.
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Figure 16: Options for links between Murray Street, Wildmore Crescent and Main
Road

Changes to the structure plan in response to feedback

° No changes are proposed.
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3.16 Infrastructure

Summary of submissions
General

o Lack of fit for purpose infrastructure to match the current and future
demographics for the area requires urgent attention

. Review community infrastructure including potential rationalisation of
community owned buildings and reserves such as the Clarke land, Tresca, the
Hub, Library and information centre and provision of new community spaces.

o Community plan for the Clarke's land next to the Hub

o Increase off-street parking area on the corner of Biloo Street and Main Street
o EV charging station

o Pubilic litter bins provide for recycling as well as general waste

o Establish an enclosed children’s playground in Exeter

o New development should provide underground electricity

Pathways / footpaths

o Support upgrading frails for walking and cycling

o Suggest pedestrian crossing (lights) or over/underpass at Main Road, Exeter
. Suggest public open space and active transport action plans

o Maintenance issues Rosevears Drive

o Improved pedestrian access from Gatenbys Road to Post Office

o Bike/walking track through to Greens Beach

o Suggest alternative footpath route using Gravelly Beach Road to Little Swan

Point (not Beach Road)
. Paths on Gravelly Beach foreshore provide for off street cycling and mobility
scooter use as well as walking and jogging

Water and Sewerage

o Sewerage freatment plant is inadequate and needs to be upgraded /
replaced and maintained

. Review the current and potential wastewater management and freatment
system from Rosevears to Rowella.

o Adopt high standards for on site effluent treatment in the absence of
reticulated sewerage

o Suggest new sewerage plant at Calverts Lane

. Install a waste dump point and tank refill station for caravans/motor homes

Roads

o Suggest Council adopt Gatenbys Road

. Support for new traffic intervention round-abouts/traffic lights, reduced speed
limits on Main Road

o Suggest widened road/traffic calming in Gravelly Beach Road especially
around Rose Bay Park to Gatenby's Road

° Support Exeter bypass

. Oppose and support for additional parking
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o Suggest round about at Gravelly Beach Road and Main Road (instead of T
junction) — safety review required
Oppose new development — parking in Exeter is difficult
Suggest land at hotel for public car park to serve town
Reducing the speed limit from Rosevears Drive to Exter to 50km/hr
40km/hr in the business area
Traffic calming at gateway entrances to business area ie north of Frankford
Highway, South of Glen Ard Mohr Road, north of the southern boundary of the
High School and south of 78 Main Road,
o Suggest various specific treatments for Main Road
- Oppose and support round-abouts — geometry for trucks not sufficient
- Exeter bypass
- Traffic lights
- slip lanes / turning lanes.
° Frankford Road roundabout — Impact on property and business

Response to feedback

It is not the role of the Structure Plan to commit to specific capital works programs.
The need for upgrades and maintenance are a continuing activity for Council and is
a consideration in its annual budget deliberations.

The support for improvements to pathways and footpaths is acknowledged. Council
is committed to implementing the West Tamar Trail Strategy and continues to
upgrade paths as part of its annual capital works program.

Information from TasWater has stated that without upgrades, the Exeter Sewerage
Treatment Plant will exceed capacity and licenced ADWF before 2035. However
planned works are expected to increase capacity flows to around 2050. It also
acknowledges the long term need for a new sewerage treatment plant.

The Glen Ard Mohr Road, Murray Street and Frankford Road intersections are
identified in the structure plan as requiring intersection tfreatments in the future to
improve safety and efficiency.

A bypass of Exeter has historically been considered for Exeter to reduce heavy
vehicles on the Main Road through the business area and improve freight
movements. This would require State government commitment and is not within the
control of Council, however it is acknowledged as a future need for further
investigation and funding.

Changes to the structure plan in response to feedback

o Identify an indicative bypass road to the west of Exeter.

. No other changes are proposed.
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3.17 Other

The following summairises other suggestions made during the consultation period:

° Support for structure plan

Plan should include additional land to north — Robigana and Swan Point are

part of the Exeter District, Rowella to Rosevears

Develop an implementation plan for updated structure plan

Affordable housing action plan / more housing diversity

Retention of wildlife habitat and domestic pet management strategies

Lacks sufficient detail

Discontent with the planning and assessment process

Suggest public postal bank to fund infrastructure development

Suggest strengthening building requirements to meet climate risks and prepare

for future sewerage connection

Maintenance of stormwater infrastructure

Council review real estate assets — buy/develop/sell

Speed limit suggested changes

Gravelly Beach foreshore — areas draw card and should be prioritised /

removal of groynes and return to natural state, avoid new fill or artwork

o Detailed planning controls in relation to building standards and onsite
wastewater

o |dentification of open space and nature reserves and require future

development proposals to set aside open space and habitat protection areas.

Suggest Council work on habitat restoration on its land

Tighter pet controls

Public EV charging stations

Interpretative signs along Gravelly Beach walk

Additional youth facilities, activities, playgrounds and open space

Various specific actions for tourism.

Response to feedback

Many of the above concerns cannot be addressed through the Structure Plan
although the community concern and ideas are acknowledged.

The Structure Plan area was investigated and chosen as a representation of the
Exeter community. While the interest in being included in the Structure Plan area is
acknowledged, no changes to the boundary are proposed at this time.

Council has also committed to developing a housing plan for the municipality which
will further inform future implementation of the Structure Plan.

Matters about infrastructure maintenance and improvements are part of the
Council, or relevant infrastructure providers, capital works budget deliberations. The
Structure Plan acknowledges the strategic future investments required such as the
Exeter Sewerage Treatment Plant and the West Tamar Trails Strategy.

Response to feedback

No changes are proposed.
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4 Phase 3 consultation — Draft Exeter and District
Structure Plan 2026

A revised draft Structure Plan was open for community consultation between 5 June
2026 and 30 June 2026. The consultation process included:

. the draft Structure Plan and Engagement Summary were available on
Council’'s website from Friday 5 June 2026;

° an addressed mail out was sent to all ratepayers in the Structure Plan area on 5
June 2026;

° a notice in the Examiner newspaper on Saturday é June 2026; and

° a Facebook post on 18 June 2026.

41 submissions were received during the formal consultation period of the draft

Structure Plan which was open between 5 June 2026 and 30 June 2026. Three late
submissions were also accepted bringing the total to 44.

4.1 2435 West Tamar Highway, Exeter (CT51280/1 & CT167031/1)

Proposal: change to General Residential

Submission summary

° That the non-swampy parts of the 39-acre paddock at 2435 West Tamar
Highway, Exeter be zoned General Residential to allow approximately 700 m?
sewered lofs.

o A sewage treatment plant could be located within the property at a low-lying
point, allowing untreated sewage to gravitate to it, with freated effluent
pumped to Stony Creek for discharge south of 174 Main Road, Exeter.

o The proposed 1,500 m? lifestyle lots are inappropriate due to the site's previous
orchard use and possible soil contamination from chemicals such as
organochlorines, lead and arsenic.
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o Unsewered lots could result in runoff from wastewater systems affecting the
adjoining farming property at 2471 West Tamar Highway, including swampy
areas with environmental code protections.

o Swampy areas within 2435 West Tamar Highway already have environmental
controls and these areas would be better protected if development were
sewered rather than reliant on septic or AWTS systems

o Another submitter states that the Land parcel at PID 7799003, which is marked
for partial rezoning includes a mapped area of threatened ecological
community (wetlands) which, unless alternate assessment is shown, is not
available for development. Threatened Eucalyptus ovata woodland on the
neighbouring property (PID 7160293) is subject to progressive degradation and
clearing, reducing further the availability of habitat for native wildlife.

Response to feedback

Draft Structure Plan Partly Low Density Residential, partly Growth
Area

Current Planning Scheme Zone  Rural Living D

Site Area ~43.4ha

o Most of the area is identified as a Future Growth Area for a long-term growth
opportunity for residential growth.

o The density of the area will be subject to future investigations and capacity to
provide appropriate infrastructure such as retficulated sewerage.

o Timing of development will be dependent on demonstrated demand for
additional housing.

Changes to the structure plan in response to feedback

o No changes are proposed.
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4.2 West Tamar Highway, Exeter (CT 198618/1)

,7."

Proposal: change to General Residential and remove environmental confrols
Submission summary

. 35-acre bush property has environmental controls over approximately 90% of its
area, making fire abatement difficult.

o Bushfire risk to nearby houses, particularly from gumtrees and ember attack
during late spring and summer.

. Requests that the environmental controls be reduced to reflect the extent that
applied under the previous 2013 Interim Planning Scheme.

° Requests that the property be zoned General Residential, consistent with
adjoining properties at 166 Main Road and 180 Main Road.

Response to feedback

Draft Structure Plan Rural Living
Current Planning Scheme Zone  Rural Living D
Site Area 14ha

. The site is heavily vegetated and is mapped as containing Threatened Native
Vegetation over a large proportion of the site.

. Given the environmental values, it is not considered suitable for urban
residential development.

o Some exemptions are available under the planning scheme for bushfire
management. However, confirmation of the extent of clearing permitted
under an exemption should be confirmed prior to any works occurring to
ensure compliance with the planning scheme and State legislation.

Changes to the structure plan in response to feedback

° No changes are proposed.
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4.3 Residential area west of Exeter (25 Frankford Road)

Proposal: Reduce minimum lot size to 5000m?

Submission summary

. Seeking a range of smaller rural living lots (minimum 5,000sgm) closer to Main
Road, particularly as many properties are already below the minimum 10
hectare lot size required for subdivision of Rural Living zoned land.

o For example, under the Interim Planning Scheme, Lot 1 fronting Frankford Road
(25) which contains a single dwelling was able to be reduced to under
8,000m?2, This allowed for adequate wastewater disposal on site and a
reduction of the lot size in keeping with adjoining lot sizes. The second (vacant)
title, which is unsuited to construction of a dwelling could be adjusted to
create a larger, regular shaped lot that contained a suitable elevated house
site.

o However, under the current scheme, this is not supported and as a result, two
awkwardly shaped lots have had to be proposed, creating complexities
around access and resulting in the existing dwelling being relatively
“disconnected” from the balance of the lof.

o Changing the lot size requirements for Rural Living, particularly for blocks under
10 hectares that are within walking distance to the township would enable
better use of this land and create a “graduation” of increasing lot sizes towards
the outskirts of the township towards more rural holdings.

Response to feedback

Draft Structure Plan Rural Living
Current Planning Scheme Zone  Rural Living D
Site Area ~13ha

o The site was in the Rural Living Zone under the Interim Planning Scheme which
did not identify a minimum lot size and did not allow any creation of new lots
without an amendment to the planning scheme. Under the 2008 planning
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scheme, the site was in the Rural Resource Zone where the minimum lot size
was 50 ha.

o The draft Structure Plan includes a Growth and Development Opportunity to
review the Rural Living Zone minimum lot sizes. This would require an
amendment to the planning scheme to enact, however, the minimum lot sizes
under the Tasmanian Planning Scheme range from 1ha to 10ha.

. A 5000m2 minimum lot size would require inclusion of the site in the Low Density
Residential Zone with a Specific Area Plan.

Changes to the structure plan in response to feedback

° No changes are proposed.
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4.4

122 Main Road, Exeter

Proposal: Opposition to the road link through the property to Main Road

Submission summary

Engagement Summary — Exeter and District Structure Plan

Strong disagreement to a road section to the north of the Hotel. It is considered
that this would be disruptive to the operation of the Hotel, unsafe and
counterproductive to the purpose of the zone.

Promoting the pedestrian scale of the location is preferred to creating an
intersection for heavy haulage and other vehicles - which creates a
prerogative for vehicles over pedestrians and does not signify or indicate that
this is the tfown centre and vehicles should slow down and take care. It is
proposed by this representation, that instead of a connecting road, the land
can be formalised to provide for car parking (a car park), as it is used in this
way currently, and a pedestrian link provided through to the Wildmore
junction.

Formalised parking near Main Road would be identifiable and clear for visitors
to the areq, be in proximity to the commercial cluster, help to maintain
residential amenity for the people living in the area to the east, the Hotel and
outdoor dining and gathering space. The Hotel car park is used in this fashion
currently, for public use, but owned and maintained by the land owner. There
is willingness to formalise this to benefit the town. See diagram below.

The suggestion of a road through the site, in any capacity is opposed.
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Car parkingas
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Inset map ncuded the draft Structure Plan map.

Response to feedback

Draft Structure Plan Local Business
Current Planning Scheme Zone  Local Business
Site Area ~1.5ha

o Council has advocated for a roundabout at the Frankford Road intersection
for many years. This would not be dependent on a formal road access via 122
Main Road; however, it would provide an opportunity for a safe access point.

. It is important that accessibility be maintained between the residential areas
around Wildmore Court and the town centre which was a recommendation of
the traffic assessment completed in the 2022 Exeter Traffic Study.

Changes to the structure plan in response to feedback

o No changes to the Structure Plan are proposed
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4.5

Location of indicative bypass road

Proposal: Oppose location of bypass through the Exeter High School farm

Submission summary

Do not support bypass location through the middle of the school farm - if a
road is needed it should be a specific project initiative, not vaguely put on a
map that it is infended to approve — suggest taking it off the plan and do the
job properly.

the road would divide the school’s agricultural land into separate parcels,
potentially making the section near Main Road unusable and reducing the
land available for current and future teaching programs.

Questions the basis for the bypass, noting that it appears to rely on a 2015
report, while a later 2019 report referenced in the plan does not appear to
progress the bypass option.

Response to feedback

The location of the bypass road on the structure plan map was infended to be
indicative only and locating the road through the school farm was not
necessarily the final location of the road alignment.

However, in response to these concerns, the location of the indicative bypass
location should be realigned to avoid the school land as much as practicable.

Changes to the structure plan in response to feedback

Amend the Structure Plan Map to realign the indicative bypass road location.
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4.6 55 Main Road, Exeter (CT 118983/3)

Proposal: Land between the indicated bypass road and the Local business zone be
rezoned to the General Residential Zone

Submission summary

o Industrial or commercial use is not appropriate.

o Rezoning to Light Industry zoning would significantly reduce available land for
future residential development in the area. The site is fully serviced and is
located in close proximity to essential services, with existing access to Main
Road.

. It is preferred that the portion of the land between the indicated bypass road
and the Local business zone be rezoned to the General Residential Zone.

Response to feedback

Draft Structure Plan Light Industry / Commercial
Current Planning Scheme Zone  Rural
Site Area 25.3ha total, area proposed as Light Industry /

Commercial ~ 7ha

o There is existing Light Industry zoning and uses to the north of this property.
These uses have attenuation distances that will be considered with a rezoning
application, noting that the concrete batching plant attenuation distance is
200m and the waste transfer station attenuation distance 150m. The image
below provides an image of the attenuation distances which cover the
majority of the part of 55 Main Road proposed to be changed to residential.
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Attenuation distances

. Given the proximity to industrial uses, residential use would not be appropriate
aft this time.

Changes to the structure plan in response to feedback

o No changes are proposed.
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4.7 light Industry / Commercial precinct

Proposal: Opposition to expansion of the light Industry area

Submission summary

o Opposition due to:

- Does not provide a buffer to low density / rural living land — infroduces
land use conflict despite potential economic benefits. Should be on the
ouftskirts of town with a suitable buffer. Existing industrial land likely legacy
issue and difficult to relocate.

- Elevated, highly visible land close to Exeter town centre, 360 degree views
and retains natural amenity, large habitat trees — more valuable as
residential growth.

o Request that Council:

- Reconsider the proposed expansion of the Light Industrial/Commercial
Precinct towards Frankford Road.

- Retain this land for Rural Living and future residential growth.

- Investigate a new purpose-built industrial estate on the outskirts of Exeter
with appropriate separation from residential areas.

- Prioritise extension of reticulated sewerage along Frankford Road.

- Review Rural Living lot sizes where sewerage becomes available.

- Continue supporting multi-generational housing opportunities.

- Improve pedestrian infrastructure, including continuous footpaths along
Frankford Road.

- Ensure future planning decisions balance economic growth with
protection of residential amenity.
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Response to feedback

Draft Structure Plan Light Industry / Commercial

Current Planning Scheme Zone  Rural Living and Rural Zone

Site Area ~ 12 hain the proposed expanded Light Industry
area

o As outlined in section 4.6 above, the attenuation distances for the existing
industrial uses will impact the potential for residential uses.

o The Light Industry / commercial area allows for a commercial zoning, and
individual development applications will be required to consider the impact on
sensitive uses such as existing dwellings.

o The timeframe for implementation of the change in zoning this will be up to
individual land owners initiating a planning scheme amendment.

Changes to the structure plan in response to feedback

° No changes are proposed.
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4.8 2127 West Tamar Highway, Lanena (CT 158571/1 and CT 158572/1)

Proposal: change to Landscape Protection

Submission summary

. Land at PID 7630451 on West Tamar Hwy is protected under a perpetual
conservation covenant, and while this instrument stands alone in the context of
land use options, it is by and large excluded by that agreement from
agricultural use. A more accurate zoning for this parcel would be Landscape
Protection. It reinforces the permanent land use intent of the land and
accordingly any land use reporting in terms of zoning.

Response to feedback

Draft Structure Plan Rural
Current Planning Scheme Zone  Rural
Site Area 205ha

° While a conservation covenant applies over the larger property, around a
quarter of the site is identified as containing threatened vegetation.

o Inclusion in the Landscape Conservation Zone was considered as part of the
preparation of the Local Provisions Schedule which was not supported by the
Tasmanian Planning Commission.

° The Priority Vegetation overlay does apply over the site so a proposal that
involves removal of vegetation would require assessment.

Changes to the structure plan in response to feedback

° No changes are proposed.
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4.9 72 & 78 Main Road, Exeter (CT 103122/1 & CT 106208/5)

Proposal: change to Local Business

Submission summary

° Request to support business expansion where appropriate car parking can be
provided.

. Difficulties with subdivision and expansion due to Rural Living zoning.

o The Local Business Zone would be consistent with the adjoining 78 Main Road,
Exeter, which is already zoned Local Business. The key purpose of the request is
to support business expansion opportunities, particularly where appropriate car
parking and site access can be provided.

o The current Rural Living zoning of 72 Main Road creates difficulties for
subdivision, business expansion and coordinated use of the land with the
adjoining business-zoned property.

. Key planning considerations identified include:

- Business expansion: The submission seeks flexibility to enable
commercial/business growth on land adjacent to the existing Local
Business Zone.

- Parking and access: Expansion is framed as appropriate where suitable car
parking can be accommodated.

- Planning constraints: The document notes overlays affecting the site,
including bushfire-prone land, a waterway and coastal protection areaq,

Engagement Summary — Exeter and District Structure Plan 63



priority vegetation on the western edge, and the sewerage treatment
plant attenuation area.

- Attenuation area: The submission/report notes the site is within the
aftenuation area of the sewerage treatment plant, but that this mainly
affects “sensitive uses” such as residential uses or uses involving people
being present for extended periods.

- astrategic planning outcome that would allow 72 Main Road to function
more consistently with the adjoining Local Business land at 78 Main Road,
enabling future business-related use or expansion subject to normal
planning assessment and site constraints.

Response to feedback

Draft Structure Plan 72 Main Road - Rural Living

78 Main Road - Local Business

Current Planning Scheme Zone 72 Main Road - Rural Living C

78 Main Road — Local Business

Site Area 72 =5.9ha

78 = 1939m?

Other than the bushfire prone area overlay that affects the whole of the
property, the waterway and coastal protection area runs through the property
west to east with a small area of priority vegetation on the western edge of the
property.

The site is entirely within the afttenuation area of the Sewerage Treatment Plant;
however, only sensitive uses trigger assessment against the Attenuation Code.
Sensitive uses are defined as ‘a residential use or a use involving the presence
of people for extended periods except in the course of their employment such
as a caravan park, childcare centre, dwelling, hospital or school.’

The site is within the TasWater sewer and water serviced area, but TasWater
may not have capacity to connect more intensive uses on the site. However, it
is a large site and there may be options for development to contain
wastewater freatment on site if connections are not able to be facilitated.
While residential uses are permitted or discretionary in the zone, the
Attenuation Code may prevent use for residential purposes (noting that the
submitters are not seeking expanded residential use).

It is acknowledged that much of the Local Business zone in Exeter contains
existing residential uses and is not sufficiently sized to accommodate significant
expansion or onsite car parking.

Apart from the existing dwelling, there is no opportunity for a higher or better
use for the land particularly in relation to sensitive uses.

The site adjoins existing Local Business zoned land and does not create a spot
zoning.

Including the site in the Local Business area is not considered a significant
change to the Structure Plan and any rezoning application to amend the LPS
will require public exhibition.
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Waterway and Coastal Protection Area overlay
Changes to the structure plan in response to feedback
. Include 72 Main Road in the Local Business Area and include a new Growth

and Development Opportunity -‘Expansion of the Local Business Zone to
enable local business opportunities.’
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4.10 Community Hub, Murray Street, Exeter

Proposal: Change to Community Purpose Zone or Recreation / Open Space

Submission summary

o Support the plan's intent to seek rezoning of Council land at the end of Murray
Street (also called the Clarke land, or Exeter Reserve) from Commercial to
Community purpose. Zoning of Recreation/ Open Space could also be
appropriate for this land.

Response to feedback

Draft Structure Plan Local Business (2026 draft)
Community Purpose (2023 draft)

Current Planning Scheme Zone  Local Business

Site Area ~6ha

o The 2023 draft included the hub and adjacent land in the Community Purpose
zone.

° Its inclusion in the Local Business Zone in the 2026 draft was a franslation error
and was intended to remain in the Community Purpose Area.

Changes to the structure plan in response to feedback
. Include the Community Hub and adjacent land in the Community Purpose
area and add a new Growth and Development Opportunity stating

‘Expansion of community uses and active recreation opportunities adjacent to
the Exeter Community Hub.’
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4.11 Proposal for Human Services Hub at Glen Ard Mohr Road

Proposal: Designate area as a human services hub

Submission summary

o Glen Ard Mohr Rd from the West Tamar Highway to its end has a Doctor’s
Practice, a Physiotherapy Practice, a large Primary School, a large High School
and a substantial Child Care Centre. This is, by any standards, a very high
concentration of services meeting the needs of vulnerable people.

o The structure plan should designate this area as a human services hub so
further similar new services can be located there.

Response to feedback

Draft Structure Plan Schools and child care centre — Community
Purposes
Balance Local Business or General Residential

Current Planning Scheme Zone  Schools and child care centre — Community
Purposes
Balance Local Business

Site Area N/A

o The schools and childcare centre are included in the Community Purposes
area, and as recommended in 3.10 above, the Community Hub and adjacent
land is intfended to be included in the Community Purpose area as well.

o While the doctors surgery is in the Local Business Zone, it supports the
contfinued, and if requested, expansion of the use. Business and Professional
Services is no permit required in the Local Business Zone and permitted if a
medical centre, and otherwise discretionary in the Community Purpose Zone.
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. The Local Business Zone is considered to provide greater flexibility for a medical
centre or allied health care use.

Changes to the structure plan in response to feedback

° No changes are proposed.
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4.12 Exeter Blackwall growth area

-

Proposal: Opposition and support for the growth area

Submission summary

Opposes increased residential density in Area 8, Traill Road, Blackwall,
particularly where future lots would be affected by the TasNetworks 110 kV
transmission corridor.

- Rural Living zoning would better reflect the existing settlement pattern,
servicing constraints, landscape character and transmission line constraints
than Low Density Residential zoning.

- Requests that Area 8 remain Rural Living Zone A, or be subject to a Specific
Area Plan / site-specific controls requiring larger lots, building exclusion
areas, buffers and careful subdivision design.

Oppose Growth Area
Reject the proposed road connection via Traill Road;

- Undertake a comprehensive assessment of alternative access options,
including the Goat Track / Stony Brook Road corridor;

- Complete detailed environmental, infrastructure and fraffic investigations
before proceeding further;

- Re-exhibit any revised proposal for public consultation;

- Lack of fransparency and inadequate community consultation in relation
to targeted consultation on options;

- Premature identification of a preferred road corridor without a balanced
assessment including community and environmental impacts, residential
amenity, road safety, recreation use, cost, and long-term strategic
outcomes;
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- Overwhelming level of community opposition;
- Andrequest:
= Remove the proposed Traill Road connection from the Structure Plan.
» Undertake an independent comparative assessment of all feasible
road alignments.
=  Complete detailed environmental, traffic and infrastructure
investigations.
=  Publicly exhibit any revised proposal, including subdivision concepts
and road network options, before any decision is made.

° Oppose growth area:

- Council has not adequately considered community concerns,
infrastructure constraints or the cumulative impacts of proposed growth.

- Limited sewerage capacity at the Exeter treatment plant, traffic and
pedestrian safety on Gravelly Beach Road and Glen Ard Mohr Road,
stormwater limitations.

- questions the justification for the Traill Road connection - alternative access
options should be formally assessed, and further residential intensification
should not proceed without clearer infrastructure capacity, environmental
assessment and community consultation.

- Questions potential number of dwellings.

- Concern about statement that density could be increased in the future if
sewered when one of the justifications for larger lifestyle lots is providing a
break between urban areas.

° Agree that this hillside should retain lowest density residential pattern and not
progress to General Residential in this lifestyle area.

o Very supportive of the plan, in particular the proposed growth areas, the
Structure Plan zones, the Exeter bypass and the Gravelly Beach Road/Glen Ard
Mohr Road connecting road.

o Support proposed zoning at Glen Ard Mohr Road and surrounding to Low
Density Residential and larger lot size.

Response to feedback

Draft Structure Plan Low Density Residential
Current Planning Scheme Zone  Rural Living C (5haq)
Site Area ~35ha

o The location of the powerlines through the growth area does not prohibit
development but requires careful lot design to ensure future dwellings are
outside of the area.

. It is likely that a planning scheme amendment to formalise the change in
zoning will include a Specific Area Plan (SAP) in relation to larger lot sizes of
5000m?2 of more.

o The Traill Road matters are addressed under section 4.13 below.

o Council has provided several opportunities for the community to engage
including targeted consultation followed by an open consultation period.
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The direct engagement with landowners was only part of Council’s
considerations and was in response to previous requests from landowners to be
engaged prior to formal release.

The revised draft Structure Plan was released for formal consultation and the
broader community were invited to provide input at that time.

The engagement summary details a conceptual layout for a subdivision of the
Blackwall growth area that could result in 53 low density residential lots which
was available as part of the consultation package.

Council may consider increasing density in the future and a larger lot format
would not preclude that in the future. Higher densities are not proposed at this
time.

It is not proposed that the area be connected to reticulated sewerage, but
rather that the larger lots contain wastewater treatment and disposal on site.
Submissions supporting the growth area are noted.

Changes to the structure plan in response to feedback

No changes are proposed.
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4.13 Traill Road - Glen Ard Mohr Road to Gravelly Beach Road connection

Proposal: Opposition and support for Traill Road
Submission summary

o Issues of added traffic using ‘preferred alignment link between Glen Ard Mohr
Road and Gravelly Beach

- Access to and from new Glen Ard Mohr Road onto Gravelly Beach Road.
Concerns that Gravelly Breach Road does not have the
capability/capacity to accommodate the preferred alignment link. The
existing road is a single lane in both directions on Gravelly Beach Road;

- Blind corners due to bends in the road;

- Having a clear sightline egressing Glen Ard Mohr Road in either direction
onto Gravelly Beach Road;

- Speed of traffic travelling on Gravelly Beach Road;
- Current alignment of Gravelly Beach Road;

- Single lane new road connection or double lanes on new road
connection;

- Speed limits;
- Increased noise from traffic/increased traffic;
- Implications for increased traffic over Stony Brook Bridge;

- Mitigation of Issue - Incorporation of slip lanes on either side on Glen Ard
Mohr Road to accommodate safer ingress and egress onto Gravelly Beach
Road, and vice versa; Other mediation option/s; Improved road signage;
Appropriate line markings; Appropriate lanes to accommodate usage. If
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developed this access would become the principal fravel point for
residents from the immediate locale going to Exeter instead of tfravelling on
Gravelly Beach Road via Blackwell.

Through road adds significant danger for children who attend 3 educational

sites. Would add 600 traffic movements a day to the road. There are better
and safer options for a Gravelly Beach link road at the northern end of Exeter.

Reservations about the proposal for development of dedicated court offshoot
from an upgraded Trail Road Blackwall - as situated immediately beneath the
TasNetworks Transmission Line Corridor which would entirely overlap the
proposed court in this Low Density Residential Zone amendment.

Traill Rd development will significantly reduce values of adjoining properties.
Proposed Rd access to Gravelly Beach Rd is steep and with limited vision for
incoming traffic. Trees of significance along the southern boundary of the Traill
Rd development have not been considered.

Oppose through road due to:

- Increased traffic volumes and congestion near school areas;

- Greater exposure of children to vehicle movements during drop-off and
pick-up fimes;

- A mismatch between through-traffic road function and a school frontage
environment;

- Insufficient existing pedestrian protection, fencing, crossings, and traffic
controls;

- Lack of explicit school-specific mitigation in the traffic study;

- Currently, all 13 buses that service Exeter Primary School and Exeter High
School enter Glen Ard Mohr Road off Main Road between 8:30am and
8:40am and again between 2:55pm and 3:05pm. Each of these buses
collects/drops off students on the Primary School side before turning right
intfo the turning area on the High School side before leaving again onto
Main Road. With increased traffic density, the buses will have far greater
difficulty in executing this function upon their routes. Some of these buses
are also responsible for drop-off of students from neighbouring schools (e.g.
St Anthony’s) at the end of the day as well.

Opposes treating the proposed connection between Gravelly Beach Road,

Traill Road, Glen Ard Mohr Road and the West Tamar Highway as an assumed

infrastructure outcome. Concern about increased through-traffic, impacts on

rural living amenity and school routes, and the need for traffic, safety, servicing
and developer-contribution assessments before any road connection
proceeds.

Doesn’t consider other traffic using the road, impact on primary and high

school and childcare centre. 2500 movements not suitable for this road.

Closeness to 2 properties at the Gravelly Beach Road frontage, unlikely that a

roundabout will be constructed at Main Road. Other alternatives should be

considered such as Stony Brook Road, Murray Street and 185 Gravelly Beach

Road.

Concern about possible increased traffic on Main Road along the Exeter High

School boundary. Student access, bus stops, pedestrian crossings and fraffic
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lights must be carefully considered, particularly during school peak times. |
increased fraffic could have safety implications for the school community.

Strongly opposes the proposed Blackwall Residential Growth Area and, in
particular, the proposed extension of Traill Road through to Gravelly Beach
Road. Council has not adequately responded to the level of community
opposition, noting that a significant proportion of submissions opposed the
Blackwall growth area.

- The proposed Traill Road extension would have direct impacts on adjoining
properties, including road corridor width, proximity to property boundaries,
road noise, safety, potential land acquisition and reduced property values.

- The submitter questions whether land acquisition may be required and
states this has not been directly discussed with affected landowners.

- Serious concerns are raised about the safety of the proposed intersection
with Gravelly Beach Road, including limited sight distance, bends, dips,
concealed driveways, vehicle speeds and risks to turning traffic.

- Disputes the traffic assessment’s conclusion that sight distances are
acceptable and suggests the assessment may not properly reflect on-
ground conditions.

- Request that all alternative road connection options be formally and
seriously assessed, including the Glen Ard Mohr Road connection via 185
Gravelly Beach Road, which was identified in the 2014 Exeter Structure
Plan.

- Itis unreasonable that the 185 Gravelly Beach Road option has apparently
not been formally assessed, particularly given its earlier identification as a
possible connection.

- While acknowledging that the 185 Gravelly Beach Road option may be
steep and require works - the Traill Road extension also involves steep
terrain, infrastructure relocation and significant impacts on nearby
landowners.

Improves the connection between Exeter and Gravelly Beach, including the
Glen Ard Mohr Road link.

Response to feedback

The identification of the Traill Road alignment is in accordance with
recommendations in the Exeter Traffic Study prepared by Midson Traffic Pty Ltd.
This included site visits and analysis of current and projected traffic movements
to inform recommendations.

The concerns about safety, traffic volumes and sightlines are acknowledged
and were addressed in the Traffic Study.

The Traill Road alignment remains the preferred alignment for providing suitable
access to support the development of the growth area.

Changes to the structure plan in response to feedback

No changes are proposed.
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4.14 7 Stony Brook Road, Blackwall (CT 22952/2)

Proposal: change to General Residential

Submission summary

° Property is adjacent to General Residential Zoning on Gravelly Beach Rd and is
the only property in Blackwall with frontage onto Gravelly Beach Rd foreshore
area that does not have General Residential Zoning. (Noting also that 183
Gravelly Beach Rd is a property immediately above that has General
Residential Zoning)

. This proposal would be consistent with the proposed re-zoning of adjacent
property above (185 Gravelly Beach Rd) to Low Density Residential.

° The property is fully serviced with sewer and fixed water connections.

o There are no planning code overlays to impede development.

Response to feedback

Draft Structure Plan Low Density Residential
Current Planning Scheme Zone  Rural Living C
Site Area 6277m?

o Within the water and sewer serviced area, noting that TasWater would need to
confirm capacity to connect for higher development intensity given a
theoretical yield of 19 multiple dwelling units could be located on the property
if included in the General Residential Zone.
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o 9 Stony Brook Road (directly to the west) has similar characteristics to 7 Stony
Brook Road and is also in the water and sewer serviced area. It is 6855m2 and
would have a theoretical yield of 21 multiple dwelling units.

o Several overlays affect the site; however, most matters would likely be
managed through development confrols within the Planning Scheme (see
mapping extracts below).

o The site is almost entirely affected by the Coastal Erosion Hazard area -
Investigation Area. This means that there is not sufficient information to
determine the level of risk without a specialist report. Given there is a roadway
and other properties between the site and the coastline, it is unlikely that a
study will find that there is a high level of risk. Any planning scheme
amendment would need to address this as part of the assessment process.

. The Stony Brook Road frontage would require upgrade to an urban standard
should development occur in accordance with the General Residential Zone.

o For the volume of traffic likely to be generated by the development of the 7
and 9 Stony Brook Road, the intersection with Gravelly Beach Road is
considered suitable. A rezoning application would also need to address this.

o Any Planning Scheme amendment would also need to demonstrate that
TasWater capacity to connect services for future development is available.

Landslip Hazard Area (light yellow = low; orange = ‘ Waterway and Coastal Protection Area
medium)
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Changes to the structure plan in response to feedback
. Change 7 and 9 Stony Brook Road to General Residential and add a new

Growth and Development Opportunity ‘Minor expansion to the General
Residential Area to accommodate growth within a sewer serviced area.’

Engagement Summary — Exeter and District Structure Plan
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4.15 Gravelly Beach Low Density Residential

Proposal: Support and opposition to the expanded Low Density Residential area at
Gravelly Beach

Submission summary

Oppose change from Rural Living —This will cause the subdivision of many
blocks of land surrounding and the reduction in the animals they may have on
their property. For over 34 years my parents have benefited from a peaceful
existence in their rural property. This “development” will destroy their peaceful
existence and this “development” will not be progress. By all means, develop
Exeter, how about opening more childcare for the area, and encouraging the
opening of a Legana high school to take the pressure off the overloaded
school system. Open a pool and recreation centre in the area. Give
Exeter/Beaconsfield area a proper supermarket. Redevelop roads, progress the
area as needed. But do not reclassify the area as low density areaq, it should
remain as rural living.

Support for changes - 392 Gravelly Beach Road
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Response to feedback

Draft Structure Plan Low Density Residential
Current Planning Scheme Zone  Rural Living C
Site Area N/A

o To provide for infill and subdivision potential, a change to the Structure Plan to
including the area east of Gravelly Beach Road and south of Little Swan Point
Road in the Low Density Residential area was included in the draft structure
plan.

o There are many factors that will influence the rate and density of development
in this location — including site capability to manage onsite wastewater,
drainage and stormwater, existing fragmentation of land, owners choice to
subdivide or develop and obtaining approval for rezoning from the Tasmanian
Planning Commission.

o Attraction and development of other businesses and services in Exeter is
enabled through the Local Business zoning and propose expansion of the Light
Industry/Commercial area.

Changes to the structure plan in response to feedback

° No changes are proposed.
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4.16 Low Density Residential at Tomah Place, Gravelly Beach

Proposal: Opposition and support for the proposed Low Density expansion at Tomah
Place

Submission summary

o Concerns in relation to traffic impacts on Tomah Place and Gravelly Beach
Road:

- Issue with added traffic using Tomah Place at Gravelly Beach to access
single dwellings on larger residential lots between 1500m2 and 5000m?,
characteristics as per the description shown on Structure Plan | Exeter and
Distract Draft. Gravelly Beach denoted Low Density Residential on Structure
Plan | Exeter and Distract Draft Map.

- Management and control of added traffic using Tomah Place to access
larger residential lots and Gravelly Beach Road.

- Tomah Place has a single lane for turning left or right onto Gravelly Beach
Road and onto Tomah Place. This arrangement can be problematic with
traffic cutting the corner turning onto Tomah Place from Gravelly Beach
Road. The corner of Tomah Place and Gravelly Beach Road is on an angle,
which affects a driver’s view turning right from Tomah Place onto Gravelly
Beach Road. You do not have a clear sight on traffic coming around the
bend past Rose Bay Park. Traffic does speed around this corner which
makes accessing Gravelly Beach Road challenging.

- Mitigation of Issue - Incorporation of slip lanes on either side on Tomah
Place to accommodate safer ingress and egress onto Gravelly Beach
Road, and vice versa; Other mediation option/s; Improved road signage;
Appropriate line markings.
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. Opposes changes:

- Increased housing density and a likely rise in the number of dwellings.

- Loss of the current low-density, semi-rural character valued by existing
residents.

- Additional pressure on infrastructure and services, including roads, water,
sewerage, stormwater, electricity, telecommunications, schools,
healthcare, parks and retail services.

- Increased traffic volumes, congestion and road safety risks, including the
need for tfransport infrastructure upgrades.

- Potential financial impacts on existing landowners through increased rates
and associated costs.

- Impacts on community cohesion and identity, including possible tension
between long-term and incoming residents.

- Biodiversity and wildlife impacts, including habitat loss, bushland
fragmentation, reduced biodiversity, wildlife road mortality and increased
human-wildlife conflict.

- Information for the community on infrastructure planning and funding,
biodiversity protection and mitigation measures, and strategies to maintain
community character and cohesion.

o Support development opportunity 9 at Tomah Place (CT 172085/3) to be
included in the Low Density Residential Zone with loft size subject to onsite
capability investigations without the inclusion in the Residential Supply and
Density Specific Area Plan.

Response to feedback

Draft Structure Plan Low Density Residential
Current Planning Scheme Zone  Rural Living C
Site Area ~ 25ha

. The support for the development is noted — the inclusion in the Low Density
Area was also in response fo submissions received to the Phase 2 consultation.

o Depending on the outcome of site investigations, lot sizes are likely to be
between 1500m2 and 5000m?2 with a theoretical lot yield between 133 and 40
lots.

o Traffic movements will likely be split between Tomah Place and Hendersons
Lane. Impacts on Gravelly Beach Road and potential upgrades would be
considered through the rezoning and subdivision applications as this will
depend on the minimum lot size and number of potential lots that could be
developed and can be added to the Growth and Development Opportunities
description.

. Similarly, any environmental values will need to be considered as part of a
rezoning assessment under the Tasmanian Planning Policies, noting that none
of the identified features would appear to be fatal to an application, but may
impact the minimum loft size.
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Changes to the structure plan in response to feedback

o Add ‘and traffic impacts’ to Growth and Development Opportunity 9 (now 12)

to give clear direction that this must be considered as part of the rezoning
process.

Engagement Summary — Exeter and District Structure Plan
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4.17 6 Hendersons Lane, Gravelly Beach (CT106275/1)

Proposal: Change to Low Density Residential

Submission summary

o Request to include in Low Density Residential and allow subdivision of 5000m?2
lots.

° Adjacent to Low density residential, would retain rural type feel but help
support and sustain local businesses.

Response to feedback

Draft Structure Plan Rural Living
Current Planning Scheme Zone  Rural Living C
Site Area 4.8ha

o There are no significant planning scheme overlays or constraints affecting the
property (see extracts from overlay maps below).
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The draft Structure Plan proposes several locations for expansion of the Low

Density Residential Area including as outlined under sections 4.15 and 4.16 of

this report.

The site is relatively unconstrained and likely suitable for residential

development. To maintain a consolidated Low Density Residential area it is
proposed to extend the Low Density Residential area over part of 6 Hendersons
Lane and 353 Gravelly Beach Road directly to the north as shown on the

diagram below.

This area is ~7.8ha and has a theoretical capacity to accommodate between

12 and 40 lots depending on the minimum loft size that is applied, noting that
this will be informed by geotechnical investigations about land suitability to
treat wastewater and stormwater on site.
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Diagram showing part of lotfs to be included in Tk;e Low Density Residential area

Changes to the structure plan in response to feedback
o Include part of 6 Hendersons Land and part of 353 Gravelly Beach Road in the

Low Density Residential area as part of Growth and Development Opportunity
12.
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4.18 411, 442 & 444 Gravelly Beach Road; 53 Little Swan Point Road and 45 Calverts
Lane
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Proposal: Allow subdivision in Rural Living Zone to 5000m?

Submission summary

e Seeks a Gravelly Beach Specific Area Plan, or equivalent site-specific
provisions, to allow subdivision in the Rural Living Zone to a minimum loft size of
5,000m2 for 411, 424, 444 Gravelly Beach Road, 53 Little Swan Point Road and
45 Calverts Lane.

e The proposalis presented as a fransition between the Gravelly Beach
vilage/low density residential area and broader rural living lots, while
retaining the existing rural lifestyle, hobby farm and home-based business
character.

¢ The submission includes detailed supporting material for 411 Gravelly Beach
Road, arguing that the existing strata arrangement and site characteristics
could support one additional lot/dwelling subject to appropriate assessment
of bushfire, natural assets, wastewater, access and servicing requirements.

e The proposal is consistent with the West Tamar Growth Strategy, the draft
Structure Plan’s recognition of Gravelly Beach as a lifestyle area, and the
broader strategic intent to provide rural residential housing choice while
avoiding inappropriate urban-scale fragmentation.
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Current Rural Living D designation restricts subdivision to 10ha and is not
consistent with Guideline No 1 (LPS Zone and Code Application). A 5000m?2
minimum lot size will mirror the existing establish pattern of surrounding lot
development and correct a historical mapping anomaly. It is requested to
acknowledge the actual density landscape of the Gravelly Beah fringe while

avoiding arbitrary, ad hoc planning outcomes.
Including a 5000m?2 minimum lot size in the Rural Living Zone has been raised in

the review of the State Planning Provisions (SPP).
The submission includes detailed information to support a rezoning or LPS

amendment to infroduce a SAP / site specific qualification.
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Response to feedback

Draft Structure Plan 442 Gravelly Beach Road - Low Density

Residential
Otherwise - Rural Living

Current Planning Scheme Zone  Rural Living D (411 Gravelly Beach Road)

Rural Living C (all other sites subject to the
submission)

Site Area 26.15 ha

Engagement Summary — Exeter and District Structure Plan

442 Gravelly Beach Road is already in the Low Density Residential Area which
achieves the intent of this submission for this site.

While infroducing a 5000m2 minimum lot size has been raised as part of the
review process, to date the State government has not recommended or
amended the SPP to adopt this suggestion.

A Growth and Development Opportunity has been included in the Structure
Plan that supports the review of Rural Living Zone designations and potentially

reduce the minimum lot sizes.

87



o While the standard range of lot sizes for the Rural Living Zone is from Tha to
10ha, an LPS amendment process could consider a lower minimum lot size and
would be subject to the requirements of the Land Use Planning and Approvals
Act 1993 and the approval of the Tasmanian Planning Commission.

° It is noted that the Appendices to the submission read as an application to
amend the LPS. This is a separate process and will need to be applied for
separately if the landowners wish to pursue this option.

Changes to the structure plan in response to feedback

° No changes are proposed.
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4.19 Gravelly Beach Rural Living Area
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Proposal: Change Rural Living C to Rural Living A

Submission summary

o Rezoning Rural Living Zone C land at Gravelly Beach to Zone A would help
accommodate population growth in the West Tamar by unlocking additional

land for housing and development.

Response to feedback

Draft Structure Plan Rural Living

Current Planning Scheme Zone  Rural Living C

o A Growth and Development Opportunity has been included in the Structure
Plan to review the Rural Living Zone designations and potentially reduce the
minimum loft sizes.

o The range of lot sizes for the Rural Living Zone is from Tha to 10ha this can be
considered under the abovementioned opportunity.

Changes to the structure plan in response to feedback

o No changes are proposed.
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4.20 Infrastructure

Submissions summary

Transport

Need for a roundabout on the Frankford - West Tamar highway intersection.

Need for Roundabout Murray Street and Main Road intersection

Traffic safety on Main Road - safe pedestrian crossing point needed near the

Post office intersection.

Support proposed Rosevears Trail linking Rosevears/Lanena and Blackwall.

Additional walking / cycling paths

Support for bypass of town for trucks to avoid Main Street

More car parking

Main Road safety — traffic islands nightmare for heavy vehicles, crossing

location should be near supermarket not Shakers. If two roundabouts are built,

should not be able to turn right into Murray Street.

The junction at West Tamar Hwy and Gravelly Beach Road needs to be made

so only one vehicle can exit on to West Tamar Highway at a time, as at the

moment vision is being blocked by both cars as they try to exit.

Does not adequately address existing safety issues at the Gravelly Beach Road

/ West Tamar Highway junction. Requests a clear action requiring Council and

the relevant State road authority to investigate and prioritise a safe intersection

treatment, such as a roundabout, turning lanes, merge lanes, speed
management or other compliant traffic safety solution.

Standard and safety of footpath along Gravelly Beach Road

Impact of growth opportunities 9 and 10 on traffic volumes on Gravelly Beach

Road and the safety of pedestrians

Road safety and traffic:

- fraffic studies from 2015, 2019 and 2022 have repeatedly recommended
roundabouts at key Main Road intersections, but these have not been
delivered.

- Given that 35 percent of residents in the area are aged 60 or over,
compared with 28 percent across Tasmania, pedestrian safety along Main
Road is a matter of genuine importance to a significant part of the
community, particularly near the Exeter High School and along the route
between the retirement village and the town centre.

- Requests a clear commitment about when funding applications for these
upgrades will be made.

Concerns about increasing traffic volumes on Gravelly Beach Road, existing

safety issues, cyclists, narrow road conditions and difficulty accessing private

driveways.

Recommends reducing speed limits on Gravelly Beach Road, including 50

km/h from the highway and 40 km/h through the park, shops and Beach Road

intersection areq, citing road bends, visibility issues, pedestrian activity and
parking movements. Speed limit compliance would require monitoring and
enforcement by Police.
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Response to feedback

Council is also concerned about safe crossing points of Main Road and
confinues to liaise with the State Government about their implementation.
Intersection upgrades on Main Road are also a responsibility of the State
Government and Council continues to lobby for improvements and have
promoted the installation of roundabouts at the Frankford Road and Glen Ard
Mohr Road intersections with Main Road for many years.

Concerns about speed limits on Gravelly Beach Road are noted and will be
considered for a future request to State Government for a speed limit review.
Budget is allocated to pedestrian path improvements annually across the
municipality. The program is developed based on priority.

Council is committed to implementing the West Tamar Trail Strategy with
projects to confirm feasibility and design being progressed currently.
Construction will be subject to future budgets and availability of grants.

Car parking is part of a consideration for new uses; however, the ongoing
public parking arrangements can be a budget consideration.

Water, sewerage and stormwater

Engagement Summary — Exeter and District Structure Plan

Implications for onsite wastewater and stormwater management for the
existing township of Gravelly Beach. Will TasWater provide sewage to the
current township of Gravelly Beach, if available to Low Density Residential lofs.
Will West Tamar Council include necessary stormwater and footpaths,
crossovers, for the current township of Gravelly Beach, if available to Low
Density Residential lots (where needed)

Low Density Residential (Single dwellings on larger residential lots between
1500m?2 and 5000m?2, with “some” services. What constitute “some”?)
Examples: -Use of septic tanks and/or other biological waste management
systems on these larger residential lots; Allowing sewage connections on these
larger residential lots with reference to TasWater Master Plan 2035;

- Connection to the existing sewerage system

- Roads or extensions of existing roads to access these larger residential lots

- Provision of footpaths, gutters, and crossovers to these new residential lots.

Opportunity to deal with onsite sewerage to ensure high and low density
residential are connected to a proper sewerage disposal and treatment
system.

Sewage treatment currently inadequate. Noted that there is large runoff
towards the river from Exeter & Blackwall every rainfall.

Sewerage treatment plant capacity and not meeting environmental
obligations. Insufficient capacity to accommodate additional growth in
sewered areaq.

Inadequate infrastructure in the Blackwall and Exeter General Residential
zoned areas to meet the requirements of the zone

Capacity of the Exeter Sewerage Treatment Plant, which the submission states
is receiving flows above its EPA licensed limit. The proposed growth, particularly
around Blackwall, may not be deliverable without funded upgrades to the
treatment plant and sewer network. Requests a costed schedule for the
upgrade including funding source and cost estimate. Council should consider
a developer conftribution or infrastructure funding framework, similar to
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approaches used by other Tasmanian councils, so ratepayers have clarity
about who will pay for growth-related infrastructure.

o Residential growth, subdivision and increased density

Objects to proposed residential growth, subdivision opportunities and
increased density in Gravelly Beach, Blackwall, Lanena and areas north of
Stony Brook where reticulated sewerage is not available.

Additional development in unsewered areas is premature, inconsistent with
orderly and sustainable planning, and may increase pressure on septic
systems, groundwater, waterways and the Tamar Estuary.

Concerned about wastewater capacity, environmental impacts on the
Tamar catchment, and consistency with the infrastructure-led approach of
the West Tamar Growth Strategy.

Requests removal of density increases and lot-size reductions in unsewered
areas, retain existing lot sizes until sewerage is funded and operational,
undertake a comprehensive wastewater and environmental impact
assessment, and require sewerage infrastructure before supporting rezoning
or subdivision intensification.

. TasWater advice - Water:

The West Tamar system, including Exeter, is subject to increasing demand
pressures, particularly during peak summer periods where irrigation demand
can significantly influence system performance.

Long-term demand forecasts indicate that system capacity will need to be
carefully managed and potentially augmented to accommodate
projected growth over the planning horizon.

The growth areas identified in the structure plan can be serviced for water
but much of the smaller reticulation mains downstream of the Exeter
Reservoirs will need to be upgraded to accommodate demands - for
example, the DN100 retic mains feeding Exeter and Lanena from the
intersection at Gravelly Beach Road and Main Road are too small and will
need to be upgraded.

Previous modelling of the area indicates there is spare capacity in the bulk
main and network storage which supplies Exeter, Gravelly Beach, Blackwall
and Lanena, however capacity upgrades may be required for long-term
growth outcomes.

Servicing of future development within the Structure Plan area may be
constrained by available water supply capacity, particularly under peak
demand conditions.

All development will be subject to detailed servicing assessment to confirm
available capacity at the time of application.

Infrastructure upgrades or augmentation may be required to enable higher
growth scenarios.

o TasWater advice - sewerage:

Engagement Summary — Exeter and District Structure Plan

Capacity within the existing sewer network and treatment plant may be
sufficient for limited infill growth; however, greenfield or large-scale staged
developments are likely to require network augmentation, including
upgrades to trunk sewers, pump stations and/or treatment capacity.
Future development will be subject to case-by-case servicing assessment,
including hydraulic and capacity review.

Developers may be required to fund or deliver augmentation works
necessary to service their development.
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Response to feedback

The Low Density Residential Zone in the Structure Plan Area is generally not
serviced by reticulated sewerage. The growth area between Exeter and
Blackwall is not proposed to be connected to sewerage at this time with the
minimum lot size reflective of the need to accommodate onsite wastewater
tfreatment and disposal on site.

The TasWater advice is noted and the Structure Plan is consistent with this
advice, noting the long term need for a new Sewerage freatment plant.
The concerns of the submitters in relation to the Sewerage freatment plant
capacity are noted and are part of Council’s ongoing discussions with
TasWater.

Rezoning and development applications will need to address servicing
capability.

Other

Recognise digital connectivity as essential infrastructure for working from home,
online learning, telehealth and small business.

Gravelly Beach foreshore groyne remediation

- Two groynes on the Gravelly Beach foreshore, including an older groyne
alleged to contain dumped waste such as suspected asphalt and
construction rubble.

- The contaminated groyne should be recognised as a foreshore
remediation priority in the Structure Plan.

- Recommends a formal contaminated-land and coastal-works process,
including confirmation of land tenure, engagement of a qualified
contaminated-land consultant, regulatory approvals, public exhibition of a
remediation plan, controlled works, validation reporting and long-term
monitoring.

Response to feedback

Digital connectivity is critical infrastructure for any community and should be
recognised in the structure plan.

The Gravelly Beach foreshore groyne is on State land and is not Council’s
responsibility to remediate.

Changes to the structure plan in response to feedback

Include a new section in the supporting information recognising digital
connectivity as essential infrastructure.
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4.21 Other

Submission summary

Community facilities and services

Support for local producers, small businesses, markets, trails and community
facilities required.

Seeking opportunities for new businesses or expansion of existing businesses /
services such as a dance school.

Tennis / pickle ball courts

Town doesn’t get the improvements that other towns do considering the
services — primary and high school, policy state, Council works depot and
businesses.

Township walking loop

Exeter to river connection

Safe school streets

Village heart improvements

Youth-focused recreation

Rural character design guidance

Local food and producer opportunities

Age-friendly township planning

Trail tourism and local economy

Community noticeboards

Character letterbox trail

Township character and local identity

Response to feedback

The Structure Plan provides opportunities for the businesses and services noted
above across the local business, community purpose and industry/commercial
areas.

Annual budget allocations for improvements and investments consider alll
locations in the municipality. For example, significant works have recently been
completed at Gravelly Beach foreshore.

Consultation process and engagement

Continue community engagement through practical, accessible local

methods.

Consultation process and conflicts of interest

- concerns that privately owned land identified for rezoning may significantly
increase in value, but the Plan does not explain how potential conflicts of
interest were identified or managed. The submitter does not allege
wrongdoing but requests greater transparency, including publication of
any pecuniary interest declarations.

- Many of the 2023 submissions opposed the Blackwall Residential Growth
Areq, but later targeted consultation was undertaken only with landowners
within the Growth Area. This raises fairness concerns because objectors
were not given a comparable opportunity to respond to revised options.
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- request that Council publish a summary of any pecuniary interest
declarations made by elected councillors or Council officers during the
preparation of this Plan; confirm that Council meeting minutes where this
Plan was discussed, including the 16 January 2024 Councillor workshop, are
publicly available; explain why the 42 submissions opposing the Blackwall
Residential Growth Area were not the subject of further direct
engagement, consistent with the engagement extended to landowners
within that Growth Area; and include in any future Structure Plan a
standard conflict of interest statement as part of the document's
governance section.

Response to feedback

Council has provided several opportunities for the community to engage.

The direct engagement with landowners was only part of Council’s
considerations and was in response to previous requests from landowners to be
engaged prior to formal release.

The revised draft Structure Plan was released for formal consultation and the
broader community were afforded opportunity to input at that time.

Council workshop deliberations are confidential. Pecuniary interests are
recorded in the minutes of Council meetings where declared.

Structure Plan vision and implementation

Engagement Summary — Exeter and District Structure Plan

Strengthen the vision for Exeter and the surrounding settlements as a

connected semi-rural community.

Clarify township identity and consider a community design process for future

welcome signs.

Include a clearer delivery plan with quick wins, responsibilities and ways to

frack progress.

Address housing diversity and demographic change

Include potential yield for growth capacity

Economic development and employment — include preferred uses for the

village zone and expansions to business areas

Include more explanation about how growth areas were determined:

- A clearer explanation of why the identified growth areas were selected
over alternative locations;

- Discussion of environmental, infrastructure and land capability constraints
considered during site selection;

- Demonstration of how the identified growth areas align with the strategic
directions of the West Tamar Growth Strategy; and

- Greater explanation of how future planning scheme amendments will be
supported by the Structure Plan.

Environmental and Rural Land Considerations - The supporting maps are useful

and help identify environmental and natural hazard considerations. A short

written explanation would also help readers understand how these matters

influenced the choice of future growth areas.

Funding commitments and accountability — the Plan identifies growth and

infrastructure opportunities but does not clearly commit Council to funding or

delivering them. Several items from the 2014 Structure Plan remain unresolved
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and request a costed infrastructure schedule, clear funding sources,
timeframes, and regular public reporting.

Response to feedback

It is acknowledged a stronger vision could have been voiced in the plan;
however, at this late stage it wouldn't be appropriate to incorporate a new
vision without additional consultation. However, inclusion of a graphic that
synthesises the things people like about the district has been included in the
final version of the structure plan. This reinstates information that was included
in the 2023 draft but was relocated the engagement summary.

Council is reviewing its sighage including fownship signs. Recently installed
banner poles also provide an opportunity to promote communities and events.
In relation to recommendations for an Implementation plan, the Structure Plan
is primarily a land use planning document. The Growth and Development
Opportunities listed in section 2.2 of the draft Structure Plan identifies timeframe
and responsibility for delivery. For community focussed activities and
infrastructure projects, it may be more appropriate to have an alternative plan
for delivery of Council projects.

Council has committed to preparing a Housing Plan which will support
implementation.

The description of the Village precinct and Local Business area are considered
appropriate for the strategic level of the document.

There is a statement in section 2.2 about the need for amendments to the
planning scheme to implement the structure plan which is considered
appropriate.

The supporting information provides context about the development of the
structure plan, as does the engagement summary.

Inconsistencies in the document

The supply of residential land and need for development in the area is
inconsistent / incorrect — referring to table 5, page 32 and the categories for
residential land supply figures. The development opportunities don't specify
potential yield therefore impact cannot be assessed.

TasWater infrastructures and attenuation zone — 350m attenuation area
identified as a constraint yet development has been approved in this area.
Review of 2014 opportunities and projects is out of date in Table 6.

Response to feedback

Engagement Summary — Exeter and District Structure Plan

Table 5 was reviewed and compared with the raw data provided by Remplan.
It appears that some categories were misnumbered in their final report.
Amendments have been made to Table 5 to correct the figures with the
overall supply (based on 2024 figures) being 161 rather than 159.

The engagement summary details a conceptual layout for a subdivision of the
Blackwall growth area that could result in 53 low density residential lots which
was available as part of the consultation package. As other growth
opportunities are subject to site investigations to determine a minimum lot size,
a yield cannot be calculated.
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The TasWater attenuation area doesn’t prohibit residential development from
occurring but it is a consideration for increasing the potential residential density
which is why the area was excluded from consideration in zoning changes.
The review of 214 opportunities and projects was originally completed in 2023
and will be updated for the final release of the structure plan.

Changes to the structure plan in response to feedback

Insert a graphic that represents the feedback from the community about what
they like about the area.

Update residential land supply data in Table 5.

Include a new table detailing how the Structure Plan respondes to the Growth
Strategy (new Table 6).

Update Review of 2014 Opportunities and Projects in Table 6 (now Table 7).
Add an explantory paragraph to Appendix 1 — Supporting Maps about the use
of mapping to inform the development of the Structure Plan.

4.22 Matters supported

Submission summary

Engagement Summary — Exeter and District Structure Plan

Very supportive of the plan, in particular the proposed growth areas, the
Structure Plan zones, the Exeter bypass and the Gravelly Beach Road/Glen Ard
Mohr Road connecting road. The extension of the coastal pathway parallel to
Beach Road will also be of great benefit to local and adjoining communities.
Look forward to future changes that will improve connectivity in the area and
allow for planned and sustainable growth.

Comfortable with the findings presented in the plan - reference to the need for
passive and active recreation and transport options for the plan area and
encourage Council's continuing investment info community facilities in this
community.

Recognise the appropriate use of the Village zoning in the plan to manage
integrated land uses such as industry and residential in close proximity, this
zoning to some extent provides potential for greater integration of use into the
future.

168 Main Road, Exeter — support rezoning to General Residential

Support bypass connecting Main Road through to Frankford Road

Support proposed zoning at 243 Gravelly Beach Road and surrounding to Low
Density Residential

Support proposed zoning at Glen Ard Mohr Road and surrounding to Low
Density Residential and larger lot size.

Supports rezoning land in the Annears Road, Blackwall precinct to General
Residential.
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- The area already has access to established infrastructure and town services.

- Rezoning would make better use of existing roads, water, sewerage and
other public services.

- This is considered more efficient and cost-effective than extending
infrastructure into new greenfield areas.

- The proposal would assist in meeting housing demand in the municipality.

- Additional residential development in a well-serviced location would support
sustainable and orderly growth.

- The rezoning is expected to strengthen the local community, support existing
businesses and services, and contribute positively to long-term growth in the
West Tamar region.

Response to feedback
o Submissions of support are noted.
Changes to the structure plan in response to feedback

° No changes are proposed.
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Appendix 1 - Summary of Phase 1 Structure Plan review

consultation

Land use planning
Increase amount of residential land in Exeter and Gravelly Beach to support the role of

1.

the town as a District Centre. With reference to opportunities:

e Between Exeter and Gravelly Beach;

e Tomah Place;

¢ Between Winkleigh Road and Highway (northern end of Exeter).

New road connections:

e Between Exeter and Gravelly Beach (through Blackwall) to provide a more direct

connection;
e Between the Frankford Road intersection and Murray Street behind the existing
shops.

Preservation and maintenance of riparian and open space areas, including buffer
areas.

Sewerage and water infrastructure - capacity to service current demand and future
growth.

Business and services

5.

A number of submissions raised the need for new businesses or services within Exeter
including:

Veterinary services;

Mechanic;

Additional cafes / extended hours;

Expanded health and community services;

Additional retail offerings such as a plant nursery, clothing;

Upgrades to existing facilities;

Free camping / caravan areas.

More events such as:

e Farm school open days;

e  More variety at the show;

e  Music events af local venues;

e Events to coincide with each of the four seasons.

Youth activities and spaces, such as:

e  Girls youth group;

e Events that engage young people;

e Playground for young children in Exeter;
e Space for teenagers to be.

Community activities and services:

e Relocation of some facilities (for example to an expanded Community Hub or to
the school);

Visitor centre relocation / retention at current site;

Opportunities to support social / community gatherings;

Exercise classes;

Mail delivery;

Long fterm plan for Council depot;

Recognition of historical significance of places and people.

Engagement Summary — Exeter and District Structure Plan
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9. Increase community and visitor awareness about services and events.

Traffic and car parking
10.  Traffic circulation in the business area and safety in turning onto or from the Main Road
including intersections with:
e Frankford Road (and the potential conflict with high numbers of heavy vehicles);
e Glen Ard Mohr Road (in particular access to the Primary and High Schools and
signage fo limit accidental use by those going to Gravelly Beach);
e  Murray Street.

11.  Options for managing fraffic impacts:
e a parallel circulating road through the back street providing a way to turn around
rather than doing a u-turn in Main Road;
roundabouts at Frankford Road and Glen Ard Mohr Road intersections;
bypass of Exeter;
Alternative traffic routes for heavy vehicles;
Affordable, reliable public transport.

12.  Upgrading Gravelly Beach Road and Rosevears Drive.

13. Improving pedestrian / cycling connectivity by:
e Lowering the speed limit to 40km/hr in the business area;
¢ Improving pedestrian paths around the townships, particular between the
retirement village and within the Exeter business area and to the Gravelly Beach
foreshore;
e Upgrading the goat track between Exeter and Gravelly Beach.

14.  Providing additional safe crossing points:
e  Murray Street intersection;
¢ In the Main street / business areq;
e Consider elderly and less mobile;
¢ Considering the location of on-street car parking and safe crossing points;
e Reviewing the location of the crossing in Glen Ard Mohr Road.

15.  The need for more car parking in the business area and:
e Time limifs in the main street;
o  Off street public parking areq;
e Park andride / all day parking;
e Accessible parking;
e  Additional car parking at the Community Hub.

16. Tresca driveway (which also provides access to the golf club) and car parking requires
upgrading.

17.  Visibility at the Murray Street / Main Road intersection and the location of the bin on
the footpath.
Note that the bin has since been relocated

Parks and recreation
18. Enhanced park facilities:
e  Children’s play park;
Skate park / pump track / BMX track;
Spaces to stop, have lunch;
Community tennis court;
Facilities for young people indoor / outdoor;
Community gym;
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20.

21.

22.

23.

24,

¢  Community garden.

Park on Main Road (near the library):

e  Community memorial wall;

Historical information such as a mural and information about local bushrangers;
Playground;

Potential to be areal feature;

Potential to work with community groups like Rotary;

Streetscape improvements for community and to attract tourists:
e  Plant more trees for shade;

Improvements in the main street / leafy main street;

More colourful plants;

In front of the pub is very fired;

Put powerlines in main street underground.

Natural environment reserve behind Community Hub and linking to the Goat Track
Fenced dog park

Note: a fenced dog exercise area has been established behind the Exeter Community
Hub

Gravelly Beach foreshore:

¢ disagreement and support for the masterplan project;
e support for the art trail;

e reinstate the gravelly beach.

Upgraded facilities at the recreation ground / show grounds:
e Maintenance of the surface;

New club rooms, function rooms, toilet facilities;

Fence around the second oval;

Flood lights on main oval;

Clarify public access arrangements.

Services

25.

26.

27.

Installation of a waste dump point and tank refill station for caravans/motor homes in
the Exeter area.

Weekly waste collection and green waste bins.
Note fortnightly green waste service commenced in July 2022

Boftle recycling.
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Appendix 2 - List of Submitters

Phase 2 - March to April 2023

Individual submission or

company name

1 Alan Melton Individual
2 Amanda Love and Keith Hale Individual
3 Angela Vi Individual
4 Annette Dean Individual
5 Ash and Carla Baker, Business
Exeter Mowers
6 Brad Mullins Individual
7 Brittany and Oscar van Dijk Individual
8 Caroline Larner Individual
9 Caroline Larner Individual
10 Catherine Hammond Individual
11 Cathie Plowman Individual
12 Chris Keeley Individual
13 Chris Moore Individual
14 Darren and Shirlene Huett Individual
15 Darryl and Cindy Carey Individual
16 Dean Merriel Individual
17 Debra Coffey Individual
18 Doug and Lucy Ford Individual
19 Peter Voller, Community Group
Exeter and District Improvement
Committee
20 Evonne van Namen, Community Group
Exeter Bowls and Community Club
21 Fionna Teys Individual
22 Geoff Lyons Individual
23 Gordon Webber Individual
24 Hannah Floyd Individual
25 Helen Webber Individual
26 Hilary Keeley Individual
27 Isak Floyd Individual
28 Jim Walker Individual
29 James Riley and Patricia Staplefon Individual
30 Jan Dorman Individual
31 Jan Dorman Individual
32 Jane Horwood Individual
33 Jane Margaret Individual
34 Bill Green Business
Exeter Hardware and Supplies
35 Janet Stevens Individual
36 J and D Coffey Individual
37 Jeff Coffey Individual
38 Jennifer Kilvert Individual
39 Jessica Swain and Desmond Hopkins Individual
40 John Bowden Individual
41 John Madison Individual
42 Dr John Paul Individual
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Individual submission or

company name

43 Keith Gillham Individual
44 Kerry Quinn, Community Group
Exeter RSL club
45 Kevin and Cecille Kinnear Individual
46 Louise Button Individual
47 Louise Scott Individual
48 Marcus Barber Individual
49 Megan Howard Individual
50 Michelle Gibson Individual
51 Mike Hyland, Individual
The estate of the late Dorothy Robinson
52 Mitchell Peck Individual
53 Naomi and Jamie Hume Individual
54 Peter Nunn Individual
55 Rachel Winskill Individual
56 Raymond and Kristy Jack Individual
57 Ray Soncum Individual
58 Robert and Lyn Bushby Individual
59 Bob Cottell Individual
60 Robert Henderson Individual
61 Robyn Smedley Individual
62 Robyn Smedley Individual
63 S Lamb and S Flanagan Individual
64 S Robinson Individual
65 Sandra Johnston Individual
66 Scott and Chantelle Wright Individual
67 Sharee Marshall Individual
68 Susan Bromley Individual
69 Sven Gunnarsson-Wiener, Business
Denver Glen Pty Ltd
70 Tim and Jana Wedlock Individual
71 Trevor and Christine Blazely Individual
72 Vicki & Brett Gillie Individual
73 Peter Voller, Community Group
West Tamar Landcare Group Inc
74 Woolcott Surveys Individual
75 Woolcott Surveys Individual
76 Tony Isherwood Individual
77 Coby Gore Individual
78 (late) Annette Dean Individual
79 (late) Vivienne and Jocelyn Scott Individuals
80 (late) Warner, Larner and Rix Individuals
81 (late) Woolcoft Land Services (supplementary fo | Company
submission 75)
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Phase 3 - June 2026

No. Name Individual submission
/ business /
community group

1 Phillip Keep Individual

2 Troy and Kimberley Young Individual

3 Grace Cotton Individual

4 Barbara Bennett Individual

5 Sondra Vandeleur Individual

6 Chris Moore Individual

7 Peter Voller Individual

8 Tim and Jana Wedlock Individual

9 Jane Bollard Individual

10 Taliesha Baylis Individual

11 Gina Nock Individual

12 Herman Mills Individual

13 Peter Kearney obo Exeter Child Care Centre Inc. Business

14 Annette Dean Individual

15 TasWater Business

16 Marianne MacDonald Individual

Caroline Larner with Robert Larner, Joh & Leonie
Walker, Peter Mclvor, Stephen Mclvor and Grace

17 Cotton Individuall

18 D Grutzner Individual

19 Justine Brooks Individual

20 Michelle Walters Individual

21 Mark & Tania Williams Individual

22 Vivienne Scott Individuall

23 Darryl Carey Individual

24 Anne Brumby Individual

25 Exeter Primary School Community

26 Nigel Wallace c/- Woolcott Land Services Individual

27 Elizabeth Bowerman Individual

28 Barry Smith Individual

29 Roland Layh Individual

30 Caroline Larner Individual

31 Jack Davenport Individual

32 Adam Gore Individual

33 Simon Grutzner Individual

34 Jane Horwood Individual

35 Baden Brown Individual

36 Woolcott Land Services Business

37 Woolcott Land Services Business

38 Exeter High School Parent Teacher Association Community
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No. Name Individual submission
/ business /
community group

Department for Education, Children and Young
People, Attention: Manager, Asset Management

39 and Planning Community
40 John Madison Individual
41 Patricia Stapleton Individual
42 Darren & Shirlene Huett Individual
43 Bridie Youd - West Tamar Dance Academy Business

44 Nova Land Consulting obo Elderwaldo Pty Ltd Business
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Appendix 3 — Proforma submission

Impacts on Blackwall of the draft Exeter and District Structure Plan 2023

_ | Blackwall
General residential zone

T raffic into Blackwall

Traill Rd connection to Exeter:
NN - - Likelihood?
f Traffic impact?

sewerage f
i:\r;lows frfm H=— ] e Red area:
iy - 170% density
Exeter

development

T sewerage

new land lots minimum 450m2
- strata unit minimum 325m2
- unit development more likely

inflows from
Blackwall
development

Gravelly Beach Road:

no shoulders
Footpath:
- narrow
- against kerb
- pedestrians less than a
metre from 60km/hr
traffic.

Exeter sewerage
ponds already at
capacity.

Air quality?

Outflow quality?

\ % A
< Health of Tamar?
Twaiting time to turn N
onto West Tamar Hwy
Developers are moving on from Legana. Development is already happening in Exeter — subdivision in Wildmore
Crescent and Gurr Court, infill development in Glen Ard Mohr Road. The Council wants Blackwall to be next.

The structure plan assumes a 53% increase in dwellings in Blackwall, but only 8% in both Lanena and Gravelly Beach.
Why? Because Blackwall is sewered and Lanena and Gravelly Beach are not? The sewerage ponds service Exeter
and Blackwall and are licensed for 150kl/day. The 2021/22 average inflow was 251kl/day (source TasWater 30/9/22
report). Outflows from the ponds go via a creek to the river and for re-use to the Exeter golf club. The sewerage
ponds are at capacity, they are located next to us, the attenuation area covers a large area of Blackwall and outflows
to the Tamar run down a creek through Blackwall. What impact will development in Exeter and Blackwall have on
this?

Other than sewerage, what is the difference between Blackwall, Lanena and Gravelly Beach? Infrastructure in
Blackwall is sub-standard.

If you have concerns about the structure plan and the potential impacts on Blackwall, please make a

submission to the West Tamar Council. If you are unsure what to say, please turn over for some possible

points to include in your submission. Or even easier, tick the statements that concern you and send this
leaflet directly to the council.
Submissions close 30 April 2023.
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To: West Tamar Council Submission to the draft Exeter and District Structure Plan 2023
PO Box 16, Riverside TAS 7250

2

&

)
/

The Exeter sewerage ponds are at capacity.

m D I:] | am concerned about the health of the Tamar River due to higher density in Blackwall and Exeter.

Observation ) OveErage, 7 new residents { contribute on additional 1k ~_'."vd seweroge inflov). The ponds are

already ot copac ty Additiono ._r.u. s will result in reduced retention time in the ponds Whot impact will this have on the

ity of the outfiows?

que

| am concerned about possible deterioration in air quality from the Exeter sewerage ponds due to
@ D D higher density in Blackwall and Exeter.

Dbservation: in 2021/22 Tas

ater received a number of comploints obout odov from the Legano sewerags ponds, Mony

sidences in Blackwall and Exet

are within the attenuation orea of the Exeter ponds and much closer to the sewerage

ponds than in Legona

—~ 1 would like the Council and TasWater to provide written assurance that the sewerage ponds can
D I:] safely handle increased density in Blackwall and Exeter.

Cbservation: The droft Exeter structure plon assumes incremental growth ot average lond sizes observed In Exeter. But

nsity can be higher, and Counci cannot cppose devel t that meets all the criteria i scheme. Let’s

vidual develog entally gssessed - con the ponds cope with

e pian ond as allowed in the planning scheme?

Blackwall has sub-standard infrastructure (Gravelly Beach Road, footpaths, stormwater,
transport, sewerage at capacity, etc).

— | am concerned about increased traffic flows on Gravelly Beach Road from development in Blackwall,
D D Gravelly Beach, Swan Point, Roblgana and Deviot.

Observation: Groveilly Beach Rood 1s dition

noluding traffic from areas beyond

Boy Park and Swan Paint), tourists (wine ifers, ond more

z D D | am concerned that pedestrians can be less than a metre from passing traffic on Gravelly Beach Road.

Observation; The Grovelly Beach Rood footpath is norrow, close to the road olang the river edge and often with retaining

walls, fences ond 9o er side ravelly Beach Rood has no showlders, ond the 3m traffi storts at the kerbh

and channel. It has a 60km/hr speed lmit

z\ I:] D | am concerned that existing drainage and stormwater systems will not cope with increased density.
Observation; Existing dramnoge in Blackwall 1s o mix of piped ond open drains. The consequences of an increase in roof

areo ond poved areas cowld materialise hundreds of metres from o site being developed

Amenity of Blackwall is at risk

High density development in Blackwall is out of character with the adjacent river’s edge areas of
D D Lanena and Gravelly Beach.
Observatic

n, The general residentiol rone ir [ows new development to have Jond Jot sizes ¢

e dwellings / units. Lanenao an Beuch do not hove general residentiol zanes

stzes for new development is 1,500m2 (in some areas it is 5,000m2)

Increased development in Blackwall will be highly visible to residents, passing traffic and tourists as it
@ I:] I:I is on a hill side.

20

vatian: Council’s description tn 20(

planning document that Gravelly Béach could be "accessed along o sceni

» drive through Blackwall”, will be port of history

1 do not want Blackwall to look like Riverside or Legana. | do not want our open space, trees and
m l:] D greenery to be replaced by large numbers of dwellings and substantial areas of concrete and paving.

A minimum size of 1,500m2 (or more) for new land lots and multiple dwellings, similar to Lanena and
@ D D Gravelly Beach, would be more appropriate for Blackwall.
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Appendix 4 - Post-Exhibition investigations - Infrastructure
Analysis (Exeter and District Structure Plan
finalisation project)
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1. Introduction

The purpose of this report is to detail the findings of the infrastructure analysis undertaken for each of
the three investigation areas identified in, or derived from, the Draft Exeter and District Structure Plan
2023 (‘Structure Plan’) which are identified as:

1. Blackwall;
2. West Exeter; and
3. North Exeter.

The infrastructure analysis was informed by the content of the Structure Plan in addition to the Exeter
Traffic Study - Options Analysis October 2022 prepared by Midson Traffic (‘Traffic Study’).

The infrastructure analysis provides an overview of land contained within each investigation area which
is earmarked for change within the Structure Plan. It includes a description of the features, constraints
and necessary infrastructure works required to facilitate various subdivision development options.

Provisional subdivision layout options have been prepared for each investigation area to inform the
infrastructure analysis. It is important to note that the provisional subdivision layouts are conceptual
only and to not reflect a firm position as to the preferred configuration of future development.

The infrastructure analysis in association with the Structure Plan is not an active rezoning or planning
scheme amendment process. Rather, it provides a platform that will inform the application of future
land use zones and other applicable planning controls that are necessary to accommodate and support
the sustainable growth of Exeter envisaged by the Structure Plan.

1.1 Glossary of Terms

Key terms and abbreviations used in this infrastructure analysis are listed in Table 2.

Table 1 - Terms and Abbreviations Summary

Term or Abbreviation | Detail

AHD Australian Height Datum

DN Diameter Nominal

EPA Environment Protection Authority

ESTP Exeter Sewage Treatment Plant

LGBMP Local Government (Building and Miscellaneous Provisions) Act 1993
LiDAR Light Detection and Ranging

Scheme Tasmanian Planning Scheme - West Tamar

SAP Specific Area Plan

SPS Sewer Pump Station

Structure Plan Draft Exeter and District Structure Plan 2023
TasWater Tasmanian Water and Sewerage Corporation

Traffic Study Exeter Traffic Study - Options Analysis October 2022
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2. Blackwall Investigation Area

The spatial extent of the Blackwall investigation area is illustrated in Figure 1.

Figure 1 - aerial map illustrating the spatial extent of the Blackwall investigation area.
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Source: image and base data retrieved from the LIST.

Blackwall was identified within the Structure Plan to be investigated in order to determine its capacity
to support future residential growth. The Structure Plan included a preliminary analysis relating to
residential growth options, road network and sewer and water capacity of the Blackwall investigation
area which are documented.

The Blackwall investigation area is located on a hillside overlooking Stony Brook to the north and
Kanamaluka/Tamar Estuary to the east. The hillside falls in a northerly and easterly direction (which
forms its aspect) from a prominent hilltop within 42 Glen Ard Mohr Road (at an elevation of around 80m
AHD) down to Stony Brook Road and Gravelly Beach Road (at an elevation of around 5m AHD).

The investigation area comprises 11 lots. The lots have a combined area of 39.84ha although the
investigation area (as spatially illustrated in Figure 1) has an area of approximately 32.26ha which
includes full lots, part lots and parts of the Glen Ard Mohr Road and Traill Road (road) casements.

The southern end of the investigation area is located within the Exeter Sewage Treatment Plant
(‘ESTP?’) attenuation area and an approximate 123m wide electricity transmission corridor, inclusive of
an approximately 84m wide inner protection area, bisects the eastern end of the investigation area in a
general north to south alignment. The presence of the ESTP attenuation area and electricity
transmission corridor reduces the total amount of land within the investigation area that will be available
for residential intensification, observing that land within the ESTP attenuation area may be suited for
integration into public open space or other similar public uses.

The majority of the investigation area is assigned to the Rural Living C zone in accordance with clause
11.0 of the Tasmanian Planning Scheme incorporating the West Tamar Local Provisions Schedule
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(‘Scheme’) (refer to Table 2). Rural Living Zone C permits a minimum lot size of 5ha by way of an
acceptable solution' and an absolute minimum lot size of 4ha by way of performance criteria2. A single
lot, 183 Gravelly Beach Road, is assigned to the General Residential zone in accordance with clause
8.0 of the Scheme which permits a minimum lot size of 450m? by way of acceptable solution3. The
corresponding performance criteria* does not prescribe an absolute minimum lot size within the General

Residential Zone in the same way as it does in the Rural Living Zone.

Table 2 - zone map illustrating the composition of zoning of the Blackwall investigation area and surrounds.

Investigation Area
Boundary

General Residential Central Business

Inner Residential Commercial ‘
Low Density Residential Light Industrial

Rural Living General Industrial Major Tourism

Village Rural Port and Marine

Urban Mixed Use Agriculture Utilities

Local Business Landscape Conservation Community Purpose

General Business Environmental Management

Recreation

Future Urban Zone

Open Space

Particular Purpose

' Clause 11.5.1 A1(a), Scheme.
2 Clause 11.5.1 P1, Scheme.

3 Clause 8.6.1 A1(a), Scheme.
4 Clause 8.6.1 P1, Scheme.
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2.1 Existing Infrastructure

211 Sewer

The Blackwall investigation area is located below the sewer system servicing the Exeter township, with
the bulk of the land falling away from the township and ESTP to Stony Brook Road and Gravelly Beach
Road. Along the western side of Gravelly Beach Road, there is a band of General Residential zoned
land that is serviced by a gravity sewer system installed along the road in short sections of sewer tracts,
with each tract draining to a small sewer pump station that lifts sewer flow to the next tract and so on
(refer to Figure 2).

Figure 2 - aerial map illustrating the location of the three pressurised sewer tracts and associated sewer
pump stations that service parts of the Blackwall residential area.

Boundary «
e 1 B

Kanamaluka/
Tamar River

Exeter Sewage
Treatment Lagool

Source: image and base data retrieved from the LIST.

The northern extremity of the Gravelly Beach Road sewer system terminates approximately 104m west
of the Stony Brook Road and Gravelly Beach Road intersection (within Stoney Brook Road on the
southern side of Stony Brook), with the Gravelly Beach locality itself not being provided with reticulated
sewer infrastructure.

The investigation area drains to the northern section of the reticulated sewer system along Gravelly
Beach Road extending between Stony Brook Road to the north and 139 Gravelly Beach Road to the
south. This sewer catchment is serviced by the northern sewer pump station (‘SPS’) (Pump Station
No. 1) which pumps southwards through a pressurised main to the middle SPS (Pump Station No. 2).
From the middle SPS, sewage is lifted to the southern SPS (Pump Station No. 3) that in turn pumps to
the ESTP.

Pump Station No. 2 has a current service catchment containing approximately 36 residential lots with
some of the General Residential zoned land within the catchment remaining undeveloped (or capable
of being subdivided into smaller lots) which are not currently connected to the sewer system, despite
being capable of gravitating to the sewer system. Any upgrades to this pump station will involve
increases in emergency service volume, the installation of larger pumps and potentially an increase in
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the diameter of the rising main, depending on the number of additional lots that may be created in the
future and capable of connecting to the established sewer system. Upgrades may also be required on
the other two SPS along with connecting rising mains and sections of gravity sewer that are needed to
accommodate the additional flows. The available capacity within the Gravelly Beach Road sewer
system is unknown at this time.

The ESTP is currently receiving average flows (into the system) of approximately 251,000 litres per day
which is considerably in excess of the Environmental Protection Authority (‘EPA’) licensed flow rate of
150,000 litres per day®. As an illustration on the demands created by any new or future development,
a modern three-bedroom dwelling is expected to generate an average of 450 litres per day such that a
14-lot subdivision of the currently General Residential zoned lot at 161 Gravelly Beach Road would add
approximately 6,600 litres per day to the sewer system or 4.4% of the licensed flows to the ESTP. ltis
likely that TasWater will support the servicing of any currently zoned General Residential zoned land,
but will not approve the change of existing residential zoned land to a higher density residential zone
due to the current oversubscription of the ESTP and reticulated sewer system volume and capacity
limits (unless upgrades occur to the current system).

A significant expansion of the General Residential zone within Blackwall, where reticulated sewer is
required for new lots, is unlikely to proceed without an agreement in place to fund upgrades to both the
sewer system within Gravelly Beach Road and to the ESTP.

2.1.2 Water

Both Exeter township and Blackwall are serviced by the Exeter Water Reservoir located at the 140m
AHD level at 23 Main Road, Lanena. A DN200 water supply main is available along Gravelly Beach
Road and a DN100 water supply main is located within Glen Ard Mohr Road. Extension of a DN150
water supply main along the Traill Road alignment would service the Blackwall investigation area and
provide redundancy to the Gravelly Beach Road water supply main system.

To this extent, no constraints have been identified within the context of provision of a water supply to
the Blackwall investigation area.

2.1.3 Road

The Blackwall investigation area is serviced by Council maintained roads of Glen Ard Mohr Road on
the western approach and Stony Brook Road and Gravelly Beach Road on the eastern approach. Traill
Road is identified as an informal private access road which services some lots within the investigation
area. Glen Ard Mohr Road becomes a private access road north of the Traill Road intersection and
also provides access to lots further north. The road reserves of the series of roads that form the local
road network are contiguous (i.e. connected) but are unconstructed at this time.

The Traffic Study suggests that Glen Ard Mohr Road be connected to Gravelly Beach Road, generally
following the alignment of Traill Road. Traill Road, once it leaves Glen Ard Mohr Road, is in a 10m wide
reservation east of the electricity transmission corridor where it does a sharp dogleg around the
southern extremity of 185 Gravelly Beach Road. The lower section of the Traill Road reserve through
to Gravelly Beach Road is unconstructed but has been widened on the southern side by the acquisition
of a 4m strip from the titles of 161 Gravelly Beach Road and 48 Traill Road. The final section of the
road reserve, located between the residential properties of 175 and 177 Gravelly Beach Road is 14.1m
in width with both houses close to the reserve boundary where there is an approximate 4.0m offset to
the dwelling located at 177 Gravelly Beach Road and an approximate 2.1m offset to the dwelling located
at 175 Gravelly Beach Road.

As a through road between Exeter and Gravelly Beach, Traill Road will act as a collector road attracting
traffic from Gravelly Beach and communities further north, conveying them directly to the Exeter
township for access to the schools and shops. This road access will provide a more direct and
convenient access road than the existing road link to Main Road from Gravelly Beach Road, south of
the township. The road will also provide direct frontage to new lots within the investigation area along

5 Environmental Protection Notice No. 498/2.
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its alignment as well as any new courts constructed off it and will provide a convenient route for school
buses.

The recommended road width for a connecting road would be an 8.9m wide pavement within an 18m
wide (road) reserve or a 20m wide road reserve where it incorporates a shared walking and cycling
path and potential avenue landscaping. Future road widening could be achieved at the time of
subdivision through Section 108 of the Local Government (Building and Miscellaneous Provisions) Act
1993 (‘LGBMP’) along with a road diversion to improve the road alignment at the dogleg adjacent to
the isolated house at 185 Gravelly Beach Road.

Although not specifically identified within the Traffic Study, further opportunity exists to provide a shared
pedestrian and cycling link between Traill Road and Annears Road to the south which would provide
improved pedestrian and cycling permeability and connectivity within Blackwall and the broader
Gravelly Beach area. The link would require utilisation of an approximate 5m wide road casement
which extends perpendicularly from the Traill Road casement in a southerly direction (between 46 Traill
Road to the west and 48 Traill Road to the east) for a distance of approximately 183m to the north-
western corner of 36 Annears Road. A strip of land would need to be acquired or applied with an
appropriate easement or right of way across either 36 or 39 Annears Road to complete the link between
the Traill Road (road) casement and Annears Road.

2.2 Development Options

Building upon the Structure Plan, three (3) subdivision development options have been modelled. The
proposed subdivision lot layouts are based on the extension and upgrade of Traill Road to connect Glen
Ard Mohr Road with Gravelly Beach Road as recommended within the Traffic Study. Each subdivision
layout option assumes that the existing General Residential zoned land located at 161 Gravelly Beach
Road will be subdivided off (the new) Traill Road.

Base plans for the study area have been developed to assist in the assessment of the residential
development potential of the land. This base plan includes high resolution aerial imagery, LIiDAR
contours and existing infrastructure (where known). The preliminary layout plans have been prepared
to identify those areas which will be difficult to develop, to form a basic road layout and to determine a
preliminary lot yield. Preliminary layouts are not final designs and are intended to assist in
understanding the constraints to development that exist for the investigation area.

The development options are also based on land contained within the investigation area being rezoned
to Low Density (for all options) and increasing the extent of General Residential zone to the west of
Gravelly Beach Road (in the case of option 3 only).

2.2.1 Option 1 - Lowest Density

The lot layout illustrated in Figure 3 shows a possible lot layout that is based on 0.5ha lots (5,000m?2)
(save for 161 Gravelly Beach Road which is zoned General Residential). The larger lots are capable
of onsite wastewater disposal so that an extension of the reticulated sewer system is not required.
There are four (4) lots created off Stony Brook Road and three short courts (off the new Traill Road) to
provide frontage to lots created from the larger parcels of land. It is assumed that the new roads will
be sealed and provided with kerbing and footpaths but Stony Brook Road and the section of Glen Ard
Mohr Road, north of the intersection with Traill Road, can remain as unsealed roads.

The low density subdivision layout illustrated in Figure 3 creates 67 lots, 14 of which are the General
Residential lots of 161 Gravelly Beach Road, and will require the construction of 1,573m of road,
including three courts.

Exeter Structure Plan - Infrastructure Analysis
June 2026



Figure 3 - concept lowest density lot layout of the Blackwall investigation area.

2.2.2 Option 2 - Low Density

The lot layout illustrated in Figure 4 is based on a Low Density Residential layout with minimum lot sizes
of 0.15ha (1,500m?), with this size being a sufficient area for onsite wastewater disposal (subject to
geotechnical investigation for some sites). As in the lowest density subdivision layout plan illustrated in
Figure 3 (Option 1), 161 Gravelly Beach Road is assumed to be sewered, creating 14 new residential
lots. The increased number of lots will see the construction of the northern section of Glen Ard Mohr
Road to an urban road standard and the provision of 4 new road courts, one of which is off Gravelly
Beach Road. Stony Brook Road will have three new lots accessing from the road with the road capable
of remaining an unsealed road, although with any necessary upgrades to bring the existing road to rural
road standards.

The low-density subdivision layout illustrated in Figure 4 creates a total of 130 lots, 14 of which are the
General Residential lots of 161 Gravelly Beach Road, and will require the construction of 2,372m of
road, including four courts.
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Figure 4 - concept low density lot layout of the Blackwall investigation area.

2.2.3 Option 3 — Mixed Living

The lot layout illustrated in Figure 5 is based on the road layout associated with Option 2 illustrated in
Figure 4. The Mixed Living option has been modified (from the low density option) to increase the area
of General Residential zoned land along Traill Road on the assumption that reticulated sewer is
extended from the existing Gravelly Beach Road system. This density presupposes that there are to
be no new sewer pump stations but the capacity of the existing sewer system, including the pump
stations and the Exeter treatment plant, can be upgraded to service the proposed lot density.

The higher density subdivision layout illustrated in Figure 5 creates 160 lots, 73 of which are General
Residential lots including the previous 14 lots assumed for 161 Gravelly Beach Road, and require the
construction of 2,522m of road, including eight courts.
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Figure 5 - concept mixed living lot layout of the Blackwall investigation area.
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3. West Exeter Investigation Area

The West Exeter investigation area is illustrated in Figure 6.

Figure 6 - aerial map illustrating the spatial extent of the West Exeter investigation area.
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Source: image and base data retrieved from the LIST.

The West Exeter investigation area is identified as a location within the Exeter township that is capable
of accommodating additional industrial or commercial style land uses.

The investigation area is bounded by Frankford Road to the north, the rear of the properties along Main
Road to the east, the Exeter Golf course to the south and a western alignment that approximately
coincides with the crest of a ridge that forms the eastern edge of the Stony Brook catchment. The
investigation area is approximately 34.6ha in area.

The investigation area drains to a small waterway that flows to the southeast, crossing Main Road and
flowing past the ESTP, to ultimately discharge into the Tamar River in Lanena. The waterway extends
north of the precinct, crossing Frankford Road to drain a portion of the Exeter Showground and Cycling
Track site on the northern side of Frankford Road. This waterway is un-named but is referred to for
convenience as Biloo Creek in this report (due to its proximity to Biloo Street). It is part of the public
drainage system managed by Council as it drains a number of properties and public roads via the
established public drainage system.

The single largest title within the precinct is 55 Main Road which is a 25.3ha rural parcel that adjoins
the Council depot site to the north and the Exeter Golf Club to the south. The lot is an internal property
with a driveway access on the northern side that also serves the house (in the same ownership) at 53
Main Road. The lot has been provided with an access strip from Main Road, shaped as a future road
reserve which is located between 45 and 47 Main Road, although this access is currently unused. The
land is predominantly used for grazing, with a small portion used for parking adjacent to the Exter Golf
Club.
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The investigation area comprises Rural Living zoned land to the north, a small section of Local Business
Zone to the north-east (albeit developed with residential dwellings), Light Industrial Zone in the middle
section and Rural zoned land to the south (refer to Table 3).

Table 3 - zone map illustrating the composition of zoning of the West Exeter investigation area and
surrounds.

Investigation Area
Boundary

3

\

General Residential Central Business

Inner Residential Commercial ‘
Low Density Residential Light Industrial

Rural Living General Industrial Major Tourism

Village Rural Port and Marine

Urban Mixed Use Agriculture Utilities

Local Business Landscape Conservation Community Purpose
General Business Environmental Management Recreation

Open Space Future Urban Zone Particular Purpose

3.1 Existing Infrastructure

3.1.1 Sewer

The West Exeter investigation area is partly served by a sewer line located to service the strip of
residences along the western side of Main Road which also provides a connection to the Council works
depot on Biloo Road. In addition, there is a small Council operated pump station that collects leachate
from the former landfill area.
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Extension of the existing sewer main along the alignment of Biloo Creek from the rear of 43 Main Road
is possible, provided that the ESTP has capacity for the additional flows. As for the Blackwall
investigation area, the lack of capacity of the ETSP will be a critical consideration. It should be noted
that industrial or commercial lots are generally assumed to create more flows than a residential Iot,
unless limited to storage or transport industries which produce lower overall demand for sewer services.

3.1.2 Water

Reticulated water is available along Main Road and Biloo Road with DN100mm mains in both roads
with Frankford Road containing a DN150 main.

3.1.3 Road

The only road within the precinct is Biloo Street that primarily serves the Council Depot, a concrete and
landscape supplier and the Exeter waste transfer station. Biloo Street is not within a formal road
reservation and has a practical maximum (potential road reserve) width of 16.2m due to the extent of a
depot building located on the southern side of the road. The road provides access to seven light
industrial properties, three of which are privately owned, the rest owned by Council.

All traffic to the light industrial precinct enter and exit from Main Road via local road intersection located
between the Exeter public library (57 Main Road) and the Commonwealth Bank (59 Main Road). This
intersection is not provided with a right turn lane from Main Road and a recent traffic count indicates a
weekday average of 696 vehicles movements per day with 20% of these being commercial vehicles,
predominantly from the Council depot site and the adjoining concrete and landscaping supplier.

Frankford Road is an arterial road that has ribbon housing development along it, primarily on larger lots
that are assigned to the Rural Living zone, transitioning to vacant Local Business zoned land at the
intersection with Main Road. The section of road reserve adjoining the investigation area area is
relatively narrow with a typical width of under 16m for the Exeter Showground and Cycling Track
frontage.

3.2 Development Options

Two preliminary subdivision and road layout plans for development have been devised. The preliminary
layout plans been prepared to identify those areas which will be difficult to develop, to form a basic road
layout and to determine a preliminary lot yield. Preliminary layouts are not final designs and are
intended to assist in understanding the constraints to development that exist for the investigation area.

3.2.1 Light Industrial and Low Density Residential

The first option preserves the existing strip of Rural Living zone along the Frankford Road frontage
with a new road extending from Frankford Road connecting to Biloo Street (refer to Figure 7).
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Figure 7 - concept light industrial and low density residential lot layout of the West Exeter investigation
area.

The alignment of the new road generally follows the drainage path that extends from Biloo Creek to
Frankford Road and this alignment could be extended east to join into Main Road south of the Local
Business zoning on the western side of Main Road, as shown in dashed linework (in Figure 7). This
provides for the option of a future truck bypass of the Exeter activity centre, if this is ever required and
also for further development of 55 Main Road. The intent of the connection to Biloo Street is to remove
the necessity for heavy vehicles to turn off Main Road within the heart of the Exeter activity centre.

The interior of 55 Main Road gains access from a narrow driveway on the northern end that is shared
with 53 Main Road which contains a single dwelling. A 13.4m access strip, configured as a road
reservation, is located between 45 and 47 Main Road and is currently unused. The concept plan in
Figure 7 shows this access strip being used for a local road to access a 13 lot, Low Density Residential
subdivision where the minimum lot size of 1,500m? could contain onsite wastewater disposal if
reticulated sewer capacity is not available. This local road will also provide access to the rural balance
of the land or for the future development of the balance, if needed.

The light industrial and low density residential option provides for:
1. Two (2) new Rural Living lots;
2. Four (4) new Light Industrial lots;
3. Provision of commercial vehicle access off Frankford Road;
4. Approximately 328m of new connecting road between Frankford Road and Biloo Street; and
5

Approximately 205m of new residential road court.

3.2.2 Light Industrial and Local Business

This second option builds upon the previous light industrial and low density residential option, extending
the area of Light Industrial zoned land to Frankford Road along the proposed connecting road alignment
and extending the connecting road past Biloo Road to join with the new road within 55 Main Road (refer
to Figure 8). This maintains the provision to extend the new road to Main Street along the Biloo Creek
alignment. This option creates additional Local Business and Light Industrial land rather than Low
Density Residential land.
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Figure 8 - concept light industrial and local business lot layout of the West Exeter investigation area.

WESTFRECNCT V2
LOCIL.

SLOGAL EUSNESS EXETER SHOWGROUNDS
SLIGHT INDLSTRAL

LIGHT INDUSTRAL

UGHTINDUSTRIAL

LIGHT INDUSTRAL

EXETERWASTE TRANSFER

The light industrial and local business option provides for:
1. Five (5) new Local Business lots;
2. Nine (9) new Light Industrial lots;
3. Provision of commercial vehicle access off Frankford Road; and
4

Approximately 780m of new road from Frankford Road to Biloo Street and 55 Main Road.
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4. North Exeter Investigation Area

The North Exeter investigation area is illustrated in Figure 9.

Figure 9 - aerial map illustrating the spatial extent of the North Exeter investigation area.
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Source: image and base data retrieved from the LIST.

The investigation area is roughly triangular, located between the West Tamar Highway to the east and
Winkleigh Road to the west which diverge at Exeter, extending north from the current (Exeter) activity
centre boundary to the approximate alignment of Stony Brook where this waterway crosses both roads.
The total area is some 54.5ha and is in four titles, all zoned Rural Living D (refer to Table 4).
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Table 4 - zone map illustrating the composition of zoning of the North Exeter investigation area and
surrounds.

I
Investigation Area
Boundary

Zone Key

General Residential ‘ Central Business

Inner Residential

Low Density Residential ‘ Light Industrial

Rural Living General Industrial

Village Rural

Urban Mixed Use Agriculture Utilities

Local Business Landscape Conservation Community Purpose

General Business Environmental Management Recreation

Open Space Future Urban Zone Particular Purpose

The priority vegetation code extends over the open forest that follows the alignment of Stony Brook and
the low-lying parts of the properties are within the waterway and coastal protection sections of the
Natural Assets Code (refer to Figure 10). The West Tamar Highway has a 100m wide, scenic protection
corridor that starts from the end of the urban 60 km/hr. speed zone, adjacent to 180 Main Road (i.e.
commencing from the 80km/hr speed zone onwards). Main Road becomes the West Tamar Highway
at the change in speed zones.
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Figure 10 - overlay map illustrating the location and spatial extent of the scenic road corridor, waterway
and coastal protection area and priority vegetation area within the context of the North Exeter investigation
area.
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Source: image and base data retrieved from the LIST.

Reticulated water is available from both West Tamar Highway and from Winkleigh Road. However,
sewer which terminates in the adjoining area of General Residential land, is located too high to be
extended further north into the study area.

4.1 Development Option

A minor increase in the Exeter urban area is shown as a draft layout for a possible subdivision of 2435
West Tamar Highway.

The preliminary layout plan been prepared to identify those areas which will be difficult to develop, to
form a basic road layout and to determine a preliminary lot yield. The preliminary layout is not a final
design and is intended to assist in understanding the constraints to development that exist within the
investigation area.
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Figure 11 - concept expanded residential lot layout of the North Exeter investigation area.

The proposed residential development option creates five low density residential lots off Main Road and
a short court off Winkleigh Road to provide access to a further nine lots that adjoin the existing two low-
density zoned lots off Winkleigh Road. The lots relying on Main Road are adjacent to similar lots on the
opposite side of the road and are within the current 60 km/hr speed zone, avoiding an increase in the
ribbon development along Main Road.

All of the proposed lots exceed 1,500m? which is sufficient to contain onsite wastewater disposal and
leave a balance lot of over 12ha. The layout avoids the scenic protection corridor, the priority vegetation
overlay and avoids much of the waterway overlay.

Further residential subdivision of the other lots within the study area is not recommended due to the
constraints presented by the natural and scenic values. The investigation area is also subject to
waterlogging and contains some threatened vegetation communities which are likely to further restrict
development potential.
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S.

Summary

Putting aside the North Exeter Investigation Area, the following key observations are provided with
respect to the Blackwall Investigation Area and West Exeter Investigation Area:

1.

The major constraint to the optimal (or highest yielding) development option for the Blackwall
Investigation Area and West Exeter Investigation Area is the capacity of the ESTP and
associated gravity and pumped reticulated sewer infrastructure.

The ESTP is currently over capacity and receiving average flows (into the system) at a rate that
is considerably greater than flow rates licensed by the EPA.

Unless substantial upgrades occur to the ESTP (including any opportunity to construct a new
treatment plant in an alternative location) and associated reticulated sewer infrastructure,
sustainable residential and commercial growth within Exeter will be stymied.

Land contained within the Blackwall Investigation Area and West Exeter Investigation Area is
in fragmented ownership. Any development of this land in line with the recommended
development options (listed within this report) would benefit from a Specific Area Plan (‘SAP’)
to coordinate the provision of service infrastructure across multiple lots and for the provision of
road connectivity between separate lots. An SAP can also establish alignment of new sewer,
water and stormwater infrastructure as well as road and active transport connectivity (walking
and cycling paths or trails) in addition to providing sequencing of construction (or development)
and equitable sharing of costs (where necessary).
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