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EXECUTIVE SUMMARY 

This report supports the submission of the draft West Coast Local Provisions 
Schedule (WCOLPS) to be submitted to the Tasmanian Planning Commission 
pursuant to s.35(1) of the Land Use Planning and Approvals Act 1993 (the Act) 
for assessment of whether it is suitable for exhibition pursuant to section 35B (4) 
of the Act. 

This document introduces the WCOLPS and provides evidence of compliance 
with the LPS criteria as required by s. 34 of the Act.  

In accordance with s34 of LUPAA, the Supporting Report: 

• Demonstrates compliance with the State Policies; 

• Demonstrates compliance with the Regional Land Use Strategy; 

• Provides explanation of the spatial application of the relevant zones and the 
applicable compliance matters; 

• Addresses the application of the Codes within the WCOLPS; 

• Presents the proposed Specific Area Plans and justification behind these; 

• Advises regarding coordination with adjoining municipal areas; 

• Addresses the safety requirements set out in the standards prescribed by the 
Gas Pipelines Act 2000; and 

• Demonstrates compliance with Schedule 1 of the Land Use Planning and 
Approvals Act 1993. 

The draft WCOLPS does not propose a Particular Purpose Zone or Site-Specific 
Qualifications.  However, two Specific Area Plans (SAPs) are proposed, one for 
Queenstown and the other for Strahan Harbour. These vary the SPPs with 
respect to: 

• setbacks within a defined spatial area of Queenstown; and 

• building heights within two defined spatial areas of Strahan fronting Strahan 
Harbour and Regatta Point. 

The purpose of these SAPS is to retain development controls to protect  
elements of the built form which are not achieved by the SPPs. 

The draft WCOLPS also incorporates the code-applying provisions with respect 
to the C6.0 Local Historic Heritage Code as provided by the transitioning 
provisions of Schedule 6, Clause 8D of the Act. Permitted alterations are made 
to these transitioning provisions. 

In summary, a ‘like-for-like translation’ has been applied from the West Coast 
Interim Planning Scheme 2013 (WCIPS) to the WCOLPS. The modifications 
made are mostly limited to corrections, those required to comply with 
Guideline No.1 or to remain consistent with the WCIPS, and the SPPs. The 
variations to the SPPs are discussed individually within the body of this report.  

The draft WCOLPS can be supported for exhibition as it meets the requirement 
of Section 34 of the Act.
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application. This has been issued by the TPC under section 8A of the 
Land Use Planning and Approvals Act 1993. 
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1.0 Introduction  
 

This report supports the submission of the draft West Coast Council Local Provisions 
Schedule (WCOLPS) prepared and submitted to the Commission under section 35(1) 
of the Land Use Planning and Approvals Act 1993 (the Act) for direction under section 
35B(4) of the Act to place the draft WCOLPS on exhibition.  

This supporting report has been structured as per the Commission’s template, 
(included in Practice Note 61) to respond directly to the criteria of section 34 of the 
Act. The report demonstrates that the WCOLPS meets the LPS criteria as required by 
section 34(2) of the Act, and within the format provided by the TPC.  

 The West Coast Council 
 
Table 1.1: Summary of Municipal Area 

West Coast Council Municipal Area  
Area 9,575km2  
Population 4,162 (Department of Treasury and Finance, 2019) 

 
The population of the municipal area has an historical pattern of 
fluctuating in response to the key economic drivers. 
The current pattern is that of a slow decline in population.  

Key Economic 
Drivers 

Mining 
Tourism (natural environment, adventure and outdoor activities, 
mining heritage) 
 
Supplementary income in recent times, and expected into the 
future, includes renewable energy and aquaculture.  

Natural 
Environment 

• Strong role in the identity of the region 
• Large areas of reserved land (World Heritage Area and 

other)  
Adjoining  
Municipalities 

• Circular Head Council 
• Waratah Wynyard Council 
• Kentish 
• Meander Valley 
• Central Highlands 
• Derwent Valley 
• Huon Valley 

Travel times • 3.5  hours from Queenstown to Hobart 
• 3 hours from Queenstown to Launceston 
• 1.5 - 2 hours to Burnie  

Key characteristics • Isolation; 
• Low population density; 
• Natural values  

Planning 
Instrument 

West Coast Interim Planning Scheme 2013 (WCIPS.) The WCOLPS is a 
‘like for like’ translation of the WCIPS.  Although WCOLPS modifies the 
WCIPS  to resolve errors, omissions and anomalies and the 
incorporated mandatory provisions issued by the State.  

 
 
1 _Practice Note 6 – Preparing draft Local Provisions Schedules (LPSs) for exhibition (revised) 
October 2017 
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 Background  
 
The current planning scheme is the West Coast Interim Planning Scheme 2013 (WCIPS).  

The Tasmanian Parliament passed the Land Use Planning and Approvals (Tasmanian 
Planning Scheme) Act 2015 in December 2015 to establish the legal requirement for 
the Tasmanian Planning Scheme.  

The Tasmanian Planning Scheme will apply to the whole State and will replace all 
planning schemes including the WCIPS. 

The Tasmanian Planning Scheme contains two parts: 

a) The State Planning Provisions (SPPs). 
 
The SPPs provide the following: 
i) common definitions; 

ii) when a permit is required; 

iii) twenty-four (24) zones which may be spatially applied to land, and their 

application, standards and criteria that apply to use or development; 

iv) sixteen (16) codes that may be applied (some mandatory) to use or 

development of land; and 

v) the format and structure for the Local Provisions Schedule.  

 
b) The Local Provisions Schedule (LPS) 

 
The LPS must include: 
i) the maps to demonstrate the spatial application of the zones and overlays; 

ii) any additional maps required to demonstrate the spatial application of any 

overriding or modifying provision (e.g. a Specific Area Plan); 

iii) any list or table required to assist in the application of the SPPs (e.g. list of 

local heritage places); 

iv) any provision intended to modify or substitute SPPs. These are limited and 

must be justified against the specified criteria in the Act; and 

v) any provision within WCIPS which the Minister has directed must be included 

in the LPS.  

 

The SPPs were approved by the (former) Minister of Planning and Local Government 
in March 2016 and have been subsequently amended. The most recent amendment 
made by the current Minister for Planning occurred on 19 February 2020. These 
changes are minor and did not warrant public exhibition of the amended SPPs. 

The WCOLPS has spatially applied the zones of the SPPs in accordance with Guideline 
No 1 – Local Provisions Schedule (LPS) - zone and code application (Guideline 1).  This 
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Guideline has been issued by the Tasmanian Planning Commission under section 8A 
of the Land Use Planning and Approvals Act 1993 with the approval of the Minister for 
Planning and Local Government. 

The Guideline can be viewed at: 

https://www.planning.tas.gov.au/__data/assets/pdf_file/0008/376955/Section-8A-
Guideline-No.-1-Local-Provisions-Schedule-LPS-zone-and-code-application-version-
2.pdf 

The spatial application of zones in the WCOLPS has applied (in most instances) the 
equivalent zone of the WCIPS with some exceptions. The spatial application of zones 
between is discussed in section 5.0 of this report. 

 Process 
 
The LPS process is set out under the Land Use Planning and Approvals Act 1993.  An 
overview of the process can be found at :  

https://www.planning.tas.gov.au/__data/assets/pdf_file/0009/374958/Draft-local-
provisions-schedule-approval-process-flowchart.pdf  

 

 Structure of the Supporting Report  
 
The report  is structured to address all requirements of the section 34(2) of the Act and 
addresses the WCOLPS in a strategic context first including: 

• State Policies; 

• Cradle Coast Regional Land Use Strategy; and 

• Strategic Plans (West Coast Community Plan 2025 and West Coast Council Land 

Use Planning Strategy). 

This is then followed by specific discussion concerning spatial application of zones and 
overlay maps, highlighting any specific changes or differences between the WCOLPS 
and the WCIPS. Finally, the report then addresses any other requirements of the Act 
relevant to the WCOLPS. 

 

  

https://www.planning.tas.gov.au/__data/assets/pdf_file/0008/376955/Section-8A-Guideline-No.-1-Local-Provisions-Schedule-LPS-zone-and-code-application-version-2.pdf
https://www.planning.tas.gov.au/__data/assets/pdf_file/0008/376955/Section-8A-Guideline-No.-1-Local-Provisions-Schedule-LPS-zone-and-code-application-version-2.pdf
https://www.planning.tas.gov.au/__data/assets/pdf_file/0008/376955/Section-8A-Guideline-No.-1-Local-Provisions-Schedule-LPS-zone-and-code-application-version-2.pdf
https://www.planning.tas.gov.au/__data/assets/pdf_file/0009/374958/Draft-local-provisions-schedule-approval-process-flowchart.pdf
https://www.planning.tas.gov.au/__data/assets/pdf_file/0009/374958/Draft-local-provisions-schedule-approval-process-flowchart.pdf
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2.0 State Policies  
 
The WCIPS was declared consistent with the State Policies in 2013. There have been 
no changes to State Policies since that time. The WCOLPS has been prepared to be 
generally consistent with the WCIPS, with changes as required by the Tasmanian 
Planning Scheme (TPS). 

The WCOLPS has been prepared to- 

• Apply the zone most closely correlated to the purpose of the zone that applies in 
the WCIPS, except where: 
o to correct errors, anomalies and/or omissions; 

o there is no zone with a correlated purpose; 

o to satisfy Guideline No.1, zone and code application; or 

o by a declaration made in accordance with Schedule 6 of the Act.  

The State Policies can be viewed at: 

http://www.dpac.tas.gov.au/divisions/policy/state_policies 

 
 State Coastal Policy 1996 

 
The WCOLPS intends to apply the most compatible zoning to that which is in the WCIPS 
to all coastal areas. 

There are no PPZ, SAP or SSQ proposed which attempts to override any part of the 
Tasmanian State Coastal Policy 1996 (TSCP). 

Most of the coastal zone as defined by TSCP (land within 1km of the high-water mark 
of State waters) is proposed to be within the EMZ. 

The purpose of the EMZ is to “provide for the protection, conservation and 
management of land with significant ecological, scientific, cultural or scenic value” 
and is entirely in keeping with the Principles of the TSCP.  

The remainder of the coastal zone within the WCC municipal area will be covered by 
several zones.  These are detailed as follows:  

1. sections of the RZ, largely incorporating privately owned land; 
 

2. residential lots at Granville Harbour and Trial Harbour, reflecting the established 
residential uses of these locations; and 

 
3. settlement area of Strahan. Strahan is the single location in the municipal area 

where significant development occurs along the coastline, including a working 
wharf and rail line. Where possible, the EMZ has been applied along the foreshore. 
There are locations on the foreshore where the EMZ is not appropriate, due to the 
intended future use of the land or continuation of existing land uses. These sites do 
not contain the values listed within EMZ+1 of Guideline  No.1. 

Zoning proposed for these areas include: 

http://www.dpac.tas.gov.au/divisions/policy/state_policies
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• General Residential; 
• Local Business; 
• Port & Marine;  
• Utilities; and 
• Community Purpose. 

Additional zones within the Coastal zone in the area surrounding Strahan will include 
GIZ, RecZ, RZ and RLZ of the SPPs. 

The WCOLPS addresses the required compliance with the outcomes of the Policy in 
the following table. Additional site-specific comments are provided below. 

 
Table 2.1: Tasmanian State Coastal Policy 1996  

1. Natural and cultural values of the Coast shall be protected 

1.1 Natural Resources and Ecosystems 
 
The zoning to be applied (other than the EMZ) is intended to ensure that where 
existing buildings, works and infrastructure exist, appropriate planning controls are 
applied. Each of these sites will, in addition to the proposed zoning, be subject to 
the C7.0 Natural Assets Code, C10.0 Coastal Erosion Hazard, C11.0 Coastal 
Inundation Hazard, and C13.0 Bushfire Prone Areas  Codes, where required in the 
SPPs. The provisions in these codes will support the management of natural 
resources and ecosystems. 

1.2 Cultural and Historic Resources 
 
All development is subject to the Aboriginal Heritage Act 1975. 

1.3 Cultural Heritage  
 
All development is subject to the Aboriginal Heritage Act 1975. 
 
There are properties listed as Local Heritage Places in the WCOLPS which are within 
the coastal area. The proposed zonings do not remove the protection that exists for 
places or items of cultural heritage.  

1.4 Coastal Hazards  
 
Areas subject to significant risk are identified in the relevant codes and respective 
overlay maps except for a small number of developed sites within Strahan. Most of  
the land immediately adjacent to the coast is proposed to be in the EMZ. 
 
The developed sites within Strahan are subject to C10.0 Coastal Erosion Hazard and 
C11.0 Coastal Inundation Hazard codes in the SPPs and have identified risk from 
both inundation and erosion.  

2. Sustainable Development of Coastal Areas and Resources 

2.1 Coastal Uses and Development 
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Most of the coastal zone in the municipal area is within the EMZ, limiting 
development along the coast.  
 
The WCOLPS does not include provisions which would override the Environmental 
Management and Pollution Control Act 1994. 
 
All buildings work and infrastructure would be subject to assessment as per the 
relevant planning instrument.  

2.2 Marine Farming 
 
Marine farming currently occurs within Macquarie Harbour, which is covered by the 
EMZ. Council’s West Coast Community Plan 2025 identifies this use as a potential 
economic driver into the future. Resource development is listed as Discretionary use 
in the proposed zone.  

2.3 Tourism 
 
Tourism is the second largest economic contributor to the WCC region. This includes 
Strahan. Specific consideration has been given in the development of the WCOLPS 
to the interaction between tourism and the coastal zone. The WCIPS contained site 
specific clauses designed to protect the amenity within the coastal zone for 
Strahan. These have been proposed to be transferred into a suitable SAP in the 
WCOLPS, whilst retaining the intended outcomes of the TSCP. 

2.4 Urban and Residential development 
 
Urban and residential development within the coastal zone is allowed for in Strahan, 
Granville and Trial Harbour, due to the proposed WCOLPS spatial application of 
zones as detailed above. 
  
The proposed application of these zones is intended to maintain the compact 
nature of the existing settlements.  
 
The areas within the coastal zone which are intended for urban and residential 
development contain environmentally sensitive areas which include sand dunes, 
native vegetation, waterways both minor (creeks) and major (Macquarie Harbour), 
and landslip areas. The WCOLPS does not include any provision which would 
conflict with the TSCP in the protection of these areas.  

2.5 Transport 
 
Transport infrastructure within the coastal zone is limited to Strahan, and access to 
Granville and Trial Harbour. Additional minor infrastructure provides access to 
isolated coastlines within the municipal area.  
 
No coastal roads or port areas are proposed. The scenic value of coastal roads in 
Strahan are proposed to be protected within the WCOLPS through the application 
of relevant zones, codes and the WCO-S.2 Strahan Harbour Specific Area Plan. 

2.6 Public Access and Safety 
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Public access will not be modified through the proposed WCOLPS. 

2.7 Public Land 
 
The proposed WCOLPS does not include any provisions which are inconsistent with 
the TSCP. 

2.8 Recreation 
 
The WCOLPS does not include any provisions which alter the current recreational 
use of the coastal zone. 

3. Shared Responsibility for Integrated Management of Coastal Areas and 
Resources 

3.1 Shared Responsibility for Management 
 
The WCOLPS is intended to be implemented to retain consistency with the TSCP . It 
provides a statutory method by which the TSCP can be implemented as is 
appropriate at the Local Government level.  

3.2 Institutional Arrangements  
 
These exist separate to the consideration and compliance with the TSCP in the 
WCOLPS.  

3.3 Public Participation and Information 
 
The public will have the statutory notification period to comment on any observed 
lack of compliance with the TSCP. 

4. Implementation, Evaluation and Review 

Compliance with the TSCP is required for the WCOLPS.   
 

2.1.1 Site specific comments with respect to the Policy 
 

 Granville Harbour and Trial Harbour 
 

Additional comment is necessary for Granville Harbour and Trial Harbour, 
where alternative zoning is proposed in proximity to the coastline.  

Granville Harbour and Trial Harbour contain a mix of permanent residences, 
shacks and visitor accommodation (refer to Figures 2.1.1.1(a) and (b)). The 
developed area of each lot is proposed to be zoned LDRZ under the WCOLPS. 
This is the same spatial application as the equivalent LDRZ in the WCIPS. These 
sites have significant natural and cultural values and their sustainable 
development needs careful management. The LDRZ recognises these 
constraints, and the importance of retaining the amenity of the area, without 
creating conflict with the Policy.  
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Figure 2.1.1.1(a): Low Density Residential Zone, Granville Harbour 
 

 

Figure 2.1.1.1 (b)): Low Density Residential Zone, Granville Harbour 
 

 Utilities Zone, Lettes Bay 
 

The WCOLPS includes a change in zoning for CT157422/1, Lettes Bay is 
proposed to be within the UZ. This site is 100m from the coast, and is owned by 
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TasWater, to be utilised for infrastructure provision into the future. This is not 
incompatible with the Policy.  

 

Figure 2.1.1.2: Utilities Zone, Lettes Bay 
 

 Rural Zone, Strahan 
 

The WCOLPS proposes to apply the RZ in the regions around Strahan as per 
the Rural Resource Zone in the WCIPS. 

 Community Purpose Zone, Strahan 
 

WCIPS applies the General Residential zone to PID 5985152 - Strahan Primary 
School. The CPZ will be applied to this property and this is discussed in section 
5.0 of the report. 

The inlet runs right up into the south western corner of the property, and the 
creek discharges at this point. The proposed zoning provides additional 
protection for the coastline, with residential use being removed from the ‘no 
permit required’ category. The area will be under the C10.0 Coastal Erosion 
Hazard Code, C11.0 Coastal Inundation Hazard Overlays, thus all applications 
made for a planning permit will be subject to assessment under these codes. 
The Waterways and Coastal Protection Area is also identified and will require 
assessment against the C7.0 Natural Assets Code.  

These provisions as applicable are considered sufficient to ensure that the 
proposed zoning is compatible with the Policy for this site.  
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Figure 2.1.1.4: Community Purpose Zone, Strahan 
 

 State Policy on Water Quality Management 1997 
 
The SPPs require the mandatory inclusion in the LPSs of the State mapped Waterway 
and Coastal Protection areas in C7.0 Natural Assets Code overlay. The prescribed 
buffer distances contained in the code and shown in the overlay map trigger 
assessment of development that occurs within those mapped areas. The SPPs assume 
compliance with the Policy in the application of the overlay map with associated 
assessment provisions.  

No sites have been identified which require rezoning to maintain compliance with the 
State Policy on Water Quality Management 1997. 

 

 State Policy on the Protection of Agricultural Land 2009 
 
The eleven principles that inform the State Policy on the Protection of Agricultural Land 
2009 relate to the identification of valuable land resources and the matters that can 
be regulated by planning schemes. The  RZ and AZ provisions were developed having 
regard to these principles. Applying these zones requires analysis to determine which 
zone is more appropriate to the WCC municipal area’s rural land resources.  

Guideline No.1 notes that land proposed for the AZ should be based on the “Land 
potentially suitable for inclusion in the Agriculture Zone” as published on the The 
LISTmap. When applying this zone, a planning authority may “also have regard to any 
agricultural land analysis or mapping undertaken at a local or regional level for part 
of the municipal area which: 

1. incorporates more recent or detailed analysis or mapping; 

2. better aligns with on-ground features; or 
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3. addresses any anomalies or inaccuracies in the “land potentially suitable for 

inclusion in the Agriculture Zone layer”. 

Preparation of the WCOLPS included a site-specific analysis of the LIST layer to 
determine whether inclusion in the AZ was appropriate for the sites identified as 
potentially suitable. These are discussed in further detail in section 5 of this report.  

In summary, each site was reviewed, the existing land use, level of capital investment, 
potential connectivity and site-specific limitations were identified. This has resulted in 
no sites being included in the AZ. 

In the majority, the RZ has been applied for the WCOLPS in the same spatial 
application as the Rural Resource Zone in the WCIPS. These are addressed in section 
5 of this report.   

 

 NEPM’s 
 
The current National Environmental Protections (NEPM’s) relate to the following: 

• Ambient air quality; 

• Ambient marine, estuarine and freshwater quality; 

• The protection of amenity in relation to noise; 

• General guidelines for assessment of site contamination; 

• Environmental impacts associated with hazardous waste; and 

• The re-use and recycling of used materials. 

Whilst the NEPMs are not directly implemented through the Tasmanian Planning 
Scheme, the correlations are clear. These include the SPPs on amenity related to noise 
as well as assessment of site contamination.  Applicable zoning in the WCOLPS adds 
additional linkages to the NEPMs (e.g. Environmental Management Zone, 
aquaculture and water quality). 

 Gas Pipeline Act 2000  
 
The proposed zonings in the WCOLPS do not change the intended use of the land, 
nor the intensity of such use. The WCOLPS does not create any provision which is 
contrary to the safety standards prescribed under the Gas Pipelines Act 2000. 
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3.0  Regional Land Use Strategy 
 

 Cradle Coast Regional Land Use Strategy 2010-2030 
 

The draft LPS must be as far as practicable, consistent with the regional land use 
strategy, in this case, the Cradle Coast Regional Land Use Strategy 2010-2030 
(CCRLUS).’This document can be viewed at: 

https://www.planning.tas.gov.au/__data/assets/pdf_file/0011/332984/Living_on_the_
Coast_-_declared_27Oct2011.pdf  

The WCOLPS does not modify the spatial application of the current zoning in the 
WCIPS, except as identified in sections 5, 6 and 7 of this report. The land use outcomes 
intended by the CCRLUS are addressed in context of the WCOLPS, in particular where 
modification between the zone changes apply. 

The WCOLPS proposes modifying the SPP Codes in a limited set of circumstances. In 
addition, two SAPs are proposed.   

Table 3.1 addresses the compliance of the proposed changes with the relevant 
sections of the CCRLUS.  

 

https://www.planning.tas.gov.au/__data/assets/pdf_file/0011/332984/Living_on_the_Coast_-_declared_27Oct2011.pdf
https://www.planning.tas.gov.au/__data/assets/pdf_file/0011/332984/Living_on_the_Coast_-_declared_27Oct2011.pdf
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Table 1.1:  Compliance with relevant sections of CCRLUS 

Implementation 

1.1 – 
1.9  

• Land Use Outcomes for 
Implementation 

• Interactions 
• Statutory status 
• Strategic outcomes 
• Implementation 
• Coordination 
• Continuous improvement  
• Monitoring and Review 
• Public Engagement 

The WCOLPS applies zones and codes as set out by the SPPs and the LP1.0 
Local Provisions Schedule Requirements, providing a coordinated 
approach for use and development. 
 
The zones and codes are adopted in accordance with Guideline 1. 
Generally, the spatial application of zoning is consistent with WCIPS, which 
was prepared in accordance with the CCRLUS.  
 
Any modifications are discussed in detail in the relevant portion of this report.  
 
The WCOLPS does not propose any provisions which alter the stated 
intention of this section of the CCRLUS. 
 

Wise Use of Resources 
2.2 Land Use Outcomes for Wise Use of 

Resources 
The spatial application of the WCOLPS include minor modifications and 
corrections from the WCIPS which have generally no capacity to influence 
the stated strategic outcomes of 2.2.  
 
The code overlay maps would be applied without significant change to the 
similar ones applied by the IPS. 
 
The outcomes of 2.2 are achieved. 
 

2.3 Climate Change 
 
 

The WCOLPS retains a land use pattern as provided under the WCIPS and 
continues to strive for contained and compact settlements within the 
municipal area. 
 
The WCOLPS adopts the SPPs without modification regarding solar access, 
subdivision design, servicing, renewable energy sources and road assets.   
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Additionally, the SPPs zones applied, effectively increasing density 
allowance in the municipal area.  While the WCLOPS introduces two SAPs, 
modifying the setback requirements and building height for an area of 
Queenstown and Strahan (Strahan Harbour and Regatta Point), the 
provisions contained within each of the SAPs will not impact on achieving 
the land use policies of 2.3. 
 
The WCOLPS does not provide for any additional provisions which conflict 
or reduce compliance with 2.3. 
 

2.4 Water Management The quality of waterways and wetlands is considered within C7.0 Natural 
Assets Code.  The Waterway and Coastal Protection area, overlay covers 
an extensive portion of the municipal area. Assessment against this code will 
be triggered where a property subject to new use and development is 
within the protection area.  This is consistent with the land use policies of 2.4. 
 
The Waterway and Coastal Protection area overlay included in the WCOLPS 
has been modified from the ‘Waterways and Coastal Protection Areas 
Guidance Map’ (Guidance Map). The Guidance Map has been modified 
in the preparation of the overlay to exempt assessment against C7.0 Natural 
Assets Code for use and development to a portion of the land areas zoned 
GRZ at Strahan, Rosebery, Zeehan and Trial Harbour. 
 
The Guidance Map was only modified for residential lots where these are 
mostly consumed by the Waterway and Coastal Protection area, as use 
and development, irrespective of its nature would trigger a discretionary 
permit pathway under the Code. 
  
This modification is considered minor and not deemed to substantially 
impact on the quality and health of the waterways of any of the towns’ and 
settlements as these land areas are either developed or are already zoned 
GRZ and LDR under the WCIPS. 
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The outcomes sought by the land use policies are not modified by this 
change. 

2.5 Land The proposed spatial application of zones identifies land for: 
• protection and conservation; 
• economic activity; 
• settlements; 
• community, transport and utility infrastructure; 
• tourism and recreation; 
• primary production. 

 
The absence of the spatial application of the AZ does not indicate a lack of 
recognition of certain land parcels available for farming within the 
municipal area. Instead, it recognises that the parcels of land shown on the 
statewide mapping - “Land Potentially Suitable for Inclusion in the 
Agriculture Zone” is  subject to constraint and are not suitable for inclusion 
in the zone. 
 
The spatial application of zones in conjunction with the implementation of 
the Codes ensures that the WCOLPS is consistent with the land use policies 
of 2.5. 
 

2.6 Air The SPPs considers assessment of use and development that has the 
potential to cause emissions under C9.0 Attenuation Code.  
 
This Code is included in the WCOLPS and achieves compliance with 2.6. 
 

2.7 Conservation A large proportion of the municipal area is subject to formal conservation 
mechanisms. These are reflected in the spatial application of the EMZ. 
 
The spatial application of this zone in the municipal area recognizes land 
that is: 

• of natural conservation value; and 
• declared under the legislation of the Commonwealth and of the 

State of Tasmania. 
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This is consistent with the outcomes sought by 2.7. 

2.8 Coastal Management Wherever possible, the WCOLPS applies the EMZ to the coastline. Where the 
future use of the land is intended to continue in line with the established 
development pattern, and this existing use is not compatible with the EMZ, 
alternative zone is proposed.  This approach is in keeping with the WCIPS. 
These are discussed in detail in the section regarding the State Coastal 
Policy.  
 
The modifications are consistent with the outcomes sought by 2.8.  
 

2.9 Land Use Policies for Cultural and 
Historic Heritage 

The C6.0 Local Historic Heritage Code will incorporate WCO-Table C6.1 -
Local Heritage Places within the WCOLPS as provided by the transitioning 
provisions of Schedule 6, Clause 8D (5) of the Act and the requirement of 
LP1.8.1.   
 
This provides for the continued protection of local heritage places and a 
local heritage precinct for Queenstown consistent with the outcomes 
sought by  2.9. 
 
The Aboriginal Heritage Act 1975 is the primary piece of legislation that 
continues to protect Aboriginal relics. This is also  consistent with the 
outcomes sought by 2.9. 
 

Support for Economic Activity  
3.2 Land Use Outcomes to Support 

Economic Activity 
The spatial application of zones provide opportunity to continue to support 
for economic activity consistent with the outcomes sought by 3.2. 

3.3 Economic Activity and Jobs 
3.3.1 Economic Activity No zoning changes are proposed which result in a smaller area available for 

economic activity. The change with the most potential to impact is that of 
the small increase in the spatial application of the LBZ in Zeehan and Tullah 
consistent with the purpose of the LBZ(see section 5 of the report). This 
change is intended to provide for the intended use of these sites for local 
businesses into the future.  
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3.3.2 Natural Bio-Resource Production The mining and aquaculture industries are to be supported in the proposed 

RZ and EMZ. These carry the existing zonings over (as far as practicable). The 
RZ is applied to land areas for forestry including Future Production Forestry 
Reserve land. 
 

3.3.3 Agricultural Production No land is being zoned to reduce agricultural capacity. The farming areas 
are isolated land clusters and do not form part of a contiguous land base 
for agriculture and often adjoin forestry or the EMZ.  
 
The zones do not result in any increase in potential conflict between 
agricultural practices and other non-agricultural land uses.  
 

3.3.4 Mineral, Construction Aggregate and 
Stone Resource Construction 

The major mining activities in Rosebery and Queenstown are to be within 
the RZ, within which the use class Extractive Industry is listed as Permitted  
Use.  
 
The spatial application of the GIZ  is also provided in Queenstown to support 
the mining industry. 
 

3.3.5 Sustainable Tourism The WCC municipal area includes large areas of reserved land to be 
located within the EMZ. Additional tourism operations within Strahan and 
Queenstown are provided for, and the local amenity which forms part of 
the tourist attraction, are protected in the two proposed SAPs for 
Queenstown and Strahan. 
 

3.3.6  Visitor Accommodation No changes proposed reduce capacity to accommodate Visitor 
Accommodation.  
 

3.3.7 Energy Generation The SPPs are to apply in regard to micro-generation facilities. The WCC 
municipal area is the site of existing and proposed large scale wind farms. 
The zoning proposed for these locations does not interfere with compliance 
with 3.3.7(a) in the promotion of renewable energy generation.  
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3.3.8 Manufacturing and Processing The municipal area has spatially applied the LIZ, GIZ and RZ. These land 
areas provide opportunity for manufacturing and processing. 
 

3.3.9 Business and Commercial Activity The spatial application of zones reflects the hierarchy of business and 
commercial activity as described in the CCRLUS. Queenstown is listed as the 
only site in the WCC municipal area that provides a district business and 
commercial service role. The remainder of the business areas are identified 
generally support the immediate communities that they serve and are 
zoned for this purpose. 
 

3.3.10 Micro-Enterprises The spatial application of zones provides opportunity for home-based 
activities to establish that are small in scale and can be undertaken in 
conjunction with lifestyle opportunities. 
 

Places for People – Livable and Sustainable Communities  
4.2 Land Use Outcomes for Livable and 

Sustainable Communities 
Existing settlements are to be maintained. Given the low development 
pressure, strategic provision for expansion has been deemed as 
unnecessary for residential uses. Zoned areas provide for infill development 
within the currently defined residential areas. 
 

4.3.1 Urban Settlement Areas 4.3.1(g)(xi) 
The transient nature of resource-based activity in Zeehan has been 
recognised. The area does not include any changes in zoning which would 
result in a burden to the community. The intention for Zeehan is that the 
zoning allocations retain the existing capacity within the community. This 
provides capacity for expansion, should it be required, without requiring 
demand for additional infrastructure.   
 
4.3.1(g)(xii) 
The specialist role that Strahan plays within the region is recognised through 
the inclusion of the proposed WCO-S2.0 Strahan Harbour Specific Area Plan  
which protects the amenity and visual presentation of the town, without 
overly limiting development opportunities. These provisions do not limit the 
ability for the town to provide for a permanent resident population.  
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4.3.2 Rural Land The extensive spatial application of the EMZ recognizes land areas with 
cultural and  natural values across the municipal area and in turn protect 
land from inappropriate development. 
 
Residential use is provided by the GRZ, LDRZ and the RLZ.  The WCOLPS sets 
aside more than sufficient land for residential purposes. 
 

4.4 Protecting People and Property The SPPs provide for a range of codes concerned with protecting people 
and property from risk of landslides, bushfire, coastal inundation, coastal 
erosion and site contamination. 
 

4.5  Facilitating access to business and 
community services 

The proposed spatial application of zones within each settlement provide 
for a mix of uses of business and community services.   
 
Several sites across the municipal  area have been zoned from GRZ to CPZ. 
This is consistent with the outcomes intended by 4.5. 
 

4.7 Housing Land – Places to Live The spatial application of the GRZ, LDRZ and the RLZ provide land for a mix 
of housing choices.  The zoned land provides opportunity for new residential 
development within settlements. 
 

4.8 Healthy and Educated Communities The spatial application of the CPZ will continue providing appropriately 
zoned land for education opportunities. 
 

4.9 Active Communities The spatial application of zoning within the settlement provides for 
recreation opportunities and the provision of  facilities to stimulate active 
communities. 
 

Planned Provision for Infrastructure 
5.2 Land Use Outcomes for Integrated Land 

Use and Infrastructure Planning  
The WCOLPS zoning applies Guideline 1 as stated, with the zoning of 
relevant roads to UZ as per UZ1 of the Guideline. 
 
It is also intended to include Anthony Road as a Major Road in the WCO LPS. 
This reinforces the essential role that this road plays in the region as the only 



Page | 25  
 

alternative access from the north, in keeping with the stated Land Use 
Outcomes in 5.2 of the CCRLUS.  
 
Several other sites are also proposed to be moved to the UZ, as per 
Guideline No.1.  
 

5.3 Integrated Land Use and Infrastructure 
Planning 

The spatial application of the UZ in conjunction with the codes of the SPPs 
implements and protects key infrastructure assets. 
 
This is consistent with 5.3.  
 

5.4 Transport Systems – moving freight and people 
5.4.1 Integrated Planning The spatial application of the UZ to all major road infrastructure assets 

throughout the municipal area will ensure that these assets are considered 
in the assessment of use and development. 
 
This is consistent with 5.4.1. 
 

5.4.2 Sea Transport The spatial application of zoning for the municipal  area will not impact on 
the Burnie or Devonport ports for freight movement in import and export 
trade. 
 
The PMZ is applied to the Strahan Harbour which confirms the regional 
importance of this port particularly for resource development, tourism and 
servicing local communities. 
 
This is consistent with 5.4.2. 
 

5.4.3  Air Transport The municipal area has two aerodromes at Queenstown and Strahan that 
provide for air transportation.  The RZ is applied to these land areas 
containing these facilities. 
 
This is consistent with 5.4.3. 
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5.4.4 Road Transport The WCOLPS applies the UZ to all major road freight and passenger transport 
through the municipal  area.  
 
C3.0 Road and Railway Code under the SPPs provides for assessment of use 
and development and its impact on the road network and hierarchy.  
 

5.4.5 Rail Transport The WCOLPS does not impact on any regional rail links to Western Junction 
and Melba for freight movement. 
 

5.4.6 Active Transport The opportunity to improve pedestrian and cycle linkages within settlements 
is achieved through the spatial application of the following zones: 

• GRZ; 
• LDRZ; 
• LBZ; 
• GBZ; and 
• EMZ. 

 
This is consistent with 5.4.6. 
 

5.5 Energy Systems – generation, distribution 
and supply 

The spatial application of the RZ across the municipal area allows 
consideration of commercial-scale renewable energy generation. 
 
The recently approved windfarm at Granville Harbour is for a commercial-
scale renewable energy generation. The RZ is spatially applied to this 
approved use and development. 
 
This is consistent with 5.5. 

5.6 Supply of Water  The GRZ, LBZ or GBZ is not applied to any area that cannot be serviced by 
reticulated mains water under the WCOLPS. 
 
This Is consistent with 5.6. 
 

5.7  Information Technology – moving data, 
information knowledge and services 

C5.0 Telecommunication Code will regulate and provide 
telecommunication network to service the community. 
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This is consistent with 5.7. 
 

5.8 Policies for Waste Management The spatial application of zoning applies the RZ.  This provides opportunity 
for the use class for recycling and waste disposal to be considered under a 
discretionary permit pathway. 
 
This is consistent with 5.8. 
 

5.9 Community Services The CPZ is spatially applied to a number of land areas across the municipal  
area to protect the services and facilities servicing the West Coast Council 
community.  This is consistent with 5.9 
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4.0 Planning Strategies 
 

Two key strategic planning documents have informed the development of the 
WCOLPS.  These are the: 

1. West Coast Community Plan 2025 (the Community Plan); and  
2. West Coast Land Use Planning Strategy (the Land Use Strategy). 

These two documents can be viewed at: 

https://www.westcoast.tas.gov.au/__data/assets/pdf_file/0029/276752/ADOPTE
D-20-October-WestCoastCP2025_FINAL_highres.pdf 

https://www.westcoast.tas.gov.au/__data/assets/pdf_file/0016/276010/West-
Coast-Land-Use-Planning-Strategy-adopted-November-2017.pdf 

The first, the Community Plan, was prepared to meet the requirements of 
Council’s to develop a ten (10) year strategic plan on behalf of the municipal 
area. The Council adopted the Community Plan in October 2015. The 
Community Plan is made under s66 of the Local Government Act 1993. 

The second is the Land Use Strategy, prepared in September 2017, and has a 
specific focus on land use planning.  The Council adopted it in November 2017. 
Some of the recommendations in the Land Use Plan have not be incorporated 
into the draft WCOLPS. 

Table 4.1 considers the Community Plan as required by the LPS criteria.  This is 
considered in context of WCOLPS. 

Table 4.1: Compliance with relevant sections of the West Coast Community 
Plan 2025 
Summary of Community Plan 

Townships and settlements 
recognised in Community Plan, 
these are: 
• Queenstown, Strahan, Zeehan, 

Rosebery and Tullah are the key 
townships 

• Additional settlements of Trial 
Harbour and Granville Harbour 

 

The spatial application of zones is in 
keeping with the established settlement  
hierarchy, as well as the CCRLUS. 
 

Economic drivers: 
• mining, tourism along with 

retail/trade and education and 
training the key sectors. 
Aquaculture also recognised. 

 
Strategy No: 2.1.2, 2.4.3  2.4.4. 

Economic drivers recognised in the 
retention and protection of these land 
uses. 

Create vision for future 
development of the Waterfront 
area  

The proposed Strahan Harbour Specific 
Area Plan recognises the potential 

https://www.westcoast.tas.gov.au/__data/assets/pdf_file/0029/276752/ADOPTED-20-October-WestCoastCP2025_FINAL_highres.pdf
https://www.westcoast.tas.gov.au/__data/assets/pdf_file/0029/276752/ADOPTED-20-October-WestCoastCP2025_FINAL_highres.pdf
https://www.westcoast.tas.gov.au/__data/assets/pdf_file/0016/276010/West-Coast-Land-Use-Planning-Strategy-adopted-November-2017.pdf
https://www.westcoast.tas.gov.au/__data/assets/pdf_file/0016/276010/West-Coast-Land-Use-Planning-Strategy-adopted-November-2017.pdf
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Strategy No: 2.4.5 visual impact use and development 
can have on Strahan. 

The Community Plan highlights the 
geographical isolation of the 
municipality and the reliance on 
the road networks.  
 
Strategy No: 3.2.4 

The supporting report for the WCOLPS 
also recognises these factors. 
 
The importance of the retention of these 
land uses is demonstrated particularly in 
the recommendation for a Major Road 
listing. 
 

Sufficient areas of land are 
allocated to: 
• General Residential; 
• General Business; and 
• Local Business; 

zonings. 
 
Further exploration is required for: 
• General Industrial; 
• Low Density Residential; 
• Light Industrial; and 
• Mixed Use 

zonings.  
 
Strategy No: 2.1.3; 2.1.4. 2.2.3 

The WCOLPS is intended to (as far as 
practicable) transfer the current 
provisions into the new format, whilst 
adapting to the Tasmanian Planning 
Scheme requirements. 

The importance of tourism is 
recognised. 
 
Strategy No: 2.3.2 

The draft LPS includes a SAP intended to 
retain the existing values present within 
Strahan and Queenstown. 

Strengths, weaknesses and threats 
(general) 

The strengths of tourism, mining, 
aquaculture and history are recognised 
in the WCOLPS, in particular in the two 
SAPs proposed for the region.  
 
The weaknesses have been recognised 
through the retention of equivalent 
zones under the SPPs within the business 
centres, allowing existing uses to remain, 
with the potential for increases if 
required as a result of current investment 
in the region (e.g. the windfarms).  
 

Land supply considerations (by 
zones): 
 
• Residential: sufficient.  
• Retail / commercial: some 

changes discussed.  
• Industrial: increase 

recommended.  
• Parks and recreation areas: 

rezoning to reflect land use. 

The proposed WCOLPS aligns with the 
conclusions in section 5 of this report, 
except for industrial land. These 
conclusions were reached 
independently, with a site by site analysis 
of the land, the demand, use and the 
potential future use of each site. 
 
Industrial land requires a more detailed 
analysis. The supply must be flexible and 
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• Rural and agricultural: resolve 
anomalies through TPS 
process.  

 
Strategy No: 2.1.4 

able to be responsive to the fluctuating 
demand which can occur, dependent 
on investment in the drivers within the 
region (generally mining, wind farms and 
aquaculture).  
 

5.0 Zones 
 
Section 8A of the Act provides for the Tasmanian Planning Commission to issue a 
guideline in relation to the preparation of the LPS.  Guideline 1 dated June 2018 
sets out the criteria and instructions for the application of zones in the municipal 
area in the WCOLPS. 

The application of zones must consider Guideline 1 in conjunction with: 

(a) LP1.0 Local Provisions Schedule Requirements of the SPPs; 
 

(b) Transitional provisions under Schedule 6 of the Act made by the Minister in 
relation to specific area plans, particularly purpose zones, site specific 
qualifications and code-applying provisions under Schedule 6 of the Land 
Use Planning and Approvals Act 1993. 

The spatial applications of the zones in the WCOLPS have been applied in 
accordance with the criteria and instructions in Guideline 1 and Local Provisions 
Schedule Requirements of the SPPs.   

The WCOLPS has spatially applied zones to the municipal area in accordance 
with SPPs LP 1.2.1. Additionally, the WCOLPS also differentiates between Rural 
Living A, Rural Living B, Rural Living C and Rural Living D for land to which the Rural 
Living zone applies as per the requirement set out at LP 1.2.2. 

The WCOLPS applies the SPPs zone that most closely corresponds to the purpose 
of the zone used in the WCIPS.  However, some modifications have resulted in 
the draft WCOLPS due to: 

1. an error, omission or anomaly in the spatial application of the WCIPS zone; 
 

2. instructions detailed in Guideline 1 being not consistent with the approach 
taken by the WCIPS; 

 
3. the SPPs containing zones with a purpose that does not correspond to a zone 

under the WCIPS such as the Rural Zone and the Agriculture Zone; or 
 

4. the acceptable solution criteria in a standard in an SPPs Zone would result in 
an outcome different and inconsistent with use and development permitted 
in a zone that applied in the WCIPS.  

The draft WCOLPS does propose two Specific Area Plans with respect to: 

• a variation to setbacks from frontage on land in the GRZ and LBZ in 
Queenstown; and 
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•  a variation to building height as provided for by the LBZ and RZ at Strahan. 

The C6.0 Local Historic Heritage Code will incorporate WCO-Table C6.1 Local 
Heritage Places to the code and include a local heritage precinct within the 
WCOLPS.  This forms part of the transitioning provisions of Schedule 6, Clause 8D 
(5) of the Act and the requirement of LP1.8.1.  Permitted alterations are made to 
these transitioning provisions with respect to street address references or property 
identifiers.  

This provides for the continued protection of local heritage places and a local 
heritage precinct for Queenstown consistent with the outcomes sought by 2.9 of 
the CCRLUS. 

The proceeding discussion provides justification of the modifications made from 
the WCIPS in the draft WCOLPS.  No detailed justification is provided where a like 
for like translation has been applied. 

Each zone available in the SPPs is discussed in the tables below.   

  8.0 General Residential Zone 
  

Comparable 
WCIPS  
 

10.0 General Residential  

Proposed 
WCOLPS 
application  

The same spatial application as the 10.0 General Residential 
Zone in the WCIPS with minor variations. 

Considerations The draft WCOLPS includes all areas zoned GRZ under the 
WCIPS and is applied in the rural settlements and townships 
of: 

• Tullah; 
• Rosebery; 
• Zeehan; 
• Queenstown; and 
• Strahan. 

 
The GRZ is applied in locations that have access to 
reticulated mains water and sewerage system.  This zone is 
not applied to land that is highly constrained by hazards or 
natural values or subject to other impediments preventing 
the intent and purpose of the GRZ. 
 
While the draft WCOLPS slightly reduces the spatial 
application of the GRZ that existed in the WCIPS, this is 
consistent with Guideline 1.  
 
The spatial application of the GRZ is reduced with respect 
to: 

• public land utilised for passive recreational 
opportunities; 

• land used for community facilities that are of a scale 
not suited for retention in the GRZ; 
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• land containing sporting grounds and facilities or the 
like; and 

• land suited for inclusion in the LBZ. 
 
The modifications made to the GRZ are discussed in further 
detail at sections: 
 

• 5.7 14.0 Local Business Zone; 
• 5.20 27.0 Community Purpose Zone; 
• 5.21 28.0 Recreation Zone; and 
• 5.22 29.0 Open Space Zone. 

 
Queenstown Setback and Residential Character 
 
The WCIPS contains a list of roads (cl.10.4.11.1, as defined in 
the Table to A1 WCIPS) within the Queenstown GRZ where 
the setback from a frontage is set to a minimum of 2m. The 
WCOLPS proposes the WCO-S.10 Queenstown Specific 
Area Plan for inclusion of this provision. This is discussed in 
further detail in section 7 of this report. 

 
 

 9.0 Inner Residential Zone 
 
Comparable 
WCIPS Zone 
 

11.0 Inner Residential Zone is not used in the WCIPS 

Proposed 
WCOLPS 
application  
 

9.0 Inner Residential Zone is not applied in the WCOLPS.  

Considerations None 
 
 

 10.0 Low Density Residential Zone  
 
Comparable 
WCIPS Zone 

12.0 Low Density Residential Zone  
 

Proposed 
WCOLPS 
application  
 

The same spatial application as the 12.0 Low Density 
Residential Zone in the WCIPS. 
 

Considerations  None 
 

 11.0 Rural Living Zone 
 
Comparable 
WCIPS Zone 
 

13.0 Rural Living Zone 
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Proposed 
WCOLPS 
application  
 

The same spatial application as the 13.0 Rural Living Zone in 
the WCIPS. 

Considerations The WCOLPS proposes to apply the RLZ to an area of 
approximately 71ha at the northern periphery of Strahan, 
west of Henty Road (refer to Table 5.4.1 and Figure 5.4.1). The 
application of the RLZ is in accordance with RLZ 1(b) in 
Guideline 1. 
 
RLZ 3 (b) requires differentiation between RLZ A, RLZ B, RLZ C 
and RLZ D. 
 
The minimum lot sizes are as follows -  
Rural Living A  1ha 
Rural Living B 2ha 
Rural Living C 5ha 
Rural Living D 10ha 

 
The lot sizes range from approximately 3.0ha to 15ha.  The 
subdivision controls under the WCIPS provided for a minimum 
lot area of 1ha.  However, it is considered that this is not 
practical, and it is therefore reasonable to apply the Rural 
Living C zone to these titles except for Lot 7 where Rural Living 
D is applied (refer to Table 5.4.1). The rationale for this 
differentiation is for the following reasons.   
 
Firstly, the future subdivision potential is significantly 
constrained by access as: 

• other than Henty Road, all road reserves within the 
zone are unmade;  and 

• several lots have no frontage to Henty Road. 
 
Table 5.4.1: Certificate of Titles, Rural Living Zone 
 Certificates of Title 

Tenure 
Area 
(Ha) 

Rural 
Living   Volume Folio 

1 123072 1 Freehold Title 4.07 C 
2 108665 1 Freehold Title 4.13 C 
3 206936 1 Freehold Title 3.95 C 
4 113650 1 Freehold Title 4.02 C 
5 123433 1 Freehold Title 3.99 C 
6 129637 1 Freehold Title 3.50 C 
7 233388 1 Freehold Title 15.50 D 
8 206880 1 Freehold Title 3.44 C 
9 121641 3 Freehold Title 4.06 C 
10 127860 1 Freehold Title 4.04 C 
11 122682 1 Freehold Title 8.22 C 
12 234050 1 Freehold Title 4.12 C 
13 128193 1 Freehold Title 4.04 C 
14 129637 2 Freehold Title 3.94 C 
15 PID 1554507 Freehold Title 4.0 C 
 Total Area 71.01  
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Figure5.4.1: Application of the Rural Living Zone in the 
WCOLPS 

 
Secondly, the land is not in a serviced area for mains water 
supply or sewerage system and will be difficult to meet the 
provisions set out in the RLZ for Rural Living A and Rural Living 
B. 
 
Thirdly, any subdivision will be subject to the SPP codes for 
bushfire hazard management and natural assets (waterways 
and priority vegetation). Subdivision could result in the 
clearing of vegetation and loss of character of the RLZ if the 
Rural Living A or B is applied. 
 
The differentiation applied reflects the existing pattern and 
density of development within the rural living area.  This is in 
accordance with RLZ 3 in Guideline 1. 
 

 
 

 12.0 Village Zone  
 
Comparable 
WCIPS Zone 

16.0 Village Zone is not used in the WCIPS. 
 
 

Proposed 
WCOLPS 
application  

12.0 Village Zone is not applied in the WCOLPS.  
 
 

Considerations None 
 
 

 



Page | 35  
 

 13.0 Urban Mixed Use Zone 
 
Comparable 
WCIPS Zone 

15.0 Urban Mixed Use Zone is not used in the WIPS. 
 
 

Proposed 
WCOLPS 
application  

13.0 Urban Mixed Use Zone is not applied in the WCOLPS.  
 
 

Considerations None 
 

 14.0 Local Business Zone 
 
Comparable 
WCIPS Zone 

20.0 Local Business Zone  

Proposed 
WCOLPS 
application  

• The same spatial application of the 20.0 Local Business 
Zone in the WCIPS is applied in the WCOLPS for Strahan 
with a minor variation.  
 

• Minor reduction in the Local Business Zone at Rosebery 
(see section 5.22 - 29.0 Open Space Zone). 

 
• Spatial application of the 14.0 Local Business Zone in the 

WCOLPS for Zeehan and Tullah. 
 

Considerations The WCOLPS applies the LBZ in accordance with LBZ 1 (b) in 
Guideline 1. The proposed spatial application of the zone 
identifies the established service and business areas in each 
of the settlements of: 
• Strahan; 
• Zeehan; 
• Tullah; and 
• Rosebery. 
 
The spatial application of the zone at Tullah and Zeehan in 
the WCOLPS differs to the spatial application of the 
equivalent zone in the WCIPS.  These are discussed below.  
 
Tullah  
 
The LBZ of the SPPs is proposed to be spatially applied to five 
properties (refer to Figure 5.7.1) at Tullah. The site, containing 
the five properties, is bounded by: 
• Farrell Street to the north; 
• 2 Farrell Street to the east; 
• Central Avenue to the west; and 
• Victoria Street to the south. 

 
The site contains commercial development that is located 
on the main approach to Tullah and is distinctly 
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differentiated from the established residential areas to the 
west and south of the site.  
 

 
Figure 5.7.1: Spatial application of the Local Business Zone 
at Tullah in the WCOLPS. 

The commercial development is the main activity in Tullah 
and contains shops, sports hall, store, post office and public 
amenities. The individual uses are contained in the single 
building which is built across the boundaries of lots identified 
as 1 and 3 in Table 5.7.1 and Figure 5.7.1. This building 
comprises an area of more than 2000m2.  
 
The private property identified as 2 in Table 5.7.1 and Figure 
5.7.1, forms part of the parking and maneuvering areas 
servicing the sports hall and the commercial development 
at the rear of the site. Although it is acknowledged that the 
property identified as 3 in Table 5.7.1 is in separate 
ownership to of the other titles. 
 
Table 5.7.1: Certificate of Titles, Local Business Zone, Tullah  
 Certificates of Title 

Tenure 
Area 
(Ha) Volume Folio 

1 118650 1 Private Parcel 0.39 
2 100219 220 Private Parcel 0.73 
3 

118651 1 
Local 
Government 
Authority 0.58 

4 100219 223 Private Parcel 0.19 
5 

100219 225 
Local 
Government 
Authority 0.06 

  Total Area 1.94 
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The activities established on this site may be categorized, 
‘Business and Professional Services’, ‘Community Meeting 
and Entertainment’, ‘General Retail and Hire’, and ‘Sport 
and Recreation’.  The size and nature of the activities are 
appropriate for inclusion in the LBZ. 
 
The proposed zoning recognises the central hub within 
Tullah that provides a mix of commercial and community 
uses.  The size and scale of the existing buildings are more 
appropriate for inclusion in the LBZ rather than the GRZ.   
 
This area is not listed as a Specialty Centre in the CCRLUS.  
However, the spatial application of the zone is intended to 
protect and retain the opportunity for local business and 
community uses. The intention of the application of the LBZ 
zone is consistent with the purpose of the LBZ 4 in Guideline 
1. 
 
The West Coast Land Use Planning Strategy also recognises 
that the application of the LBZ is appropriate in this instance. 
The West Coast Community Plan seeks through Strategy No: 
2.1.4 to set aside land for commercial development.  
 
25 and 31 Main Street, Zeehan 
 
The properties identified in Table 5.7.2 contain a 
supermarket (lot identified as 1, Figure 5.7.2) and a motel  
identified as 3, Figure 5.7.2). The supermarket has a building 
footprint of approximately 800m2 and services the 
settlement of Zeehan and surrounds.  
 
The motel has a building footprint of less than 2000m2. The 
vacant lot(lot identified as 2 on Figure 5.7.2) is in the same 
ownership as the motel and is zoned consistently with the 
balance. 
 
The spatial application of the zone is in accordance with LBZ 
4 in Guideline 1 with the purpose of protecting and retaining 
the current land uses in this location.  
 
Table 5.7.2: Certificate of Titles Local Business, Zeehan 
 Certificates of Title 

Tenure Area (Ha) Volume Folio 
1 65837 1 Private Parcel 1.17 
2 7942 1 Private Parcel 0.52 
3 48351 60 Private Parcel 0.31 
   Total Area 1.99 

 



Page | 38  
 

 
Figure 5.7.2: Spatial application of the Local Business Zone 
at 25 and 31 Main Street, Zeehan in the WCOLPS 

Strahan Wharf, Regatta Point 
 
This site shown in Figure 5.7.3 contains the Wilderness 
Railway, including tracks and associated buildings. The lot 
identified on parcel 123 Esplanade Strahan is a commercial 
shed with a fuel store and is associated with the Wilderness 
Railway. The site is separated from the properties at 115, 117, 
119 and 121 Esplanade, Strahan by a road reserve.  The 
application of the LBZ is this location is minor and given the 
established uses on the site can be appropriately included 
within this zone. 
 

 
Figure 5.7.3 Spatial application Local Business Zone 
proposed in the WCOLPS at Regatta Point.  
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 15.0 General Business Zone 
 
Comparable 
WCIPS  Zone 

21.0 General Business Zone  

Proposed 
WCOLPS 
application  
 

The same spatial application of the 21.0 General Business Zone 
in the WCIPS is applied in the WCOLPS for Queenstown.  
 

Consideration The GBZ applies to land in Queenstown. The spatial 
application of the zone is listed as a District Activity Centre in 
the CCRLUS and as such is in accordance with GBZ 2(c) in the 
Guideline. 
 

 
 

 16.0 Central Business Zone 
 
Comparable 
WCIPS Zone 
 

22.0 Central Business Zone is not used in the WCIPS 

Proposed 
WCOLPS 
application  

16.9 Central Business Zone is not applied in the WCOLPS.  

Considerations None 
 
 
 

 

   17.0 Commercial Zone 
 
Comparable 
WCIPS Zone 
 

23.0 Commercial Zone is not used in the WCIPS 

Proposed 
WCOLPS 
application  
 
 

17.0 Commercial Zone is not applied in the WCOLPS.  

Considerations None 
 
 

   18.0 Light Industrial Zone 
 
Comparable 
WCIPS  Zone 
 

24.0 Light Industrial Zone  

Proposed 
WCOLPS 
application  
 

The same spatial application of the 24.0 Light Industrial Zone as 
in the WCIPS 
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Considerations Setbacks, Main Street, Zeehan  
 

 
Figure 2.11.1: The spatial application of the Light Industrial Zone 
in the WCOLPS 

The WCIPS contains a specific requirement for development 
along Main Street, Zeehan, to be setback 5.5m from the 
frontage. The proposed setback from a frontage in the SPPs is 
5.5m. 
 
Development along Main Street, Zeehan, on land within the LIZ, 
does not demonstrate a clear pattern, or character that 
requires the retention of a 5.5m setback.  

 
The WCOLPS does not propose any specific measures to retain 
the requirement for a 5.5m setback along Main Street, Zeehan.  
 
There are no variations proposed to the SPPs proposed with 
respect to this matter. 
 

 

   19.0 General Industrial Zone  
 
Comparable 
WCIPS Zone 
 

25.0 General Industrial Zone  

Proposed 
WCOLPS 
application  
 

The same spatial application as the General Industrial Zone in 
the WCIPS 

Considerations 
 

The GIZ in the municipal  area  applies to land at: 
• Strahan (Ocean Beach Road); 
• Queenstown  (North); and 
• Zeehan (Eastern side). 

  

McCrossen, Samuel
Clarify what is meant – does it mean that the IPS and LPS setbacks will be the same, but despite existing setbacks not being consistent with that, no special setback requirements are proposed?
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Setbacks, Henty Road, Zeehan  
 
The WCIPS contains a specific requirement for development 
in the GIZ to be setback 20m along Henty Road, Zeehan.  

 
The SPPs would result in a setback of 10m.  

 
It is noted that this impacts one land title (CT52334/3). The site 
is currently vacant. The 10m setback provision in the SPPs is 
considered adequate to manage use and development on 
the site.  

 
There is no intention to include specific measures to retain the 
requirement for a 20m setback along Henty Road, Zeehan.  

 
There are no variations proposed to the SPPs proposed with 
respect to this matter. 
 

 

   20.0 Rural Zone 
 
Most 
Comparable 
WCIPS Zone 
 

26.0 Rural Resource 

Proposed 
WCOLPS 
application  
 

The same spatial application of the 26.0 Rural Resource Zone 
in WC IPS is applied with some minor modifications proposed.   
 
The WCOLPS proposes to apply the RZ to ‘Future Potential 
Production Forest Reserve’.  
 

Considerations The Rural Resource zone was applied in the WCIPS to land 
outside World Heritage (and other reserves), mining & 
industry and settlement areas. 
 

Future Potential Production Forest Reserve 
 

The land areas legislated as ‘Future Potential Production 
Forest Reserve’ were mostly included in the Environmental 
Management Zone in the WCIPS.  The application of this zone 
is in accordance with RZ 1 of Guideline 1.  This will apply the 
RZ to thirteen (13) properties as identified in Table 5.13.1 and 
Figure 5.13.1. 
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Considerations  

 
Figure 5.13.1: Approximate locations of properties for 
inclusion in the RZ. 
 
Table 5.13.2: Properties listed for inclusion in the RZ in the 
WCOLPS. 

PID 
Certificate of Title 

Zone Area (Ha) Volume Folio 

3427376 171163 2 
Environmental 
Management 82.84 

3388207   0 
Environmental 
Management 533.44 

3387327   0 
Environmental 
Management 3.3367.0551734 

0   0 
Environmental 
Management 18.6936.85469 

0   0 
Environmental 
Management 11.36650.723 

3427368 171163 1 
Environmental 
Management 58.6998.626670 
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3427384 171163 3 
Environmental 
Management 10.3932.062339 

3427392 171164 1 
Environmental 
Management 1094.2328.1523 

3387394   0 
Environmental 
Management 

1747892.861442
5.27 

3388207   0 
Environmental 
Management 

201765.6947196
4.55 

3387466  0 
Environmental 
Management  

248.4932981837.
54 

3388012  0 
Environmental 
Management 14713.42 

3388565  0 
Environmental 
Management 4664.63 

     
 

 Certificate of Title 229187/1 
 
The WCOLPS proposes to apply the RZ instead of the GRZ to 
land identified on Certificate of Title 229187/1 in Zeehan (refer 
to Figure 5.13.2. The site comprises a land area of 
approximately 0.54 ha and is in the ownership of The Public 
Trustee. 
 
The site is heavily vegetated and is otherwise undeveloped.  
The site is not serviced by reticulated mains water or a 
sewerage system.   
 
This does not comply with GRZ 1(b) in Guideline 1.  The site 
was an isolated title zoned GR that is not deemed to be 
serviced land. For this reason, it is recommended that it be 
zoned RZ. 
 

 
Figure 5.13.2: Spatial application of the Rural Zone in the WCOLPS  
 
 
 
 
 
 
 
 

 

McCrossen, Samuel
It appears that PID 3388565 is already listed – so no change required?
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    21.0 Agriculture Zone  

 
Comparable 
WCIPS Zone 
 

26.0 Rural Resource Zone 

Proposed 
WCOLPS 
application  
 

The Agriculture Zone is not used in the draft WCOLPS. 

Considerations The spatial application of the Agriculture Zone (AZ) is derived 
from the ‘Land Potentially Suitable for Agriculture Zone’ layer 
(refer to as the mapping) published on the list as per AZ 1 in 
Guideline 1. 
 
The mapping published on theLIST excluded most of the 
municipal area due to the extensive reserve areas.  However, 
the mapping identified six areas within the municipality for 
inclusion in the AZ. These are as follows: 
 

1. Heemskerk Road; 
2. Duck Creek, Granville Farms; 
3. Henty Road; 
4. Stella Bend; 
5. Strahan; and  
6. Macquarie Heads Camping Ground. 

 
Of the six areas, the mapping identified on Areas 2 and 5 are 
marked as unconstrained and as suitable for the inclusion in 
the AZ. 
 
The remaining Areas, 1, 3, 4 and 6, contains land identified as 
Potentially Constrained Criteria 2A, 2B or 3.  
 
AZ 3 in Guideline 1 prompts further investigations with respect 
to inclusion into the AZ, having regard to: 
 
a) existing land uses on the title and surrounding land; 
b) whether the title is isolated from other agricultural land; 
c) current ownership and whether the land is utilised in 

conjunction with other agricultural land; 
d) the agricultural potential of the land; 
e) any analysis or mapping undertaken at a local or regional 

level consistent with the CCRLUS. 
 
The application of zoning of Areas 1, 3, 4 and 6 is discussed in 
the context of AZ 3 in Guideline 1.  
 
AZ 6 (e)in Guideline 1 also allows consideration of applying 
an alternate zone to land if: 
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i. the land has limited or no potential for agricultural use 
and is not integral to the management of a larger farm 
holding that will be within the Agriculture Zone; 

ii. there are significant constraints to agricultural use 
occurring on the land; or  

iii. the Agriculture Zone is otherwise not appropriate for 
the land. 

 
The application of zoning of Areas 2 and 5 are discussed in 
context of the criteria set out at AZ 6 (e). 
 
Area 1: Heemskerk Road, Granville Harbour 
 

The area is identified in the mapping as Potentially 
Constrained Criteria 2B and comprises four regular shaped 
parcels of land identified with a combined land area of 
approximately 368 hectares (refer to Table 5.14.1 and Figure 
5.14.1).  
 
Table 5.14.12: Certificate of Titles, Heemskirk Road, Granville 
Harbour 
 
Certificates of Title  

 
Result Area (Ha) Volume Folio 

111147 3 Potentially Constrained 
(Criteria 2B) 151.04 

111147 2 Potentially Constrained 
(Criteria 2B) 72.00 

241623 1 Potentially Constrained 
(Criteria 2B) 72.74 

111147 1 Potentially Constrained 
(Criteria 2B) 73.10 
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Figure 5.14.1: Area 1, Heemskirk Road, Granville Harbour  

The site has limited to no connectivity with other agricultural 
land. The agricultural potential is very low. 
 
For these reasons, the draft WCOLPS proposes the spatial 
application of the RZ to these titles.  This is consistent with AZ 
3 in Guideline 1.  
 
Area 2: Duck Creek, Granville Farms 
 
The site is owned by Granville Farms, and is the subject of a 
permit for a large wind farm. Certificate of Title 169901/2 has a 
mining lease, comprising an area of 832 ha, over this title. The 
Granville Farms is identified in PID 3429136.  The titles identified 
on the mapping belong to PID 3429136. 
Table 5.14.2: Certificates of Title, Area 1,Duck Creek, Granville 
Farms 
Certificates of Title  

 
Result 

Area 
(Ha) Volume Folio 

166501 1 Unconstrained 29.96 
169901 2 Unconstrained 1220.73 
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Figure 5.14.2: Area 2, Duck Creek, Granville Farms 

Significant investment is being made to the property 
identified in PID 3429136 with respect to the wind farm.  
 
The draft WCOLPS proposes the application of the RZ to these 
titles.  This is consistent with AZ 6 (e) in Guideline 1.  
 
Area 3: Henty Road 
 
Area 3 contains a quarry and the landscape is significantly 
modified. It is largely cleared and each in separate private 
ownership. The Ocean Beach Conservation Area is 
immediately to the west of the identified titles (refer to Table 
5.14.3 and Figure 5.14.3).   
 
While all titles have small areas suitable for grazing, the 
balance of the land area is densely vegetated and adjoins 
land area owned by Sustainable Timber Tasmania. The land 
area is isolated agricultural land. 
 
A dwelling is established on the land identified on Certificate 
of Title 128379/1. 
 
The agricultural use is limited to the identified titles. 
 
The draft WCOLPS proposes the application of the Rural Zone 
to these titles.  This is consistent with AZ 3 in Guideline 1. 
 
Table 5.14.3: Certificate of Titles, Area 3, Henty Road 
Certificate of 
Titles   

Volume Folio Result Area 
(Ha) 

239011 1 Potentially Constrained 
(Criteria 2B) 80.79 
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102052 1 Potentially Constrained 
(Criteria 2B) 78.50 

123246 1 Potentially Constrained 
(Criteria 2B) 35.55 

209584 1 Potentially Constrained 
(Criteria 2B) 26.78 

208613 1 Potentially Constrained 
(Criteria 2B) 74.41 

128379 1 Potentially Constrained 
(Criteria 2B) 

125.4
2 

 

 
Figure 5.14.3 Area 3, Henty Road 

Area 4: Stella Bend 
 
Area 4 comprises privately owned lots ranging in area from 
around 7.0ha to almost 71ha (refer to Table 5.14.4 and Figure 
5.14.4) and is located to the east of Henty Road at a locality 
known as Stella Bend. Access to the titles is reliant on the 
established vehicle track off Henty Road as the titles do not 
have frontage to a road reserve that is maintained by a road 
authority.  
 
The land identified on Certificates of Title 130655/4 and 
108935/1, outside of the mapped area, both contain a single 
detached dwelling.  There are not any dwellings established 
within the mapped area. 
 
Manuka River and Porteus Creek traverse the mapped area 
and other than a cleared section of land, the lots are densely 
vegetated.   
 
 
The mapped area does not appear to be used for any 
intensive form of agriculture.  In addition, the SPP Code C7.0 
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Natural Assets Code would be not be applicable to this land 
area if it is zoned Agriculture.  

 
The draft WCOLPS proposes the application of the Rural Zone 
to these titles.  This is consistent with AZ 3 in Guideline 1.  
 
 Table 5.14.4: Certificate of Titles, Stella Bend 

Volume Folio Result Area 
(ha) 

247751 3 Potentially Constrained 
(Criteria 2B) 7.20 

108935 1 Potentially Constrained 
(Criteria 2B) 14.66 

201942 1 Potentially Constrained 
(Criteria 2B) 18.46 

225094 1 Potentially Constrained 
(Criteria 2B) 7.20 

209994 1 Potentially Constrained 
(Criteria 2B) 7.35 

248841 1 Potentially Constrained 
(Criteria 2B) 7.34 

206173 1 Potentially Constrained 
(Criteria 2B) 7.02 

247751 2 Potentially Constrained 
(Criteria 2B) 70.89 

247751 1 Potentially Constrained 
(Criteria 2B) 21.57 

 
 
 
 

 
Figure 5.14.4  Area 4 Stella Bend 

 
Area 5: Strahan 
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Most of Area 5 is Crown Land or Public Reserve and adjoins 
the Strahan Aerodrome. 
 
Much of the area is identified in the Investigation Areas for 
the Coastal Inundation Hazard Band. Four lots at northern tip 
(Sarson Close) are developed or constrained by residences.  
 
Table 5.14.5: Certificate of Titles, Strahan 
Certificates of Title   
VOLUME FOLIO Result Area (Ha) 
154401 6 Unconstrained 1.03 
202067 3 Unconstrained 7.41 
138766 1 Unconstrained 0.04 
138766 2 Unconstrained 0.07 
202066 3 Unconstrained 7.41 
154401 7 Unconstrained 0.92 
154401 9 Unconstrained 0.98 
154401 5 Unconstrained 1.40 
203952 5 Unconstrained 0.18 
203951 3 Unconstrained 0.18 
246158 2 Unconstrained 0.13 
203954 6 Unconstrained 0.18 
203950 2 Unconstrained 0.18 
168540 1 Unconstrained 36.56 

 
The large at the heart of the mapped area comprises an 
area of approximately 450ha and is in the ownership of 
Crown Land.  There is a gravel pit located on this land (Mining 
Lease 10M/2004).  There was a gravel pit on this land (Mining 
Lease 7M/1989) covering an area of 9ha but this expired on 
1 June 2001. 
 
Two lots at the south-eastern tip are privately owned 
(CT202066/3 
and CT202067/3). 
 
The mapped area is flanked by the EMZ and Strahan. While 
the flood plain of this mapped area may have been included 
due to the large lot sizes.   
 
The draft WCOLPS proposes the application of the RZ to these 
titles.  This is consistent with AZ 3 in Guideline 1.  
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Figure 5.14.5: :Area 5, Strahan 

Area 6: Macquarie Heads Camping Ground 
 
This title is covered by the Macquarie Heads Camping 
Ground, is owned by the Crown and is identified as 
Potentially Constrained (Criteria 2B). Plantation is located 
immediately to the north of the site.  
 
The site specific analysis determines that the area is not 
appropriate for inclusion in the AZ, as per Criteria 2B, it has 
limited connectivity to agricultural uses. The site is in an area 
of conservation value and the AZ is not considered 
appropriate.  This is consistent with RZ 3 in Guideline 1. 
 
As the land is held in public ownership and is adjacent to 
Ocean Beach Conservation Area, the draft WCOLPS has 
applied the Environmental Management Zone to the site. 
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Figure 5.14.6: Area 6 Macquarie Heads 
 
 

 

   22.0 Landscape Conservation Zone 
 
Comparable 
WCIPS Zone 
 

21.0 Environmental Living Zone is not used in the WCIPS 

Proposed 
WCOLPS 
application  
 

22.0 Landscape Conservation Zone is not applied in the WCOLPS.  

Considerations 
 

None 

 

 

      23.0 Environmental Management Zone 
 
Comparable 
WCIPS  Zone 

29.0 Environmental Management Zone  

Proposed 
WCOLPS 
application  

The same spatial application is applied as per the Environmental 
Management Zone in the WCIPS.   
 

Considerations The EMZ in the WCIPS was applied to National Parks, State Reserves, 
Ramsar sites and makes up around 80% of the land municipal  area .  
The spatial application is in accordance with EMZ 1 in the Guideline 
1.  
 
Under the WCIPS, however, areas of the coastline owned by the 
Crown is zoned Rural Resource. The EMZ is applied to any other public  
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Considerations 

 
Figure 5.16.1: Proposed EMZ in WCOLPS around the coastline of 
Strahan (hatched areas) 

land where the primary purpose is for the protection and 
conservation of such values as per EMZ 1 (e) in Guideline 1. 
 
There is a correction of anomalies (see discussion below) with respect 
to the zoning of public land in the coastal area zoned Rural Resource 
under the WCIPS. Two examples of the Strahan coastline error in the 
WCIPS are shown on Figure 5.16.1 and 5.16.2. 
 

 
Figure 5.16.2: Proposed EMZ in the WCOLPS around the coastline of 
Strahan 
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Private Properties 
 
Several private properties under the WCIPS are zoned Environmental 
Management. Table 5.16.1 lists the properties that are in private 
ownership and are zoned Environmental Management in the WCIPS.  
The thirty-four (34) additional properties, mostly small obscure titles, 
are identified for inclusion in the RZ rather than the EMZ of the SPPs in 
the WCOLPS. 
 

 
Figure 5.16.3: Approximate locations of properties identified in Table 
5.16.1. 
 
EMZ 1 (f) of Guideline 1 allows consideration of private land for 
inclusion within the EMZ where it contains significant values identified 
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for conservation and where the intention is to limit use and 
development. 
 
The majority of the properties are mostly small and less than 1ha in 
area, with some containing buildings or houses.  Out of the thirty-four 
properties, there are four (4) titles that have areas ranging from 3.9ha 
to 13.5ha at Surprise Creek, Macquarie Heads, Pillinger; and Tullah.  
All parcels identified do not exhibit any significant values as required 
by EMZ 1(f) and therefore in accordance with RZ 1 of Guideline 1, the 
RZ of the SPPs is applied to these properties. 
 
Table 5.16.1: Private Properties zoned Rural Zone  

PID 
Certificate of Title 

ZONE Area (Sqm) VOLUME FOLIO 
5990648 102312 1 Environmental Management 42589.21532 
6030809 138380 2 Environmental Management 2291.519233 
6030817 138380 3 Environmental Management 2387.250992 
1909021 138488 1 Environmental Management 1459.880237 
2761903 140991 1 Environmental Management 112272.1159 
5458723 200074 1 Environmental Management 573.600639 
5459646 205747 9 Environmental Management 505.883034 
5459662 205781 5 Environmental Management 793.916763 
5459654 205865 11 Environmental Management 505.881816 
0 206031 1 Environmental Management 1011.159552 
5459603 206072 4 Environmental Management 505.917416 
5459689 206126 1 Environmental Management 376.71128 
5459726 206158 3 Environmental Management 1011.739405 
0 206167 9 Environmental Management 505.598418 
5459638 206334 8 Environmental Management 505.872141 
5459742 206649 11 Environmental Management 506.245904 
5459611 206655 6 Environmental Management 505.928296 
0 206710 2 Environmental Management 991.386627 
5459769 206713 8 Environmental Management 505.853979 
5459785 207055 5 Environmental Management 656.795534 
0 207406 3 Environmental Management 505.208215 
5459750 207438 2 Environmental Management 505.843013 
5459793 207894 4 Environmental Management 38914.52512 
5459777 208476 2 Environmental Management 933.578506 
5990584 210025 1 Environmental Management 57434.03472 
5459697 231675 4 Environmental Management 906.532431 
5459718 231772 3 Environmental Management 906.578838 
0 231877 1 Environmental Management 1011.372206 
5459670 231946 2 Environmental Management 1183.192361 
7781620 239443 1 Environmental Management 135249.6692 
7141332 249039 6 Environmental Management 1017.276296 
7141340 249039 5 Environmental Management 505.950264 
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   24.0 Major Tourism Zone 
 
Comparable 
WCIPS Zone 
 

30.0 Major Tourism Zone was not used in the WCIPS. 

Proposed 
WCOLPS 
application  

24.0 Major Tourism Zone is not applied in the WCOLPS.  

Considerations None 
 

 

   25.0 Port and Marine Zone 
 
Comparable 
WCIPS Zone 
 

31.0 Port and Marine Zone. 

Proposed WC 
LPS 
application  
 

The same spatial application of the 31.0 Port and Marine Zone as in 
the WCIPS  

Considerations None 
 

 

   26.0 Utilities Zone 
 
Comparable 
WCIPS Zone 
 

28.0 Utilities Zone 

Proposed 
WCOLPS 
application  
 

The same spatial application of the 28.0 Utilities Zone as in the 
WCIPS.  

Consideration
s 

The application of the UZ in the municipal area  requires 
modification to reflect Guideline No.1, namely the road and rail 
infrastructure, as well as TasNetworks land. The UZ is applied to the 
road and rail infrastructure as well as individual sites in: 
 

• Tullah 
• Rosebery 
• Zeehan 
• Queenstown 
• Strahan 

 
These are each discussed below. 
 
Anthony Main Road – setbacks 
 
Anthony Main Road (B28) provides the alternative road from the 
north and north west to access the municipal  area . This is an 
important road, and  it is appropriate to treat development along 



Page | 57  
 

this road in the same way that development is treated  along the 
main highway. 
 
Anthony Road is listed as a major road in the WCOLPS. 
 
Roads 
 
The UZ has been applied to all roads and infrastructure as per UZ1 
in Guideline 1.  

 
Queenstown Tourist Railway and TasNetworks Sites 
 
The land associated with the Wilderness Railway (railway reserve 
and corridor) is proposed to be included in the UZ. The major  
TasNetwork sites are also proposed to be included in the UZ  This is in 
accordance with UZ 1 in Guideline 1.  
 

 
Figure 5.19.1 Anthony Road 

 

   27.0 Community Purpose Zone 
 
Comparable 
WCIPS 2013 
Zone 
 

17.0 Community Purpose Zone 

Proposed WC 
LPS 
application  

The same spatial application of the 17.0 Community Purpose Zone as in  
the WCIPS with minor modifications. 
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Considerations The minor modification referred to above impacts on two properties.   
 
The first property is owned by the Department of Education PID 5985152 
and contains the Strahan Primary School. This is zoned as General 
Residential in the WCIPS (refer to Figure 5.20.1).  
 
The second property is the Rosebery Hospital (Certificate of title 
153226/1). This is zoned Rural Resource in the WCIPS (refer to Figure 
5.20.2). 
 
These facilities are appropriate for inclusion in this zone as they serve a 
broader population catchment within the immediate areas they are 
located  within. This is in accordance with CPZ 1 in Guideline1. 

  

 
Figure 5.20.1 Spatial application of the Community Purpose Zone, 
Strahan 

 
Figure 5.20.2: Spatial application of the Community Purpose Zone, 
Rosebery.  
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   28.0 Recreation Zone 
 
Comparable 
WCIPS  Zone 

18.0 Recreation Zone 

Proposed WC 
LPS application 

The same spatial application of the 18.0 Recreation Zone as in  the 
WCIPS 

Considerations The RecZ in the WCIPS area covers: 
 

• Rosebery – Rosebery oval, sports grounds, golf course 
• Zeehan – sports ground 
• Queenstown – sports ground, golf course 
• Strahan – Golf course, sports ground 

 
These sites are proposed to be retained in the RecZ in the LPS.  
 

Queenstown 
 

The land identified on Certificate of Title 156715/1 (refer to Figure 
5.21.1) is owned by the Council.  It contains the skate park, pool 
and stadium. This title was zoned General Residential in the WCIPS. 
The proposed zoning is in accordance with RecZ 1 in Guideline 1.  
 

 
Figure 5.21.1: CT 156715/1, Spatial application of the Recreation 
Zone at  Queenstown 
 
Tullah 
 
The land Identified on Certificate of Title 156725/1 is owned by the 
Council.  This title is the recreation ground and oval at Tullah (refer 
to Figure 5.21.2) and was zoned Rural Resource in the WCIPS.  
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The proposed zoning is in accordance with RecZ 1 in Guideline 1. 
 

 
Figure 5.21.2: CT 156725/1, Spatial application of the Recreation 
Zone at Tullah 
 

 

   29.0 Open Space Zone 
 
Comparable 
WCIPS  Zone 
 

19.0 Open Space Zone not utilised in the WCIPS.  

Proposed 
WCOLPS 
application  

The 29.0 Open Space Zone is applied in the WCOLPS. 

Consideration The WCIPS did not apply the OSZ. Guideline 1 for the SPP provide 
clear requirements for the application of the OPZ.  
 
A comparison of the WCIPS mapping and the land use has been 
completed, and cross referenced against the list of Council 
owned properties.  
 
This section lists the updates to be made to the WCC Zoning maps 
to reflect in Guideline 1. 
 
Tullah 
 
The land identified on Certificate of Title 100219/222 is owned by 
the Council (refer to Figure 5.22.1).  This title contains a park and 
tennis courts.  
 
The proposed zoning is in accordance with OSZ 1 in Guideline 1 
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Figure 5.22.1: Spatial application of the Open Space Zone, Tullah  

Rosebery 
 
The land identified on: 

• Certificate of Title 214770/3 ; 
• Certificate of Title 200614/1; and 
• Certificate of Title 215377/3, 

 
are owned by the Council and contain a skate park, park, and 
park and toilets respectively.  
 

 
Figure 5.22.2:  Spatial application of the Open Space Zone at 
Rosebery 
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These titles were zoned Local Business and General Residential 
in the WCIPS.  The  proposed zoning is in accordance with OSZ 1 
in Guideline 
 
Council Land, Zeehan 
 

 
Figure 5.22.3: Spatial application of the Open Space 
Zone, Main Street Zeehan 

There are two parks at: 
• 121 Main Street (contained on Certificate of Titles 

CT156719/1, 231871/3 and 92743/1); and  
• 106 Main Street (contained on Certificate of Title 

47142/2). 
Both these parks are owned by the Council and were zoned 
GRZ and LBZ respectively. The proposed zoning is in 
accordance with OSZ 1 in Guideline 1 
 
The OPZ  will also be applied to the following: 

• 117 Main Road, Zeehan (Certificate of Titles 240307/1, 
240308/1; 240503/1); and 

• 119 Main Road, Zeehan (PID 7248543) (refer to Figure 
5.22.2). 
 

This land is owned partly owned by Council and the Department 
of Education and is a standalone skate park within Zeehan.  
 
While the property at 119 Main Road, Zeehan is owned by the 
Department of Education, a split zone will be applied to the 
portion of land area containing the skate park.  It is recognised 
that the  skate park holds great importance to the community, it 
is not a major infrastructure facility that supports organised 
recreational use in Zeehan. The spatial application of this zone is 
not contrary to OSZ 4 in Guideline 1 and can be supported. 
 

 



Page | 63  
 

Queenstown 
 
The following titles are owned by the Counci 
(refer to Figures 5.22.4 and 5.22.5)l: 

• PID 5872617 Cutten Street, Queenstown; 
• Certificate of Title 156714/1  Hedley Faulds Memorial Park; 
• PID 5874399 Certificate of Title 16032/2 , 2 Driffield Street, 

Miners Memorial; and Certificate of Title 156727/1, Conlan 
Street, Queenstown. 

 
The proposed zoning is in accordance with OSZ 1 in Guideline . 
 
Conlan Street, Queenstown  
 

 
Figure 5.22.4: Spatial application of the Open Space Zone, 
Cutten Street and Hedley Faulds Memorial Park, Queenstown 

 
Figure 5.22.5: Spatial application of the Open Space Zone, 
Conlan Street, Queenstown 

The land identified in Certificate of Title 156727/1 is owned by the 
Council. The entire title  is covered by vegetation and is zoned 
GRZ in the WCIPS. 
The  proposed zoning is in accordance with OSZ 1 in Guideline 1. 
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   30.0 Future Urban Zone 
 
Comparable 
WCIPS Zone 
 

No comparable zone in the WCIPS. 

Proposed 
WCOLPS 
application  

30.0 Future Urban Zone is not applied in the WCOLPS. 

Considerations None 
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6.0 Codes  
 

The SPP’s section LP1.7 and Guideline No.1 provide the requirements of Codes 
and the Code mapping should be applied in each municipal area. Section LP1.8 
of the SPPs provides the requirements for how code lists in tables are to be 
populated. All codes are discussed below. 

 

  C1.0 Signs Code 
 
SPP 
Requirement 

There are no overlays application to the operation of the Signs 
Code. 
 

Comparable 
WCIPS 2013 
Zone 

E7  Signs Code 
  

 

Code 
Application  

The WCOLPS will apply C1.0 Signs Code. 
 

 

 C2.0 Parking and Sustainable Transport Code 
 
SPP 
Requirement 

LP 1.7.1 
 
If the municipal  area has a: 

(i) pedestrian priority street for; or 
(ii) parking precinct plan within. 

 
Its municipal  area, the WCOLPS must contain an overlay map. 

Comparable 
WCIPS 2013 
Code 

E9  Traffic Generating Use and Parking Code 
  

 

Code 
Application  

The C2.0 Parking and Sustainable Transport Code and associated 
Guidelines enable the identification of an overlay map as per 
1.7.1. 
 
The WCOLPS does not intend to include either of these overlays. 
Development in the region is limited, with all settlement areas 
having permanent reliance on car travel as the main, if only, 
realistic transport mechanism.  
 
A review of settlement areas does not identify any locations which 
align with the Objective of C2.7.1 Parking Precinct Plan in the SPPs, 
outside that which is provided in the unmodified Code.  
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 C3.0 Road and Railway Assets Code 
 
SPP 
Requirement 

LP 1.7.2 
 
Where a part of the municipal area is reserved or allocated for the 
purpose of: 

(i) A future major road; or 
(ii) A future railway, 

 
the WCOLPS must contain an overlay showing the reservation or 
application for the purposes of this Code. 
 

Comparable 
WCIPS 2013 
Code 

E9  Traffic Generating Use and Parking Code 
  

 

Code 
Application  

The Code allows for: 
• other major roads to be identified and listed; 
• future major road and railway locations to be protected via 

the insertion of an overlay map 
in order to retain the stated Purpose of the Code (C3.1.1 and 
C3.1.2). 
 
No future major road or railway locations have been identified, nor 
are they likely to be in the future, without extensive development 
in the region, which is not expected. 
 
The region does contain one road which provides the single 
alternative access to the north and north west of the State.  
 
Anthony Road is intended to be included in WCO-Table C3.1 
Other Major Roads in order to recognise and protect the 
significant role played by this alternative route.  
 

 

 C4.0 Electricity Transmission Infrastructure Protection 
Code 

 
SPP 
Requirement 

LP 1.7.3 
 
Each LPS must contain an overlay map for the application of the 
Electricity Transmission Infrastructure Protection Code, produced 
by TasNetworks showing: 

(i) A communications station buffer area; 
(ii) An electricity transmission corridor; 
(iii) An inner protection area; 
(iv) A subtstation facility; 
(v) A substation facility buffer area. 

 
Comparable 
WCIPS 2013 
Code 

Not Applicable  The WCIPS did not include an electricity 
transmission infrastructure protection code 
equivalent. 
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Code 
Application  

The Electricity Transmission Corridor has been mapped for inclusion 
as an overlay within the WCOLPS.  
 

 

 C5.0 Telecommunications Code 
 
SPP 
Requirement 

There are no overlays applicable to the Telecommunications 
Code. 
 

Comparable 
WCIPS 2013 
Code 

E8  Telecommunication Code 
  

 

Code 
Application  

To be adopted as per the SPPs. C5.0 Telecommunications Code 
has no requirement for mapping.  
 

 

 C6.0 Local Historic Heritage Code 
 
SPP 
Requirement 

LP 1.7.4 
 
If a municipal  area has a: 

(i) Local heritage landscape precincts; 
(ii) Local heritage precincts; or 
(iii) Places or precincts of archaeological potential, 

 
The WCOLPS must include an overlay. 
 

Comparable 
WCIPS 2013 
Code 

E5 Local Heritage Code 
  

 

Code 
Application  

The Local Heritage Code applies to development only. It does not 
apply to places on the Tasmanian Heritage Register (THR). 
 
Local heritage precincts are proposed. No significant trees are 
identified in the WCOLPS.  
 
The local heritage places and local heritage precincts 
(conservation areas) listed in the WCIPS are being transferred in 
the application of this Code. 
 
Transitioning of existing heritage lists is addressed in the Minister’s 
Advisory Statement - Transitional Arrangements for Existing 
Provisions, 23 June 2017 and is subject to the transitional provisions 
under Clause 8D, Schedule 6 of the Act 
 
The heritage places and local heritage precincts are listed for 
inclusion in the WCOLPS at Table WCO-Table C6.1 Local Heritage 
Places and WCO-Table C6.2 Local Heritage Precincts. 
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 C7.0 Natural Assets Code 
 
SPP 
Requirement 

LP 1.7.5 
 
LPS must contain an overlay map showing in the municipal 
area land identified is: 
 
(a) Future coastal refugia; 
(b) Waterway and coastal protection; and  
(c) Priority vegetation. 

 
Comparable 
WCIPS 2013 
Code 

E3 Clearing and Conversion of Vegetation Code 
E10 Water and Waterways Code 

 
 

Code 
Application  

The Code applies to any development on land within the: 
 
(a) Future Coastal Refugia Area, taking account of possible 

landward retreat as a result of predicted sea level rise; 
 

(b) Waterway and Coastal Protection Area, within the 
relevant distance from a Class 1 to 4 watercourse, 
wetland, lake or the coast as shown in Table C7.3. (This 
does not include piped watercourse or a piped drainage 
line); and 

 
(c)  Priority Vegetation Area, but only applies to the RLZ, RZ, 

LCZ, EMZ, CPZ, RZ, OSZ and GRZ and LRZ with respect to 
subdivision only. 

WCOLPS 
Considerations 

Waterway and Coastal Protection Area 
 
The West Coast municipal area contains land shown on the 
Waterway and Coastal Protection Area Guidance Map 
prepared by the DPIPWE and published on theLIST.   
 
The code application criteria is set out at NAC3 (a), (b),(c) 
and (d) of Guideline 1. NAC3 (a) and (d) are most applicable 
to the municipal area which allow for modifications to the 
guidance map with respect to:  
 
(a) anomalies or inaccuracies in the guidance map; and 
(d) existing development, particularly within urban areas. 
 
Therefore the waterway and coastal protection area 
guidance map was reviewed in context of this criteria and 
modifications are recommended to residential areas in the 
municipal area. 
 
Most lots zoned GRZ in the main towns and settlements are 
subject to the Waterway and Coastal Protection Area.  The 
residential areas of towns and settlements are mostly 
developed for single detached dwellings and associated 
outbuildings. Visitor accommodation and some non-



Page | 69  
 

residential uses are interspersed throughout these areas.  An 
application for a planning permit made to the planning 
authority is most likely to be for an outbuilding or an extension 
to an existing dwelling within the residential areas of 
settlements and towns.  
 
The guidance map applies a buffer to a waterway 
dependent on its class.  Table C7.3 of C7.0 Natural Assets 
Code, however, instructs that a Class 1, 2 or 3 waterway is 
treated as a Class 4 watercourse where it is within or adjoining 
the GRZ, LDRZ and RLZ. The protection area and the buffer on 
either side of a waterway is reduced to 10m (measured from 
the highest point of the bank). 
 
Therefore, a class 1 stream such as the Queen River, 
Queenstown is treated as it was a class 4 waterway.  This 
means that the required protection area is reduced to 10m 
buffer on either side of the waterway irrespective of its class. 
 
In examining the length of the waterways, many of the lots on 
land zoned within the settlement and subject to the overlay, 
particularly in the GRZ or LDRZ fall within this protection area. 
Any planning permit application for residential use within the 
protection area will trigger the Code C7.0 and a discretionary 
permit assessment pathway for use and development that is 
usually a ‘No permit Required’ use class under the GRZ and 
the LDRZ is likely.   
 
The established residential development within all the 
settlements have intruded upon the waterways. Dwellings 
and outbuildings on lots subject to this protection area are 
largely developed although there are a few vacant lots. New 
development will be able to locate outside of the protection 
area, however, there are some circumstances in the 
residential areas where the protection area would entirely 
engulf an individual lot if the overlay is not modified. This is 
considered to burden unnecessarily an applicant seeking a 
planning permit to construct and outbuilding with not any 
substantial gain for minimising impact on water quality.  
 
The Code C7.0 will not apply to land identified on Waterway 
and Coastal Protection Area Guidance Map as modified to 
eliminate the protection area or reduce the buffer distance 
of rivers and creeks traversing the residential areas.  The 
modified overlay in relation to residential areas is contained 
in Attachment A. 
 
The WCOLPS will contain an overlay map in accordance with 
the LP 1.75 (a) derived from the Waterway and Coastal 
Protection Area Guidance map prepared by DPIPWE and 
published on theLIST.  This shows the location of the waterway 
and protection areas for the application of the Code C7. 
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Future Coastal Refugia 
 
The West Coast municipal area contains land shown on the 
Future Coastal Refugia Area Guidance Map prepared by 
DPIPWE and published on the LIST to be land required as 
future coastal refugia. 
 
The application of the Future Coastal Refugia overlay has 
been applied in accordance with the requirements in 
Guideline 1. 
 
Priority Vegetation 
 
The West Coast municipal area contains land on which there 
is priority vegetation in accordance with the requirements of 
LP 1.7.5 (c) and (d).   NAC 7,8, 9, 10, 11 and 13 for application 
of the Code for land zoned GR, LDRZ, RLZ, RZ, LCZ, EMZ, UZ, 
CPZ, RecZ and OSZ. 
 
Priority vegetation areas have been identified in accordance 
with the data and methodology for priority vegetation areas 
prepared for the region as part of the Regional Ecosystem 
Model and Priority Vegetation Layers by Natural Resource 
Planning Pty Ltd, February 2018. 
 
The Regional Ecosystem Model for identification of priority 
vegetation areas has been applied in accordance with 
Guideline 1.  The priority vegetation areas shown on the 
unmodified maps (raw data) is not shown on the overlay 
maps for the following zones: 

• Local Business Zone; 
• General Business Zone; 
• Light Industrial Zone; 
• General Industrial Zone; and 
• Port and Marine Zone. 

 
The applied model is consistent with the State-wide approach 
to application of the C7.0 Natural Assets Code.  
 
Accordingly, the Regional Ecosystem Model is applied to the 
full extent of priority vegetation areas and is shown on the 
overlay maps. A copy of the Regional Ecosystem Model 
applied is contained in Attachment B. 
 
 

 

 C8.0 Scenic Protection Code 
 
SPP 
Requirement 

LP 1.7.6 
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If the municipal area has an overlay map showing a scenic 
protection area or scenic road corridor, the LPS must contain an 
overlay map showing the scenic protection area or scenic road 
corridor. 
 

Comparable 
WCIPS 2013 
Code 

Not Applicable  The WCIPS did not include a scenic 
protection area or scenic road corridor. 

  
 

Code 
Application  

The WCOLPS will not contain an overlay showing scenic protection 
areas or scenic road corridors.  The Code C8.0 will not apply. 

 

 C9.0 Attenuation Code 
 
SPP 
Requirement 

LP 1.7.7 
 
The LPS may contain an overlay map showing attenuation areas 
for spatial application of the Attenuation Code. 

Comparable 
WCIPS 2013 
Code 

Not Applicable  The WCIPS did not include any attenuation 
areas. 

  
 

Code 
Application  

The WCOLPS will not contain an overlay showing attenuation 
areas.  
  

 

   C10.0 Coastal Erosion Hazard Code 
 
SPP 
Requirement 

LP 1.7.8 
 
The LPS must contain an overlay map produced by the 
Department of Premier and Cabinet showing: 
(a) Coastal erosion hazard areas; and 
(b) Coastal erosion investigation areas, 
for the application of the Coastal Erosion Hazard Code. 
 

Comparable 
WCIPS 2013 
Zone 

E6  Hazard Management Code 
  

 

Code 
Application  

The WCOLPS contains the overlay map as produced by the 
Department of Premier and Cabinet and published on the LIST 
without alteration. 
  

 

 C11.0 Coastal Inundation Hazard Code 
 
SPP 
Requirement 

LP 1.7.9 
 
The LPS must contain an overlay map produced by the 
Department of Premier and Cabinet showing: 
(a) coastal inundation hazard areas; and 
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a. coastal erosion investigation areas, 
for the application of the Coastal Inundation Hazard Code. 
 

Comparable 
WCIPS 2013 
Code 

E6 Hazard Management Code 
  

 

Code 
Application  

The coastal inundation area as indicated on the Coastal 
Inundation Hazard Area Bands 20161201 prepared by the 
Department of Premier and Cabinet identifies coastal inundation 
for the municipal area . 
 
The WCOLPS contains the overlay map as produced by the 
Department of Premier and Cabinet and published on the LIST 
without modification.  This is in accordance with the requirement 
of LP 1.7.9 and CIHC 1 in Guideline No 1 for the application of the 
Code C11. 
 

 

 C12.0 Flood Prone Areas Hazard Code 
 
SPP 
Requirement 

LP 1.7.10 
 
If the planning authority has flood-prone areas for its municipal 
area , the LPS must contain an overlay showing the areas for the 
application of the Flood-Prone Areas Hazard Code.  
 

Comparable 
WCIPS 2013 
Code 

E6  Hazard Management Code 
  

 

Code 
Application  

The flood prone areas identified are outside all settlements 
including Queenstown, Strahan, Zeehan, Tullah, Trial Harbour and 
Granville Harbour. The areas are contained on land zoned 
Environmental Management.   
 
The WCOLPS contains an overlay map showing the flood-prone 
areas as required by LP 1.7.10 and is in accordance with FPHAZ 1 
in Guideline 1. 

 

 C13.0 Bushfire-Prone Areas Code 
 
SPP 
Requirement 

LP 1.7.11 
 
The WCOLPS may contain an overlay map showing bushfire-prone 
areas for the application of the Bushfire-Prone Areas Code. 
 

Comparable 
WCIPS 2013 
Code 

E1  Bushfire-Prone Areas Code (no overlay map). 
  

 

Code 
Application  

The municipal area incorporates bushfire-prone areas. 
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The WCOLPS incorporates the bushfire-prone area overlay 
approved by the Tasmanian Fire Service in accordance with BPAC 
1 in Guideline 1 and the requirement of LP 1.7.11.  This is contained 
in Appendix C. 
 

 

 C14.0 Potentially Contaminated Land Code  
 
SPP 
Requirement 

LP 1.7.13 
 
Each LPS may contain an overlay map showing potentially 
contaminated land for the purposes of the application of the 
Potentially Contaminated Land Code 
 

Comparable 
WCIPS 2013 
Code 

E6  Hazard Management Code 
No potentially contaminated land mapped. 

  
 

WCO LPS 
Considerations  

The Council does not hold an accurate dataset in accordance 
with the standards set in PCLC 1of Guideline 1 of all potentially 
contaminated land.  
 
In absence of an overlay, the Council will be relying on clause 
C14.2 of the SPPs for the application of the Code C14. 
 
The WCOLPS will not contain an overlay map indicating potentially 
contaminated land in accordance with 1.7.13 and PCLC of 
Guideline No 1 for application of Code C14.  
 
  

 

 C15.0 Landslip Hazard Cod 
 
SPP 
Requirement 

LP 1.7.12 
 
Each LPS must contain an overlay map produced by the 
Department of Premier and Cabinet showing landslip hazard 
areas for the application of the Landslip Hazard Code. 
 

Comparable 
WCIPS 2013 
Code 

E6  Hazard Management Code 
  

 

WCO LPS 
Considerations  

Landslip hazard area as indicated on the Landslip Planning Map – 
Hazard Bands 20131022 prepared by the Department of Premier 
and Cabinet identifies landslip hazard for the municipal area  
within the low to medium hazard. 
 
The WCOLPS contains the overlay map as produced by the 
Department of Premier and Cabinet and published on the LIST 
without modification.  This is in accordance with the requirement 
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of LP 1.7.12 and LHC 1 in Guideline No 1 for the application of the 
Code C15. 
 

 C16.0 Safeguarding of Airports Code 
 
SPP 
Requirement 

LP 1.7.14 
 
An LPS must contain an overlay map if the planning authority has 
airport noise exposure areas or airport obstacle limitation area 
based on the Obstacle Limitation Surfaces and Procedures for Air 
Navigation Services – Aircraft Operations. 
 

Comparable 
WCIPS 2013 
Code 

E2  Airport Impact Management Code although 
this was not used in the WCIPS 

  
 

WCO LPS 
Considerations  

A landing strip is located on land identified on Certificate of Title 
156718/1, located to the east of Strahan.  The Queenstown 
Aerodrome is located on land identified on Certificate of Title 
156721/1.   Both airstrips are located on land zoned RZ away from 
the developed areas of Strahan and Queenstown. 
 
There is no obstacle limitation area or noise exposure area defined 
for the municipal area. Accordingly, the Code does not apply. 
 
The WCOLPS does not contain an Airport Obstacle Limitation 
Areas overlay map for the application of Code C16 

 

7.0 Local Overriding Provisions 
 

Local Overriding Provisions may be included as per the requirements of s32(4) of 
the Act.  

No Draft Particular Purpose Zones or Site Specific Qualifications are proposed.  

The WCOLPS proposes WCO-S1.0, Queenstown Specific Area Plan and WCO-S 
2.0, Strahan Harbour Specific Area Plan. 

 Specific Area Plans 
 

7.1.1 WCO-S.1 Queenstown Specific Area Plan (SAP 1) 
 

Queenstown contains a well-established streetscape which contributes to 
the character of the town around its centre.  The spatial area of SAP 1.0  
is applied to residential areas and the business centre of the township 
where there is a distinctive setback pattern. 

Buildings within the GBZ are built to the frontage, rendering the facades 
dominant and imposing in the streetscape, and exhibit a unique element 
of Queenstown when compared to other townships within the municipal 
area. 
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The spatial application of the SAP includes the residential areas where 
there is a consistent relationship between buildings and the setback from 
a frontage or where setbacks of less than 4.5m are typical.   

Given these two distinct characteristics,  SAP 1 is further divided into two 
precincts: 

• Residential Precinct; and 
• Business and Tourist Precinct. 

Setback of new development from a frontage proposed within the GBZ 
and GRZ under the SPPs are provided for by the following clauses: 

• Clause 8.4.2 Setbacks and building envelopes for all dwellings, GRZ; 
• Clause 8.5.1 Non-dwelling development, GRZ; and 
• Clause 15.4.2 Setbacks, GBZ. 

The GRZ and GBZ in the SPPs do not reflect or create the intention of 
preserving this established and valued streetscape character and may 
impose a default setback of 4.5m to meet the acceptable solution A1, 
clause 8.4.2 rather than articulating a 2m minimum setback from the 
outset. 

Therefore, the setback requirements under the SPPs require  an alternate 
outcome as the controls are not fine-tuned to respond to this 
characteristic of Queenstown. The identified streets in WCIPS have a well-
established streetscape which contributes to the character of the town 
and its mining heritage. 

The proposed SAP is intended to be a translation of the WCIPS provisions 
into the required format as per the Tasmanian Planning Scheme, with the 
intention of facilitating  a reasonably  uniform setback relationship 
between a building and its frontage. 

Under the current WCIPS there are two clauses in the GRZ that currently 
provide development standards with respect to the assessment of 
setbacks from a frontage, these are: 

• Clause 10.4.2, setbacks and building envelopes for all dwellings; and 
• Clause 10.4.11.1, development other than a single dwelling or multiple 

dwellings. 

Clause 10.4.11.1 includes Table A1 and specifies the required minimum 
setbacks for several roads within Queenstown that provides mostly for a 
setback of at least 2m.  Clause 10.4.2 does not incorporate an equivalent 
table and therefore there are no specific setbacks from a road. 

The concern is that if development pressure rises, then there is a risk that 
the established relationship between the building and a setback from a 
frontage could be lost.  
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The streets within the spatially defined area are traditional and informal. 
They are places of natural congregation where desirable interactions 
keep streets busy rather than places of casual encounters. They are 
places where people live and work and shop and are entertained. A 
uniform setback pattern in keeping with historical construction in a street, 
provides for streetscapes which are visually appealing and reinforces the 
heritage characteristics of the town. This is regardless of heritage listing of 
a single building.  

A uniform setback pattern allows development to fit in better with the 
surrounding neighbourhood. It reinforces community and creates 
neighbourhoods rather than non-places dreamed up on computer 
screens and imposed upon an existing streetscape.  

-

 

Figure 7.1.1.1:  Spatial Application of the Specific Area Plan at 
Queenstown, showing the Residential Precinct and the Business and 
Tourist Precinct 

C6.0 Local Historic Heritage Code was considered as to whether this could 
achieve the intended outcomes desired instead of applying a SAP.  The 
SAP, however, extends beyond the bounds of the Code as many 
properties in the spatially defined area are not listed as a local heritage 
place or not within a local heritage precinct.  

The SAP is proposed to provide for new development that will maintain 
and continue the existing relationship between buildings and setback 
from a frontage, particularly if sites are redeveloped in future. 
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Table 7.1  WCO-S1.0 Queenstown SAP – Compliance with s32(4)(a) 
of the Act 

Queenstown SAP - Compliance with s32(4) of the Act  
 
S32(4)(a) A use or development to which the provision relates is of 
significant social, economic or environmental benefit to the State, a 
region or a municipal  area  

Social 
 
The existing character and livability of the SAP area provides a significant 
social benefit to this part of the municipal area, a benefit enjoyed by 
both residents and visitors to the town. 

 
Economic 
 
Queenstown is reliant upon two economic drivers. The primary driver is 
the mining industry, providing 39% of all employment in the municipal 
area, with the tourism industry providing a complementary income, and 
15% of the employment.  

 
The tourism industry in Queenstown is significantly  dependent on the 
history of its associated mining activities, in which  the architecture of 
the town features heavily. The established streetscape also forms part 
of this tourism attraction.  
 
This is reflected in the fact that Queenstown has 30 locations listed in the 
Local Heritage Places in the WCOLPS, demonstrating the importance 
that the architectural history of the town has within the local area. The 
loss of this established architectural feature has potential to impact 
significantly on the economy of the municipal area , through the loss of 
tourism.   
 
Retention of the traditional building setbacks by the SAP, maintains the 
existing attractive character and is a significant economic benefit to this 
part of the municipal area. 
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7.1.2 WCO-S2.0 Strahan Harbour Specific Area Plan 
 

 

Figure 7.1.2.1: Application of the WCO-S.2 Strahan Harbour Specific 
Area Plan  showing the individual precincts 

The town of Strahan contains two disparate districts. District 1 contains the 
areas associated with the wharves and primary tourism activities. In District 
1, the established development and streetscape features combine to act 
as a heritage feature for the tourism industry, which forms the main 
economic driver of the town.  

District 1 includes the area covered by the Specific Area Plan which in turn 
identifies two distinct precincts, the Major Harbour Precinct and the Tourist 
Railway Precinct.  

District 2 contains the remaining areas, which service District 1. District 2 
includes the majority of the residential development, the school, local 
shops and services and supplementary visitor accommodation. 

The character of District 1 has been protected in each iteration of the 
planning instrument, since pre-2000, recognising the value to the amenity 
and economy of the local area. A SAP is the most appropriate 
mechanism in the TPS  to continue the direction of future development.  

A key priority of the Tasmanian Planning Scheme is to reduce 
bureaucratic processes by creating as many 'permitted' pathways for use 
and development through the planning scheme. However, it is imperative 
that this priority does not come at a cost to the scenic and visual amenity 
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and heritage values that are inherent to the liveability and identity of local 
places.  

The Strahan Harbour area is an integral part of the Strahan community 
and the West Coast.  Socially it provides a sense of place and is a critical 
element of the historic fabric of Strahan. Aesthetically the port creates a 
picturesque back drop to the town. Economically it enhances the tourist 
experience, provides employment and provides amenity and services for 
locals and visitors alike. 

The Strahan Harbour SAP is intended to be applied as per Figure 7.1.1.1. 

The Strahan Harbour areas provide for and service the main tourism driver 
for the town, allowing access to the natural environment of the region 
and municipal area through marine and rail activities. 

The wharves are highly visible within both the built and the natural 
environment, with key viewpoints including: 

• Strahan Wharf 
• Regatta Point 
• Risby Cove 
• Strahan Harbour 
• Macquarie Harbour 
• The Esplanade 
• Road entrance to Strahan (Reid & Harold Streets) 

Any construction on these sites would impact on the highly valued natural 
amenity of the Strahan township and surrounds. Multiple previous 
iterations of the applicable planning instrument have recognised the 
unique spatial qualities of these sites.  

Protecting these values requires determining the negative impact new 
built forms would have on the town if allowed to undermine the current 
heritage values and low-lying nature of this space.  

Protected views are a fluid combination of concerns relating to the 
transformation of a ‘vista’ such that a place loses its character and 
uniqueness. The township has a unique landscape of natural features, 
building forms and heights and topography which combine to form a 
pleasing image.  Any development should preserve this vertical skyline.   

In the absence of the SAP, the  proposed SPP zoning(s) would result in 
height limits within a range of 9m within the Acceptable Solutions. This far 
exceeds the previously established limits of 6m and 8m within the two 
Precincts proposed for the Strahan Harbour SAP.   

Table 7.1.2  Compliance of the WCO-S2.0 Strahan Harbour SAP with s32(4) 
of the Act 

Strahan Harbour SAP - Compliance with s32(4) of the Act  
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S32(4)(a) A use or development to which the provision relates is of 
significant social, economic or environmental benefit to the 
State, a region or a municipal  area  

Background to the Significant Economic Benefit of the Strahan Harbour 
SAP 
 
The township of Strahan was formed with the establishment of the Mt 
Heemskirk tin mine in 1877. Originally it was developed as port access 
for the mining settlements in the area.  It was also a vital component of 
the timber industry that existed around Macquarie Harbour. For a 
substantial part of the nineteenth and early twentieth century is was a 
port for the regular shipping of passengers and cargo. During its peak 
the town had a population of over 2,000 people and was the second 
busiest port in Tasmania. 
 
The grand historic Post Office and Customs House historic site 
demonstrates the commerce which was being conducted within the 
town. The less grand but non-the-less important Bond Store indicates 
that significant quantities of goods were exported and imported 
through the port. Bond stores were essential as they allowed for goods 
to be safely warehoused while agents awaited payment of orders, 
arranged onward freight or sorted out payment of government duties. 
This site is protected by its inclusion on the Tasmanian Heritage Register. 
Inclusion on the register means that sustainable and sensitive 
development is encouraged so that such places can be used and 
enjoyed now and in the future.  
 
The Strahan’s significant heritage values in terms of buildings and uses 
signify the importance of the underlying character of the town to 
Tasmania.   Table E5.1(Strahan Local Heritage Code) of the West Coast 
Interim Planning Scheme 2013 details the buildings and places under 
the local heritage code.  This provision supports the conservation of 
buildings, areas, and other places identified by the case as having 
scientific aesthetic, architectural or historical interest or otherwise of 
special cultural value. It is also a tool to support the adaptive re-use of 
conserved buildings, areas, or other places.  
 
The Harbour and surrounding area covered by the SAP, narrates the 
history of the town through the continuation of port activities, the built 
heritage and the way in which buildings and spaces are used which 
includes daily activities and important events.  Streetscape is the term 
given to the collective appearance of all buildings, footpaths, gardens 
and landscaping along a street. The streetscape is the visual identity of 
a place and plays an important role in facilitating interaction between 
residents and makes a place unique. The streetscapes visible today in 
Strahan are highly desirable and distinctive. To maintain a ‘good street’ 
it is necessary to understand the links between urban form, building 
height, health, sustainability, economic value and desirability. 
Protecting the views and amenities, which are valuable to the town, 
means keeping streetscape intact and visible.  
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Strahan and its harbour is the base and port, for boat trips to Sarah 
Island, the notorious penal settlement established in 1822 that garnered 
the reputation as the harshest penal settlement in the Australian 
colonies.  
 
It is also the base and port for boat trips to the Gordon River which is in 
Franklin Lower Gordon Wild Rivers National Park, which is in turn within 
the World Heritage listed Tasmanian Wilderness Area. The river and its 
surrounds attracts tourists from around the world. 
 
While its shipping activities are of a different character, the port remains 
a locality for contemporary economic activities.  
 
Economic Benefit 
 
The combined history, port related foreshore architecture, and 
contemporary port activities have established Strahan as a key 
economic centre not only for the municipal area, but also the region 
and the State.  
 
 It is one  critical elements of  the economic structure of the municipal 
area.  
 
Strahan  is  the main tourist centre for Tasmania's west coast region. It 
has beaches, fantastic fishing, river cruises, waterfalls, forests, wilderness 
areas, native wildlife, fresh seafood, and a fascinating history. The 
Strahan Wharf areas contains a working port and provides for and 
services the main tourism driver for the town. It facilitates access to the 
natural environment and social history of the area. 
 
The provisions of the proposed SAP will effectively maintain the 
character of the area in the town around the Strahan Harbour. This 
character makes an integral contribution to attractiveness of Strahan as 
a destination and port, which all combines to generate a significant 
economic benefit for this part of the municipal area, the region and the 
State.   
 

 

 PARTICULAR PURPOSE ZONES 
 

The draft WCOLPS does not include a Particular Purpose Zone. 

 

 SITE SPECIFIC QUALIFICATIONS 
 

The draft WCOLPS does not include a Site-Specific Qualification. 

  

https://en.wikipedia.org/wiki/Sarah_Island_(Tasmania)
https://en.wikipedia.org/wiki/Sarah_Island_(Tasmania)
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8.0 Code-applying provisions 
 

Table WCO-Table C6.1 are code-applying provisions being transitioned as per 
the current land title listings contained with Table E5.1, Local Heritage Code, 
WCIPS.  

There are no additional code-applying provisions proposed in addition to those 
declared by the Minister. 

9.0 Consistency and Coordination with Adjacent 
Municipal Areas 

 

The landward boundary of the WCC municipal area is adjacent to seven 
different municipalities. Three of these are within the area covered by the 
CCRLUS. The remaining four are across the Northern and Southern Regions.  

The zones applied on both sides of these municipal  boundaries in the IPSs are 
either the Rural Resource or Environmental Management zones. The WCOLPS 
maps have either the EMZ or the RZ applied across the entirety of this boundary 
accordingly.  

Whilst multiple adjacent municipalities have draft LPS documents, none of these 
have yet to be approved.  

Each adjacent municipal area has an approved IPS. Each is subject to the 
CCRLUS, declared as being consistent with the relevant requirements.  

The WCOLPS has been prepared to be consistent with the WCIPS, the CCRLUS 
and Guideline No.1. Regular regional meetings of the Councils within the Cradle 
Coast Region have been held to discuss matters common to all municipalities.  

Insofar as it is practicable, prior to final the finalisation of adjoining local provisions 
schedules , the WCOLPS is consistent with adjacent municipal  areas.  

10.0 Schedule 1 Objectives 
 

The table below provides an analysis of the WCOLPS against the Schedule 1 
Objectives, as required by 34(2)(c) of the Act.  

Table 10.1:  Schedule 1 Objectives 

Part 1 
 
(a) to promote the sustainable development of natural and physical resources 

and the maintenance of ecological processes and genetic diversity.  

Comment: 
 
The West Coast Council area contains vast areas of natural reserves, upon 
which it relies for its’ tourist industry. In seeming conflict, the area contains 
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natural resources which support the mining industry in the region. In addition, 
the region experiencing growing demand for aquaculture and alternative 
energy generation.  
 
The WCOLPS has been designed with the intention of balancing these 
seemingly conflicting factors. Ecological processes are to be protected 
through the application of EMZ to the reserved land and the majority of the 
coastline. These are further protected through the application of the codes as 
per the SPPs, with minimal changes. 
 
Development is intended to be contained within existing settlements, with no 
new areas zoned for expansion of existing settlements.  
(b) to provide for the fair, orderly and sustainable use and development of air, 

land and water 

Comment: 
 
The municipal  area  is currently covered by the WCIPS, declared consistent 
with Schedule 1 The WCOLPS is drafted to be consistent with the WCIPS and 
Guideline No. 1.  
 
The WCOLPS provides for fair, orderly and sustainable use and development 
through: 
 

• consolidation of existing settlements; 
• application of the appropriate Codes; and 
• safeguarding the physical and natural environments. 

 
(c) to encourage public involvement in resources management and planning 

Comment: 
The CCRLUS and the WCIPS have both been subject to public notification 
periods.  
 
The WCOLPS, including the supporting report will be subject to the required 
public notification period as per the Act. 
 
(d) to facilitate economic development in accordance with the objectives set 
out in paragraphs (a), (b) and (c).  

Comment: 
 
The West Coast Community Plan 2025 identifies key economic drivers of mining 
and tourism, with secondary drivers in aquaculture and alternative energy 
sources. The draft LPS must therefore provide for these economic drivers whilst 
fulfilling (a), (b) and (c) in order satisfy (d).  
 
The zoning decisions for the West Coast municipal area seek to allow for these 
key four economic drivers, without compromising the ability of the LPS to meet 
(a), (b) or (c). The proposed zoning(s) do not reduce the area of land available 
for these economic activities.  
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(e) to promote the sharing of responsibility for resource management and 
planning between the different spheres of Government, the community 
and industry in the State. 

Comment: 
 
The process of developing the SPPs includes identifying overlap between the 
planning scheme(s) and other jurisdictions. These include (but are not limited 
to) the Forest Practices Act 1985, the Aboriginal Heritage Act 1975, the Quarry 
Code of Practice, Environmental Management and Pollution Control Act 1994, 
Local Government (Building and Miscellaneous Provisions) Act1993 and the 
Public Health Act 1997. 
 
Nothing in the draft LPS conflicts with the operation of these overlapping 
mechanisms.  
Part 2 

(a) to require sound strategic planning and co-ordinated action by State and 
local government  

Comment: 
 
The WCOLPS is informed by and consistent with the CCRLUS, developed by the 
municipalities within the Cradle Coast Region and declared by the Minister for 
Planning.  
 
The preparation of the WCOLPS (zone maps, written LPS and Code 
application) has been informed by an assessment of each lot against current 
and proposed zoning, application and impact of Codes, current development 
and use, natural hazards, physical constraints and potential for development. 
Where potential conflicts or concerns with a direct translation from the WCIPS 
into the Tasmanian Planning Scheme were identified, these have been listed 
and explored in the Zone and Code Sections of this report. Similarly, where 
additional matters requiring discussion have been identified, these are listed 
throughout this report.  
 
 
(b) to establish a system of planning instruments to be the principal way of 

setting objectives, policies and controls for the use, development and 
protection of land; and 

Comment: 
 
The TPS aims to achieve consistency in the objectives, policies and controls for 
use and development through the provision of common content across 
municipal  boundaries. The draft local provisions have been prepared to 
emphasise and protect local characteristics, in keeping with the SPP drafting 
conventions. They do not create a conflict with the Zone purpose statements. 
Local provisions aim to further the Objectives of the Act and are justified by 
local significance, consistent with the s32(4)(a) test within the Act.  
 
(c) to ensure that the effects on the environment are considered and provide 

for explicit consideration of social and economic effects when decisions 
are made about the use and development of land.  
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Comment:  
The unique environment within the West Coast is integral to the social, cultural 
and economic functions and sustainability. The rate of change is relatively low, 
which to date has assisted in maintaining the environmental amenity. 
However, incremental effects of development are a potential threat to the 
sense of place, cultural practices and tourism. Landscape character is a 
fundamental part of history and cultural heritage. It is valuable for its intrinsic 
qualities, the quality of life and enjoyment of people and for the economic 
benefits they bring.  
 
The proposed SPP Codes and the proposed application of zones to the WCC 
area provide for the lifestyle and social expectations of the community whilst 
protecting ecological communities for environmental services, economic 
development as well as their inherent value.  
 

(d) to require land use and development planning and policy to be easily 
integrated with environmental, social, economic, conservation and 
resource management policies at State, Regional and Municipal levels.  

Comment: 

The WCOLPS has been developed to be consistent with State Policies and the 
CCRLUS as demonstrated in the relevant sections of this document.  

 

(e) to provide for the consolidation of approvals for land use and development 
and related matters, and to coordinate planning approvals with related 
approvals 

Comment: 

The approvals process is prescribed within the Act. The planning scheme 
provides the assessment provisions to be applied within that approvals process. 
The draft LPS does not result in conflict with related approvals as required under 
other legislative instruments (such as those listed in Part 1 (e) above).  

 

(f) to secure a pleasant, efficient and safe working, living and recreational 
environment for all Tasmanians and visitors to Tasmania. 

Comment: 

The zones applied within the WCOLPS provide for the continuation of the 
working, living and recreational environment in a similar manner to that within 
the WCIPS.  

The proposed changes to zonings reflect Guideline No.1, correction of an error 
or anomaly, or a change in zoning where land is intended for a particular use 
into the future, that the WCIPS zoning did not provide for. 
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(g) to conserve those buildings and areas or other places which are of 
scientific, aesthetic, architectural or historical interest, or otherwise of 
special cultural value. 

Comment: 

Conservation of historic buildings is managed through the Tasmanian Heritage 
Council. Development of these places is subject to an independent statutory 
process.  

The sites listed on the Heritage Register are intended to be included in the draft 
LPS under WCO-Table 6.1. This provides for a layer of protection for these sites 
should they be de-listed from the Heritage Register, without providing for 
additional restriction in the interim.  

The Aboriginal Heritage Act 1975 provides for the conservation of places which 
are of historical interest and special cultural value in relation to the Indigenous 
history of our Country.  

(h) to protect public infrastructure and other assets and enable the orderly 
provision and coordination of public utilities and other facilities for the 
benefit of the community.  

Comment:  

Public infrastructure is to be protected through the application of the UZ and 
CPZ. The WCOLPS is not intended to include the Safeguarding of Airports Code 
as discussed in the Code section of this report.  

The PMZ is also utilised within Strahan, to protect this valuable asset.  

 

(i) to provide a planning framework which fully considers land capability.  

Comment: 

The current planning framework within Tasmania includes a move away from 
the application of land capability as the main measure for the agricultural 
value of land. The SPPs provide for the application of the RZ and AZ to the land 
valued for their potential to contribute to the agricultural activities within the 
State. The application of these zones is discussed in detail in the Zones section 
of this report. Nonetheless, in summary, no land is being lost to agricultural use 
by the WCOLPS through the application of the proposed zones, codes or Local 
Overriding Provisions.   

 
 



Page | 87  
 

11.0  Other 
 

The WCOLPS as provided contains: 

• the Zone Maps; 
• no Local Area Objectives outside the proposed Specific Area Plans; 
• no Particular Purpose Zones; 
• two Specific Area Plans. These include the Plan Purpose and Application; 
• no Site Specific Qualifications; 
• Code Overlay Maps; and 
• four Code Lists in Tables. These apply to the Road and Railway Assets 

Code and the Local Historic Heritage Code, Local Heritage Precincts and 
Coastal Inundation Hazard Code 

as required to satisfy LP1.0 of Guideline No.1 and s3)(a). 
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