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Meander Valley Council
Working Together

ORDINARY AGENDA

COUNCIL MEETING

Tuesday 10 December 2019



COUNCIL MEETING VISITORS

Visitors are most welcome to attend Council meetings.
Visitors attending a Council Meeting agree to abide by the following rules:-

= Visitors are required to sign the Visitor Book and provide their name and full
residential address before entering the meeting room.

» Visitors are only allowed to address Council with the permission of the
Chairperson.

= When addressing Council the speaker is asked not to swear or use
threatening language.

= Visitors who refuse to abide by these rules will be asked to leave the meeting
by the Chairperson.

SECURITY PROCEDURES

» Council staff will ensure that all visitors have signed the Visitor Book.

= A visitor who continually interjects during the meeting or uses threatening
language to Councillors or staff, will be asked by the Chairperson to cease
immediately.

= If the visitor fails to abide by the request of the Chairperson, the Chairperson
shall suspend the meeting and ask the visitor to leave the meeting

immediately.

= If the visitor fails to leave the meeting immediately, the General Manager is
to contact Tasmania Police to come and remove the visitor from the building.

= Once the visitor has left the building the Chairperson may resume the
meeting.

* In the case of extreme emergency caused by a visitor, the Chairperson is to
activate the Distress Button immediately and Tasmania Police will be called.
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AN~

Meander Valley Council
Working Together

PO Box 102, Westbury,
Tasmania, 7303

Dear Councillors

| wish to advise that an ordinary meeting of the Meander Valley Council will be
held at the Westbury Council Chambers, 26 Lyall Street, Westbury, on Tuesday 10
December 2019 at 4.00pm.

e Py

Jonathan Harmey
ACTING GENERAL MANAGER
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Evacuation and Safety:
At the commencement of the meeting the Mayor will advise that,

e Evacuation details and information are located on the wall to his right;

e In the unlikelihood of an emergency evacuation an alarm will sound and evacuation wardens
will assist with the evacuation. When directed, everyone will be required to exit in an orderly
fashion through the front doors and go directly to the evacuation point which is in the car-
park at the side of the Town Hall

Agenda for the Ordinary Meeting of the Meander Valley Council to be held at the
Council Chambers Meeting Room, 26 Lyall Street, Westbury, on Tuesday 10
December 2019 at 4.00pm.

PRESENT

APOLOGIES

IN ATTENDANCE

CONFIRMATION OF MINUTES

Councillor xx moved and Councillor xx seconded, “that the minutes of the
Ordinary Meeting of Council held on Tuesday 12 November 2019, be received
and confirmed.”
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COUNCIL WORKSHOPS HELD SINCE THE LAST MEETING

Date I[tems discussed:

26 November 2019 e Northern Prison Update

e Citizenship Ceremony

e Community Forum — Dairy Plains

e Westbury Function Centre Fee Proposal

e Dog Off Lead Exercise Areas

e Proposed Sport & Recreation Plan

e RV Camping at Bracknell, Deloraine and Westbury
¢ Northern Midlands Council - Amendment to RLUS
e Local Heritage Position LPS

e Deloraine Football Club Demountable Change-rooms
e Rural Waste and Recycling Collection Service

e Expanded FOGO Collection Service

e Regional Economic Development Strategy

e Climate Change Direction

e Council Meeting Dates and Time 2020

e Special Committee Elected Member Representation

ANNOUNCEMENTS BY THE MAYOR

13 November
TasWater AGM - Launceston

20 November
ANZ Cocktail Party — Launceston

26 November 2019

Citizenship Ceremony

Council Workshop

Community Forum — Dairy Plains

5 December 2019
Mayors Professional Development Day — Hobart
LGAT General Meeting — Hobart

7 December 2019
Council Christmas Dinner
World Championship Fly Fishing Awards

8 December 2019
Dairy Plains Hall Christmas Party
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ANNOUNCEMENTS BY COUNCILLORS

Councillor Susie Bower

19 November 2019
Mole Creek Progress Association Meeting

26 November 2019
Community Forum — Dairy Plains

28 November 2019
Deloraine Collective Ed 100 Day Challenge Celebration

28 November 2019
Great Western Tiers Visitor Centre Volunteer Function

30 November 2019
Blackstone Heights Market

Councillor Frank Nott

On Saturday 16 November | attended a Bushfire Forum at Travellers Retreat .

It provided information to residents on Awareness, Readiness and Preparation in

relation to a bushfire in that locality.

It was run by Dave Cleaver from TFS in association with the Hadspen group headed

by President, Wayne Preston.

Dave had conducted a very successful session with the Carrick Community

Committee earlier in the month.

As a result of dropping leaflets at Travellers Rest, Pateena Road and Travellers

Retreat some 40 residents participated.

Information was provided for the crucial decision making of either to leave asap or

to stay and defend.
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DECLARATIONS OF INTEREST

TABLING AND ACTION ON PETITIONS

PUBLIC QUESTION TIME

General Rules for Question Time:

Public question time will continue for no more than thirty minutes for ‘questions on notice’ and
‘questions without notice'.

At the beginning of public question time, the Chairperson will firstly refer to the questions on notice.
The Chairperson will ask each person who has a question on notice to come forward and state their

name and where they are from (suburb or town) before asking their question(s).

The Chairperson will then ask anyone else with a question without notice to come forward and give
their name and where they are from (suburb or town) before asking their question.

If called upon by the Chairperson, a person asking a question without notice may need to submit a
written copy of their question to the Chairperson in order to clarify the content of the question.

A member of the public may ask a Council officer to read their question for them.

If accepted by the Chairperson, the question will be responded to, or, it may be taken on notice as a
‘question on notice’ for the next Council meeting. Questions will usually be taken on notice in cases
where the questions raised at the meeting require further research or clarification. These questions
will need to be submitted as a written copy to the Chairperson prior to the end of public question
time.

The Chairperson may direct a Councillor or Council officer to provide a response.

All questions and answers must be kept as brief as possible.

There will be no debate on any questions or answers.

In the event that the same or similar question is raised by more than one person, an answer may be
given as a combined response.

Questions on notice and their responses will be minuted.

Questions without notice raised during public question time and the responses to them will be
minuted with exception to those questions taken on notice for the next Council meeting.
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Once the allocated time period of thirty minutes has ended, the Chairperson will declare public
question time ended. At this time, any person who has not had the opportunity to put forward a
question will be invited to submit their question in writing for the next meeting.

Notes

. Council officers may be called upon to provide assistance to those wishing to register a
question, particularly those with a disability or from non-English speaking cultures, by typing
their questions.

o The Chairperson may allocate a maximum time for each question, depending on the
complexity of the issue, and on how many questions are asked at the meeting. The
Chairperson may also indicate when sufficient response to a question has been provided.

o Limited Privilege: Members of the public should be reminded that the protection of
parliamentary privilege does not apply to local government, and any statements or
discussion in the Council Chamber or any document, produced are subject to the laws of
defamation.

For further information please telephone 6393 5300 or visit www.meander.tas.gov.au

PUBLIC QUESTION TIME

1. PUBLIC QUESTIONS TAKEN ON NOTICE - NOVEMBER 2019

Nil

2. PUBLIC QUESTIONS WITH NOTICE — DECEMBER 2019

2.1 Helen Hutchinson, Western Creek

(a) Meander Valley is not isolated from the rest of the world, or the rest of
Australia. What happens in other places is an indication of what is sure
to happen here unless we take action to reverse global heating.

In view of the extreme and life threatening bushfires already taking old
on the Australian mainland, will the Meander Valley Council request the
State and Federal Governments to assist with the provision of extra
bushfire and flood prevention infrastructure?

Response by Acting General Manager Jonathan Harmey

In April 2019 Council provided a submission into the Cronstedt Review of the
Management of Bushfires during the 2018-19 Fire Season, this submission
included the following conclusion “Council is calling for a proactive fire
management regime within the TWWHA that includes fuel reduction burns
and equivalent support for landowners who own property adjacent to the
TWWHA... The one thing, however, that has not been resolved through this
period is the need for strong preventative measures especially in the areas of
Tasmania that are subject to environmental and conservation protection.”
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Council officers dealt extensively with the State Government in the two years
following the June 2016 floods and secured grant funding to undertake flood
modelling.

(b) Council workshops are apparently a regular part of council activities.
Where can | find the minutes or reports from these Council workshops?

Are there sub-committee meetings conducted by Meander Valley Council
and if so, where can the minutes or reports from these sub-committees
be found?

Response by Acting General Manager Jonathan Harmey

Council Workshops occur at least monthly and provide the opportunity for
elected members and employees to discuss operational and strategic matters
of importance. Council Meetings are guided by legislation that outline the
manner in which meetings are conducted, this includes minutes of ordinary
Council Meetings. Council Workshops are not bound by the same legislation,
detailed minutes are not kept by Council nor made publically available. Often
items discussed at Council Workshops are presented to the next Council
Meeting for a decision, receipt, adoption or endorsement and therefore the
associated reports are made publically available at that time. An example of
this is the Regional Economic Development Strategy (REDS) presented to
Council for endorsement in this meeting agenda. With regard to Council sub-
committees please refer to the table below:

Council Sub-Committee | Minutes or reports

Audit Panel Minutes received at Council meetings on a
quarterly basis

Australia Day Awards Awards announced at Council’s Australia Day
function, next event scheduled for 24 January
2020

Community Grants Minutes received at Council meetings on a
quarterly basis

Development Assessment | Minutes not kept by Council nor made publically

Group available
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2.2 Kevin Knowles, Western Creek

| would like to know if the Councillors believe in man-made climate change, | would
like responses from each Councillor?

Response by Acting General Manager, Jonathan Harmey

Council will be considering whether to declare a climate emergency at the 10
December 2019 Council Meeting. While each Councillor’s response is not listed
in this answer they may indicate their position at the meeting or they may
choose to add comment to the decision when considering Councillor Temple's
Notice Of Motion, in the minutes of the December 2019 meeting.

What action is the council taking to minimize the effects of climate change?

Response by Acting General Manager, Jonathan Harmey
Some of the actions that Council have undertaken to address climate change
are:
» Participated in Climate Change legislation review (Tas.)
* Representation at Climate Change Conferences and workshops
» Made home energy efficiency test kits available for residents to borrow
* Produced an MVC Environmental Action Plan
» Contributed to LGAT's submission on draft climate change legislation
» Encouraged recycling and waste reduction initiatives through the
Northern Tasmanian Waste Management Group
» Installed solar panels on the Ray Johnstone Centre at Prospect Vale Park
* Retrofitted Council street lights with energy efficient LED bulbs
* Reviewed progress on actions under the MVC Cities Power Partnership
program

2.3 Sally Gibb, Westbury

Mayor Johnston — Why did you quote 70% of the local community was in favour of
the prison on the 30 September?

Response by Mayor Wayne Johnston

This percentage was my own estimation, based on the number of community
members who contacted me directly on the 30 September, 2019 (the day of the
State Government’s announcement) to express their views.

Where did these numbers come from?

Response by Mayor Wayne Johnston
I refer to my previous response, above.
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Why have you not retracted it publicly?

Response by Mayor Wayne Johnston

Since the State Government’s announcement on the 30 September, Council has
received a substantial amount of feedback opposing the Northern Prison.
Based on this recent feedback, | commented in a media interview on 14
November, 2019, that it appeared that 70% of the Westbury community were
against the project.

2.4 Emma Hamilton, Westbury

(@) November 2019 Meeting — Minute 190/2019 Council Workshops -
Community Plan 2020-2030.
Will this supersede the “Strategic Plan 2014-2024 for Meander Valley”
document? If so, why and when?

Response by Acting General Manager, Jonathan Harmey

The current Community Strategic Plan 2014 to 2024 was adopted in December
2014. In preparing the Annual Plan for 2019-20 Council determined to
commence a process of updating this document for a period of ten years. We
will seek to confirm the Meander Valley community’s current values and future
directions. The project will commence by seeking community input in early
2020 and is aimed to be completed by the end of 2020. The process has been
discussed at Council Workshops on 24 September and 22 October.

(b) November 2019 Meeting — Public Question Time answer to 3.18 from the
Mayor “Strategic Town Planner Jo Oliver has already advised the
Government what we expect if they put forward a proposal”.

Will Council make public a full and complete list of what Jo Oliver has
advised the Government to put forward with a proposal?

Response by Senior Strategic Planner, Jo Oliver
Council’s Senior Strategic Planner has provided preliminary, verbal advice only
to the State Government’s planning consultant for the project, regarding the
initial appreciation of supporting information that will be required to be
included with any application for a planning scheme amendment. This
included:

e Social and economic impact studies;

e Environmental impact study;

e Agricultural land report to demonstrate compliance with the State

Policy for the Protection of Agricultural Land;
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e Detailed planning report providing a full description of the proposal,
expected development outcomes and analysis of the proposal against all
of the relevant provisions of the Land Use Planning & Approvals Act
1993, including the Northern Tasmania Regional Land Use Strategy.

Council advised that when the detail was submitted in the application, Council
maintains the right under the Act to request further information at that stage,

dependent upon the information provided.

2.5 Martin Hamilton, Westbury

(@) November 2019 Meeting — Minute 194/2019 - Tabling Petitions — We oppose
the construction of a new prison to close to Westbury”.

Will you confirm who from the State Government the petition was handed
over to and when it will be tabled in Parliament?

Response by Acting General Manager, Jonathan Harmey

The petition was sent to the State Government's contact point for their
Northern Prison project: northern.prison@justice.tas.gov.au on 14 November. A
State Government representative replied that day to advise the petition would
be supplied to the social economic study consultants for their information to
help inform the report. Council has not been informed if the State Government
intend to table the petition in parliament.

(b) Nov 2019 Public Questions 3.9 Jo Oliver response "By no means is it a fait
accompli it is going to go through a very extensive process of enquiry”
however that is preceded by the words (a particular purpose zone) “is
effectively like a zone you write your own rules to fit the purpose” |
understand the Government intend to submit social and economic reports
with any application the put forward however if they can write their own
rules and we can't use the current planning scheme how is this not a fait
accompli/what documents do we need to oppose this, what evidence do we
need to oppose this prison?

Response by Senior Strategic Planner, Jo Oliver

In submitting for a Particular Purpose Zone for any future use of land, an
applicant is required to demonstrate not only that a change in zoning is
appropriate, but also that the eventual use and development enabled by the
provisions (rules) of the zone is appropriate, when assessed against the criteria
of the Land Use Planning & Approvals Act 1993. Planning Scheme
amendments are assessed under the Act and not the provisions of the planning
scheme. Impacts on adjoining zones and the potential effects on use and
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development allowable in adjoining zones as a result of the proposed rezoning,
are included in matters that are assessed under the Act prior to any decision
being made about the proposed rezoning to a Particular Purpose Zone. All of
the changes being proposed are assessed as a package.

It is not appropriate for Council to advise on material to oppose the future
amendment application as Council will be acting as a Planning Authority

under the Act.

2.6 Phil Giles, Westbury

Last meeting | posed some questions without notice to the council asking why they
would get involved in assisting landowner submit an Expression of Interest to the
State Government for a prison to be located in the Meander Valley LGA. The
answers did not really answer the thrust of my question — so | pose them a little
differently and give the council time to answer —

(@) Why did the Council get involved with the landowners in the first place when
the only result of that EOI if taken up by the State Government was the
placement of the prison in the Meander Valley LGA?

Response by Acting General Manager, Jonathan Harmey

The State Government wrote to Council in September 2018 to request
assistance in facilitating contact between private land owners and the State
Government, or by providing information about the EOI and a copy of the EOI
form directly to private land owners. Council often passes information on to
community members from the State and Federal Governments to make them
aware of opportunities. The Council’s General Manager provided information
to private land owners on the basis that a project of this size had the potential
to bring new job opportunities to Meander Valley residents, economic
development opportunities for businesses and potential improved level of
social services for the community. This was undertaken on the basis that
community consultation would be undertaken by the State Government and
information on their Northern Prison project would be provided to the
community.

(b) Regardless of whether the Council was putting up public land the end result
of the EOI that the Council supported is the preferred prison site at Westbury
so why would the Council not gauge the level of support from the residents
of the Meander Valley LGA before assisting or ‘providing an opportunity for
individual landowners” to put forward their land for a prison to be built
upon?
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Response by Acting General Manager, Jonathan Harmey

It is common for Council employees to support private residents where they
may need assistance in working toward, and through, regulatory processes.
Council representatives often assist developers with information about the
regulatory processes and what may be required to be undertaken for their
proposed development. For example Council officers met with many of the
businesses that have been established at the Valley Central industrial precinct,
prior to their application being submitted, to make sure they were aware of
what was required for their site with this information provided to the
community during the planning application advertising. The State Government
commenced its consultation process in September 2019 and they have made
the public statement that they are progressing and expanding the consultation
with a public meeting planned for Monday 16 December.

2.7 Meander Area Residents and Ratepayers Association Inc. (MARRA)

The Westbury Community is clearly reeling after being blindsided by the recent
prison proposal. There was no community consultation whatsoever — just
attempts to inform and placate the community after the decision had already
been made.

Other major examples of recent consultation failure including the leasing of the
Meander Primary school for a faith-based drug rehabilitation centre, the
Westbury Recreation Centre debacle and the Deloraine Sports Complex.

These decisions have left many in the community with no faith in the Council’s
community consultation processes. This is ironic given the Council’s motto of
“Working Together”. Could Council please advise:

(@) What are Council protocols and procedures for community consultation?

Response by Acting General Manager, Jonathan Harmey

Council Policy 49 (Media communications) and Policy 81 (Online
Communication) provide guidance on how Council communicates externally.
The document on Council’'s website “Not a Spectator Sport - A Community
Development Framework 2012" provides guidance about how Council interacts
with the community.

Council consults with the community in a number of ways including mail
surveys, online surveys, face to face meetings and forums, monthly community
news email, quarterly community forums, purchased advertising in the
Meander Valley Gazette, Council’s website and Council’s Facebook page. These
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are utilised in different combinations for different projects, depending on the

nature of the project and the community members directly involved.

(b) Are they under review considering the recent issues at hand, as they are (a)
seemingly ineffective and (b) obviously causing undue stress on the people

of the municipality?

Response by Acting General Manager, Jonathan Harmey

Council’s 2019-20 Annual Plan has a target to investigate the development of

a Community Consultation Policy.

3. PUBLIC QUESTIONS WITHOUT NOTICE — DECEMBER 2019

COUNCILLOR QUESTION TIME

1. COUNCILLOR QUESTIONS TAKEN ON NOTICE — NOVEMBER 2019

Nil

2. COUNCILLOR QUESTIONS WITH NOTICE — DECEMBER 2019

Nil

3. COUNCILLOR QUESTIONS WITHOUT NOTICE — DECEMBER 2019

DEPUTATIONS BY MEMBERS OF THE PUBLIC
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"I certify that with respect to all advice, information or recommendation provided
to Council with this agenda:

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

2. where any advice is given directly to Council by a person who does not
have the required qualifications or experience that person has obtained and
taken into account in that person’s general advice the advice from an
appropriately qualified or experienced person.”

Jonathan Harmey
ACTING GENERAL MANAGER

“Notes: S65(1) of the Local Government Act requires the General Manager to
ensure that any advice, information or recommendation given to the Council (or a
Council committee) is given by a person who has the qualifications or experience
necessary to give such advice, information or recommendation. S65(2) forbids
Council from deciding any matter which requires the advice of a qualified person
without considering that advice.”
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NOTICE OF MOTION — COUNCILLOR JOHN TEMPLE

Reference No. 219/2019

DECLARATION OF CLIMATE EMERGENCY

1) Motion

It is recommended that Council declares a Climate Emergency.

2) Background

Many Councils are declaring a Climate Emergency. In doing so they are not
subscribing to any international or national treaty or set of rules but are simply
using “Climate Emergency” as a headline under which they can better show
leadership to their communities on environmental and sustainability issues.

Some people are concerned with the use of the word “Emergency”. Emergency
in this context should not be seen on a scale of a human life but on the scale of
the life of this planet, at which point the term takes on quite a different nuance.

Young people, who have many decades left in which to live their lives, are
especially concerned about the human use of the planet’s finite resources and

emissions produced.

Under the heading of “Climate Emergency” Meander Council can show true
leadership and champion many initiatives including Pumped Hydro.

AUTHOR: Councillor John Temple

3) Officers Comments

The globally active Climate Emergency Declaration Organisation states that it's
goal "“is for Governments to declare a climate emergency and mobilise society-
wide resources at sufficient scale and speed to protect civilisation, the economy,
people, species, and ecosystems.” Key elements include public awareness that it
is an emergency. There is no defined commitment associated with declaring a
climate emergency, other than to take some form of timely action. Involved
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Government jurisdictions that declare a climate emergency are sending a public
signal that they will be in emergency mode until the emergency passes. The aim
is to restore a safe climate.
Councillor Temple’s motion appears to represent a public statement on the
subject of climate change, rather than an operational activity of Council. If
Council does support Councillor Temple’s motion, it may be beneficial to
include actions to accompany the decision such as writing to the State and
Federal Government representatives, encouraging them to:

= Take steps to reduce their carbon pollution

* Increase the use of energy efficient technology in public transport

» Reduce the number of coal fired power stations

* Invest in energy efficient technology

The topic of climate change was discussed at the 26 November 2019 Council
Workshop.

4) Strategic/Annual Plan Conformance
Furthers the objectives of Council’'s Community Strategic Plan 2014 to 2024:
e Future direction (1) — A sustainable natural and built environemnt
5) Policy Implications
Not applicable.
6) Legislation
Not applicable.
7) Risk Management
Not applicable.
8) Consultation with State Government and other Authorities

Not applicable.
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9) Community Consultation
Community consultation on the topic of climate change has not been
undertaken by Council however a number of questions have been received at
recent Council Meetings from residents H Hutchinson and K Knowles on the
topic of climate change.

10) Financial Impact

Councillor Temple's recommendation alone does not recommend any actions
with a financial implication for Council.

11) Alternative Recommendations

Council can elect to amend, not support the recommendation, or refer the
matter to a further Council Workshop.

12) Voting Requirements

Simple Majority

AUTHOR: Jonathan Harmey
Acting General Manager

DECISION:
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PLANNING AUTHORITY ITEMS

For the purposes of considering the following Planning Authority items, Council is
acting as a Planning Authority under the provisions of the Land Use Planning and
Approvals Act 1993.

The following are applicable to all Planning Authority reports:

Strategic/Annual Plan Conformance

Council has a target under the Annual Plan to assess applications within
statutory timeframes.

Policy Implications
Not applicable.

Legislation
Council must process and determine the application in accordance with the
Land Use Planning and Approvals Act 1993 (LUPAA) and its Planning Scheme.
The application is made in accordance with Section 57 of LUPAA.

Risk Management

Risk is managed by the inclusion of appropriate conditions on the planning
permit.

Financial Impact
If the application is subject to an appeal to the Resource Management Planning
and Appeal Tribunal, Council may be subject to the cost associated with
defending its decision.

Alternative Options

Council can either approve the application with amended conditions or refuse
the application.

Voting Requirements

Simple Majority
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PLANNING AUTHORITY 1

Reference No. 220/2019

21 FRANKLIN STREET, WESTBURY

Planning Application:
Proposal:

Author:

1) Introduction

PA\20\0018
Visitor Accommodation (RV Rest Stop)

Heidi Goess
Consultant Planner

Applicant Meander Valley Council
Owner Meander Valley Council
Property 21 Franklin Street, Westbury (PID: 7013189)
Zoning Visitor Accommodation (RV Rest Stop)
Discretions 18.3.1 Amenity
18.4.2 Landscaping
E6.7.1 Construction of Car Parking Spaces
and Access Strips
E6.7.2 Design and Layout of Car Parking
E6.7.3 Car Parking Access, Safety and
Security
E6.8.1 Pedestrian Walkways

Existing Land Use

Visitor Accommodation, Recreation

Number of Representations

Twelve (12)

Decision Due

11 December 2019

Planning Scheme:

Meander Valley Interim Planning Scheme 2013 (the
Planning Scheme)

2) Recommendation

It is recommended that the application for Use and Development for Visitor
Accommodation (RV Rest Stop) on land located at 21 Franklin Street,
Westbury (PID: 7013189), by Meander Valley Council, be APPROVED,
generally in accordance with the endorsed plans:

a) Meander Valley Council - Locality Plan, 24 June 2019, Document Set
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1212797 Version 1, Version Date 12/07/2019;

b) Meander Valley Council - Site Plan, Document Set ID:1212797 Version
1, Version Date 12/07/2019;

c¢) Meander Valley Council - Sign 1, Sign 2 and Sign 3, , Document Set
1212797 Version 1, Version Date 12/07/2019;

d) Pitt and Sherry - LN19242 Westbury Recreation Ground RV Parking,
Traffic Impact Assessment — 19 August 2019;

and subject to the following conditions:

1. Camping is not permitted other than in self-contained recreational
vehicles on the site. A self-contained recreational vehicle is a vehicle
specifically built for that purpose that, along with a built in sink, on-board
cooking and sleeping facilities, carries a supply of fresh water and can
retain all grey and black waste water, as defined by the Campervan and
Motorhome Club of Australia. Caravans also fitting this description are
acceptable.

2. All waste, including liquid waste, is to be removed from the property and
disposed of in a legal discharge point.

3. The location of the nearest “waste water dump point” is to be clearly
identified and displayed in a prominent location at the entry.

4. No generator, plant or power tool is to be operated:
e Monday to Friday, 7:00am and 6:00pm;
e Saturday, 8:00am and 6:00pm; and
e Sunday, before 10:00am and after 6:00pm.

5. Patrons are to stay a maximum of four (4) nights.
6. No flood lighting is permitted to be used within the property.

7. Prior to the commencement of use the incidental signage consistent with
the endorsed plans is to be erected.

Note:

1. The nearest “waste water dump point” is currently located at the Racecourse
Deloraine.

2. The Meander Valley Council is responsible for ensuring that patrons abide by
the conditions of the planning permit.
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3. Any other proposed development and/or use, including amendments to this
proposal, may require a separate planning application and assessment against
the Planning Scheme by Council. All enquiries can be directed to Council’s
Community and Development Services on 6393 5320 or via email:
mail@mvc.tas.gov.au.

4. This permit takes effect after:
a) The 14 day appeal period expires; or
b) Any appeal to the Resource Management and Planning Appeal Tribunal
is abandoned or determined; or.
c) Any other required approvals under this or any other Act are granted.

5. A planning appeal may be instituted by lodging a notice of appeal with the
Registrar of the Resource Management and Planning Appeal Tribunal. A
planning appeal may be instituted within 14 days of the date the Corporation
serves notice of the decision on the applicant. For more information see the
Resource  Management and Planning Appeal Tribunal website
www.rmpat.tas.gov.au.

6. If an applicant is the only person with a right of appeal pursuant to section 61
of the Land Use Planning and Approvals Act 1993 and wishes to commence
the use or development for which the permit has been granted within that 14
day period, the Council must be so notified in writing. A copy of Council's
Notice to Waive Right of Appeal is attached.

7. This permit is valid for two (2) years only from the date of approval and will
thereafter lapse if the development is not substantially commenced. An
extension may be granted if a request is received.

8. In accordance with the legislation, all permits issued by the permit authority
are public documents. Members of the public will be able to view this permit
(which includes the endorsed documents) on request, at the Council Office.

9. If any Aboriginal relics are uncovered during works;

a) All works are to cease within a delineated area sufficient to protect the
unearthed and other possible relics from destruction,

b) The presence of a relic is to be reported to Aboriginal Heritage Tasmania
Phone: (03) 6233 6613 or 1300 135 513 (ask for Aboriginal Heritage
Tasmania Fax: (03) 6233 5555 Email: aboriginal@heritage.tas.gov.au); and

c¢) The relevant approval processes will apply with state and federal
government agencies.
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3)

Background

The application proposes to establish an overnight rest stop for self-contained
RVs (recreational vehicles) on land located at the Westbury Recreation Ground,
21 Franklin Street, Westbury (PID: 7013189).

The Westbury Recreation Ground (the site) has a road frontage to:
e Franklin Street;
e Meander Valley Road; and
e Jones Street North.

The site comprises an area of approximately 3.96ha and contains the football,
cricket oval, club rooms, BMX track, Scout hall and public toilets. The indoor
sports centre, tennis courts and skate park are also identified to be contained
within the land identified PID:7013189.

Figure 1: site plan showing the RV Rest Stop area and location of incidental
signs.

Access to site is via the existing crossover from the carriageway of Franklin
Street. The RV rest-stop area will be serviced by the existing internal driveway
(sealed and unsealed) which runs behind the clubrooms and around the
perimeter of the oval to the eastern and north-eastern portion of the site.

The RV Rest Stop area will occupy an estimated 2,000m? or around 5% of the
site. The application does not propose to modify any infrastructure including
the waste dump point.
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The application proposes to allow up to 15 RVs to be parked on the site at any
time and limited to a maximum stay of four days per vehicle. Further details
concerning the use are summarised in Table 1.

Table 1: Summary of the proposed use

Number of RVs 15

Self-Contained RV RVs must be self-contained as defined by ‘The
Campervan and Motor Home Club of Australia’.

This is defined by CMCA Self Contained Vehicle (SCV)
Policy (attached in Appendix A).
Vehicle is required (general summary):

e Fresh water supply;

e Fitted with an installed and plumbed sink;

e Grey water cannot be discharged unless
allowable by local authorities;

e All black water is to be contained in a holding
tank or cassettes, be disposed of in a dump
point;

e A sealable refuse container to hold rubbish
must be carried; and

e Vehicles should have capacities retain all waste
for a minimum of three days.

Stay per Vehicle Maximum of four (4) nights

Campfires No fires will be permitted

Generators and power | Use of generator or power tool must not be operated
tools outside of the following hours:

Monday to Friday — 7:00am to 6:00pm;
Saturday — 8:00am to 6:00pm;
Sunday — 10:00am to 6:00pm;

Signage Incidental signage proposed to instruct campers of
the appropriate conduct and use of the rest stop.

The full plans and documentation are included in the attachments.
4) Representations
The application was advertised for the statutory 14-day period.

Twelve (12) representations were received. Table 2 collates the key issues of
concern and provides a response in context of this assessment.
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The representations all objected to the Visitor Accommodation being contained
on the site.

Table 2: Summary of Representations
Issue Recommendation
1 | Objection was unanimous across all representations. No change
Comment - Objections noted.

2 | Visitor accommodation impacts negatively on privacy
of residential uses, particularly dwellings at Jones
Street North.

Clause 18.3.1 assesses the impact the proposed use has on | No change
the amenity of residential uses but does not consider
overlooking or impact of privacy to an adjoining property.

This clause considers the impact of the proposed use in
context of the operating hours, vehicle movements, flood
lighting and environmental nuisance through emissions
including from noise, smoke, odour and dust.

The Planning Scheme does not specify a minimum distance
with respect to the separation of residential uses from the
proposed visitor accommodation.

The setbacks in combination with the trees established on
the site will assist with visual screening and retention of
privacy.
3 | Impact on amenity to a residential use at Jones Street
North, including:

¢ noise from people, generators;

e urinating in public;

o lights;

e behavior of campers;

e visual impact;

¢ dumping of waste (onto ground and into private

drains);
o fires;
e alcohol;
e dogs;

Clause 18.3.1 considers the impact of the proposed use in | Permit conditions
context of the operating hours, vehicle movements, flood | included

lighting and environmental nuisance through emissions
including from noise, smoke, odour and dust.

There is no floodlighting proposed and a permit condition
is recommended for inclusion with respect to this matter.

The dumping of waste will be required to be a discharge
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point as per the recommended condition of the permit.
A permit condition is included to ensure noise emissions
are mitigated appropriately.
4 | Rates will increase to fund camping
This is matter is not regulated by the Planning Scheme. No change
5 | Property devaluation due to proximity of camping
The Planning Scheme does not consider the impact use | No change
and development has on property values.
6 | Concern as to who will police the number of nights
people are staying for four nights
The Council staff will continue to monitor and manage the | No change
Westbury Recreation Ground to ensure that the number of
nights is not exceeded.
7 | Questioning the involvement of Council in the
provision of free camping
This is matter is not regulated by the Planning Scheme. No change
8 | Naming the stop as ‘overnight’ when four nights of
camping is allowed
Noted. Up to 4 overnight stays are allowed. No change
9 | Alternative sites are available such as the Showgrounds
The application assesses the proposed use and | No change
development against the provisions of the Planning
Scheme. The application cannot consider alternative sites
as part of this assessment.
There is no change proposed to the application.
10 | Loss of business for local, licensed sites
The Planning Scheme does not consider the economic | No change
impact competition has on other local businesses providing
a similar service.
11 | Conflict of interest (Councilor supporting proposal will
be one of the major beneficiaries of increased tourism
in the area)
This is not a matter for consideration with respect to the | No change
assessment of the proposed use and development
pursuant to s.57 of the Land Use Planning and Approvals
Act 1993.
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12

Planning permits granted for local, licensed sites
included conditions to protect the amenity of the area
including:

¢ retention of vegetation;

e control over order of occupation of parking

spaces.

The representor considers these conditions as onerous
in relation to the definition of amenity.

The application must consider the proposed application
against the requirements of the Planning Scheme. Every
application is assessed on its merit against the relevant use
and development controls.

A planning authority can impose conditions on a permit
pursuant to clause 8.11.2 of the Planning Scheme.

Permit conditions have been recommended for inclusion to
mitigate particular impacts as required by the Planning
Scheme.

No change

13

Fearful to allow children to use the space due to
behavior of campers (including alcohol intake)

The application is compliant with the E4.0 the Road and
Railway Asset Code as the proposed use will result in
generating an additional 30 vehicle movements.

The TIA provided in support of this application also
concludes that the traffic volumes generated are not likely
to impact on the safety and function of the surrounding
road network.

No change

14

Inconsistency between Bracknell and Westbury
camping grounds in relation to cost and permits.

Refer to 9 and 12 above

No change

15

Absence of a ‘management plan’ for the site. This item
goes on to refer to parking and signage and operation
of the site (noise, pollution, vehicle numbers, parking
areas).

The incidental signage set out the conditions of use of the
RV Rest Stop area. The application has been assessed
against the relevant provisions of the Planning Scheme.
Permit conditions are recommended for inclusions.

No change

16

Enquiring as to how complaints are to be made and
responded to.

Any complaints made to Council will be pursued and
responded to.

No Change
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17 | Questioning the location of the black water dump,
specifically whether there is sufficient space for large
camping vehicles to park and manoeuvre.
The application has been assessed to be compliant with | No change
E6.0 Carparking and Sustainable Transport Code.
18 | Proposal puts surrounding uses at risk of compromise
(amenity and safety)
Refer to response at 3 above. No change
19 | Proposal will ‘denigrate’ the current infrastructure
project (upgrading of sporting facilities)
Refer to response at 3 above. No change
20 | Discrepancy between address listed and site (listed as
21 Franklin Street, however the camping sites are on
the Jones Street side of the street)
The application concerns the property at 21 Franklin Street | No change
Westbury, described in PID PID: 7013189 and as such is
correctly identified.
The supporting documentation shows the location of the
proposed RV Rest Stop area.
21 | Impact of the proposed use on Jones Street has not
been addressed
Refer to 2 above.
22 | Lack of community consultation, or limited
communication
The application was advertised in accordance with | No change
requirements of s.57 of the Land Use Planning and
Approvals Act 1993 for a period of 14 days.
23 | Council’'s money would be better applied to other
projects
This is not a matter for consideration with respect to the | No change
assessment of the proposed use and development
pursuant to s.57 of the Land Use Planning and Approvals
Act 71993.
24 | Lack of adherence to camping rules
Incidental signs will be erected outlining the rules. No change
25 | Enquiry regarding various camping categories and
where these can be found
Campervan and Motorhome Club of Australia. | No change
Caravans defines the meaning of self-contained RV.
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26

Enquiry regarding Council’s annual report

This is not a matter for consideration with respect to the
assessment of the proposed use and development
pursuant to s.57 of the Land Use Planning and Approvals
Act 71993.

No change

27

Enquiry regarding National Competition Policy

This is not a matter for consideration with respect to the
assessment of the proposed use and development
pursuant to s.57 of the Land Use Planning and Approvals
Act 71993.

No change

28

Effective loss of public recreation ground

The proposed RV Rest Stop area is located away from the
main buildings and facilities of the Westbury Recreation
Ground.

The Planning Scheme has considered the impact of vehicle
manoeuvring on site in context of the proposed use and it
is not considered to result in the loss of the effective use of
this area.

No change

29

Proposal negates the user pays principle

This is not a matter for consideration with respect to the
assessment of the proposed use and development
pursuant to s.57 of the Land Use Planning and Approvals
Act 1993.

No change

30

Potential for legal prosecution of Council for damages
to local businesses

This is not a matter for consideration with respect to the
assessment of the proposed use and development
pursuant to s.57 of the Land Use Planning and Approvals
Act 1993.

No change

31

Environmental degradation caused by vehicles

The planning permit is recommended to be conditioned to
enforce appropriate disposal of black and grey water waste.

Permit  condition
recommended.

32

The number of vans is too many for this location

The application complies with E4.0 the Road and Railway
Assets Code. A Traffic Impact Assessment is provided in
support of the application confirms that the parking of 15
RVs on the site will generate a maximum of 30 movements
per day. This complies with the Acceptable Solution A1.

The number of RVs that can be parked on the site are
considered to be in accordance with any requirement of

No change
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\ \ the Planning Scheme. \

5) Consultation with State Government and other Authorities
The application was not referred to State Government and other Authorities.
6) Officers Comments
Use Class: Visitor Accommodation
Applicable Standards
A brief assessment against all applicable Acceptable Solutions of the applicable
zone and codes is provided below. This is followed by a more detailed

discussion of any applicable Performance Criteria and the objectives relevant to
the particular discretion.

Recreation Zone

Scheme Standard Assessment
18.3.1 Amenity
Acceptable solution 1 Relies on Performance Criteria

Acceptable solution 2 Complies

Acceptable solution 3 Relies on Performance Criteria
18.3.2 Recreation Zone Character

Acceptable solution 1 Complies

Acceptable solution 2 Not Applicable

18.4.1 Building Design and Siting

Acceptable solution 1 Not Applicable

Acceptable solution 2 Nott Applicable

18.4.2 Landscaping

Acceptable solution 1 Relies on Performance Criteria
18.4.3 Subdivision

Not Applicable as subdivision is not proposed.
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E4 Road and Railway Assets Code

Scheme Standard

Assessment

E4.6.1

Use and road or rail infrastructure

Acceptable Solution 1

Not Applicable

Acceptable Solution 2

Complies

Acceptable Solution 3

Not Applicable

E4.7.1

Development on and adjacent to Existing and Future Arterial
Roads and Railways

Acceptable Solution 1

Complies

E4.7.2

Management of Road Accesses and Junctions

Acceptable Solution 1

Complies

Acceptable Solution 2

Not Applicable

E4.7.3

Management of Rail Level Crossings

Acceptable Solution 1

‘ Not Applicable

E4.7.4

Sight Distance at Accesses, Junctions and Level crossings

Acceptable solution 1

‘ Complies

E6 Car Parking and Sustainable Transport Code

Scheme Standard

Assessment

E6.6.1

Car Parkin

Numbers

Acceptable solution 1

Complies

E6.6.3

Taxi Drop-off and Pickup

Acceptable solution 1 ‘ Complies
E6.6.4 Motorbike Parking Provisions
Acceptable solution 1 ‘ Complies

E6.7.1

Construction of Car Parking Spaces and Access Strips

Acceptable solution 1

‘ Relies on the Performance Criteria

E6.7.2

Design and Layout of Car Parking

Acceptable solution 1

Relies on the Performance Criteria

Acceptable solution 2

Relies on the Performance Criteria

E6.7.3

Car Parkin

Access, Safety and Security

Acceptable solution 1

Relies on the Performance Criteria

E6.7.4

Parking for Persons with a Disability

Acceptable solution 1

Not Applicable

Acceptable solution 2

Not Applicable

E6.7.6

Loading and Unloading of Vehicles, Drop-off and Pickup

Acceptable solution 1

‘ Not Applicable

E6.8.1

Pedestrian Walkways

Acceptable solution 1

‘ Relies on the Performance Criteria
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Performance Criteria

18.3.1 Amenity
Objective

To ensure that uses do not adversely impact upon the occupiers of adjoining and
nearby residential uses.

Performance Criteria P1

The amenity of residential uses within the surrounding area must not be unduly
Impacted upon by operating hours and vehicle movements.
Response

The surrounding area in context of this clause can be taken to be the cadastral
parcels within 100m of the site containing a residential use (refer to Figure 2).
The assessment considers the impact of the proposed use in context of the
operating hours and vehicle movements.

zander:Vallsy/Road|

= O

Figure 2: blue outline showing approximately 100m distance from the main site
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boundary in relation to the RV Rest Stop Area

Within the surrounding area, the residential uses located on the eastern side of
Jones Street North have a view across the Westbury Recreation Ground. The
properties immediately to the south, located within Carol Court, are most
closely situated to the overnight parking area close to this boundary.

The use proposes to operate 24 hours per day. While trees established along
the eastern and southern title boundaries provide some visual screening to
adjoining residential properties, it will not eliminate potential noise emissions
that may arise from the use of generators, plant and power tools

As there is a high likelihood that patrons may use generators, it is proposed to
prohibit the use of generators, plant and power tools at the site between the
following hours:

e Monday to Friday - before 7:00am and after 6.00pm;
e Saturday - before 8:00am and after 6:00pm; and
e Sunday - before 10:00am and after 6:00pm.

This is recommended for inclusion as a permit condition to ensure that noise
emissions can be appropriately mitigated.

The Traffic Impact Assessment, LN 19242 Westbury Recreation Ground Parking
(TIA) submitted with the application states that the use has the capacity to
generate 30 vehicle movements.

TIA (page 12) draws the following conclusions:

e The additional traffic volumes expected to be generated by the RV camping
operations (s not expected to have any noticeable impact to the safety and
function of the surrounding road network;

e The existing road and access layouts are suitable to satisfy the
requirements of the Planning Scheme.

Therefore the vehicle movements generated by the proposed use will not
unduly impact on nearby residential uses, particularly with respect to the
properties located on the western side of Franklin Street immediately opposing
the Westbury Recreation Ground.

The proposal is consistent with the Objective and will not impact nearby
residential uses.

Performance Criteria P3

Discretionary uses must not cause or be likely to cause an environmental
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nuisance through emissions including noise, smoke, odour and dust.

Response

The application advises that patrons of the RV Rest Stop area are likely to use
generators and/or tools in association with the proposed use. In recognition
that this has the potential to create environmental nuisance, the proposal
intends to regulate the use of generators/ tools by limiting their hours of use to:

e Monday to Friday, 7:00am to 6:00pm

e Saturday, 8:00am to 6:00pm; and

e Sunday, 10am to 6:00pm.

The use is for self-contained RVs only which will contain all waste water within
the vehicle. The site will be supported by a waste dump point near the
entrance of the Westbury Recreation Ground. In the event that this waste
dump point is not operational at the time the use commences, signage will
direct patrons to the waste water dump point at the Racecourse Reserve,
Deloraine. This provides an appropriate means of waste disposal and as such
there is minimal risk of odour and waste emissions. A permit condition is
included to regulate the disposal of waste in accordance with this clause.

The use of camp fires will not be permitted at the site and consequently there
will be minimal risk of smoke.

The internal driveway providing access to the Rest Stop area is unsealed and
has the potential to generate dust. The slow speed environment and limited
number of vehicles entering the site ensures that there will be minimal dust
produced.

The proposed use is consistent with the objective and will not adversely
impact nearby residential uses.
18.4.2 Landscaping

Objective

To ensure that the recreation values of the site are retained in a manner that
contributes to the broader landscape of the area.

Performance Criteria P1

Applications must demonstrate how the recreation and landscape values of the
site and area will be managed by a landscape and site management plan that
sets out:

a) any retaining walls; and

b) retention of any existing native vegetation where it is feasible to do so or
required to be retained by another provision of this scheme; and
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¢) the locations of any proposed buildings, driveways, car parking, storage
areas, signage and utility services; and

d) any fencing; and
e) vegetation plantings to be used and where; and
f) any pedestrian movement paths; and

g) ongoing treatment of the balance of the lot, if any, including maintenance of
plantings, weed management and soil and water management.

Response

The application, as described in the supporting documentation, proposes to
erect incidental signage but does not propose to modify the visual appearance
of the site by:

e construction of retaining walls and/or fences;

e removal of existing vegetation on the site;

e construction of buildings; and

e construction of formal parking spaces, storage areas or new driveways.

The RV Rest Stop area contains a number of large mature trees along the
eastern and southern perimeter of the site offering some screening from
adjoining residents.

The RV Rest Stop area will be restricted to specific areas of the Westbury
Recreation Ground and will not interfere with any pedestrian movements given
that there are large grassed areas either side of the internal road.

The proposed development is considered consistent with the Objective and
Performance Criteria.

Car Parking and Sustainable Transport Code

E6.7.1 Construction of Car Parking Spaces and Access Strips

Objective

To ensure that car parking spaces and access strips are constructed to an
appropriate standard.

Performance Criteria P1

All car parking, access strips manoeuvring and circulation spaces must be

Meander Valley Council Ordinary Agenda - 10 December 2019 Page 38



readily identifiable and constructed to ensure that they are useable in all
weather conditions.

Comment:

The application advises that it proposes to use informal, grassed parking
spaces located adjacent to the internal driveway. The land area of the
Westbury Recreation Reserve provides ample room for parking, access,
manoeuvring and circulation spaces.

The internal driveway and grass parking space is delineated between the
parking areas and access strips through the change in materials.

The TIA confirms that the internal road is useable in all weather conditions.

The proposed development is considered consistent with the Objective and
Performance Criteria.

E6.7.2 Design and Layout of Car Parking

Objective

To ensure that car parking and manoeuvring space are designed and laid out to
an appropriate standard.

Performance Criteria P1

The location of car parking and manoeuvring spaces must not be detrimental to
the streetscape or the amenity of the surrounding areas, having regard to:

a) the layout of the site and the location of existing buildings, and
b) views into the site from the road and adjoining public spaces; and
c) the ability to access the site and the rear of buildings; and

d) the layout of car parking in the vicinity; and

e) the level of landscaping proposed for the car parking.

Comment:

The proposed RV Rest Stop area is limited to two specific locations (refer to
Figure 1) on the site and can only be accessed via the internal road from
Franklin Street.

The RV Rest Stop area, set away from any clubroom buildings and facilities, is
provided with a large flat area free from buildings and structures. The area
does not prevent access to any buildings on the site.

Meander Valley Council Ordinary Agenda - 10 December 2019 Page 39



The views to the RV Rest Stop area can be achieved internally and from all
road frontages of the site. The mature trees established along the northern,
eastern and southern perimeter of the site will soften the appearance of RVs
parked in this area, ensuring that there is minimal impact to the streetscape
and the amenity of the surrounding area.

The car parking and manoeuvring spaces are all contained on the site and will
not result any permanent alteration to the Westbury Recreation Ground.
When not in use, the area will form a seamless extension to the existing
Westbury Recreation Ground and further landscaping is not necessary.

While the proposal is not consistent with AS2890.1, Standards for Car Parking
Facilities — Off Street Parking, as the use is of a specialist nature not provided
for in the standard.

The proposed development is considered consistent with the Objective and
Performance Criteria.

Performance Criteria P2
Car parking and manoeuvring space must:

a) be convenient, safe and efficient to use having regard to matters such as
slope, dimensions, layout and the expected number and type of vehicles,
and

b) provide adequate space to turn within the site unless reversing from the site
would not adversely affect the safety and convenience of users and passing
traffic.

Comment:

The proposed RV Rest Stop Area provides an area that is relatively flat with
ample space to accommodate the turning and manoeuvring of vehicles.

The proposed development is considered consistent with the Objective and
Performance Criteria.

E6.7.3 Car Parking Access, Safety and Security

Objective

To ensure adequate access, safety and security for car parking and for deliveries.

Performance Criteria P1

Car parking areas with greater than 20 parking spaces must provide for

Meander Valley Council Ordinary Agenda - 10 December 2019 Page 40



adequate security and safety for users of the site, having regard to the:
a) levels of activity within the vicinity; and

b) opportunities for passive surveillance for users of adjacent building and
public spaces adjoining the site.

Comment:

The application does not propose additional lighting or fencing to secure the
site or prevent access from unauthorised persons.

Street lighting is provided adjacent to the RV Rest Stop area. Additional
lighting is not considered necessary as the RVs are accompanied by the
occupants throughout the night. Passive surveillance will be achieved through
residential uses overlooking the Westbury Recreation Ground as well as users
of the site.

The proposed development is considered consistent with the Objective and
Performance Criteria.

E6.8.1 Pedestrian Walkways

Objective

To ensure pedestrian safety is considered in development

Performance Criteria P1

Safe pedestrian access must be provided within car park and between the
entrances to buildings and the road.

Comment:

A dedicated pedestrian access will not be provided as part of the proposed
visitor accommodation. The application proposes to erect incidental signage
indicating a speed limit of 10km/hr and also informs patrons that the internal
driveway is a shared carriageway between vehicles and pedestrians.

The low speed environment with the grassed areas of the site will provide for
safe pedestrian access within the parking area of the RV Rest Stop. This
conclusion is also formed by the TIA supporting the application.

The proposed development is considered consistent with the Objective and
Performance Criteria.
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Conclusion

It is considered that the application for Use and Development for Visitor
Accommodation (RV Rest Stop) is acceptable in the Recreation Zone and is
recommended for approval.

DECISION:
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APPLICATION FORM .
In hy No/lf-OZ}()

PLANNING PERMIT et Meander Valley Council
Land Use Planning and Approvals Act 1993 !

‘s Application form & details MUST be completed IN FULL.
+ Incomplete forms will not be accepted and may delay processing and |ssuetof éﬁy@i&ﬁlts Dept. o £

 EC ‘ oD e

IRcvD, 12 JUL 2018 | mve
L

Property No: | 1 [\_\ | \_\..b AssessmentNo: | SOl - [\ (DO |-ON VO

pa\ | 3ol ooan] Al | co\g PC\
\
¢ |s your application the result of an illegal building work? L Yes [ No Indicate by v box
e Have you already received a Planning Review for this proposal? ] Yes [ No
e Is a new vehicle access or crossover required? O Yes [ No
PROPERTY DETAILS: |

Atldies: ‘ 21 T/\Mkl'q %W ‘ Certificate of Title: | QD A 70!3'?9J
Suburb: . [/JQS\"OU \(\U_ ‘ 73 03‘ Lot No: | |
Land area: 3 (99 #c:_ =17/ ha

Present use of -
land/building: ‘ 12@“ eclion Grou ’\C}\

« Does the application involve Crown Land or Private access via a Crown Access Licence: [] Yes [@No
o Heritage Listed Property: QYes A No

(vacant,  residential,  rural, industrial,
commercial or forestry)

DETAILS OF USE OR DEVELOPMENT: N
Indicate by v box (] Building work B Change of use [ Subdivision ] Demolition
] Forestry ] Other
;r?:ﬁsﬁf;s:) fo(: ;:_ivelopment $ 5- OOD Includes total cost of building work, landscaping, road works and infrastructure
Description ~ LQ > Q P %
of work: S Ahaoe  — 5@ CCDF\MC}\ \} \¢ bi' ‘ DF
el 4 7
Use of _ (main use of proposed building - dwelling, garage, farm building,
building: factory, office, shop)
New floor area: ‘ m? | New building height: m |
Materials: External walls: | \ Colour; ‘ |
Roof cladding: l 1 Colour: \
Meander Valley Council Ordinary Agenda - 10 December 2019 Page 43

Document Set ID: 1240398
Version: 1, Version Date: 22/09/2019



Meander Valley Council

Consent to Lodge Development Application

In accordance with Section 52 of the Land Use Planning and Approvals Act
1993, Meander Valley Council hereby provides consent to lodge a
development application for a Self-contained RV Rest Stop at the Westbury
Recreation Ground, 21 Franklin Street, Westbury, PID: 7013189.

Dino De Paoli
Acting GENERAL MANAGER

11 July 2019
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21 FRANKLIN STREET WESTBURY (WESTBURY RECREATION
GROUND) - SELF CONTAINED RV REST STOP

1) Introduction

This application proposes to establish an overnight rest stop for self-
contained RVs (recreational vehicles) on land located at the Westbury
Recreation Ground, 21 Franklin Street, Westbury (PID: 7013189).

2) Background
Applicant
Meander Valley Council

Planning Controls

The subject land is controlled by the Meander Valley Interim Planning
Scheme 2013 (referred to in this report as the ‘Scheme’).

Use & Development

This application proposes to establish an overnight rest stop for self-
contained RVs. A description of the use and development is as follows:

e The proposed use will be restricted to the area identified in Figure 2 below.

e All RVs must be fully self-contained, as defined by The Campervan and Motor
Home Club of Australia. Caravans meeting this description will also be
permitted.

e A maximum of fifteen (15) fully self-contained RV’s will be accommodated at
any time.

e Maximum stay four (4) days.

e No fires permitted.

¢ No generator or power tool is to be operated outside the following hours —

o Monday to Friday -7:00am to 6:00pm
o Saturday - 8:00am to 6:00pm
o Sunday - 10:00am to 6:00pm

¢ Incidental signage is to be erected at the access on Franklin Street, , at the
proposed waste water dump point and to identify camping areas. Signage
will include:

o 10km/h speed limit sign and indicating a shared carriageway for
pedestrians and vehicles.
o Site rules as per the attached plans.

It is not proposed to designate individual camp spaces at this time. Self-
contained campers are generally good at regulating their spacing and
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additional infrastructure would create an unnecessary visual impact during
periods of low visitation.

A waste water dump station may be installed at the Franklin Street entrance,
however, in the event that the use commences prior to this being installed, it
is intended to provide notice of the location of the nearest dump points.

At this time Council will not require formal permits to stay at the site. Council
will undertake regular ground maintenance and empty bins at the site
allowing for inspection and management of the site.

Proposed incidental signage and a detailed site plan are attached.

Site & Surrounds

The Recreation Ground is approximately 3.69ha in area comprising the
football/cricket oval, club rooms, bicycle track, Scout hall and public toilets.
An indoor sports centre, tennis courts and skate park are located on a
separate, but adjoining, title to the south. A site plan showing existing uses is
included in the attachments.

Access is currently taken from an existing crossover on Franklin Street.

Fiue 1: aerial photo of subject land and surrounding properties
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,..4--'1 MVC IPS 2013 Boundary
General Purpose Aerial

() Teeeroot protaction
§ | — zones

RV parking and Camping
areas

L] New rubbish bin

Figure 2: Westbury Recreatlon Ground showmg the proposed overnlght stay
area in grey

11) Planning Assessment
Zone

The subject property is located in the Recreation Zone. The land surrounding
the site is located in the General Residential Zone, Utilities Zone and Urban
Mixed Use Zone.
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Figure 4: zoning of subject title

Use Class

Table 8.2 of the Scheme, categorises the proposed use class as:
e Visitor Accommodation

Visitor Accommodation is a Discretionary use in the Recreation Zone.

Applicable Standards

18.1 Zone Purpose
18.1.1 Zone Purpose Statements
181141 To provide for a range of active and organised

recreational use or development and complementary
uses that do not impact adversely on the recreational use
of the land.

18.1.2 Local Area Objectives

a) Recreation Zone areas reflect the historical pattern of development in
settlements in the provision of organised recreation services including sports
ovals, showgrounds and racecourses.

b) Provide for the continued use and investment in these facilities, including
other supporting uses that assist in maintaining the viability of facility for the
provision of recreation services.

18.1.3 Desired Future Character Statements
a) There are no future desired character statements for the zone.
Comment:

The use of the site for overnight stays is considered to be consistent with the
purpose of the Recreation Zone as it increases the range of activities
undertaken at the site and increases the vitality of the land, without
compromising the existing recreational uses of the land. The use also
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supports increased use of the facility as a whole promotes ongoing
investment in maintaining a high degree of utility and amenity.

Assessment of Applicable Standards

The following table is an assessment against the applicable standards of the
Meander Valley Interim Planning Scheme 2013.

cheme standard

18.3.1 Amenity
A1 | Operating hours must be The use will Relies on
between: operate 24 hours a | Performance Criteria
a) 8.00 am and 10.00 pm day.
where adjoining
residential use; and
b) 6.00 am and 12.00 am
midnight where not
adjoining residential use.
A2 | A2.1 Council does not | Complies
The proposal must not include Pmtpﬂsf.the ¢
flood lighting where it adjoins mdsd?t'a lolnlloh?ny
the General Residential, Low | @9¢!tionaliig ng.
Density Residential, Urban :
Mixed Use zones; and
A2.2
External security lighting must
be contained within the
boundaries of the site.
A3 | If for permitted or no permit | The use is Relies on
required uses. discretionary. Performance Criteria
18.3.2 Recreation Zone Character
A1 | Commercial vehicles for Not applicable, the | Complies
discretionary uses must be use does not
parked within the boundary of | require any
the property in locations that | additional
are not visible from the road | commercial
or public land. vehicles.
A2 | Goods or materials storage for | Not applicable. No
discretionary uses must not be | goods or materials
outside in locations visible will be stored on
from adjacent properties, the | the site.
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road or public land.

18.4

.2 Landscaping

Al

If for permitted or no permit
required uses.

The use is
discretionary.

Relies on
Performance Criteria

Road

d Railwe

me Standard

Sche | Comment | Assessment
E4.6.1 Use and road or rail infrastructure
A1 | Sensitive use within 50m of a | Not applicable
category 1 or 2 road with a
speed limit of more than
60km/h, a railway or future
road or railway, does not
increase the annual average
daily traffic movements by
more than 100%.
A2 | For roads with a speed limit of | The proposed use | Relies on
60km/h or less the use must | will likely result in | Performance Criteria
not generate more than 40 more than 40
movements per day. vehicle
movements at the
access, when
combined with
existing vehicles
accessing the
reserve.
A3 | For roads with a speed limit of | Not applicable
more than 60km/h the use
must not increase the annual
average daily traffic
movements by more than
10%.
E4.7.2 Management of Road Accesses and Junctions
A1 | For roads with a speed limit of | The application Complies
60km/h or less the does not propose
development must include any new accesses
one access providing both or alter the nature
entry and exit, or two accesses | of the existing
providing separate entry and | accesses.
exit.
A2 | For roads with a speed limit of | Not applicable

more than 60km/h the
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development must not include
a new access or junction.

Scheme Standard
6.6.1 Car Parking Numbers
A1 | The number of car parking 1 space is Complies
spaces must not be less than | provided for each
the requirements of: accommodation
a) Table E6.1; or unit.
b) a parking precinct plan.
E6.6.3 Taxi Drop-off and Pickup
A1 | One dedicated taxi space must | Sufficient space is | Complies
be provided for every 50 car | available in the
spaces required by Table E6.1 | existing, extensive
or part thereof (except for gravelled access
dwellings in the General and manoeuvring
Residential Zone. areas for taxi
parking.
E6.6.4 Motorbike Parking Provisions
A1 | One motorbike parking space | There is sufficient | Complies
must be provided for each 20 | space for
car spaces required by Table | motorbike parking
E6.1 or part thereof. within the
extensive parking
area around the
recreation ground.
The nature of the
use does not
suggest an
increase in
demand for
motorbike parking.
E6.7.1 Construction of Car Parking Spaces and Access Strips
A1 | All car parking, access strips Parking and Relies on
manoeuvring and circulation circulation spaces | Performance Criteria
spaces must be: are proposed to
‘a) formed to an adequate | 'éMain unsealed
level and drained; and and are not
b) except for a single proposed ta be
dwelling, provided with line ma_rked.
an impervious all Reqeahonal
weather seal; and }/ehmles aie
¢) except for a single !ntended to park
dwelling, line marked or informally on
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provided with other clear
physical means to
delineate car spaces.

grassed areas.

The existing
gravelled roadway
is adequately
drained.

E6.7.2 Design and Layout of Car Parking

Car parking and manoeuvring
space must:

a) have a gradient of 10%
or less; and
b) for more than 4 cars,
enter and exit the site in
a forward direction; and
¢) have access width not
less than and not 10%
greater than Table E6.2;
and
d) have a width of access
and manoeuvring space
to parking spaces not
less than Table E6.3
where:
(i) there are three or
more spaces; and
(i) where parking is
more than 30m from
the road; or

have a gradient
less than 10%.
Vehicles can turn
onsite and exit in
a forward
direction.

The access is
existing and
meets the
minimum
requirements of
Table E6.2.
Spaces are not
delineated
however there are
few site features
which would
substantially
hinder
manoeuvrability.
The proposal does
not comply with

A1 | A1.1 The proposal is not | Relies on
Where providing for 4 or more located in the Performance Criteria
spaces, parking areas (other Gen_eral .
than for parking located in Residential Zone.
garages and carports for There are mese
dwellings in the General than 4 parking
Residential Zone) must be spaces located
located behind the building be_tw_een _the
line: and building line and
Iy é the frontage.

Within the General Residential
Zone, provision for turning
must not be located within the
front setback for residential
buildings or multiple
dwellings.
A2 | A21 The parking spaces | Relies on

Performance Criteria
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(iii) the sole vehicle
access is to a
cateqgory 1, 2,3 0r 4
road; and

A2.2

The layout of car spaces and
access ways must be designed
in accordance with Australian
Standard AS 2890.1.

AS 2890.1 due to
the specialist
nature.

E6.7.

3 Car Parking Access, Safety and Security

pedestrian access.

A1 | Car parking areas with greater | The  application | Relies on
than 20 parking spaces must | does not propose | Performance Criteria
be: any additional
a) secured and lit so that lighting.

unauthorised persons
cannot enter or;

b) visible from buildings on
or adjacent to the site at
times when parking
0CCUrs.

E6.8.1 Pedestrian Walkways

A1 | Pedestrian access must be | The proposal | Relies on
provided for in accordance | includes more | Performance Criteria
with Table E6.5. than 11 parking

spaces but does
not include a
dedicated

Performance Criteria

18.3.1

ic | |'.i': P

Amenity

Objective

To ensure that uses do not adversely impact upon the occupiers of adjoining
and nearby residential uses.

Performance Criteria P1

The amenity of residential uses within the surrounding area must not be unduly
impacted upon by operating hours and vehicle movements.
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Comment:
By its nature, the proposed use will operate after 10:00pm and before 6:00am, |
however, the use will have negligible impact on the amenity of residential uses
in the surrounding area. Camping spaces in the north-east corner of the lot will
maintain more than 20m separation from the nearest dwelling, due to
Meander Valley Road and Jones Street. Approximately 10m separation will be
provided between the dwelling at 4 Jones Street and the proposed use.

As there is a high likelihood that patrons may use generators, it is proposed to
prohibit the use of generators and power tools at the site between the
following hours:

Monday to Saturday - before 8am and after 6pm; and

Sunday - before 10:00am and after 6:00pm.

This is generally consistent with the degree of requlation applied to similar
proposals, with a minor amendment to reflect the standards of the zone.

The proposal is consistent with the objective and will not impact nearby
residential uses.

Performance Criteria P3

Discretionary uses must not cause or be likely to cause an environmental
nuisance through emissions including noise, smoke, odour and dust.

Comment:

The proposed use is not likely to cause an environmental nuisance. Proposed
rules for the site are intended to control external impacts. The use is for self-
contained RVs only which will contain all waste water within the vehicle. The
proposed dump point also provides an appropriate means of waste disposal.
Signage will direct patrons to the waste water dump point at Deloraine until
the new system is installed. As such there is minimal risk of odour and waste
emissions.

Noise has been discussed above. It is proposed to restrict the hours which
generators can be used at the site. The separation between the use and
residential properties is considered sufficient to mitigate any additional noise
impacts. Noise impacts are not considered to be substantially greater than
residential forms of use.

The use of camp fires will not be permitted at the site. As such there is minimal
risk of smoke.

Although the access road into the rest stop is gravel, the short extent, slow
speed environment and limited number of vehicles entering the site ensures
that there will be minimal dust produced. The separation from residential
properties is sufficient to mitigate dust impacts.
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The proposed use is consistent with the objective and will not adversely impact
adjoining residential uses.

18.4.2 Landscaping

Objective

To ensure that the recreation values of the site are retained in a manner that
contributes to the broader landscape of the area.

a)
b)

9

aq)
e
)
9)

Performance Criteria P1

Applications must demonstrate how the recreation and landscape values of the
site and area will be managed by a landscape and site management plan that
sets out:

any retaining walls; and

retention of any existing native vegetation where it is feasible to do so or
required to be retained by another provision of this scheme; and

the locations of any proposed buildings, driveways, car parking, storage
areas, signage and utility services; and

any fencing; and

vegetation plantings to be used and where; and

any pedestrian movement paths; and

ongoing treatment of the balance of the lot if any, including maintenance
of plantings, weed management and soil and water management.

The a

frees

Comment:

incidental signage.

No additional landscaping is proposed. It is considered that the existing large
contribute to the streetscape and landscape. While the recreational vehicles will
be visually prominent, the visual impact is considered to be reasonable and

views of the recreation ground will remain.

No further screening is considered warranted.

pplication does not propose any development other than the erection of

(mature and recently planted) provide sufficient visual interest and

M
t

"E4.6.1 Use and road or rail infrastructure

Objective

To ensure that the safety and efficiency of road and rail infrastructure is not
reduced by the creation of new accesses and junctions or increased use of
existing accesses and junctions.

Performance Criteria P2
For roads with a speed limit of 60km/h or less, the level of use, number,
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location, layout and design of accesses and junctions must maintain an
acceptable level of safety for all road users, including pedestrians and cyclists.

Comment:

It is anticipated that the proposed use will not impact the safety and efficiency
of the road network. The existing access provides a direct line of site for more
than 200m to both the north and south. The existing access is designed for larger
vehicles with a width of 5m. It is sealed to match the existing road network. The
access is considered to be adequate for the significant numbers of vehicles
accessing the site during football, cricket and other sporting events. The
proposed use will not compromise the safety and efficiency of the road network.

(Car Parking and Sustainable Transport Code

E6.7.1 Construction of Car Parking Spaces and Access Strlps

Objective

To ensure that car parking spaces and access strips are constructed to an
appropriate standard.

Performance Criteria P1

All car parking, access strips manoeuvring and circulation spaces must be readily
identifiable and constructed to ensure that they are useable in all weather
conditions.

Comment:

The application proposes the use of informal, grassed parking spaces. RVs tend
to be self-requlating due to the larger size of the vehicles and the additional
room required to manoeuvre them. Access ways and manoeuvring spaces are
constructed from gravel road base and are adequately delineated from the
grassed rest areas by the change in materials. While the spaces are not readily
delineated, there is adequate space that RVs can be parked as far away or close
to each other as they desire.

Grassed parking areas are a common feature of RV rest stops and, given the
relatively low turnover of vehicles, are considered adequate.

E6.7.2 Design and Layout of Car Parking

Objective

To ensure that car parking and manoeuvring space are designed and laid out to
an appropriate standard.

Performance Criteria P1

The location of car parking and manoeuvring spaces must not be detrimental to
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the streetscape or the amenity of the surrounding areas, having regard to:

a) the layout of the site and the location of existing buildings; and
b) views into the site from the road and adjoining public spaces; and
¢) the ability to access the site and the rear of buildings; and

d) the layout of car parking in the vicinity; and

e) the level of landscaping proposed for the car parking.

Comment:

The proposed accommodation area is considered to be laid out to an appropriate
standard. The access way is a substantial width and allows even large vehicles to
comfortably manoeuvre and exit in a forward direction. The proposal is not
consistent with AS2890.1, Standards for Car Parking Facilities - Off Street Parking,
as the use is of a specialist nature not provided for in the standard.

Performance Criteria P2
Car parking and manoeuvring space must:

a) be convenient, safe and efficient to use having regard to matters such as
slope, dimensions, layout and the expected number and type of vehicles;
and

b) provide adequate space to turn within the site unless reversing from the
site would not adversely affect the safety and convenience of users and
passing traffic.

Comment:

The Parking areas are relatively flat and have a substantial amount of room
adjacent to accommodate the turning of large vehicles.

E6.7.3 Car Parking Access, Safety and Security

Objective
To ensure adequate access, safety and security for car parking and for deliveries.

Performance Criteria P71

Car parking areas with greater than 20 parking spaces must provide for adequate
security and safety for users of the site, having regard to the:

a) levels of activity within the vicinity; and
b) opportunities for passive surveillance for users of adjacent building and
public spaces adjoining the site.

Comment:

Additional security lighting is not considered warranted. Existing streetlights
around and within the recreation ground provide adequate lighting and RVs will
generally be accompanied by their occupants throughout the night.
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Opportunities for passive surveillance are significant, due to the general
presence of people at the site and high visibility from the surrounding roads.

E6.8.1 Pedestrian Walkways

Objective
To ensure pedestrian safety is considered in development

Performance Criteria P1

Safe pedestrian access must be provided within car park and between the
entrances to buildings and the road.

Comment:

A dedicated pedestrian access is not considered warranted, the access road and
adjacent grassed verges are sufficient to allow for pedestrians to avoid walking
on the carriage way. Regardless, Council proposes to erect a 10km/h speed limit
sign, indicating a shared carriageway for vehicles and pedestrians to encourage
people to walk and drive with due care, ensuring the safety of pedestrians.

Conclusion

In conclusion, it is considered that the application for Use and Development
for a Self-Contained RV rest stop, is an acceptable development in the
Recreation Zone and will not impact other users of the site or adjacent
residential uses.

AUTHOR: Justin Simons
TOWN PLANNER
MEANDER VALLEY COUNCIL
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NO RV PARKING PERMITTED BEYOND THIS
POINT
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Title: Locality Plan A3
Date:
Meander Valley Council ] Monday, 24 June
Map Width: 0.4988 km 2019
Generic Map Legend
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Justin Simons
— = ]

From: Justin Simons

Sent: Wednesday, 11 September 2019 11:30 AM

To: heidi@planplace.com.au

Subject: RE: PA\20\0020 - s54 FiR

Attachments: 20.0018 21 Franklin Street_Westbury_RV Stop_FIR 29 August 2019.pdf

Good morning Heidi
In response to the attached S54 request for additional information:

Council intends to use a permit system to manage the number of vehicles staying at the Westbury Recreation
Ground.

Permits will need to be collected from the Council Office in Westbury and will be limited to a maximum of 15
permits. Signage will indicate the need for a permit, where it can be obtained and that it must be displayed.
Council is actively exploring an online option for the issuing of permits, however this option has not yet been
confirmed or finalised.

Council will regularly visit the site for routine maintenance and rubbish collection. Any vehicle without a permit will
be asked to leave by Council Staff.

Please let me know if you would like any additional information.

Regards

Justin Simons | Town Planner
Meander Valley Council
working together

T: 03 6393 5346 | F: 03 6393 1474 | E: justin.simons@mvc.tas.gov.au | W: www.meander.tas.gov.au
26 Lyall Street (PO Box 102), Westbury, TAS 7303

Please consider the environment before printing this email.

Notice of confidential information

This e-mail is intended only for the use of the addressee. If you are not the addressee, you are requested not to distribute or photocopy this message. If you
have received this message in error, please immediately notify the sender and destroy the original message.

Views and opinions expressed in this transmission are solely those of the author and do not necessarily represent those of Meander Valley Council.

From: heidi@planplace.com.au [mailto:heidi@planplace.com.au]
Sent: Friday, 30 August 2019 2:54 PM

To: Planning @ Meander Valley Council

Cc: Justin Simons

Subject: PA\20\0020 - s54 FIR

1
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1. Introduction

Meander Valley Council propose to provide designated Recreational vehicle (RV) camping within the grounds of the
Westbury Recreational Ground for up to 15 RV’s. The proposed changes may include the provision of an RV waste
dump point constructed within the site. The Council do not propose to provide formalised parking spots (e.g. hardstands
or markings) allowing users to set up freely within the area. As part of the proposed changes, Meander Valley Council
require a Traffic Impact Assessment (TIA) to be prepared.

This report has been prepared in accordance with the Department of State Growth’s Framework for Undertaking Traffic
Impact Assessments and the Meander Valley Interim Planning scheme and details the findings of the traffic assessment
undertaken for the proposed changes.

2. Existing conditions

2.1 Traffic Impact Assessment Study Area

The site is located at 21 Franklin Street in Westbury. The site also has frontages to Meander Valley Road and Jones
Street North. Access to the site is only available via Franklin Street. The site is located in central Westbury with Meander
Valley Road the main road through Westbury. The site has a land use classification of 18.0 Recreational under the
Meander Valley Interim Planning Scheme 2013. Surrounding land uses are a combination of low density residential
dwellings and urban mixed use with multiple commercial properties on Meander Valley Road.

L

- To Bass Highway

pa [Meander Valley Road |

= ='='"'---lTD Deloraina | [ To Bass Highway|——>

Jones Street Narth

Franklln'ﬁreel]'ﬂ

Figure 1: Site Location (Basemap: https://maps.thelist.tas.gov.au)
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2.2 Surrounding Road Network

2.2.1  Franklin Street

Franklin Street (shown in Figure 2 and Figure 3) is a two-way Council owned local road which runs in a north-south
direction. Free, unrestricted car parking is permitted on both sides of the street. Franklin Street has a speed limit of
50km/hr. Franklin Street provides access to the Westbury Recreational Ground, Westbury Sports Centre and residential
properties to the south. Franklin Street does not have a sign posted speed limit so a default speed limit for residential
streets of 50km/h is deemed to apply.

Figure 2: Franklin Street facing South Figure 3: Franklin Street facing North

2.2.2 Meander Valley Road

Meander Valley Road (shown in Figure 4 and Figure 5) is a two-way Department of State Growth owned road with one
lane in each direction. Meander Valley Road is classified as a Category 5 road under the State Road Hierarchy. The road
operates in an east west direction and its primary purpose is to connect the town of Westbury to the Bass Highway. Free,
unrestricted parking is permitted on both sides of Meander Valley Road outside of the site. To the West of the
intersection with Franklin Street parking is restricted to %2 hour unmetered parking. Meander Valley Road has a posted
speed limit of 50km/hr near the site.

Figure 4: Meander Valley Road facing West Figure 5: Meander Valley Road facing East

2.3 Site Access

Vehicle access to the site is provided by Franklin Street only. The existing site access is 5.1m wide (between concrete
walls) and sealed. An image of the access is shown in Figure 6.
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Figure 6: Existing access to the site from Franklin Street

2.4 Surrounding intersections
The following intersections currently exist in the vicinity of the site:

¢ Meander Valley Road / Franklin Street (unsignalised T-intersection).

2.5 Pedestrian and Cycling Infrastructure

Sealed pedestrian paths are provided on Meander Valley Road. Internal unsealed footpaths are provided for access to
Franklin Street, Meander Valley Road and Jones Street. No defined cycling infrastructure is provided.

3. Proposal

3.1 Overview

The proposal is to allow parking and camping for an estimated maximum of 15 RV’s within the Westbury Recreational
Ground boundaries, on grassed areas located in the northeast and southeast of the site. Access to the designated
camping area is to be provided by the existing internal circulation road. An RV waste dump point may also to be provided
to service the camp site. Council has indicated that following the completion of the clubrooms extension currently under
construction, their intention is to install lockable bollards to prevent vehicles driving behind the clubrooms, as such the
road to the north of the oval will be utilised for two-way traffic entering and exiting the designated areas. It is proposed
that the camp sites will be informal with users able to drive in and set up where they wish on the grassed areas with no
hardstand provided.

A snapshot of the proposed layout is shown in Figure 7. Images of the proposed areas for the camping sites and
screened waste dump point are shown in Figure 8 to 9.
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General Purpose Aerial
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RV parking and Camping
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Figure 8: Proposed location of main camping area at north east of recreation ground
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Figure 9: proposed location for camping area in south east of Recreation ground

OB P o P T A N

Figure 10: Proposed area for screened waste dump point in vicinity of small trees on left of image

3.2 Vehicle Access

Vehicles will access the site by utilising the existing vehicle access on Franklin Street. The site access is compliant with
AS2890,1 — Off Street Car Parking Facilities which requires an access driveway width of 3.0m-5.5m for an access to off
street parking from a local road. It was also observed during the site visit that the access was easily navigated in both
directions by a heavy rigid vehicle.

4. Development Transport Assessment
4.1 Traffic Impact Assessment

4.1.1 Traffic Generation

The traffic generation rate of a Campground/Recreational vehicle park has been sourced from the ITE Trip Generation
Manual, 10" Edition. It has been assumed for the purpose of the traffic analysis that the site would have a full occupancy
of 15 RV’s.
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e Weekday AM Peak Hour 0.21 trips per site
e Weekday PM Peak Hour 0.27 trips per site; and
e Daily 2 daily trips per site (1 entering, 1 exiting when full).

Based on the generation rates above, the traffic expected to be generated by the RV camping in each of the weekday
peak hours is as follows assuming full occupancy:

e Weekday AM Peak Hour 3 vehicle movements
o Weekday PM Peak Hour 4 vehicle movements; and
o Daily 30 vehicle movements.

4.2 Site Layout Assessment

421 Road Layout Assessment

The existing internal road is an unsealed road around the exterior of the Oval. The road was measured to be 4.5m wide
as shown in Figure 11. The access road can be considered to be useable in all weather conditions. Passing of vehicles
can occur using grassed areas adjacent to the road.

Figure 11: Internal road around the north of the site

4.2.2 Sight Distance Assessment

A site inspection was undertaken by Sam Volker of pitt&sherry on 7 August 2019. During the site visit, the sight distances
were measured, and observations were made.

The sight distance measurements were taken at the intersection of the site access and Franklin Street and at the
intersection of Franklin Street and Meander Valley Road. The sight distance was measured from a point 5m back from
the edge of the traffic lane and at a height of 1.1m in accordance with the Austroads Guide to Road Design — Part 4A:
Unsignalised and Signalised Intersections.
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The sight distance recorded at the access to the Recreational Grounds was as follows:

e Facing South 300m

e Facing North 120m (Distance to intersection)

Photos of the sight distances are shown in Figure 12 and Figure 13.

Figure 12: Sight distance to south at Franklin Street Figure 13: Sight distance to north at Franklin Street

The sight distance recorded at the Franklin Street/ Meander Valley Road intersection were as follows:

e Facing West 150m (likely reduced if parked cars present); and

e Facing East 300m.

Photos of the sight distances are shown in Figure 14 and Figure 15.

Figure 14: Sight distance to west (Meander Valley Road Figure 15: Sight distance to east (Meander Valley Road from
from Franklin Street) Franklin Street)

The Meander Valley Interim Planning Scheme 2013 specifies that for roads with a speed limit of 50km/h, a Safe
Intersection Sight Distance of 80m must be provided. Based on the requirements of the Planning Scheme, the access
and adjacent intersection are considered compliant. However, it is noted that if parked cars are present east of Franklin
Street on Meander Valley Road, sight distance may be reduced.
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4.3 Planning Scheme Assessment

The proposed changes to the use of the recreational ground has been assessed against the E4 Road and Railway
Assets Code (tables 1 and 2) and the E6 Car Parking and Sustainable Transport Code (tables 3 and 4) in the Meander
Valley Interim Planning Scheme 2013.

4.3.1 E4 Road and Railway Assets code

Table 1: E4.6 Use standards

E4.6.1 Use and road or rail infrastructure

Objective:

To ensure that the safety and efficiency of road and rail infrastructure is not reduced by the creation of new accesses
and junctions or increased use of existing accesses and junctions.

Acceptable Solution/ Performance Criteria Comment

A2 Satisfies A2 Acceptable Solution

For roads with a speed limit of 60km/h or less the use must not generate | Maximum generated movements are
more than a total of 40 vehicle entry and exit movements per day expected to be 30 movements per day

Table 2: E4.7 Development standards

E4.7.1 Development on and adjacent to Existing and Future Arterial Roads and Railways

Objective

To ensure that development on or adjacent to class 1 or 2 roads (outside 60km/h), railways and future roads and
railways is managed to:

a) ensure the safe and efficient operation of roads and railways
b) allow for future road and rail widening, realignment and upgrading; and

c¢) avoid undesirable interaction between roads and railways and other use or development.

Acceptable Solution/ Performance Criteria Comment

A1 Satisfies A1 Acceptable Solution

The following must be at least 50m from a railway, a future | Proposed development is more than 50m away from a
road or railway, and a category 1 or 2 road in an area railway, future road or railway and a category 1 or 2 road
subject to a speed limit of more than 60km/h: in an area subject to a speed limit of more than 60km/h.

a) new road works, buildings, additions and extensions,
earthworks and landscaping works

b) building areas on new lots; and

c) outdoor sitting, entertainment and children’s play areas.

E4.7.2 Management of Road Accesses and Junctions

Objective

To ensure that the safety and efficiency of roads is not reduced by the creation of new accesses and junctions or
increased use of existing accesses and junctions.

Acceptable Solution/ Performance Criteria Comment
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A1 Satisfies A1 Acceptable Solution

For roads with a speed limit of 60km/h or less the No proposed changes to the existing single access to
development must include only one access providing both | the site.

entry and exit, or two accesses providing separate entry
and exit.

A2 Not applicable.

For roads with a speed limit of more than 60km/h the
development must not include a new access or junction.

E4.7.4 Sight Distance at Accesses, Junctions and Level Crossings

Objective

To ensure that use and development involving or adjacent to accesses, junctions and level crossings allows sufficient
sight distance between vehicles and between vehicles and trains to enable safe movement of traffic.

Acceptable Solution/ Performance Criteria Comment
A1 Satisfies A1 Acceptable Solution
Sight distances at: Site distances satisfy the requirements of Table E4.7.4.

a) an access or junction must comply with the Safe
Intersection Sight Distance shown in Table E4.7.4; and

b) rail level crossings must comply with AS1742.7 Manual
of uniform traffic control devices - Railway crossings,
Standards Association of Australia; or

c) If the access is a temporary access, the written consent
of the relevant authority has been obtained.

4.3.2 E6 Car Parking and Sustainable Transport Code

Table 3: E6.6 Car parking numbers

E9.6.1 Design of vehicle parking and loading areas

Objective:
To ensure that an appropriate level of car parking is provided to service use.

Acceptable Solution/ Performance Comment

Criteria

A1 Satisfies P1 Performance Criteria

The number of car parking spaces must not | Parking is to be free form with no designated parking spots except for
be less than the requirements of: signage indicating the general areas for parking. Council will need to
a) Table E6.1, or implement a management plan for the site to ensure the number of

RV’s does not exceed the Council-imposed limit of 15 and parking

b ki inct pl tained i
) @ parking precinct plan contained in outside the designated zones does not occur.

Table E6.6: Precinct Parking Plans.
P1

The number of car parking spaces provided
must have regard to:

a) the provisions of any relevant location
specific car parking plan

b) the availability of public car parking
spaces within reasonable walking distance
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c¢) any reduction in demand due to sharing
of spaces by multiple uses either because
of variations in peak demand or by
efficiencies gained by consolidation

d) the availability and frequency of public
transport within reasonable walking
distance of the site

e) site constraints such as existing
buildings, slope, drainage, vegetation and
landscaping

f) the availability, accessibility and safety of
on-road parking, having regard to the nature
of the roads, traffic management and other
uses in the vicinity

g) an empirical assessment of the car
parking demand

h) the effect on streetscape, amenity and
vehicle, pedestrian and cycle safety and
convenience

i) the recommendations of a traffic impact
assessment prepared for the proposal; and

j) any heritage values of the site.

Table 4: E6.7 Development Standards

E6.7.1 Construction of Car Parking Spaces and Access Strips

Objective:
To ensure that car parking spaces and access strips are constructed to an appropriate standard.

Acceptable Solution/ Performance Comment
Criteria

A1 Satisfies P1 Performance Criteria

All car parking, access strips Parking areas do not have an all-weather seal and will likely be unusable
manoeuvring and circulation spaces in wet conditions. Parking areas are very flat with no discernible fall to
allow water to drain naturally. No indication of drainage upgrades has
been provided. Council will need to monitor the site conditions and there
a) formed to an adequate level and may be periods where use of the site needs to be restricted such as
drained; and during and after heavy rainfall. With a management regime in place it is
b) except for a single dwelling, provided considered that the proposed development satisfies the Performance
with an impervious all weather seal. Criteria

must be:

P1 Signage is to be provided to identify locations available for RV parking

All car parking, access strips
manoeuvring, and circulation spaces must
be readily identifiable and constructed to
ensure that they are useable in all weather
conditions.

E6.7.2 Design and Layout of Car Parking

Objective:
To ensure that car parking and manoeuvring space are designed and laid out to an appropriate standard.
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Acceptable Solution/ Performance Acceptable Solution/ Performance Criteria
Criteria

A11 A1.1 — N/A — no buildings

Where providing for 4 or more spaces, A1.2 — N/A — Not within the general residential zone
parking areas (other than for parking Satisfies A2.1 acceptable criteria

Gwalings i ths Goneral Resental Zone) | Craciet s 1ess than 10%

must be located behind the building line; Vehicles are able to enter and exit site in a forward direction

and Road width of 4.5m satisfies Table E6.2, whilst no formalised passing
Al.2 bays provided, space for vehicles to pass each other is provided on side

of internal circulation road
Within the general residential zone,

provision for turning must not be located Not applicable as no formalised parking arrangement proposed.
within the front setback for residential A2.2 - N/A - no formalised parking arrangements are proposed
buildings or multiple dwellings.

A2.1
Car parking and manoeuvring space must:
a) have a gradient of 10% or less

b) where providing for more than 4 cars,
provide for vehicles to enter and exit the
site in a forward direction

c¢) have a width of vehicular access no
less than prescribed in Table E6.2, and
not more than 10% greater than
prescribed in Table E6.2

d) have a combined width of access and
manoeuvring space adjacent to parking
spaces not less than as prescribed in
Table E6.3 where any of the following
apply:
i) there are three or more car parking
spaces

ii) where parking is more than 30m
driving distance from the road; and

iii) where the sole vehicle access is to a
category 1, 2, 3 or 4 road.

A2.2

The layout of car spaces and access ways
must be designed in accordance with
Australian Standards AS 2890.1 - 2004
Parking Facilities, Part 1: Off Road Car
Parking.
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5. Conclusion

The proposed changes to the use of the Westbury Recreational Ground at 21 Franklin Street to allow RV camping has
been assessed in accordance with the Department of State Growth’s Framework for Undertaking Traffic Impact
Assessments and the Meander Valley Interim Planning Scheme 2013. The analysis and discussions presented in this
report are summarised below.

e The additional traffic volumes expected to be generated by the RV camping operations is not expected to have
any noticeable impact to the safety and function of the surrounding road network

e Existing road and access layouts are suitable and satisfy the requirements of the Planning Scheme

e  Council will require signage identifying the allowed area for RV parking and will need to implement a
management plan to monitor the site during peak use periods to prevent parking in unauthorised areas or
overuse; and

e The proposed locations for RV parking are not considered to be useable in all weather conditions. Council will
need to monitor conditions of the site and implement a management plan to restrict access when the site is
unsuitable for use such as after heavy rain.
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From: Siale, Vili

Sent: 16 Sep 2019 22:03:35 +0000
To: Planning @ Meander Valley Council
Subject: Development Application Referral - Visitor Accommodation - RV rest stop at 21

Franklin Street in Westbury - PA\20\0018

General Manager
Meander Valley Council
PO Box 102

Westbury 7303

Our Reference: D19/236139

Dear Sir/Madam,
Thank you for your letter of 13 September 2019 regarding the above matter.

Following a review of the related application and the Traffic Impact Assessment report, The Department
has no objections to this Development Application.

If you have further queries please contact me.

Regards,
Vili.

Vili Siale | Traffic Engineer

Network Management | Department of State Growth

I A Goodman Court, INVERMAY TAS 7248 | GPO Box 536, Hobart TAS 7001
Ph. (03) 6777 1951 | Mb. 0419 165 934

www.stategrowth.tas.gov.au

DEPARTMENT OF STATE GROWTH COURAGETO MAKE A DIFFEREMCE THROUGH:

o TEAMWORK k! EXCELLENCE @; INTEGRITY {J RESPECT

] mn Proudly accredited White Ribbon

BN Workplace e Ribbon Australia

CONFIDENTIALITY NOTICE AND DISCLAIMER

The information in this transmission may be confidential and/or protected by legal professional privilege, and is intended only for the person
or persons to whom it is addressed. If you are not such a person, you are warned that any disclosure, copying or dissemination of the
information is unauthorised. If you have received the transmission in error, please immediately contact this office by telephone, fax or email,
to inform us of the error and to enable arrangements to be made for the destruction of the transmission, or its return at our cost. No liability is
accepted for any unauthorised use of the information contained in this transmission.
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Dear Mayor, General Manager and Councilors

| wish to object to the planning application that would facilitate and allow overnight camping by
RV's on the Westbury Recreation Ground.

My principle objection is based on the fact that Recreation Ground is a beautiful park in the
centre of town and should be available, in its entirety for the enjoyment of residents and
visitors. Indeed | would argue that the money would be better spent providing more seating,
picnic tables etc., to allow more people to enjoy what is a beautiful green space, with graceful
trees, in the middle of town. Council has done much work on making the Recreation Ground a
fantastic space and they are to be commended for this. To then turn around and give over a
significant part of the park for the exclusive use of non ratepayers is a poor decision in my view.
The Ground is not just some 'daggy' footy ground on the outskirts of town or down a side street.
It is a beautiful park in the centre of town.

This so called free camping is anything but free. The decison to allow camping is an example of a
poor economic decision where all the costs are borne by one group and all the benefits flow to
another group.

The costs will be borne by the ratepayers and include the $5000 set up costs and ongoing costs
of rubbish collection etc., which ultimately will not be insignificant. There will likely be
enviromental degradation caused by all these heavy vehicles rolling over the grass and the roots
of the trees. The main cost | would argue is the indirect cost of the loss of amenity to ratepayers
by giving over about a third of the park to 'free' camping. When free camping was allowed in the
park, it became full of campers with all their accoutrements such as clothes lines, satelite dishes
etc. One of the beautiful green vistas of the town was seriously compromised, as was the abilty
of people to enjoy using the park. | felt like | was sitting in someone's backyard when I'd wander
down there to enjoy the cricket on a balmy summer's day! The notion that with self regulation
and a $0 price, there will be a limit of 15 vans per night is fanciful. In any event 15 vans is 15 too
many in my view.

| doubt that the owners of existing caravan parks in the muncipality, feel that it is a legititmate
thing to do by the Council, that they pay rates to, to undermine their business, by offering free
camping.

In summary all the costs, including non financial costs will be borne by the residents as well as
existing operators of caravan parks in the municipality.

Who gets the benefits? The RV owners obviously get the main benefit. Non rate paying visitors
to the town! Why should ratepayers cross subsidise the lifestyle of grey nomads, some of whom
are driving around in rigs worth $100 000's.

Visitors bring an economic benefit to any town. Local business would argue that they are
ratepayers too and by allowing 'free' camping their profits are enhanced. Fair enough but don't
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expect residents to cross subsidise their profits by giving up part of their beautiful park and
paying for it to be turned into a caravan park. The same residents who provide the bulk of their
profits for 12 months of the year. If local business feels that it is so profitable to them to have
free camping in the town, then there is nothing stopping them from starting their own caravan
park, at their own expense.

When Council did put a stop to camping on the Recreation Ground, camping was allowed on the
showground and on some private land. No problem there. Why not continue it?

Leaving aside the very legitimate and compelling arguments against Councils offering free
camping per se (ie. 1. they invariably involve costs both direct and indirect to ratepayers, with
the primary benefits flowing to non ratepayers 2. they undermine the business of people
operating caravan parks); the current proposal to offer free camping at the recreation ground is
simply wrong. Its not the right place for it! We'd all like to think that people come to our town
because it is a beautiful place. The Recreation Ground ceases to be a beautiful park in the
centre of town when it is turned into a caravan park! Why deliberately do this? | doubt that
there would be any other Council in Australia that would countenace doing such a thing.

| respectfully offer the above for your consideration and urge the Council not to proceed with
this plan.

David Pitman B Ec
4 New st
Westbury

0437972816
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From: Kevin and Dit Briggs

Sent: 24 Sep 2019 10:57:30 +1000

To: Meander Valley Council Email

Subject: ATT Dino De Paoli Acting General Manager MVC
Dino De Paoli

Meander Valley Council Acting General Manager

Re Planning permit Index no 14046 Westbury Recreation Ground

Further to my email dated 231 September I wish to object to the planning application that
would facilitate and allow overnight camping by RVs on Westbury Recreation Ground.
My objection would be based on the following:

1) Loss of a public recreation ground and in effect the establishment of an RV camping
ground.

2) It would entail the misuse of ratepayer funds, the set up and ongoing costs falling on
ratepayers with the benefit flowing mostly to wealthy interstate visitors owning RV
vehicles. Ongoing costs will include insurance, water, drainage, sewerage, ground
maintenance and rubbish collection. Ratepayers should not subsidise the lifestyle of grey
nomads.

3) It would negate the user pays principle.

4) It would cause environmental degradation and have an adverse visual impact.

5) It would prima facie be unfair for existing recognised campsites for rates they pay to
be used by Council to set up alternative sites in competition andin effect put them out of
business. That is why there is in place a national competitive neutrality principle.

Meander Valley Council Ordinary Agenda - 10 December 2019 Page 85

Document Set ID: 1239332
Version: 1, Version Date: 24/09/2019



6) All campers are not RV campers and the closure of Quamby Corner (one of the
cheapest and most highly rated rural campsites in Tasmania) would entail a loss of
amenity for them and indeed for locals.

7) Granting the application would almost certainly breach the National Competition
Policy rules on competitive neutrality.

8) Granting the application could result in legal argument or prosecution of the Council
for damages to existing businesses arising from its decision. Previous Council decisions
on ‘freebie’camping would be overturned. What has changed? The Council’s ‘legal’
position appears to be confused and self defeating. Ratepayers do not want Council to
spend ratepayers’ money defending unnecessary actions of their own making.

9) It should not be the business of Council to support or be seen to support a few private
businesses in one particular locality. The more so when such support may have
consequences to others in the same municipality. Private businesses should stand on their
own two feet and provide their own ‘freebie’ campsite if such sites are essential to their
business. Indeed, some do without cost to ratepayers.

10) The use of the site for RV camping is not consistent with the purpose of a Recreation
Zone. The camp site would adversely affect the present use and enjoyment of the
recreation ground. Visitor accommodation by way of Rvs should not be part of a
Recreation Zone.

11) Use of the site will be 24 hours a day. Who will monitor the site and deal with
restricted or aggressive dogs, barking dogs, drunken patrons, smelly diesel heaters,
abusive behaviour, late night noise, people who slip in after 10pm (hoons) and so on.
Overnight campsites require supervision.

12) Generators will be used especially in winter when batteries are not sufficient for
heating requirements and external diesel heaters often smell. 10M and 20m separation is
not sufficient to stifle noise. Moreover, the worst noise, especially in summer is from
‘happy’ campers whose voices and laughter can easily carry 100 metres. Many
recognised campsites, including Quamby Corner employ “noise police” at 10 pm. Who
will pay for the “noise police”. Local residents living adjacent to or close to the site
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should not have to discover the hard way that unsupervised overnight camping will
impact on their present environment.

13) Large RV vehicles are a hazard to young children who might play around them.
Local children should not be subject to such danger in a recreation ground. Will the
“camping area” be fenced off to exclude local children?

14) Campsites do not always have friendly visitors especially for children. A campsite on
a recreation ground and close to schools will impose a risk, be it small, for the safety of
children.

15) The Council in its own submission states “RV parking (is) not considered to be
usable in all weather conditions”. Clearly it is not an asset for Westbury to have a site that
may or may not be available. Other better sites are available and Quamby Corner is
weatherproof.

I reserve my right to expand to or add to these objections in other forums.

Kevin Briggs

for Quamby Corner

Cc other interested parties
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Objection to Meander Valley Council Development Application PA\20\0018 21 Franklin St
Westbury. Visitor Accomodation RV Rest Stop

| wish to object to the Council's proposal to allow free camping on the Westbury Recreation
Ground.

My first objection is that the decision involves the use of ratepayers money to provide a free
service to non ratepayers. Why should ratepayers have to do this? | would argue that there
should have been wider public consultation with Westbury residents before the Council
expended resources in drawing up the plans.

| believe that nationally, one of the primary reasons that Councils started to offer subsidised
camping was because free camping was becoming a problem in their areas. | don't recall this
ever being raised as problem for this area, so that argument for offering free camping in
Westbury is not valid.

Local business would argue that offering free camping brings in visitors and is good for business.
However there are local operators of Caravan Parks who would quite properly argue that free
camping harms their business. In that sense the Council is picking winners and losers amongst its
business ratepayers, which is fundamentally unfair, in my view.

In addition the decision may well provide a 'barrier to entry' to some future commercial
operator setting up a Caravan Park in Westbury. Whose to say there is not some business
person who is currently thinking about investing a large amount of money in the town by
setting up a caravan park, but is put off by the fact that the Council offers free
camping?Whenever any level of Governent makes decisions such as this, they distort the
efficient allocation of resources in a market based economy and this inevitably produce negative
outcomes.

My second objection is with regard to the proposed site. | believe that this site is completely
inappropriate as the amenity of the beautiful park like grounds for local residents will be
severely compromised. When the Council last allowed camping on the Recreation Ground, the
ground gave the appearance that a circus was in town with campers washing lines, satelite
dishes, tethered dogs, outdoor furniture and solar panels. The appearance of this camp ground
in the centre of the village did nothing to enhance the historic, rural ambiance of the
township. In my view, it was a very bad look.

My third objection relates to the proposed "unsupervision" of camping at the Recreation
Ground. In the past, campers at the Recreation Ground and in the private camping ground on
Meander Valley Highway, have not followed clearly set out rules. This is evidenced by people
sleeping in cars, erecting tents, lighting fires and staying for longer than allowed. What
processes will the Council have to police the limit of 15 RV's, given that in an unregulated
enviroment campers can come at any time, in the evening, weekends etc.? What constitutes self
contained camping? What processes has the Council put in place to manage these issues?
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| believe that a far better site for camping would be the Westbury Show Ground. If the prososed
$5000 the Council plans to expend was used to upgrade existing facilities at the Show Ground,
at least ratepayers and the broader Tasmanian community, who use the The Showground may
gain some benefit. | do however believe that there should be a modest charge to cover the cost
of water, sewrage and rubbish disposal. It should not be free.

| welcome all visitors to our lovely town and understand fully the benefits they bring but would
strongly urge the Council to more carefully consider the implications of its current plans.

Wendy Hays
5 New st
Westbury

0400080535
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From: Simon & Kerryn Gatenby

Sent: 26 Sep 2019 13:39:56 +1000

To: Planning @ Meander Valley Council

Subject: Objection to Westbury Recreation Ground Visitor Accomodation - RV
rest stop.

To whom it may concern,

I am writing to express my objection to the proposed reintroduction of campers to our
picturesque Westbury Recreation Ground. I’'m very surprised it has come this far, given
the significant community objection in general, and also gauged from a small meeting of
quietly invited people at the cricket club rooms a few months ago. I found out about the
meeting only by accident, so I attended. As a user of the cricket club for 10 years [ was
obviously not considered for an invitation, hopefully not because I was known to be
against camping at this site. Interestingly I was assured at that meeting that there would
be a further opportunity for community consultation, but that opportunity never came.

My biggest concern is, and has always been (as included in two previous letters to MV
Councillors) the safety of children who use the Rec Ground, and the wider community. I
have viewed the plans on the MV Council’s website, and it seems ludicrous to me that
Council is proposing that the campers drive half to three quarters of the way around the
Rec Ground to get to their designated “rest spot”. Picture a small child, or group of
children, meeting an RV motor home on a “shared zone”. Visibility is always going to be
an issue, made much worse on a busy and cramped game day for football or cricket.
Children, as we all know, are unpredictable and quick. As an Emergency nurse of more
than 16 years - prevention is always better than a cure. Signage is not enough, existing
signage has not been heeded by campers in the past, and I think it’s naive to
assume/expect people will do what is right, and that nothing will go wrong. I have
alsovoiced my concerns regarding the safety of children around strangers. We all require
a Working With Vulnerable People licence to be near children in most situations
nowadays, be it parent help in schools, or adults involved in sporting environments with
children etc etc. The proposed signage does not mention the consumption of alcohol in
this public place. Many community members, especially those with children, have felt
uncomfortable using the their Rec Ground when campers have been present.

In my opinion some aspects of the application are misleading and/or contradictive. s it
an “overnight rest stop”, or a “maximum four (4) day rest stop”? It mentions both. Either
way, who will monitor this, at the rate payers expense? The camping is said to bring
visitors to the area, and provide revenue for local businesses. Why is council persisting
with a location that is restricted to only 15 vehicles? Again, who will monitor this? Will
more campers try to squeeze in when no one is watching. We were also told at the above
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mentioned meeting, that other sites were being considered... would those sites have been
able to house more that 15 campers, and inject more money into Westbury’s economy?
What is the priority here? The application states that some scheme standards “relies on
performance criteria”, this seems flippant and ambiguous to me. How will this be
monitored, followed up, and changes implemented? Who will be responsible for this? I
suspect in most cases, issues will be deemed irrelevant when the camper moves on. How
will the community have any issues that arise taken seriously? Clearly issues have not
been taken seriously in the past.

I see from the plan that a dump point has been proposed just to the left of the existing
entrance off Franklin Street. This will see it just metres from the playing ground, the
track, and even less from the shared zone. It’s screened from the road by the looks of it,
but not screened by those trying to enjoy the Rec Ground. I cannot comprehend how this
could possibly meet health and safety standards. What happens when the dump system
inevitably fails, when the camper van system inevitably fails, or just plain human error in
its use occurs? I can see the dump point as a hazard, and also causing great difficulty
when campers want to dump their waste when leaving the ground, on a busy game day
amongst the children and spectators moving between their cars, the club rooms, and other
existing amenities, such as the toilet block. After the completion of the new club rooms,
that area will be the busiest area of the ground for traffic and pedestrian movement. I
think this is a totally inappropriate place for a dump site, and the rate paying community
deserves better. It seems ill thought out in regard to the existing use and users of the Rec
Ground.

I am also disheartened that Council sees providing our Rec Ground to campers (and in
doing so, I feel taking it, and the freedom to use it, away from the community), as a
priority, yet council cannot, or will not provide my property, located roughly 4kms from
the MVC chambers, with basic rubbish collection because of its so called “extra cost” to
ratepayers. There doesn’t seem any issue with extra cost to ratepayers with campers
needs fully catered for in this proposal.

Thank you for your time and consideration.

Kind regards,
Kerryn Gatenby

Mob: 0422814499

Meander Valley Council Ordinary Agenda - 10 December 2019 Page 91

Document Set ID: 1240140
Version: 1, Version Date: 26/09/2019



Objection to Meander Valley Council Development Application PA\20\0018 21 Franklin St
Westbury. Visitor Accomodation RV Rest Stop

| wish to object to this application on the grounds that we are unhappy that ratepayers’ money

should be used to support visitors (non ratepayers) using the recreation ground for cam ping, at

nil cost to them, especially as ongoing Council resources, including increased waste collection at
the ground, will be needed, in addtion to the quoted $5000 to set it up.

Your Sincerely
Doug Poulton
42 Meander Valley Hwy

Westbury
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27th September 2019

General Manager Meander Valley Council
PO Box 102
Westbury TAS 7303

Representation
Re: Application for planning approval
Westbury Recreation Ground
21 Franklin Street
Westbury
Reference Number PA\20\0018
Objection to the change of use for the Westbury recreation ground.

As long-term rate paying residents of Jones street, we wish to express our strong objection to the proposed
application to allow camping at the Westbury recreation ground.

This property’s current use as a recreation ground is part of a sporting/ recreational complex which is
adjacent to a community sports center, tennis courts, bike track, junior playground, exercise equipment and skate
park. It is also commonly used by residents for dog walking, bike riding, exercise classes and even kite flying. A
picturesque friendly safe environment for people of all ages to participate and enjoy. It would be extremely
disappointing if these pleasurable activities were compromised in any way.

A major infrastructure building development is currently underway to improve facilities for sporting groups
and clubs. The cost of maintenance for a first grade cricket facility | imagine would be substantial, so it is beyond my
comprehension as to why you would want to denigrate this outstanding park like facility by turning it into a free
camping ground especially as it is in the centeeof the town.

As a parent and grandparent, | know | am not alone in my unease af-having our children play amongst so
many strangers.

| would like to stress that if this camping proposal goes ahead it will impact on us every day, 24 hours a day.

—
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We have dived in Westbury for over 40 years, purchased our home, paid rates and taxes, supported local
businesses, raised our family, who attended local schook and participated in local activities e.g. local cubs,
gymnastics, football, and basketball. The reason we have stayed in our present location is because we enjoy being
next to a park/ recreation ground and living in “promoted” village atmosphere whilst only being a short distance
from major cities and towns.

An approved camping site is currently being established by Mr. and Mrs. Camino in Hagley (5km away) which
| believe will opening in October. This facility will provide most of what you are purposing and at a cheap rate. The
proprietors will be responsible for maintenance of property and policing of the camper’s behavior and as long-term
residents and rate payers of the municipality should be actively supported and encouraged in this endeavor.

The address sited on the application is 21 Franklin Street, how ever the prposed camping sites are all on
the iinnes Street side of the ground. Immediately impacting Jones Street residents and yet has not been mentioned
or considered in any of the application.

The application proposes to establish an overnight rest stop for self-contained RVs, and then three points
later it snowballs into 4 day stay.

I am concerned about the policing of the camper’s behavior as this has been a major issue in the past. As a
matter of fact, after the NO camping sign was erected this was ignored by at least one group of campers. And when
informed of same indicated they had not seen the sign and had had too much to drink to move on.

The following is a list of unsavory behavior we have witnessed from campers in the past:

e Public urination
e Public toilet mis use e.g. locking doors and used for laundry, used for dumping waste
e Grey Water
o Dumped onto the ground
o Piped into our open drains
e Generators used for extended periods
e Fires lit
e Alcohal consumed
e Parking on roadway
e Arguments about parking spots
e Tents
e Sleeping in cars

In summary we don’t believe the recreation ground is a suitable spot for camping as it has been developed into a
beautiful park and provides space for numerous activities enjoyed by residents and visitors alike. But if the council
could find a more suitable spot that doesn’t negatively impact the residents and still provide income to the local
business! we would be happy to consider this.

With Respect
Phillip and Julie Summers
0439 337 810
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Objection to Planning Application (PA\20\0018) by the Meander Valley Council for the
Development of Visitor Accommodation — RV Rest Stop at the Westbury Recreation

Ground (21 Franklin Street, Westbury).

62 Meander Valley Road
Hagley. 7292.
6392 2273 / 0409 974 531

27 September 2019

Acting General Manager of Meander Valley Council
26 Lyall Street
Westbury. 7303.

Dear Mr Jonathan Harmey,

We are writing to object to Meander Valley Council’s application (PA\20\0018) for
development (re-establishment) of Visitor Accommodation — RV Rest Stop at the Westbury
Recreation Ground (21 Franklin Street, Westbury) as advertised in the Examiner on the 14"
of September 2019. We have lived, operated a small business and payed rates in the
Meander Valley Municipality for over 30 years. We have several concerns in relation to this
development outlined below.

In November last year, in response to the suspension of free camping at the
Westbury Recreation Ground as a consequence of the implementation of the
National Competition Policy: Applying Competitive Neutrality Principles to public camping in
Tasmania, we applied to the Meander Valley Council for a permit for Visitor
Accommodation — Self Contained RV Accommodation on our farm at 62 Meander
Valley Road, Hagley. Our permit was approved at the council meeting on the 12 of
March 2019. We plan to charge $10 per vehicle per night to cover our expenses
and make a small profit. Our property is a mere 4.5km from the proposed Free
Camp. The proposed rate-payer subsidised free camp at the Westbury Recreation
Ground will be in direct competition with our business. If we had known free
camping would be re-established in Westbury we wouldn’t have wasted our time,
effort and considerable amount of money in developing a camp ground on our
property. Council’s purpose in providing free camping in Westbury, | assume, is to
benefit Westbury businesses. We are also a rate-paying business in the Meander
Valley and our business will suffer considerable negative impact if not become
entirely non-viable. Why is our business not considered at all? What about other
rate-paying Hagley businesses that may have benefited financially from the success of
our business? We object to our rate money being used to subsidise free camping at
Westbury, enhancing the profits of Westbury businesses to the detriment of our
own. If the Westbury businesses want free camping at Westbury then we believe
they should provide it, not council, as is currently the case with the free camp on the
corner of Meander Valley Road and Peyton Street Westbury provided by Ms |
Fellows (IGA). This is what occurs in other communities such as the Exeter (Exeter
Hotel), Bicheno (The Pondering Frog Café) and Derwent Bridge (Derwent Bridge
Hotel) along with many others. The businesses that benefit from the free camping
bear the costs which is fair and equitable and to which we have no objection.

The council’s application for this permit is the result of Notice of Motion 240/2018
from Councillor John Temple at the Meander Valley Council Meeting on Tuesday
18" December 2018 as follows:-
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Objection to Planning Application (PA\20\0018) by the Meander Valley Council for the
Development of Visitor Accommodation — RV Rest Stop at the Westbury Recreation
Ground (21 Franklin Street, Westbury).

“240/2018 NOTICE OF MOTION — COUNCIL TO
PREPARE A PLANNING APPLICATION FOR VISITOR
ACCOMODATION AT THE WESTBURY
RECREATION RESERVE - CR JOHN TEMPLE

1) Introduction

The purpose of this report is for Council to consider a Notice of Motion
from Cr Temple that Council prepares and makes a planning permit
application to provide for camping at the Westbury Recreation Ground.
2) Recommendation (Cr Temple)

That Council prepare and makes a planning permit application to
provide for camping (visitor accommodation) at the Westbury
Recreation Ground.

DECISION:

Cr Temple moved and Cr Bower seconded “that Council prepare and makes
a planning permit application to provide for camping (visitor
accommodation) at the Westbury Recreation Ground.

The motion was declared CARRIED with Councillors Bower, Cameron,
Connor, Johnston, Kelly, King, Nott, Sherriff and Temple voting for the
motion.” (Meander Valley Council Ordinary Minutes — 11 December 2018).

3. There appears to be a total lack of consistency in the implementation of conditions and
regulations for virtually identical businesses / permits which enables unfair advantage. We
received one representation against our permit application which raised the following
concerns:
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Objection to Planning Application (PA\20\0018) by the Meander Valley Council for the
Development of Visitor Accommodation — RV Rest Stop at the Westbury Recreation
Ground (21 Franklin Street, Westbury).

i) Noise, privacy and safety issues with the closest camping space being within 30m of
a private residence housing a child
i) Detrimental visual impact adversely affecting the amenity (charm) of the village of

Hagley, despite being behind a significant hedge row.

As a result of this we have the below conditions to our permit:

8. The existing vegetation screen on Meander Valley Road (see Attachment A) is to be
maintained and any trees which are removed or suffer fatalities are to be replaced with a
tree of similar scale and species.

10. That the spaces fronting Meander Valley Road are only to be occupied once all spaces
behind the dwelling are occupied.

(Planning Permit PA\19\0107 Visitor Accommodation (self-contained recreation vehicles) at
62 Meander Valley Road Hagley (CT:133662/1)

The addition of condition 10 to our permit was proposed by Councillor John Temple
following deliberation by the councillors considering the representation concerns above at
the Meander Valley Council Meeting in March 2019:-

“As an amendment to the motion Cr Temple moved and Cr Cameron seconded “that
the following be included in the proposed Planning Permit conditions -
that the spaces fronting Meander Valley Road are only to be occupied once
all spaces behind the dwelling are occupied.”

(Meander Valley Council Ordinary Minutes - 12March 2019)

This amendment restricts camping on our property and directs camping to behind our
residence — over 100m from Meander Valley Road and the closest residence. We have
identified the following inconsistencies:

a) Meander Valley Interim Planning Scheme 2013
Recreation Zone
Scheme Standard 18.3.1 Amenity
Objective: To ensure that uses do not adversely impact upon the occupiers of adjoining
and nearby residential uses.
Performance Criteria P1
Council comments -
“the use will have negligible impact on the amenity of residential uses in the surrounding
area. Camping spaces in the north-east corner of the lot will maintain more than 20m
separation from the nearest dwelling ....... Approximately 10m separation will be
provided between the dwelling at 4 Jones Street and the proposed use”

A mere 10m — 20m separation from local residences is inconsistent with restrictions imposed by
council at our camp ground. To claim the proposal will not impact nearby residential uses we
believe is false. Council also comments under 18.1.3 Desired Future Character Statements that

“The use also supports increase use of the facility as a whole promotes ongoing investment in
maintaining a high degree of utility and amenity”.
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Objection to Planning Application (PA\20\0018) by the Meander Valley Council for the
Development of Visitor Accommodation — RV Rest Stop at the Westbury Recreation
Ground (21 Franklin Street, Westbury).

On googling the meaning of the word amenity in relation to council planning | found the following
definition:-

“Amenity. A positive element or elements that contribute to the overall character or enjoyment of
an area. For example, open land, trees, historic buildings and the interrelationship between them,
or less tangible factors such as tranquillity.” (https://www.planningportal.co.uk)

Funnily enough the definition of amenity did not include the installation of a camp ground. There is
no way the establishment of a free camp at the Westbury Recreation Ground with improve the
amenity of the area, the opposite, in fact, is true.

b) Meander Valley Interim Planning Scheme 2013
Recreation Zone
Scheme Standard 18.4.2 Landscaping
Objective: To ensure that the recreation values of the site are retained in a manner that
contributes to the broader landscape of the area
Performance Criteria P1
Council comments —
“No additional landscaping is proposed.....While the recreational vehicles will be visually
prominent, the visual impact is considered to be reasonable and views of the
recreational ground will remain.”

Again the inconsistency with our permit. Even though RVs parked on our property are described by
council as “discernible” rather than “prominent” we have to maintain a significant visual screen so as
not to detrimentally impact the street views from Meander Valley Road. An RV camp on the
Westbury Recreation Ground will be pronounced and conspicuous, adversely impacting the street
views from Meander Valley Road and the overall amenity and charm of the village of Westbury.

c) Meander Valley Interim Planning Scheme 2013
Recreation Zone
18.1 Zone Purpose
18.1.1 Zone Purpose Statements
18.1.1.1 To provide for a range of active and organised recreational use or development
and complementary uses that do not impact adversely on the recreational use of the
land.
Council comments-
“The use of the site for overnight stays is considered to be consistent with the purpose
of the Recreation Zone as it increases the range of activities undertaken at the site and
increase the vitality of the land, without compromising the existing recreational uses of
the land.”

The council lists the facilities at the Westbury Recreation Ground as including a football/cricket oval,
club rooms, bicycle track, Scout Hall and public toilets with an adjoining indoor sports centre, tennis
courts and skate park. This is a public recreation ground which is frequented and utilised by
children. The Recreation Ground is also directly adjacent to school bus stops. A large sum of money
has recently been invested by the Meander Valley Council on the Westbury Recreation Ground
upgrading its facilities for recreational use and the enjoyment of local rate-paying residents. A
common practice among RV travellers is the participation in “happy hour”, a daily occurrence that
naturally involves the partaking of alcohol involving an assortment of beverages in a range of
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Objection to Planning Application (PA\20\0018) by the Meander Valley Council for the
Development of Visitor Accommodation — RV Rest Stop at the Westbury Recreation

Ground (21 Franklin Street, Westbury).

volumes. | have spoken with Westbury residents who feel uncomfortable allowing their children/
grandchildren to use the ground when campers are there. That is sad and unfortunate and to say
that free camping at the Westbury Recreation Ground won’t negatively impact on its use as a
recreation ground is untrue.

d) A further inconsistency exists between the proposed free camp at Westbury Recreation
Ground and the recently re-established camp-ground at the Bracknell River Reserve. In
her article, Tarlia Jordan of the Examiner reports-

“The number of campers permitted at the site will be regulated by the Bracknell
Roadhouse management, who are responsible for issuing of a maximum of 10 permits at
any time. A permit will cost $3 per night.” (Campers allowed back at Bracknell River
Reserve, signs to be installed — Tarlia Jordan, The Examiner August 6 2019)

The Westbury Recreation Ground application proposes free camping, fully rate-payer subsidised,
with council proclaiming-

“At this time council will not require formal permits to stay at the site”

How is it that Bracknell is valued at S3 per night and a permit is required while Westbury is free and
no permit is required? The entire proposal appears rushed and ill-conceived.

A major concern of ours is the total absence of a management plan for the site. Sam Volker
of Pitt & Sherry who completed the Traffic Impact Assessment report for the proposed camp
ground includes the following in his conclusion-

“Council will require signage identifying the allowed area for RV parking and will need to
implement a management plan to monitor the site during peak use periods to prevent
parking in unauthorised areas or overuse”

Council operates 0830 -1700hr Monday to Friday. Who is responsible for this site outside these
hours? When campers fail to abide by the signage and conditions in relation to:

i)
i)
i)

iv)

Being self-contained and not polluting the site with waste water
Adhering to noise restrictions

Adhering to vehicle numbers

Adhering to authorised parking areas

To whom will complaints be made? How will Council respond?

5.

While we welcome Council’s decision to install a black water disposal unit (dump point) at
Westbury we do have concerns regarding its location. Is there sufficient room to allow big
rigs to park and dispose of greywater? The CMCA define big rigs as having a combined
length of 19.5m and requiring a turning circle of 35m. Having a black water disposal unit
within close proximity of private residences is also undesirable. Campbell Town have
installed their dump point at 24 King Street, Campbell Town where there is ample room and
no houses nearby to be adversely affected. If council selects an appropriate site which
meets CMCA’s RV space requirements, CMCA will provide an EZY DUMP unit free of charge
and all Council will have to do is install and maintain it (we have attached documents
relating to the CMCA KEA Dump Point Subsidy Scheme for your consideration), saving
Meander Valley rate-payers $5000.
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Objection to Planning Application (PA\20\0018) by the Meander Valley Council for the
Development of Visitor Accommodation — RV Rest Stop at the Westbury Recreation
Ground (21 Franklin Street, Westbury).

Conclusion
In summary we object to this application as we consider it:
a Junfair and damaging to our business

c)inconsistent with similar camp grounds in regards to regulations and conditions
d)restricts the use of the recreation ground as a recreation ground which is its primary
purpose, especially posing a risk to local children

e)lacks any management plan and as such will be problematic for many locals

To be clear we are NOT opposed to free camping in Westbury but strongly believe this
should be provided by Westbury businesses with them bearing the costs rather than the
Meander Valley rate payer as is currently the case.

Thank you for taking the time to consider our concerns in relation to this application,

Yours Sincerely,

Annette and Stephen Camino
Hagley RV Farm Stay
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CMCA / KEA Campers Dump Point Subsidy
Program

The Dump Point Subsidy program has been created by the Campervan and Motorhome Club of Australia Limited (CMCA),
in partnership with KEA Campers, to develop a network of key infrastructure for recreational vehicles (RVs) across Australia.
The basic infrastructure needs for self-contained RV travellers are a dump point, access to potable water and a place to
park. Any location offering these three facilities can attract and sustain this lucrative market.

This subsidy program targets those councils that the CMCA and KEA Campers have identified as having ideal locations
for RV dump points within their region. It should be noted that these dump points not only meet the needs of RV travellers
but also provide a service for touring coach operators who usually offload passengers for a rest break before taking their
vehicle to the dump point to empty the on-board toilet.

What is provided?

The CMCA/KEA Campers Dump Point Subsidy program provides a Gough Plastics Dump-Ezy dump point unit, delivered to
council.
What is required?

«  Council is responsible for installation and maintenance of the facility.

«  The dump point is available for public use, free of charge.

«  The dump point is available for use every day, at a minimum during daylight hours.

« The dump pointis located in a position accessible to all types and sizes of recreational vehicles and is installed in a
manner that ensures all vehicles can access the facility.

- Asmall plaque (supplied by the CMCA) is displayed at the facility acknowledging the contribution of CMCA and KEA
Campers.

CMCA can also supply two 600 x 690mm steel signs, which may be displayed on roadways leading into the dump point.
These signs display the official dump point logo. There is also one 300 x 500mm sign available that can be supplied,
which may be affixed at the dump point site. The total cost for all three signs, including freight is $313.00.

It is important that dump points are installed as low to the ground as possible to allow gravity discharge from waste
tanks, which in motorhomes, are usually located between the front and rear axles. It is also important they are located in a
position that allows access for large vehicles up to 19.5 metres in length, as access may be required by coaches and large
towed vehicles, such as fifth wheelers.

Councils should tap into the experience and knowledge of their local CMCA State Representative, whose role is to
encourage councils to install dump points and help identify the best locations for these facilities.

An application form for the CMCA [ KEA Campers Dump Point Subsidy program can be obtained from CMCA Nationall
Headquarters.

For more information please contact National Headquarters
PO Box 254 HRMC, NSW 2310 | 02 4978 8788 | memberbenefits@cmca.net.au

July 2018

CMCA
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CMCA RV Space Requirements

Big Rig

Big rigs are converted full size coaches with
a trailer. They can have a combined length
of up to 19.5 metres and be up to 4.3 metres
high. These vehicles require a turning circle of
35 metres.

A and B Class

A and B class motorhomes can be up to 125
metres in length and 4.3 metres high.

C Class

C class motorhomes can be up to 125 metres
in length and 4.3 metres high.

Pop Top Campervans

Pop top campervans require parking lots to be
designated in such a way as to accommodate
a roll-out awning, approximately 2 metres,
whether it be a grassed or concrete areq,
making the required minimum dimension 6
metres wide.

Car Caddie [ Trailer

Car caddies [ trailers should also be given
consideration to facilitate parking.

For more information please contact National Headquarters
PO Box 254 HRMC, NSW 2310 | 02 4978 8788 | memberbenefits@cmca.net.au

July 2018

CMCA
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Meander Valley Council Acting General Manager oo e 1§ | L

Re Planning permit Index no 14046 Westbury Recreation Ground * | o0 | % |
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My objections and questions regarding turning the Westbury Recreation ground into an
overnight RV rest stop are:

1.

Why should the Council try to satisfy the demands (or expectations) of RV owners
to get free camping? Nobody else gets free overnight accomodation.

Why is it called an overnight rest stop when they can set up camp for four nights?

Who will police
a) generators being turned off by 10.00 pm;
b) noise levels, (barking dogs, happy campers, drunken carousing etc)?

Why should ratepayers of the town pay for the changes needed to be made
(bollards, rubbish bins, waste water dump, etc), the removal of rubbish, the
environmental degradation, and general upkeep of the site when there are other
camping sites available in the surrounding area?

These ratepayers include current licensed camping sites in the area who are, in
essence, paying to be put out of business so a few local retailers may increase
their income.

A caravan site is not pretty at the best of times and having on the main
thoroughfare in the centre of town will be unsightly for any visitor to our town.

Fiona Fletcher
Householder and Meander Valley Council Ratepayer

Meander Valley Council Ordinary Agenda - 10 December 2019 Page 103

Document Set ID: 1240974
Version: 1, Version Date: 27/09/2019



G‘@qe,;'a\ M an oq-ex' M Eo\.wc)laz\’ \K/ Ou\'\‘e‘t_-«‘ l{ﬁ_ﬁ,i" C_\_

| PQ _Box oz

s_Js-c No — e

Nes*bw\«' TTAS 1303

_Q_Qe i APP\\CGL«‘_\_'\C_)H X

erwese,h +r3u‘r~cah

|
“W_Sﬂ%EFimﬁ e |

Westbuny vie ok

21 Bawbles Qwset

Wﬂ%\*‘gu

Bl Nosker Pafrgfoors
TN " SN R e

\/\J"G:JS‘_“DU"\-( Qﬂcxeou‘nw _G_tc?______:_

e  Bandids s voke
S Jam S-a—-vw_-e‘\‘ \/\J\e:si’bwu | Inde lhowne

—ﬂ

p&u—efg ©

st e Cootmmts et e deak .

Co-»-a--gaw-q o',pf;_._s;ch ooy
W‘Q_ _bi‘ﬁé ,\/s/_’\_'_ e Ofeﬂ&r”"u b-—e_Qg.s.rSG' of-

Howse .

neigl bours E&«\'L_w  Shke

A\ PrWo-.C..\.q + pr ov;olaoq eu.u\uj L\D'J“&V\\j —

B S Drbwf'\-u

we howva bee i~ Q&S\dum:l‘\ Ls’i‘ o~ qk

Yeows  ond o Ju*a.’r

B Sy @—a‘—pzm'\vs-% Wh—
__CO-«-‘—(’_\A-j_ Reamell J‘Q"-{ ol -
|6 Cevcanns Owre . i g iz
. i Ca—-—-.e-us Wnahng  w  Rblie
— loud qmexau\‘GVS‘ %"""3‘,‘1(" 1 n\q\,\:\-
I = aw m{-e,g w due, o Qu.oh L
— Valve of j:;“j DfDP-Q/V‘L\ dwe to \,\ow::} s ;é

over —\‘\_p__mod

oWVl IlS U\?" ”H'\D, £vc: w"‘f

- Pavary for  our \Ca-u-«ajﬂ

_owr \nv% .
0{» ow lmuse.

Document Set ID:

ol h»buk an
oL A\ S‘-\—Q Slar vi

oy

1241456

Version: 1, Versiol

n Date: 30/09/2019

UV

____(:_mfw*-b‘% S -

=== WeanderVa—t/CouncrgTﬁfMEnda 10 December 2019 If"‘ ‘: b = Pager104 ————=



Wea

VO,

( T __L‘:’\_’\i:_ 'S M__ -K___ P&D\\C'Q V\'\U\\m"rs S‘\"'\-k“ed
( S o i‘k_‘o (8 Li%.___\fl@\_feﬁ Q&S-‘\‘V\L(—\&w&

Cold

weale  uge D;P__(’_\'ML  recva

qmuwd o LA Suv ] u.a_\q‘ bl V\—Q\-\J (:tn-L\__
e Cawh Al e 8 gowag
_» S_.Le_q‘ VA0 oviside =A% '1{;\/*9\/\.‘\' S )
= lask UJW we  \Whod Sowue_m Sx_-e-g-“uj/

*\Clr-c--ﬂ-"-- AT __éw-ev\)!' i O@EDV

L%t

I\U\w

W \«5 oNeel - (w— M Co.»/ B I

(  losmd  wes _u(-ezumﬂ and  albusl &
ﬁ'fbuv\r‘tm oA Mo < o "H/\fou c;u"' MAJ.Q_

i ) vxu\aj\z\‘r» qelling  avd __S_L*_\?‘S&f‘t""'\-j ok no’ﬂmwxﬂ .

kl nd peacu’dg p

— |l —e

_‘2‘;'(’\,»&%'

Sﬁ owes

3

WesHouvy

U e

5= A ﬁf‘&w&\- - Ci
;i Becw - ousauqzog
o — O4Q939315 i
| ST R =0 I, -

e = MSANCET ey, SOUMET ST INAlY A0 2 eSS DD .

Document Set ID 1241456
Version: 1, Version Date: 30/09/2019




The Geneal Monaqer , lo box 102,

Meardes valley Loura! Wesho vy Tb

Qﬂ, ;479/0{!«2&\.}4&-.#91' Pfah"’""“f a,o!a,,o\_,al ef No foA/&o/OO;‘S

e e Undevsigned wWish to  objeck Shomly
W -/

j’o the ﬁr&’/oosbef p/ahn;nj a'/ﬂp{amhpm
1 7 /)

all owing Camping of the Weshocny Alereokion

o I J /

qfawn J.
</

Damien Cooper + Kesinee G«O@;Oezv’-
7 Joncs SHrew, w»stowb/

/A

PR Oy 158 59

A3 we have /)OC/ an ou«e,./ms /\04.-0/4? !o(o,nm,e/

Lo  Somehmpe this ob/e,u«:w 5 pol  as

LomprthenSive as _we w(u[a’ g — and

hoive

haaj a /rmr{fc,a/ hme Lo pyﬁ.ﬁak‘ﬂ +his

ve_pve Spnteho
/

prul wWe aw./ hw&*u ﬁ?v M.’S Summe/S Lo

Voice ©yv Concuns, which ove Simidov,

wa; 30 SEP 2019 | MVC
2 ioR O(ﬁr‘or? :}3 Ppni %

Ea

Meander Valley Council Ordinary Agenda - 10 December 2019
Document Set ID: 1241458 B
Version: 1, Version Date: 30/09/2019

Page 106



Pnex o, [0 o

General Manager Meander Valley Council iy
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Re: Application for planning approval
Westbury Recreation Ground
21 Franklin Street
Westbury
Reference Number PA\20\0018
Objection to the change of use for the Westbury recreation ground.
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PLANNING AUTHORITY 2

Reference No. 221/2019

BRACKNELL RIVER RESERVE, EMMA STREET, BRACKNELL

Planning Application:
Proposal:

Author:

1) Introduction

PA\19\0199
Visitor Accommodation (RV Rest Stop)

Heidi Goess
Consultant Planner

Applicant Meander Valley Council

Owner DPIPWE (Crown Land Services)
Property Emma Street, Bracknell (PID: 7028540)
Zoning Visitor Accommodation (RV Rest Stop)
Discretions 19.3.1 Amenity

18.3.2 Open Space Character

E5.5.1 Use and flooding

E6.7.1 Construction of Car Parking Spaces
and Access Strips

E6.7.2 Design and Layout of Car Parking

E6.7.3 Car Parking Access, Safety and
Security

E6.8.1 Pedestrian Walkways

Existing Land Use

Visitor Accommodation, Recreation

Number of Representations

Seventy-four (74)

Decision Due

11 December 2019

Planning Scheme:

Meander Valley Interim Planning Scheme 2013 (the
Planning Scheme)

2) Recommendation

It is recommended that the application for Use and Development for Visitor
Accommodation (RV Rest Stop) on land located at Emma Street, Bracknell
(PID: 7028540), by Meander Valley Council, be APPROVED, generally in
accordance with the endorsed plans:
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Note:

a) Meander Valley Council - Locality Plan, Document Set 1D:1212520,
b) Meander Valley Council - Site Plan, Document Set 1D:1212520,

c¢) Meander Valley Council - Sign 1, Sign 2 and Sign 3, Document Set

and subject to the following conditions:

1.

1. The Meander Valley Council is responsible for ensuring that patrons abide by
the conditions of the planning permit.

Version 1, Version Date 30/10/2019;
Version 1, Version Date 30/10/2019;;

ID:1212520, Version 1, Version Date 30/10/2019.

Camping is not permitted other than in self-contained recreational
vehicles on the site. A self-contained recreational vehicle is a vehicle
specifically built for that purpose that, along with a built in sink, on-board
cooking and sleeping facilities, carries a supply of fresh water and can
retain all grey and black waste water, as defined by the Campervan and
Motorhome Club of Australia. Caravans also fitting this description are
acceptable.

All waste, including liquid waste, is to be removed from the property and
disposed of in a legal discharge point.

The location of the nearest “"waste water dump point” is to be clearly
identified and displayed in a prominent location at the entry.

No generator, plant or power tool is to be operated:
e Monday to Friday, before 7:00am and after 6:00pm;
e Saturday, before 8:00am and after 6:00pm; and
e Sunday, before 10:00am and after 6:00pm.

Patrons are to stay a maximum of four (4) nights.

No flood lighting is permitted to be used within the property.

Prior to the commencement of use:

(a) the incidental signage consistent with the endorsed plans is to be
erected; and

(b) The existing entrance to the reserve of Louisa Street is to be bitumen
sealed to the satisfaction of Council’s Director Infrastructure Services.
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2. The on-site wastewater management system at the Bracknell River Reserve is
not suitably sized for the anticipated additional wastewater loading from the
proposed use and may require upgrading in the future.

3. Prior to the construction of the any works within Louisa Street, including the
driveway crossovers, separate consent is required by the Road Authority
(Council). The Application for Works in the Road Reservation form is enclosed.
All enquiries should be directed to Council’s Infrastructure Department on
6393 5312.

4. Any other proposed development and/or use, including amendments to this
proposal, may require a separate planning application and assessment against
the Planning Scheme by Council. All enquiries can be directed to Council’s
Community and Development Services on 6393 5320 or via email:
mail@mvc.tas.gov.au.

5. This permit takes effect after:

a) The 14 day appeal period expires; or

b) Any appeal to the Resource Management and Planning Appeal Tribunal
is abandoned or determined; or

c) Any other required approvals under this or any other Act are granted.

6. A planning appeal may be instituted by lodging a notice of appeal with the
Registrar of the Resource Management and Planning Appeal Tribunal. A
planning appeal may be instituted within 14 days of the date the Corporation
serves notice of the decision on the applicant. For more information see the
Resource  Management and Planning Appeal Tribunal website
www.rmpat.tas.gov.au.

7. If an applicant is the only person with a right of appeal pursuant to section 61
of the Land Use Planning and Approvals Act 1993 and wishes to commence
the use or development for which the permit has been granted within that 14
day period, the Council must be so notified in writing. A copy of Council’s
Notice to Waive Right of Appeal is attached.

8. This permit is valid for two (2) years only from the date of approval and will
thereafter lapse if the development is not substantially commenced. An
extension may be granted if a request is received.

9. In accordance with the legislation, all permits issued by the permit authority
are public documents. Members of the public will be able to view this permit

(which includes the endorsed documents) on request, at the Council Office.

10. If any Aboriginal relics are uncovered during works;
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a) All works are to cease within a delineated area sufficient to protect the
unearthed and other possible relics from destruction,

b) The presence of a relic is to be reported to Aboriginal Heritage Tasmania
Phone: (03) 6233 6613 or 1300 135 513 (ask for Aboriginal Heritage
Tasmania Fax: (03) 6233 5555 Email: aboriginal@heritage.tas.gov.au); and

c¢) The relevant approval processes will apply with state and federal
government agencies.

3) Background

The application proposes to make changes to an Existing Non-Conforming Use
(Visitor Accommodation) on land located at Bracknell River Reserve, Emma
Street, Bracknell (PID: 7028540). The application proposes to restrict visitor
accommodation to limit overnight stays to:

e Ten (10) RVs at any one time; and

e A maximum of four (4) nights per vehicle.

The application also proposes to erect three incidental signs at the entrance of
Louisa Street. The incidental signs do not require a planning permit.

The RV Rest Stop will be regulated by Council Officers and routinely inspected
(twice a week) by Council as part of its maintenance schedule of the site and
permits issued by the Bracknell Roadhouse management.

The Bracknell River Reserve (the site) is an irregular parcel of land that
comprises an area of approximately 2.81ha. This is a parkland adjacent to the
Liffey River and is managed by the Meander Valley Council (the Council) under
lease from the Crown. Part of the site, north of Louisa Street (refer to Figure 2)
is developed with facilities to support overnight camping. The application
advises that Meander Valley Council's lease with the Crown permits self-
contained RV camping in the area. Access to the RV Rest Stop is provided from
Louisa Street.
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Figure 1: the site (outlined in yellow) (source: theLIST)

The supporting information provided with the application advises that the site
has been used for camping for more than 30 years which is prior to the
implementation of the current and all previous Planning Schemes applicable to
this area.

The Meander Valley Council has 13 Statutory Declarations from local residents
of Bracknell demonstrating that the area has been used for camping since the
1970s and earlier. Although, the Council does not have records of the use for
camping on the site. The Meander Valley Planning Scheme 1995 is the first
Planning Scheme applicable to the area. As the use predates the first Planning
Scheme, it is a lawfully established use.

While the site has had a long standing history for visitor accommodation
(camping and overnight stays), it has not been regulated. Increased visitation to
the site by long term campers has given rise to conflict with adjoining property
owners. Therefore the application proposes to limit and restrict overnight stays
on the site to self-contained vehicles only.

The use class, visitor accommodation, is prohibited in the Open Space Zone and
is considered to be an existing non-conforming use. The purpose of this
application is to restrict the existing non-conforming use and bring it into
greater conformity with the Meander Valley Interim Planning Scheme (the
Planning Scheme).
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Figure 2: RV RestStop area within the bounds of the site (outlined in yellow)
(MVC, 2019)

The full plans and documentation are included in the attachments.

4) Representations
The application was advertised for the statutory 14-day period.
Seventy-four (74) representations were received (attached documents). Of the
seventy-four representations, sixty-eight (68) were the same submission made
by 68 different persons, a further five (6) unique submissions were made. A

summary of the issues raised within the representations including a response is
provided in Table 1.

Table 1: Summary of Representations
Issue Recommendation
Objection

a | Request that Council withdraw the application
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Noted. The application was not withdrawn and must No change.
be assessed pursuant to s.57 of the Land Use Planning
and Approvals Act 1993.

b | Claim that the proposal is not for an extension to a
non-conforming use or contraction to the current
existing use rights.

The site has current existing use rights which is for
the whole site . Application is only for a portion of
the site.

The application is for a non-conforming use as visitor | No Change
accommodation is prohibited in the Open Space Zone.

Clause 9.1 allows Council to consider the non-
conforming to bring it into greater conformity of the
Planning Scheme.

Due to complaints received with respect to camping
on the reserve, the application proposes to reduce the
area available for this purpose and also restrict it to
self-contained RVs.

The reduction of the camping area brings it into
greater conformity of the scheme as required by the
clause.

¢ | Tasmanian Planning Scheme and Meander Valley
Local Provisions Schedule, the site is zoned 29.0
Open Space. Listed as a discretionary at 29.2 Use
Table

The Tasmanian Planning Scheme and the draft No Change
Meander Valley Local Provisions Schedule has not
been made. The Meander Valley Interim Planning
Scheme remains the current planning instrument and
any application must be assessed accordingly.

d | Reference to Clause 9.1. Use does not include
intensification as it reduces area for camping. This
is not consistent with the clause. Existing use
rights are established. Land use conflicts can be
managed and a planning permit reducing the use
of the site for camping is unwarranted.

Refer to b above. No Change
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The application is for the restriction and limitation of
an existing non-conforming use.

e | Camp site has been in use for over 40 years. Camp
site existed prior to the implementation of the
current and all previous scheme applicable to the
area. The application reduces use of the Bracknell
Reserve for camping.

The applicant seeks a planning permit for the use of a | No change
portion of the site for visitor accommodation to
regulate and limit the existing non-conforming use to
bring it into greater conformity of the Planning
Scheme as required by clause 9.1

Permits will be issued by the Bracknell Boys and Girls
club and collected from the Bracknell Roadhouse.

f | Tasmanian Government has completed a review of
free camping and competitive neutrality principles.
How will this fit with the is policy.

This is matter is not regulated by the Planning Scheme. No change

g | Application will prevent local residents (teenagers)
from accessing the river to fish and camp.

The application will be regulated in accordance with No change
the use as outlined in the application. The reserve will
continue to be available for use by local residents.

h | Application removes existing use rights. Free
camping available in adjoining council areas. Urges
the Council to withdraw the application

The application has not been withdrawn and must be | No change
assessed in accordance with the Land Use Planning
and Approvals Act 1993.

2 | Objection

a | Not an appropriate use of open space area. There
is a lack of public open space for the full use of
residents and day visitors.

The application proposes to restrict and regulate an Permit conditions
existing use to provide for improved outcomes for recommended.
local residents, day and overnight visitors.

The restrictions and rules imposed on overnight
campers will bring the existing use into greater
conformity with the Planning Scheme. It is
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recommended to include permit conditions to
regulate the potential emissions and impacts of the
RV Rest Stop area.

b | No requirement for this facility where it is already
provided by the private sector. MVC consider
developing a whole of municipality policy for the
appropriate sitting of RV camping areas.

The application is assessed on its merits against the No change
relevant provisions of the Scheme.

c | An overall net positive benefit (financial and
social) to the wider community or municipality is
not demonstrated

The Planning Scheme does not require the assessment | No change
of the application in context of the financial or social
benefits that may be gained by the proposal.

d | This is an unsupervised area and it is not possible
for MVC to provide appropriate level of daily
supervision. Claims that MVC has documented
examples of: vehicles staying on site without a
permit; vehicles appearing to have been issued
with permits when they are clearly not a fully self-
contained recreational vehicle; and vehicles on site
more than 4 consecutive days.

Effective enforcement does not appear possible.
The Meander Valley Council will be bound to enforce | No change
the planning permit conditions.

e | Outsourcing of permits is not appropriate
This is not a matter regulated by the Planning Scheme. | No change.
f | Compromise of security and safety especially for
children using the reserve.

The low speed environment in addition with the No change.
incidental signage advising a 10km/hr speed zone will
ensure that safety of the road network is not
compromised. Incidental signage will need to be
erected prior to the use commencing.

g | Flood risk is not adequately mitigated

The application satisfies the requirements of E5.0 No change
Flood Prone Area Code.

h | Negative impact on neighbouring properties
The use has considered the potential impacts on Permit conditions
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adjoining properties in context of the assessment recommended.
against the relevant provisions of the Planning
Scheme. A number of permit conditions are
recommended to ensure that impacts on nearby
residential uses are mitigated.

Objection to all camping.

a | Concerned that campers will attract inappropriate Permit conditions
behaviour and pose a risk and threat to local recommended.
residents.

See Objection 2 (h)
4 | Objection
Main point raised within the representation: Permit conditions
e Not appropriate use of open space; recommended.
e Insufficient infrastructure to cater for the
proposal;

e Flood risk is not adequately mitigated;

e There no provision in the Scheme with respect
to camping on the site;

e Restrict day users of the site;

e Concerned that public safety will be
compromised;

e Inadequate road surface; and

e Outsourcing of management is inappropriate.

Refer to responses at Objection 1 and 2

5 | Objection

Potentially prevents the day users from using the site.
for day users of the site

Refer to Objection 2 (a)

6 | Objection

Main point raised within the representation:

e The site has existing use rights which will be
lost by the application;

e Regulation can be achieved through the lease
arrangements with the Crown;

e The Tasmanian Planning Scheme lists visitor
accommodation as discretionary in the 29.0
Open Space Zone;

e The use is prohibited;

e The concerns raised in the planning application
are associated with management of the site
rather than a need for a planning permit; and

e Proposed issuing of permits by the Bracknell
Roadhouse is not correct.
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The issues raised by the representation are very similar
to those raised by the proforma style letter.
Accordingly, the responses at Objection 1 are
applicable in context of this representation.

Objection

a | Main point raised within the representation: No change

e The application does not permit camping but
instead, restricts and taxes camping;

e The site has existing use rights which will be
lost by the application;

e Boulders placed by the Council along the
internal road has limited vehicle parking and
manoeuvring and also impacting on the
swimming hole;

e Local residents will not have an opportunity to
use the reserve;

e Personal safety may be compromised;

e The application must be rejected.

The application is brought into greater conformity No change
with the Planning Scheme and can satisfy all relevant
provisions of the Open Space Zone and Codes.

The application can be reasonably considered by
Council pursuant to clause 9.1. the assessment has
demonstrated that the proposal satisfies this clause
and is therefore recommended for approval.

5) Consultation with State Government and other Authorities

The application was not referred to State Government and other Authorities.
6) Officers Comments

Use Class: Visitor Accommodation (prohibited).

While visitor accommodation is prohibited in the Open Space Zone, pursuant to
clause 9.1, Council has the discretion to approve an application:

(a) to bring an existing use of land that does not conform to the scheme into
conformity, or greater conformity, with the scheme; or
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(b) to extend or transfer a non-conforming use and any associated
development, from one part of the site to another part of the site; or

(c) for a minor development to a non-conforming use,

where there is —
(@) no detrimental impact on adjoining uses; or

(b) the amenity of the locality; and
(c) no substantial intensification of the use of any land, building or work,

In exercising its discretion, the planning authority may have regard to the
purpose and provisions of the zone and any applicable codes.

Zone Purpose

19.1 Zone Purpose

19.1.1 Zone Purpose Statements

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

19.1.2 Local Area Objectives
a. The open space zone reflects areas that have historically been
developed for passive recreation with full public access and
include extensive investment in playgrounds and fitness trails and
multi-use areas that service the recreation needs of a
neighbourhood and maximize the use of natural assets, such as
Blackstone Park.

b. Provide for the continued provision of public facilities in a
manner that is appropriate to the proximity of adjoining
residential uses.

c. Provide for safe, accessible and pleasant open space linkages to
promote connectivity between open space areas and to activity
centres with walking and cycling opportunities for health as well
as transport.
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19.1.3 Desired Future Character Statements
There are no future desired character statements for the zone.

The use of the site for overnight camping is an existing use that has been
operating for many years. The application seeks to regulate and restrict the
level of camping on the site with the intention of enhancing the amenity of the
land for passive recreation, limiting the area set aside for Vvisitor
accommodation. The rules imposed on overnight visitors will also ensure that
the use is conducted in an orderly manner and provide a better balance
between the competing demand of the use of the reserve by local residents,
day and overnight visitors. As such it is considered to bring the use of the land
into greater conformity with the Zone Purpose.

The proposed limited use of the site for visitor accommodation is consistent
with the Local Area Objectives in that it provides continued provision of public
facilities appropriate to the proximity of residential uses and retains a multi-use
area that services the recreational needs of visitors and the community.

Applicable Standards

A brief assessment against all applicable Acceptable Solutions of the applicable
zone and codes is provided below. This is followed by a more detailed
discussion of any applicable Performance Criteria and the objectives relevant to
the particular discretion.

19.0 Open Space Zone

Scheme Standard ‘ Assessment

19.3.1 Amenity

Acceptable solution 1 Relies on Performance Criteria

Acceptable solution 2 Complies

Acceptable solution 3 Relies on Performance Criteria

19.3.2 Open Space Zone Character

Acceptable solution 1 Relies on Performance Criteria

Acceptable solution 2 Complies

Acceptable solution 3 Not Applicable

19.4.1 Building Design and Siting

Acceptable solution 1 Buildings are not proposed. Not Applicable.
Acceptable solution 2 Buildings are not proposed. Not Applicable.
19.4.2 Landscaping

Acceptable solution 1 Relies on Performance Criteria

19.4.3 Subdivision

Not Applicable as subdivision is not proposed.
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E4 Road and Railway Assets Code
Scheme Standard Assessment
E4.6.1 Use and road or rail infrastructure

Acceptable solution 1

Not Applicable

Acceptable solution 2

Complies

Acceptable solution 3

Not Applicable

E4.7.1
Roads and

Development on and adjacent to Existing and Future Arterial

Railways

Acceptable solution 1

Not Applicable

Acceptable solution 2

Not applicable

E4.7.2 Managem

ent of Road Accesses and Junctions

Acceptable solution 1

Complies

Acceptable solution 2

Not Applicable

E4.7.3

Management of Rail Level Crossings

Acceptable solution 1

Not Applicable

E4.7.4

Sight Distance at Accesses, Junctions and Level crossings

Acceptable solution 1

Not Applicable

E5 Flood Prone Areas Code
Scheme Standard ‘ Assessment
E5.5.1 Use and flooding

Acceptable solution 1

Complies

Acceptable solution 2

Relies on the Performance Criteria

Acceptable solution 3

Not Applicable

E5.6.1 Flooding a

nd Coastal Inundation

Acceptable solution 1

Not Applicable

E6 Car Parkin

and Sustainable Transport Code

Scheme Standard

Assessment

E6.6.1 Car Parkin

Numbers

Acceptable solution 1

Complies

E6.6.3

Taxi Drop-o

ff and Pickup

Acceptable solution 1

Complies

E6.6.4 Motorbike

Parking Provisions

Acceptable solution 1

Complies

E6.7.1

Construction of Car Parking Spaces and Access Strips

Acceptable solution 1

‘ Relies on Performance Criteria

E6.7.2

Design and Layout of Car Parking

Acceptable solution 1

Complies

Acceptable solution 2

Relies on Performance Criteria

E6.7.3 Car Parkin

Access, Safety and Security

Acceptable solution 1

Relies on Performance Criteria
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E6.7.4 Parking for Persons with a Disability

Acceptable solution 1 Not Applicable

Acceptable solution 2 Not Applicable

E6.7.6 Loading and Unloading of Vehicles, Drop-off and Pickup
Acceptable solution 1 ‘ Not Applicable

E6.8.1 Pedestrian Walkways

Acceptable solution 1 ‘ Relies on Performance Criteria

Performance Criteria

Open Space Zone
19.3.1 Amenity
Objective

To ensure that uses do not adversely impact upon the occupiers of adjoining and
nearby residential uses.

Performance Criteria P1

The amenity of residential uses within the surrounding area must not be unduly
Impacted upon by operating hours and vehicle movements.
Comment:

Overnight stays currently occur at the site with minimal regulation.

The application proposes for the use to continue but with a limited capacity to
10 RVs and all other camping will be prohibited. The area set aside for
camping will be limited to the northern area of the site which is more than
150m from the nearest dwelling. A permit condition is recommended for
inclusion to ensure that the use is limited to RV only.

The access road runs perpendicular to Louisa Street and is an internal road that
provides access to the RV Rest Stop area. The internal road accessed by RVs is
separated from the nearest dwelling by more than 80m and existing vegetation
screens the access and overnight area.

It is considered that the proposal will not impact the amenity of neighbours by
operating hours or vehicle movements and will not adversely impact upon the

occupiers of nearby residential uses.

The proposed use is consistent with the objective and the performance criteria.
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Performance Criteria P3

Discretionary uses must not cause or be likely to cause an environmental
nuisance through emissions including noise, smoke, odour and dust.

Response

The patrons of the RV Rest Stop area are likely to use generators and/or tools
in association with the proposed use. In recognition that this has the potential
to create environmental nuisance, the proposal intends to regulate the use of
generators/ tools by limiting their hours of use to:

e Monday to Friday, 7:00am to 6:00pm

e Saturday, 8:00am to 6:00pm; and

e Sunday, 10:00am to 6:00pm.
A permit condition is recommended to regulate this potential aspect of the
use.

The use is for self-contained RVs only which will contain all waste water within
the vehicle. Patrons will be directed to dispose liquid waste at the Racecourse
Reserve, Deloraine. This provides an appropriate means of waste disposal
and as such there is minimal risk of odour and waste emissions. A permit
condition is included to regulate the disposal of waste in accordance with this
clause.

The use of camp fires will not be permitted at the site and consequently there
will be minimal risk of smoke.

The internal driveway providing access is unsealed, low-speed and unlikely to
generate dust.

The proposed use is consistent with the objective and will not adversely
impact nearby residential uses.

19.3.2 Open Space Character
Objective

To ensure that uses are of an appropriate scale and type for the zone, and to
support the local area objectives, if any.

Performance Criteria P1

The size and appearance of the use must:

a) not dominate the character of the area; and

b) be consistent with the local area objectives for visual character, if any;

and
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P1.2 The use is not within the classes of
General Retail and Hire.

Response

The application does not propose a General Retail and Hire use.

The area available for the RVs reduce the extent of camping previously
allowed on the site. The application does not include any proposal to

construct any permanent buildings or structure.

As a result the area available for camping will be reduced, bringing the use
into greater conformity with the Planning Scheme.

The proposed development is considered consistent with the Objective and
Performance Criteria.

Flood Prone Areas Code

E5.5.1 Use and flooding

Objective

To ensure that use does not compromise risk to human life, and that property
and environmental risks are responsibly managed.

Performance Criteria P2

Use must demonstrate that the risk to life, property and the environment will be
mitigated to a low risk level in accordance with the risk assessment in E5.7.

Comment:

The application advises the following:

Council is committed to the development of a flood risk management and
evacuation plan in order to ensure that the proposed RV accommodation area is
not in use during periods of high flood risk. The land and access roads are
located at the highest extent of flooding with a relatively low frequency of
occurrence and rises to this level are readily predictable by State agencies.

Self-contained RV's also have high mobility. With this plan in place to ensure
that the site is evacuated during significant flood events, the risk associated with
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flooding can be mitigated to low.

A similar management process is currently in place for the Apex Caravan Park
located adjacent to the Meander River in East Parade. The flood risk
management process for the Apex Park was successfully implemented during the
2016 flood event.

The assessment conducted by the applicant demonstrates that the objective
and performance criteria are upheld.

Car Parking and Sustainable Transport Code

E6.7.1 Construction of Car Parking Spaces and Access Strips

Objective

To ensure that car parking spaces and access strips are constructed to an
appropriate standard.

Performance Criteria P1

All car parking, access strips manoeuvring and circulation spaces must be
readily identifiable and constructed to ensure that they are useable in all
weather conditions.

Comment:

The application proposes to use informal parking spaces on grass areas located
along the verges of the internal road.

The application states that,

“Access ways and manoeuvring spaces are constructed from dirt road base and
are adequately delineated from the grassed rest areas by the change in
materials. While the spaces are not readily delineated, there is adequate space
that RVs can be parked as far away or close to each other as they desire. A row
of trees along the access way also effectively provide spacing.

Grassed parking areas are a common feature of RV rest stops and, given the
relatively low turnover of vehicles, are considered adequate.”

The assessment conducted by the applicant demonstrates that the objective
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and performance criteria are upheld.

E6.7.2 Design and Layout of Car Parking

Objective

To ensure that car parking and manoeuvring space are designed and laid out
to an appropriate standard.

Performance Criteria P2
Car parking and manoeuvring space must:

c) be convenient, safe and efficient to use having regard to matters such as
slope, dimensions, layout and the expected number and type of vehicles;
and

d) provide adequate space to turn within the site unless reversing from the site
would not adversely affect the safety and convenience of users and passing
traffic.

Comment:

The proposed RV Rest Area is accessed via a road from Louisa Street. The site
is open and is relatively flat with ample of space to accommodate the turning
and manoeuvring of vehicles.

Vehicles can enter and exit in a forward facing direction and there should not
be any need to reverse from the site.

The proposed development is considered consistent with the Objective and
Performance Criteria.

E6.7.3 Car Parking Access, Safety and Security

Objective

To ensure adequate access, safety and security for car parking and for
deliveries.

Performance Criteria P1

Car parking areas with greater than 20 parking spaces must provide for
adequate security and safety for users of the site, having regard to the:

a) levels of activity within the vicinity; and
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b) opportunities for passive surveillance for users of adjacent building and
public spaces adjoining the site.

Comment:

The application does not propose to secure the site to prevent access from
unauthorised persons or provide lighting across the RV Rest Stop area.

Security lighting is not considered warranted as RVs will generally be
accompanied by their occupants throughout the night. Opportunities for
passive surveillance are significant, due to the general presence of people at
the site.

The proposed development is considered consistent with the Objective and
Performance Criteria.

E6.8.1 Pedestrian Walkways

Objective

To ensure pedestrian safety is considered in development.

Performance Criteria P1

Safe pedestrian access must be provided within car park and between the
entrances to buildings and the road.

Comment:

A dedicated pedestrian access will not be provided as part of the proposed
visitor accommodation. The application proposes to erect incidental signage
indicating a speed limit of 10km/hr and that the internal driveway is a shared
carriageway between vehicles and pedestrians.

The low speed environment with the grassed areas of the site will provide for
safe pedestrian access within the parking area of the RV Rest Stop.

The proposed development is considered consistent with the Objective and
Performance Criteria.
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Conclusion

It is considered that the application for use and development for Visitor
Accommodation (RV Rest Stop) — existing non-conforming use is in accordance
with the requirements of clause 9.1, the zone purpose, the local area objectives
and the use and development standards in the Open Space Zone. The
application is recommended for approval.

DECISION:
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Index No. | HA |

Doc No.
APPLICATION FORM RCVD| 2
PLANNING Action Omc%ﬁ[]ﬂ&f”ﬂ“% UﬂCil
Land Use Planning and Approvals Act 1993 EO . | op 7 i

+ Application form & details MUST be completed IN FULL.
¢+ Incomplete forms will not be accepted and may delay processing and issue of any Permits.

OFFICE USE ONLY
Property No: | \ [ | || ) Assessment No: | W] - [O|W | O - €] \ | WO

DA\ \O\\CJ&“E)C) PA\ [\4 | ©\G S

¢ Is your application the result of an illegal building work? [ Yes [/] No Indicate by v box
e Is a new vehicle access or crossover required? O Yes [ No
PROPERTY DETAILS:
Address: LBrackneII River Reserve | Certificate of Title: L PID: 7028540 \
Suburb: . | Bracknell | | 7302 | Lot No: | ‘
Land area: | 2.81ha ‘ m? / ha
Present use of . (vacant,  residentiol,  rural,  industrial,
land/building: Public park commercial or forestry)

Does the application involve Crown Land or Private access via a Crown Access Licence: [ Yes [ No

Heritage Listed Property: ] Yes []No

DETAILS OF USE OR DEVELOPMENT:

Indicate by v box D Building work D Change of use D Subdivision

D Forestry D Demolition

m Ottias E::nges to existing non-conforming

Total cost of development - Includes total cost of building work, landscaping, road works and infrastructure

(inclusive of GST):
Description ! o :
Signage and changes to existing non-conforming use
of work: :
Use of ” (main use of proposed building — dwelling, garage, farm building,
building: factory, office, shop)
New floor area: m? I New building height: I:l
Materials: External walls; ‘ ] Colour: [ |
Roof cladding: \ I Colour: I T
Meander Valley Council Ordinary Agenda - 10 December 2019 Page 130

Document Set ID: 1218841
Version: 1, Version Date: 29/07/2019



» Department of Primary Industries,
S Parks, Water and Environment
GPO Box 1751, Hobart, TAS 7001 Australia

Tasma nia n Ph 1300 TAS PARKS / 1300 827 727 Fax 03) 6223 8308
Government www.parks.tas.gov.au

Enquiries: Gerry Murrell

Phone: (03) 6165 3065

Email: propertyservices@parks.tas.gov.au
Our ref: LM-LM-AU-CW-257089

21 March 2019

Meander Valley Council

C/- Ms Lynette While

Director Community and development
PO Box 102

WESTBURY TAS 7303

E: lynette.while@mvc.tas.gov.au

Dear Ms While,

PLANNING APPLICATION
MEADER VALLEY COUNCIL - ERECTION OF SIGNAGE
EMMA STREET, BRACKNELL

This letter, issued pursuant to section 52(1B) of the Land Use Planning and Approvals Act 1993, is
to confirm that the Crown consents to the making of the enclosed Planning Permit Application,
insofar as the proposed development relates to Crown land managed by the Department of
Primary Industries, Parks, Water and Environment.

Crown consent is only given to the lodgement of this application. Any variation will require further
consent from the Crown.

This letter does not constitute, nor imply, any approval to undertake works, or that any other
approvals required under the Crown Lands Act 1976 have been granted. If planning approval is
given for the proposed development, the applicant will be required to obtain separate and distinct
consent from the Crown before commencing any works on Crown land.

If you need more information regarding the above, please contact the officer nominated at the
head of this correspondence.

Yours sincerely,

I

Jesse Walker
Team Leader (Unit Manager, Policy & Projects)
Crown Land Services
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Issued pursuant to the Valuation of Land Act 2001 gasmanian

thell § PROPERTY INFORMATION REPORT @
I VALUER-GENERAL, TASMANIA ' P~
00

PROPERTY ID: 7028540
MUNICIPALITY: MEANDER VALLEY

PROPERTY ADDRESS: EMMA STREET
BRACKNELL TAS 7302

PROPERTY NAME:
TITLE OWNER:
INTERESTED PARTIES: DPIPWE

POSTAL ADDRESS: GPO BOX 44
(Interested Parties) HOBART TAS 7001

MAIN IMPROVEMENTS SUMMARY

Improvements: GRAZING

tmprovement Sizes  Improvement: Area.
(Top 3 by Size): OTHER IMPROVEMENTS
Number of

Bedrooms:

Construction Year
of Main Building:

Roof Material:

Wall Material:

Land Area: 0.2023 hectares

LAST VALUATIONS

Date Inspected Levels At Land Capital AAV. Reason
02/10/2012 01/07/2012 $8,000 $8,000 $320 Revaluation
02/03/2007 01/10/2006 $7.000 $7,000 $280 Revaluation

No information obtained from the LIST may be used for direct marketing purposes.

Much of this data is derived from the Valuation Rolls maintained by the Valuer-General under the provisions of the Valuation of Land Act 2001. The
values shown on this report are as at the Levels At date. )

While all reasonable care has been taken in collecting and recording the information shown above, this Department assumes no liability resulting from
any errors or omissions in this information or from its use in any way.

© COPYRIGHT. Apart from any use permitted under the Copyright Act 1968, no part of the report may be copied without the permission of
the General Manager, Land Tasmania, Department of Primary Industries, Parks, Water and Environment, GPO Box 44 Hobart 7001. Personal
Information Protection statement
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. -
the PROPERTY INFORMATION REPORT -
VALUER-GENERAL, TASMANIA Tam .
eo0 Issued pursuant fo the Valuation of Land Act 2001 Government

Explanation of Terms

Property ID - A unique number used for Valuation purposes.

Date Inspected - The date the property was inspected for the valuation.

Levels At - Levels At - or Levels of Valuation Date means the date at which values of properties are determined for all
valuations in a Municipal Area.

Land Value - Land Value is the value of the property including drainage, excavation, filling, reclamation, clearing and
any other invisible improvements made to the land. It excludes all visible improvements such as buildings, structures,
fixtures, roads, standings, dams, channels, artificially established trees and pastures and other like improvements.

Capital Value - Capital Value is the total value of the property (including the land value), excluding plant and machinery.

AAV - Assessed Annual Value. AAV is the gross annual rental value of the property excluding GST, municipal rates,
land tax and fixed water and sewerage, but cannot be less than 4% of the capital value.

Interested Parties - This is a list of persons who have been recorded by the Valuer-General as having interest in the
property (ie owner or Government agency).

Postal Address - This is the last advised postal address for the interested parties.
Multiple Tenancies - Properties that have multiple tenants are assessed for separate AAV's. e.g. a house and flat.
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Locality Plan (the LIST, 2019) subject title
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Designated RV Rest Area

Title Boundary

* Location of Signage

Site Plan
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Sensitive Uses

Setback of development from closest sensitive uses; dwellings at 99 Bracknell Lane (337m), 2 Julia Street (159m) and 6
Florence Street (187m)
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The LIST 2018

Google Earth

Google Earth 2015
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Google Earth 2013

Google Earth

Google Earth 2013
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Google Earth 2011
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BRACKNELL RIVER RESERVE - SELF CONTAINED RV REST
STOP

1) Introduction

This application proposes to make changes to an Existing Non-Conforming
Use (Visitor Accommodation) on land located at Bracknell River Reserve -
Emma Street, Bracknell (PID: 7028540).

2) Background
Applicant
Meander Valley Council

Planning Controls

The subject land is controlled by the Meander Valley Interim Planning
Scheme 2013 (referred to in this report as the ‘Scheme’).

Use & Development

This application proposes to change an existing non-conforming use, visitor
accommodation. The intent of the application is to formalise, regulate and
restrict the use in order to bring it into greater conformity with the planning
scheme. Currently the use of the reserve for camping is unregulated and
increased visitation and long term campers have generated conflict with
adjoining neighbours. The proposal will restrict overnight stays to fully self-
contained vehicles, within a defined area of the site, with a maximum
capacity of ten (10) vehicles and a maximum period of stay of up to four (4)
days. The application includes the erection of incidental signage to inform
visitors of the regulations and Council will seal the crossover, however, no
other development is proposed.

Incidental signage will be erected close to the Louisa Street entrance, at the
south edge of the overnight stay area and within the overnight stay area. It is
noted that this type of signage in itself does not require a planning permit.
The fee structure included on the signage is indicative only.

It is not proposed to designate individual camp spaces at this time. Self-
contained campers are generally good at regulating their spacing and
additional infrastructure is considered to create an unnecessary visual impact
during periods of low visitation.
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Proposed incidental signage and a detailed site plan are attached.

The number of campers permitted at the site will be regulated by the
Bracknell Roadhouse management, who are responsible for the issue of a
maximum of 10 permits. The land is maintained by Council as a public Park
and is visited at least twice weekly for maintenance and inspection. Campers
without permits or not adhering to the regulations described in this
application will be regulated by the planning permit and application of the
enforcement provisions of the Land Use Planning Approvals Act 1993.

Site & Surrounds

The Bracknell River Reserve is approximately 2.81ha in area comprising
managed parkland adjacent to the Liffey River. The land is managed by
Meander Valley under lease from the Crown. Part of the reserve to the north
of Louisa Street has been developed with facilities, including barbecues and
toilets, and is used for overnight camping. Council’'s lease with the Crown
permits self-contained RV camping in this area.

The land to the west of the site is generally used for residential purposes and
has been developed with single dwellings. To the east, the site adjoins the
Liffey River, with agricultural land beyond.

Figure 1: aerial photo of subject land and surrounding properties

Meander Valley Council Ordinary Agenda - 10 December 2019 Page 141

Document Set ID: 1218820
Version: 1, Version Date: 29/07/2019



-~

Figure 2: reserve to north of Louisa Street, with proposed overnight stay area
outlined in yellow

11) Planning Assessment

Zone

The subject property is located in the Open Space Zone. The land
surrounding the site is located in the Village Zone and Rural Resource Zone.
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Figure 3: zoning of subject title and Surrounding

Use Class

Table 8.2 of the Scheme, categorises the proposed use class as:
e Visitor Accommodation

Visitor Accommodation is a prohibited use in the Open Space Zone.
However, the site has been used for camping for more than 30 years, prior to
the implementation of the current and all previous planning schemes
applicable to this area. As such it is considered to be a lawfully established,
existing non-conforming use.

Applicable Standards

Clause 9.1 Changes to an Existing Non-conforming Use

In accordance with Clause 9.1, Council has the discretion to approve an
application to bring an existing use of land that does not conform with the
scheme into conformity, or greater conformity, with the scheme.
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The proposal does not include any intensification of the use of the land or any
building. The proposal is to regulate and limit the existing use by:
e limiting the number of overnight spaces available to ten (10);
and
e limiting the duration of stays to four (4) days.

It is anticipated that the proposal will reduce existing conflicts with
neighbouring uses and improve the amenity of the location by:
e restricting the use to the northern part of the land, furthest from
neighbouring dwellings; and
e restricting the use to fully self-contained camper vans; and
e clearly communicating site rules through incidental signage.

In exercising its discretion, Council may have regard to the purpose and
provisions of the zone and any applicable codes. The most applicable
standards have been considered below.

19.1 Zone Purpose
1911 Zone Purpose Statements
19111 To provide land for open space purposes including for passive

recreation and natural or landscape amenity.

19.1.2 Local Area Objectives

a) The open space zone reflects areas that have historically been developed
for passive recreation with full public access and include extensive investment
in playgrounds and fitness trails and multi-use areas that service the
recreation needs of a neighbourhood and maximize the use of natural assets,
such as Blackstone Park.

b) Provide for the continued provision of public facilities in a manner that is
appropriate to the proximity of adjoining residential uses.

c) Provide for safe, accessible and pleasant open space linkages to promote
connectivity between open space areas and to activity centres with walking
and cycling opportunities for health as well as transport.

19.1.3 Desired Future Character Statements

a) There are no future desired character statements for the zone.
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Comment:

The use of the site for overnight stays is an existing use. Regulating the use is
considered to enhance the amenity of the land for passive recreation by
creating a distinct zone for visitor accommodation and establishing clear
rules around the use of the site by overnight visitors. It is intended that these
actions will ensure that the remainder of the reserve is unencumbered and
protect the infrastructure at the site for locals and day visitors. As such it is
considered to bring the use of the land into greater conformity with the
Zone Purpose.

Use of the land for visitor accommodation is consistent with the Local Area
Objectives and creates a multi-use area that services the recreational needs
of visitors and the community.

Assessment of Applicable Standards

The following table is an assessment against the most applicable standards
of the Meander Valley Interim Planning Scheme 2013.

Open Space Zones

Scheme Standard | Comment | Assessment
19.3.1 Amenity
Al | Operating hours must be The use will Relies on
between: operate outside Performance Criteria

a) 8.00 am and 10.00 pm these hours.

where adjoining
residential use; and

b) 6.00 am and 12.00 am
midnight where not
adjoining residential
use.

A2 | A21 No additional Complies
lighting is

The proposal must not include
proposed.

flood lighting where it adjoins
the General Residential, Low
Density Residential, Urban
Mixed Use zones; and

A2.2

External security lighting must
be contained within the
boundaries of the site.

Meander Valley Council Ordinary Agenda - 10 December 2019 Page 145

Document Set ID: 1213820
Version: 1, Version Date: 29/07/2019



A3 | If for permitted or no permit The use is an Relies on
required uses. existing non- Performance Criteria
conforming use.
19.3.2 Open Space Character
Al | The use must: The use has an | Relies on
a) be for natural and area greater than | Performance Criteria
cultural values 250m2.
management or passive
recreation; or
b) b) not exceed a
combined gross floor
area of 250m2 over the
site.
A2 | Commercial vehicles for The application Complies
discretionary uses must be: does not propose
a) parked within the the use of
boundary of the commercial
property; and vehicles. Vehicles
b) in locations that are not | will be visible to
visible from the road or | other visitors to the
public land. reserve, however
this is possible
under the current
management
arrangements.
A2 | Goods or materials storage for | Not applicable
discretionary uses must not be
outside in locations visible from
adjacent properties, the road or
public land.
Road and Railway Assets Code
Scheme Standard | Comment | Assessment
E4.6.1 Use and road or rail infrastructure
A1l | Sensitive use within 50m of a Not applicable
category 1 or 2 road with a speed
limit of more than 60km/h, a
railway or future road or railway,
does not increase the annual
average daily traffic movements by
more than 10%.
A2 | For roads with a speed limit of The proposed use is Complies
60km/h or less the use must not within the 50km/h
generate more than 40 movements | speed zone.
per day. Combined with

recreational users,
the provision of
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accommodation
spaces for 10
vehicles will not
result in more than
40 vehicle
movements at the
access.

A3 | For roads with a speed limit of Not applicable
more than 60km/h the use must not
increase the annual average daily
traffic movements by more than
10%.

E4.7.2 Management of Road Accesses and Junctions

Al | For roads with a speed limit of No new access is Complies
60km/h or less the development proposed. The site
must include one access providing | includes only one

both entry and exit, or two access.
accesses providing separate entry
and exit.

A2 | For roads with a speed limit of Not applicable
more than 60km/h the

development must not include a
new access or junction.

Flood Prone Areas Code

Scheme Standard Comment Assessment

E5.5.1 Use and flooding

Al | The use must not include| The use does not| Complies
habitable rooms. include habitable

rooms or
buildings.

A2 | Use must not be located inan | The site is | Relies on
area subject to a medium or | mapped as | Performance
high risk in accordance with | having been | Criteria
the risk assessment in E5.7. inundated during

the 2016 flood
event.  Without
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some degree of
mitigation the
site is subject to a
medium risk.

A3

Use is in accordance with a
Table to this code.

Not Applicable

ES.6.1 Flooding and Coastal Inundation

Al

No acceptable solution.

Not applicable

Car Parking and Sustainable Transport Code

manoeuvring and circulation
spaces must be:

a) formed to an adequate
level and drained; and
b) except for a single

dwelling, provided with
an impervious all weather

seal; and

these Parking and
circulation spaces are
proposed to remain
unsealed and are not
proposed to be line
marked. The existing
gravelled roadway is
adequately drained.

Scheme Standard | Comment | Assessment
6.6.1 Car Parking Numbers
Al | The number of car parking spaces | 1 space is provided Complies
must not be less than the for each
requirements of: accommodation unit.
a) Table E6.1; or
b) a parking precinct plan.
E6.6.3 Taxi Drop-off and Pickup
A1l | One dedicated taxi space must be Sufficient space is Complies
provided for every 50 car spaces available in the
required by Table E6.1 or part existing gravelled
thereof (except for dwellings in the | access and
General Residential Zone. manoeuvring areas
for taxi parking.
E6.6.4 Motorbike Parking Provisions
Al | One motorbike parking space must | There is sufficient Complies
be provided for each 20 car spaces | space for motorbike
required by Table E6.1 or part parking, however it
thereof. is noted that the
nature of the use
does not suggest a
high demand for
motorbike parking.
E6.7.1 Construction of Car Parking Spaces and Access Strips
A1l | All car parking, access strips It is proposed that Relies on Performance

Criteria

Meander Valley Council Ordinary Agenda - 10 December 2019

Document Set ID: 1218820

Version: 1, Version Date: 29/07/2019

Page 148




c) except for a single
dwelling, line marked or
provided with other clear
physical means to
delineate car spaces.

E6.7.2 Design and Layout of Car Parkin

Al

Al.l

Where providing for 4 or more
spaces, parking areas (other than
for parking located in garages and
carports for dwellings in the
General Residential Zone) must be
located behind the building line;
and

Al.2

Within the General Residential
Zone, provision for turning must
not be located within the front
setback for residential buildings or
multiple dwellings.

All parking spaces
are located behind
the building line.

Complies

A2

A2.1

Car parking and manoeuvring
space must:

a) have a gradient of 10% or
less; and
b) for more than 4 cars, enter
and exit the site in a
forward direction; and
¢) have access width not less
than and not 10% greater
than Table E6.2; and
d) have a width of access
and manoeuvring space to
parking spaces not less
than Table E6.3 where:
(i) there are three or
more spaces; and
(ii) where parking is
more than 30m from
the road; or
(iii) the sole vehicle
access isto a
category 1,2,3 or 4
road; and

A2.2

The layout of car spaces and
access ways must be designed in

The parking spaces
have a gradient less
than 10%.

Vehicles can turn
onsite and exit in a
forward direction.
The access is
existing and meets
the minimum
requirements of
Table E6.2.
Although spaces are
not delineated, the
width of the access
complies with Table
E6.3 for the parking
areas adjacent to the
formed access.

The proposal does
not comply with AS
2890.1 due to the
specialist nature.

Relies on Performance
Criteria
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accordance with Australian
Standard AS 2890.1.

E6.7.3 Car Parking Access, Safety and Security

Al | Car parking areas with greater than | Parking is informal, | Relies on Performance
20 parking spaces must be: however, in | Criteria
. considerin
a) secured and lit so that Jring
horised recreational users of
unauthorised persons the site, there is

cannot enter or;

visible from buildings on
or adjacent to the site at
times when parking

opportunity for more
than 20 wvehicles to
be parked on the site.
The application does

b)

occurs. not propose any

additional lighting.

E6.8.1 Pedestrian Walkways

Al | Pedestrian access must be provided | The proposal | Relies on Performance

for in accordance with Table E6.5. | includes more than | Criteria

11 parking spaces
but does not include
a dedicated

pedestrian access.

Performance Criteria

Open Space Zone

19.3.1 Amenity

Objective

To ensure that uses do not adversely impact upon the occupiers of adjoining and
nearby uses.

Performance Criteria P1

The amenity of residential uses within the surrounding area must not be unduly
impacted upon by operating hours and vehicle movements.

Comment:

Overnight stays currently occur at the site with minimal regulation. Although the
use will continue, the application proposes to limit the number of vehicles
stopping overnight, prohibit camping other than in a fully self-contained vehicles
and restricting overnight visitors to the northern end of the site, more than 150m
from the nearest dwelling. It is anticipated that vehicles accessing the site for
overnight accommodation are unlikely to leave the site late at night or early in the
morning. The access road into the camping area is separated from the nearest
dwelling by more than 80m and existing vegetation screens the access and
overnight area.
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It is considered that the proposal will not impact the amenity of neighbours by
operating hours or vehicle movements.

Performance Criteria P3

Discretionary uses must not cause or be likely to cause an environmental nuisance
through emissions including noise, smoke, odour and dust.

Comment:

The application proposes to bring an existing non-conforming use into greater
conformity. The application prohibits camp fires and regulates the disposal of
waste. These factors are currently not clearly regulated. Other emissions are not
anticipated to increase as a result of the proposal.

19.3.2 Open Space Character
Objective

To ensure that uses are of an appropriate scale and type for the zone, and to support
the local area objectives, if any.

Performance Criteria P1

The size and appearance of the use must:

a) not dominate the character of the area; and

b) be consistent with the local area objectives for visual character, if any;
and

P1.2 The use is not within the classes of
General Retail and Hire.

Comment:

The use is not General Retail and Hire. The area of the use will not be increased by
the proposal and the proposal does not include any permanent buildings. The site
is already used for camping in an unregulated manner and the proposal will
restrict the number of overnight patrons and confine them to a particular area of
the site and short stay. As a result the area available for camping will decrease,
bringing the use into greater conformity with the Planning Scheme.

Flood Prone Areas Code

E5.5.1 Use and flooding

Objective

To ensure that use does not compromise risk to human life, and that property and
environmental risks are responsibly managed.
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Performance Criteria P2

Use must demonstrate that the risk to life, property and the environment will be
mitigated to a low risk level in accordance with the risk assessment in E5.7.

Comment:

Council is committed to the development of a flood risk management and evacuation plan in
order to ensure that the proposed RV accommodation area is not in use during periods of
high flood risk. The land and access roads are located at the highest extent of flooding with a
relatively low frequency of occurrence and rises to this level are readily predictable by State
agencies. Self-contained RV’s also have high mobility. With this plan in place to ensure
that the site is evacuated during significant flood events, the risk associated with flooding
can be mitigated to low.

A similar management plan is currently in place for the Apex Caravan Park located adjacent
to the Meander River in East Parade. The flood risk management plan for the Apex Park
was successfully implemented during the 2016 flood event.

Car Parking and Sustainable Transport Code

E6.7.1 Construction of Car Parking Spaces and Access Strips

Objective

To ensure that car parking spaces and access strips are constructed to an appropriate
standard.

Performance Criteria P1

All car parking, access strips manoeuvring and circulation spaces must be readily
identifiable and constructed to ensure that they are useable in all weather conditions.

Comment:

The application proposes the use of informal parking spaces on grassed areas and the
driveway verges within the designated area. RVs tend to be self-regulating due to the larger
size of the vehicles and the additional room required to manoeuvre them. Access ways and
manoeuvring spaces are constructed from dirt road base and are adequately delineated from
the grassed rest areas by the change in materials. While the spaces are not readily delineated,
there is adequate space that RVs can be parked as far away or close to each other as they
desire. A row of trees along the access way also effectively provide spacing.

Grassed parking areas are a common feature of RV rest stops and, given the relatively low
turnover of vehicles, are considered adequate.

E6.7.2 Design and Layout of Car Parking

Objective
To ensure that car parking and manoeuvring space are designed and laid out to an
appropriate standard.
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Performance Criteria P2
Car parking and manoeuvring space must:

a) be convenient, safe and efficient to use having regard to matters such as slope,
dimensions, layout and the expected number and type of vehicles, and

b) provide adequate space to turn within the site unless reversing from the site would not
adversely affect the safety and convenience of users and passing traffic.

Comment:

The Parking areas are relatively flat and have a substantial amount of room adjacent to
accommodate the turning of large vehicles. The end of the internal access incorporates a
large radius turning head.

E6.7.3 Car Parking Access, Safety and Security

Objective

To ensure adequate access, safety and security for car parking and for deliveries.

Performance Criteria P1

Car parking areas with greater than 20 parking spaces must provide for adequate security
and safety for users of the site, having regard to the:

a) levels of activity within the vicinity; and
b) opportunities for passive surveillance for users of adjacent building and public spaces
adjoining the site.

Comment:

Security lighting is not considered warranted as RVs will generally be accompanied by their
occupants throughout the night. Opportunities for passive surveillance are significant, due to
the general presence of people at the site.

E6.8.1 Pedestrian Walkways

Objective

To ensure pedestrian safety is considered in development

Performance Criteria P1

Safe pedestrian access must be provided within car park and between the entrances to
buildings and the road.

Comment:

A dedicated pedestrian access is not considered warranted, the access road and adjacent
grassed verges are sufficient to allow for pedestrians to avoid walking on the carriage way.
Regardless, Council proposes to erect a 10km/h speed limit sign, indicating a shared
carriageway for vehicles and pedestrians to encourage people to walk and drive with due
care, ensuring the safety of pedestrians.
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Conclusion

In conclusion, it is considered that the application for Use and Development
for changes to an existing non-conforming use (Accommodation), will bring
the existing use of the land into greater conformity with the planning
scheme, allowing greater control and reducing potential impacts on
neighbouring properties and other users of the reserve.

AUTHOR: Justin Simons
TOWN PLANNER
MEANDER VALLEY COUNCIL
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BRACKNELL RIVER RESERVE

SELF-CONTAINED VEHICLE REST AREA
(200m ahead)

PERMIT REQUIRED
$3 per night, maximum 4 night stay

Permits can be purchased at
Bracknell Roadhouse
28 Elizabeth Street, Bracknell

Open 6am -7pm,7 days

-

Meander Valley Counglil



BRACKNELL RIVER RESERVE

SELF-CONTAINED VEHICLE REST AREA
(Beyond this point)

Shower, washing, toilet, cooking and sleeping
MUST BE CONTAINED WITHIN YOUR VEHICLE

No grey or black waste water or any other liquid is to be let out
onto the ground, around trees or into the river.

PERMIT REQUIRED

$3 per night, maximum 4 night stay
maximum 10 vehicles at any one time
To locate your nearest disposal site visit www.dumppoints.com

-

Meander Valley Coungil


http://www.dumppoints.com/
http://www.dumppoints.com/
http://www.dumppoints.com/
http://www.dumppoints.com/
http://www.dumppoints.com/
http://www.dumppoints.com/
http://www.dumppoints.com/
http://www.dumppoints.com/
http://www.dumppoints.com/
http://www.dumppoints.com/
http://www.dumppoints.com/
http://www.dumppoints.com/
http://www.dumppoints.com/
http://www.dumppoints.com/
http://www.dumppoints.com/
http://www.dumppoints.com/
http://www.dumppoints.com/
http://www.dumppoints.com/

BRACKNELL RIVER RESERVE

CONDITIONS OF USE

Tollets and rubbish bins are provided for day visitor use only

- Disposal of grey or black waste water and rubbish from
h q recreational vehicles is prohibited. To locate your nearest

disposal site visit www.dumppoints.com
@ Camping is ‘\q Lighting of fires
¥ not permitted . is not permitted

Gl Dogs must be under effective This area Is subject
g control at all times to flooding

-

Meander Valley Coungil
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MAP OF SUBJECT AREA

LOCALITY: LIFFEY RIVER, BRACKNELL
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Title boundary indicated by red line.

Area of title available for Self-Contained RV accommodation highlighted in yellow.
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BRACKNELL RIVER RESERVE

CONDITIONS OF USE

Toilets and rubbish bins are provided for day visitor use only

Disposal of grey or black waste water and rubbish from
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disposal site visit www.dumppoints.com
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BRACKNELL RIVER RESERVE

SELF-CONTAINED VEHICLE REST AREA
(200m ahead)

PERMIT REQUIRED

$3 per night, maximum 4 night stay

Permits can be purchased at
Bracknell Roadhouse
28 Elizabeth Street, Bracknell

Open 6am-7pm, 7 days
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BRACKNELL RIVER RESERVE

SELF-CONTAINED

(Beyonc

VEHICLE REST AREA
this point)

Shower, washing, toli

et, cooking and sleeping

MUST BE CONTAINED WITHIN YOUR VEHICLE
No grey or black waste water or any other liquid is to be let out

onto the ground, around trees or into the river.

PERMIT

REQUIRED

$3 per night, maximum 4 night stay
maximum 10 vehicles at any one time
To locate your nearest disposal site visit www.dumppoints.com

S =5 R\ sess axea

Meander Valley Councig &
g0

o Qo
—a>



PO Box 438,
PROSPECT. 7250

01.08.19.

The Mayor and General Manager, i!nd;f;)‘(mwo. |?)bC’|, !
i==es

Meander Valley Council, e N

PO Box 102, ‘

WESTBURY. 7303 RCVD| -8 AUG 2019 | mveC

Re PA\19\0199 - Bracknell River Reserve: action Officer| NS | Bapt, 2

: = - oD s
Dear Sir, S . .

I wish to lodge my objection to the above application and any changes that may
restrict the use of the area for short term camping and any other existing uses.

I was born and raised at Bracknell and for countless years have enjoyed being able to
use the area both as our local swimming hole, a great place to have a barbie with
friends and also a great place to camp.

Together with my husband we built our first home at Bracknell in 1972 and at this
time we still operate our business at Bracknell so have an active interest in the town.

During the early part of our married life my husband and 1 participated in many
working bees with local volunteers to build a retaining wall and access steps to the
swimming hole, build toilets, and plant trees to make this area much more user
friendly as Bracknell does not have the benefit of many facilities as larger towns do.
The Rotary Club of Westbury also participated in some of this work and also provided
the parking safety barriers around the river bank.

Since those early improvements the Lions Club of Westbury together with many local
volunteers, built an excellent day use barbecue area which is a credit to the town and
to the MVC who provide the cleaning and maintenance of the area.

My husband and I have travelled extensively throughout Australia during recent years
and have seen at first hand how beneficial it is to be welcomed to a town which

provides short term camping facilities for the travelling public.

Yours sincerely,

Glenys Bye
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PO Box 438,
PROSPECT. 7250

01.08.19.

The Mayor and General Manager,
Meander Valley Council,

PO Box 102,

WESTBURY. 7303

Re PA\19\0199 - Bracknell River Reserve:
Dear Sir,

I wish to lodge my objection to the above application and any changes that may
restrict the use of the area for short term camping and any other existing uses.

I was born and raised at Bracknell and for countless years have enjoyed being able to
use the area both as our local swimming hole, a great place to have a barbie with
friends and also a great place to camp.

Together with my husband we built our first home at Bracknell in 1972 and at this
time we still operate our business at Bracknell so have an active interest in the town.

During the early part of our married life my husband and I participated in many
working bees with local volunteers to build a retaining wall and access steps to the
swimming hole, build toilets, and plant trees to make this area much more user
friendly as Bracknell does not have the benefit of many facilities as larger towns do.
The Rotary Club of Westbury also participated in some of this work and also provided
the parking safety barriers around the river bank.

Since those early improvements the Lions Club of Westbury together with many local
volunteers, built an excellent day use barbecue area which is a credit to the town and
to the MVC who provide the cleaning and maintenance of the area.

My husband and I have travelled extensively throughout Australia during recent years
and have seen at first hand how beneficial it is to be welcomed to a town which

provides short term camping facilities for the travelling public.

Yours sincerely,

Glenys Bye
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From: Bill Bartlett

Sent: 1 Aug 2019 13:28:17 +1000

To: Planning @ Meander Valley Council
Subject: Bracknell River Reserve

Dear Sir/Madam,

I wish to object to the proposed planning approval for the Bracknell River Reserve (PID: 7028540
recreational vehicle camping etc.)

Reasons for objection

This proposal is objectionable on a number of fronts, but I would first say that it is flawed in its very
conception.

The Planning application says:

"Visitor Accommodation is a prohibited use in the Open Space Zone. However, the site has been used for ¢
amping for more than 30

years, prior to the implementation of the current and all previous planning schemes applicable to this area.
As such it is considered to be a lawfully established, existing non-conforming use.”

This appears to be arguing that camping is already a lawful activity in the Bracknell River Reserve
(Esplanade) area, due to long established precedent. So the real intent is not to permit camping not
otherwise allowed, but to restrict and tax camping.

Although it fails to mention that council has a history of developments to the reserve over recent years. One
recent development has been heavy-handed deployment of boulders that have been strategically placed
along the gravel track from Louisa St into the reserve. These boulders are deliberately designed to restrict
vehicles, including camper vans, from turning off the track and thus restricting where caravans and RVs
can park. Over time, the council has completely blocked the off-track area campers can access at that end
of the Esplanade track.

Perversely, the council has chosen to restrict campers to the area around the traditional swimming hole and
toilet block, an area already heavily used in summer by children and young people of the town. Prior to
this, campers (including caravans and tents) could use an area about half-way between the toilet block and
Louisa St. The rationale, to the extent to which one can be discerned, appears to flow from another
decision, to erect an electric barbecue, table, benches and shelter. Which for some reason the Council then
wanted to prevent campers from actually using? In any event, at one time there was a sign erected to insist
that campers not camp too close to the BBQ area, which was fair enough. But that area has been gradually
extended with the previously mentioned boulder wall, forcing vehicles to move down to the swimming hole
area. With but a small parking area left for cars directly adjacent to the BBQ.

Of course campers in tents were not physically excluded and continued to camp along the river.
Occasionally quite a few at a time. But they didn’t seem to be any trouble to anyone, and didn’t presume to
camp on top of the BBQ area which would obviously be an imposition on anyone wanting to cook a few
snags there. Owners of caravans and particularly RVs seem more inclined to act in such an entitled and
overbearing fashion. Perhaps they believe that having spent a small fortune on their campers, that gives
them special privileges?

Anyway, then the Council erected signs banning all camping. Then they relented and changed the sign to
ban all camping in tents, but allowing camping in self-contained campers (presumably campers that had
built-in toilets and showers.) Given that there is a toilet block there, this is a little incomprehensible.
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Perhaps the Council felt that campers who could not afford an expensive vehicle with on-board toilets were
not the right kind of campers?

In any event, the point of this history is to highlight that, for whatever reason, the Council has had
something of a history of crowding campers into a smaller and smaller area. And other arbitrary and poorly
thought-through actions.

This seems quite unreasonable. It is highly objectionable that the children and young people of Bracknell
should be crowded out of the area that they favour to use for swimming. This spot has been improved for
this purpose many years ago, with a long concrete border stepped down to the water. It once had a large
water slide, but a few years ago the Council arbitrarily removed that. It is almost as if the Council is intent
on slowly squeezing the young people of Bracknell out from their favourite open recreation area. It is hard
to understand what the Council is thinking, if they are thinking at all.

It is quite reasonable to restrict where campers can set up. What is unreasonable is that the Council wants to
force them into a small area, already heavily used in summer. One problem is that campers don’t

necessarily want to have to be crowded together. The point is to be out in the open. The esplanade is a long
narrow strip of land bordering the river, so it seems perverse to force campers to crowd together at one end.

It's also a hazard, when that same end is already used by children, usually unsupervised children. They
can’t so easily go somewhere else to swim and congregate, because that area has been developed to cater
for them, with the concrete river border and toilet block. They probably don’t want to share the space with
so-called “grey nomads” and their inevitable dogs running around.

Not to put too fine a point on it, many parents also probably don’t want their children exposed to “stranger
danger”, so to speak. Its an incident waiting to happen.

But that is far from the only, or the most serious danger. This proposal entails forcing enormous vehicles,
RVs are essentially enclosed trucks, driven by amateurs, many of them of retirement age, to share a tight
space with young teenagers and children. Effectively, Council wants to turn a children’s recreation area
into a car park for heavy vehicles.

This is, quite simply, madness! Someone will be killed. If the Council doesn’t care about the safety of kids,
it should at least consider its Public Liability insurance premiums!

The proposal seems poorly-thought through on other levels too. No reasons are given for banning tents. No
reason given for taxing camping, or out-sourcing the collection of the fees or what details are recorded
about campers who pay the permit tax? What is the cost of out-sourcing this tax collection? It would make
more sense in this day and age to allow the the permit to be purchased online via an App. And, slightly off-
topic, how about the council provide a Wi-Fi hot spot for the young people using this recreation area.

Of some concern is that no details are given of proposed arrangements to police these new restrictions? It is
all very well to put up a sign telling campers they cannot dump their vehicle’s waste-water, but its an
isolated area. How can this possibly be policed? Particularly when they are forced to park their vans right
next to the public toilets?

Its easy to put up a sign insisting that dogs be kept under control, but what does that even mean? Many dog
owners genuinely believe that their dog is obedient and doesn’t require a leash, some people actually
imagine that leashes amount to animal cruelty. So an ambiguous sign is a total cop-out, even before we get
to the question of who will enforce this.

Answer, nobody. Meander Valley Council doesn’t bother to enforce any animal control laws, with the sole
exception of collecting licensing fees. As a result, it is impossible to walk on any of the grass footpaths

Meander Valley Council Ordinary Agenda - 10 December 2019 Page 166

Document Set ID: 1220734
Version: 1, Version Date: 01/08/2019



around the Bracknell township, these are, for all intents and purposes, dog toilets. Council’s answer - put up
a sign.

Then there’s the question of where you draw the line between “camping” and merely remaining late into
the night. The Bracknell Esplanade is regularly visited by locals to fish in the river. Some stay late into the
night and some stay into the morning. Are they camping? Does the council even have legal authority to ban
people with a valid fishing license from fishing all night by the river? I would think not, and if not then by
what right do they outlaw the possession of a tent or a swag?

I guess this finally clarifies one fundamental objection to banning of cheap forms of camping - it is deeply
un-Australian. This is a country who’s very national song, “Waltzing Matilda”, glorifies a swagman
camped by a waterhole. Our ancestors would turn over in their graves to see authoritarian bullies banning
such an innocuous activity. But I guess the competing spirit of the squatter on his thoroughbred now
prevails in this municipality.

In conclusion, for the reasons mentioned above, the current proposal must be rejected. If anything, the
Council could do the opposite of what is proposed. Ban RVs and caravans and leave campers in tents
unrestricted. Or just leave campers to regulate themselves. Because of the previous interference some
action needs to be taken anyway, to keep heavy vehicles away from the area of the swimming hole. Perhaps
they need to be banned entirely, or heavily restricted? But I see no justification for banning camping in
tents and I’'m not convinced the Council even has the power to do that.

It is even more unlikely the Council has the will to enforce any such ban.

Bill Bartlett
27 Emma St
Bracknell Tas 7302

Ph 0363973155
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General Manager

Meander Valley Council

PO Box 102
WESTBURY TAS 7303

6 August 2019

PO Box 97
BRACKNELL TAS 7302

I'hereby submit the following representation in respect of the planning application as described in
the planning notice dated 27 July 2019:

APPLICANT: Meander Valley Council — PA\19\0199

PROPERTY ADDRESS: Bracknell River Reserve, land off Louisa
Street BRACKNELL (P1D:7028540)

DEVELOPMENT: Extension to a non-conforming use (Visitor
Accommodation - (RV Camping) — amenity,
open space character, flood prone, and car
parking.

1. SUMMARY

The above application should not be approved and the underlying proposal should not
proceed for the following reasons:

It is not an appropriate use of this open space area.

Meander Valley Council (MVC) should not be providing this type of facility
when it is already, and increasingly, provided by the private sector on
private property at relatively nearby locations.

An overall net positive benefit (financial and social) to the wider community
or municipality has not been demonstrated.

This is an unsupervised area and it is not possible for MVC to provide an
appropriate level of daily supervision. The proposed outsourcing of the
responsibility for management is not appropriate and an abdication of MVC
responsibility.

General security and safety issues exist

Flood risk has not, and invariably cannot, be adequately mitigated.

There is negative impact on neighbouring properties which has not been
fully considered.

The planning application refers to there being a lawfully established existing non-conforming
use in respect of camping on this site. This has not been clearly established. If the previous
incidental use of this site for camping was not permitted under the lease with the Crown
that was in place at the time, then there is a question as to whether it lawfully existed prior
to the scheme being established. There also does not appear to be any evidence of a
previously issued planning permit in respect of the use of this site.

As MVC is the applicant in respect of this planning application, | further submit that it should
not also act as the planning authority in respect of this matter.
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2. INAPPROPRIATE USE OF OPEN SPACE

This area is in the Open Space Zone and should be utilised only for public recreation
purposes and day visitors. Overnight RV parking should be sited elsewhere.

Bracknell is a “land-locked” small village, rectangular in shape. On the North, West and
South side, private residences border private farmland and on the South side the village
adjoins the Liffey River. On the other side of the Liffey River is private farm land which is in
the Northern Midlands municipality. As a result, there is very little public open space for the
full use of residents and day visitors. In 2019, when there is an emphasis on the importance
of outdoor recreation, community engagement and safety, the Bracknell River Reserve
should be fully available for recreational purposes and not for RV parking.

It should also be noted that the described area is situated on the far edge of the
municipality, only metres from the municipal boundary, in an area that may considered “out
sight/out of mind/out of the way”. Such a view is not a justified reason for supporting this
planning application.

3. PROVISION OF FACILITY BY PRIVATE SECTOR

MVC should not be providing this type of facility when it is already, and increasingly,
provided by the private sector on private property at relatively nearby locations. There have
been existing private caravan/RV facilities within the municipality for many years and in the
last few years, a number of new privately operated facilities have been established.

MVC might consider developing a whole of municipality policy for appropriate siting of RV
camping areas. Such a policy might include consideration of the increased provision of this
amenity by the private sector in suitable supervised areas rather than by MVC in public
space more appropriately used for other purposes.

4. NET POSTIVE BENEFIT TO ENTIRE COMMUNITY/MUNCIPALITY NOT
DEMONSTRATED

This planning proposal does not include any factual data as to why potential RV overnight
parking at the Bracknell River Reserve is of an overall net benefit to the wider Bracknell
community. | submit that this proposal is more than likely to result in a net operational cost
for MVC in addition to the negative social cost to the wider community through
compromised recreational open space.

5. SUPERVISION & MANAGEMENT

This is an unsupervised area and it not been possible for council staff to adequately monitor
activities. MVC has already implemented the arrangements outlined in this application and
permitted this non-conforming use to operate for approximately the past 12 months. During
that time, MVC has documented examples of:

® Vehicles staying on site without having a valid permit

® Vehicles appearing to have been issued with permits when they are clearly not a

fully self-contained recreational vehicle
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e Vebhicles being on site for more than 4 nights (in some cases more than a week) with
ineffective action to remove them

The above demonstrates that timely and effective enforcement does not appear to be
possible. In 2019, it is not appropriate for there to be such a facility in public open space
where persons of unknown identity are able to park overnight and for multiple days.

Furthermore, the current/proposed out-sourcing of the role of issuing permits and
monitoring the situation to a private sector operator does not appear to be effective.

6. GENERAL SECURITY & SAFETY ISSUES

The Bracknell River Reserve area is regularly used by local families, walkers, children and
others. In particular, children frequent the area for playing, bike riding, fishing, swimming
etc. They are at times unaccompanied, as is not unusual in the country, and in the summer
time swim in the river within the proposed RV area. In view of the evidence of unmonitored
persons as previously noted, there is a potential unresolved child safety risk with this
proposal,

7. FLOOD RISK

The planning application refers to this being a flood prone area and subject to medium flood
risk. This area is in fact prone to flooding at very short notice with strong water flow. The
nearby bridge is often closed during flooding and previously dry land sections in the
proposed RV zone flooded to a depth over 2m. If this occurs during the night then there is a
risk to property and life. Indeed, during the July 2016 flood a van was overturned during the
flood and significantly damaged, with the occupant fortunate to escape. This flood event
occurred with little warning or media activity, and some 24 hours before heightened media
activity as the flood progressed down-stream to Launceston in what became the biggest
flood in many years.

Flooding can occur at any time at short notice. During a summer afternoon in 2013, the
river quickly rose with the flood waters inundating my lower paddocks and | had difficulty in
safely evacuating livestock.

When the river height rises over the highest bank and then the water flows onto
surrounding properties at a level below the bank. The water depth in these areas can then
be in the vicinity of 2m with strong water flows. This is a potentially dangerous situation.

Accordingly, | would observe that the flood risk is at least medium, and being in an
unsupervised area, there is insufficient evidence as to how this is to be mitigated to a lower
acceptable rating.

8. IMPACT ON NEIGHBOURING PROPERTIES
My property adjoins the Bracknell River Reserve and accordingly | am a key stake holder in
respect of this matter. The property is within the village zone and | am entitled to the quiet
use of the entire property for residential and recreational purposes. During the period of
non-permitted/non-conforming use of the site for RV camping, | have been negatively
impacted by noise and visual intrusion from RVs and their occupants parked right on the
boundary of my property, after hours noise from RV campers themselves and the use of
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generators. The impact is heightened when campers become unruly.

The application details the location of the residences on mine and adjoining properties.
However, | also have horses on my property with an outdoor riding arena in the NE corner.
The use of this part of the property is impacted with horses being spooked by disturbances
as noted above. It is also not acceptable that | am required to provide a “buffer zone” which
in turn is referred to in the application to mitigate the impact of intrusion on my property.

I would be pleased to provide further information in respect of any of the above matters.

Yours faithfully

1/ 7
M%eh

ra Roberts

Bar
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58 Trafalgar Drive,
Prospect, Tas. 7250

General/Manager

Meander Valley Council

P.O. Box 102,

WESTBURY Tas. 7303

11/8/2019

re: Notification of Application for Planning Approval — PA/19/0199

The first point I would make, there is a clear conflict of interest involved here with Meander Valley
Council being the applicant and also acting as the planning authority to determine the outcome of its
own application. This can not be in the public interest.

Further I object to the application on the following grounds:

1. Not an appropriate use of this open space area.

2. Insufficient infrastructure to cater for the proposal.

3. Flood risk has not and cannot be adequately mitigated.

4. There is no provision in the existing scheme in respect of camping on this site.

5. Camping on this site would reduce and restrict parking for day users to the area particularly in the
summer months and would lead to traffic congestion.

6. General security and safety issues exist and would be increased if approved.

7. As this is an unsupervised area it increases the possibility during peak holiday season for campers
to camp in close proximity if the area is full. ie further along the esplanade.

8. Inadequate road surface for increased use.

9. The outsourcing of the responsibility for management is insufficient and not appropriate and a
shirking of council’s responsibility.

Yours faithfully,

DARRYL & MAREE STRICKLAND
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From: Kaye Ward

Sent: 9 Aug 2019 19:17:26 +1000

To: Planning @ Meander Valley Council

Subject: PA/19/0199

Good Afternoon,

I am writing to lodge an objection to ANY camping, any where, what so ever, on the Bracknell River
Reserve.

For instance, last summer I was taking my dog along for a swim and was told in no uncertain terms, what to
do with my dog! Threatened by a person, camping in a car! Clearly no permit, and not supposed to even be
there, I was scared, to say the least and I reported the incident to council.

I have lived on Bracknell for 58 years and have always used the “swimming hole” as it is known, for
recreation purposes. When there are campers along there it seems as though we are encroaching on their
ground, even though it is supposedly for Bracknell peoples use?

I live here alone, and I worry about the character of some of the campers that populate the “swimming
hole”, it’s not a nice feeling to be uneasy in your own home!

Furthermore to my objection, how is the “swimming hole” to be policed? There are a number of young
people use the river for swimming in the summer, god forbid any foul play that maybe, just maybe, happen
to these“kids™!

It is an unsupervised, hidden, out of sight area, clearly not suitable for camping, whether it be fully self
contained vehicles, or ratbags in cars that frequently stay there!

Please take a minute to consider what I have communicated to MVC planning.

Yours sincerely
Kaye Ward

1 Field street
Bracknell 7302

Sent from my iPad
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Martin Gill

General Manager

Meander Valley Councill

PO Box 102 Westbury

Tas. 7303

CC: The Mayor and Councillors

Dear Martin 2/08/2019
Representation to planning APPLICATION NO: PA\19\0199

| lan Mackenzie of 330 Bracknell Road Bracknell, ph. 0438982272 would like to make
a formal objection to planning APPLICATION NO: PA\19\0199, by the applicant -
Meander Valley Council in regards to the Extension to a non-conforming use (Visitor
Accommodation - RV Camping) - amenity, open space character, flood prone,
and car parking at the Bracknell River Reserve, land off Louisa Street, BRACKNELL
(PID: 7028540) and that council withdraw the application on the following grounds;

This is not what is advertised. This is not an Extension to a non-conforming use it is a
restriction or contfraction on the current Existing use rights or as stated in this
application a lawful established conforming use.

As stated, this is not an Extension to a non-conforming use, it is a contraction as this
site has current existing use rights which is for the whole site, this covers all land as
shown in the application on the Locality Plan (the LIST, 2019) subject tittle. This
application is only for a proportion of that site shown as Site Plan with area marked
as Designated RV Rest Area or as shown in the application as Figure 2: reserve to
north of Louisa Street, with proposed overnight stay area outlined in yellow this
reducing the current camp area within the existing use rights.

This would be in fact giving up the existing use right over the whole site and
restricting future use and camping use to a small percentage of that site, the
number of campers and the number of nights.

Applicable Standards

Clause 9.1 Changes to an Existing Non-conforming Use

In accordance with Clause 9.1, Council has the discretion to approve an
application to bring an existing use of land that does not conform with the scheme
into conformity, or greater conformity, with the scheme.
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The proposal does not include any intensification of the use of the land or any
building. The proposal is to regulate and limit the existing use by:

e [imiting the number of overnight spaces available to ten (10); and

e limiting the duration of stays to four (4) days.

| would also like to challenge the number of spaces and number of nights, as within
the National Competition Policy: Applying Competitive Neutrality Principles to
public camping in Tasmania, applying the Geographical Market Area of 60km drive
Hadspen and Quamby Corner have commercial operations and if my calculations
of the 10% of the total number of non-powered sites is correct, then Bracknell camp
site could have up to 15 available spaces and as for the number of nights why only
42

This applications states “This application proposes to change an existing non-
conforming use, visitor accommodation. The intent of the application is to formalise,
regulate and restrict the use in order to bring it info greater conformity with the
planning scheme. In Use class Table 8.2 of the Scheme, categorises the use class as:
Visitor Accommodation Visitor Accommodation is a prohibited use in the Open
Space Zone. However, the site has been used for camping for more than 30 years,
prior to the implementation of the current and all previous planning scheme
applicable to this area. As such it is considered to be a lawfully established, existing
non-conforming use.

Continued reasons for my objection are;

A) “Regulate” this can be done within current Lease Agreement and management
MOU | don't believe there is a need for a planning permit to regulate, this is
reinforced within the performance criteria section of the application

Performance Criteria

Open Space Zone

19.3.1 Amenity

In the Comment it states that

Overnight stays currently occur at the site with minimal regulation.

B) It must be argued and noted here that in the new planning scheme (which
council has signed off on to adopt soon). This use would be a conforming use
within the open space zone. In the new scheme Use Class Table 29.2 of the
Scheme, categorises the proposed use class as: Visitor Accommodation. Visitor
Accommodation is a Discretionary use in the Open Space Zone and furthermore in
the Qualification it states; “if camping and caravan park or overnight camping
area” as a conforming use.
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C) Restrict the use in order to bring it info greater conformity with the planning
scheme” As this camp site is used as a camp site as it has existing use rights. As
stated in use class table 8.2 Visitor Accommodation is a prohibited use in the Open
Space Zone. Restricting the use, although still allowing visitor accommodation does
not change that fact that it is prohibited. Unless council has another interpretation
of prohibited or this application is used to remove the existing use rights and then
the camp site is closed once permit is, if granted, to bring it into greater conformity
with the planning scheme.

D) As this states the proposal does not include intensification where is the extension
to the non-conforming use? The oxford dictionary defines extension “as a part that
is added to something to enlarge or prolong it”. Within this application the camp
area is not being enlarged it is actually being reduced and restricted as for prolong
the site has existing use rights or as stated in the application, lawfully established
existing non-conforming use, no prolonging needed.

The report also states is anticipated that the proposal will reduce existing conflicts
with
e neighbouring uses and improve the amenity of the location by:
e restricting the use to the northern part of the land, furthest from Neighbouring
dwellings;
e and restricting the use to fully self-contained camper vans; and clearly
communicating site rules through incidental signage.

The above is also reiterated in the comment section of this application. These issues
are all management issues which can be managed within the current lease
agreement, using a planning permit that reduces and removes current existing
rights and future use and is in my view unwarranted and a waste of council’s
resources. What is this cost of this process/application to the rate payers of
Meander Valley?

19.3.2 Open Space Character

Objective

Comment:

The use is not General Retail and Hire. The area of the use will not be increased by
the proposal and the proposal does not include any permanent buildings. The site is
already used for camping in an unregulated manner and the proposal will restrict
the number of overnight patrons and confine them to a particular area of the site
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and short stay. As a result the area available for camping will decrease, bringing
the use into greater conformity with the Planning Scheme.

Decreasing to bring the use into greater conformity with the Planning Scheme, isn’t
visitor accommodation prohibited in the Open space Zone? It conforms or it
doesn’t, how can it “greater conform” when is it's prohibited without existing rights
use.

In 2018 MVC wrote to DPIPWE - Parks and Wildlife to have camping added to the
lease agreement although this was already legally permitted within legislation and
regulation as stated with Questions without Notice to council throughout 2018.
Council’'s reasoning that if it's in the lease agreement it will be easier to manage.
Now they are adding another layer of restrictions, reductions and bureaucracy.

Over the years there have been many planning permits granted that have caused
conflicts, whether is an erection of a shed close to a boundary, erecting a phone
tower or subdividing 5 acre block. There are many that have caused conflict or
have had neighbours in a tangle. Planning permits do not fix conflicts. People need
to realise that you get some say in what your neighbour can do, but ultimately it's
their (your neighbours) property. There are many (non-permit required) things that
your neighbours can do with their property that you don’t have control over, | have
a neighbour that has peacocks and by crikey they're annoying at sunrise every
morning.

This application if granted may rearrange these conflict it will not remove them, |
would suggest that it may introduce or cause greater conflicts as this applications
reduces and restricts future use. It is a known fact bringing visitors /tourists to an
area brings benefits as reinforced in the National Competition Policy: Applying
Competitive Neutrality Principles to public camping in Tasmania.

19.1.2 Local Area Objectives

a) The open space zone reflects areas that have historically been developed for
passive recreation with full public access and include extensive investment in
playgrounds and fitness trails and multi-use areas that service the recreation needs
of a neighbourhood and maximize the use of natural assets, such as Blackstone
Park.

b) Provide for the continued provision of public facilities in a manner that is
appropriate to the proximity of adjoining residential uses.

c) Provide for safe, accessible and pleasant open space linkages to promote
connectivity between open space areas and to activity centres with walking and
cycling opportunities for health as well as transport.
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All these local area objectives can be achieved through the current lease
agreement and management MOU.

Where in Bracknell is Blackstone Park? This camp site at Bracknell has been a camp
site for well over 40 years (motion to council July 2018 item 125/2018) this camp site
was closed along with Westbury and Deloraine by the General Manager due to
letter he received from the Economic regulator. The economic regulator never
stated that these camping grounds were to close they just needed a fee for
service, the closure was a decision of the General Manager. It took numerous hours,
a number of statutory declarations proving existing use rights and arguing to get
the Bracknell Camp site reopened. Up until that time this camp site was used as a
free camping site for a range of camping styles and when doing a google search
today on “Meander Valley Council Free Camping” Bracknell River Reserve is still
listed. This application removes any chances of it going back to the way it was
which in my view was beneficial for Bracknell and for our small business Community.

Use and development states that the number of campers permitted at the site will
be regulated by the Bracknell Roadhouse management, who are responsible for
the issue of a maximum of 10 permits. This is incorrect. The current management of
the site is regulated and permits are issued by Bracknell Boys and Girls Club and not
Bracknell Roadhouse management.

This camp site is an overflow site for Agfest. Reducing the camping site within that
land area reduces the spaces for Agfest patrons.

The Tasmanian Government has just conducted a review of free camping and
Competition Neutrality January 2019, The National Competition Policy: Applying
Competitive Neutrality Principles to public camping in Tasmania. There are many
areas of this application that | believe are in conflict with this policy e.g. Public
benefits and the value of visitors to a region or area restricting the use, revoking
existing use rights, limiting the number of spaces and/or limiting the duration of
stays. Has council calculated the 10% of the total number of non-powered sites in
regards to the Bracknell camp site and the 60km drive geographical market area?
If granted, trying to overturn this permit or change it to gain a better outcome for
the businesses and people of Bracknell would be impossible.

| clearly get the view that Meander Valley Council does not want Camping within
their municipality, Why else would they propose a planning application that
reduces, removes and/or replaces an existing right use, using the arguments and
issues (in doing so creating other issues and bigger obstacles) which can all be
covered and managed within the current lease agreement and management
MOU? Our community went through this same process last year to prove that this
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site had existing use rights and here we go again, where as our adjoining council
over the river continues to provide a number of free camp sites.

Conclusion (from application)

In conclusion, it is considered that the application for Use and Development for
changes fo an existing non-conforming use (Accommodation), will bring the
existing use of the land into greater conformity with the planning scheme, allowing
greater control and reducing potential impacts on neighbouring properties and
other users of the reserve.

This application through the current planning scheme provides the avenue for
Meander Valley Council to lock up, lock in and restrict the use, future use and
future opportunities of this site before the new scheme is adopted and the National
Competition Policy: Applying Competitive Neuftrality Principles to public camping in
Tasmania principles can be applied. The conclusion talks about reducing potential
impacts neighbouring properties there are number of properties that are in close
proximity to this site. The third closest neighbour is not actually marked on any of the
maps, which is 253 metres (the list) which is 12 Louisa Street which is on the corner of
Louisa Street and Julia street which neighbours 2 Julia Street, however the owners
and occupants of that resident are supportive of camping aft this site and provided
a statutory Declaration on the Existing use rights of that site and may be the reason
why they were excluded from the map.

For reasons given, | urge the Meander Valley Council to withdraw this application.

Yours sincerely

¢¢¢ RGP
g 37 & =% 527
~-" ) “ “,’ B
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Martin Gill f A "“'_ = ']
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General Manager ‘ e £ AUU LUid | }

Meander Valley Council ' ' |

’ __ LDS

PO Box 102 Westbury 7

Tas. 7303 o

Dear Martin 10108/ 2019

Representation to planning APPLICATION NO: PA\19\0199
Seter | Poedgeor— of  RALALE T
Ph .4?!.?.*..?.4?...??.‘..../...c—S.F}.K ............... would like to make a formal objection to planning

APPLICATION NO: PA\19\0199, by the cpplxccm -Meander Valley Council in regards to the
Extension to a non-conforming use (Visitor Accommodation - RV Camping) - amenity, open
space character, flood prone, and car parking at the Bracknell River Reserve, land off Louisa
Street, BRACKNELL (PID: 7028540) and that council withdrawal the application on the

following grounds.

This is not an Extension to a non-conforming use it is a contraction as this site has current
existing use rights which is for the whole site, this covers all land as shown on the Locality Plan
(the LIST, 2019) subject fittle. This application is only for a proportion of that site shown as Site
Plan with area marked as Designated RV Rest Area or as shown in the application as Figure 2:
reserve fo north of Louisa Street, with proposed overnight stay area outlined in yellow this

reducing the current camp area within the existing use rights.

This would in fact be giving up that existing use right over the whole site and restricting future
use and camping use fo a small percentcge"'of that site, number of campers and number of

nights.

The report states is anticipated that the proposal will reduce existing conflicts with
e neighbouring uses and improve the amenity of the location by:
e restricting the use to the northern part of the land, furthest from
e neighbouring dwellings; and restricting the use to fully self-contained camper vans;

and clearly communicating site rules through incidental signage.

In addition to the comments made within the comment section of this application, these

issues are all management issues which can be managed and are currently managed within
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the current lease agreement, using a planning permit that reduced and removes current
existing rights and future use and is in my view unwarranted and a waste of council’s
resources. This camp site at Bracknell has been a camp site for well over 40 years (motion to
council July 2018 item 125/2018) this camp site was closed by the General Manager due to a
letter received from the Economic regulator. Up until that time this camp site was used as a
free camping site and when doing a google search on Meander Valley Council Free
Camping Bracknell River Reserve is still listed. This application removes any chances of it going
back to the way it was which in my view was great for Bracknell. This Application is the result
of complaints made by a small percentage of Bracknell residents I'll reiterate a small

percentage.

The Tasmanian Government is currently doing a review of free camping and have been
doing so well before July 2018 | believe that council hasn't received that advice, how will this
permit fit within that advice? i.e restricting future use, revoking existing use rights, allow free
camping within a specified distance of a caravan park or limiting the number of overnight
spaces or limiting the duration of stays all unknown, this may be in conflict with free camping
advice and frying to overturn this permit would almost be impossible, | believe this application
is putting the cart before the horse. Orimpeccable timing is you want to stop or shut down

camping in our community!

| clearly get the view that Meander Valley Council does not want Camping within their
municipality, why else would they propose a planning application that reduces and removes
an existing right use, using the arguments and issues that can be all be covered within the
current management agreement. Our community went through this same process last year
to prove that this site had existing use rights and here we go again, where as our adjoining

council over the river continues to provide a number of free camp sites.
For reasons given | urge the Meander Valley Council to withdraw this application.

Yours sincerely

O oo
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Tas. 7303 R 120
Dear Martin 1/ 08/ 2019

Representation to planning APPLICATION NO: PA\19\0199
/-}

| PBARAS S AmoEs of LUz ELES VL itss, I osaitir)s
Ph.24.58.0C. 007G, would like to make a formal objection to planning

APPLICATION NO: PA\19\0199, by the Gppliéan? -Meander Valley Council in regards to the
Extension fo a non-conforming use (Visitor Accommodation - RV Camping) - amenity, open
space character, flood prone, and car parking at the Bracknell River Reserve, land off Louisa
Street, BRACKNELL (PID: 7028540) and that council withdrawal the application on the

following grounds.

This is not an Extension to a non-conforming use it is a contraction as this site has current
existing use rights which is for the whole site, this covers all land as shown on the Locality Plan
(the LIST, 2019) subject fittle. This application is only for a proportion of that site shown as Site
Plan with area marked as Designated RV Rest Area or as shown in the application as Figure 2:
reserve o north of Louisa Street, with proposed overnight stay area outlined in yellow this

reducing the current camp area within the existing use rights.

This would in fact be giving up that existing use right over the whole site and restricting future
use and camping use to a small percenmge'bf that site, number of campers and number of

nights.

The report states is anticipated that the proposal will reduce existing conflicts with
e neighbouring uses and improve the amenity of the location by:
o restricting the use to the northern part of the land, furthest from
e neighbouring dwellings; and restricting the use to fully self-contained camper vans:

and clearly communicating site rules through incidental signage.

In addition fo the comments made within the comment section of this application, these

issues are all management issues which can be managed and are currently managed within
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the current lease agreement, using a planning permit that reduced and removes current
existing rights and future use and is in my view unwarranted and a waste of council’s
resources. This camp site at Bracknell has been a camp site for well over 40 years (motion to
council July 2018 item 125/2018) this camp site was closed by the General Manager due to a
letter received from the Economic regulator. Up until that time this camp site was used as a
free camping site and when doing a google search on Meander Valley Council Free
Camping Bracknell River Reserve is still listed. This application removes any chances of it going
back to the way it was which in my view was great for Bracknell. This Application is the result

of complaints made by a small percentage of Bracknell residents I'll reiterate a smaill

percentage.

The Tasmanian Government is currently doing a review of free camping and have been
doing so well before July 2018 | believe that council hasn't received that advice, how will this
permit fit within that advice? i.e restricting future use, revoking existing use rights, allow free
camping within a specified distance of a caravan park or limiting the number of overnight
spaces or limiting the duratfion of stays all unknown, this may be in conflict with free camping
advice and trying to overturn this permit would almost be impossible, | believe this application

is putting the cart before the horse. Orimpeccable timing is you want to stop or shut down

camping in our community!

| clearly get the view that Meander Valley Council does not want Camping within their
municipality, why else would they propose a planning application that reduces and removes
an existing right use, using the arguments and issues that can be all be covered within the
current management agreenﬁen’r. Our community went through this same process last year
to prove that this site had existing use rights and here we go again, where as our adjoining

council over the river continues to provide a number of free camp sites.

For reasons given | urge the Meander Valley Council to withdraw this application.

Yours sincerely

()

‘ o - ]
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Dear Martin Y708/ 2019

o LMichelle.... Ldalkst............ of ..ts... Tane.. .G Fackoell........

PR o DGR T N REE  vsscsisvassosns would like to make a formal objection to planning
APPLICATION NO: PAN19\0199, by the applicant -Meander Valley Council in regards o the Extension
to a non-conforming use (Visitor Accommodation - RV Camping) - amenity, open space character,
flood prone, and car parking at the Bracknell River Reserve, land off Louisa Street, BRACKNELL (PID:
7028540) and that council withdrawal the application on the following grounds.

This is not what is advertised this is not an Extension to a non-conforming use it is a restriction or
contraction on the current Existing use rights or as stated in the application as lawful established

conforming use.

This is not an Extension to a non-conforming use it is a confraction as this site has current existing use
rights which is for the whole site, this covers all land as shown on the Locality Plan (the LIST, 2019)
subject tittle. This application is only for a proportion of that site shown as Site Plan with area marked
as Designated RV Rest Area or as shown in the application as Figure 2: reserve to north of Louisa
Street, with proposed overnight stay area outlined in yellow this reducing the current camp area

within the existing use righfs.

This would in fact be giving up that existing use right over the whole site and restricting future use and
camping use to a small percentage of that site, number of campers and number of nights. Within

the application it actually states under the heading - Use & Development “restrict the use”.

This applications states “This application proposes to change an existing non-conforming use, visitor
accommodation. The intent of the application is fo formalise, regulate (note: Regulate can be done
within current management agreement) and restrict the use in order to bring it info greater
conformity with the planning scheme (note: this scheme is about to change). As this application
states in Use class Table 8.2 of the Scheme, categorises the proposed use class as: Visitor
Accommodation Visitor Accommodation is a prohibited use in the Open Space Zone. However, the

site has been used for camping for more than 30 years, prior to the implementation of the current
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and all previous planning scheme applicable to this area. As such it is considered to be a lawfully

‘established, existing non-conforming use.

It must be argued and noted here that in the new planning scheme (which council has signed off on
to adopt). This use would be a conforming use within the zone class Open Space Zone 29.0
although it stated this use is discretionary under the use table 29.2 under the heading Discretionary is
states Visitor Accommodation within the Qualification it clearing states “if camping and caravan
park or overnight camping area” This would be a conforming use in the new scheme. This

application locks in or locks up future use and management of this site.

In accordance with Clause 9.1, Council has the discretion fo approve an application to bring an
existing use of land that does not conform with the scheme (note: as stated this scheme is about fo
change) into conformity, or greater conformity, with the scheme. The proposal does not include any
intensification of the use of the land or any building. As this states the proposal does not include
intensification where is the extension to the non-conforming use? The oxford dictionary defines
extension “as a part that is added to something to enlarge or prolong it". Within this application the
camp area is not being enlarged it is being reduced and restricted as for prolong the site has
exciting use rights or as stated in the application lawfully established, existing non-conforming use, no

prolonging needed.

The report states is anticipated that the proposal will reduce existing conflicts with

e neighbouring uses and improve the amenity of the location by:

¢ restricting the use to the northern part of the land, furthest from

e neighbouring dwellings; and restricting the use to fully self-contained camper vans; and

clearly communicating site rules through incidental signage.

Add in the comments made within the comment section of this application these issues are all
mcnogerﬁen’r issues which can be managed within the current lease agreement, using a planning
permit that reduced and removes current existing rights and future use and is in my view
unwarranted and a waste of council’s resources. What is this cost of this process/application to the

rate payers of Meander Valley.

Over the years there have been many planning permits granted that have cause conflicts whether is
an erection of a shed close to a boundary, installing a fower or subdividing a 5 acre block there are
many that have caused conflict or have had neighbours in a tangle. Planning permits do not fix
conflicts. People need to realise that you get some say in what your neighbour can do but ultimately

it's their (your neighbours) property.
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This application if granted may rearrange those conflict it will not remove it may infroduce or cause
‘greater conflicts as it reduces and restricts future use. It is a known fact bringing visitors /tourists fo an

area brings benefits.

This camp site at Bracknell has been a camp site for well over 40 years (motion fo council July 2018
item 125/2018) this camp site was closed to due to a letter to the General Manager by Economic
regulator. Up until that time this camp site was used as a free camping site and when doing a
google search on Meander Valley Council free Camping Bracknell River Reserve s still listed. This
application removes any chances of it going back to the way it was which in my view was great for

Bracknell.

Under the heading use and development it states that the number of campers permitted at the site
will be regulated by the Bracknell Roadhouse management, who are responsible for the issue of a
maximum of 10 permits. This is incorrect, it is actually the Bracknell Boys and Girls club issue the

permits which are collected from the Bracknell Roadhouse.

The Tasmanian Government has completed a review of free camping and competitive neutrality
principles, how will this permit fit within that policy i.e restricting future use, revoking existing use rights,
has council complete the Public Benefits Assessment page 11 of that policy¢ Has council calculated
the number of sites in relation to Geographical Market Area2 What were the results of that
calculatione What is the total number of sites allowed before it has to comply with the Full Cost
attribution principles and/or these in relation to that public benefits assessment? All unknown or this
information certainly hasn't been shared with the Bracknell community and trying to overturn this

permit if granted would be impossible, | believe this application is putting the cart before the horse.

| clearly get the view that Meander Valley Council does not want Camping within their municipality,
why else would they propose a planning application that reduces and removes an existing right use,
using the arguments and issues that can be all be covered within the current management process.
Our community went through this same process last year to prove that this site had existing use rights
and here we go again, where as our adjoining council over the river continues to provide a number

of free camp sites.

For reasons given | urge the Meander Valley Council to withdraw this application.

Yours sincerely
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Dear Martin I/ 08/ 2019

Representation to planning APPLICATION NO: PA\19\0199
ool s e S dBloBL oo of&Bﬁn«@«Ql‘Bmdm&\\ ......

GRR LB A B ) 7 ) R — would like to make a formal objection to planning
APPLICATION NO: PAN19\0199, by the cppliéonf -Meander Valley Council in regards to the
Extension to a non-conforming use (Visi’rof Accommodation - RV Camping) - amenity, open
space character, flood prone, and car parking at the Bracknell River Reserve, land off Louisa
Street, BRACKNELL (PID: 7028540) and that council withdrawal the application on the

following grounds.

This is not an Extension to a non-conforming use it is a contraction as this site has current
existing use rights which is for the whole site, this covers all land as shown on the Locality Plan
(the LIST, 2019) subject tittle. This application is only for a proportion of that site shown as Site
Plan with area marked as Designated RV Rest Area or as shown in the application as Figure 2:
reserve to north of Louisa Street, with proposed overnight stay area outlined in yellow this

reducing the current camp area within the existing use rights.

This would in fact be giving up that existing use right over the whole site and restricting future
use and camping use to a small percen‘rcgefdf that site, number of campers and number of

nights.

The report states is anticipated that the proposal will reduce existing conflicts with
e neighbouring uses and improve the amenity of the location by:
e restricting the use to the northern part of the land, furthest from
e neighbouring dwellings; and restricting the use to fully self-contained camper vans;

and clearly communicating site rules through incidental signage.

In addition to the comments made within the comment section of this application, these

issues are all management issues which can be managed and are currently managed within
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the current lease agreement, using a planning permit that reduced and removes current
existing rights and future use and is in my view unwarranted and a waste of council’s
resources. This camp site at Bracknell has been a camp site for well over 40 years (motion to
council July 2018 item 125/2018) this camp site was closed by the General Manager due to a
letter received from the Economic regulator. Up until that time this camp site was used as a
free camping site and when doing a google search on Meander Valley Council Free
Camping Bracknell River Reserve is still listed. This application removes any chances of it going
back to the way it was which in my view was great for Bracknell. This Application is the result
of complaints made by a small percentage of Bracknell residents I'll reiterate a small

percentage.

The Tasmanian Government is currently doing a review of free camping and have been
doing so well before July 2018 | believe that council hasn't received that advice, how will this
permit fit within that advice? i.e restricting future use, revoking existing use rights, allow free
camping within a specified distance of a caravan park or limiting the number of overnight
spaces or limiting the duration of stays all unknown, this may be in conflict with free camping
advice and trying to overturn this permit would almost be impossible, | believe this application
is putting the cart before the horse. Orimpeccable timing is you want to stop or shut down

camping in our community!

| clearly get the view that Meander Valley Council does not want Camping within their
municipality, why else would they propose a planning application that reduces and removes
an existing right use, using the arguments and issues that can be all be covered within the
current management ogreerhent. Our community went through this same process last year
to prove that this site had existing use rights and here we go again, where as our adjoining

council over the river continues to provide a number of free camp sites.
For reasons given | urge the Meander Valley Council to withdraw this application.

Yours sincerely

Ll
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Dear Martin 17/ 08/ 2019

Lo ENELIN. MEONARD...... of .. BRACKINELLe .o

PH s il 2. D 8crivsinr would like fo make a formal objection to planning
APPLICATION NO: PA\19\0199, by the applicant -Meander Valley Council in regards to the Extension
to a non-conforming use (Visitor Accommodation - RV Camping) - amenity, open space character,
flood prone, and car parking at the Bracknell River Reserve, land off Louisa Street, BRACKNELL (PID:
7028540) and that council withdrawal the application on the following grounds.

This is not what is advertised this is not an Extension to a non-conforming use it is a restriction or
contraction on the current Existing use rights or as stated in the application as lawful established

conforming use.

This is not an Extension to a non-conforming use it is a contraction as this site has current existing use
rights which is for the whole site, this covers all land as shown on the Locality Plan (the LIST, 2019)
subject tittle. This application is only for a proportion of that site shown as Site Plan with area marked
as Designated RV Rest Area or as shown in the application as Figure 2: reserve to north of Louisa
Street, with proposed overnight stay area outlined in yellow this reducing the current camp area

within the existing use rights.

This would in fact be giving up that existing use right over the whole site and restricting future use and
camping use to a small percentage of that site, number of campers and number of nights. Within

the application it actually states under the heading - Use & Development “resfrict the use”.

This applications states “This application proposes to change an existing non-conforming use, visitor
accommodation. The intent of the application is to formalise, regulate (note: Regulate can be done
within current management agreement) and restrict the use in order to bring it info greater
conformity with the plonning scheme (note: this scheme is about to change). As this application
states in Use class Table 8.2 of the Scheme, categorises the proposed use class as: Visitor
Accommodation Visitor Accommodation is a prohibited use in the Open Space Zone. However, the

site has been used for camping for more than 30 years, prior to the implementation of the current
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and all previous planning scheme applicable to this area. As such if is considered to be a lawfully

, established, existing non-conforming use.

It must be argued and noted here that in the new planning scheme (which council has signed off on
to adopt). This use would be a conforming use within the zone class Open Space Zone 29.0
although it stated this use is discretionary under the use table 29.2 under the heading Discretionary is
states Visitor Accommodation within the Quadlification it clearing states "if camping and caravan
park or overnight camping area” This would be a conforming use in the new scheme. This

application locks in or locks up future use and management of this site.

In accordance with Clause 9.1, Council has the discretion to approve an application to bring an
existing use of land that does not conform with the scheme (note: as stated this scheme is about fo
change] into conformity, or greater conformity, with the scheme. The proposal does not include any
intensification of the use of the land or any building. As this states the proposal does nof include
intensification where is the extension to the non-conforming use? The oxford dictionary defines
extension “as a part that is added to something to enlarge or prolong it". Within this application the
camp area is not being enlarged it is being reduced and restricted as for prolong the site has
exciting use rights or as stated in the application lawfully established, existing non-conforming use, no

prolonging needed.

The report states is anticipated that the proposal will reduce existing conflicts with

e neighbouring uses and improve the amenity of the location by:

e restricting the use to the northern part of the land, furthest from

e neighbouring dwellings; and restricting the use to fully self-contained camper vans; and

clearly communicating site rules through incidental signage.

Add in the comments made within the comment section of this application these issues are all
management issues which can be managed within the current lease agreement, using a planning
permit that reduced and removes current existing rights and future use and is in my view
unwarranted and a waste of council's resources. What is this cost of this process/application to the

rate payers of Meander Valley.

Over the years there have been many planning permits granted that have cause conflicts whether is
an erection of a shed close to a boundary, installing a fower or subdividing a 5 acre block there are
many that have caused conflict or have had neighbours in a tangle. Planning permits do not fix
conflicts. People need to redlise that you get some say in what your neighbour can do but ultimately

it's their (your neighbours) property.
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This application if granted may rearrange those conflict it will not remove it may infroduce or cause
greater conflicts as it reduces and restricts future use. It is a known fact bringing visitors /tourists to an

ared brings benefits.

This camp site at Bracknell has been a camp site for well over 40 years (motion to-council July 2018
item 125/2018) this camp site was closed fo due fo @ letter to the General Manager by Economic
regulator. Up until that time this camp site was used as a free camping site and when doing a
google search on Meander Valley Council Free Camping Bracknell River Reserve is still listed. This
application removes any chances of it going back fo the way it was which in my view was great for

Bracknell.

Under the heading use and development it stafes that the number of campers permitted at the site
will be regulated by the Bracknell Roadhouse management, who are responsible for the issue of a
maximum of 10 permits. This is incorrect, it is actually the Bracknell Boys and Girls club issue the

permits which are collected from the Bracknell Roadhouse.

The Tasmanian Government has completed a review of free camping and competitive neutrality
principles, how will this permit fit within that policy i.e restricting future use, revoking existing use rights,
has council complete the Public Benefits Assessment page 11 of that policy2 Has council calculated
the number of sites in relation to Geographical Market Area2 What were the results of that
calculation? What is the total number of sites allowed before it has to comply with the Full Cost
attribution principles and/or these in relation to that public benefits assessment2 All unknown or this
information certainly hasn't been shared with the Bracknell community and trying to overturn this

permit if granted would be impossible, | believe this application is putting the cart before the horse.

| clearly get the view that Meander Valley Council does not want Camping within their municipality,
why else would they propose a planning application that reduces and removes an existing right use,
using the arguments and issues that can be all be covered within the current management process.
Our community went through this same process last year to prove that this site had existing use rights
and here we go again, where as our adjoining council over the river continues to provide a number

of free camp sites.

For reasons given | urge the Meander Valley Council fo withdraw this application.

Yours sincerely
- M?’w i ﬁ/moméé
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Dear Martin _ : =TT 08l 2017
1@058f:f DNKEaD .. Of v, RACKMELY
Ph 04’23‘?7310(Q1 ................... would like to make a formal objection to planning

APPLICATION NO: PA\19\0199, by the applicant -Meander Valley Council in regards to the Extension
to a non-conforming use (Visitor Accommodation - RV Camping) - amenity, open space character,
flood prone, and car parking af the Bracknell River Reserve, land off Louisa Street, BRACKNELL (PID:
7028540) and that council withdrawal the application on the following grounds.

This is not what is advertised this is not an Extension to a non-conforming use it is resiriction or
contraction on the current Existing use rights or as stated in the application as lawful established

conforming use.

This is not an Extension to a non-conforming use it is a contraction as this site has current existing use
rights which is for the whole site, this covers all land as shown on the Locality Plan (the LIST, 2019)
subject tittle. This application is only for a proportion of that site shown as Site Plan with area marked
as Designated RV Rest Area or as shown in the application as Figure 2: reserve to north of Louisa
Street, with proposed ovemight stay area outlined in yellow this reducing the current camp ared

within the existing use righfs.

This would in fact be giving up that existing use right over the whole site and resfricting future use and
camping use to a small percentage of that site, number of campers and number of nights. Within

the application it actually states under the heading - Use & Development “restrict the use”.

This applications states “This application proposes to change an existing non-conforming use, visitor
accommodation. The intent of the application is to formalise, regulate (note: Regulate can be done
within current management agreement) and restrict the use in order to bring it into greater
conformity with the planning scheme (nofte: this scheme is about fo change). As this application
states in Use class Table 8.2 of the Scheme, categorises the proposed use class as: Visitor
Accommodation Visitor Accommodation is a prohibited use in the Open Space Zone. However, the

site has been used for camping for more than 30 years, prior fo the implementation of the current
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and all previous planning scheme applicable fo this area. As such it is considered to be a lawifully

established, existing non-conforming use.

It must be argued and noted here that in the new planning scheme (which council has signed off on
to adopt). This use would be a conforming use within the zone class Open Space Zone 29.0
although it stated this use is discretionary under the use fable 29.2 under the heading Discretionary is
states Visitor Accommodation within the Qualification it clearing states “if camping and caravan
park or overnight camping area” This would be a conforming use in the new scheme. This

application locks in or locks up future use and management of this site.

In accordance with Clause 9.1, Council has the discretion to approve an application to bring an
existing use of land that does not conform with the scheme (note: as stafed this scheme is about fo
change) into conformity, or greater conformity, with the scheme. The proposal does not include any
intensification of the use of the land or any building. As this states the proposal does not include
intensification where is the extension to the non-conforming use? The oxford dictionary defines
extension “as a part that is added fo something to enlarge or prolong it". Within this application the
camp area is not being enlarged it is being reduced and restricted as for prolong the site has
exciting use rights or as stated in the application lawfully established, existing non-conforming use, no

prolonging needed.

The report states is anficipated that the proposal will reduce existing conflicts with

e neighbouring uses and improve the amenity of the location by:

« restricting the use to the northern part of the land, furthest from

e neighbouring dwellings; and restricting the use to fully self-contained camper vans; and

clearly communicating site rules through incidental signage.

Add in the comments made within the comment section of this application these issues are all
management issues which can be managed within the current lease agreement, using a planning
permit that reduced and removes current existing rights and future use and is in my view
unwarranted and a waste of council's resources. What is this cost of this process/application to the

rate payers of Meander Valley.

Over the years there have been many planning permits granted that have cause conflicts whether is
an erection of a shed close to a boundary, installing a tower or subdividing a 5 acre block there are
many that have caused conflict or have had neighbours in a tangle. Pla nning permits do not fix
conflicts. People need to realise that you get some say in what your neighbour can do but ultimately

it's their (your neighbours) property.
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This application if granted may rearrange those conflict it will not remove it may introcduce or cause
, greater conflicts as it reduces and restricts future use. It is a known fact bringing visitors /tourists fo an

area brings benefits.

This camp site at Bracknell has been a camp site for well over 40 years (motion to council July 2018
item 125/2018) this camp site was closed to due to a letter to the General Manager by Economic
regulator. Up until that time this camp site was used as a free camping sife and when doing a
google search on Meander Valley Council Free Camping Bracknell River Reserve is sfill listed. This
application removes any chances of it going back fo the way it was which in my view was great for

Bracknell.

Under the heading use and development it states that the number of campers permiftied at the site
will be regulated by the Bracknell Roadhouse management, who are responsible for the issue of a
maximum of 10 permits. This is incorrect, it is actually the Bracknell Boys and Girls club issue the

permits which are collected from the Bracknell Roadhouse.

The Tasmanian Government has completed a review of free camping and competitive neutrality
principles, how will this permit fit within that policy i.e restricting future use, revoking existing use rights,
has council complete the Public Benefits Assessment page 11 of that policy? Has council calculated
the number of sites in relation to Geographical Market Area2 What were the results of that
calculation2 What is the total number of sites allowed before it has to comply with the Full Cost
attribution principles and/or these in relation to that public benefits assessmente All unknown or this
information certainly hasn't been shared with the Bracknell community and trying to overturn this

permit if granted would be impossible, | believe this application is putting the cart before the horse.

| clearly get the view that Meander Valley Council does not want Camping within their municipality,
why else would they propose a planning application that reduces and removes an existing right use,
using the arguments and issues that can be all be covered within the current management process.
Our community went through this same process last year to prove that this site had existing use rights
and here we go again, where as our adjoining council over the river continues fo provide a number

of free camp sites.

For reasons given | urge the Meander Valley Council to withdraw this application.

Yours sincerely @(/&' U \Ai@'ﬂa"&—’
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Martin Gill : i, SRS __m____i
General Manager ' 12 AUS 2019 Ve |
Meander Valley Council el ij = _:'_C?_j_
PO Box 102 Westbury e (eb 1 L/_“{
Tas. 7303 e heece
Dear Martin “ / 08/ 2019

Representation to planning APPLICATION NO: PA\19\0199

Ph 04’ 04.... ‘7 30 ..... 5’5"8 .............. w'c‘)ul.d like to make a formal objection to planning
APPLICATION NO: PA\19\0199, by the appliéont -Meander Valley Council in regards to the
Extension to a non-conforming use (Visitor Accommodation - RV Camping) - amenity, open
space character, flood prone, and car parking at the Bracknell River Reserve, land off Louisa
Street, BRACKNELL (PID: 7028540) and that council withdrawal the application on the

following grounds.

This is not an Extension to a non-conforming use it is a contraction as this site has current
existing use rights which is for the whole site, this covers all land as shown on the Locality Plan
(the LIST, 2019) subject fittle. This application is only for a proportion of that site shown as Site
Plan with area marked as Designated RV Rest Area or as shown in the application as Figure 2:
reserve to north of Louisa Street, with proposed overnight stay area outlined in yellow this

reducing the current camp area within the existing use rights.

This would in fact be giving up that existing use right over the whole site and restricting future
use and camping use to a small percentage of that site, number of campers and number of

nights.

The report states is anticipated that the proposal will reduce existing conflicts with
e neighbouring uses and improve the amenity of the location by:
o restricting the use to the northern part of the land, furthest from
e neighbouring dwellings; and restricting the use to fully self-contained camper vans;

and clearly communicating site rules through incidental signage.

In addition to the comments made within the comment section of this application, these

issues are all management issues which can be managed and are currently managed within
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the current lease agreement, using a planning permit that reduced and removes current
existing rights and future use and is in my view unwarranted and a waste of council’s
resources. This camp site at Bracknell has been a camp site for well over 40 years (motion to
council July 2018 item 125/2018) this camp site was closed by the General Manager due to a
letter received from the Economic regulator. Up until that time this camp site was used as a
free camping site and when doing a google search on Meander Valley Council Free
Camping Bracknell River Reserve is still listed. This application removes any chances of it going
back to the way it was which in my view was great for Bracknell. This Application is the result
of complaints made by a small percentage of Bracknell residents I'll reiterate a small

percentage.

The Tasmanian Government is currently doing a review of free camping and have been
doing so well before July 2018 | believe that council hasn’t received that advice, how will this
permit fit within that advice? i.e restricting future use, revoking existing use rights, allow free
camping within a specified distance of a caravan park or limiting the number of overnight
spaces or limiting the duration of stays all unknown, this may be in conflict with free camping
advice and trying to overturn this permit would almost be impossible, | believe this application
is putting the cart before the horse. Orimpeccable timing is you want to stop or shut down

camping in our community!

I clearly get the view that Meander Valley Council does not want Camping within their
municipality, why else would they propose a planning application that reduces and removes
an existing right use, using the arguments and issues that can be all be covered within the
current management agreement. Our community went through this same process last year
to prove that this site had existing use rights and here we go again, where as our adjoining

council over the river continues to provide a number of free camp sites.
For reasons given | urge the Meander Valley Council to withdraw this application.

Yours sincerely
8 A #dmzzﬁ-r/
W M. HEATHoRN

[SLAND  WANPERERS — (C mchA .
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Martin Gill : ; |
General Manager : 2 AUS 2019
Meander Valley Council - 1) = I_Cgé
PO Box 102 Westbury : e ; 1 S |
Tas. 7303

Dear Martin /1) 08/ 2019

Representation to planning APPLICATION NO: PA\19\0199

:Lrje'jc\rvnduci’:)?mkwo‘ ...... of .o0 L‘-J—fjrbbf'duwﬁﬁél'hlfwmzs oA

Ph .Q%.Z.&.b.fﬂ 22kl wbuld like to make a formal objection to planning
APPLICATION NO: PA\T19\0199, by the cppliécn? -Meander Valley Council in regards to the
Extension to a non-conforming use (Visitor Accommodation - RV Camping) - amenity, open
space character, flood prone, and car parking at the Bracknell River Reserve, land off Louisa
Street, BRACKNELL (PID: 7028540) and that council withdrawal the application on the

following grounds.

This is not an Extension to a non-conforming use it is a contraction as this site has current
existing use rights which is for the whole site, this covers all land as shown on the Locality Plan
(the LIST, 2019) subject tittle. This application is only for a proportion of that site shown as Site
Plan with area marked as Designated RV Rest Area or as shown in the application as Figure 2:
reserve to north of Louisa Street, with proposed overnight stay area outlined in yellow this

reducing the cumrrent camp area within the existing use rights.

This would in fact be giving up that existing use right over the whole site and restricting future
use and camping use fo a small percentage ‘of that site, number of campers and number of

nights.

The report states is anticipated that the proposal will reduce existing conflicts with
e neighbouring uses and improve the amenity of the location by:
e restricting the use to the northern part of the land, furthest from
e neighbouring dwellings; and restricting the use to fully self-contained camper vans;

and clearly communicating site rules through incidental signage.

In addition fo the comments made within the comment section of this application, these

issues are all management issues which can be managed and are currently managed within
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the current lease agreement, using a planning permit that reduced and removes current
existing rights and future use and is in my view unwarranted and a waste of council’s
resources. This camp site at Bracknell has been a camp site for well over 40 years (motion to
council July 2018 item 125/2018) this camp site was closed by the General Manager due to a
letter received from the Economic regulator. Up until that time this camp site was used as a
free camping site and when doing a google search on Meander Valley Council Free
Camping Bracknell River Reserve is sfill listed. This application removes any chances of it going
back to the way it was which in my view was great for Bracknell. This Application is the result
of complaints made by a small percentage of Bracknell residents I'll reiterate a smaill

percentage.

The Tasmanian Government is currently doing a review of free camping and have been
doing so well before July 2018 | believe that council hasn't received that advice, how will this
permit fit within that advice? i.e restricting future use, revoking existing use rights, allow free
camping within a specified distance of a caravan park or limiting the number of overnight
spaces or limiting the duration of stays all unknown, this may be in conflict with free camping
advice and frying to overturn this permit would almost be impossible, | believe this application
is putting the cart before the horse. Orimpeccable timing is you want to stop or shut down

camping in our community!

| clearly get the view that Meander Valley Council does not want Camping within their
municipality, why else would they propose a planning application that reduces and removes
an existing right use, using the arguments and issues that can be all be covered within the
current management cngreerhenf. Our community went through this same process last year
to prove that this site had existing use rights and here we go again, where as our adjoining

council over the river continues to provide a number of free camp sites.
For reasons given | urge the Meander Valley Council to withdraw this application.

Yours sincerely
~ -
Y dnrteorod
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Martin Gill ;-- =il

General Manager iRC O
i {
Meander Valley Council uE Bes: s
PO Box 102 Westbury Lem o
Tas. 7303 T
Dear Martin 10/ 08/ 2019

rh . b2 2 T e R would like to make a formal objection fo
planning APPLICATION NO: PA\19\0199, by the applicant -Meander Valley Council in
regards to the Extension to a non-conforming use (Visitor Accommodation - RV Camping)
- amenity, open space character, flood prone, and car parking at the Bracknell River
Reserve, land off Louisa Street, BRACKNELL (PID: 7028540) and that council withdrawal the

application on the following grounds.

This is not what is advertised this is not an Extension to a non-conforming use it is a
restriction or contraction on the current Existing use rights or as stated in the application as
lawful established conforming use. This site has current existing use rights which is for the
whole site, this covers all land as shown on the Locality Plan (the LIST, 2019) subject fittle.
This application is only for a proportion of that site shown as Site Plan with area marked as
Designated RV Rest Area or as shown in the application as Figure 2: reserve to north of
Louisa Street, with proposed overnight stay area outlined in yellow this reducing the

current camp area within the existing use rights.

This would in fact be giving up that existing use right over the whole site and restricting
future use and camping use to a small percentage of that site, number of campers and
number of nights. Within the application it actually states under the heading - Use &

Development "restrict the use”.

This applications states “This application proposes to change an existing non-conforming
use, visitor accommodation. The intent of the application is fo formalise, regulate (note:
Regulate can be done within current management agreement) and restrict the use in

order to bring it into greater conformity with the planning scheme (note: this scheme is
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about fo change). As this application states in Use class Table 8.2 of the Scheme,
categorises the proposed use class as: Visitor Accommodation Visitor Accommodation is
a prohibited use in the Open Space Zone. However, the site has been used for camping
for more than 30 years, prior fo the implementation of the current and all previous
planning scheme applicable to this area. As such it is considered to be a lawfully

established, existing non-conforming use.

It must be argued and noted here that in the new planning scheme (which council has
signed off on fo adopt). This use would be a conforming use within the zone class Open
Space Zone 29.0 although it stated this use is discretionary under the use table 29.2 under
the heading Discretionary is states Visitor Accommodation within the Qualification it
clearing stafes "if camping and caravan park or overnight camping area” This would be a
conforming use in the new scheme. This application locks in or locks up future use and

management of this site.

In accordance with Clause 9.1, Council has the discretion to approve an application to
bring an existing use of land that does not conform with the scheme (note: as stated this
scheme is about fo change) into conformity, or greater conformity, with the scheme. The
proposal does not include any intensification of the use of the land or any building. As this
states the proposal does not include intensification where is the extension to the non-
conforming use¢ The oxford dictionary defines extension “as a part that is added to
something to enlarge or prolong it". Within this application the camp area is not being
enlarged it is being reduced and restricted as for prolong the site has exciting use rights or
as stated in the application lawfully established, existing non-conforming use, no

prolonging needed.

The report states is anticipated that the proposal will reduce existing conflicts with
e neighbouring uses and improve the amenity of the location by:
o restricting the use to the northern part of the land, furthest from
e neighbouring dwellings; and restricting the use to fully self-contained camper vans;
and clearly communicating site rules through incidental signage.
Add in the comments made within the comment section of this application these issues
are all management issues which can be managed within the current lease agreement,

using a planning permit that reduced and removes current existing rights and future use
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and is in my view unwarranted and a waste of council's resources. What is this cost of this

process/application to the rate payers of Meander Valley?

Over the years there have been many planning permits granted that have cause conflicts
whether is an erection of a shed close to a boundary, installing a fower or subdividing a 5

acre block there are many that have caused conflict or have had neighbours in a tangle.
Planning permits do not fix conflicts. People need to realise that you get some say in what

your neighbour can do but ultimately it's their (your neighbours) property.

This application if granted may rearrange those conflict it will not remove it may introduce
or cause greater conflicts as it reduces and restricts future use. It is a known fact bringing

visitors /tourists to an area brings benefits.

This camp site at Bracknell has been a camp site for well over 40 years (motion to councll
July 2018 item 125/2018). As this camp site has existing use rights, in existence prior to the
.implememo’rion of the current and dall previous planning scheme applicable to this area
the amenity of that area would actually be set by the camp area itself. This camp site
was closed to due to a letter to the General Manager by Economic regulator. Up until
that time this camp site was used as a free camping site and when doing a google search
on Meander Valley Council Free Camping Bracknell River Reserve is still listed. This
application removes any chances of it going back to the way it was which in my view was

great for Bracknell.

Under the heading use and development it states that the number of campers permitted
at the site will be regulated by the Bracknell Roadhouse management, who are
responsible for the issue of a maximum of 10 permifs. This is incorrect, it is actually the
Bracknell Boys and Girls club issue the permits which are collected from the Bracknell

Roadhouse.

The Tasmanian Government has completed a review of free camping and competitive
neutrality principles, how will this permit fit within that policy i.e. restricting future use,
revoking existing use rights, has council complete the Public Benefits Assessment page 11
of that policy?2 Has council calculated the number of sites in relation to Geographicdl
Market Area2 What were the results of that calculation2 What is the fotal number of sites

allowed before it has to comply with the Full Cost attribution principles and/or these in
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relation to that public benefits assessment2 All unknown or this information certainly hasn't
been shared with the Bracknell community and trying to overturn this permit if granted

would be impossible, | believe this application is putting the cart before the horse.

If this permit is granted our teenage children will not be able to go down to this river

reserve to fish and camp the night which has happened many times before.

| clearly get the view that Meander Valley Council does not want Camping within their
municipality, why else would they propose a planning application that reduces and
removes an existing right use, using the arguments and issues that can be all be covered
within the current management process. Our community went through this same process
last year to prove that this site had existing use rights and here we go again, where as our

adjoining council over the river continues to provide a number of free camp sites.

For reasons given | urge the Meander Valley Council to withdraw this application.

Yours sincerely @ a-.»—A QﬂQ W
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Martin Gil |indexrio. (HOCY]

) General Manager

Meander Valley Council 1 2 AUG 2019 | MV
PO Box 102 Westbury i : 3
¢ Dept. (
Tas. 7303 Dept.  |CP
ob ./
Dear Martin

0 ST OHQ,?AOLQ ........ . would like to make a formal objection to planning
APPLICATION NO: PA\19\0199, by the applicant -Meander Valley Council in regards to the Extension
foa non-cénforming use (Visitor Accommodation - RV Camping) - amenity, open space character,
flood prone, and car parking at the Bracknell River Reserve, land off Louisa Street, BRACKNELL (PID:
7028540) and that council withdrawal the application on the following grounds.

This is not what is advertised this is not an Extension to a non-conforming use it is a restriction or
contraction on the current Existing use rights or as stated in the application as lawful established

conforming use.

This is not an Extension to a non-conforming use it is a contraction as this site has current existing use
rights which is for the whole site, this covers all land as shown on the Locality Plan (the LIST, 2019)
subject tittle. This application is only for a proportion of that site shown as Site Plan with area marked
as Designated RV Rest Area or as shown in the application as Figure 2: reserve to north of Louisa
Street, with proposed overnight stay area outlined in yellow this reducing the current camp area

within the existing use rights.

This would in fact be giving up that existing use right over the whole site and restricting future use and
camping use to a small percentage of that site, number of campers and number of nights. Within

the application it actually states under the heading - Use & Developmenf “restrict the use".

This applications states “This application proposes to change an existing non-conforming use, visitor
accommodation. The intent of the application is to formalise, regulate (note: Regulate can be done
within current management agreement) and restrict the use in order to bring it into greater
conformity with the planning scheme (note: this scheme is about to change). As this application
states in Use class Table 8.2 of the Scheme, categorises the proposed use class as: Visitor
Accommodation Visitor Accommodation is a prohibited use in the Open Space Zone. However, the

site has been used for camping for more than 30 years, prior to the implementation of the current

Meander Valley Council Ordinary Agenda - 10 December 2019 : Page 203

Document Set ID: 1224381
Version: 1, Version Date: 12/08/2019



~ and dll previous planning scheme applicable to this area. As such it is considered to be a lawfully

” established, existing non-conforming use.

It must be argued and noted here that in the new planning scheme (which council has signed off on
to adopt). This use would be a conforming use within the zone class OpenISpoce Zone 29.0
although it stated this use is discretionary under the use table 29.2 under the heading Discretionary is
states Visitor Accommodation within the Qualification it clearing states “if camping and caravan
park or overnight camping area” This would be a conforming use in the new scheme. This

application locks in or locks up future use and management of this site.

In accordance with Clause 9.1, Council has the discretion to approve an application to bring an
existing use of land that does not conform with the scheme (nofe: as stated this scheme is about to
change) into conformity, or greater conformity, with the scheme. The proposal does not include any
intensification of the use of the land or any building. As this states the proposal does not include
intensification where is the extension to the non-conforming use? The oxford dictionary defines
extension “as a part that is added to something to enlarge or prolong it". Within this application the
camp area is not being enlarged it is being reduced and restricted as for prolong the site has
exciting use rights or as stated in the application lawfully established, existing non-conforming use, no

prolonging needed.

The report states is anticipated that the proposal will reduce existing conflicts with

¢ neighbouring uses and improve the amenity of the location by:

e restricting the use to the northern part of the land, furthest from

» neighbouring dwellings; and restricting the use o fully self-contained camper vans; and

clearly communicating site rules through incidental signage.

Add in the comments made within the comment section of this application these issues are all
management issues which can be managed within the current lease agreement, using a planning
permit that reduced and removes current existing rights and future use and is in my view
unwarranted and a waste of council’s resources. What is this cost of this process/application to the

rate payers of Meander Valley.

Over the years there have been many planning permits granted that have cause conflicts whether is
an erection of a shed close to a boundary, installing a tower or subdividing a 5 acre block there are
many that have caused conflict or have had neighbours in a tangle. Planning permits do not fix
conflicts. People need to realise that you get some say in what your neighbour can do but ultimately

it's their (your neighbours) property.
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This application if granted may rearrange those conflict it will not remove it may infroduce or cause
X greater conflicts as it reduces and restricts future use. It is a known fact bringing visitors /tourists to an

area brings benefits.

This camp site at Bracknell has been a camp site for well over 40 years (motion to council July 2018
item 125/2018) this camp site was closed to due to a letter to the General Manager by Economic
regulator. Up until that time this camp site was used as a free camping site and when doing a
google search on Meander Valley Council Free Camping Bracknell River Reserve is sfill listed. This
application removes any chances of it going back to the way it was which in my view was great for

Bracknell.

Under the heading use and development it states that the number of campers permitted at the site
will be regulated by the Bracknell Roadhouse management, who are responsible for the issue of a
maximum of 10 permits. This is incorrect, it is actually the Bracknell Boys and Girls club issue the

permits which are collected from the Bracknell Roadhouse.

The Tasmanian Government has completed a review of free camping and competitive neutrality
principles, how will this permit fit within that policy i.e restricting future use, revoking existing use rights,
has council complete the Public Benefits Assessment page 11 of that policy2 Has council calculated
the number of sites in relation to Geographical Market Area? What were the results of that
calculation? What is the total number of sites allowed before it has to comply with the Full Cost
attribution principles and/or these in relation to that public benefits assessment? All unknown or this
information certainly hasn't been shared with the Bracknell community and frying to overturn this

permit if granted would be impossible, | believe this application is putting the cart before the horse.

| clearly get the view that Meander Valley Council does not want Camping within their municipality,
why else would they propose a planning application that reduces and removes an existing right use,
using the arguments and issues that can be all be covered within the current management process.
Our community went through this same process last year fo prove that this site had existing use rights
and here we go again, where as our adjoining council over the river continues to provide a number

of free camp sites.

For reasons given | urge the Meander Valley Council to withdraw this application.

Yours since
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Martin Gill

General Manager
Meander Valley Councill
PO Box 102 Wesibury
Tas. 7303

Dear Martin

I 6}\0« mnoeg.. \.SC/T\C’S-. .................. B i

Ph CMQ‘“\(D( G R narnmammssmrmsninassiits would like to make a formal objection to planning
APPLICATION NO: PA\19\0199, by the applicant -Meander Valley Council in regards to the Extension
to a non-conforming use (Visitor Accommodation - RV Camping) - amenity, opén space character,
flood prone, and car parking at the Bracknell River Reserve, land off Louisa Street, BRACKNELL (PID:
7028540) and that council withdrawal the application on the following grounds.

This is not what is advertised this is not an Extension to a non-conforming use it is a restriction or
contraction on the current Existing use rights or as stated in the application as lawful established

conforming use.

This is not an Extension to a non-conforming use it is a contraction as this site has current existing use
rights which is for the whole site, this covers all land as shown on the Locality Plan (the LIST, 2019)
subject tittle. This application is only for a proportion of that site shown as Site Plan with area marked
as Designated RV Rest Area or as shown in the application as Figure 2: reserve to north of Louisa
Street, with proposed overnight stay area outlined in yellow this reducing the current camp area

within the existing use rights.

This would in fact be giving up that existing use right over the whole site and restricting future use and
camping use to a small percentage of that site, number of campers and number of nights. Within

the application it actually states under the heading - Use & Development “restrict the use".

This applications states “This application proposes to change an existing non-conforming use, visitor
accommodation. The intent of the application is to formalise, regulate (note: Regulate can be done
within current management agreement) and restrict the use in order to bring it into greater
conformity with the planning scheme (note: this scheme is about to change). As this application
states in Use class Table 8.2 of the Scheme, categorises the proposed use class as: Visitor
Accommodation Visitor Accommodation is a prohibited use in the Open Space Zone. However, the

site has been used for camping for more than 30 years, prior to the implementation of the current

Meander Valley Council Ordinary Agenda - 10 December 2019 Page 206

Document Set ID: 1224378
Version: 1, Version Date: 12/08/2019



and all previous planning scheme applicable to this area. As such it is considered to be a lawfully

established, existing non-conforming use.

It must be argued and noted here that in the new planning scheme (which council has signed off on
to adopt). This use would be a conforming use within the zone class Open Space Zone 29.0
although it stated this use is discretionary under the use table 29.2 under the heading Discretionary is
states Visitor Accommodation within the Qualification it clearing states “if camping and caravan
park or overnight camping area” This would be a conforming use in the new scheme. This

application locks in or locks up future use and management of this site.

In accordance with Clause 9.1, Council has the discretion to approve an application to bring an
existing use of land that does not conform with the scheme (note: as stated this scheme is about fo
change) into conformity, or greater conformity, with the scheme. The proposal does not include any
intensification of the use of the land or any building. As this states the proposal does not include
intensification where is the extension to the non-conforming use? The oxford dictionary defines
extension “as a part that is added to something to enlarge or prolong it”. Within this application the
camp area is not being enlarged it is being reduced and restricted as for prolong the site has
exciting use rights or as stated in the application lawfully established, existing non-conforming use, no

prolonging needed.

The report states is on‘ricipc:’fed that the proposal will reduce existing conflicts with

¢ neighbouring uses and improve the amenity of the location by:

e restricting the use to the northern part of the land, furthest from

e neighbouring dwellings; and restricting the use to fully self-contained camper vans; and

clearly communicating site rules through incidental signage.

Add in the comments made within the comment section of this application these issues are all
management issues which can be managed within the current lease agreement, using a planning
permit that reduced and removes current existing rights and future use and is in my view
unwarranted and a waste of council's resources. What is this cost of this process/application to the

rate payers of Meander Vdalley.

Over the years there have been many planning permits granted that have cause conflicts whether is
an erection of a shed close to a boundary, installing a tower or subdividing a 5 acre block there are
many that have caused conflict or have had neighbours in a tangle. Planning permits do not fix
conflicts. People need to realise that you get some say in what your neighbour can do but ultimately

it's their (your neighbours) property.
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This application if granted may rearrange those conflict it will not remove it may infroduce or cause
greater conflicts as it reduces and restricts future use. It is a known fact bringing visitors /tourists to an

area brings benefits.

This camp site at Bracknell has been a camp site for well over 40 years (motion to council July 2018
item 125/2018) this camp site was closed to due to a letter to the General Manager by Economic
regulator. Up until that time this camp site was used as a free camping site and when doing a
google search on Meander Valley Council Free Camping Bracknell River Reserve s still listed. This
application removes any chances of it going back to the way it was which in my view was great for

Bracknell.

Under the heading use and development it states that the number of campers permitted at the site
will be regulated by the Bracknell Roadhouse management, who are responsible for the issue of a
maximum of 10 permits. This is incorrect, it is actually the Bracknell Boys and Girls club issue the

permits which are collected from the Bracknell Roadhouse.

The Tasmanian Government has completed a review of free camping and competitive neutrality
principles, how will this permit fit within that policy i.e resiricting future use, revoking existing use rights,
has council complete the Public Benefits Assessment page 11 of that policy2 Has council calculated
the number of sites in relation to Geographical Market Area2 What were the resulis of that
calculation? What is the total number of sites allowed before it has to comply with the Full Cost
attribution principles and/or these in relation fo that public benefits assessmente All unknown or this
information certainly hasn't been shared with the Bracknell community and irying to overturn this

permit if granted would be impossible, | believe this application is putting the cart before the horse.

| clearly get the view that Meander Valley Council does not want Camping within their municipality,
why else would they propose a planning application that reduces and removes an existing right use,
using the arguments and issues that can be all be covered within the current management process.
Our community went through this same process last year to prove that this site had existing use rights
and here we go again, where as our adjoining council over the river continues to provide a number

of free camp sites.

For reasons given | urge the Meander Valley Council to withdraw this application.

Yours sincerely

Bl
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Dear Martin | (© 708/ 2019
- \< QS = Of vovvee. Efa.c,tﬂe{( ................
i o P e C?O '7§‘5S . .... O ........... would like fo make a formal objection to planning

APPLICATION NO: PA\19\0199, by the applicant -Meander Valley Council in regards to the Extension
to a non-conforming use (Visitor Accommodation - RV Camping) - amenity, open space character,
flood prone, and car parking at the Bracknell River Reserve, land off Louisa Street, BRACKNELL (PID:

7028540) and that council withdrawal the application on the following grounds.

This is not what is advertised this is not an Extension to a non-conforming use it is a restriction or
confraction on the current Existing use rights or as stated in the application as lawful established

conforming use.

This is not an Extension to a non-conforming use it is a contraction as this site has current existing use
rights which is for the whole site, this covers all land as shown on the Locality Plan {the LIST, 2019)
subject tittle. This application is only for a proportion of that site shown as Site Plan with area marked
as Designated RV Rest Area or as shown in the application as Figure 2: reserve to north of Louisa
Street, with proposed overnight stay area outlined in yellow this reducing the curent camp area

within the existing use rights.

This would in fact be giving up that existing use right over the whole site and restricting future use and
camping use to a small percentage of that site, number of campers and number of nights. Within

the application it actually states under the heading - Use & Development “restrict the use™.

This applications states “This application proposes to change an existing non-conforming use, visitor
accommodation. The intent of the application is to formalise, regulate (note: Regulate can be done
within current management agreement) and restrict the use in order to bring if into greater
conformity with the planning scheme (note: this scheme is about fo change). As this application
states in Use class Table 8.2 of the Scheme, categorises the proposed use class as: Visitor
Accommodation Visitor Accommodation is a prohibited use in the Open Space Zone. However, the

site has been used for camping for more than 30 years, prior to the implementation of the current
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and all previous planning scheme applicable fo this area. As such it is considered to be a lawfully

_ established, existing non-conforming use.

It must be argued and noted here that in the new planning scheme (which council has signed off on
to adopt). This use would be a conforming use within the zone class Open Space Zone 29.0
although it stated this use is discretionary under the use table 29.2 under the heading Discretionary is
states Visitor Accommodation within the Qualification it clearing states “if camping and caravan
park or overnight camping area” This would be a conforming use in the new scheme. This

application locks in or locks up future use and management of this site.

In accordance with Clause 9.1, Council has the discretion to approve an application fo bring an
existing use of land that does not conform with the scheme (note: as stated this scheme is abouf fo
change) into conformity, or greoTef conformity, with the scheme. The proposal does not include any
intensification of the use of the land or any building. As this states the proposal does not include
intensification where is the ex’rensioh_ to the non-conforming use? The oxford dictionary defines
extension “as a part that is added to something to enlarge or prolong it". Within this application the
camp area is not being enlarged it is being reduced and restricted as for prolong the site has
exciting use rights or as stated in the application lawfully established, existing non-conforming use, no

prolonging needed.

The report states is anticipated that the proposal will reduce existing conflicts with

e neighbouring uses and improve the amenity of the location by:

e restricting the use to the northern part of the land, furthest from

e neighbouring dwellings; and restricting the use tfo fully self-contained camper vans; and

clearly communicating site rules through incidental signage.

Add in the comments made within the comment section of this application these issues are all
management issues which can be managed within the current lease agreement, using @ planning
permit that reduced and removes current existing rights and future use and is in my view
unwarranted and a waste of council's resources. What is this cost of this process/application fo the

rate payers of Meander Valley.

Over the years there have been many planning permits granted that have cause conflicts whether is
an erection of a shed close to a boundary, installing a tower or subdividing a 5 acre block there are
many that have caused conflict or have had neighbours in a tangle. Planning permits do not fix
conflicts. People need to realise that you get some say in what your neighbour can do but ultimately

it's their (your neighbours) property.
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* This application if granted may rearrange those conflict it will not remove it may intfroduce or cause
greater conflicts as it reduces and restricts future use. It is a known fact bringing visitors /tourists to an

area brings benefits.

This camp site at Bracknell has been a camp site for well over 40 years (motion to council July 2018
item 125/2018) this camp site was closed to due fo a letter to the General Manager by Economic
regulator. Up until that time this camp site was used as a free camping site and when doing a
google search on Meander Valley Council Free Camping Bracknell River Reserve is still listed. This '
application removes any chances of it going back to the way it was which in my view was great for

Bracknell.

Under the heading use and development it states that the number of campers permitted at the site
will be regulated by the Bracknell Roadhouse management, who are responsible for the issue of a
maximum of 10 permits. This is incorrect, it is actually the Bracknell Boys and Girls club issue the

permits which are collected from the Bracknell Roadhouse.

The Tasmanian Government has completed a review of free camping and competitive neutrality
principles, how will this permit fit within that policy i.e restricting future use, revoking existing use rights,
has council complete the Public Benefits Assessment page 11 of that policy¢ Has council calculated
the number of sites in relation to Geographical Market Area? What were the results of that
calculation? What is the total number of sites allowed before it has to comply with the Full Cost
attribution principles and/or these in relation to that public benefits assessment? All unknown or this
information certainly hasn't been shared with the Bracknell community and trying to overturn this

permit if granted would be impossible, | believe this opplicd’rion is putting the cart before the horse.

| clearly get the view that Meander Valley Council does not want Camping within their municipality,
why else would they propose a planning application that reduces and removes an existing right use,
using the arguments and issues that can be all be covered within the current management process.
Our community went through this same process last year to prove that this site had existing use rights
and here we go again, where as our adjoining council over the river continues to provide a number

of free camp sites.

For reasons given | urge the Meander Valley Council to withdraw this application.

Yours sincerely
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Dear Martin [C /08/2019

o

Ph & Cr 11 2’25:4 : would like to make a formal objection to planning

APPLICATION NO: PA\ 19\0199, by the applicant -Meander Valley Council in regards to the Extension
to a non-conforming use (Visitor Accommaodation - RV Camping) - amenity, open space character,
flood prone, and car parking at the Bracknell River Reserve, land off Louisa Street, BRACKNELL (PID:
7028540) and that council withdrawal the application on the following grounds.

This is not what is advertised this is not an Extension to a non-conforming use it is a restriction or
contraction on the current Existing use rights or as stated in the application as lawful established

conforming use.

This is not an Extension to a non-conforming use it is a contraction as this site has current existing use
rights which is for the whole site, this covers all land as shown on the Locality Plan (the LIST, 2019)
subject tittle. This application is only for a proportion of that site shown as Site Plan with area marked
as Designated RV Rest Area or as shown in the application as Figure 2: reserve to north of Louisa
Street, with proposed overnight stay area outlined in yellow this reducing the curent camp ared

within the existing use rights.

This would in fact be giving up that existing use right over the whole site and restricting future use and
camping use to a small percentage of that site, number of campers and number of nights. Within

the application it actually states under the heading - Use & Development “restrict the use".

This applications states “This application proposes to change an existing non-conforming use, visitor
accommodation. The intent of the application is to formalise, regulate (note: Regulate can be done
within current management agreement) and restrict the use in order to bring it into greater
conformity with the planning scheme (note: this scheme is about fo change). As this application
states in Use class Table 8.2 of the Scheme, categorises the proposed use class as: Visitor
Accommodation Visitor Accommodation is a prohibited use in the Open Space Zone. However, the

site has been used for camping for more than 30 years, prior to the implementation of the current
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and all previous planning scheme applicable to this area. As such it is considered fo be a lawfully

established, existing non-conforming use.

It must be argued and noted here that in the new planning scheme (which council has signed off on
to adopt). This use would be a conforming use within the zone class Open Space Zone 29.0
although it stated this use is discretionary under the use table 29.2 under the heading Discretionary is
states Visitor Accommodation within the Qudlification it clearing states “if camping and caravan
park or overnight camping area" This would be a conforming use in the new scheme. This

application locks in or locks up future use and management of this site.

In accordance with Clause 9.1, Council has the discretion o approve an application to bring an
existing use of land that does not conform with the scheme (note: as stated this scheme is abouf to
change) into conformity, or greater conformity, with the scheme. The proposal does not include any
intensification of the use of the land or any building. As this states the proposal does not include
intensification where is the extension to the non-conforming use? The oxford dictionary defines
extension “as a part that is added to something to enlarge or prolong it". Within this application the
camp ared is not being enlarged it is being reduced and restricted as for prolong the site has
exciting use rights or as stated in the application lawfully established, existing non-conforming use, no

prolonging needed.

The report states is anticipated that the proposal will reduce existing conflicts with

e neighbouring uses and improve the amenity of the location by:

e restricting the use to the northern part of the land, furthest from

e neighbouring dwellings; and restricting the use to fully self-contained camper vans; and

clearly communicating site rules through incidental signage.

Add in the comments made within the comment section of this application these issues are all
management issues which can be managed within the current lease agreement, using a planning
permit that reduced and removes current existing rights and future use and is in my view
unwarranted and a waste of council’s resources. What is this cost of this process/application o the

rate payers of Meander Valley.

Over the years there have been many planning permits granted that have cause conflicts whether is
an erection of a shed close to a boundary, installing a tower or subdividing a 5 acre block there are
many that have caused conflict or have had neighbours in a fangle. Planning permits do not fix
conflicts. People need to redlise that you get some say in what your neighbour can do but ultimately

it's their (your neighbours) property.
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This application if granted may rearrange those conflict it will not remove it may introduce or cause
greater conflicts as it reduces and restricts future use. It is a known fact bringing visitors /tourists to an

area brings benefifs.

This camp site at Bracknell has been a camp site for well over 40 years (motion to council July 2018
item 125/2018) this camp site was closed to due to a letter to the General Manager by Economic
regulator. Up until that time this camp site was used as a free camping site and when doing a
google search on Meander Valley Council Free Camping Bracknell River Reserve is still listed. This
application removes any chances of it going back to the way it was which in my view was great for

Bracknell.

Under the heading use and development it states that the number of campers permitted at the site
will be regulated by the Bracknell Roadhouse management, who are responsible for the issue of a
maximum of 10 permits. This is incorrect, it is actually the Bracknell Boys and Girls club issue the

permits which are collected from the Bracknell Roadhouse.

The Tasmanian Government has completed a review of free camping and competitive neutrality
principles, how will this permit fit within that policy i.e restricting future use, revoking existing use rights,
has council complete the Public Benefits Assessment page 11 of that policy2 Has council calculated
the number of sites in relation to Geographical Market Area? What were the results of that
calculation? What is the total number of sites allowed before it has to comply with the Full Cost
attribution principles and/or these in relation to that public benefits assessment2g All unknown or this
information certainly hasn't been shared with the Bracknell community and trying to overturn this

permit if granted would be impossible, | believe this application is putting the cart before the horse.

| clearly get the view that Meander Valley Council does not want Camping within their municipality,
why else would they propose a planning application that reduces and removes an existing right use,
using the arguments and issues that can be all be covered within the current management process.
Our community went through this same process last year to prove that this site had existing use rights
and here we go again, where as our adjoining council over the river continues to provide a number

of free camp sites.

For reasons given | urge the Meander Valley Council to withdraw this application.

Yours sincerely
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Dear Martin

...............................................................

Ph Oq’g L}.go \? 238 .................. would like to make a formal objection to planning
APPLICATION NO: PA\19\0199, by the applicant -Meander Valley Council in regards to the Extension
to a non-conforming use (Visitor Accommodation - RV Camping) - amenity, open space character,
flood prone, and car parking at the Bracknell River Reserve, land off Louisa Street, BRACKNELL (PID:
7028540) and that council withdrawal the application on the following grounds.

This is not what is advertised this is not an Extension to a non-conforming use it is a restriction or
contraction on the cumrent Existing use rights or as stated in the application as lawful established

conforming use.

This is not an Extension fo a non—'conforming use it is a confraction as this site has current existing use
rights which is for the whole site, this covers all land as shown on the Locality Plan (the LIST, 2019)
subject tittle. This application is only for a proportion of that site shown as Site Plan with area marked
as Designated RV Rest Area or as shown in the application as Figure 2: reserve to north of Louisa
Street, with proposed overnight stay area outlined in yellow this reducing the curent camp area

within the existing use righfs.

This would in fact be giving up that existing use right over the whole site and restricting future use and
camping use to a small percentage of that site, number of campers and number of nights. Within

the application it actually states under the heading - Use & Development “restrict the use™.

This applications states “This obplicoﬁon proposes to change an existing non-conforming use, visitor
accommodation. The intent of the application is to formalise, regulate (note: Regulate can be done
within current management agreement) and restrict the use in order to bring it into greater
conformity with the planning scheme (note: this scheme is about to change). As this application
states in Use class Table 8.2 of the Scheme, categorises the proposed use class as: Visitor
Accommodation Visitor Accommodation is a prohibited use in the Open Space Zone. However, the

site has been used for camping for more than 30 years, prior to the implementation of the current
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and all previous planning scheme applicable to this area. As such it is considered to be a lawfully

established, existing non-conforming use.

It must be argued and noted here that in the new planning scheme (which council has signed off on
to adopt). This use would be a conforming use within the zone class Open Space Zone 29.0
although it stated this use is discretionary under the use table 29.2 under the heading Discretionary is
states Visitor Accommodation within the Quadlification it clearing states “if camping and caravan
park or overnight cumping area" This would be a conforming use in the new scheme. This

application locks in or locks up future use and management of this site.

In accordance with Clause 9.1, Council has the discretion to approve an application to bring an
existing use of land that does not conform with the scheme (nofe: as stated this scheme is about fo
change) into conformity, or greater conformity, with the scheme. The proposal does not include any
intensification of the use of the land or any building. As this states the proposal does not include
intensification where is the extension to the non-conforming use? The oxford dictionary defines
extension “as a part that is added to something to enlarge or prolong it". Within this application the
camp area is not being enlarged it is being reduced and restricted as for prolong the site has
exciting use rights or as stated in the application lawfully established, existing non-conforming use, no

prolonging needed.

The report states is anticipated that the proposal wil reduce existing conflicts with

¢ neighbouring uses and improve the amenity of the location by:

o restricting the use to the northern part of the land, furthest from

« neighbouring dwellings; and restricting the use to fully self-contained camper vans; and

clearly communicating site rules through incidental signage.

Add in the comments made within the comment section of this application these issues are all
management issues which can be managed within the current lease agreement, using a planning
permit that reduced and removes current existing rights and future use and is in my view
unwarranted and a waste of council’s resources. What is this cost of this process/application to the

rate payers of Meander Valley.

Over the years there have been many planning permits granted that have cause conflicts whether is
an erection of a shed close to a boundary, installing a tower or subdividing a 5 acre block there are
many that have caused conflict or have had neighbours in a tangle. Planning permits do not fix
conflicts. People need to redlise that you get some say in what your neighbour can do but ultimately

it's their (your neighbours) property.
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This application if granted may rearrange those conflict it will not remove it may introduce or cause
greater conflicts as it reduces and restricts future use. It is a known fact bringing visitors /tourists to an

area brings benefits.

This camp site at Bracknell has been a camp site for well over 40 years (motion fo council July 2018
item 125/2018) this camp site was closed to due to a letter to the General Manager by Economic
regulator. Up until that time this camp site was used as a free camping site and when doing a
google search on Meander Valley Council Free Camping Bracknell River Reserve s sill listed. This
application removes any chances of it going back to the way it was which in my view was great for

Bracknell.

Under the heading use and development it states that the number of campers permitted at the site
will be regulated by the Bracknell Roadhouse management, who are responsible for the issue of a
maximum of 10 permits. This is incorrect, it is actually the Bracknell Boys and Girls club issue the

permits which are collected from the Bracknell Roadhouse.

The Tasmanian Government has completed a review of free camping and competitive neutrality
principles, how will this permit fit within that policy i.e restricting future use, revoking existing use righfs,
has council complete the Public Benefits Assessment page 11 of that policy2 Has council calculated
the number of sites in relation to Geographical Market Area? What were the results of that
calculation? What is the total number of sites allowed before it has to comply with the Full Cost
attribution principles and/or these in relation to that public benefits assessment? All unknown or this
information certainly hasn't been shared with the Bracknell community and frying to overturn this

permit if granted would be impossible, | believe this application is putting the cart before the horse.

| clearly get the view that Meander Valley Council does not want Camping within their municipality,
why else would they propose a planning application that reduces and removes an existing right use,
using the arguments and issues that can be all be covered within the current management process.
Our community went through this same process last year fo prove that this site had existing use rights
and here we go again, where as our adjoining council over the river continues-to provide a number

of free camp sites.

For reasons given | urge the Meander Valley Council to withdraw this application.

Yours sincerely

)/
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Dear Martin (6/08/2019

Saeeners.. SeST. of L8 HRRIETTH. ST

Ph @407@/876/8/ .............. would like to make a formal objection to planning

APPLICATION NO: PA\19\0199, by the applicant -Meander Valley Council in regards to the Extension
to a non-conforming use (Visitor Accommodation - RV Camping) - amenity, oben space character,
flood prone, and car parking at the Bracknell River Reserve, land off Louisa Street, BRACKNELL (PID:
7028540) and that council withdrawal the application on the following grounds.

This is not what is advertised this is not an Extension o a non-conforming use it is a restriction or
confraction on the cumrent Existing use rights or as stated in the application as lawful established

conforming use.

This is not an Extension to a non-conforming use it is a contraction as this site has current existing use
rights which is for the whole site, this covers all land as shown on the Locality Plan (the LIST, 2019)
subject tittle. This application is only for a proportion of that site shown as Site Plan with area marked
as Designated RV Rest Area or as shown in the application as Figure 2: reserve to north of Louisa
Street, with proposed overnight stay area outlined in yellow this reducing the current camp area

within the existing use rights.

This would in fact be giving up that existing use right over the whole site and restricting future use and
camping use to a small percentage of that site, number of campers and number of nights. Within

the application it actually states under the heading - Use & Development “restrict the use”.

This applications states “This application proposes to change an existing non-conforming use, visitor
accommodation. The intent of the application is to formalise, regulate (note: Regulate can be done
within current management agreement) and restrict the use in order to bring it into greater
conformity with the planning scheme (note: this scheme is about to c-honge). As this application
states in Use class Table 8.2 of the Scheme, categorises the proposed use class as: Visitor
Accommodation Visitor Accommodation is a prohibited use in the Open Space Zone. However, the

site has been used for camping for more than 30 years, prior to the implementation of the cumrent
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and all previous planning scheme applicable to this area. As such it is considered fo be a lawfully

established, existing non-conforming use.

It must be argued and noted here that in the new planning scheme (which council has signed off on
to adopt). This use would be a conforming use within the zone class Open Space Zone 29.0
although it stated this use is discretionary under the use table 29.2 under the heading D?screﬁonofy is
states Visitor Accommodation within the Qualification it clearing states "if camping and caravan
park or overnight camping area” This would be a conforming use in the new scheme. This

application locks in or locks up future use and management of this site.

In accordance with Clause 9.1, Council has the discretion to approve an application o bring an
existing use of land that does not conform with the scheme (note: as stafed this scheme is about fo
change] into conformity, or greater conformity, with the scheme. The proposal does not include any
intensification of the use of the land or any building. As this states the proposal does not include
intensification where is the extension to the non-conforming use?2 The oxford dictionary defines
extension “as a part that is added to something fo enlarge or prolong it". Within this application the
camp area is not being enlarged it is being reduced and restricted as for prolong the site has
exciting use rights or as stated in the application lawfully established, existing non-conforming use, no

prolonging needed.

The report states is anticipated that the proposal will reduce existing conflicts with

e neighbouring uses and improve the amenity of the location by:

 restricting the use to the northern part of the land, furthest from

« neighbouring dwellings; and restricting the use to fully self-contained camper vans; and

clearly communicating site rules through incidental signage.

Add in the comments made within the comment section of this application these issues are all
management issues which can be managed within the current lease agreement, using a planning
permit that reduced and removes current existing rights and future use and is in my view
unwarranted and a waste of council's resources. What is this cost of this process/application to the

rate payers of Meander Valley.

Over the years there have been many planning permits granted that have cause conflicts whether is
an erection of a shed close to a boundary, installing a tower or subdividing a 5 acre block there are
many that have caused conflict or have had neighbours in a tangle. Planning permits do not fix
conflicts. People need to realise that you get some say in what your neighbour can do but ultimately

it's their (your neighbours) property.
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This application if granted may rearrange those conflict it will not remove it may intfroduce or cause
greater conflicts as it reduces and restricts future use. It is a known fact bringing visitors /tourists to an

area brings benefits.

This camp site at Bracknell has been a camp site for well over 40 years (motion to council July 2018
item 125/2018) this camp site was closed to due to a letter to the General Manager by Economic
regulator. Up until that time this camp site was used as a free camping site and when doing a
google search on Meander Valley Council Free Camping Bracknell River Reserve is sfill listed. This
application removes any chances of it going back to the way it was which in my view was great for

Bracknell.

Under the heading use and development it states that the number of campers permitted at the site
will be regulated by the Bracknell Roadhouse management, who are responsible for the issue of a
maximum of 10 permits. This is incorrect, it is actually the Bracknell Boys and Girls club issue the

permits which are collected from the Bracknell Roadhouse.

The Tasmanian Government has completed a review of free camping and competitive neutrality
principles, how will this permit fit within that policy i.e restricting future use, revoking existing use rights,
has council complete the Public Benefits Assessment page 11 of that policy? Has council calculated
the number of sites in relation to Geographical Market Area2 What were the results of that
 calculation? What is the total number of sites allowed before it has to comply with the Full Cost
attribution principles and/or these in relation to that public benefits assessment2 All unknown or this
information certainly hasn't been shared with the Bracknell community and trying to overturn this

permit if granted would be impossible, | believe this application is putting the cart before the horse.

| clearly get the view that Meander Valley Council does not want Camping within their nhunicipcli‘fy,
why else would they propose a planning application that reduces and removes an existing right use,
using the arguments and issues that can be all be covered within the current management process.
Our community went through this same process last year to prove that this site had existing use rights
and here we go again, where as our adjoining council over the river continues to provide a number

of free camp sites.

For reasons given | urge the Meander Valley Council to withdraw this application.

Yours sincerely
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Dear Martin JO/ 08/ 2019

Ph 642—7 A2 #1?3( ............... would like to make a formal objection to planning
APPLICATION NO: PA\19\0199, by the applicant -Meander Valley Council in regards to the Extension
to a non-conforming use (Visitor Accommodation - RV Camping) - amenity, open space character,
flood prone, and car parking at the Bracknell River Reserve, land off Louisa Street, BRACKNELL (PID:
7028540) and that council withdrawal the application on the following grounds.

This is not what is advertised this is not an Extension to a non-conforming use it is a restriction or
contraction on the cumrent Existing use rights or as stated in the application as lawful established

conforming use.

This is not an Extension to a non-conforming use it is a contraction as this site has current existing use
rights which is for the whole site, this covers all land as shown on the Locality Plan (the LIST, 2019)
subject tittle. This application is only for a proportion of that site shown as Site Plan with area marked
as Designated RV Rest Area or as shown in the application as Figure 2: reserve to north of Louisa
Street, with proposed overnight stay area outlined in yellow this reducing the curent camp area

within the existing use rights.

This would in fact be giving up that existing use right over the whole site and restricting future use and
camping use to a small percentage of that site, number of campers and number of nights. Within

the application it actually states under the heading - Use & Development “restrict the use".

This applications states "This application proposes to change an existing non-conforming use, visitor
accommodation. The intent of the application is to formalise, regulate (note: Regulate can be done
within current management agreement) and restrict the use in order to bring it into greater
conformity with the planning scheme (note: this scheme is about to change). As this application
states in Use class Table 8.2 of the Scheme, categorises the proposed use class as: Visitor
Accommodation Visitor Accommodation is a prohibited use in the Open Space Zone. However, the

site has been used for camping for more than 30 years, prior fo the implementation of the current
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and all previous planning scheme applicable to this area. As such it is considered to be a lawfully

established, existing non-conforming use.

It must be argued and noted here that in the new planning scheme (which council has signed off on
to adopt). This use would be a conforming use within the zone class Open Space Zone 29.0
although it stated this use is discretionary under the use table 29.2 under the heading Discretfionary is
states Visitor Accommodation within the Qualification it clearing states "if camping and caravan
park or overnight camping area” This would be a conforming use in the new scheme. This

application locks in or locks up future use and management of this site.

In accordance with Clause 9.1, Council has the discretion to approve an application to bring an
existing use of land that does not conform with the scheme (note: as stated this scheme is about to
change) into conformity, or greater conformity, with the scheme. The proposal does not include any
intensification of the use of the land or any building. As this states the proposal does not include
intensification where is the extension to the non-conforming use?2 The oxford dictionary defines
extension “as a part that is added to something to enlarge or prolong it”. Within this application the
camp area is not being enlarged it is being reduced and restricted as for prolong the site has
exciting use rights or as stated in the application lawfully established, existing non-conforming use, no

prolonging needed.

The report states is anticipated that the proposal will reduce existing conflicts with

¢ neighbouring uses and improve the amenity of the location by:

e restricting the use to the northern part of the land, furthest from

e neighbouring dwellings; and restricting the use fo fully self-contained camper vans; and

clearly communicating site rules through incidental signage.

Add in the comments made within the comment section of this application these issues are all
management issues which can be managed within the current lease agreement, using a planning
permit that reduced and removes current existing rights and future use and is in my view
unwarranted and a waste of council's resources. What is this cost of this process/application to the

rate payers of Meander Valley.

Over the years there have been many planning permits granted that have cause conflicts whether is
an erection of a shed close to a boundary, installing a fower or subdividing a 5 acre block there are
many that have caused conflict or have had neighbours in a tangle. Planning permits do nof fix
conflicts. People need to redlise that you get some say in what your neighbour can do but ultimately

it's their (your neighbours) property.
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This application if granted may rearrange those conflict it will not remove it may infroduce or cause
greater canflicts as it reduces and restricts future use. It is a known fact bringing visitors /tourists to an

area brings benefits.

This camp site at Bracknell has been a camp site for well over 40 years (motion to council July 2018
item 125/2018) this camp site was closed to due to a letter to the General Manager by Economic
regulator. Up until that time this camp site was used as a free camping site and when doing a
google search on Meander Valley Council Free Camping Bracknell River Reserve is still listed. This
application removes any chances of it going back to the way it was which in my view was great for

Bracknell.

Under the heading use and development it states that the number of campers permitted at the site
will be regulated by the Bracknell Roadhouse management, who are responsible for the issue of a
maximum of 10 permits. This is incorrect, it is actually the Bracknell Boys and Girls club issue the

permits which are collected from the Bracknell Roadhouse.

The Tasmanian Government has completed a review of free camping and competitive neutrality
principles, how will this permit fit within that policy i.e restricting future use, revoking existing use rights,
has council complete the Public Benefits Assessment page 11 of that policy? Has council calculated
the number of sites in relation to Geographical Market Area? What were the results of that
calculation? What is the total number of sites allowed before it has to comply with the Full Cost
attribution principles and/or these in relation to that public benefits assessmente All unknown or this
information certainly hasn't been shared with the Bracknell community and trying to overturn this

permit if granted would be impossible, | believe this application is putting the cart before the horse.

| clearly get the view that Meander Valley Council does not want Camping within their municipality,
why else would they propose a planning application that reduces and removes an existing right use,
using the arguments and issues that can be all be covered within the current management process.
Our community went through this same process last year to prove that this site had existing use rights
and here we go again, where as our adjoining council over the river continues to provide a number

of free camp sites.

For reasons given | urge the Meander Valley Council to withdraw this applicafion.

Yours sincerely ,b)
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General Manager
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Dear Martin (O/ 08/ 2019
1 Che'S. BAC of .Rracknell. TS, 730%......
Ph 04001?4-742- ..................... would like to make a formal objection to planning

APPLICATION NO: PA\19\0199, by the applicant -Meander Valley Council in regards to the Extension
to a non-conforming use (Visitor Accommodation - RV Camping) - amenity, open space character,
flood prone, and car parking at the Bracknell River Reserve, land off Louisa Street, BRACKNELL (PID:
7028540) and that council withdrawal the application on the following grounds.

This is not what is advertised this is not an Extension to a non-conforming use it is a restriction or
contraction on the current Existing use rights or as stated in the application as lawful established

conforming use.

This is not an Extension to a non-conforming use it is a contraction as this site has current existing use
rights which is for the whole site, this covers all land as shown on the Locality Plan (the LIST, 2019)
subject tittle. This application is only for a proportion of that site shown as Site Plan with area marked
as Designated RV Rest Area or as shown in the application as Figure 2: reserve to north of Louisa
Street, with proposed overnight stay area outlined in yellow this reducing the current camp area

within the existing use rights.

This would in fact be giving up that existing use right over the whole site and restricting future use and
camping use to a small percentage of that site, number of campers and number of nights. Within

the application it actually states under the heading - Use & Development “restrict the use”.

This applications states “This application proposes to change an existing non-conforming use, visitor
accommodation. The intent of the application is to formalise, regulate [note: Regulate can be done
within current management agreement) and restrict the use in order to bring it info greater
conformity with the planning scheme (note: this scheme is about to change). As this applicafion
states in Use class Table 8.2 of the Scheme, categorises the proposed use class as: Visitor
Accommodation Visitor Accommodation is a prohibited use in the Open Space Zone. However, the

site has been used for camping for more than 30 years, prior to the implementation of the current
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and all previous planning scheme applicable to this area. As such it is considered to be a lawfully

' established, existing non-conforming use.

It must be argued and noted here that in the new planning scheme (which council has signed off on
to adopt). This use would be a conforming use within the zone class Open Space Zone 29.0
although it stated this use is discretionary under the use table 29.2 under the heading Discretionary is
states Visitor Accommodation within the Qualification it clearing states “if camping and caravan
park or overnight camping area"” This would be a conforming use in the new scheme. This

application locks in or locks up future use and management of this site.

In accordance with Clause 9.1, Council has the discretion to approve an application to bring an
existing use of land that does not conform with the scheme (note: as stated this scheme is about fo
change) into conformity, or greater conformity, with the scheme. The proposal does not include any
intensification of the use of the land or any building. As this states the proposal does not include
intensification where is the extension to the non-conforming use? The oxford dictionary defines
extension “as a part that is added to something to enlarge or prolong it”. Within this application the
camp area is not being enlarged it is being reduced and restricted as for prolong the site has
exciting use rights or as stated in the application lawfully established, existing non-conforming use, no

prolonging needed.

The report states is anticipated that the proposal will reduce existing conflicts with

e neighbouring uses and improve the amenity of the location by:

e restricting the use to the northern part of the land, furthest from

« neighbouring dwellings; and resfricting the use to fully self-contained camper vans; and

clearly communicating site rules through incidental signage.

Add in the comments made within the comment section of this application these issues are all
management issues which can be managed within the current lease agreement, using a planning
permit that reduced and removes current existing rights and future use and is in my view
unwarranted and a waste of council’s resources. What is this cost of this process/application to the

rate payers of Meander Vdalley.

Over the years there have been many planning permits granted that have cause conflicts whether is
an erection of a shed close to a boundary, installing a tower or subdividing a 5 acre block there are
many that have caused conflict or have had neighbours in a tangle. Planning permits do nof fix
conflicts. People need to realise that you get some say in what your neighbour can do but ultimately

it's their (your neighbours) property.
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This application if granted may rearrange those conflict it will not remove it mcy'in’rroduce or cause
X greater conflicts as it reduces and restricts future use. It is a known fact bringing visitors /tourists to an

area brings benefits.

This camp site at Bracknell has been a camp site for well over 40 years (mofion fo council July 2018
item 125/2018) this camp site was closed to due to a letter to the General Manager by Economic
regulator. Up until that time this camp site was used as a free camping site and when doing a
google search on Meander Valley Council Free Camping Bracknell River Reserve is still listed. This
application removes any chances of it going back to the way it was which in my view was great for

Bracknell.

Under the heading use and development it states that the number of campers permitted at the site
will be regulated by the Bracknell Roadhouse management, who are responsible for the issue of a
maximum of 10 permits. This is incormrect, it is actually the Bracknell Boys and Girls club issue the

permits which are collected from the Bracknell Roadhouse.

The Tasmanian Government has completed a review of free camping and competitive neutrality
principles, how will this permit fit within that policy i.e restricting future use, revoking existing use rights,
has council complete the Public Benefits Assessment page 11 of that policy¢ Has council calculated
the number of sites in relation to Geographical Market Area? What were the results of that
calculation? What is the total number of sites allowed before it has to comply with the Full Cost
attribution principles and/or these in relation to that public benefits assessment2 All unknown or this
information certainly hasn't been shared with the Bracknell community and frying to overturn this

permit if granted would be impossible, | believe this application is putting the cart before the horse.

| clearly get the view that Meander Valley Council does not want Camping within their municipality,
why else would they propose a planning application that reduces and removes an existing right use,
using the arguments and issues that can be all be covered within the current management process.
Our community went through this same process last year fo prove that this site had existing use rights
and here we go again, where as our adjoining council over the river continues to provide a number

of free camp sites.

For reasons given | urge the Meander Valley Council to withdraw this application.

Yours sincerely
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Dear Martin [0 08/ 2019
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Ph O 4‘093\9/((-86 ........................ would like to make a formal objection to planning
APPLICATION NO: PA\19\0199, by the applicant -Meander Valley Council in regards to the Extension
to a non-conforming use (Visitor Accommodation - RV Camping) - amenity, open space character,
flood prone, and car parking at the Bracknell River Reserve, land off Louisa Street, BRACKNELL (PID:
7028540) and that council withdrawal the application on the following grounds.

This is not what is advertised this is not an Extension to a non-conforming use it is a restriction or
contraction on the cumrent Existing use rights or as stated in the application as lawful established

conforming use.

This is not an Extension to a non-conforming use it is a contraction as this site has current existing use
rights which is for the whole site, this covers all land as shown on the Locality Plan (the LIST, 2019)
subject tittle. This application is only for a proportion of that site shown as Site Plan with area marked
as Designated RV Rest Area or as shown in the application as Figure 2: reserve fo non‘lh of Louisa
Street, with proposed overnight stay area outlined in yellow this reducing the current camp area

within the existing use rights.

This would in fact be giving up that existing use right over the whole site and restricting future use and
camping use to a small percentage of that site, number of campers and number of nights. Within

the application it actually states under the heading - Use & Development “restrict the use™.

This applications states “This application proposes to change an existing non-conforming use, visitor
accommodation. The intent of the application is fo formalise, regulate (note: Regulate can be done
within current management agreement) and restrict the use in order to bring it into greater
conformity with the planning scheme (note: this scheme is about fo change). As this application
states in Use class Table 8.2 of the Scheme, categorises the proposed use class as: Visitor
Accommodation Visitor Accommodation is a prohibited use in the Open Space Zone. However, the

site has been used for camping for more than 30 years, prior to the implementation of the current
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and all previous planning scheme applicable to this area. As such it is considered o be a lawfully

s established, existing non-conforming use.

It must be argued and noted here that in the new planning scheme (which council has signed off on
to adopt). This use would be a conforming use within the zone class Open Space Zone 29.0
although it stated this use is discretionary under the use table 29.2 under the heading Discretionary is
states Visitor Accommodation within the Qudlification it clearing states “if camping and caravan
park or overnight camping area” This would be a conforming use in the new scheme. This

application locks in or locks up future use and management of this site.

In accordance with Clause 9.1, Council has the discretion to approve an application to bring an
existing use of land that does not conform with the scheme (note: as stafed fthis scheme is about fo
change) into conformity, or greater conformity, with the scheme. The proposal does not include any
intensification of the use of the land or any building. As this states the proposal does not include
intensification where is the extension to the non-conforming use?2 The oxford dictionary defines
extension “as a part that is added to something to enlarge or prolong it”. Within this application the
camp area is not being enlarged it is being reduced and restricted as for prolong the site has
exciting use rights or as stated in the application lawfully established, existing non-conforming use, no

prolonging needed.

The report states is anticipated that the proposal will reduce existing conflicts with

e neighbouring uses and improve the amenity of the location by:

s restricting the use to the northern part of the land, furthest from

¢ neighbouring dwellings; and restricting the use to fully self-contained camper vans; and

clearly communicating site rules through incidental signage.

Add in the comments made within the comment section of this application these issues are all
management issues which can be managed within the current lease agreement, using a planning
permit that reduced and removes current existing rights and future use and is in my view
unwarranted and a waste of council's resources. What is this cost of this process/application to the

rate payers of Meander Valley.

Over the years there have been many planning permits granted that have cause conflicts whether is
an erection of a shed close to a boundary, installing a tower or subdividing a 5 acre block there are
many that have caused conflict or have had neighbours in a tangle. Planning permits do not fix
conflicts. People need to redlise that you get some say in what your neighbour can do but ultimately

it's their (your neighbours) property.
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This application if granted may rearrange those conflict it will not remove it may infroduce or cause
R greater conflicts as it reduces and restricts future use. It is a known fact bringing visitors /tourists fo an

area brings benefits.

This camp site at Bracknell has been a camp site for well over 40 years (motion to council July 2018
item 125/2018) this camp site was closed to due to a letter to the General Manager by Economic
regulator. Up until that time this camp site was used as a free camping site and when doing a
google search on Meander Valley Council Free Camping Bracknell River Reserve s still listed. This
application removes any chances of it going back to the way it was which in my view was great for

Bracknell.

Under the heading use and development it states that the number of campers permitted at the site
will be regulated by the Bracknell Roadhouse management, who are responsible for the issue of a
maximum of 10 permits. This is incorrect, it is actually the Bracknell Boys and Girls club issue the

permits which are collected from "rhe Bracknell Roadhouse.

The Tasmanian Government has completed a review of free camping and competitive neuirality
principles, how will this permit fit within that policy i.e restricting future use, revoking existing use rights,
has council complete the Public Benefits Assessment page 11 of that policy? Has council calculated
the number of sites in relation to Geographical Market Area? What were the results of that
calculation? What is the total number of sites allowed before it has to comply with the Full Cost
attribution principles and/or these in relation to that public benefits assessment? All unknown or this
information certainly hasn't been shared with the Bracknell community and frying to overturn this

permit if granted would be impossible, | believe this application is putting the cart before the horse.

| clearly get the view that Meander Valley Council does not want Camping within their municipality,
why else would they propose a planning application that reduces and removes an existing right use,
using the arguments and issues that can be all be covered within the current management process.
Our community went through this same process last year to prove that this site had existing use rights
and here we go again, where as our adjoining council over the river continues fo provide a number

of free camp sites.

For reasons given | urge the Meander Valley Council to withdraw this application.

Yours sincerely
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APPLICATION NO: PA\19\0199, by the applicant -Meander Valley Council in regards to the Extension
to a non-conforming use (Visitor Accommodation - RV Camping) - amenity, open space character,
flood prone, and car parking at the Bracknell River Reserve, land off Louisa Street, BRACKNELL (PID:

7028540) and that council withdrawal the application on the following grounds.

This is not what is advertised this is not an Extension to a non-conforming use it is a restriction or
confraction on the current Existing use rights or as stated in the application as lawful established

conforming use.

This is not an Extension to a non-conforming use it is a contraction as this site has current existing use
rights which is for the whole site, this covers all land as shown on the Locality Plan (the LIST, 2019)
subject tittle. This application is only for a proportion of that site shown as Site Plan with area marked
as Designated RV Rest Area or as shown in the application as Figure 2: reserve to north of Louisa
Street, with proposed overnight stay area outflined in yellow this reducing the current camp area

within the existing use rights.

This would in fact be giving up that existing use right over the whole site and restricting future use and
camping use to a small percentage of that site, number of campers and number of nights. Within

the application it actually states under the heading - Use & Development “restrict the use™.

This applications states “This application proposes to change an existing non-conforming use, visitor
accommodation. The intent of the application is to formalise, regulate (note: Regulate can be done
within current management agreement) and restrict the use in order to bring it info greater
conformity with the planning scheme (note: this scheme is about to change). As this application
states in Use class Table 8.2 of the Scheme, categorises the proposed use class as: Visitor
Accommodation Visitor Accommodation is a prohibited use in the Open Space Zone. However, the

site has been used for camping for more than 30 years, prior to the implementation of the current
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and all previous planning scheme applicable fo this area. As such it is considered fo be a lawfully

established, existing non-conforming use.

It must be argued and noted here that in the new planning scheme (which council has signed off on
to adopt). This use would be a conforming use within the zone class Open Space Zone 29.0
although it stated this use is discretionary under the use table 29.2 under the heading Discretionary is
states Visitor Accommodation within the Qualification it clearing states “if camping and caravan
park or overnight camping area” This would be a conforming use in the new scheme. This

application locks in or locks up future use and management of this site.

In accordance with Clause 9.1, Council has the discretion to approve an application to bring an
existing use of land that does not conform with the scheme (note: as stated this scheme is about fo
change) into conformity, or greater conformity, with the scheme. The proposal does not include any
intensification of the use of the land or any building. As this states the proposal does not include
intensification where is the extension to the non-conforming use2 The oxford dictionary defines
extension “as a part that is added to something to enlarge or prolong it". Within this application the
camp area is not being enlarged it is being reduced and restricted as for prolong the site has
exciting use rights or as stated in the application lawfully es’foblished, existing non-conforming use, no

prolonging needed.

The report states is anticipated that the proposal will reduce existing conflicts with

e neighbouring uses and improve the amenity of the location by:

o restricting the use to the northern part of the land, furthest from

e neighbouring dwellings; and resfricting the use to fully self-contained camper vans; and

clearly communicating site rules through incidental signage.

Add in the comments made within the comment section of this application these issues are all
management issues which can be managed within the current lease agreement, using a planning
permit that reduced and removes current existing rights and future use and is in my view
unwarranted and a waste of council's resources. What is this cost of this process/application to the

rate payers of Meander Valley.

Over the years there have been many planning permits granted that have cause conflicts whether is
an erection of a shed close to a boundary, installing a tower or subdividing a.5 acre block there are
many that have caused conflict or have had neighbours in a tangle. Planning permits do not fix
conflicts. People need fo realise that you get some say in what your neighbour can do but ultimately

it's their (your neighbours) property.
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This application if granted may rearrange those conflict it will not remove it may introduce or cause
greater conflicts as it reduces and restricts future use. It is a known fact bringing visitors /tourists to an

area brings benefits.

This camp site at Bracknell has been a camp site for well over 40 years (motion to council July 2018
item 125/2018) this camp site was closed to due to a letter to the General Manager by Economic
regulator. Up until that time this camp site was used as a free camping site and when doing a
google search on Meander Valley Council Free Camping Bracknell River Reserve is still listed. This
application removes any chances of it going back to the way it was which in my view was great for

Bracknell.

Under the heading use and development it states that the number of campers permitted at the site
will be regulated by the Bracknell Roadhouse management, who are responsible for the issue of a
maximum of 10 permits. This is incorrect, it is actually the Bracknell Boys and Girls club issue the

permits which are collected from the Bracknell Roadhouse.

The Tasmanian Government has completed a review of free camping and competitive neutrality
principles, how will this permit fit within that policy i.e restricting future use, revoking existing use rights,
has council complete the Public Benefits Assessment page 11 of that policy¢ Has council calculated
the number of sites in relation to Geographical Market Area2 What were the results of that
calculation?2 What is the total number of sites allowed before it has to comply with the Full Cost
attribution principles and/or these in relation fo that public benefits assessmentg All unknown or this
information certainly hasn't been shared with the Bracknell community and frying fo overturn this

permit if granted would be impossible, | believe this application is putting the cart before the horse.

| clearly get the view that Meander Valley Council does not want Camping within their municipality,
why else would they propose a planning application that reduces and removes an existing right use,
using the arguments and issues that can be all be covered within the current management process.
Our community went through this same process last year to prove that this site had existing use rights
and here we go again, where as our adjoining council over the river continues to provide a number

of free camp sites.

For reasons given | urge the Meander Valley Council to withdraw this application.

Yours sincerely

Meander Valley Council Ordinary Agenda - 10 December 2019 Page 232

Document Set ID: 1224454
Version: 1, Version Date: 12/08/2019



e
Martin Gil un 12 AU 2010 | mve

General Manager ' - s jg ey ___'QES
Meander Valley Council S | |__ i
PO Box 102 Westbury Bl - Reasll

Tas. 7303

Dear Martin A0/ 08/ 2019

Representation to planning APPLICATION NO: PA\19\019%

L ACEREn  RAdsos ... of .35 RSber VActey Lo
> 2 HALc &
ph . CHC7 S A2.24 7. would like to make a formal ob{ecﬁon to planning

APPLICATION NO: PA\19\0199, by the cpplié:ont -Meander Valley Council in regards to the
Extension to a non-conforming use (Visitor Accommodation - RV Camping) - amenity, open
space character, flood prone, and car parking at the Bracknell River Reserve, land off Louisa
Street, BRACKNELL (PID: 7028540) and that council withdrawal the application on the

following grounds.

This is not an Extension to a non-conforming use it is a contraction as this site has current
existing use rights which is for the whole site, this covers all land as shown on the Locality Plan
(the LIST, 2019) subject tittle. This application is only for a proportion of that site shown as Site
Plan with area marked as Designated RV Rest Area or as shown in the application as Figure 2:
reserve to north of Louisa Street, with propased overnight stay area outlined in yellow this

reducing the current camp area within the existing use rights.

This would in fact be giving up that existing use,right over the whole site and restricting future
use and camping use to a small percenfage"df that site, number of campers and number of

nights.

The report states is anticipated that the proposal will reduce existing conflicts with
» neighbouring uses and improve the amenity of the location by:
e restricting the use to the northern part of the land, furthest from
¢ neighbouring dwellings; and restricting the use to fully self-contained camper vans;

and clearly communicating site rules through incidental signage.

In addition to the Commenfs made within the comment section of this application, these

issues are all management issues which can be managed and are currently managed within
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the current lease agreement, using a planning permit that reduced and removes current
existing rights and future use and is in my view unwarranted and a waste of council’s
resources. This camp site at Bracknell has been a camp site for well over 40 years (motion to
council July 2018 item 125/2018) this camp site was closed by the General Manager due to a
letter received from the Economic regulator. Up until that fime this camp site was used as a
free camping site and when doing a google search on Meander Valley Council Free
Camping Bracknell River Reserve is still listed. This application removes any chances of it going
back to the way it was which in my view was great for Bracknell. This Application is the result
of complaints made by a small percentage of Bracknell residents I'll reiterate a small

percentage.

The Tasmanian Government is currently doing a review of free camping and have been
doing so well before July 2018 | believe that council hasn't received that advice, how will this
permit fit within that advice? i.e restricting future use, revoking existing use rights, allow free
camping within a specified distance of a caravan park or limiting the number of overnight
spaces or limiting the duration of stays all unknown, this may be in conflict with free camping
advice and frying to overturn this permit would almost be impossible, | believe this application
is putting the cart before the horse. Or impeccable timing is you want to stop or shut down

camping in our community!

I clearly get the view that Meander Valley Council does not want Camping within their
municipality, why else would they propose a planning application that reduces and removes
an existing right use, using the arguments and issues that can be all be covered within the
current management c:greerhem. Our community went through this same process last year
to prove that this site had existing use rights and here we go again, where as our adjoining

council over the river continues to provide a number of free camp sites.

For reasons given | urge the Meander Valley Council o withdraw this application.

Yours sincerely ¢ é’g &ZW
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Dear Martin 10 /08 2019

Representation fo planning APPLICATION NO: PA\ 19\0199

Ph 0%/?3/5/32 .......... woutd like to make a formal objection to planning
APPLICATION NO: PA\19\0199, by the Gppliéam‘ -Meander Valley Council in regards to the
Extension to a non-conforming use (Visitor Accornmodation - RV Camping) - amenity, open
space character, flood prone, and car parking at the Bracknell River Reserve, land off Louisa
Street, BRACKNELL (PID: 7028540) and that council withdrawal the application on the

following grounds.

This is not an Extension to a non-conforming use it is a contraction as this site has current
existing use rights which is for the whole site, this covers all land as shown on the Locality Plan
(the LIST, 2019) subject tittle. This application is only for a proportion of that site shown as Site
Plan with area marked as Designated RV Rest Area or as shown in the application as Figure 2:
reserve to north of Louisa Street, with proposed overnight stay area outlined in yellow this

reducing the current camp area within the existing use rights.

This would in fact be giving up that existing u_se‘right over the whole site and restricting future
use and camping use to a small percen’roge"'bf that site, number of campers and number of

nights.

The report states is anficipated that the proposal will reduce existing conflicts with
e neighbouring uses and improve the amenity of the location by:
e restricting the use to the northern part of the land, furthest from
e neighbouring dwellings; and restricting the use to fully self-contained camper vans;

and clearly communicating site rules through incidental signage.

In addition to the comments made within the comment section of this application, these

issues are all management issues which can be managed and are currently managed within
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the current lease agreement, using a planning permit that reduced and removes current
existing rights and future use and is in my view unwarranted and a waste of council’s
resources. This camp site at Bracknell has been a camp site for well over 40 years (motion to
council July 2018 item 125/2018) this camp site was closed by the General Manager due to a
letter received from the Economic regulator. Up until that time this camp site was used as a
free camping site and when doing a google search on Meander Valley Council Free
Camping Bracknell River Reserve is still listed. This application removes any chances of it going
back to the way it was which in my view was great for Bracknell. This Application is the result
of complaints made by a small percentage of Bracknell residents I'll reiterate a smaill

percentage.

The Tasmanian Government is currently doing a review of free camping and have been
doing so well before July 2018 | believe that council hasn't received that advice, how will this
permit fit within that advice? i.e restricting future use, revoking existing use rights, allow free
camping within a specified distance of a caravan park or limiting the number of overnight
spaces or limiting the duration of stays all unknown, this may be in conflict with free camping
advice and frying to overturn this permit would almost be impossible, | believe this application’
is putting the cart before the horse. Orimpeccable timing is you want to stop or shut down

camping in our community!

| clearly get the view that Meander Valley Council does not want Camping within their
municipality, why else would they propose a planning application that reduces and removes
an existing right use, using the arguments and issues that can be all be covered within the
current management ogreerhen’r. Our community went through this same process last year
to prove that this site had existing use rights and here we go again, where as our adjoining

council over the river continues fo provide a number of free camp sites.

For reasons given | urge the Meander Valley Council to withdraw this application.

Yours sincerely % W

CMCAH  MerBeXS SEAVICE S T4
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Dear Martin "< 108/ 2019
_?’u’?’*ﬂz,_:‘?’ ﬁ/f‘UL [ #m s R S/ lovisa 5-;‘ i/[,fr{//m‘_::z,g_

i RO Ll would like to make a formal objection to planning
APPLICATION NO: PA\19\0199, by the applicant -Meander Valley Council in regards to the Extension
to a non-conforming use (Visitor Accommodation - RV Camping) - amenity, opén space character,
flood prone, and car parking at the Bracknell River Reserve, land off Louisa Street, BRACKNELL (PID:
7028540) and that council withdrawal the application on the following grounds.

This is not what is advertised this is not an Extension to a non-conforming use it is a restriction or
confraction on the current Existing use rights or as stated in the application as lawful established

conforming use.

This is not an Extension to a non-conforming use it is a contfraction as this site has current existing use
rights which is for the whole site, this covers all land as shown on the Locality Plan (the LIST, 2019)
subject tittle. This application is only for a proportion of that site shown as Site Plan with area marked
as Designated RV Rest Area or as shown in the application as Figure 2: reserve to north of Louisa
Street, with proposed overnight stay area outlined in yellow this reducing the cument camp area

within the existing use righfs.

This would in fact be giving up that existing use right over the whole site and restricting future use and
camping use to a small percentage of that site, number of campers and number of nights. Within

the application it actually states under the heading - Use & Development “restrict the use”.

This applications states “This application proposes fo change an existing non-conforming use, Visitor
accommodation. The intent of the application is to formalise, regulate (note: Regulate can be done
within current management agreement) and restrict the use in order to bring it into greater
conformity with the planning scheme (note: this scheme is about to change). As this application
states in Use class Table 8.2 of the Scheme, categorises the proposed use class as: Visitor
Accommodation Visitor Accommodation is a prohibited use in the Open Space Zone. However, the

site has been used for camping for more than 30 years, prior to the implementation of the current
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- and all previous planning scheme applicable to this area. As such it is considered to be a lawfully

established, existing non-conforming use.

It must be argued and noted here that in the new planning scheme (which council has signed off on
to adopt). This use would be a conforming use within the zone class Open Space Zone 29.0
although it stated this use is discretionary under the use table 29.2 under the heading Discretionary is
states Visitor Accommodation within the Qudlification it clearing states “if camping and caravan
park or overnight camping area” This would be a conforming use in the new scheme. This

application locks in or locks up future use and management of this site.

In accordance with Clause 9.1, Council has the discretion to approve an application to bring an
existing use of land that does not conform with the scheme (note: as stated this scheme is about to
change) into conformity, or greater conformity, with the scheme. The proposal does not include any
intensification of the use of the land or any building. As this states the proposal does not include
intensification where is the extension to the non-conforming use? The oxford dictionary defines
extension “as a part that is added to something to enlarge or prolong it". Within this application the
camp area is not being enlarged it is being reduced and restricted as for prolong the site has
exciting use rights or as stated in the application lawfully established, existing non-conforming use, no

prolonging needed.

The report states is anficipated that the proposal will reduce existing conflicts with

e neighbouring uses and improve the amenity of the location by:

e restricting the use to the northern part of the land, furthest from

e neighbouring dwellings; and restricting the use to fully self-contained camper vans; and

clearly communicating site rules through incidental signage.

Add in the comments made within the comment section of this application these issues are all
management issues which can be managed within the current lease agreement, using a planning
permit that reduced and removes current existing rights and future use and is in my view
unwarranted and a waste of council's resources. What is this cost of this process/application to the

rate payers of Meander Valley.

Over the years there have been many planning permits granted that have cause conflicts whether is
an erection of a shed close to a boundary, installing a tower or subdividing a 5 acre block there are
many that have caused conflict or have had neighbours in a tangle. Planning permits do not fix
conflicts. People need to realise that you get some say in what your neighbour can do but ultimately

it's their (your neighbours) property.
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- This application if granted may rearrange those conflict it will not remove it may introduce or cause
greater conflicts as it reduces and restricis future use. It is a known fact bringing visitors /tourists to an

area brings benefits.

This camp site at Bracknell has been a camp site for well over 40 years (motion to council July 2018
item 125/2018) this camp site was closed fo due to a letter fo the General Manager by Eéonomic
regulator. Up until that time this camp site was used as a free camping site and when doing a
google search on Meander Valley Council Free Camping Bracknell River Reserve s still listed. This
application removes any chances of it going back to the way it was which in my view was great for

Bracknell.

Under the heading use and development it states that the number of campers permitted at the site
will be regulated by the Bracknell Roadhouse management, who are responsible for the issue of a
maximum of 10 permits. This is incorrect, it is actually the Bracknell Boys and Girls club issue the

permits which are collected from the Bracknell Roadhouse.

The Tasmanian Government has completed a review of free camping and competitive neutrality
principles, how will this permit fit within that policy i.e restricting future use, revoking existing use rights,
has council complete the Public Benefits Assessment page 11 of that policy? Has council calculated
the number of sites in relation to Geographical Market Area? What were the resulis of that
calculation2 What is the total number of sites allowed before it has to comply with the Full Cost
attribution principles and/or these in relation to that public benefits assessment? All unknown or this
information certainly hasn't been shared with the Bracknell community and trying to overturn this

permit if granted would be impossible, | believe this application is putting the cart before the horse.

| clearly get the view that Meander Valley Council does not want Camping within their municipality,
why else would they propose a planning application that reduces and removes an existing right use,
using the arguments and issues that can be all be covered within the current management process.
Our community went through this same process last year to prove that this site had existing use rights
and here we go again, where as our adjoining council over the river continues o provide a number

of free camp sites.

For reasons given | urge the Meander Valley Council fo withdraw this application.

Yours sincerely

v,
'ﬂ/};‘
. PSR
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Dear Martin 1O 08/ 2019

Ph b??q-l 34§© .................... would like to make a formal objection to planning
APPLICATION NO: PA\19\0199, by the applicant -Meander Valley Council in regards to the Extension
to a non-conforming use (Visitor Accommodation - RY Camping) - amenity, open space character,
flood prone, and car parking at the Bracknell River Reserve, land off Louisa Street, BRACKNELL (PID:

7028540) and that council withdrawal the application on the following grounds.

This is not what is advertised this is not an Extension to a non-conforming use it is a restriction or
contraction on the current Existing use rights or as stated in the application as lawful established

conforming use.

This is not an Extension to a non-conforming use it is a confraction as this site has current existing use
rights which is for the whole site, this covers all land as shown on the Locality Plan (the LIST, 2019)
subject tittle. This application is only for a proportion of that site shown as Site Plan with area marked
as Designated RV Rest Area or as shown in the application as Figure 2: reserve to norfh of Louisa
Street, with proposed overmight stay area outlined in yellow this reducing the current camp area

within the existing use rights.

This would in fact be giving up that existing use right over the whole site and restricting future use and
camping use to a small percentage of that site, number of campers and number of nighfs. Within

the application it actually states under the heading - Use & Development “restrict the use”.

This applications states “This application proposes to change an existing non-conforming use, visitor
accommodation. The intent of the application is to formalise, regulate (note: Regulate can be done
within current management agreement) and restrict the use in order to bring it info greater
conformity with the planning scheme (note: this scheme is about to change). As this application
states in Use class Table 8.2 of the Scheme, categorises the proposed use class as: Visitor
Accommodation Visitor Accommodation is a prohibited use in the Open Space Zone. However, the

site has been used for camping for more than 30 years, prior to the implementation of the current
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and all previous planning scheme applicable to this area. As such it is considered to be a lawfully

established, existing non-conforming use.

It must be argued and noted here that in the new planning scheme (which council has signed off on
to adopt). This use would be a conforming use within the zone class Open Space Zone 29.0
although it stated this use is discrefionary under the use table 29.2 under the heading Discretionary is
states Visitor Accommodation within the Qualification it clearing states “if camping and caravan
park or overnight camping area” This would be a conforming use in the new scheme. This

application locks in or locks up future use and management of this site.

In accordance with Clause 9.1, Council has the discretion to approve an application to bring an
existing use of land that does not conform with the scheme (note: as stated this scheme is about fo
change) into conformity, or greater conformity, with the scheme. The proposal does not include any
intensification of the use of the land or any building. As this states the proposal does not include
intensification where is the extension to the non-conforming use? The oxford dictionary defines
extension “as a part that is added to something fo enlarge or prolong it". Within this application the
camp area is not being enlarged it is being reduced and restricted as for prolong the site has
exciting use rights or as stated in the application lawfully established, existing non-conforming use, no

prolonging needed.

The report states is anticipated that the proposal will reduce existing conflicts with

e neighbouring uses and improve the amenity of the location by:

« restricting the use to the northern part of the land, furthest from

e neighbouring dwellings; and restricting the use to fully self-contained camper vans; and

clearly communicating site rules through incidental signage.

Add in the comments made within the comment section of this application these issues are all
management issues which can be managed within the current lease agreement, using a planning
permit that reduced and removes current existing rights and future use and is in my view
unwarranted and a waste of council's resources. What is this cost of this process/application to the

rate payers of Meander Valley.

Over the years there have been many planning permits granted that have cause conflicts whether is
an erection of a shed close to a boundary, installing a tower or subdividing a 5 acre block there are
many that have caused conflict or have had neighbours in a fangle. Planning permits do not fix
conflicts. People need to redlise that you get some say in what your neighbour can do but ultimately

it's their (your neighbours) property.
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This application if granted may rearrange those conflict it will not remove it may infroduce or cause
greater conflicts as it reduces and restricts future use. It is a known fact bringing visitors /tourists o an

area brings benefits.

This camp site at Bracknell has been a camp site for well over 40 years ( motion to council July 2018
item 125/2018) this camp site was closed to due to a letter fo the General Manager by Economic
regulator. Up until that time this camp site was used as a free camping site and when doing @
google search on Meander Valley Council Free Camping Bracknell River Reserve is still listed. This
application removes any chances of it going back to the way it was which in my view was great for

Bracknell.

Under the heading use and development it states that the number of campers permitted at the site
will be regulated by the Bracknell Roadhouse management, who are responsible for the issue of a
maximum of 10 permits. This is incorrect, it is actually the Bracknell Boys and Girls club issue the

permits which are collected from the Bracknell Roadhouse.

The Tasmanian Government has completed a review of free camping and competitive neutrality
principles, how will this permit fit within that policy i.e restricting future use, revoking existing use righfs,
has council complete the Public Benefits Assessment page 11 of that policy2 Has council calculated
the number of sites in relation to Geographical Market Area? What were the results of that
calculation2 What is the total number of sites allowed before it has to comply with the Full Cost
attribution principles and/or these in relation to that public benefits assessmentg All unknown or this
information certainly hasn't been shared with the Bracknell community and trying to overturn this

permit if granted would be impossible, | believe this application is putting the cart before the horse.

| clearly get the view that Meander Valley Council does not want Camping within their municipality,
why else would they propose a planning application that reduces and removes an existing right use,
using the arguments and issues that can be all be covered within the current management process.
Our community went through this same process last year to prove that this site had existing use rights
and here we go again, where as our adjoining council over the river continues to provide a number

of free camp sites.

For reasons given | urge the Meander Valley Council to withdraw this application.

Yours sincerely ﬂéﬁ M
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Dear Martin (O /08/ 2019

Ph 04“72 6‘1?_@6 .................. would like to make a formal objection to planning
APPLICATION NO: PA\19\0199, by the applicant -Meander Valley Cou ncil in regards to the Extension
to a non-conforming use (Visitor Accommodation - RV Camping) - amenity, open space character,
flood prone, and car parking at the Bracknell River Reserve, land off Louisa Street, BRACKNELL (PID:
7028540) and that council withdrawal the application on the following grounds.

This is not what is advertised this is not an Extension to a non-conforming use it is a restriction or
contraction on the current Existing use rights or as stated in the application as lawful established

conforming uUse.

This is not an Extension to a non-conforming use it is a contraction as this site has current existing use
rights which is for the whole site, this covers all land as shown on the Locality Plan (the LIST, 2019)
subject tittle. This application is only for a proportion of that site shown as Site Plan with area marked
as Designated RV Rest Area or as shown in the application as Figure 2: reserve to north of Louisa
Street, with proposed overnight stay area outlined in yellow this reducing the current camp area

within the existing use rights.

This would in fact be giving up that existing use right over the whole site and restricting future use and
camping use to a small percentage of that site, number of campers and number of nights. Within

the application it actually states under the heading - Use & Development “restrict the use™.

This applications states “This application proposes to change an existing non-conforming use, visitor
accommodation. The intent of the application is to formalise, regulate (note: Regulate can be done
within current management agreement) and restrict the use in order to bring it into greater
conformity with the planning scheme (note: this scheme is about fo change). As this application
states in Use class Table 8.2 of the Scheme, categorises the proposed use cicﬁss as: Visitor
Accommodation Visitor Accommodation is a prohibited use in the Open Space Zone. However, the

site has been used for camping for more than 30 years, prior to the implementation of the current
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and all previous planning scheme applicable to this area. As such it is considered to be a lawfully

+ sstablished, existing non-conforming use.

It must be argued and noted here that in the new planning scheme (which council has signed off on
to adopt). This use would be a conforming use within the zone class Open Space Zone 29.0
although it stated this use is discretionary under the use table 29.2 under the heading Discretionary is
states Visitor Accommodation within the Qualification it clearing states “if camping and caravan
park or overnight camping area" This would be @ conforming use in the new scheme. This

application locks in or locks up future use and management of this site.

In accordance with Clause 9.1, Council has the discretion to approve an application to bring an
existing use of land that does not conform with the scheme (note: as stated this scheme is about fo
change] into conformity, or greater conformity, with the scheme. The proposal does not include any
intensification of the use of the land or any building. As this states the proposal does not include
intensification where is the extension to the non-conforming use? The oxford dictionary defines
extension “as a part that is added to something to enlarge or prolong it". Within this application the
camp area is not being enlarged it is being reduced and restricted as for prolong the site has
exciting use rights or as stated in the application lawfully established, existing non-conforming use, No

prolonging needed.

The report states is anticipated that the proposal will reduce existing conflicts with

e neighbouring uses and improve the amenity of the location by:

« restricting the use to the northern part of the land, furthest from

e neighbouring dwellings; and restricting the use to fully self-contained camper vans; and

clearly communicating site rules through incidental signage.

Add in the comments made within the comment section of this application these issues are all
management issues which can be managed within the current lease agreement, using a planning
permit that reduced and removes current existing rights and future use and is in my view
unwarranted and a waste of council's resources. What is this cost of this process/application o the

rate payers of Meander Valley.

Over the years there have been many planning permits granted that have cause conflicts whether is
an erection of a shed close to a boundary, installing a tower or subdividing a 5 acre block there are
many that have caused conflict or have had neighbours in a tangle. Planning permits do not fix
conflicts. People need to redlise that you get some say in what your neighbour can do but ultimately

it's their (your neighbours) property.
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This application if granted may rearrange those conflict it will not remove it may infroduce or cause
greater conflicts as it reduces and restricts future use. It is a known fact bringing visitors /tourists fo an

area brings benefits.

This camp site at Bracknell has been a camp site for well over 40 years (motion to council July 2018
item 125/2018) this camp site was closed to due to a letter to the General Manager by Economic
regulator. Up until that time this camp site was used as a free camping site and when doing @
google search on Meander Valley Council Free Camping Bracknell River Reserve is sill listed. This
application removes any chances of it going back to the way it was which in my view was great for

Bracknell.

Under the heading use and development it states that the number of campers permitted at the site
will be regulated by the Bracknell Roadhouse management, who are responsible for the issue of a
maximum of 10 permits. This is incorrect, it is actually the Bracknell Boys and Girls club issue the

permits which are collected from the Bracknell Roadhouse.

The Tasmanian Government has completed a review of free camping and competitive neutrality
principles, how will this permit fit within that policy i.e restricting future use, revoking existing use rights,
has council complete the Public Benefits Assessment page 11 of that policy? Has council calculated
the number of sites in relation ta Geographical Market Area? What were the results of that
calculation? What is the total number of sites allowed before it has to comply with the Full Cost
attribution principles and/or these in relation to that public benefits assessment2 All unknown or this
information certainly hasn't been shared with the Bracknell community and trying fo overturn this

permit if granted would be impossible, | believe this application is putting the cart before the horse.

| clearly get the view that Meander Valley Council does not want Camping within their municipality,
why else would they propose a planning application that reduces and removes an existing right use,
using the arguments and issues that can be all be covered within the current management process.
Our community went through this same process last year to prove that this site had existing use rights
and here we go again, where as our adjoining council over the river continues fo provide a number

of free camp sites.

For reasons given | urge the Meander Valley Council to withdraw this application.

Yours sincerely

e ,gz,_.é&/é.
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Dear Martin ‘o / 08/ 2019

Ph LQ’}C"'I}_QL{:% ...................... would like to make a formal objection to
planning APPLICATION NO: PA\19\0199, by the applicant -Meander Valley Council in
regards to the Extension to a non-conforming use (Visitor Accommodation - RV Camping)
- amenity, open space character, flood prone, and car parking at the Bracknell River
Reserve, land off Louisa Street, BRACKNELL (PID: 7028540) and that council withdrawal the

application on the following grounds.

This is not what is advertised this is not an Extension to a non-conforming use it is a
restriction or contraction on the current Existing use rights or as stated in the application as
lawful established conforming use. This site has current existing use rights which is for the
whole site, this covers all land as shown on the Locdlity Plan (the LIST, 2019) subject fittle.
This application is only for a proportion of that site shown as Site Plan with area marked as
Designated RV Rest Area or as shown in the application as Figure 2: reserve to north of
Louisa Street, with proposed overnight stay area outlined in yellow this reducing the

current camp area within the existing use rights.

This would in fact be giving up that existing use right over the whole site and restricting
future use and camping use to a small percentage of that site, number of campers and
number of nights. Within the application it actually states under the heading - Use &

Development “restrict the use”.

This applications states “This application proposes to change an existing non-conforming
use, visitor accommodation. The intent of the application is to formdlise, regulate (note:
Regulate can be done within current management agreement) and restrict the use in

order to bring it into greater conformity with the planning scheme (note: this scheme is
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about to change). As this application states in Use class Table 8.2 of the Scheme,
categorises the proposed use class as: Visitor Accommodation Visitor Accommodation is
a prohibited use in the Open Space Zone. However, the site has been used for camping
for more than 30 years, prior to the implementation of the current and all previous
planning scheme applicable to this area. As such it is considered to be a lawfully

established, existing non-conforming use.

It must be argued and noted here that in the new planning scheme (which council has
signed off on to adopt). This use would be a conforming use within the zone class Open
Space Zone 29.0 although it stated this use is discretionary under the use table 29.2 under
the heading Discretionary is states Visitor Accommodation within the Qualification it
clearing states “if camping and caravan park or overnight camping area” This would be a
conforming use in the new scheme. This application locks in or locks up future use and

management of this site.

In accordance with Clause 9.1, Council has the discretion to approve an application to
bring an existing use of land that does not conform with the scheme (note: as stated this
scheme is about to change) into conformity, or greater conformity, with the scheme. The
proposdal does not include any intensification of the use of the land or any building. As this
states the proposal does not include intensification where is the extension to the non-
conforming use?2 The oxford dictionary defines extension "as a part that is added fo
something to enlarge or prolong it". Within this application the camp area is not being
enlarged it is being reduced and restricted as for prolong the site has exciting use rights or
as stated in the application lawfully established, existing non-conforming use, no

prolonging needed.

The report states is anticipated that the proposal will reduce existing conflicts with
e neighbouring uses and improve the amenity of the location by:
o restricting the use to the northern part of the land, furthest from
e neighbouring dwellings; and restricting the use to fully self-contained camper vans;
and clearly communicating site rules through incidental sighage.
Add in the comments made within the comment section of this application these issues
are all management issues which can be managed within the current lease agreement,

using a planning permit that reduced and removes current existing rights and future use
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and is in my view unwarranted and a waste of council's resources. What is this cost of this

process/application to the rate payers of Meander Valley?

Over the years there have been many planning permits granted that have cause conflicts
whether is an erection of a shed close to a boundary, installing a tower or subdividing a 5

acre block there are many that have caused conflict or have had neighbours in a tangle.
Planning permits do not fix conflicts. People need to redlise that you get some say in what

your neighbour can do but ultimately it's their (your neighbours) property.

This application if granted may rearrange those conflict it will not remove it may infroduce
or cause greater conflicts as it reduces and restricts future use. It is a known fact bringing

visitors /tourists fo an area brings benefits.

This camp site at Bracknell has been a camp site for well over 40 years (motion to council
July 2018 item 125/2018). As this camp site has existing use rights, in existence prior to the
implementation of the current and all previous planning scheme applicable to this area
the amenity of that area would actually be set by the camp area itself. This camp site
was closed to due to a letter to the General Manager by Economic regulator. Up until
that time this camp site was used as a free camping site and when doing a google search
on Meander Valley Council Free Camping Bracknell River Reserve is sfill listed. This
application removes any chances of it going back to the way it was which in my view was

great for Bracknell.

Under the heading use and development it states that the number of campers permitted
at the site will be regulated by the Bracknell Roadhouse management, who are
responsible for the issue of a maximum of 10 permits. This is incorrect, it is actually the
Bracknell Boys and Girls club issue the permits which are collected from the Bracknell

Roadhouse.

The Tasmanian Government has completed a review of free camping and competitive
neutrality principles, how will this permit fit within that policy i.e. restricting future use,
revoking existing use rights, has council complete the Public Benefits Assessment page 11
of that policy? Has council calculated the number of sites in relation to Geographical
Market Area2 What were the results of that calculation? What is the total number of sites

allowed before it has to comply with the Full Cost attribution principles and/or these in
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relation to that public benefits assessment?g All unknown or this information certainly hasn't
been shared with the Bracknell community and trying to overturn this permit if granted

would be impossible, | believe this application is putting the cart before the horse.

If this permit is granted our teenage children will not be able to go down to this river

reserve to fish and camp the night which has happened many times before.

| clearly get the view that Meander Valley Council does not want Camping within their
municipality, why else would they propose a planning application that reduces and
removes an existing right use, using the arguments and issues that can be all be covered
within the current management process. Our community went through this same process
last year to prove that this site had existing use rights and here we go again, where as our

adjoining council over the river continues to provide a number of free camp sites.

For reasons given | urge the Meander Valley Council to withdraw this application.

Yours sincerely
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Martin Gill

General Manager 'I x Mo. | A
Meander Valley Council oo,
: R
PO Box 102 Westbur R " -
4 ;!“\'L Vo 12 AUG 2013 | mveC
Tas. 7303 . I o
| Action (.‘-‘:ﬁ:c:‘D'_‘} Dept.  |cPS
E ey /
Dear Martin ! [‘OI 10872019 9P

APPLICATION NO: PA\19\0199, by the applicant -Meander Valley Council in regards to the Extension
to a non-conforming use (Visitor Accommodation - RV Camping) - amenity, open space character,
flood prone, and car parking at the Bracknell River Reserve, land off Louisa Street, BRACKNELL (PID:

7028540) and that council withdrawal the application on the following grounds.

This is not what is advertised this is not an Extension to a non-conforming use it is a restriction or
confraction on the current Existing use rights or as stated in the application as lawful established

conforming use.

This is not an Extension to a non-conforming use it is a contraction as this site has current existing use
rights which is for the whole site, this covers all land as shown on the Locality Plan (the LIST, 2019)
subject tittle. This application is only for a proportion of that site shown as Site Plan with area marked
as Designated RV Rest Area or as shown in the application as Figure 2: reserve to north of Louisa
Street, with proposed overnight stay area outflined in yellow this reducing the current camp area

within the existing use rights.

This would in fact be giving up that existing use right over the whole site and restricting fut